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.J.) Moore, Chair
: Lewis Smith, Vice Chair
Thelma Finch-Copeland
John Skinner
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MEMBERS ABSENT: Teressa Blanchard
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Trevor Miles, Planning and Z ' Technician

Chris Cox, Glandon/#
Brent Purdman,
More than 25 re

Planning Board Chair, Anta
in prayer by Lewis Smith
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Agenda Item |, Approval of A a:

prove the age
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Agenda Item II, Co oval of Draft Minutes of Previous Planning Board Meetings: See
attached draft of Novembe egular Meeting minutes.
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Mr. Skinner made a motion t¢ the minutes as presented. It was seconded by Ms. Finch-Copeland.
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 water infrastruct exists on New Hope Road, and
that a fire hydrant is located across the street from the propose he also stated that soils at the
site had been evaluated by a soil scientist, but that no evaluation b

Health Services (ARHS) for a septic system.

Planner Repanshek then pointed out that with a rezo l//Jses must be considered, not
just the use that the applicant is specifically aski ential uses by right and by
special use permit that are permitted in the CR z /
d what the CAMA
dential
agricultural classification includes so %cally associated
with rural areas, and it is intended to e / e continued use of land for agricultural, forestry, and
" open space purposes while limiting com

%ng that was brought to her
North Carolina, but that for a spot
€ reason behind it. She also
explained that it could technically be ay, and that it was a gray area as to whether it

qualified as spot zoning at all, She th plained that it.could be argued that it would be reasonable to
rezone the p 7l /////{///// be s/ as serving a large public interest for the

spo

/I %%/ htindu uses
PL R hek th ////% J //////// ////////
anner Repanshek then
prior to the meeting. She S n
zoning to be valid in thé
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dent N . .
residents gh the sou /f/// e | /////////////
One of the %nce membe ho evalent it was to rezone properties adjacent to a spot zoning
once the spot'zoni anshek responded that rezoning in Perquimans was not
that prevalentin . he audience asked how many Dollar Generals were in

many other dollar stor /
audience then inquired nce to the two nearest Dollar Generals along the highway, and

someone else in the audience e nded that they were 7.2 miles and 11 miles from the proposed site.

Brent Purdham, 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. Purdham replied that there were
none at this time. Mr. Moore then asked what the square footage of the store would be. Mr. Purdham
answered 9100 square feet. Mr. Skinner asked if the inventory for the store would be delivered on a
tractor trailer. Mr. Purdham 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 Landon Forest Equity bought all 60 acres, and it was
clarified that Landon 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. Purdham then explained more specifics about the site layout, uding the location of the septic
system and stormwater pond. A member of the audience then
separating the store from the adjoining residential property t
reminded by Mr. Moore that conditions such as that would
permit, not the rezoning.

rthwest. The audience was then
Jed at the hearing for the special use

Mr. Jose Colon, a resident of New Hope, then asked Cou Glandon Forest Equity had
requested any tax breaks for this property. Mr. Sh , i %aré of Glandon Forest
Equity asking for any incentives, and that the count)%% o explained that if
the 2.04 acres were split from the 60 acres, the 2.04 a ' emoved fromthe land use program
' t the potential fo %e Sheriff’s

Department to provide adequate respo . v
“taxes on residents. . ////////
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i lan for t, and the audience was
m why the specific location for
éd that Chris Cox, the real estate
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Planner Re read th oSt ters e Planning Board, one from Mr. Patel, writing
F ividual residents of Perquimans County. Both
neral on the existing New Hope County Store, the
ture, and the potential harm to the character of the
community. Rebin i ine, provided the board with a list of objections to the
rezoning, includir th the comprehensive plan and preservation of

community charac T,
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A member of the audienc
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d Mr. Purdum how often delivery trucks would come to the store.
He answered once a week, 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 her pgints. Diane Elkins, a resident of

New Hope, expressed several concerns about the potential dam o0 the character of the area if the
rezoning were to occur.

Chris Cox, the real estate"agent, then began explaining hi representative of Glandon
Forest Equity. He asked the audience how many pe ezoning if it wasn’t a Dollar
General. He then stated that it was the responsibi not rezone based on all

base of the store, it is like building 10 houses in one %@? Hethen

o
of the lot was chosen by the landowner. .
.

The concern was then raised about potet tion affecting the existing residential
property next to the proposed site. Mr. Cox | e rezoning be approved, the
developer would install an 8 foot privacy fe e store and the home. He also
explained that the exterior Jollar General on Holiday Island
Road, across from Alb e then asked Mr. Cox how Dollar
General chooses pote lar General uses an algorithm to
calculate potential locati embers of the audience then reiterated that they
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opposed the rezo 2y did n %}my commercial development in that area.
atthe Planning Board was an advisory board, and
[d ultimately be the ones to make a final decision on
of the Planning Board and the comments of the public,
ed. It was then clarified that residents who lived outside

to speak at the BCC meeting.

