AGENDA
BREVARD PLANNING BOARD - REGULAR MEETING
Tuesday, August 26, 2025 - 5:30 PM
City Council Chambers

I. Welcome

II. Introduction of Board Members
III. Certification of Qquorum

IV. Approval of Agenda

V. Approval of Minutes
a. Draft Minutes 07.22.2024

VI. Public Comments

VII. New Business
a. Consideration of Annexation ANN-25-002 - Cashiers Valley Road
b. Consideration of Rezoning REZ-25-003 - Cashiers Valley Road

VIII. Unfinished Business
IX. Remarks
X. Adjourn

Agenda Posted, Website August 18th, 2025
M. Baker, Clerk to the Board

To review Agenda materials, go to the City’s website www.cityofbrevard.com. Select “Your
Government” tab followed by “Agenda Packet” tab. Agenda packet materials are posted on Friday
afternoon prior to the meeting.

Page 1 of 11



MINUTES
BREVARD PLANNING BOARD SPECIAL CALLED
July 22nd, 2025
COUNCIL CHAMBERS CITY HALL

The Brevard Planning Board met for a special called meeting Tuesday, July 22nd, 2025 at
5:30 PM in the Council Chambers at City Hall.
Members Present: Reid Wood, Vice Chair
Karen Darity
Molly Jenkins
Peter Chaveas
Alan Mercaldo
Members Absent: Greg Hunter, Chair
Staff Present: Madalin Baker, Board Clerk
Emily Brewer, Senior Planner
Aaron Bland, Assistant Planning Director
I. Welcome
At 5:30 PM, Reid Wood, Vice Chair, called the meeting to order.
IL. Introduction of Planning Board Members
The Board introduced themselves.
II1. Certification of Quorum
R. Wood confirmed with the Board Clerk that a quorum from the Board was present.

IV. Approval of Agenda

M. Jenkins made a motion to approve both the agenda and the May 27t draft minutes. P.
Chaveas seconded, unanimously carried.

V. Approval of Minutes
See IV.

VI. Public Comments - None

VII. New Business
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a. Consideration of TXT-25-005: Clarification of District-Based Regulations
Following Adoption of "Residential Zoning District" Definition

Aaron Bland, Assistant Planning Director, presented his staff report, a portion of
which follows:

Background In April City Council adopted new definitions in the City's Unified
Development Ordinance (UDO) in response to NC Session Law 2024-57 via
Ordinance 2025-13. The two new definitions codified were "new construction" and
"residential zoning district."

Discussion This is a staff-initiated text amendment to clarify various requirements
throughout the UDO that relied on a former interpretation of the phrase "residential
zoning district." When this term did not have a codified definition, it was standard
practice to interpret it as meaning the General Residential and Residential Mixed
Use zoning districts. However, the new codified definition changes this. The
definition now reads "any zoning district that permits residential land uses" which
includes several districts besides GR and RMX. This amendment replaces any vague
language such as "residential districts" with an explicit list of applicable zoning
districts. Staff also found and replaced other related terms like "non-residential
districts" impacted by the new definition. This creates clear guidance on what
requirements apply in what zoning districts.

Policy Analysis Ensuring the UDO is clear and understandable is an overarching
goal of good planning practices and is supported throughout the Building Brevard
comprehensive land use plan, most notably in LUH-19 which specifies "make
planning documents and UDO more approachable and user friendly."

Following his staff report, A. Bland looked to the Board for questions.

A. Mercaldo noted that since “Residential District” now invokes a specific definition,
it should be capitalized each place it might appear in the UDO. He acknowledged this
detail is minute. A. Mercaldo asked, in the event that legal action is taken against the
recently passed definition of “Residential District,” would any of the proposed text
changes need to be changed back? A. Bland responded no, that all of the changes
before the Board today would survive in that scenario. R. Wood clarified that the
changes to the text would not change application of the UDO as it had previously
been applied, and A. Bland assured that was correct. R. Wood asked if the proposed
changes had any impact on Conditional Zoning Districts, and A. Bland said no. CZDs
remain standalone, site-specific in application.
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P. Chaveas motioned to adopt as written with reference to the consistency
statement. M. Jenkins seconded. The motion passed unanimously.

VIII. Remarks

The Board congratulated Senior Planer Emily Brewer on the birth of her baby and said it was
good to see her back at work.

