
Regular Meeting of the Planning Board 
Monday, June 10, 2024  

6:00PM in the Civic Center 
Agenda 

The meeting will be broadcast live on the Town’s YouTube channel at: https://www.youtube.com/townofjamestownnc 
Click “Subscribe” and tap the “bell” icon to be notified when we go live. 

Welcome to the Town of Jamestown Planning Board meeting.  We appreciate your interest and we encourage public participation in 
our meeting.  Your comments are important to our decision-making process.  Please note that there will be opportunities during the 
meeting for you to address the Board members.  The first opportunity will come if there is a public hearing on the agenda when the 
Chair declares the hearing open for comment.  The second opportunity to address the Board will come near the end of the agenda 
when the Chair will inquire if anyone wishes to address the members of the Board.  Anyone addressing the Board will approach the 
podium; give your first and last name and your complete physical address.  Comments may be limited to three minutes. 

1. Call to Order – Anna Hawryluk, Planning Director

2. Election of Chair of the Planning Board – Anna Hawryluk, Planning Director

3. Election of Vice-Chair of the Planning Board – Chair of the Planning Board

4. Roll Call – Katie Weiner, Asst. Town Manager/Clerk

5. Approval of minutes from March 11, 2024 and April 8, 2024 regular meetings – Chair of the
Planning Board

6. Public Hearings:
Procedure:  Staff will present the case to the Board.  The Chair will open the public hearing and request to hear
from both those in favor and those opposed.  If you wish to address the Board during the public hearing, please
come to the podium and state your name and address for the record.  Speakers may have up to 3 minutes to
address the Board.  Please note, this is not a time for dialogue or discussion and the Board may or may not engage
with you at this time, even if direct questions are asked.  Once the public hearing is closed, no one may speak on
the issue unless specifically requested by the Board Chair.

A. LDO Amendments – Anna Hawryluk, Planning Director
a. Vote on recommendation to Town Council –Chair of the Planning Board
b. Adoption of the Statement of Consistency –Chair of the Planning Board

7. Public Comment Period:  (Limited to a total of 30 minutes)
Procedure:  The Board Chair will ask the Town Clerk if anyone has signed up to speak to the Board.  It is advisable
that if you wish to address the Board you see the Town Clerk prior to the start of the meeting.  Once you have
been recognized by the Chair, please come to the podium and state your name and address for the record.
Speakers may have up to 3 minutes to address the Board.  Please note, this is not a time for dialogue or discussion
and the Board may or may not engage with you, even if direct questions are asked.

8. Adjourn

The next regularly scheduled meeting will be July 8, 2024 at 6 PM in the Civic Center Chambers.  

https://www.youtube.com/townofjamestownnc


 
PLANNING BOARD – WORKING AGENDA 

June 10, 2024 

 
Items on the agenda: 

1. CALL TO ORDER – Anna Hawryluk, Planning Director 
i. Welcome to the June 10, 2024 Planning Board meeting. In order to allow all attendees to be 

able to hear Board business, I would ask that at this time, members of the board and the 
audience please set your cell phones to “SILENT”.  As a reminder, there are generally two 
opportunities for the public to address the Board.  One opportunity will be during any “PUBLIC 
HEARINGS”, when instructed by the Chair to do so. Speakers in a “PUBLIC HEARING” will be 
asked to limit their comments to 3 minutes and must speak to the topic being considered.  The 
other opportunity will be during the “PUBLIC COMMENT” portion of the agenda.  Speakers 
during that portion of the meeting will be limited to 3 minutes per speaker and were requested 
to sign up to speak with the Town Clerk.  Thank you. 

 
2.  Election of the Chair of Planning Board – Anna Hawryluk, Planning Director 

 
3. Election of Vice-Chair of the Planning Board – Chair of the Planning Board 

 
4. ROLL CALL, Katie Weiner, Asst. Town Manager/Clerk  

       Present   Absent 
Darlene Fete …………………………………………………………………             ……………………… 
 
Hope Inge …………………...……………………………………………….             …………...………… 
       
Denise Johnson………………..…………………………………………..             ………………………. 

