
TOWN OF ERWIN 
PLANNING BOARD & BOARD OF ADJUSTMENTS 

MONDAY, AUGUST 17th AT 7:00 PM 
ERWIN MUNICIPAL BUILDING BOARD ROOM 

AGENDA 

1. PLANNING BOARD MEETING CALLED TO ORDER
A. Invocation
B. Pledge of Allegiance

2. CONSENT AGENDA
A. Planning Board Minutes from Regular Meeting on July 20th, 2026 (Page 2)

3. OLD BUSINESS
A. Updates

4. ADJOURNMENT

5. BOARD OF ADJUSTMENTS MEETING CALLED TO ORDER

6. CONSENT AGENDA
A. Board of Adjustments Minutes from Regular Meeting on April 21, 2025 (Page 5)

7. NEW BUSINESS
A. BOA 2026-001 (Page 6)

8. ADJOURNMENT



PLANNING BOARD  

MEETING MINUTES 

MONDAY, JULY 20th , 2026 

ERWIN, NORTH CAROLINA 

The Town of Erwin Planning Board held its regular meeting in the Erwin Municipal Building 
Board Room 100 West F Street, Erwin NC on Monday, July 20th , 2026, at 7:00 PM.  

Board members present were, Vice Chairperson Jim Hartman, In-Town Board Members Grace 
Watts, Kathryn Moore, Dean Downing, Rebecca Kelly, Michael Jackson, and Out-of-Town Board 
Member Howard Godwin. Also present was In-Town Alternate Grace Ambelas. 

Board member absent was Chairperson Nicholas Skatell. Also absent was In-Town Alternate 
Karen Beitar. 

Staff members present were Town Manager Snow Bowden, and Deputy Clerk Katelan Blount. 

Vice Chairperson Jim Hartman called the meeting to order at 7:00 PM.  

Board Member Rebecca Kelly gave the invocation.   

Board Member Kathryn Moore led the Pledge of Allegiance. 

CONSENT ITEMS 
Board Member Howard Godwin made a motion to approve the items on the consent agenda, 
which included the minutes of May 18th, 2026. The motion was seconded by Kathryn Moore. 
The Board voted unanimously.  

ORGANIZATIONAL MEETING 
Mr. Howard Godwin wished to renew his position as Out-of-Town Planning Board Member.  He 
took the Oath of Office, administered by Deputy Town Clerk, Katelan Blount. 

OLD BUSINESS 

Updates: 

Town Manager Snow Bowden updated the Planning Board on the status of the open Town 

Planner position. The Town is planning to conduct interviews for qualified candidates soon. 

The Town is also holding a public hearing for Family Care Homes next month at the Board 

Meeting. There are also some updates with the Accessory Structures amendment to get it 

finalized. 

The Town has been working through the issues with GFL to get all the old trash carts removed as 

per the contract, but may end up having to remove them and bill GFL. 
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There are some projects on the horizon for Erwin, and the Town is looking forward to that. 

The construction of Scooter’s Coffee has been moving forward, bringing coffee to Erwin. 

NEW BUSINESS 

ZT-2026-27-001 

Town Manager Snow Bowden presented this rezoning request to the Board. 
This request is for the parcel, known by its Harnett County Tax PIN 1507-22-0057.000 , located 
at 1501 Denim Drive, Erwin, to rezone from a B2 classification to an R10 classification. This is 
adjacent to an R-10 district, and contains a residential single-family dwelling. The applicant 
wishes to rezone the property for residual use. This request is in line with the 2023 Land Use 
Plan.  
Board Member Michael Jackson asked if this could be added to Town Ordinances as a permitted 
use.  
Town Planner Snow Bowden stated that there is some talk in Raleigh to permit residential 
structures in B2 Zoning, but nothing is final at that level yet. The discussion can be brought up 
again with the current Board of Commissioners for a possible text amendment. 

Board Member Kathryn Moore made a motion to approve the request. 

Vice Chairperson Jim Hartman asked the Board to read the Staff Evaluation. 

