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MINUTES 

TOWN OF PITTSBORO 

BOARD OF COMMISSIONERS 

SPECIAL MEETING – WORKSESSION 

THURSDAY, MAY 21, 2015 

6:00 PM 

 

Mayor Terry called the meeting to order and stated the purpose of this worksession was to 

discuss the proposed Code Assessment/UDO.  Mayor Terry asked for a moment of silence. 

 

PLEDGE OF ALLEGIANCE 

 

Commissioner Farrell led the Pledge of Allegiance. 

 

ATTENDANCE 

 

Members present:  Mayor Bill Terry, Mayor Pro Tem Pamela Baldwin, Commissioner Jay 

Farrell, Michael Fiocco and Bett Wilson Foley.  Commissioner Beth Turner was absent. 

 

Staff present:  Manager Bryan Gruesbeck, Clerk Alice F. Lloyd and Planning Director Stuart 

Bass.  Steven Sizemore, Pete Sullivan and Roger Waldon were present representing Clarion 

Associates. 

 

They went over the following power point: 
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They are here to present and discuss the Code Assessment, which is intended to serve as the 

guide to their drafting of a Unified Development Ordinance for the Town of Pittsboro.  

 

 
 

Briefly reminded the board of the project, then spent a lot of time going over the Code 

Assessment itself, then concluded by mentioning next steps. 

 

Mr. Waldon stated nothing said tonight is binding. 
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They began the project early last fall by creating a project website, holding meetings and 

interviews with stakeholders, the UDO committee, the Planning Board, and the Board of 

Commissioners. The purpose of all the interviews and meetings was to gather as much 

information and opinions as possible about what’s wrong with the current development 

regulations and how they should be changed. 

 

They’ve used that input, along with their review of Town planning documents and the current 

regulations, as well as their experience with developing development regulations for other 

communities, to come up with this Code Assessment. 

 

Using the Code Assessment, along with the responding comments and direction, as a guide, they 

will begin drafting the actual regulations.  

 

To facilitate review, they will draft the UDO in two modules. 

 

The first module will address administration, review procedures, and zoning district and district 

related regulations. 

 

The second module will address the proposed Downtown form-based district and the rest of the 

UDO: use standards, environmental & open space standards, and site development standards. 

They will address relevant definitions in both modules. 

 

They will present teach module to the UDO committee, the Planning Board, and Board of 

Commissioners to gather input. They will then combine the two modules and revise the 
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combined draft in accordance with the input and direction received - to produce a public hearing 

draft of the UDO. 

 

They will present the public hearing draft for Town review and adoption.  
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From their review of plans, current regulations, and comments from the project initiation stage, 

they identified 7 key issues the UDO should address, and made recommendations for changes to 

current regulations in relation to each issues. 

 

The key issues addressed in the Code Assessment are listed above. 

 

 
 

Many people told then that the current regulations are too difficult to read and understand. 

The regulations are scattered among seven ordinances or sets of rules.  As a result, there is 

substantial duplication, inconsistency, and uncoordinated review. 

 

Their first recommendation, and the fundamental basis for the whole project, is to consolidate all 

these development regulations into a single ordinance. 
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The old adage “A picture is worth a thousand words” is as true with development regulations as 

with any other document. 

 

The current development regulations make only limited use of tables and no use of flow charts, 

and contain few graphics. 

 

They recommend the UDO include: 

• Photos and diagrams showing the types of development most typical in the various 

zoning districts and how dimensional standards applicable in the district apply. There’s 

an example in the Assessment’s appendix (p. 93).  

• More tables to show standards with multiple variables – not just to show permitted uses 

and parking space requirements - but for standards for access management, street and 

driveway design, signs, and public hearing notice requirements. 

• Flow charts to depict all application review procedures in the context of standards review 

procedures. 

• A variety of diagrams, photos, and other graphics that indicate how various development 

standards apply or how dimensional standards are measured. 
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Most of the current development regulations take the form of text that covers the page from 

margin to margin. 

 

Headings are often few and far between, with the organization of sections and subsections not 

always clear and logical.  Page numbers are sequential, providing no reference to the content of 

the page. 

 

They recommend using outline numbering with distinctive headings to indicate the hierarchical 

relationship between sections, subsections, paragraphs.  That enables the use of headers and 

footers in the top and bottom margins that indicate the article and section found on each page, as 

well as page numbering that reflects the article. 

 

It also enables the extensive use of hyperlinked cross-references, tables of content, and index that 

allow users to quickly jump to the particular provisions they seek. 
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Regulations should ideally minimize the need for interpretation. Where interpretation is required, 

they will vary among people using the regulations and among Town staff charged with 

administering the regulations, especially over time. 

 

We will review all carried forward provisions for clarify and make them more precise and more 

objective wherever possible.  

 

Many development ordinances include provisions addressing detailed application submittal 

requirements and design and construction specifications.  

 

These kinds of provisions “clutter” up the ordinance and make it difficult to navigate and 

understand. 

 

They also need to be revised much more frequently than other ordinance regulations due to new 

technology and best practices, making it very cumbersome to require a text amendment to the 

ordinance every time you want to change an application submittal requirement or update a 

standard construction detail. 

 

Furthermore, these kinds of provisions are often subject to variation in respect to particular 

development sites or proposals. They need to be more flexible than the typical ordinance 

provision. 
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We therefore recommend that all such detailed provisions currently in Town development 

regulations be relocated to an administrative manual, along with other requirements and 

summary information provided to applicants and citizens.        
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After discussion/comments a motion was made by Commissioner Fiocco seconded by 

Commissioner Baldwin to adjourn at 9:12 P.M. 

 

 

 

 

____________________________________ 

              William G. Terry, Mayor  

 

 

ATTEST: 

 

 

 

 

_______________________________ 

Alice F. Lloyd, CMC, NCCMC 

Town Clerk 

 


