Perquimans County Planning Board

MINUTES
Tuesday, January 13, 2026

The Perquimans County Planning Board held its regular monthly meeting on Tuesday, January 13, 2026, at 7:00
PM in the Community Meeting Room of the Perquimans County Library.

MEMBERS PRESENT:  Antoine (A.).) Moore, Chair
Lewis Smith, Vice Chair
Thelma Finch-Copeland
John Skinner

MEMBERS ABSENT: Teressa Blanchard

y /l
OTHERS PRESENT: Rhonda Repanshek, Planne ///

Trevor Miles, Planning and Z¢ Technician
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Zr‘apdon Shoaf, County Manage //////// y
ris Cox, Glandg rest Equity L
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Planning Board Chair, Antgine M )

in prayer by Lewis Smith . : //

as seconded by Mr. Skinner. The motion passed

b
. U

Agenda Item II, C
attached draft of Nov

oval of Draft Minutes of Previous Planning Board Meetings: See
egular Meeting minutes.

The motion passed unanimously.

* * * *

Agenda Item lll, Business Item A: REZ-25-01 - Rezone 2.04 acres on New Hope Road, from Rural
Agriculture District, RA to Rural Commercial District, CR, for the purpose of developing a
commercial retail store; requested by Glandon Forest Equity, LLC. Subject property is tax parcel 4-
0064-0052A consisting of approximately 60 acres on the southwest side of New Hope Road, 1300 feet
northwest of the Woodville Road intersection.
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Planner Repanshek began by clarifying that only 2.04 acres of the 60 acre parcel would be subject to the
rezoning. She then proceeded to explain that the reason the rezoning was needed was to allow a
department, variety, or general merchandise store of less than 25,000 square feet. She also gave a brief
overview of the general information of the property, including it’s current use and general layout of the
residences and business within a half mile of the proposed site.

Planner Repanshek then pointed out that two parcels in the general area, the New Hope Country Store
and the former lunch counter across from the Durants Neck Ruritan Club, were already zoned Rural
Commercial, CR. She also explained that county watér mfrastructu g exists on New Hope Road, and
that afire hydrant is located across the street from the propos it //- he also stated that soils at the
site had been evaluated by a soil scientist, but that no evaluati d been done by Albemarle Regional
Health Services (ARHS) for a septic system.

Planner Repanshek then pointed out that with a re lw I‘% ses must be considered, not
just the use that the applicant is specifically aski I i ential uses by right and by
special use permit that are permitted in the CR z6 special use permit process,
and that it was separate from the rezoning process d what the CAMA

land use plan says about the residential agrlcultural c i, 5 dential
agricultural classification includes so 0l opment thatis t%cally associated
with rural areas, and it is intended to enc: e of land for agricultural, forestry, and

open space purposes while limiting com i
%///5///

L h
Planner Repanshek then m ////

%ng that was brought to her
prior to the meeting. Sh i th Carolina, but that for a spot

zoning to be valid in the / reason behind it. She also
explained that it could te y, and that it was a gray area as to whether it
qualified as spot zoning at all en explai %could be argued that it would be reasonable to
rezone the pig Tty b 3 as serving a large public interest for the
residents gh the lpe. ,, 4/// / \ 4

One of the valent it was to rezone properties adjacent to a spot zoning
once the spot# % anshek responded that rezoning in Perquimans was not
that prevalent i audience asked how many Dollar Generals were in

Perguimans. Plannet nded that there are five Dollar Generals. It was then asked how
many other dollar sto county, and she responded that there are two Family Dollars. The
audience then inquired abg e di ance to the two nearest Dollar Generals along the highway, and
someone else in the audien onded that they were 7.2 miles and 11 miles from the proposed site.

Brent Purdum, a representative from the civil engineering firm Bowman, then began to explain how the
location was chosen. He explained that Dollar General starts by looking at the number of residential
properties in an area and then begins picking a specific location based on several criteria, prior to
reaching out to property owners. He also stated that the store would be a 1.9 million dollar investment
and would provide between 4 and 7 jobs. He also explained that D.O.T. did not express any concern
about the location and did not recommend any road improvements.



