
TOWN OF SWANSBORO 

PLANNING BOARD 

SPECIAL MEETING AGENDA 

 

June 20 2022                             Town Hall Community Room 

 5:30 PM                           601 W. Corbett Avenue 

 

1. Call to Order 

 

 

2. New Business 

Vaquero Ventures has submitted a special use application for the property located at 1117 W. 

Corbett Ave (Walmart outparcel).   The proposed use will be a Starbucks coffee shop with a 

drive-through.  “Restaurant” is an allowed use in the B-1 zoning district pursuant to the 

issuance of a special use permit.   

 

 

Action Needed: Per Section 152.033 of the Unified Development Ordinance, the Planning 

Board is charged with the preliminary review of quasi-judicial decisions, provided that no 

part of the forum or recommendation may be used as a basis for the deciding board.   

 

A recommendation including review of the application in accordance with Section 152.210 

which addresses plan consistency and any other items deemed appropriate. 

 

 

 

 

 

 

3. Chairman/Board Thoughts/Staff Comments 

 

 

 

 

4. Public Comments  

 

 

 

 

5. Adjournment  
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        Planning Board Meeting 
Agenda Item Submittal 

 

_____________________________________________________ 
Item To Be Considered: Starbucks Special Use Permit   
 
Board Meeting Date: June 20, 2022      
 
Prepared By: Jennifer Ansell, Planner       

 
Overview:  Vaquero Ventures has submitted a special use application for the property located at 
1117 W. Corbett Ave (Walmart outparcel).   The proposed use will be a Starbucks coffee shop 
with a drive-through.  “Restaurant” is an allowed use in the B-1 zoning district pursuant to the 
issuance of a special use permit.   
 
Action Needed: Per Section 152.033 of the Unified Development Ordinance, the Planning Board 
is charged with the preliminary review of quasi-judicial decisions, provided that no part of the 
forum or recommendation may be used as a basis for the deciding board.   
 
A recommendation including review of the application in accordance with Section 152.210 which 
addresses plan consistency and any other items deemed appropriate. 
 
Attachments 
Applicable Ordinance Sections  
TRC Comments  
Special Use Application and Plans   
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Staff comments in blue.  
 
SPECIAL USES 
 
§ 152.210   PROCEDURE FOR SPECIAL USE PERMITS. 

A) Special use permits may be issued by the Administrator, after approval by the Board of 
Commissioners, for the uses as designated in the table of regulations for special uses. 
Applications shall include all of the requirements pertaining to it as specified in this section. 
A hearing shall be held, and all interested persons shall be permitted to offer relevant 
comments. The Town Board of Commissioners shall consider the application and may 
approve or deny the requested special use permit. 
 

B) In granting a special use permit, the Board of Commissioners shall give due regard to the 
nature and state of all adjacent structures and uses, and the districts within which the 
proposed use is to be located, and shall make written findings of fact concerning the 
existence or absence of the following criteria: 
 

1) The special use is allowed pursuant to § 152.210 and meets all the required 
conditions and specifications, including without limitation, those set out in 
§ 152.211.  The use, “Restaurants”, is allowed by the Table of Uses in the B-1 
zoning district pursuant to the issuance of a special use permit.    
 

2) The special use will not materially endanger the public health or safety if located 
where proposed and developed according to the plan as submitted and approved.  
The proposed restaurant will be located on an existing outparcel within the Walmart 
development. Access to the site will be through the existing driveways; no exterior 
drives are proposed.  A traffic impact study has been provided pursuant to Section 
152.312 of the UDO by J.M. Teague and is under review by the Town’s consultant 
engineer, Jeff Hochanadel with the Timmons Group.   

 
The Executive Summary has been provided for review. The TIA identified 
intersections operating at Level of Service F in both the background and build case. 
Table 11 recommends mitigations for these issues but assigns them to the NCDOT.  
The TIA also identified queuing for left turns approaching West Corbett Avenue 
on the Walmart Driveway. This queuing is not on a public roadway, no action was 
recommended.             

