






Kitty Hawk Planning Board
Meeting Minutes
July 16, 2015 – 6:00pm
Kitty Hawk Municipal Building

AGENDA
1.  Call to Order/Attendance
2. Approval of Agenda
3. Approval of Minutes:
a. April 16, 2015
4.  Administrative Report:
a.  Town Council Action – 5/4, 6/1 and 7/7 Meetings
5. Site Plan Review
a.  Atlantic Dentistry – Proposed modifications to the previously approved site plan.
6.  Text Amendment:
a.  Section 42-621(15).  Proposed ordinance amendment to the mobile home park specifications.
7.  Conditional Use Permit:
a.  Mobile Home Park in VR-3.  Proposed 34 site mobile home park expansion at The Preserve at Kitty Hawk Woods.
8.  Comments:
a. Chairwoman McClean
b. Planning Board Members
c. Town Attorney
d. Planning Director
9.  Public Comment
10. Adjourn
NOTE:  Prior to the start of the Board meeting, Town Clerk, Lynn Morris swore in two new Alternate Members of the Board – Gary Muir and Jim Geraghty and Mayor Perry also welcomed them and thanked the Board for all they do for the Town.

1.  CALL TO ORDER/ATTENDANCE: Chairwoman McClean called the meeting to order at 6:00pm.  Recording Secretary Patricia Merski confirmed that all Members of the Board were in attendance and Casey Varnell, Attorney, was substituting for Steve Michael, Town Attorney.
2. AGENDA:  Hearing no changes to the Agenda as presented, Chairwoman McClean declared the Agenda approved as submitted.
3. APPROVAL OF MINUTES:  Hearing no changes to the April 16, 2015 Minutes, Chairwoman McClean declared the Minutes approved as submitted.
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4.  ADMINISTRATIVE REPORT:  TOWN COUNCIL ACTION FROM 5/4, 6/1 and 7/7 MEETINGS:
· The Town Council approved the Wireless Communication proposal.
· The Albermarle Hazard Mitigation Plan that replaced the Dare County Hazard Mitigation Plan was also adopted and was mandatory for the Town to adopt.  The State switched us over from the county hazard mitigation plans to regional with eight (8) other counties and other municipalities which is different from the past.  The Town has been working with the Advisory Board for about two years to put this plan together.
5. SITE PLAN REVIEW:  Atlantic Dentistry.  Proposed modifications to the previously approved site plan.
PROPOSAL:  The Applicant is requesting site plan approval to amend a previously approved site plan. A few months ago, the Planning Board and Town Council approved a small addition to Atlantic Dentistry of a 74 foot corridor going from the middle building to the southern building.
· In May, 2015, the Applicant submitted an application to amend the site plan.  Planner Testerman stated that the application is a minor change to the original approval.  Instead of a 74 square foot addition, the request is to increase from the 74 square feet to 396 square feet and removing 343 square feet of existing concrete in order to keep the lot coverage at the 60% maximum required.  Planner Testerman administratively approved that application.
· Planner Testerman stated that in meetings with the engineer, Carlos Gomez, the owner it was decided that because the southernmost building was not in great condition and rather than trying to piece together the old and new, the Applicant decided to replace the existing building.
· The new building will have the same footprint as the old.  In addition, the new proposal calls for a 458 square foot addition to be located between the middle building and the new building, cutting out the middle building.
· The 343 square foot concrete pad that is located between the northernmost building and the middle building is going to be removed, as well as 564 square feet of existing gravel near the new addition to keep it at the 60% lot coverage requirement.
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BACKGROUND INFORMATION
The subject property is 35,563 square feet in size and is currently zoned Beach Commercial (BC-1) and houses three buildings:  a small office building to the south; Atlantic Dentistry office/apartment building in the center and a retail/service building to the north.
 
