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Chatham County Planning Board Special Meeting Minutes  

August 23, 2023 
 

 

 
The Chatham County Planning Board met in a special session on the above date and the meeting were as follows: 
 
 
 

Present   Absent 

George Lucier, Chair 
Mary Roodkowsky 
Kent Jones 
Amanda Roberson 
 

Jon Spoon, Vice Chair 
Shelley Colbert 
Eric Andrews 
 

 Clyde Frazier 
Norma Hernandez 
Elizabeth Haddix 
Tony Mayer 
 
 
 
 

 
 
Planning Department 
Jason Sullivan, Director, Chance Mullis, Assistant Director, Kim Tyson, Subdivision Administrator, Hunter Glenn, Planner 
II, and Dan Garrett, Clerk to the Planning Board.   
 
 

I. CALL TO ORDER: 

Chair Lucier called the meeting to order at 6:30 p.m.  

II. DETERMINATION OF QUORUM: 

Chair Lucier stated there was a quorum, 7 members present, Mr. Frazier, Ms. Hernandez, Ms. Haddix and 

Mr. Mayer were absent.  

III. APPROVAL OF AGENDA: 

Approval of the Agenda – Chair Lucier asked the board members if they were okay with the one item on 

the agenda. There were no objections, and the agenda was approved. 

 

IV. PLAN MONCURE DRAFT SMALL AREA PLAN: 

 

1. Receive a presentation from the consultants about the Plan Moncure Small Area Plan review draft 

preferred scenario.  

• Chair Lucier stated to the Planning Board that there are two items we want to focus on tonight, 

the Small Area Plan, and the Preferred Scenario. Once the Small Area Plan is approved by the 

commissioners it will be reflected in the Unified Development Ordinance. It is impressive how 

this group has collaborated with the citizens and the different boards of Chatham County to 
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forge ahead in this overly complicated process, receiving a lot of public input along the way and 

incorporating that public input into the Small Area Plan and Preferred Scenario.  
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Meg Nealon, Ben Hitchings, and Tyson Smith the consultants for the Moncure Area Small Area Plan gave the 

above presentation to the Planning Board members. After the presentation, the consultants listened and 

answered questions, comments, and concerns from the Planning Board.  
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Board Discussion: 

o Chair Lucier thanked the consultants for a thorough and detailed presentation. Chair Lucier said he 

likes to look at probability and risk assessment, as we read through this document there are a lot of 

specific numbers and I know these are not meant to be exact, but it might be helpful to point out in the 

document where the range of uncertainty is high and where you think that range of uncertainty is low. 

Chair Lucier asked once this is implemented into the UDO is there a way to help protect these sites that 

are on the National Historic Register from zoning changes that might impair the integrity of that historic 

site or area? Chair Lucier also stated time will tell whether there will be issues with Apex annexing into 

Chatham County and how that might disrupt some of the plans we have in place. We have already 

worked with Cary over several years with the Chatham Cary Joint Plan, do you think the same thing 

might need to happen if Apex wishes to annex into parts of Chatham?  

o Ms. Nealon stated right now Apex is only interested in non-residential uses within Chatham County and 

some of that will be dictated by what the development program is. Anytime you are looking in a fast-

growing area it is always prudent to see if there are areas that need that level of attention so you can 

be equipped with the right decisions, infrastructure, and services. What the county is doing now with 

this Small Area Plan helps get prepared for those kinds of changes that may come down the road in the 

future. Ms. Nealon said about the Historic District concern, that is part of our inventory, we know in 

North Carolina that the protections are not as strong as we would like them to be, so what is listed on 

the Historic National Register has a certain amount of protection, but in a local district you have more 

protection. Setting up those guidelines around historic areas that are delineated because of the 

contributing structures to those local districts, it is that process that starts to lend itself to more 

protection. So, when you raise awareness of these assets that we have across Chatham County, not 

just in the Moncure area, the inventory of these assets would be defined and should be part of the 

Conservation Implementation Plan will demonstrate what it means to be sensitive to these properties. 