IX. Adjournment

There being no further business, A. Mercaldo made a motion to adjourn seconded by P.
Chaveas, the motion carried unanimously, and the meeting adjourned at 5:41 PM.

Greg Hunter, Chair

Madalin Baker, Board Clerk
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STAFF REPORT
Planning Board, Tuesday, August 26, 2025

Title: Consideration of Annexation ANN-25-002 - Cashiers Valley
Road

Speaker: Aaron Bland, Asst Planning Director

Prepared by: Aaron Bland, Asst Planning Director

Approved by: Paul Ray, Planning Director

Background

The City has initiated a contiguous annexation for a portion of a City-owned property on
Cashiers Valley Road. The parcel lies adjacent to the City Public Works facility at the
intersection of Cashiers Valley and Nicholson Creek Road, and is further identified by PIN
8585-19-5389-000.

Discussion

This parcel is currently vacant and partially inside the city limits. The proposal would
include the entirety of the lot inside the city limits. On March 17, 2025, City Council
adopted Resolution No. 2025-16 declaring three parcels of land as surplus property and
approving the sale of the properties on the open market via the upset bid method of public
property disposal. This parcel was included in that resolution and the intention of this
annexation petition is to include the remainder of the parcel within city limits before
selling it, with the revenue going towards supporting affordable housing initiatives.

Policy Analysis
Voluntary, contiguous annexations are governed by North Carolina General Statute §160A-
31. The subject property qualifies for annexation under this statute.

Fiscal Impact
There are no expected immediate fiscal impacts. The development of this site for housing
will eventually result in increased property tax revenue and utility fee collections.

Action
The Board's role is to make a recommendation for approval or denial to City Council
regarding the proposal.

Attachments:
1. Preliminary Annexation Plat
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STAFF REPORT
Planning Board, Tuesday, August 26, 2025

Title: Consideration of Rezoning REZ-25-003 - Cashiers Valley Road
Speaker: Aaron Bland, Asst Planning Director

Prepared by: Aaron Bland, Asst Planning Director

Approved by: Paul Ray, Planning Director

Background

This is a City-initiated rezoning for the same City-owned property adjacent to the City
Public Works facility at the intersection of Cashiers Valley and Nicholson Creek Road,
further identified by PIN 8585-19-5389-000. This rezoning is being done concurrently
with the previously discussed annexation.

In addition to being only partially inside the city limits, this parcel is also split-zoned. The
portion currently inside the city limits is zoned General Residential 8 (GR8) and the
portion outside is zoned General Residential 4 (GR4). This proposal would rezone the
entire parcel to either GR8 or Neighborhood Mixed Use (NMX).

Discussion
The intention of this rezoning is to upzone the parcel to make it more marketable before
selling it, with the revenue going towards supporting affordable housing initiatives.

Policy Analysis

The Future Land Use Map identifies this parcel as the Activity Center - Minor character
area. The recommended zoning districts of Neighborhood Mixed Use and Residential
Mixed Use (RMX). Because the adjacent Public Works facility is zoned NMX, this would be
an option for the rezoning (RMX would not due to spot zoning concerns).

However, there is the potential that rezoning to NMX would make the property not as
marketable as GR8 because single-family houses are not permitted in NMX. Given the goal
of maximizing the sale price to help fund affordable housing initiatives, thought must be
given to this trade off. There are other differences to be considered as well, such as the
higher density allowed by NMX (15 dwelling units per acre vs. 8). Staff requests the Board
discuss these two options and come to consensus on a recommended district.

Action
The Board shall make one of the following recommendations with regard to a petition for a
zoning map amendment:

1. Grant the zoning map amendment as requested;

2. Grant the zoning map amendment with a change of the area requested;

3. Grant the zoning map amendment to a more restrictive general zoning district or
districts; or
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4. Deny the application.

The Board must also submit a statement analyzing the reasonableness of any proposal for
a zoning map amendment. There are two reasonableness statements attached, one for
recommending GR8 and one for NMX.

Attachments:
1. Consistency and Reasonableness Statement - GR8
2. BPB Consistency and Reasonableness Statement - NMX
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STATEMENT OF CONSISTENCY AND REASONABLENESS WITH
ADOPTED PLANS AND POLICIES OF THE CITY OF BREVARD
REZ-25-003

NCGS 160D-604 requires that the Planning Board shall advise and comment on whether the
proposed amendment is consistent with any comprehensive plan prior to consideration by the
Governing Board. The Planning Board shall provide a written recommendation to the
Governing Board that addresses plan consistency and other matters as deemed appropriate
by the Planning Board, but a comment by the Planning Board that a proposed amendment is
inconsistent with the Comprehensive Plan shall not preclude consideration or approval of the
proposed amendment by the Governing Board.

