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North Topsail Beach
Planning Board
Agenda
February 11, 2010, 6:30 P.M.

Call to Order, Announcements and Petitions
A. Election of Officers
II.  Adoption of Agenda
lll.  Approval of Minutes, January 14, 2010
IV.  Public Comment
V.  Old Business
A. Build-out Study presented by Rob Will/ECC
B. Public Hearing: Reprint of the Zoning Map
C. NTB Town Code Chapter 7: Unified Development Ordinance
VI.  Public Comment

VIl. Adjournment

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

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

2008 Loggerhead Court Phone (910) 328-1349
North Topsail Beach, NC 28460 ntbnc.org
Fax (910) 328-4508
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NORTH TOPSAIL BEACH
PLANNING BOARD MEMBERS
(AS APPROVED BY THE BOARD OF ALDERMEN ON DECEMBER 3, 2009)
MEMBER TERM EXP
Sue Tuman Chairman May 2011

3944 River Road

NTB NC 28460

(h) 328-2424
suetuman@charter.net

Paul Dorazio Vice Chairman May 2011
PO Box 2711/Surf City

131 Old Village Lane

NTB NC 28460

(h) 328-5253 (w) 328-2935 (c) 330-7146

Maebilt2@aol.com

Hannah McCloud May 2012
1835 New River Inlet Road, NTB 28460

(h) 328-4938 (f) 328-5696

hanna cloud@yahoo.com

Gunnar Matthews May 2011
173 Sea Gull Lane

NTB NC 28460

(h) 328-4400 (w) 910-962-3187

matthewsg@uncw.edu gunnarm@embargmail.net

Gerald Riggleman May 2010
107 N. Permuda Wynd

NTB NC 28460

(h) 328-5674 (f) 328-1246

griggleman@aol.com

Gary Rowland May 2010
127 S. Permuda Wynd

NTB NC 28460

(h) 328-7127

garpkr@charter.net

Suzanne Gray May 2012
4110 Island Drive Unit 304

NTB NC 28460

(h) 328-0809

rnheaven@charter.net

Don Harte Alternate
30 Sailview Dr, NTB NC 28460

(h) 389-7611

daharte@charter.net

Vacant Alternate
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TOWN OF NORTH TOPSAIL BEACH
PLANNING BOARD MINUTES
JANUARY 14, 2010
6:30 P.M.

PRESENT: PAUL DORAZIO- VICE CHAIRMAN, GARY ROWLAND, SUZANNE GRAY, GERALD
RIGGLEMAN, GUNNAR MATTHEWS, HANNA McCLOUD, DON HARTE- ALTERNATE, RYAN
MCALISTER- PLANNER, TERRIE WOODLE- PERMIT TECH/ RECORDING SECRETARY

NOT RPESENT: SUE TUMAN-CHAIRMAN, DEB HILL-PLANNING & ZONING ADMINISTRATOR

CALL TO ORDER: Mr. Dorazio called the meeting to order at 6:30 p.m. in the North
Topsail Beach meeting room.

ADOPTION OF AGENDA: Mr. Rowland recommended amending the agenda to
include a discussion on building height restrictions under Planning Board and Staff
Discussion. Mr. Matthews made a motion to approve the agenda as amended.
Ms. Gray seconded the motion; motion passed unanimously.

APPROVAL OF MINUTES: Mr. Matthews made a motion to approve the minutes.
Mr. Riggleman seconded the motion, motion passed unanimously.

PUBLIC COMMENT: No one from the public came forward to speak.
OLD BUSINESS
A. Zoning Map:

BACKGROUND:

On December 10, 2009, the consensus of the Planning Board was to have Onslow
County GIS make the necessary changes to their database to reflect 1) the
Official Zoning Map adopted in 2007; 2) any subsequent amendments approved
by the Board of Aldermen; 3) correct any discrepancies that may have resulted
from using maps with hand drawn boundaries, compared to the digitized GIS
maps.

RECOMMENDATION: the Planning Board 1) hold a Public Hearing on February
11, 2010, to consider public input on the proposed administrative corrections
and /or rezoning to the Official Zoning Map; 2) make a recommendation that the
Board of Aldermen call for a Public Hearing to be held on April 1, 2010 to adopt
the Official Zoning Map with corrections.