Mr. Hitchings stated this would be a major project that would take staff time and resources to 

accomplish it correctly. We have a Historic Preservation toolbox that includes several distinct kinds of 

tools to bring recognition and regulation to historic sites. There is also an incentive framework that 

could be established where private property owners that have a property which is eligible for listing 

could receive a property tax deferral. Mr. Hitchings also stated we have national historic districts and 

local historic districts; the national level is focused on recognition and property owners eligible for a tax 

credit. The local historic district is where you can have more regulations such as if a property owner 

wants to make any exterior changes, they are required to receive a certificate of appropriateness from a 

historic preservation commission for approval.  

o Ms. Roodkowsky has a concern regarding community input. During the presentation there was a slide 

showing the community attendance and input and I am having a challenging time with that representing 

the community if the sample size was 25, what is the population of the area under consideration. The 

number 25 was the highest number in the category, and that only represents the people who were able 

to attend the meeting. Do you feel that is really the representation of the community and was there any 

efforts made to make a more statistical sampling so the people who were not able to go to the 

community meeting could be heard. Mr. Hitchings stated we always put out an opportunity for the 

citizens to communicate while using a number of different strategies so if people are unable to come to 

a meeting, they can fill out an on-line survey and we provided a kiosk with surveys located at the 

recycling center, but it is rare we receive input that is statistically significant. However, we have done 

everything possible to make sure the range of voices and perspectives have had an opportunity to be 

heard. Ms. Nealon added that it was discovered after the Covid pandemic people became comfortable 

with on-line participation in so many ways and we are seeing more participation in our projects now 

then we did pre-pandemic. At the time of this community meeting, we had 2500 hits on the website and 

now well over 3000.  
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o Ms. Roodkowsky asked to what degree is affordable housing being considered, we want police and 

teachers living where they work, a lot of the proposed housing is single family homes which is often 

much more expensive than townhomes or apartments. Ms. Nealon stated when you look at the Market 

Assessment it shows about 50% of the demand for single family dwellings and 25% in the townhomes 

and multifamily category. It is a tough question, because it is what is being demanded and what the 

market will deliver along with other factors. Chatham County is one of the most expensive places to live 

in the state right now. What we try to do is create opportunities for a wider variety housing product to 

find its way into the planned area. We expect some of the demand for multifamily homes to be here so 

the flexibility that is suggested through our mixed-use categories will allow for a greater variety of price 

points. Mr. Hitchings added that we do have one of the twelve themes is maintaining affordability and 

the county already has an affordable housing program and we have called out some key strategies for 

citizens who may qualify for assistance.  

o Ms. Colbert stated the Planning Board has received several documents that have not been posted to 

the website, are there plans to add those additional documents to the website, so the public also has 

access to some of the things we are talking about tonight, including the presentation. Mr. Mullis stated 

he will make sure those documents are added to the website. Ms. Colbert asked who the intended 

audience for this Plan Moncure document is and where we should be directing specific comments 

about the content within the document. Ms. Nealon stated the target audience is all Chatham County 

and Moncure community and any comments, errors, or concerns about the document should be 

directed to Mr. Mullis and he will make sure the correct consultant is provided those comments.  

o Ms. Colbert stated on page 30 of the Plan Moncure there is the vision and map, but what is lacking in 

this document is the same kind of comparative analysis based on percentages for the land use areas 

that are existing in the scenario planning summary which ties it into the A, B, C, D scenarios. That is an 

important piece of information that the public should be able to have so they can see how category by 

category comparison to what was previously, it is a significant omission. Ms. Colbert also stated she 

feels this document is bloated for public consumption, it is 86 pages and in my opinion a lot, but not all, 

unnecessary graphics. When we talked about the limited time for participation, I found this document 

difficult to get through because of that. The word count of this document is 18,377 words over 86 pages 

which is 213 words per page. If I were a member of the public, would I really want to take on the task of 

reading all of this document? This document could be tightened up to be easier to read and it would be 

helpful to the public as well.  

o Mr. Jones asked when you did the survey were the fliers sent out to local churches, community centers, 

and stores for people to see and participate? Ms. Nealon stated yes, we provided fliers for each 

community meeting which were printed and delivered to local stores, churches, and we even have 

community members take a lot of the survey fliers and circulate them around to their social network. Mr. 