There is a common drive aisle that connects to the subject property to the south which is zoned BC-1 and contains the Sweet Frog yogurt shop.  The abutting property to the north is also zoned BC-1 and contains the Harbour Bay South shopping center and to the west, also  zoned BC-1, contains the newly constructed law offices of Evans and Mead across Croatan Highway; to the east are several single-family residences are all zoned BR-1.

The proposed use is an expansion of the existing dental office and is 35,563 square feet in size and will keep it below the acceptable 60% lot coverage.  Currently, 39.4% of the property is considered to be open space which exceeds the minimum requirement of 35% in the BC-1 district.  The proposal will reduce the total lot coverage, the open space will increase slightly.

There is a maximum building height of 35 feet in BC-1 and the proposed new building is one story in height and will be on the site.  There are a couple of angles and curves that will need to be adjusted but does not deviate from the prior proposal.

Also, the number of parking spaces required did not change with the new proposal.

· Chairwoman McClean asked the Applicant to step forward and also asked the Board if any members had any questions for the Applicant.
· Carlos Gomez from Coastal Engineering & Surveying, Inc. and Chairwoman McClean stated, that, basically, the proposal is just a matter of ‘remove and replace’ and Mr. Gomez agreed, stating that there will be a minor addition of a front  door coverage to shelter visitors from the elements.
· Chairwoman McClean asked for a recommendation and Bryan Parker made the following recommendation: “I recommend the approval of the site plan for an addition to the existing Atlantic Dentistry office building at 3704 N. Croatan Highway.”
· Chairwomen McClean asked for an ‘aye’ or a ‘nay’ on the proposed recommendation, and hearing no objections, the recommendation was approved.
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6.  Text Amendment:  a) Section 42-621(15).  Proposed ordinance amendment to the mobile home park specification.
NOTE:  Prior to any discussion on the Text Amendment, Dylan Tillett recused himself, stating that he is employed the Applicant’s engineer.