 
NCDOT did not require a TIA for this development for the following reasons: 

• The land use was covered in the Swansboro Retail TIA and the Swansboro 
Commercial TIA, which were later updated with the Norris Road Signal Study. 

• All roadway improvements associated with these TIAs have been constructed. 
• The Starbucks will only be accessed via internal, non-system roadways which have 

previously been reviewed as noted above. 
 

3) The special use will not substantially injure the value of adjoining or abutting 
property, OR the special use is a public necessity.  The letter received from Justin 
L. Biers, NC Licensed Real Estate Appraiser, indicates that the development will 
not impact adjacent property values.      
   

4) The location and character of the special use, if developed according to the plan as 
submitted and approved, will be in harmony with the area in which it is located. 
The special use shall demonstrate conformance to the Land Use Plan or other plan 
in effect at the time and address impacts of the project as required by G.S. §160A-
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382(b).   The CAMA Land Use Plan Update (2019) identifies the property as 
Suburban Town Center:  

These areas are meant to be commercial activity nodes that are more auto oriented such as the 
intersections of Hammocks Beach Road or Queen’s Creek Road with NC 24. In well-designed 
projects, a person can patronize several businesses via access easements between businesses, a 
secondary road network, or on foot. Uses may be mixed, generally are larger in scale and include 
higher density residential including townhomes, market-rate apartments with access to major 
thoroughfares and existing utilities. Office, civic and institutional uses may be incorporated into 
this land use class. Development opportunities may occur on greenfields or sites with underutilized 
uses ripe for redevelopment.  

This auto-oriented business district, located at nodes along NC 24, supplies goods and services 
used by the community over the course of a week or month. These businesses are often supported 
by customers over a large geographic area and may be a regional draw. Uses may be mixed - often 
mixed horizontally - outlets and larger-scale (ex - grocery, larger-scale retail up to a certain square 
footage, etc.). While vehicular traffic dominates, all modes of travel are accommodated. 

5) Upon the issuance of any special use permit, the Board of Commissioners shall
consider whether it is necessary or appropriate to affix conditions thereto for the
purposes of protecting neighboring properties and/or the public interest assuring
that the use is harmonious with the area, and ensuring that the use is consistent with
the spirit of the ordinance, and shall affix to  such permit  such  reasonable and
appropriate conditions as it finds are necessary for any of those purposes. If any
conditions affixed to any special use permit or any part thereof is held invalid by
any competent authority, then said special use permit shall be void.

C) Orders of Board of Commissioners. Upon its determination that all of the criteria set out in
this section are met, the Board of Commissioners shall enter a written order with findings
of fact and conclusions of law and shall issue the special use permit as requested or with
such conditions as it finds necessary and appropriate pursuant to this section.

D) Upon its determination that one or more of the criteria set out in this section are not met,
the Board of Commissioners shall issue its written order with findings of fact and
conclusions of law and shall deny the requested special use permit. Agenda Packet 4 of 39



 
E) Any special use permit approved or approved with conditions shall be recorded in the 

office of the Register of Deeds of Onslow County, North Carolina. 
 

F) All such additional conditions shall be entered in the minutes of the meeting at which 
the special use permit is granted and also on the special use permit approval, and on the 
approved plans submitted therewith. All specific conditions shall run with the land and 
shall be binding on the original applicant for the special use permit, the heirs, successors, 
and assigns. In order to ensure that such conditions and requirements for each special 
use permit will be fulfilled, the petitioner for the special use permit may be required to 
enter into a contract with the Town of Swansboro providing for the installation of the 
physical improvements required as a basis for the issuance of the special use permit. 
Performance of said contract shall be secured by cash or surety bond which will cover the 
total estimated cost of the improvements as determined by the Town of Swansboro; 
provided, however, that said bond may be waived by the Town Board of 
Commissioners within its discretion. 
 