Board Member Rebecca Kelly read the following: 

-The Impact to the adjacent property owners and the surrounding community is reasonable, and
the benefits of the rezoning outweigh any potential inconvenience or harm to the community.
Reasoning: The request is to have the parcel rezoned to another residential district. The
applicant seeks to use the existing structure on this parcel as a single-family dwelling.
-The requested zoning district is compatible with the existing Land Use Classification.
Reasoning:  This parcel is located in an area identified for commercial/mixed use growth in our
2023 Land Use Plan. This section is identified for commercial/mixed use growth, but a mix of
residential uses is appropriate in this area.

Board Member Grace Watts read the following: 

-The proposal does enhance or maintain the public health, safety, and general welfare.
Reasoning: this rezoning request would turn this lot into a conforming lot.
-The request is a small scale rezoning and should be evaluated for reasonableness.
Reasoning: this request is to have one parcel rezoned, that is 0.52 acres.

Vice Chairperson Jim Hartman asked the Board to read the Statement of Consistency. 
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Board Member Rebecca Kelly made a motion in the affirmative, and read the following 
Statement of Consistency: 

“The requested rezoning to R-10 is compatible with all of the Town of Erwin’s regulatory 
documents, and would not only have a positive impact on the surrounding community, but 
would enhance the public health, safety, and general welfare as stated in the evaluation.  
Therefore, it is recommended that this rezoning request be approved.” 

The motion was seconded by Howard Godwin. The Board voted unanimously. 

ADJOURNMENT 

Board Member Howard Godwin made a motion to adjourn the meeting at 7:11 P.M. and was 
seconded by Kathryn Moore. Motion unanimously approved. 

 
Minutes recorded and typed by  
Katelan Blount, Deputy Town Clerk 

 

 

______________________________                       ______________________________ 

Nicholas Skatell     Katelan Blount 
Chairperson                                              Deputy Town Clerk 
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BOARD OF ADJUSTMENTS 

MEETING MINUTES 

MONDAY, APRIL 21, 2025 

ERWIN, NORTH CAROLINA 

 

The Town of Erwin Board of Adjustments held its regular meeting in the Erwin Municipal Building Board Room 100 
West F Street, Erwin NC on Monday, April 21st, 2025, at 7:00 PM. 

Board members present were: Chairperson Nicholas Skatell, Vice Chairperson Jim Hartman, In-Town Board 
Members Kathryn Moore, Michael Jackson, Grace Watts, and Rebecca Kelly, and Out-of-Town Board Members 
Howard Godwin and In-Town Alternate Marsha Woodard. 

Board members absent were: Board Members Joshua Schmeiding, Michael Jackson, and In-Town Alternate Vanessa 
Lech. 

Town Manager Snow Bowden, Town Planner Dylan Eure, and Deputy Town Clerk Katelan Blount were present. 

Chairperson Nicholas Skatell called the meeting to order at 7:32 P.M. 

 

CONSENT ITEMS 

Board Member Howard Godwin made a motion to approve items on the consent agenda, which included the minutes 
of February 17, 2025, as well as the BOA-2025-003 and BOA-2025-004 Approval letters, and was seconded by Jim 
Hartman. The Board voted unanimously. 

ADJOURNMENT 

Board Member Jim Hartman made a motion to adjourn the meeting at 7:33 P.M. and was seconded by Kathryn 
Moore. The Board voted unanimously. 

 

Minutes recorded and typed by  

Katelan Blount, Deputy Town Clerk 

 

 

______________________________                       ______________________________ 

Nicholas Skatell      Katelan Blount 

Chairperson                                              Deputy Town Clerk 
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Erwin Planning Board 

REQUEST FOR CONSIDERATION 
To: Erwin’s Board of Adjustments Members 

From: Snow Bowden, Town Manager  

Date: August 17th, 2026 

Subject: BOA 2026-001   

 

 

The Town of Erwin has received a hardship variance request for a vacant parcel located on Iris 
Bryant Road. The property does not have an assigned street address but is identified by Harnett 
County Tax PIN 0596-68-2886.000. 

The subject property is zoned R-10 Residential, which requires a 35-foot rear setback. The 
applicant is requesting a 10-foot variance to reduce the required rear setback from 35 feet to 25 
feet in order to construct a single-family dwelling on the lot. 