· Chairwoman McClean then asked Jim Geraghty, new Alternate, to vote on this matter.
· Planner Testerman stated that the Applicant’s proposal would amend 42-621(15) of the Town Code as follows:  
· (15) Existing trailers shall not be permitted to be occupied in a mobile home park unless, a) any such trailer to be occupied contains internal sanitary facilities of at least one flush toilet, one shower, and one lavatory and such trailer complies with “section 42-619 – Sanitary facilities, water supply, sewerage, refuse disposal and utilities” requirements specific to mobile homes; and b) such trailer meets the mobility or mobile home anchoring ordinances of Kitty Hawk.
· The Town’s zoning ordinance defines a mobile home as ‘a structure that has all of the following characteristics:
a. It consists of a single unit completely assembled at the factory.
b. It is designed so that the total structure can be transported on its own chasis.
c. It is over32 feet long and over 8 feet wide.
d. It is designed to be used as a dwelling unit and provides complete independent living facilities, including provisions for living, sleeping, eating, cooking and sanitation.
e. It is actually being used, or is held ready for use, as a dwelling.
· Mr. Testerman stated that there is confusion regarding ‘trailers and mobile homes’, which some people use interchangeably; a trailer and mobile home are two separate entities.
· To clarify, Mr. Testerman defined a trailer in the ordinance as follows:
a. Camping trailer.  The term ‘camping trailer’ means a folding structure of canvas or other material mounted on wheels and designed for travel, recreation and vacation use.
b. Motor home. The term ‘motor home’ means a portable, temporary dwelling to be used for travel, recreation and vacation, constructed as an integral part of a self-propelled vehicle.
c. Pickup coach.  The term ‘pickup coach’ means a structure designed to be mounted on a truck chasis for use as a temporary dwelling for travel, recreation and vacation.
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d. Travel trailer. The term ‘travel trailer’ means a vehicular portable structure built on a chasis, designed to be used as a temporary dwelling for travel, recreation and vacation uses, and, when factory equipped for roads, it shall have a body width not exceeding eight feet (8’) and a body length not exceeding thirty-two feet (32’).
· There is also the Floor Damage Prevention Ordinance that defines a Recreational Vehicle as a vehicle which is:
a. Built on a single chasis.
b. Four hundred square feet (400 sq. feet) or less when measured at the largest horizontal projection.
c. Designed to be self-propelled or permanently towable by a light-duty truck.
d. Designed primarily not for use as a permanent dwelling, but as temporary living quarters for recreational, camping, travel or seasonal use.
· Planner Testerman then provided Background Information for the Board as follows:
a. The proposed Application is being presented concurrently with an Application for a CUP to expand The Preserve, an existing mobile home park.
b. Planner Testerman had met with the Applicant and the Engineer of the project and the Applicant would like to have a mobile home park with the possibility that some dwellings would not meet the definition of a mobile home.
c. A mobile home, by definition, is considered a permanent dwelling, whereas the Applicant would like to allow his tenants the possibility of locating their travel trailer or motor home with the park for a number of months (3,4,5, etc.) and then be able to pull it out and take it somewhere else for some time; a mobile home does not allow for that flexibility.
d. By having the requirement that any trailer located within the park be equipped with its own sanitation facilities, it essentially eliminates the need for a bath house, which is a requirement for a trailer park.
· Planner Testerman then referenced the mobility requirements that are in the proposed Text Amendment in Section 14-90(6) of the Flood Damage Prevention Ordinance which states the following concerning recreational vehicles:
a.  Be on-site for fewer than 180 consecutive days or be fully licensed and ready for highway use (a recreational vehicle is ready for highway use if it is on wheels or has a jacking system, is attached to the site only by quick disconnect type utilities, and has no permanently attached additions); or 
b. Meets all the requirements for new construction.
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· The proposal is for any trailer being allowed in the mobile home park and would either meet the above standards or it will be required to be securely anchored to its foundation in accordance with the State building code standards for hurricane areas.
· Currently, mobile home parks are only allowed via a Conditional Use Permit (CUP) on properties in the VR-3 zoning district.  The VR-3 district makes up a relatively small area of land in Kitty Hawk and 42-621 restricts mobile home parks to tracts of land that are at least four (4) acres in area.  Due to these limitations, there are only two (2) properties in Kitty Hawk that would be candidates for a mobile home park – the subject property and one other undeveloped parcel.
· There are two (2) other properties zoned VR-3 and on four (4) acres, and these are single-family residences.
· Planner Testerman also did a Staff Analysis of other local communities as follows:
a.  Manteo:  No specific mobile home park ordinance.  Manteo’s definitions of mobile homes and trailers is nearly identical to Kitty Hawk.
b. Nags Head:  Nag Head’s mobile home park ordinance is very similar to Kitty Hawk’s; however, their ordinance prohibits open air camping in mobile home parks, but is silent on trailers.
c. Kill Devil Hills:  No specific mobile home park requirements, though mobile homes do fall under the definition of trailer.
d. Southern Shores:  No specific mobile home park ordinance.  Southern Shores’ definitions of mobile homes and trailers are nearly identical to Kitty Hawk.