It was the consensus of the Planning Board to have Staff request Onslow
County GIS to correct zoning from Con-D to R-20 for Tax Parcels 763-1.4 & 763-
1.8 as indicated on the Official Zoning Map adopted by the Board of Alderman
on March 1, 2007.
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It was the consensus of the Planning Board to have Staff request Onslow
County GIS to correct zoning from CUR-10 to R-10 for Tax Parcels 813-7.15 &
813-7 Owned by TP Inc.

Vi, PLANNING BOARD AND STAFF DISCUSSION:

A. Building Height Restriction: Mr. McAlister gave the Planning Board members a
copy of North Topsail Beach’s Ordinance on Building Height. Planning Board and
Staff had a discussion on the definition of Building Height Restrictions.

VIL. PUBLIC COMMENT: No one from the Public came forward to speak.

VIil.  ADJOURNMENT: Mr. Matthews made a motion to adjourn. Mr. Riggleman
seconded the motion, motion passed unanimously. The Planning Board meeting
adjourned at 7:00 p.m. January 14, 2010.

Date:

Sue Tuman- Chairman

Minutes prepared:

Date:

Terrie Woodle- Permit Tech
Recording Secretary



Planning Board
February 11, 2010
Page 5 of 8

MEETING DATE:
ITEM NUMBER:
ISSUE:

BACKGROUND:

RECOMMENDATION:

ATTACHMENTS:

TOWN OF NORTH TOPSAIL BEACH
PLANNING BOARD

AGENDA ITEM

February 11, 2010
V. A.
Build-Out and Non-Conforming Lot Study presented by Rob Will/ECC

Rob Will/ECC has completed the final draft of the Build-Out and
Non-Conforming Lot Study (attachment 1). Two maps will be
presented: 1) non-conforming lots; and 2) buildable, undeveloped
lots. Rob will present a live demonstration of the GIS data and
explain how this data may be of use to the town in the future.

that the Planning Board submit any recommendations for
additional information to be included in the final report to be
presented to the Board of Aldermen at their regularly scheduled
meeting on March 4, 2010.

1. Build-Out and Non-Conforming Lot Study.



Town of North Topsail Beach

Build-Out and Non-Confrming Lot Study

In Coordination with
The Eastern Carolina Council of Governments
February 2010



Introduction

The Town of North Topsail Beach has conducted a subdivision lot inventory and potential build-
out scenario based on the existing zoning designations. The inventory identifies the number of
platted lots within the municipal limits and identifies those that are vacant or built upon. The
build-out scenario uses the existing zoning density regulations, calculates the potential growth of
the Town if the maximum permitted density of residential and commercial uses were to be built.
The purpose of the lot inventory and build-out scenario to assist in the continued planning of the
town into the future.

The study consists of the following elements:

1 A determination of which existing lots are built, and of those that are built, determination of
their existing density. This is to include both residential density (by dwelling unit) and commercial
density (by floor area).

2. Potential residential density was calculated by using the maximum allowable density of the
existing zoning district. For large parcels that may be further subdivided, estimation was made of the
required infrastructure and open space and will not be included in the residential calculation. The
calculation of potential residential density will exclude existing built single family residential lots and
multifamily units. Lots that are non-conforming as to area and cannot be built upon will also be
identified.

3. The potential additional commercial density is be based on the maximum square footage that
is permitted within the zoning district. A portion of the parcel area is be allocated to parking, open
space etc. and will not be included in the density calculation in order to obtain a more accurate
estimate. Existing sites that are built-out at maximum density will not be included in the scenario.

4. An estimate of additional housing units and commercial square footage will be reported based
on the GIS model as well as a population increase estimate and identification of areas which may have
the potential to see a large increase in population density.

Methodology

The initial task of the study was to gather pertinent data for analysis. The following data was obtained
from Onslow County: Parcel, zoning, and aerial photography in shapefile and raster format. The data
was then converted into a single comprehensive geodatabase using ESRI ArcGIS software.
Additionally, information regarding recent building permits issued and current zoning regulations
were be obtained from the town.