G) In addition to the conditions specifically imposed by the Town Board of 
Commissioners, special uses shall comply with the height, area, and parking regulations of 
the zone in which they are located (no variances from requirements within zoning 
ordinance are allowed). 
 

H) In the event of failure to comply with the plans approved by the Board of Commissioners or 
with any other conditions imposed upon the special use permit, the permit shall thereupon 
immediately become void and of no effect. No building permits for further construction 
nor a certificate of compliance under this special use permit shall be issued, and the use of 
all completed structures shall immediately cease and such completed structures not 
thereafter be used for any purpose other than a use-by-right as permitted by the zone in 
which the property is located. 
 

I) Where plans are required to be submitted and approved as part of the application for 
a special use permit, modifications of the original plans may be authorized by the 
Town Board of Commissioners.  

 
§ 152.295  PARKING LOT INTERCONNECTIONS. 
Vehicle drive connections are required to connect adjacent property when the proposed 
development is adjacent to a commercial property, public amenity site, public park, public open 
space and/or residential public street. 
 

A) Connections shall be constructed and stubbed to accommodate future development of 
adjacent properties; 

B) Connections shall be a minimum of 20 feet in width; 
C) The requirement for a vehicle drive connection to an adjacent commercial property may be 

waived by the Zoning Administrator upon a written finding that there is no means due to 
pre-existing development features, structures, or topographical conditions, to establish 
such a connection; and 

D) The requirement for interconnectivity to Town amenities may be waived by the Zoning 
Administrator for any reason or for no reason.  

 
• The access to the site is through an internal drive; the applicant has asked for a waiver 

of the interconnection requirement due to a loss of parking spaces.  22 spaces are 
required, 34 have been provided.   
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§ 152.528  PERIMETER AND STREETSCAPE BUFFER YARDS. 
 
(A) Applicability. All land uses as defined in § 152.525 Purpose and Applicability shall provide 

perimeter bufferyards and streetscape bufferyards , as defined herein, to separate that use 
from adjacent land uses. 
 

(E) Types and required criteria for buffers. The four types of natural and landscaped buffers that 
appear in Table 152.528-1 are described below along with criteria for each. Each of 
these buffer types may be achieved by meeting the requirements listed below or by an 
approved alternative method that meets the performance requirements. The preservation and 
use of natural vegetation is the preferred method of meeting the buffer and landscape 
requirements, as specified in divisions (F)(4) and (F)(7) of this section. 
 

(1) Type A.   For every 50 linear feet, or fraction thereof, the five foot-
wide bufferyard shall contain: one canopy tree, two under story trees or 
four under story trees, and six shrubs.   
 

 (F)   General buffer standards. 
1) Coverage.  All portions of required perimeter and streetscape bufferyards not planted with 

trees or shrubs or covered by a wall, driveway, or other barrier shall be planted with grass, 
ground cover, or natural mulch of a minimum depth of three inches. 

2) Placement. New plantings comprising the buffer shall be spread across the entire span of 
the buffer , not planted in a row or rows, and not concentrated in a limited number of 
clustered locations such that the purpose of the buffer is violated (as defined in division 
(B) of this section). 

3) Location. 
a) The perimeter buffers shall be located along the outer perimeter of the parcel and shall 

extend to the parcel boundary line or right-of-way line; however, the buffers may be 
located along shared access easements between parcels in non-residential developments . 
Within non-residential centers/ developments , the perimeter buffer area between 
outparcels may be shifted totally or in part, elsewhere on the site. For example a 10-
foot buffer between like uses may be shifted elsewhere on the site preferably interior to the 
site as long as the total area is provided for. The intent of this section is to provide for more 
flexibility in designing sites and potentially save larger natural areas elsewhere on the site. 

b) Stormwater management structures may be allowed in a buffer provided that it can be 
landscaped to meet the intent of the buffer requirements. 

c) All perimeter bufferyards and streetscape bufferyards shall not obstruct the view of 
motorists using any street , private driveway , parking aisles , or the approach to 
any street intersection so as to constitute a traffic hazard or a condition dangerous to the 
public safety upon any such street , driveway , parking aisle , or street intersection. 
Existing healthy vegetation may be removed and no new plantings shall be installed, within 
required sight triangles as noted in §§ 152.265 through 152.277. 