Mullis added we gave fliers to the Moncure Fire Department and had them post on their social media as 

well as the county social media. The Plan website also sent out an e-mail blast to who ever has signed 

up for that notification. So, there were a lot of different avenues for the citizens to receive the 

information we provided and surveys for them to give feedback.  

o Mr. Jones asked the consultants to elaborate on what they meant by maintaining affordability. Mr. 

Hitchings stated the U.S. Department of Housing and Urban Development has established a standard 

that if a household is paying more than 30% of their annual income on housing, they are considered not 

to have affordable housing. There are fair market rents that are established through the different metro 

areas and that 30% threshold is often used in the development of affordable housing programs to 

identify people who might be eligible for assistance. In the Plan on page 62, theme 7 “Maintaining 

Affordability,” we identified seven different strategies to help with providing affordable housing in the 

community. Mr. Sullivan added the county has initiatives towards better affordable housing and the 

commissioners are committed to seeing that effort with the affordable housing trust fund. Within the 

UDO we are looking for opportunities for affordable housing within the legal parameters. 
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o Vice-Chair Spoon asked about the three more dense areas, the downtown Moncure, Pea Ridge Road, 

and New Elam Church Road, are those feasible without sewer to achieve the kind of density we are 

looking at? Ms. Nealon stated no, only with utilities can we make that happen. What a plan like this 

does is it starts to delineate where would you send utilities if you wanted them. The plan points to 

where we want to concentrate growth and therefor where the utilities need to be located.  

o Vice-Chair Spoon stated the other communities that have already been through this type of process 

were surprised by how many people rely on commuting from other communities. To what extent are we 

relying on NCDOT to say this is okay and how can we make public transit be a part of this, so the 

quality of life is not ruined for the residents who live on those roads. Ms. Nealon stated we have the 

market assessment that says a certain amount of people want to be in this area or surrounding area. 

The assessment shows that US 1 corridor is going to be where the commuter traffic is used, so US 1 

will have to be improved over the next 20, 30, or 40 years to address that. One of the things that this 

allows you to do as a county community region is when we talk about transit opportunities, some of the 

intensity we are suggesting with the community center and the employment center gets you to a level 

where public transit makes sense. Mr. Mullis stated the county has just funded a transit study which will 

identify where in the county transit would be best located. Chair Lucier stated there was a 

recommendation about moving to Capital Area Metropolitan Planning Organization (CAMPO) currently 

Moncure is in the Triangle Area Rural Planning Organization (TARPO), what is the advantages of one 

verse the other organization? Mr. Hitchings stated both organizations have advantages, but you get 

more direct allocation from CAMPO of federal and state funds, and they have a smaller projects 

assistance fund which would be good for small road improvements, pedestrian, and bike paths. Chair 

Lucier stated we might have better chances for funding if Moncure stays with TARPO because we 

would not have to compete with Wake County, it is something to think about.  

o Mr. Andrews stated sometimes development does follow access to sewer, have we had consultations 

with Sanford, at a minimum we know there will be sewer between VinFast and Sanford, does that map 

represent where we think we will have sewer. Ms. Nealon stated that allocation is for VinFast only, so 

beyond that, they need the information of bigger planning to have that conversation. Mr. Andrews 

asked if the map reflects any kind of soils evaluation if sewer is not an option? Ms. Nealon said yes, the 

suitability analysis within the existing conditions document identifies areas with available data where 

suitable soils are located for septic. 

o Mr. Andrews asked if we are trying to create a downtown area in Moncure and Haywood where there 

currently is not much of a downtown. Ms. Nealon said we are trying to enhance what is already there, 

we have several churches, the Sprott Center, and some nice homes. The idea is to have a business 

location, but the reality is there needs to be more investment for it to be truly a location where a 

restaurant or small business would want to be located. What is illustrated and suggested in the village 

center description is that this area can support more things in that area and what it is going to take to 

draw businesses to that location. We are looking for a downtown as a walkable center and very 

approachable.  