The hardship is the result of Harnett Regional Water's proposed installation of a new sewer lift 
station on a portion of the property. The location of the lift station and other 
environmental/topographical concerns reduces the buildable area of the parcel, making it 
difficult to construct a single-family residence while complying with the required rear setback. 
Approval of the requested variance would allow the applicant reasonable use of the property by 
permitting the construction of a home. 

According to the applicant, the proposed sewer lift station is intended to improve wastewater 
system capacity and address existing sewer capacity issues within the Town of Erwin. 

Attachments: 

• BOA 2026-001 Application 
• BOA 2026-001 Staff Report 
• Survey of parcel  
• Harnett County GIS image with zoning 
• Harnett County GIS image with no zoning  
• Harnett County GIS image with blue line stream 
• Harnett County GIS image with 4-foot contours  
• Harnett County GIS image with 5-foot contours  
• Harnett County GIS image with 4 and 5-foot contours  
• Harnett County GIS image with sewer lines  
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Meyers Engineering, PLLC 
5708 Carriage Park Court / Fuquay-Varina, NC 27526 / 919-625-0214                          

 

July 27, 2026 
 
Mr. Snow Bowden 
Town Manager 
Town of Erwin 
100 West F Street, POB 459 
Erwin, NC 28339 
 
RE:  R2X Property Variance Request 

Findings of Fact 
  
 
Mr. Bowden, 
 
The R2X property located on Iris Bryant Road in Erwin, North Carolina, Harnett County tax parcel 
identification number 0596-68-2886.000, and more particularly described in Book 4173, Page 0001-0005 
(Exhibit A), Harnett County, North Carolina Registry, is a vacant parcel currently zoned R-10.  From the 
Town of Erwin Code of ordinances, the property dimensional requirements for R-10 zoning: 
 
Sec. 36-147. - Dimensional requirements. 

(a)The following regulations shall govern all permitted and conditional uses in this district: 
(1)Minimum lot area: 10,000 square feet (0.229 acres). 
(2)Minimum lot width: 75 feet. 
(3)The administrative official shall determine frontage for irregularly shaped lots. 
(4)All setbacks may not apply to individual planned units, condominium, or town home 
developments. 

(b)The following are the minimum setbacks or building envelopes for properties located within 
the R-10 district: 

(1)Minimum required front yard: 35 feet (excluding steps). 
(2)Minimum required rear yard: 35 feet (excluding steps). 
(3)Minimum required side yard: Ten feet. 

 
The subject property has a calculated deeded area of 0.25 acres: however, as stated in the property 
description highlighted on Exhibit A Page 0005, the property is to the center of the then “Dunn and 
Lillington Road”.  This reduces the depth of the property from approximately 150-feet to 120-feet for 
setback purposes.  When the property area is calculated from the right-of-way line of the now Iris Bryant 
Road, the lot’s area is approximately 0.21 acres, which is less than the minimum lot size for R-10 zoning. 
 
The property also has a blue line stream crossing the southwest quadrant of the property (Exhibit B), and 
there is an existing 3-inch sanitary sewer forcemain paralleling stream on the east side of the stream 
within an assumed 20-foot utility easement.  Harnett Regional Water is in the process of paralleling the 
existing 3-inch forcemain with a new 6-inch forcemain that will divert the pump station discharge from 
downtown Erwin to a manifold point with an existing 8-inch forcemain by Cape Fear River Trail Park.  
The new forcemain will require additional permanent easement on the front of the property, though that 
additional easement is within the front setback (Exhibit C). 
 
The applicant is requesting a variance from the requirements of Sec. 36-147(b)(2) to reduce the rear 
building setback from 35-feet to 25-feet to allow a larger building area that would be consistent with other 
properties of the same R-10 zoning. 
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Meyers Engineering, PLLC 
5708 Carriage Park Court / Fuquay-Varina, NC 27526 / 919-625-0214 

 

 
FINDINGS OF FACT 
 

a. There are extraordinary and exceptional conditions pertaining to the particular piece of property 
in question because of its size, shape, or topography that are not applicable to other lands or 
structures in the same district.  

Due to the subject property deed to the center of the road, thus reducing the lot depth by 
approximately 30-feet for establishing setbacks, the actual lot size is less than the minimum required 
for R-10 zoning, reducing the buildable lot area other parcels with similar zoning would enjoy.  The 
assumed utility easement for the sanitary sewer forcemain encroaches into the building area based on 
the setback requirements, further reducing the available building area. 

b. Granting the variance the requested will not confer upon the applicant any special privileges 
denied to other residents of the district in which the property is located.  