e. Duck: No specific mobile home park ordinance.  Duck’s definitions of mobile homes and trailers is nearly identical to Kitty Hawk.
f. Dare County:  Mobile home and mobile home park sections of the zoning ordinance were  deleted from the ordinance by the Dare County Board of Commissioners on September 14, 1994; however, their definitions of mobile homes and trailers are nearly identical to Kitty Hawk.
g. Currituck County:  No specific ordinance.
· Planner Testerman then turned it over the Chairwoman McClean who asked the Applicants to step forward.
· The Applicants:  Michael Strader, Civil Engineer with Quible & Associates and William Bird, Manager of Renwood Parks that is currently managing the property in question.
· Chairwoman McClean then asked members of the Board if they had any questions.
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· Vice Chair Richeson asked Planner Testerman the following question referencing the red text in the proposal: “What is to keep someone from getting a pull trailer and putting a wood shed, a port-a-potty, lavatory and a sun shower on it…would that possibly meet the requirements of the ordinance, per the definition of a ‘trailer.’
· Planner Testerman then read Section 42-619(1) which did not specifically answer Vice Chair Richeson’s question, but then quoted the correct section:  621 – specific for mobile home parks:  “Each mobile home space shall be provided and shall be connected to sanitary sewerage and water supply systems as approved by the Town’s Health Department and wiring shall be in accordance with the State and Local Codes.”
· Mr. Geraghty then asked about the size of the trailer that was quoted as 32’ x 8’.
· Planner Testerman stated that part of the reason for the Application is that some of the units would not meet the 32’ x 8’ size requirement, so, part of the confusion in the definition, even if a mobile home is anchored and skirted and does not meet the 32’ x 8’ definition of a mobile home it does not meet Kitty Hawk’s mobile home ordinance requirements.
· Planner Testerman also stated, that should the Text Amendment go through, travel trailers smaller than 32’ x 8’ would be allowed to go into the mobile home park provided they meet the sanitation, flush toilet and lavatory requirements.
· Mr. Geraghty then asked about pop-up canvas tents and how are they defined?
· Planner Testerman stated that he did not know of any known pop-ups that have the required facilities, but if they did, they would be allowed under the Text Amendment.  One possibility to avoid that issue, rather than saying ‘trailers would be allowed,’ limit it to the ‘trailer definition’ that lists camping trailers which is – motor home, pickup, travel trailer, limited to just mobile homes and travel trailers.
· Attorney Varnell said that the language in the proposed Text Amendment can be amended to define a travel trailer and Mr. Geraghty asked what the definition of a camper is and should it be a hardened structure?
· Planner Testerman stated there are four (4) types of trailers that fall under the definition and not to include camper trailers in the Text Amendment and restrict it to motor homes, etc.
· Mr. Parker than asked “what constitutes a dwelling? And that the code, as he is interpreting it, means four (4) dwellings per acre” and Planner Testerman stated that the mobile home park specifications indicate the amount of land for each motor home will be determined by the Planner after an investigation of the soil conditions, the proposed method of soil disposal and proposed water systems and in no case shall the motor home space be less than 5,000 square feet at a minimum but could be a little larger on the plan. The four dwellings per acre density regulates single family home sites.
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· Planner Testerman then read the definition of a ‘dwelling.’  A dwelling is defined as one room or rooms connected together constituting a separate, independent housekeeping unit for owner occupancy or rental or lease and is physically separated from any other rooms or dwelling units that may be in the same structure and containing independent cooking and sleeping facilities for a single family.
· Vice Chair Richeson then asked how this ordinance would be enforced, pointing out the section of the ordinance highlighting the mobility requirements that are referenced in Section 14-90(6) in the Flood Damage Prevention Ordinance that states that ‘a recreational vehicle shall, either be anchored or have the ability to be ready to move at a moments’ notice.’
· The main focus has been on Charlies’ and Kitty Hawk RV Parks. Should any current resident of the Park want to put a deck or any other type of structure, the Park Manager would have to have the zoning approved to ensure that it would not be connected to the trailer itself; it could be right up against the trailer, but not connected to it.
· The Town will work with Park Manager(s) to have inspections to see what currently exists and some of those structures will be grandfathered in.  Quite a few of the travel trailers are skirted and are more of a permanent type of structure; but, should there be any additional changes made, the new requirements would need to be met.
· Vice Chair Richeson then posed the question; “what is there to protect someone who drives into the park and breaks down and then doesn’t meet the requirements of the ordinance because they are not readily mobile; would someone go in and tell them they would have to anchor or get it out or get it fixed?”
· Planner Testerman stated that, falling short of the Town knowing about it, it would be the responsibility of the Park Manager to make sure they would be ready to pull out if required.  Also, Park Manager(s) keep a log of each tenant and a description of their dwelling(s).
· Mr. Parker had questions about the campsites at 32 & 33 where it states that they have a soil wetness of 18” and down to a depth of 28” and Planner Testerman stated that would be questions to be asked in the Conditional Use Permit discussion.