 
Jane Walker Payne………………………………………………….…..             ………………………. 
 
Dennis Sholl (Alternate: Brant Gomez)…….……………………             ………………………. 
 
Robert Coon, ETJ…………………………………………………………..             ………………………. 
 
Donald Dale, ETJ ………………………………………....….…………..             ……………………… 
 
Peggy Levi, ETJ (Alternate: Susan Stringer)………….………..             ………………………. 
 
Sherrie Richmond, ETJ …………………………………………..……..             ……………………… 
 
Pam Burgess, Council Rep. ………………………..………………….             ……………………… 
 

5. Approval of Minutes – Chair of the Planning Board 
Recommended Motion: “Move to approve the minutes from the March 11th and April 8th meetings as 
presented” 
 
6. Public Hearings  

A. LDO Amendments – Anna Hawryluk, Planning Director 
Planning Chair: “The floor is now open for the public hearing period. Anyone wishing to speak during 
the public hearing, please come to the podium and state your name and address for the record.  
Speakers may have up to 3 minutes to address the Board.  Please note, this is not a time for dialogue 



 
PLANNING BOARD – WORKING AGENDA 

June 10, 2024 

or discussion and the Board may or may not engage with you at this time, even if direct questions 
are asked.” 
 

a. Vote on recommendation to Town Council – Chair of the Planning Board 
Recommended Motion: “Move to recommend the approval/denial of LDO updates to 
Council” 

i. Motion: 
ii. Second: 

iii. ROLL CALL VOTE: 
 

a. Adoption of the Statement of Consistency – Chair of the Planning Board 
i. Motion: 

ii. Second: 
iii. VOTE: 

 
4. Public Comment (LIMITED TO A TOTAL OF 30 MINUTES) 

a. Reminder from Board Chair to audience:  
“This is the public comment period. Once you have been recognized by the Clerk, please come to 
the podium and state your name and address for the record.  Speakers may have up to 3 minutes 
to address the Board.  Please note, this is not a time for dialogue or discussion and the Board 
may or may not engage with you, even if direct questions are asked. Katie, has anyone signed up 
for public comment?”  

 
6. Adjourn 

a.  Motion to adjourn: 
b. Second: 
c. VOTE: 

 
 Next Meeting: 

 Next Regularly Scheduled Meeting: July 8, 2024 









































Chair Planning Board Members 
Darlene Fete
Hope Inge
Denise Johnson
Jane Walker Payne
Dennis Sholl
Robert Coon, ETJ
Donald Dale, ETJ
Peggy Levi, ETJ
Sherrie Richmond, ETJ

TOWN OF JAMESTOWN AGENDA ITEM 

P.O. Box 848  •  Jamestown, North Carolina 27282 
Tel: (336) 454-1138  •  Fax: (336) 886-3504 

ITEM ABSTRACT: AGENDA ITEM #: 

CONSENT AGENDA ITEM    ACTION ITEM   INFORMATION ONLY 

MEETING DATE: ESTIMATED TIME FOR DISCUSSION: 

DEPARTMENT:   CONTACT PERSON: 

SUMMARY:  

ATTACHMENTS:    

RECOMMENDATION/ACTION NEEDED: 

BUDGETARY IMPACT:   

SUGGESTED MOTION:    

FOLLOW UP ACTION NEEDED: 

Lynn Montgomery 

Town Manager 
Matthew Johnson

Planning Board Attorney
Jim Lanik



LDO SIDEWALK LANGUAGE CHANGES 
 
2.20-2 Sidewalks Along New Streets. Sidewalks shall be required along one side both sides of 
new streets, except along major thoroughfares, where sidewalks shall be required on both sides 
of new streets. In the case of private streets, sidewalks shall be required on one side of new 
streets. Regardless of streets being public or private, the developer of new street networks may 
petition the Technical Review Committee (TRC) to waive the requirement for sidewalks  
along new streets for developments located in the Watershed Critical Area where additional 
built-upon area may be detrimental to water quality. The TRC shall apply an “equal or better” 
performance standard to the request and the developer shall be required to comply with 
conditions placed upon them by the TRC. 