Due to the site’s limitations detailed above, this variance requested would only allow a building area 
similar to other properties of the same zoning and not provide any special privileges. 

c. A literal interpretation of the provisions of this ordinance will deprive the applicant of rights 
commonly enjoyed by other residence of the district in which the property is located.  

Due to the site’s limitations detailed above, a literal interpretation of the provisions of Sec. 36-147 
would limit the available building area enjoyed by other properties of similar zoning. 

d. The requested variance will be in harmony with the purpose and intent of this ordinance and will 
not be injurious to the neighborhood or to the general welfare.  

The reduction of the setback from 35-feet to 25-feet will be in harmony with the surrounding area and 
will not be injurious to the neighborhood or the general welfare.  

e. The special circumstances are not the result of the actions of the applicant.  

The special circumstances are not a result of the actions of the applicant.  

f. The variance requested is the minimum variance that will make possible the legal use of the land, 
building, or structure. 

The 10-foot set back is the minimum variance that will make it possible for the applicant to enjoy a 
building area more closely enjoyed by other properties of the same zoning. 

 
We request that the Town of Erwin Board of Adjustment grant this variance for the rear setback for the 
subject property. 
 
Sincerely,  
 
 
Jay T. Meyers, PE 
President 
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BOARD OF ADJUSTMENTS  
VARIANCE REQUEST 

STAFF REPORT 
Case:  BOA-2026-001 

Snow Bowden, Town Manager 
townmanager@erwin-nc.org 

Phone: (910) 591-4200        Fax: (910) 897-5543 
 
Board of Adjustments Meeting Date:  8/17/2026 
 
Requesting a variance of 10 feet to the rear setbacks for a vacant 
parcel located on Iris Bryant Road. The parcel can be identified by 
Harnett County PIN 0596-68-2886.000  

 

Applicant Information 
 

Owner of Record:   Applicant: 
Name:  R2X Properties, LLC C/O Phillip Revel  Name:  R2X Properties, LLC C/O Phillip Revel 
Address:  447 Iris Bryant Road  Address: 447 Iris Bryant Road 
City/State/Zip:  Dunn, NC 28334  City/State/Zip:  Dunn, NC 28334 

 

Property Description 
 
Harnett County Tax PIN: 0596-68-2886.00 
Acres: .25 
Zoning District: R-10 
 

 

Vicinity Map 
 

• See Attached Document   
 
 

Physical Characteristics 
 
Site Description: The parcel is .25 of an acre and was created by a subdivision that took 
place in 1962 prior to Erwin’s incorporation as a Town. The parcel has a total of 10,890 
square feet and a frontage/width of 75 feet. The requirement for R-10 zoning classification 
is 10,000 square feet and a width/frontage of 75. The proposed site does not contain 
wetlands or watersheds and is not within a flood zone. The site does have a blue line stream 
that runs through the parcel. There are no permanent structures on this property at the 
moment.  
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Surrounding Land Uses: This parcel is located off Iris Bryant Road which is within our 
corporate limits. The surrounding land uses are residential land uses including R-10 and R-
15 zoning.   
 
 

Services Available 
• HRW for water and septic  
• Duke for electricity / power  

 

Findings of Fact  
 
R2X Properties LLC has submitted a variance request to reduce the required rear setback by 10 
feet for the construction of a single-family residence on Iris Bryant Road. The R-10 zoning 
district requires a minimum rear setback of 35 feet; however, the applicant is requesting a 
reduced rear setback of 25 feet. 
 
Harnett Regional Water has been working with the current property owner to obtain a permanent 
easement for the installation of a new sewer lift station on the subject property. The proposed 
sewer lift station, combined with the property's topographic constraints and the presence of a 
blue-line stream traversing the parcel, significantly limits the buildable area of the lot. As a 
result, the applicant is seeking the requested variance to provide sufficient space for the 
construction of a single-family home while accommodating the proposed utility infrastructure 
and the site's natural features. 
 