The question was then nner Repansﬁek on whether the county had an acreage limit
when it came to spot zon ponded no and explained that per the precedent set by court cases
across North Carolina invol ential spot zoning, the acreage to be considered a spot zoning could
range from anywhere between %2 acre to 50 acres. She also reiterated that spot zoning was not illegal in

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. Rhonda
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 find proposed Rezoning No. REZ-25-01 to not be consistent with the
county comprehensive Land Use Plan because although 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 in a Rural Commercial zone less than a mile
away from the proposed site. 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 to the Board
of County Commissioners. It was seconded by Mr. Smith. It passed unanimously.

* * * */7

Agenda Item Ill, Business Item B. General observations of jated subdivision density.
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Planner Repanshek started by explaining that there has I oncerning pattern of minor
L . . )y
subdivisions going on in the county for the last fo . eral before and after

pictures of different locations in the county where minor subdivisions have hgppened, pointing out that
some had been sold to manufactured home dealers// /’le othe '//us contractors who
build site-built homes. . / ////////
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Mr. Skinner asked why this wouldn’t fall uni
ot qualify as a mobile home park.

/
onlL %lver Shores Road. Mr. Moore
o en /mber of lots that qualifies as a
at the num

: er of lots is dependent on the
nted hat from a functional standpoint, the road type

There was then discussion pfthe
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road type (major vs mino hen poi
almost becomes irrelevant aL ' /ing comes with additional traffic.
. / o 4 - ///% ,
Mr. Smith edifthe ¢ ensive land use plan to address these issues. Mr.

Shoaf then explai sl ‘ 4 tand use plan is updated, the public gets to have
inputonth . Mz Bki asked what the Planning Department was looking for, and

Albemarle Plantation Cole //ﬁ% se One, Final Plat review requested by Woody Perry and John Linton
of Albemarle Preserve, LLC. Phase one consists of fifty lots.

Planner Repanshek explained that the plat 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 adjourn the meeting. The motion was seconded by Mr. Smith. It
passed unanimously. Meeting adjourned at 9:28 pm.

Minutes approved this day of

Chairperson ecorder
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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: Businiess Owner Opposition to Rezoning of Parcel No. 4-0064-00524

Dear Members of the %mﬁg Qaafé,,

ﬁmﬁ% ?%ﬂf%é” :
rezoning of Parcel No. 4-006

New H niry S
in just eight miles, there ar aiz%zi’ a Dollar General and a %ﬁzﬁy Z%Ziﬁt, /

ytm;%mg ample retail options for residents. Ww% additional retail development
50 close would create unnecessary competition and directly threaten my business.

This rezoning w%}é significantly harm my business and could make it extremely
difficult 10 5 Tm;ﬁa%f%mmymmy%fwwé to close, which
would negatively impact both my livelihood and the local me%ty members who
rely on my store for essential goods.

Additionally, the proposed rezoning would increase traffic, raise safety concerns, 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 businesses and the character of the community.

For these reasons, 1 f%pwﬁé%y but fim&iy urge the Perquimans County Planning
Board to deny the rezoning request for Parcel No. 4-0064-0052A and to support
Wﬁ% planning that safeguards existing local businesses and the community.

Thank you for your time and consideration.

%W Hope tfﬁ%ﬁ‘y Store
2101 New Hope Road
Hertford, NC 27944




Jan 13,2026 PinBd  Attachment C

Date:01/1212026
“Z’m?mmfa%ty Manning Board Members
Attention: Rhonda hek, County P

Re: %%W%%%m&%ww No. 4-0064-0052A
Dear Members of the Planning Board,

Jam writing 10 state my strong me 10 iiw proposed z%wzmg of
Parcel No. 4-0064-0052A. Rezoning this property for commercial use is not
21%%};3%6 f?:;r our netgb%ﬁzm and m% he émwd

Our Wﬁtiy 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 z;zwizty 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 ?wqwm% County Planning Board to reject the rezoning
request for Parcel No. 4-0064-0052A and Wﬁm the interests of existing residents.