o Ms. Robertson asked how we can manage development so we can keep the existing Moncure 

downtown area preserved as it grows. Ms. Nealon said the UDO will have village center and community 

center designations which are in various places and within those designations there are existing zoning 

districts and future zoning districts that are appropriate. When you compare those, you will see there is 

a distinctive scale in intensity. Mr. Tyson Smith stated this is an area where market and utilities play a 

significant role, what we do not want is the UDO to bar the redevelopment of those areas if the market 

wants to do that and can do it. Ms. Roberston thanked the consultants for their hard work and the work 

they completed. The green space and open space being proposed is important and I am excited to see 

that as an important part of the future. Affordable housing is so important because we have people who 

work in this county that can not afford to live here and that is sad. Ms. Robertson asked what are your 

thoughts on how we can develop what is illustrated with dense areas and preserving all the green 
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space and incorporate affordable housing? Ms. Nealon stated the UDO will address design standards, 

so the amount of open space is set aside is one thing, but the type of open space and where it is 

located so it is meaningful is a different thing. The communities that are successful have these 

inventories of what constitutes the assets of the community and what is to be in conservation. Mr. 

Hitchings stated on page 55 under theme 3, “protecting natural resources”, this will update the 

ordinance, and what has tremendous potential is the Comprehensive Conservation Implementation 

Plan to help figure out other ways to operationalize the protection of green space.  

o Ms. Robertson asked if there is anyway to build into this plan for affordable housing because it sounds 

like this will be a desirable place which will increase the cost and a more expensive area to live 

because of the protections and the conservation areas that are going to be a part of it and the demand 

and the price will go up. Are there any tools that can be built within the UDO or in and around carving 

out spaces to ensure the whole area does not just skyrocket and only the super-rich can live there. Mr. 

Tyson stated we are addressing those concerns within the UDO with different zoning tools such as 

design standards, lot area standards, and incentivize affordable housing if not require it as part of the 

development as they occur. There are several topics we are working on now within the UDO that you 

will see as we roll them out to be reviewed that will address affordable housing as well. 

V. PUBLIC INPUT SESSION:    

 

• Mr. Jay Gilleece stated we have 330 acres right next to VinFast and our concern was the employment 

center, or the community center had enough residential density types for us to be able to build a mixed-

use community and provide a type of housing for people who work at VinFast can live in this area 

where we will have mixed-use, greenways, parks, daycare centers, and retail. After tonight’s meeting 

the consultants and Board has done a fantastic job of addressing all those issues. For the people to 

work and live in the same area you need to have condominiums, townhomes, and apartments. Mr. 

Gilleece thanked the Planning Board for their time. 

• Ms. Robin Anders said she lives in New Hill and has been concerned so I have attended the community 

meetings and I was concerned at the listening sessions, they were not conversations, so there was no 

opportunity for residence to get up and speak about what our concerns were. You could listen to their 

presentation and then we were filed off to speak individually. We were not encouraged to get up and 

speak about our options and what are our concerns publicly. The A, B, C, D Plans are fear tactics, the 

densest plan showed the lowest property taxes, and it was also colored dark green, so it wasn’t clear to 

the average resident what they were voting for, when clearly one of the most important features to the 

residents to this community is maintaining the rural lifestyle. The most recent Moncure Plan I received 

via e-mail on the same day that you could come and comment at the public meeting, I do not know if 

that were intentional, if I did not receive it on time, but I had plans and could not go to the meeting. I 

spent two weeks reading the document and the first 30 pages were fluff, a lot of happiness and 

everybody wants rural. Not even one of my immediate Pea Ridge neighbors, 18 neighbors did not know 

about this meeting tonight, not even one. I have been to most of the Moncure planning meetings to 

date. I do not feel that the density proposed is desired by most of our existing community north of US 1, 

and do not believe that the plan produced accurately represents the desires of its residents. Anyone 

who may have casually commented they would like a grocery store also wants to maintain the rural 

nature of our community. Many do not understand that a grocery is not by desire, it is by rooftops. Most 

also do not understand that the resulting road widening to accommodate said rooftops will land many of 

their homes in the center of the road. And yet the colorful plans do not show the effect of their innocent 

commentary. In fact, the densest plans deceivingly show the darkest green. I call it “green washing.” 