Staff Evaluation  
 

1. There are extraordinary and exceptional conditions pertaining to the particular piece 
of property in question because of its size, shape, or topography that are not 
applicable to other lands or structures in the same district. Yes 

  
• Reasoning: The subject property's deed extends to the centerline of the adjacent 

roadway, reducing the effective lot depth by approximately 30 feet when required 
setbacks are applied. Consequently, the effective lot area is below the minimum 
required for R-10 zoning, resulting in a smaller buildable area than similarly zoned 
parcels. Additionally, the assumed utility easement for the sanitary sewer force main 
encroaches into the buildable area after setback requirements are applied, further 
reducing the building envelope and limiting the property's development potential. 

 
 

2. Granting the variance the requested will not confer upon the applicant any special 
privileges denied to other residents of the district in which the property is located. 
Yes 
 

• Reasoning: Due to the site’s limitations detailed above, this variance requested 
would only allow a building area like other properties of the same zoning and not 
provide any special privileges. 
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3. A literal interpretation of the provisions of this ordinance will deprive the applicant of 
rights commonly enjoyed by other residence of the district in which the property is 
located. Yes 
 

• Reasoning: Due to the site’s limitations detailed above, a literal interpretation of the 
provisions of Sec. 36-147 would limit the available building area enjoyed by other 
properties of similar zoning. 
 

4. The requested variance will be in harmony with the purpose and intent of this 
ordinance and will not be injurious to the neighborhood or to the general welfare. 
Yes 

 

• Reasoning: The reduction of the setback from 35-feet to 25-feet will be in harmony 
with the surrounding area and will not be injurious to the neighborhood or the 
general welfare 

 
5. The special circumstances are not the result of the actions of the applicant. Yes 

 

• Reasoning: The special circumstances are not a result of the actions of the 
applicant. 
 

6. The variance requested is the minimum variance that will make possible the legal 
use of the land, building, or structures. Yes 

 

• Reasoning: The 10-foot setback is the minimum variance that will make it possible 
for the applicant to enjoy a building area more closely enjoyed by other properties of 
the same zoning. 
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NOTICE OF PUBLIC HEARING 

 

The Town of Erwin Board of Adjustments will hold a Public Hearing on the 

following items pursuant to NC General Statute 160D-406, on Monday, August 

17th, 2026, at 7:00 P.M. in the Erwin Municipal Building Board Room located at 

100 West F Street, Erwin, NC 28339.  

Case BOA-2026-001:  This is a request for a 10-ft hardship variance from the 

required rear setback for a vacant parcel located on Iris Bryant Road, identified by 

Harnett Property Tax PIN 0596-68-2886.000. 
 

This case is available for review at the Erwin Town Hall. All persons desiring to be 

heard either for or against the proposed item set forth above are requested to be 

present at the above-mentioned time and place.  

For additional information, please contact the Town Manager Snow Bowden at 

910-591-4200 or by email at townmanager@erwin-nc.org.  

 

PLEASE RUN  

JULY 31st 2026 

AUGUST 7th 2026 
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Statement of Inconsistency 
BOA-2026-001 

The requested hardship variance for the parcel located at 447 Iris Bryant Road, known 

by its Harnett County Tax PIN 0596-68-2886.00, which is in the R10 zoning district. 

This request is to reduce the minimum rear setback from 35 ft to 25 ft. This is due to the 

topographic constraints limiting the buildable area of the lot.  

The variance has been reviewed and considered by the Board of Adjustments, and it is 

recommended that this variance be approved. 

________________________ _____________________ 

Nicholas Skatell  Katelan Blount 

Chairperson  Deputy Town Clerk 
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Statement of Inconsistency 
BOA-2026-001 

The requested hardship variance for the parcel located at 447 Iris Bryant Road, known 

by its Harnett County Tax PIN 0596-68-2886.00, which is in the R10 zoning district. 

This request is to reduce the minimum rear setback from 35 ft to 25 ft. This is due to the 

topographic constraints limiting the buildable area of the lot.  

The variance has been reviewed and considered by the Board of Adjustments, and it is 

recommended that this variance NOT be approved. 

 

 

________________________      _____________________ 

Nicholas Skatell       Katelan Blount 

Chairperson        Deputy Town Clerk 
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