Using the data obtained from Onslow County, each lot/parcel will be evaluated to determine

the following:

a. If there is a principal structure on the property.

b. If a principal structure exists on the property, the density will be determined (i.e. a single
family residence on a single lot, the number of multi-family units in a complex, estimated size of
commercial structures), and recorded in the geodatabase.

C. The basic land use category was determined and recorded in the geodatabase. The following
categories were used (with the abbreviation in parentheses):
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Single Family residential (SFR)

Multi-family residential (MFR)

Mobile Home (MH)

Agricultural (AG)

Commercial (COM)

Institutional (INS)

Industrial (IND)

Office (OFF)

Government (GOV)

10. Recreational (REC)

11. Utility (UTL)

12. Vacant (VAC, may be developed with accessory uses or as supplemental parcels for beach access
etc.)

13. Undeveloped (UND, raw land)

©CoOoNOOR~WDNE

The next stage of the project was to evaluate undeveloped parcels to estimate the potential maximum
density allowable under current zoning regulations. Potential residential density was estimated by
using the maximum allowable density of the existing zoning district, lot size, and other bulk
restrictions. For large residentially zoned parcels that may be further subdivided, 20% was reserved
for the required infrastructure and open space and was not be included in the residential calculation.

The potential additional commercial density will be based on the maximum square footage that is
permitted within the zoning district. The maximum lot coverage (30 percent) of the parcel area will
be calculated to estimate commercial square footage. Forty percent of the remaining parcel area will
be allocated to parking, open space etc. and will not be included in the density calculation in order to
obtain a more accurate estimate.

Lots that are non-conforming as to area are also identified and not included in the calculations. Non-
conforming lots are lots where the calculated area (by geometry, not taxable value) is less than the
minimum lot size for the zoning district. EXCEPTIONS: lots that are the result of a split for creating
a condominium in multifamily units and attached townhomes where the lot is part of a larger
development that was subdivided.

Avreas that cannot be built-upon for environmental regulatory reasons were also be identified so that
they may be excluded from the overall build-out calculation. This was accomplished in two ways: 1)
creating an outline along the estimated dune line and the estimated coastal marsh areas and using the
‘clip’ feature in ArcGIS to remove all parcel area that was estimated to be environmentally sensitive
and 2) analysis of the remaining data according to the following criteria- 1) parcels that are east of the
dune line, 2) parcels that are coastal marsh or water, 3) parcels that are clearly for access purposes
(beach access or right-of-way) 4) parcels that are owned by an HOA or similar entity and contain
accessory uses or are undeveloped, 5) Town, County, or State owned undeveloped property.

Sites where analysis cannot be done by using the data sources alone, and sites where questionable data
exist were verified by town staff to determine structures, land-use, and density.
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Findings

Existing Land Use and Non-conforming lots

Using GIS with current parcel data and aerial photography, each tax parcel was examined to
determine if a principal structure was present and subsequently the current land use. Table 1
illustrates the number and land use classification of developed parcels, while Table 2 lists the number
of vacant and undeveloped parcels.

Table 1. Number and Description of existing structures by Zoning District

Land Use
District [ SFR' [MFR* | MH [AG [COM[INS [IND |OFF | GOV | REC | UTL
R-5 240 | 1018 1 1
R-8 12 76
R-10 508 |33 3 2 1
R-15 62
R-20 70 5 1
RA B)
MHR 239 70
B-1 1 3 1 1
B-2 2
CON-D |27
CUR-5 |89 1 4
CUR-8 20
CUR-10 |21
CUR-15 |20
1. Includes individual units in duplexes.
2. Multi Family is reported in number of existing units, not individual structures.
Table 2. Number of Undeveloped and Vacant Lots by Zoning District
Zoning UND | VAC | Total Lots | Zoning UND | VAC | Total Lots
District District
R-5 299 66 1625 CON-D 505 3 535
R-8 9 2 99 B-1 22 2 30
R-10 215 39 801 B-2 3 0 5
R-15 67 6 135 CUR-5 85 0 179
R-20 190 3 269 CUR-8 50 2 72
RA 32 0 37 CUR-10 28 0 49
MHR 162 6 477 CUR-15 6 2 28

In addition to land use, lots that are non-conforming as to area (e.g. a 8,000 square foot lot zoned R-
10, minimum lot size of 10,000 square feet) were identified. The geometric area of each parcel was
calculated and compared with the existing zoning district minimum lot size (i.e. R-8 has a minimum
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lot size of 8,000 square feet) using a mathematical comparison to determine if the parcel area was less
than the minimum lot size for each zoning district. Parcels that were created as the result of a
condominium split (where a small parcel exists within a larger parcel and the larger parcel is
considered to be common area) were not counted as non-conforming as to area. Table 3 indicates the
number of non-conforming lots by zoning district.