 
• A revised landscaping pan will be required for permitting demonstrating compliance with 

these sections.   
 
§ 152.539  TRASH CONTAINMENT AREAS. 

(A) All site plans shall show method of garbage collection as well as appropriate details to 
demonstrate compliance with this subchapter.   
 

• A description of the enclosure has been provided in the exterior finish schedule, but 
a detail demonstrating compliance with this section will be required for permitting.   
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§ 152.560  ARCHITECTURAL CHARACTER. 
   Architectural character focuses on the specific details that greatly affect the overall appearance 
of a particular development. These architectural character standards in this section provide 
direction in aspects of color, facade materials, rooflines, and the enhancement of entryways. The 
primary goal is to define the ‘finishing touches’ that provide the development with a sense of 
permanence, style, and compatibility. The Town discourages proposals that have not taken these 
matters into account. The Town policy is that all development is compatible of surrounding areas 
and that it ensures privacy, safety, and visual coherency. 
 

(C) Entryways. 
 

(1) Required entryway features. Entryway design elements and variations shall provide 
orientation and aesthetically pleasing character to the building. The following standards 
identify desirable entryway design features. Each principle building on a site shall have 
clearly defined, highly visible customer entrances featuring no less than three of the 
following: (See also Figures 152.560.5 and 152.560.6 as examples) 
 

         (a)   Canopies or Porticos; 
         (b)   Arcades; 
         (c)   Overhangs; 
         (d)   Recesses/projections; 
         (e)   Raised corniced parapets over the doors; 
         (f)   Peaked roof forms; 
         (g)   Arches 
         (h)   Wing walls; 
         (I)   Outdoor patio 
         (j)   Display windows; 
         (k)   Planters; and  
         (l) Architectural details such as tile work and moldings which are designed into the building      
             structure and overall design. 

 
• At least one additional entryway feature is required on the front elevation and two 

on the south side elevation pursuant to this section.    
   

(7) Roofs. The following standards are intended to foster variations in roof lines to soften and 
reduce the massive scale of large buildings: 

 
d) Flat roofs must be enclosed by a parapet that screens mechanical equipment from view by 

pedestrians at street level. 
 

e) The height of the parapet shall not exceed 1/3 of the height of the supporting wall and 
should not exceed a maximum height of six feet. Such parapet shall not be of a constant 
height for a distance of greater than 150 feet. 

  
• A revised plan will be required for permitting showing compliance with this 

section.  
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601 W. Corbett Avenue • Swansboro, NC 28584 • Phone: 910/326-4428 • Fax: 910/326-3101 

 
 

 

Board of Commissioners 
John Davis, Mayor 

Frank Tursi, Mayor Pro Tem 

Patricia Turner, Commissioner 

Harry Pugliese, Commissioner 

Larry Philpott, Commissioner 

Jeffrey Conaway, Commissioner 

 

 
                                   sm 

 

 

Town Manager 
Paula W. Webb, MMC-NCCMC 

         pwebb@ci.swanboro.nc.us 

 

Town Clerk 
Alissa A. Fender, CMC 

afender@ci.swansboro.nc.us 

 
 

   

Town of Swansboro 
Friendly City by the Sea • Established 1783 

www.swansboro-nc.org 

June 10, 2022 

TRC Comments 

Starbucks  

1117 W. Corbett Ave 

 

ONWASA  

• ONWASA site plan approval is required following TRC approval.   

• The ONWASA Utility Easement is incorrectly labeled as private, see attached map. 

 

Wynne Ray, Development Services Supervisor 

WRay@onwasa.com or (910) 937-7526 

 

NCDOT  

• Provided comments via email on 6/8/2022. 