Never mind it is not 15 minutes either direction to get to grocery stores. Heck, it takes that long in many 

parts of Raleigh to get to groceries. We moved to New Hill for the rural character and to raise our 

animals and our family. We hunt, farm, and respect our neighbors. It is easy enough to pop out on US 1 
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to 540 and be inside the RTP for business within 25 minutes, an extremely short commute by anyone’s 

watch. We did not move here to have the County bring us jobs we did not ask for. Chatham County was 

touted as special because of its countryside, its rural lifestyle. I am saddened to see so little effort to 

preserve it, and instead see it envisioned yet another subdivision which is not the desire of most 

residents today. Which families will get the boot from eminent domain with this plan? Sadly, it does not 

appear to me that there are many benefits at all to the current residents. It seems that the County is 

planning for a replacement community.  

• Mr. Nelson Smith stated he lives in Moncure and feels the consultants did an excellent job with their 

presentation and all the work they have been doing. I have heard people getting upset because they 

received the email two or three weeks before the event, so you cannot make everyone happy. Green 

spaces for country people are called the woods, the new commers want green spaces, rural people do 

not want that. We are comfortable with septic tanks and well water, but what is being proposed requires 

infrastructure, you must plan so the commissioners can produce an idea for us. The consultants did a 

respectable job, but it will not develop without infrastructure. My tax dollars right now are going to 

Sanford for wastewater and water and Pittsboro will be sending their wastewater to Sanford as well. As 

a citizen here in Chatham County I know that things are going to change, there is about 1300 people 

who move into Chatham each year and they are going to want something that is different than what is 

here now. The Plan must accommodate those people that want change, it will never stay rural. If you 

look down the street from NC State, remember what it used to look like and what it looks like now, 

today. It is apartments, condominiums, and restaurants. Things will change, they will constantly 

change, and we have the plan for those changes. Mr. Smith thanked the Board for their time and all the 

work that has been done.  

 

Board Discussion: 

• Chair Lucier stated over the past year we have had several rezonings along Pea Ridge Road and Old 

US 1 for neighborhood business, light industrial, and commercial uses. Where these rezonings taken 

into consideration in the mapping we see? Ms. Nealon stated yes, we implemented in the map what is 

called committed development and made that part of the plan. All the rezoning requests that have been 

approved by the commissioners are shown on the map. Chair Lucier stated you had removed 

neighborhood business from the list of uses in these kinds of centers and yet I believe we have 

approved three applications to neighborhood business. Ms. Nealon said there is a little bit of confusion 

when we talk about place types of verses zoning, in the place types we have a neighborhood center 

place type, and it is a mix of uses at a small scale. That is different from neighborhood business district, 

we are not taking that district away. All existing neighborhood business and committed development 

that is classified as neighborhood business has all been folded into the document.  

• Chair Lucier stated the Preferred Scenario has 170,000 sqft of additional retail space as an estimate, to 

put that into perspective, how much commercial space is within the Briar Chapel development? Mr. 

Sullivan stated Briar Chapel has 250,000 sqft of commercial plus apartments.  

• Ms. Roodkowsky stated she would like to hear more from the citizens, but a lot of them have already 

left the meeting tonight. The presentation was good and thorough, so I do not want to take away from 

the presentation, however, how can we structure these meetings to allow for more public input. We 

want them to feel that they have been heard as well. Chair Lucier stated we provide a public comment 

session and anyone who wishes to speak we allow them to speak so they can be heard. Mr. Nelson 

Smith stated for the most part the people in Moncure will not show up to the meetings. Moncure is not 

organized so the people do not come together as they should to make more public comments. Ms. 

Nealon stated at the very beginning of this process back in February we went to the Moncure Fire Chief 

and asked if we could use their facility to allow the public to drop in to discuss and ask questions. There 

was such a response from the public we had to hold three separate listening sessions with no agenda 
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other than to hear from the public. Then in March we held our first open house, and we provided a 

presentation and then allowed the public to speak one on one with the consultants or Planning staff, in 

other jurisdictions we have had success with that, and the public appreciated the opportunity. We did 

have a response that several residents were not able to speak and be heard, so because of that we 

added a meeting in April which was not part of our original schedule just for a listening session and we 

made sure anyone who wanted to speak was heard. We expanded the Frequently Asked Questions on 

the website, and we generated a response to the feedback from the first open house in February. At the 

April meeting we delivered hard copies of the feedback to everyone who walked in the door, and we 

placed it on the website. From the April listening session, we generated another set of comments and 

questions to which we gave another round of responses to, at our May community meeting, we 

delivered yet another hard copy of the handout with those questions and responses. Lastly, we had the 

August community meeting in which we presented the Preferred Scenario from all the information, 

comments, and concerns we gathered from the public.  