 

 

  



EXEMPTION CLARITY 
 
19.5-2 Exemptions. The following are exempt from the requirements of this Article. The 
exemption shall not be construed to permit uses prohibited in the underlying zoning district, or 
otherwise prohibited by this Ordinance.  
 

(A) Lots of record of less than twenty thousand (20,000) square feet existing on October 1, 
1993, in all watersheds except Randleman Lake Watershed, where the effective date is 
January 1, 2000. Lots of record less than 1 acre which were existing prior to the effective 
date of the watershed ordinance (July 1, 1993 in all watersheds except Randleman, 
where the effective date is January 1, 2000), are not part of a larger common plan of 
development, and are impacted by permanent easements or rights-of-way which render 
the “effective” lot size less than 20,000 sq. ft. of developable area may qualify for the 
exemption as described.  

(B) The construction or modification of one single-family dwelling and its accessory 
structures on a zone lot lot of record provided it is located outside Watershed Critical 
Area (WCA) Tier 1 within the City Lake and Oakdale Reservoir Watersheds or outside 
Watershed Critical Area (WCA) Tiers 1 and 2 within the Randleman Lake Watershed.  

(C) The construction of one two-family dwelling and its accessory structures(s) on a zone lot 
lot of record in the City Lake and Oakdale Reservoir Watersheds provided a 
sedimentation and erosion control plan is not required and provided it is located outside 
Watershed Critical Area (WCA) Tiers 1 and 2.  

(D) Replacement of existing built-upon area (BUA) on a lot developed with a like or lesser 
amount of new BUA, at the same location, or at a different location on the same zone 
lot if the Planning Director has determined that equal or better water quality will result.  

(E) Exemption to the Plan Submission Requirements of this Article. The placement of small 
accessory buildings or structures or small amounts of other built-upon area on a lot 
developed with a nonresidential or multifamily use, provided that the total built- upon 
area added after the effective date of this Ordinance, is no greater than six hundred 
(600) square feet and provided that less than one acre of land is disturbed shall be 
exempt from the plan submission requirements of this Article. This exempted built-upon 
area or land disturbance shall not be placed within a required surface water buffer. This 
exemption shall apply to a zone lot lot of record for one time only after July 1, 1993, in 
all watersheds except Randleman Lake Watershed, where the effective date is January 
1, 2000. This exemption shall not apply to a lot with a Watershed Development Plan on 
file with the Planning Department.  

(F) No lot or property shall be exempt from the buffer protection requirements of this 
ordinance.  

 



WRITTEN RECOMMENDATION ADDRESSING COMPRENSIVE LAND USE PLAN CONSISTENCY: 
 
GS 160D-604 and GS 160D-605 set forth specific requirements for governing board statements. 
 

• Boards are not required to take action that is consistent with an adopted Land Development Plan (aka 
Comprehensive Plan or “Comp” Plan).  They only need to consider what it says. 

• The Council and Planning Board must adopt a statement that addresses plan consistency when considering 
zoning ordinance amendments. 

• The adopted statement may not be something simple like “we find the request to be consistent/inconsistent 
with adopted policies”.  Rather, it must say how/why the Council feels as it does. 

• The consistency statement must include some modest discussion and explanation about the Planning Board and 
Council’s feelings on their actions.  In other words, the statement should not be crafted beforehand by staff. 

• The Council must make their statement conform to one of three forms: 
o A statement approving the proposed zoning amendment and describing its consistency with the plan; 
o A statement rejecting the proposed zoning amendment and describing its inconsistency with the plan; 

or 
o A statement approving the proposed amendment although inconsistent with the plan and why deemed 

appropriate. Adoption of a rezoning that is inconsistent with the plan automatically amends the plan. 
• Each consistency statement must include an explanation of why the board deems the action to be reasonable 

and in the public interest. 
 