Mr. Smith asked if there were any alternate sites in consideration. Mr. Purdum replied that there were
none at this time. Mr. Moore then asked what the square footage of the store would be. Mr. Purdum
answered 9100 square feet. Mr. Skinner asked if the inventory for the store would be delivered on a
tractor trailer. Mr. Purdum responded yes, and added that the parking lot was laid out in such a way that
the tractor trailer could pullin, reverse to the back of the store, and pull out once the unloading was
finished. A member of the audience then asked if Glandon Forest Equity bought all 60 acres, and it was
clarified that Glandon Forest Equity did not currently own any of the land, and that it was only interested
in 2.04 acres, and that the rezoning was only concerned with the 2.04 acres as proposed.

Mr. Purdum then explained more specifics about the site layout, in

lding the location of the septic

system and stormwater pond. A member of the audience then a 1 if there would be a fence
separating the store from the adjoining residential property o Yorthwest. The audience was then
reminded by Mr. Moore that conditions such as that woul ] )j at the hearing for the special use
permit, not the rezoning. n 4 ‘%///
,/ /////
. % .
Mr. Jose Colon, a resident of New Hope, then asked County Manager Sh landon Forest Equity had

requested any tax breaks for this property. Mr. Sh xplained that he was not aware of Glandon Forest
Equity asking for any incentives, and that the coun //pot have g S0 explained that if

%;,
% ou he land use program

the 2.04 acres were split from the 60 acres, the 2.04 a
%e Sheriff’s

and pay a higher tax rate. Mr. Colon alsg
Department to provide adequate respo /re, and the potential for that to impact

taxes on residents. ] /V
///7//,, ///
| N T Y .
It was then asked if the co ive pl velop%t, and the audience was
: j 1 asked Mr. Pur fum why the specific location for
Purdum d that Chris Cox, the real estate

the store was placed né he exi

he Planning Board, one from Mr. Patel, writing
) v dividual residents of Perquimans County. Both
Bl pa /I/‘Dollar G al on the existing New Hope County Store, the
increased %}yre, and the potential harm to the character of the
community. ] : e, provided the board with a list of objections to the
rezoning, includl@ h the comprehensive plan and preservation of
community charac /// :/
A member of the audience tlig Mr. Purdum how often delivery trucks would come to the store.
He answered once a week, ar / it would be a full-size tractor trailer. Another member of the
audience asked why the lot needed to be 2.04 acres, and what the footprint of just the store and parking
lot was. Mr. Purdum answered that the lot size was required to meet all the various governmental
requirements for the development, and that the footprint of the store and parking lot was just over an
acre. There was then a lengthy discussion of the potential impact of the Dollar General on the existing
corner store, with the residents of New Hope expressing concerns that the corner store would close,
and Mr. Purdum stating that he had observed in several other communities that local businesses tend to
not be negatively impacted if the residents of the community continue to shop at the local businesses.
He also stated that he could not predict what would happen to the corner store if this Dollar General
were built.




A member of the audience then expressed concern that the Dollar General would be able to buy
products faster, at lower rates, which would negatively impact the existing corner store’s ability to
compete. She also stated that she disagreed with the proposed rezoning on the basis that it is spot
zoning. Several members of the audience then stated that they were not just opposed to the idea of
Dollar General being in the area, but to the idea of rezoning the property to commercial at all, and
several others voiced the opinion that there were enough Dollar Generals as it was.

Robin Harris, a resident of Sueola Beach, then gave a brief summary of the points she had provided to
the Planning Board earlier. Several audience members echoed heints. Diane Elkins, a resident of
New Hope, expressed several concerns about the potential da g [0 the character of the area if the

rezoning were to occur. / /

Chris Cox, the real estate agent, then began explaining his'position
Forest Equity. He asked the audience how many peog
General. He then stated that it was the responsibili
the potential uses, not the possible specific use. |
base of the store, it is like building 10 houses in one
of the lot was chosen by the landowner.

representative of Glandon

& rezoning if it wasn’t a Dollar

o commented that i .ation to the potential tax
2a. He then explained tha

/.4/

/ ) rGeneral on Holiday Island
Road, across from Albemn v 3 ion. ‘ ] e then asked Mr. Cox how Dollar

calculate potential locatn i . /embers of the audience then reiterated that they
%any commercial development in that area.
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a/%he Planning Board was an advisory board, and

Mr. Shoaf j

that the B %@ [BCC) woutg ultimately be the ones to make a final decision on
the rezoni % ns of the Planning Board and the comments of the public,
and that the meeti ly ad”//%' ed. It was then clarified that residents who lived outside
of the 150’ notificatin e allow%to speak at the BCC meeting.