Kirsten L. Spirakis, PE, District Engineer 

klspirakis@ncdot.gov or (910) 467-0500       

 

DWR  

• This project will not require an Individual 401 Water Quality Certification from the NC 

DWR. 

John Perry, Environmental Specialist II, Division of Water Resources 

John.Perry@ncdenr.gov or (910) 796-7341 

 

Fire  

• Provided comments via email on 6/8/2022. 

 

Captain Kevin Taveirne, SFD/Town of Swansboro Fire Inspector 

ktaveirne@ci.swansboro.nc.us  
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601 W. Corbett Avenue • Swansboro, NC 28584 • Phone: 910/326-4428 • Fax: 910/326-3101 

 

Planning  

• Provide a copy of the stormwater/erosion control permits, or, provide documentation 

showing approval was granted as a part of the original Walmart plan review.    

• The following details are required by the Unified Development Ordinance (UDO) and 

should be noted on the site plan or provided in additional plan sheets: 

- Section 152.295 requires parking lot interconnections between commercial 

developments.     

- Section 152.528, (E), (1), requires that for every 50 linear feet, or fraction thereof, the 

five-foot-wide landscaped buffer yard shall contain one canopy tree with two under 

story trees or four under story trees, and six shrubs.  Section 152.529 requires that at 

least 8% of the gross paved area of the parking lot be landscaped, and Section 152.539 

requires an opaque enclosure with plantings for trash containment.  These details and 

calculations need to be shown on the landscaping plan.  See Section (F), (3) for 

placement.      

- A lighting plan should be submitted pursuant to Section 152.501, or the fixture 

types/details added to the site plan.  The plan submitted seems to conflict with Section 

152.503.     

- Sidewalks extending along the property boundary with the Walmart entrance and drive 

areas were discussed in our initial conversations with your office and should be shown.       

- Section 152.560 discusses architectural character and building materials.  More detail 

is required for our review.  (C) requires that at least 3 entryway features are provided.    

       Jennifer Ansell, Planner 

       jansell@ci.swansboro.nc.us  or (910) 326-4428  
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Jennifer Ansell

From: Spirakis, Kirsten L <klspirakis@ncdot.gov>
Sent: Wednesday, June 8, 2022 3:32 PM
To: Lins, Justin M; Jennifer Ansell
Cc: Racine, Douglas W; Cox, Bryce A
Subject: RE: [External] Request for Comments-1117 W. Corbett Ave: Starbucks 
Attachments: Site Plan.pdf; SB-W. Corbett Ave.-Swansboro, NC P7 06-02-21.pdf; RE: [External] RE: TIA Scoping for a 

proposed Starbucks on W. Corbett Ave in Swansboro (WAYN 1285)(; RE: [External] RE: TIA Scoping 
for a proposed Starbucks on W. Corbett Ave in Swansboro (WAYN 1285)(

Jennifer, 
In addition to Justin’s comment below that the access aligns with Norris Road, I also wanted to point out that it is 
signalized as well. 
 
Just as a reminder regarding previous communication on this development, I have attached emails to you and to the 
engineer. 
 
Please let us know if you have additional questions. 
 
Thank you, 
 
Kirsten L. Spirakis, PE 
District Engineer 
Division 3 | District 1 
910-467-0500       
 
From: Lins, Justin M <jmlins@ncdot.gov>  
Sent: Wednesday, June 8, 2022 9:20 AM 
To: Jennifer Ansell <jansell@ci.swansboro.nc.us> 
Cc: Racine, Douglas W <dracine@ncdot.gov>; Spirakis, Kirsten L <klspirakis@ncdot.gov>; Cox, Bryce A 
<bacox2@ncdot.gov> 
Subject: RE: [External] Request for Comments‐1117 W. Corbett Ave: Starbucks  
 
Good Morning Jennifer, 
 
Checking to see if the proposed developer is aware of the western access point lining up with Norris Road now. I 
attached the preliminary drawing you sent out from them, which shows the original location. Nothing big hopefully, just 
want to make sure we are all on the same page. 
Thanks, 
 