· Applicant Strader then wanted to clarify a few points:  a)port-a-potty question is answered in the Text Amendment; b) an outdoor shower would not meet the ordinance requirement.
· Applicant Bird stated, that should a storm come and a mobile home blows away, that would be a significant financial hardship to the Park Manager.  All would have to be in compliance with FEMA and the hurricane evacuation orders.
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· Chairwoman McClean stated, that from her point of view, it seemed that the Applicants are interested in having a travel trailer park and not a mobile home park.  Ms. McClean feels that a mobile home park is more of an established part of the Kitty Hawk community.
· Applicant Strader stated that the major differences in a trailer park and a mobile home park is that a mobile home park has permanent residents and have long-term leases whereas a travel trailer park would be required to build a self-contained structured bath house.
· Mr. Richeson asked what the difference is between a campground and a mobile home park and stated that most people, in his opinion, associate a campground with pop-ups, mobile homes, RV’s, etc.
· Ms. McClean stated that she felt the original intent of the ordinance was to allow for a development that has mobile homes that are anchored down and skirted and it sounded to her the Applicants are taking the concept and changing it into a mid-length of time for travel trailers to stop over where there would not be any sense of continuity or community and that the Planning Board is not there to make a decision, but to listen and pass their recommendation(s) to the Town Council.
· Applicant Bird indicated that they want a mobile home park structure that meets the requirements for the description of a mobile home in the sense of sanitary facilities and to be utilized by the mobile home site.
· He also elaborated on the longevity of occupants and that in his experience, he was finding one year leases and some tenants are/were there for 10 years or more.  He stated that half are permanent and the other half may live nearby and only come for vacation.
· Planner Testerman indicated that the zoning ordinance includes a section for trailer parks, but currently, no districts allow trailer parks.  And, VR-3 is the only district that allows the mobile home parks.
· Mr. Geraghty then asked about the length of a lease and that as long as the trailer is anchored/skirted, is it up to the Town to determine how long someone can stay in the park and why would the Town be involved in determining the length of the stay?
· Planner Testerman indicated, that should the Text Amendment be approved, travel trailers would not have to anchored, but would need to pull out to meet the mobility codes.
· If the Text Amendment is not approved, then they would have to be skirted and anchored.
· Mr. Geraghty asked that ‘even travel trailers have to meet the anchoring ordinances of Kitty Hawk?’ and Mr. Testerman indicated they would have to meet the mobility requirements in the Flood Damage Prevention ordinance.
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· Applicant Strader indicated that, according to FEMA, they would have to meet the Flood Damage Prevention Ordinance where they would have readily mobile.
· Mr. Parker asked if the mobile home would have to meet flood zone requirements and Mr. Testerman stated that a mobile home would be required to meet the requirements, this property is in the AE 8.3, with one foot of freeboard would require the first floor to be at at least 9.3 feet in elevation.
· Mr. Geraghty asked if a travel trailer would have to be jacked up to meet the ten (10’) foot elevation and Mr. Testerman stated they would not, but would have to be readily mobile.
· Chairwoman McClean then asked for a recommendation to be made and Vice Chair Richeson asked Mr. Varnell, if, in the ordinance, wording could be included to ‘exclude’ camping trailers’ and Mr. Varnell stated ‘yes.’
· Vice Chair Richeson then made the following recommendation: “I recommend approval of the proposed text amendment allowing mobile homes, pickup coaches or travel trailers, as defined in the ordinance, to be located within mobile home parks, provided they meet the requirements listed in the proposed amendment.  The Board has found this proposal to be consistent with the Town’s adopted land use plan.”
· Chairwoman McClean then asked for a vote:  Mr. Geraghty and Mr. Heath indicated ‘aye’and Chairwoman McClean, Vice Chair Richeson and Mr. Parker indicated ‘nay.’
· The vote was 3-2 opposing the Text Amendment and Chairwoman McClean stated that the proposal does not seem to fit the land use plan and Mr. Strader asked if there would be another vote and was told ‘no.’
7.  Conditional Use Permit (CUP): a.  Mobile Home Park in VR-3.  Proposed 34 site mobile home park expansion at The Preserve at Kitty Hawk Woods
PROPOSAL:  The Applicant is requesting approval of a Conditional Use Permit (CUP) to locate a mobile home park located at 4352, Parcel A, The Woods Road, a 6.21 acre parcel.  The subject parcel is currently undeveloped, with the exception of one unit located at the end of an existing gravel road that is part of the existing development on the adjacent Parcel B.  Parcel B currently houses 30 sites, occupied by a mixture of trailers and motorhomes.  The Applicant is proposing to install a new gravel drive extension to access the new sites, parking for each site, water service, on-site wastewater and refuse collection.  The application proposes 34 new sites on the undeveloped land, Parcel A.
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The site is located in the VR-3 District, High Density Residential, which allows mobile home parks as a Conditional Use Permit (CUP).  Section 42-621 sets out specific standards that mobile home parks must meet.  It should be noted that if the associated Text Amendment is approved, 42-621(15) would be altered.