The question was then nner Repanshek on whether the county had an acreage limit

when it came to spot zoning. S| onded no and explained that per the precedent set by court cases
across North Carolina involvi ential spot zoning, the acreage to be considered a spot zoning could

range from anywhere between cre to 50 acres. She also reiterated that spot zoning was not illegalin

North Carolina, provided that the spot zoning can be proven to be reasonable.

The question was then asked if the opinion of the community matters to the Planning Board. Planner
Repanshek then explained that there was an example where the neighborhood came out against a
special use permit, and the board ultimately voted against it. The question was then asked if the
Commissioners could say no to the rezoning, and Planner Repanshek explained that yes, they could say
no to the rezoning.



Mr. Moore made a motion to fin Rezoning No. REZ-25-01 to not nsistent with th

nt mprehensive Land Plan lth h the Land Use Plan allows low intensity
commercial uses, the proposed use is not an agricultural business and it is not reasonable
because a local convenience store already exists, for one, in a Rural Commercial zone less than a
mile away from the pr ite and (two) it is not in harmony with the area. The motion was
seconded by Mr. Smith. It passed 3 in favor, with Mr. Skinner dissenting.

Mr. Skinner then made a motion to recommend denial of Rezoning Request REZ-25-01 for tax
rcel 4- 4- 2A to the Board of ty Commissioners. It w. on Mr. Smith. It

passed unanimously.

Agenda Item lll, Business Item B. General observation & d subdivision density.

subdivisions going on in the county for the last fo'
pictures of different locations in the county where n@%subdivis'
some had been sold to manufactured home dealers, w ,’/////oth
build site-built homes. F A
%//%//////’3 //

Mr. Skinner asked why this wouldn’t fall u /r rules, and Mr. Shoaf explained that

because they were individual lots in individ : ,they di L gualify as a mobile home park.
3 -

s have hapt
re sold to va

105 contractors who
L

.

{%River Shores Road. Mr. Moore

There was then discus n Little
then asked if the subdi number of lots that qualifies as a
minor subdivision. Plann% i it that the number of lots is dependent on the
road type (major vs minor.) f oI hat from a functional standpoint, the road type
almost bec - e ] using comes with additional traffic.

.
.
Mr. Smit fthe// ded nensive land use plan to address these issues. Mr.
Shoaf then i // he CAMA land use plan is updated, the public gets to have
input on the fu . ; e 1 asked what the Planning Department was looking for, and

Planner Repans %ndering if the Planning Board felt like the lot number
ld ,
should be decrease //////

Agenda Item IV, Other items s Report on Previous Board Recommendations:
Albemarle Plantation Cole Tract, Phase One, Final Plat review requested by Woody Perry and John Linton
of Albemarle Preserve, LLC. Phase one consists of fifty lots.
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Planner Repanshek explained that theplat was approved and recorded, but there was an issue with the
slope of the pond sides, so a condition was added by the stormwater engineer prior to him signing the
plat. The only current office issue is addressing the townhomes. Technician Miles explained that he is
working with Jonathan at Emergency Management to make sure the addressing is done in such a way
that it will not cause issues with 911 dispatching.



* * * *

Agenda Item IV, Other Items B: Chair’s signature on approved minutes.

* * * *

A motion was made by Mr. Skinner to a_djdurn the meeting. The motion was seconded by Mr. Smith. It
passed unanimously. Meeting adjourned at 9:28 pm.