• Ms. Colbert stated she did not want to give the impression of any kind of criticism towards the 

document, which was not her intent, but rather concerned about format, organization, and making the 

document flow better. There are some things within the document that need attention and I will provide 

those comments to Mr. Mullis separately. The addendum item we received said expanded description 

of the employment centers explicitly name types of housing that might be appropriate, but I am not 

seeing we have done that, we just indicated that needs to be done or have you provided something that 

is specific? Ms. Nealon said we have suggested that would be a consideration in the addendum and 

replaced it with compatible housing. Ms. Colbert stated she feels the consultants did do an excellent job 

in attempting to show what those different interests might be and find ways to balance them because 

clearly the final product we have seen looks like it has gone through some changes from the previous 

four plans. To the comment about Chatham will not always remain rural, I am not a native of North 

Carolina, but I first moved to Wayne County in Goldsboro in 1966 and I have experienced in my lifetime 

what it means to live in rural North Carolina and when I look at areas like Moncure I am completely 

sympathetic to the people who are living in those areas and would like to keep it that way. On the other 

hand, we are growing, we need to balance those interests, and need to be looking at infrastructure. Our 

role as a Planning Board is looking at these issues the community has surfaced and be sure we are 

putting extra effort into reviewing the documents and when we make a recommendation, we have 

explored the issues and concerns of the community and elevate those in the same manner as the 

public has by showing up.  

• Vice-Chair Spoon asked about the underdeveloped status and how that was determined and does it 

include timberland. Ms. Nealon stated the areas that are in the present use value program are 

separated out and we know the different areas of agriculture and timberland. Vice-Chair Spoon stated 

timberland can easily be flipped into development. Ms. Nealon stated that is true, but we felt if someone 

when through the process to participate in the present use value program it would not be developed. 

Vice-Chair Spoon asked about the neighborhood residential and what are the main differences 

between community center and village center because you had mentioned that might be applicable to 

other parts of the county and to incorporate it in our zoning efforts. Ms. Nealon stated compact 

residential has been part of Chatham’s place types since 2017 and we are recognizing those 

differences in the unincorporated areas of the county, and we noticed a large gap between R1 and R-5, 

so we want to try and create something where that transition was more logical. The desire for a greater 

housing variety and affordability suggested more of a mixture. Vice-Chair Spoon asked if this plan could 

pivot if some of the efforts on a state level come through to preempt us from doing the regulatory 

changes we want to make such as watershed protection. Mr. Smith stated while drafting the UDO this 

has been a constant topic and we have had instances where we had to go back and revisit something 

because of what the Legislation has done or thinking about doing. We can react to changes in the 

Legislation and adjust the plan. Vice-Chair Spoon stated he will send his other comments to Mr. Mullis.  
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• Mr. Andrews stated he feels we are in a situation where Moncure could become its own municipality, 

and shouldn’t we be planning for that? Ms. Nealon stated the idea for Moncure to be incorporated 

would be a lengthy process and in the interim this plan would serve as that vision. If it does become 

incorporated, then they would have to adopt their own plan and we are not considering that right now 

because that is not a guarantee to happen. Mr. Hitchings stated whether that happens or not, we are 

setting up Moncure for success in the years ahead and having a thoughtful vision on what to protect 

and where to develop.  

• Chair Lucier stated we have received a lot of information tonight and we all had a good discussion. We 

should take some time to digest everything and allow us to generate comments and concerns before 

our September 5th Planning Board meeting. Come prepared with specific changes or comments to our 

next meeting because we do need to take action on this item in September because the Board of 

Commissioners would like to hear it at their October 16th meeting.  

• Ms. Colbert asked how are we going to circulate our concerns or changes prior to the meeting? Mr. 

Mullis stated he will create a working document on One Drive and share it with everyone, so we have a 

centralized document.  

  

VI. ADJOURNMENT: 

There being no further business, the meeting adjourned at 9:05 p.m. 

 

Signed: __________________________________________________/______________  

  George Lucier, Chair      Date 

 

Attest:  __________________________________________________/______________  

  Dan Garrett, Clerk to the Board    Date  