The Board did not recommend approval of the Text Amendment, but, if the Text Amendment does get approved, then Subsection 15 will be altered.
BACKGROUND:   The intent of the Applicant is to provide a location to mobile homes and/or trailers for long-term stays.  Similar to the existing development on Parcel B.  The Applicant has also expressed an intent that the site would be rented for long terms, as opposed to a weekly vacation type of use.

Directly abutting the 6.21 acre subject property to the north and east is the existing section of The Preserve at Kitty Hawk Woods, as well as two single-family residences to the east, all zoned VR-3.  To the south, there are residential uses, and undeveloped land zoned VR-3; to the west is a water way and residential uses across the water, zoned VR-1.
LOT AREA:  The subject parcel is 6.21 acres, this is acceptable, as the mobile home park ordinance states a minimum lot size of 4 acres to develop a mobile home park.
MOBILE HOME SPACES:  Each mobile home space is at least 40 feet wide, and have an area of at least 5,000, which meets the requirements of 42-621.
SETBACKS:  There shall be at least 20 feet of clearance between mobile homes and a 15 foot setback between any building in the park and the closest mobile home.  Additionally, no mobile homes are to be placed closer than 15 feet of any exterior boundary line and no closer than 20 feet to the edge of any interior street.

(Here, Planner Testerman indicated that there is a difference in the Staff report as submitted, as the original site plan that was received did not have the building envelopes shown and what the separation would be.  There is a statement on the plan that says ‘it would maintain required spacing between sites.  The revised plan shows spacing of 25 feet between mobile home sites.  Some lots have a 21 foot spacing and there are no existing buildings between the 15 foot or no mobile home sites proposed to be within 15 feet of any exterior boundary.)