Table 3. Number of Non-conforming lots by Zoning District

Zoning District Non-Conforming Lots | Zoning District Non-Conforming Lots
R-5 63 MHR 128
R-8 62 B-1 8
R-10 400 B-2 0
R-15 23 CUR-5 78
R-20 34 CUR-8 8
RA 0 CUR-10 3
CUR-15 0

Buildable and Non-Buildable Lots

The second part of the analysis was to determine the number of buildable and non-buildable lots. This
was accomplished by “clipping’ out the environmentally sensitive area of the tax parcels including
areas in front of the dune line on the ocean side and the estimated extent of the coastal marsh on the
sound side. This analysis included those lots that may already be built but have been significantly
impacted by environmental reasons such as dune erosion or coastal march encroachment. The non-
buildable lot calculation also includes any parcels that are common area for condominiums and
multifamily developments because they are considered to be a part of the larger development even
though the parcel itself may be vacant. Table 4 indicates the number of non-buildable lots by zoning
district.

Table 4. Number of Non-Buildable Lots by Zoning District

Zoning District Non-buildable Zoning District Non-buildable
R-5 165 MHR 22
R-8 2 B-1 2
R-10 126 B-2 1
R-15 8 CUR-5 39
R-20 16 CUR-8 4
RA 6 CUR-10 1
CUR-15 2

The build-out analysis also identified the number of buildable, undeveloped lots in each zoning
district. This number is critical because it will indicate the geographic location and potential density
that be built on a parcel. Table 5 indicates the number of buildable, undeveloped lots in each zoning
district.
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Table 5. Number of Buildable, Undeveloped Lots by Zoning District

Zoning District Buildable Undeveloped | Zoning District Buildable Undeveloped
R-5 192 MHR 143
R-8 9 B-1 22
R-10 127 B-2 2
R-15 58 CUR-5 46
R-20 171 CUR-8 48
RA 24 CUR-10 27
CUR-15 5

Estimated Growth Potential

The third part of the analysis was to estimate the potential growth, both commercial and residential,
based on the remaining undeveloped, buildable lots and the permitted density of each zoning district.
Using the number of buildable undeveloped lots, the permitted densities and uses in each zoning
district, and the minimum lot sizes for each zoning district (Appendix A) the number of housing units
and commercial square footage was estimated. Housing units include single family, duplexes, and
multifamily structures depending on what ever the highest density use is permitted in the zoning
district. Table 6 indicates the estimated number of additional housing units and commercial square
footage that may be developed.

Table 6. Estimated Housing Units and Commercial space by Zoning District

Zoning District Housing Units/GFA Zoning District Housing Units/GFA
R-5 552 MHR 195
R-8 80 B-1 280,648 sq. ft.
R-10 321 B-2 151,710 sq. ft.
R-15 118 CUR-5 46
R-20 333 CUR-8 48
RA 24 CUR-10 27
CUR-15 5

Also as a part of the growth potential analysis is a population increase estimate based on the average
household size and the number of potential dwelling units. According to the 2000 census, the average
household size is 1.87 persons. Using this number multiplied by the number of potential housing
units, Table 7 indicates an estimated population increase (rounded) by residential zoning district.