’ﬁwzk you for your consideration,




& outiook  Jan13,2026 PinBd AttachmentD

Formal Opposition and Request for Clarification - Proposed Glandon Forest Equity Development

From Derrick Chs
Date Tue 171372026 137 oM

To  Rhonda Repanshek 4%Ma%p@»pefqaiwﬁwwmymgwry

Dear Ms. Repanshek,

I an am a resident of the 27944 ama and am wﬁﬁng to fmmaﬁy ﬁx;%%ﬁ ms; a;z;mzﬁan to the gw;mzw
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 wmmemiai u&es

Because rezoning te;msezsw a permanent change to allowable land use - not merely approval of a single
project - | have serious concerns about the long-term impacts of this request and whether itis mmzsmm
with Perquimans County’s adopted land-use policies and rural planning objectives.

| respectfully request clarification on the following points, which 1 believe are essential before the
Planning Board can make any recommendation:

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 low-density, what findings support converting it to
commercial zoning?

- if the rezoning is inconsistent with the ;zi’arz, 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 stare, 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 zéﬁiﬁaﬂai commercial
development once the zoning is changed?

3. Precedent and Cumulative Impact

- How is the Planning Board m?%ﬁaz 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 Infrastructure Impacts

- Has a traffic impact analysis been required or completed, given the rural road network, school bus
routes, agricultural equipment, and delivery truck traffic? ,

- Has NCDOT reviewed or approved proposed access points for this site?

- If these reviews are incomplete, w?zat %s the rationale for moving forward with a rezoning
recommendation? .

5. Process a%%izémam



- 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? , )

m»m a ;mi:éic ;wr , a;gw g’ a mwniﬁ% ﬁf this size amf ﬁa%we w%%iawt t:%z{ land-use
consistency findings, defined limits on future development, and mmgiated traffic and infrastructure
reviews would raise serious concerns about long-term impacts to community ci’%!@tw? aaiety, and local
businesses.

This opposition is not opposition to all deve%;:meﬁt but to rezan;ng rzzrai land in a way that
permanently alters the character of the area and establishes a precedent that maﬁaz i;e uﬁﬁﬁae

*%eaw include this correspondence in the public record %ﬁodated with t?z;fz fewﬁmg request. ?ﬁana you
for your time ﬁ”wmidefzﬁaﬁ ,

Sincerely,

DerrickChavis
27944 Resident




. Jan 13, 2026 Pin Bd AttachmentE
(M Hertford)

hened Economic and Land-Use Planning Argument Against

MWWW%WW%WW%W@WW%&

Comprehensi ¢ Plan and Rural Zoning Purpose

hWWiWAW%Wﬁ%W@%WWﬁ: ndamentally
incompatible with the rural character of the area. Rural zoning exists to preserve low-density
WWWW agricu WWWMW%WW A dollar store
ntroduces high intensity, increased traffic, large signage, bright lighting, and a
ina%z%m% %mmmmwmﬂmmamm%ﬁm”

npleasant by product of these stores is trash from bags and wrappers blown onto adjacent
residential properties and farm fields. We see it all the time next to dollar stores across the
state.

mmwgwmﬁﬁmﬁmawmmwwm

- rural zoning is meant to provide. Allowing this rezoning to accommodate a national chain
zmamﬁmmwm%m%ﬁmwww%wﬁwmmﬁamz
parcel for treatment inconsiste ith surrounding MW%%W’VQW
W%y%w%%mﬁt{ﬁ%ﬁmv c%%rd&wx@y North Carolina).

St o : oB04 vgﬁwwmwwmmi’wamm
@mymﬁ%%ammmw 1,300 feet from the proposed rezoning site.

W%Wwawm@%mzmmmmm
recognized that the broader economic health of a communi




Dollar stores operate on a market-capture model rather than economic expansion. Planning
iWWWMWWWyWWWW@#%WW

mimmmwm%mmmmmmmmwmﬁé

: : e an existing small, family-owned country store. Unlike a national chain, the
' es goods locally, reinvests its profits locally, provides stable employment, and
memﬁm&%mmmm@mwmmm
Allowing mm,n fwammﬁﬁ’%v&y mem%%%mm
a locally owned business, mmmmwwamxmmmm
economic resilience.

%%&gﬁ%mmwﬁwmmmmmmmwm

headquarters, resulting in economic leakage rather than sustainable local growth. This pattern

WWWW&W@W oncentrating retail access in a single corporate operator
with no obligation to the community.

4. Scattered Commercial Development, Irreversible Loss of Rursl Land and
Precedent Setting

m%mm%aw%w%amgwmﬂmm%%wmm
and preservation policies. MW&W&W&WWW{M@v Town
of Cary, North Carolina).

,WWWWWWWM%WWWWW%
_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 mma manner.

Closing Position

2.

Mw%mmm%mm%ﬂmmﬁ%mm i pati