ACCESS:   The subject property will be served by a new gravel access road and ties into the existing gravel road in The Preserve at Kitty Hawk Woods.  There will be no changes to the access point to The Woods Road.
· Another section changed:  Originally, the plan shows and 18 foot wider drive and a 30 foot right-of-way and a diameter of an 80 foot cul-de-sac that has been changed to meet the fire code requirements.  The width of the road has been widened to 26 feet and Ben Alexander has reviewed  both and found they meet the fire code requirements.
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· The Ordinance also states that dead-end drives shall not exceed 1,000 feet in length and that drives shall intersect as nearly as possible t right angles.  The Plan meets both of these requirements.
RECREATION AREA:  The Park shall have one or more recreational areas accessible to all park residents with a minimum of 200 square feet for each mobile home site required.  This standard calls for a minimum of 6,800 square feet of recreation area, the Applicant is proposing 12,347 square feet.
PARKING:  Two parking spaces per mobile home site are required and the plan meets this requirement.
SITE LOCATION:  The park shall be located on ground that is not susceptible to flooding.  The park shall be graded so as to prevent any water from ponding or accumulating on the premises. Currently, there is no grading information shown on the site plan and the parcel is in the AE 8.3 flood zone.
· (There is a note on the latest submission that offers more detailed information that will be provided with the site plan and it is unknown at this time if the area is susceptible to flooding.  Planner Testerman stated that he could not speak to the susceptibility from personal knowledge.)
BUFFER:  A visual buffer, such as shrubbery or a fence, not less than six feet in height is required between the park and any adjacent residential uses, other than mobile home.  The Plan shows an existing fence between the proposed park and the residential uses; however, no information on the fence height is given at this time.  The original site plan did not have the height of the fence shown and the Applicant would be able to speak to the height.  The Applicant stated that an adequate visual buffer will be maintained.
UTILITIES:   The Applicant proposes to provide two new fire hydrants and a new 2- inch water meter to serve the new development.  A 2-inch water service line will loop throughout the development from the new 2-inch meters and provide water service to each site.  Each site will have a meter and Utility Connection Tower maintained and operated by the owner.
The proposed sites will be treated by on-site subsurface conventional bed drainfield wastewater systems.  A copy of the Site Elevation issued by the Dare County Health Department is attached for your review.
WASTE MANAGEMENT:  The site currently has one dumpster servicing 31 sites within Parcel A and with the expansion of the additional 34 sites, a second dumpster will be brought in.