Minutes approved this day of

/////
_

Chairperson " Recorder //////

k.
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Attachments:"A (Sign-In Sheet)

B through E (let ////opposition 5 /(
/////////% s, A
%

O
g,



Attachment A

Plahning Board Sign-In Sheet
For Jan 13, 2026 Meeting
May be Viewed in the Planning Office,
During Normal Business Hours,

Upon Request



Jan 13, 2026 Pin Bd Attachment B

Re: Business i?wmt}f%m%m 1o Rezoning of Parcel No. 4-0064-0052A
f)%f Members of the %&mzmg Board,

f : alf of New ountry Store, located at 2101 New
%“ia;% Road, Mm‘ﬁ ?%4 w f‘mﬁy state my opposition to the proposed
rezoning of ?ﬂ%ﬁi No S2A.

‘ieed for another retail storein ikzﬁ
y 4 1}%%4' General and a Family Dollar,
. . Approving additional retail development
so close wwié create unnecessary %Wﬁm and directly threaten my business.

This rezoning W%Zé ﬁigmfméy harm my business and could make it extremely
difficult to survive. There is 4 real risk that my store may be forced to close, which
would negatively impact both my livelihood and the local community memm who
rely on my store for essential goods.

Additionally, the proposed rezoning would increase traffic, raise safety concems, and
place further strain on local roads and infrastructure that are not designed to support
expanded commercial activity. The New Hope arca should be protected from
overdevelopment that threatens small mm and the character of the community.

For these reasons, | t%wt?ﬂﬁy but firmly W the Perquimans County Planning
Board to deny the rezoning request for Parcel No. 4-0064-0052A and to support
responsible planning that safeguards existing local businesses and the community.

Sincerely,

2101 New Hope Road
Hertford, NC 27944
L \



Jan 13,2026 PinBd  Attachment C

Date:01/12/2026
To: Perquimans County Planning Board Members
o : Rionda Repamsbek, County Plann
Re: Strong Opposition to Rezoning Parcel No. 4006400524
Dear Members of the Planning Board, >
1 am writing to state my strong Wﬁz@n 10 ﬁw proposed tmmg of

Parcel No. 4-0064-0052A. Rezoning this property for commercial use is not
me ?w our ﬁmg%m%awd and %amiti be tiwwé

Our community is a residential area, and the introduction of any commercial or retail
‘business would significantly harm the character of the neighborhood. This rezoning
would bring increased traffic, noise, congestion, and safety concerns, especially for
families and nearby homeowners. It would also negatively affect property values and
the overall {gaa}zzy of life for residents.

There is no demonstrated need for additional commercial retail development in this
location. Approving this rezoning would set a harmful precedent and permanently
change the nature of our community.

1 respectfully urge the Perquimans County Planning Board to reject the rezoning
request for Parcel No. 4-0064-0052A and g%t%z the interests of existing residents.

Hertford, NC 27944
]




& Outiook Jan 13,2026 Pin Bd AttachmentD -

L A0 Nesquant for Cwdfication - Proposed Glandon Forest quity Development

Formal Oppositic

?m ﬁﬁfﬁ% ﬁ?z .
Date Tue ’51’1312&% 137PM
To  Rhonda Repanshek <RhondaRep@perquimanscountync.gov>

Dear Ms. Repanshek,

| zm a resident of the 2%44 zma and am w%ag to fwmaf exzzreﬁa my az;;m;ﬁaﬁ to tise gwgmeﬁ '
rezoning associated with the planned sale of approximately 60 acres to Glandon Forest Equity, LLC,
reportedly for development anchored by a Dollar General and potentially additional commercial uses.

Because rezoning represents a permanent change to allowable land use - not merely approval of a single
project - | have serious concerns aiwzr!: the long-term impacts of this request and whether it is wﬂgzswm
with Perquimans County’s adopted land-use policies and rural planning ab;mag

I respectfully request clarification on the following points, which 1 believe are essential before the
* Planning Board can make any rewmmeﬁdaﬁoﬁ ;

1. Consistency With the Land-Use / Comprehensive Plan :
- Please identify how the proposed rezoning is consistent with the County’s adopted land-use or
comprehensive plan for this area.
- If the area is designated rural, agricultural, or immﬁ%% what findings support C%%?@ﬁg itto

commercial zoning?
- if the rezoning is inconsistent with the ;ziaﬁ, what justification would be relied upon to override that

inconsistency?