Table 7. Estimated Population Increase (in persons) by Zoning District

Zoning District Population Increase Zoning District Population Increase
R-5 1,032 MHR 365

R-8 150 CUR-5 86

R-10 600 CUR-8 90

R-15 221 CUR-10 50

R-20 623 CUR-15 9

RA 45
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Appendix A

North Topsail Beach Zoning District Densities

Com. MH SFR Duplex Three-Four Multi
CON-D:
B-1: X
B-2: X
MHR: X X X
R-5: X X X X X
R-8: X X X X X
R-10: X X X X X
R-15: X X
R-20: X
R-A: X X
CUR-5: X
CUR-8: X
CUR-10: X
CUR-15: X

Minimum Lot sizes:

CON-D: NA
B-1: 8,000 per building
B-2: 8,000 per building
MHR: 5,000 sf, 5,000 for each unit over 1
R-5: 5,000 sf, 5,000 sf for each unit over 2
R-8: 8,000 sf, 2,750 for each unit over 2
R-10: 10,000 sf, plus 10,000 for each unit over 2
R-15: 15,000 sf, 15,000 sf for a duplex
R-20: 20,000 sf
R-A: 3 acres (130,680 sf)
CUR-5: 5,000 sf
CUR-8: 8,000 sf
CUR-10: 10,000 sf
CUR-15: 15,000 sf

Page 7 of 7




Planning Board
February 11, 2010
Page 6 of 8

MEETING DATE:
ITEM NUMBER:
ISSUE:
BACKGROUND:

RECOMMENDATION:

ATTACHMENTS:

TOWN OF NORTH TOPSAIL BEACH
PLANNING BOARD

AGENDA ITEM

February 11, 2010
V. B.
Public Hearing: Reprint of the Zoning Map

The reprint of the Zoning Map by Onslow County GIS is not
intended to rezone any properties or any part thereof to any
zoning classification other than current zoning. Copies of all
zoning map updates and conditions for prior rezoning requests
are on file with the North Topsail Beach Planning Department.

A Notice of a Public Hearing was made on January 24, 2010 and
again on January 31, 2010, as required by State statutes and NTB
Town Code (attachment 1).

after conducting a public hearing to consider public input on the
reprint of the Zoning Map, that the Planning Board make a
recommendation that the Board of Alderman calls for a public
hearing to be held on April 1, 2010 and adopts the reprint as the
Official Zoning Map.

1. Notice of Public Hearing.
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Attachment 1
NOTICE OF PUBLIC HEARING
Town of North Topsail Beach
Planning Board
Thursday, February 11, 2010 at 6:30 p.m.

Notice is given that a regular meeting of the North Topsail Beach Planning Board is to be held
on Thursday, February 11, 2010 at 6:30 p.m. in the first floor conference room at Town Hall,
2008 Loggerhead Court, North Topsail Beach, NC.

The Planning Board is reviewing updates to the Official Zoning Map, which is not intended to
rezone any properties or any part thereof to any zoning classification other than current
zoning. Copies of all zoning map updates and conditions for prior rezoning requests are on file
with the North Topsail Beach Planning Department.

The public is invited to attend this important meeting. Copies of the North Topsail Beach Town
Code and the Official Zoning Map are on file at the Town Hall for inspection by any interested
citizens. You may request an accommodation for a disabling condition in order to attend the
meeting. If you have not already made a request, you may do so by contacting Carin Z.
Faulkner, Town Clerk at (910) 328-1349. Such request should be made at least 24 hours prior to
the meeting.

For More Information Contact:
Deborah J. Hill, MPA

Planning & Zoning Administrator
Town of North Topsail Beach
2008 Loggerhead Court

North Topsail Beach, NC 28460
Phone: (910) 328-1349

Fax: (910) 328-4508
dhill@north-topsail-beach.org
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MEETING DATE:
ITEM NUMBER:
ISSUE:

BACKGROUND:

RECOMMENDATION:

ATTACHMENTS:

TOWN OF NORTH TOPSAIL BEACH
PLANNING BOARD

AGENDA ITEM

February 11, 2010
V.C.
NTB Town Code Chapter 7: Unified Development Ordinance

Planning Board continues to work with staff to update the NTB
Town Code Chapter 7 as a Unified Development Ordinance to
include legislative changes, resolve conflicts in text to facilitate
interpretation and any proposed amendments.

that the Planning Board continue to review draft NTB Town Code
Chapter 7: Unified Development Ordinance, submit
recommended edits to staff.

NTB Town Code Chapter 7: Unified Development Ordinance to be
distributed at meeting.