The Brevard Planning Board forwards this recommendation of the GR8 zoning district to
City Council with a finding that the proposed zoning map amendment is consistent with

the following elements of the City's adopted plans and policies:

Comprehensive Land Use Plan

e Goal 7: Support economic vitality and grow the tax base, cultivate local businesses,
and attract sustainable industry.

e LUH-13: Utilize the Housing Trust Fund to leverage private investment to create
affordable and workforce housing units.

e LUH-14: Seek developer agreements for divestment of City properties that
guarantee affordable and workforce housing units for a defined period of time.

e LUH- 18: Collaborate with neighborhoods to explore opportunities for zoning
overlays, historic preservation, adaptive reuse, infill projects, special events, and
other neighborhood-specific activities.

The Brevard Planning Board forwards this recommendation of the GR8 zoning district to
City Council with a finding that the proposed zoning map amendment is inconsistent with
the following elements of the City's adopted plans and policies:

Future Land Use Map
o This property is located in the Activity Center - Minor character area in the
Future Land Use Mabp, for which GR8 is not an applicable zoning district.

NCGS 160D-605 requires the Governing Board to approve a statement analyzing the
reasonableness of a proposed rezoning. The statement of reasonableness and the statement of
consistency may be approved as a single statement.

The Brevard Planning Board forwards this recommendation to City Council with a finding

that the proposed zoning map amendment is in the public interest and reasonable due to
the following factors:
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The size and location of the proposed rezoning diminishes spot zoning concerns.
There is strong relationship between the currently allowed uses and the allowed
uses of the proposed new district.

The rezoning is consistent with the above elements of the Comprehensive Land
Use Plan.

Despite being inconsistent with the FLUM as noted above, rezoning to GR8
provides a better opportunity for contributing funds to the Housing Trust Fund
via sale as surplus property, pursuant to Resolution 2025-16, and furthering the
City’s long-held affordable and workforce housing goals.

Page 10 of 11



STATEMENT OF CONSISTENCY AND REASONABLENESS WITH
ADOPTED PLANS AND POLICIES OF THE CITY OF BREVARD
REZ-25-003

NCGS 160D-604 requires that the Planning Board shall advise and comment on whether the
proposed amendment is consistent with any comprehensive plan prior to consideration by the
Governing Board. The Planning Board shall provide a written recommendation to the
Governing Board that addresses plan consistency and other matters as deemed appropriate
by the Planning Board, but a comment by the Planning Board that a proposed amendment is
inconsistent with the Comprehensive Plan shall not preclude consideration or approval of the
proposed amendment by the Governing Board.

The Brevard Planning Board forwards this recommendation of the NMX zoning district to
City Council with a finding that the proposed zoning map amendment is consistent with

the following elements of the City's adopted plans and policies:

Comprehensive Land Use Plan

e Goal 7: Support economic vitality and grow the tax base, cultivate local businesses,
and attract sustainable industry.

e LUH-13: Utilize the Housing Trust Fund to leverage private investment to create
affordable and workforce housing units.

e LUH-14: Seek developer agreements for divestment of City properties that
guarantee affordable and workforce housing units for a defined period of time.

e LUH- 18: Collaborate with neighborhoods to explore opportunities for zoning
overlays, historic preservation, adaptive reuse, infill projects, special events, and
other neighborhood-specific activities.

NCGS 160D-605 requires the Governing Board to approve a statement analyzing the
reasonableness of a proposed rezoning. The statement of reasonableness and the statement of
consistency may be approved as a single statement.

The Brevard Planning Board forwards this recommendation to City Council with a finding
that the proposed zoning map amendment is in the public interest and reasonable due to
the following factors:

J This property is located in the Activity Center - Minor character area in the
Future Land Use Map, for which NMX is an applicable zoning district.

o The size and location of the proposed rezoning diminishes spot zoning concerns.

o There is significant overlap between the currently allowed uses and the allowed
uses of the proposed new district.

o The rezoning is consistent with the above elements of the Comprehensive Land
Use Plan.
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