2. Scope and Permanence of the Rezoning

- Does the requested rezoning permit only a single Dollar General sé:are; or would it allow multiple or
future commercial uses across the full 60 acres? :

- What safeguards, if any, are proposed to prevent future expansion or adéiﬁami commercial
development once the zoning is changed?

3. Precedent and Cumulative impact

- How is the Planning Board mﬁmﬁm ﬁw precedent this rezoning would set for other rural parcels in
the county?

- Has the cumulative impact of similar rezonings been considered if this request is approved?

4, Traffic, Safety, and %ﬁfras%m impacts

- Has a traffic impact analysis been required or completed, g%yen the rural road network, school izuﬁ
routes, agawiwtzi equipment, and delivery truck traffic? ,

- Has NCDOT reviewed or approved proposed access points for this site?
- If these reviews are incomplete, what is the rationale for moving forward with a rezoning
recommendation?

5. Process and ﬁ%&emza%ﬁ ‘



- Were alternative locations or zoning districts considered that are more consistent with existing
commercial areas? e

- What opportunity exists for the Planning Board to require additional studies or modifications prior to
_making a recommendation? .

 From a public ;wfa' ctive, 2 %feﬂiﬁg arezoning o this size and nature without clear land-use

consistency findings, defined limits on future development, and mmgieteﬁ traffic and infrastructure
reviews would raise serious concerns about long-term impacts to community z:%zm‘t‘wt safety, amf imi
businesses.

This opposition is not opposition to all development, but to rezoning rural land in a way that
permanently alters the character of the area and establishes a precedent that %w&% be uﬂﬁam .

Please include this wrms%ﬁdww in the puizgc wﬁm‘é aﬁwdmeﬁ with t%uz mwmng request. “f‘i'zank you
for your time anrj tzzmﬁ

Sincerely,

DerrickChavis
27944 Resident

2
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Jan 13, 2026 Pin Bd Attachment E

Strengthened Economic and Land-Use Planning Argument Against

Rezoning rural land to permit a dollar store represent

s a clear departure from sound land-use

WW%W%WW%&WW%WWWM
short-term benefits,

nsive Plan and Rural Zoning Purpose

onal disco ' Wm%w%afa%mw%w fundamentally
W%%%WW%%WMWW%W%W%W
WW%W W%WWM@M businesses A%ﬁ%%f%
?%%z%m% Wmmmmaz%%ﬁfpmma%%m% addition,
%W%Mﬂm%ﬁ%%%%w%%%ﬁm
atial properties and farm fields. We see it all the time next to dollar stores across the

w»« %mzmawmmmwmm
zzwaimizwwm
onstitutes MW@WW@%MWW%%W%%;W

| Z%W%WWWWﬁa
WWWWM%WW%WWWW@W

18 MI,;-;A’ :,wwz ating | M%W

fwmiwa%mwmi "awwwmwwmm%am%
gmmmwawmmw 1,300 feet from the proposed rezoning site.




The local country store currently fulfills the same essential retail function. The rezoning would
rmymmwmmmi famziy whe Wym ﬁﬁ%ammw
afmmmmw&mwm

A}iwmg memmmwzy mw&mimww%mw
aiwai%ym mm@mﬁwmwmaf%wmymﬁmw%mmﬁy

In addition, dollar store profits are taken from the community and returned to corporate
headquarters, resulting in economic leakage rather than sustainable local growth. This pattern
weakens rural economic resilience by concentrating retail access in a single corporate operator
with no obligation to the community.

4. Scattered Commercial Development, Irres
Precedent Setting

M&y m,wn;wv ich use oy i rs. Leapfrog
mwwmmmmmmmwmmmmmm&
can lead to conflicts over land use making it difficult to implement effective land management
and preservation policies. Courts have upheld denials of such rezoning requests (4shby v. Town
of Cary, North Carolina). ,

,,mmwmwmmmmmmmwmm
cumulative impact over time. Approving this rezoning prioritizes short-term convenience over
long-term planning objectives and undermines the county’s ability to guide growthina
deliberate and sustainable manner.

iam%%mm&gﬁ%mﬂ%%%ma@%m@mmwmmww%g