Justin Lins 
Engineering Specialist II 
North Carolina Department of Transportation 
  
910 467 0512   Office 
910 346 8030   Fax 
jmlins@ncdot.gov 
  
295 Wilmington Hwy. Suite A 
Jacksonville NC 28540 
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Jennifer Ansell

From: Kevin Taveirne
Sent: Wednesday, June 8, 2022 2:17 PM
To: Jennifer Ansell
Cc: David Degnan
Subject: Re: Request for Comments-1117 W. Corbett Ave: Starbucks 

Good afternoon, 
 
 
Comments for proposed development are below. Comments based on the assumption of no grill or cooking 
area that would require a hood extinguishing system or other features. 
 
Due to NC fire code and our FD having an aerial ladder, the entrance will have to be widened to 26 feet wide. 
Also, the center parking area will have to redesigned some. A 26 foot wide access road must be available to 
drive the aerial into the parking lot. This could be done by removal of 1‐2 parking spots in the center and 
sliding left parking island buffer moved into those spaces, therefore giving the 26‐foot‐wide required path.  
 
Comments 
 

503.1.1 - A fire access road shall be provided to within 150 ft of each part of the 1st floor.  
503.2.1 - A fire access road shall be a minimum of 26 feet wide and have a vertical clearance of 13 
feet 6 inches. * 26 feet wide due to aerial truck.  
503.2.3 - A fire access road shall be able to support the weight of the department apparatus. Our 
heaviest truck weighs 75,000 pounds.  
505.1 – Address Identification. New and existing buildings shall be provided with approved 
address identification. The address identification shall be legible and placed in a position that is 
visible to the front street or road fronting the property.   
506.1 – the fire code official is authorized to require a key box be installed in an approved location. 
* See Town of Swansboro Knox Box Ordinance.  

The location and installation dimensions of the key box will need to be approved by Chief 
Degnan or FD Fire Inspector. The key box will have to be of Knox Box brand to match the 
system Swansboro Fire Department has in place. SFD will need to be contacted to have a 
copy of occupant`s keys put in once box is installed. Key access must allow entry into all 
portions of building. Should keys change, SFD must be notified immediately so the keys in 
the Knox Box can be changed out.  

509.1.1 – Utility Identification. Where required by the fire code official, gas shutoff valves, electric 
meters, service switches and other utility equipment shall be clearly and legibly marked to identify 
the unit or space that it serves. Identification shall be made in an approved manner, readily visible 
and shall be maintained.  
510.1 - Emergency responder coverage in new buildings. All new buildings shall have approved 
radio coverage for emergency responders within the building based upon the existing coverage 
levels of the public safety communication systems of the jurisdiction at the exterior of the 
building.   
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  510.4.1 – Radio Signal Strength. The building shall be considered to have acceptable 
emergency responder radio coverage when the signal strength measurements in 95% of all areas 
on each floor of the building meet the signal strength requirements in Sections 510.4.1.1 through 
510.4.2.5. 
906.2 – Portable fire extinguishers shall be selected, installed and maintained in accordance with 
this section and NFPA 10.  
 