All amendments must now follow this approach: 

1) Consideration of the proposed zoning amendment and public hearing. 
2) Deliberation by the Board. 
3) Motion to approve/deny the zoning amendment. 
4) Motion on consistency/inconsistency with the Land Development Plan (Comp Plan). 

 
 
A sample format is provided on the following pages. 
 
 
 
 
 
 
  



 
 

MOTION  
FINDING PROPOSED AMENDENT CONSISTENT WITH COMP PLAN 

 
I make a motion that the proposed zoning amendment be approved based on the following: 
 
1. The proposed zoning amendment is consistent with the adopted comprehensive plan of the Town of Jamestown.  
The Planning Board further finds that the proposed zoning amendment is consistent with the comprehensive plan 
because:________________________________. 
AND 
2. The proposed zoning amendment is reasonable.  The Planning Board considers the proposed zoning amendment 
to be reasonable because: 

A. The report of the Town staff finding the proposed zoning amendment to be reasonable is adopted by 
reference.  
B. The Planning Board further finds that the proposed zoning amendment is reasonable 
because:___________________________________________________. 

AND 
3. The proposed zoning amendment is in the public interest. The Planning Board considers the proposed zoning 
amendment to be in the public interest because: 

A. The report of the Town staff finding the proposed zoning amendment to be in the public interest is 
adopted by reference.  
B. The Planning Board further finds that the proposed zoning amendment is in the public interest 
because:___________________________________________________. 
 

 
[Call for second etc .] 
  



MOTION  
FINDING PROPOSED AMENDENT INCONSISTENT WITH COMP PLAN 

I make a motion that the proposed zoning amendment be rejected based on the following: 

1. The proposed zoning amendment is not consistent with the adopted comprehensive plan of the Town of 
Jamestown.  The Planning Board finds that the proposed zoning amendment is inconsistent with the comprehensive 
plan because:__________________.
AND/OR
2. The proposed zoning amendment is not reasonable.  The Planning Board considers the proposed zoning 
amendment to be unreasonable because:

A. The report of the Town staff finding the proposed zoning amendment to be unreasonable is adopted by 
reference.
B. The Board further finds that the proposed zoning amendment is unreasonable 
because:_________________________________________________.

AND/OR 
3. The proposed zoning amendment is not in the public interest. The Board considers the proposed zoning 
amendment to be against the public interest because:

A. The report of the Town staff finding the proposed zoning amendment to be against the public interest is 
adopted by reference.
B. The Board further finds that the proposed zoning amendment is against the public interest 
because:_________________________________________________.

[Call for second etc .] 



MOTION  
TO APPROVE   

ZONING AMENDMENT  
(EVEN IF INCONSISTENT WITH COMP PLAN) 

I make a motion that the proposed zoning amendment be approved based on the following: 

1. Even though the proposed zoning amendment is inconsistent with the adopted comprehensive plan of the Town
of Jamestown, a change in conditions in meeting the development needs of the community has occurred since plan
adoption.  These changes include: ________________________________________________________________.
Furthermore, the Board finds that the proposed zoning amendment meets the development needs of the community
because:__________________________________________
AND
2. The proposed zoning amendment is reasonable.  The Board considers the proposed zoning amendment to be
reasonable because:

A. The report of the Town staff finding the proposed zoning amendment to be reasonable is adopted by
reference.
B. The Board further finds that the proposed zoning amendment is reasonable
because:____________________________________________________.

AND 
3. The proposed zoning amendment is in the public interest. The Council considers the proposed zoning
amendment to be in the public interest because:

A. The report of the Town staff finding the proposed zoning amendment to be in the public interest is
adopted by reference.

B. The Board further finds that the proposed zoning amendment is in the public interest
because:____________________________________________________.

AND 

4. By approving this motion, the Board also recommends that the Town Council also hereby amends the Town of
Jamestown Land Development Plan (comprehensive plan) to reflect the approved zoning amendment.

[Call for second etc .] 
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