Kitty Hawk Planning Board
Meeting Minutes
July 16, 2015
-13-

STORM MANAGEMENT:   This Plan projects over an acre of area and the Applicant must obtain a stormwater management permit from the N.C. Division of Energy, Minerals and Land Resources prior the issuance of a building permit.  The proposal will require a Low Density Stormwater Permit.
FLOOD ZONE:  As previously mentioned, the property is located within the AE 8.3 floor zone.
LAND USE PLAN:  Designates the subject parcel as “Higher Density Residential” on the future land use map. The policies and objectives relative to the Application are as stated:
· POLICY 11c:  Kitty Hawk will review and analyze development and redevelopment proposals for consistency with the future land use map included in this land use plan .
· OBJECTIVE 17a:  Ensure the continuance of established residential development patterns.
· OBJECTIVE 17b:  Ensure future development is consistent with adopted goals, objectives and policies and regulations including building code requirements and is in character with existing development with respect to features such as building size, lot coverage, architectural design standards, and construction materials and methods.
· OBJECTIVE 17e:  Evaluate development and redevelopment proposals according to goals, objectives and policies and the land use suitability analysis and future land use map developed as part of this land use plan.
· The land use suitability analysis map shows this property as “Medium Suitability” for development.
CONDITIONAL USE FINDINGS:  Per the standards of Section 42-99(b)(7), in order to approve a Conditional Use Permit application, the Town Council must make findings that the proposed conditional uses:
a. Does not materially endanger the public health or safety,
· If all of the required State and other permits are obtained, then the authorized agencies will have reviewed and permitted the septic systems, water lines, stormwater management, and erosion and sediment control plan.  Therefore, it can be presumed that these improvements will be made in a safe manner.
b. Does meet all required conditions and specifications,
· With minor amendments and compliance with the mobile home park specifications, the proposed use will comply with all applicable standards of the Town Code.  (If the aforementioned Text Amendment is approved, minor adjustments will be made.  If the aforementioned Text Amendment is not approved, this could still be approved, but would have to adhere to the mobile home park requirements with no trailers being allowed.)
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c.  Will not substantially injure the value of adjoining property or be a public nuisance, and,
· The subject property is adjacent to an existing trailer park and otherwise is relatively isolated by a waterway and other undeveloped properties.  So, the proposed development will likely have little direct impact on the surrounding area or harm the property values.
d. Will be in harmony with the areas in which it is located and be in general conformity with the comprehensive Plan.
· The proposed use will be compatible with the higher density village residential district in which it is located adjacent to the existing trailer/mobile home park.
STAFF COMMENTS:  Many issues were addressed prior with the resubmission:
· Road and cul-de-sac widths need to be corrected and reflected on the site plan.
· Building envelopes for each site shall be shown on the site plan to ensure proper separation and setbacks.
· Topographical information and average ground elevation information need to be shown on the plan.
· First hydrant should be moved approximately 100 feet to the intersection of the existing road and the new road.
· Color coding of hydrant needs to be changed from Manteo to Kitty Hawk on the site plan which Ben Alexander has seen and says this meets the requirements.
· Flow information needs to be provided for the fire hydrant line.
· A stormwater management permit must be obtained from the N.C. Division of Energy, Minerals and Land Resources prior to the issuance of a building permit.
· The N.C. Division of Public Water Supply and Dare County Water Department must permit and approve installation of the proposed water lines and fire hydrants prior to issuance of a building permit.
· An erosion and sediment control permit must be obtained from the Town of Kitty Hawk prior to issuance of a building permit.
Chairwoman McClean then invited the Applicants to return to the podium and Mr. Strader indicated that there may also be a conflict of interest with this proposal, as Mr. Parker’s residence is directly adjoining the subject property being discussed.
· Attorney Varnell agreed and asked Mr. Muir if he would vote on the proposal, but, Mr.Parker could ask questions.
· Mr. Parker questioned campsites 32 and 33 that shows a wetness of 18” and then a 28” organic material below and is the same with sites 34 and 37 where there is a layer of mulch on the surface and also sites 50-54 also with a thick layer of mulch on the surface.
· Mr. Parker then stated the he assumed that the material would be excavated and backfilled with material that would be suitable.
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· Vice Chair Richeson wanted clarification on the Text Amendment , because the Text Amendment was not approved, then ‘basically we’re looking at mobile homes, correct?’
· Planner Testerman stated, ‘not necessarily’.  Even though the Text Amendment was not recommended for approval, it is still up to the Town Council to approve or deny and the CUP could still be approved as a mobile home park without trailers when the Council meets in September.
· Mr. Parker stated a bath house was mentioned, but not shown on the site plan and Mr. Strader’s response was that a travel trailer park would have a bath house, but a mobile home park would not.
· As there were no further questins, Chairwoman McClean asked for a member of the Board to make a recommendation and Mr. Geraghty made the following:  I recommend approval of the site plan and conditional use permit for the mobile home park at 4352, The Woods Road, subject to the conditions outlined in the zoning ordinance in the mobile home park specifications.  The Board has found this proposal to be consistent with the Town’s adopted land use plan.”
· Chairwoman McClean then asked for an ‘aye’ or ‘nay’ on the proposed recommendation, and hearing no objections, the recommendation was approved.
8.  COMMENTS:  Chairwoman McClean welcomed new Alternates, Gary Muier and Jim Geraghty and was glad to see everyone back after a brief hiatus.
9. PUBLIC COMMENTS:  Mr. Strader asked if The Preserve at Kitty Hawk Woods project were resubmitted under a travel trailer park that could meet the ordinance, would the Board reconsider approval?
· Planner Testerman stated that the travel trailer parks are currently not allowed in VR-3 districts and would have to be in an additional Text Amendment would have to be submitted to allow travel trailer parks as a CUP.  

10. ADJOURN:  Chairwoman McClean adjourned the meeting at 7:15pm.
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Respectfully submitted by Patricia Merski, Recording Secretary