Thanks,  
Captain Kevin Taveirne 
SFD/Town of Swansboro Fire Inspector  

From: Jennifer Ansell <jansell@ci.swansboro.nc.us> 
Sent: Monday, June 6, 2022 3:00 PM 
To: Alissa Fender <afender@ci.swansboro.nc.us>; Andres Baena <andres_baena@onslowcountync.gov>; Anna Stanley 
<astanley@ci.swansboro.nc.us>; Auguste Nelson‐Graves <Auguste_Graves@onslowcountync.gov>; 
wcbarbee@ncdot.gov <wcbarbee@ncdot.gov>; chris_white@onslowcountync.gov <chris_white@onslowcountync.gov>; 
David Degnan <ddegnan@ci.swansboro.nc.us>; Deanna Trebil <dtrebil@jacksonvillenc.gov>; Ethan Brogden 
<ethan.brogden@usmc.mil>; Holley Snider <holley.snider@ncdenr.gov>; james_teachey@onslowcountync.gov 
<james_teachey@onslowcountync.gov>; Jim Stipe <jstipe@ci.swansboro.nc.us>; John Perry <John.Perry@ncdenr.gov>; 
Jordan.E.Jessop@usace.army.mil <Jordan.E.Jessop@usace.army.mil>; joseph.keily@duke‐energy.com 
<joseph.keily@duke‐energy.com>; Justin Lins <jmlins@ncdot.gov>; kwilliams@plurisusa.com 
<kwilliams@plurisusa.com>; Ken Jackson <kjackson@ci.swansboro.nc.us>; Kevin Taveirne 
<ktaveirne@ci.swansboro.nc.us>; Kirsten Spirakis <klspirakis@ncdot.gov>; Liz Hair <Sarah.E.Hair@usace.army.mil>; 
Mike Henderson <mike.henderson@onslow.k12.nc.us>; Musial, Connor E <connor.musial@ncdenr.gov>; Patricia Pike 
<Patricia_Pike@onslowcountync.gov>; Paula Webb <pwebb@ci.swansboro.nc.us>; Philip Cross 
<philip_cross@onslowcountync.gov>; rlanier@joemc.com <rlanier@joemc.com>; Racine, Douglas W 
<dracine@ncdot.gov>; rhoffer@plurisusa.com <rhoffer@plurisusa.com>; Rhonda Murray <rhonda.murray@usmc.mil>; 
robb.mairs@ncdenr.gov <robb.mairs@ncdenr.gov>; sandy_gurganus@onslowcountync.gov 
<sandy_gurganus@onslowcountync.gov>; Sonia Johnson <sjohnson@ci.swansboro.nc.us>; skutz@jacksonvillenc.gov 
<skutz@jacksonvillenc.gov>; Timothy M McCurry CIV <timothy.mccurry@usmc.mil>; Trevor K Carroll 
<tkcarroll@ncdot.gov>; Wynne Ray <wray@onwasa.com> 
Subject: Request for Comments‐1117 W. Corbett Ave: Starbucks  
  
All: 
  
Please see attached for the property at 1117 W. Corbett Ave (Walmart outparcel) and provide me with any comments 
by close of business Friday, 6/10. 
  
Thank you,  
  
Jennifer H. Ansell, CFM, CZO 
Planner  
Town of Swansboro  
601 W. Corbett Avenue   
Swansboro, NC 28584  
(910) 326‐4428  
(910) 326‐3101 Fax  
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2900 Wingate Street  

Suite 200  

Fort Worth, Texas 76107  

VaqueroVentures.com  

PROJECT NARRATIVE  

 

Project Description/Summary: 

 

Starbucks: 

The proposed project is a Starbucks (coffee shop) with a drive-through. The project is located at 1117 W. 

Corbett Ave. Swansboro, NC. It is going to be built on a 1.07 acres lot. The lot is undeveloped and vacant. 

There is a public sidewalk running along W. Corbett Ave. Their Hours of Operation are approximately M-F 

6AM – 7 PM; Sat – Sun 7AM – 6 PM. Approximately 30 employees on a rotating schedule. 

Site History: 

 

The lot is undeveloped and vacant currently.  

Surrounding Property Use: 

 

North:  Commercial Development – King’s Car Wash  

East: Commercial Development – Walmart Convenience Store w/ fuel 

South:   Commercial Development – Walmart  

West: Vacant 

 

Existing Site Conditions: 

 

1) Topography: The contours passing through the lot are from range 34-31. There is 3 ft rise in the site from 

north to south. 

 

2) Existing Land Use: The land is vacant. 

 

3) Existing Circulation (Vehicle and Pedestrian): There is currently no access to the lot.  

 

4) Existing Infrastructure: 

 

a. Potable water: There is an existing 20’ public water easement with existing water service stub we will 

connect to. 

 

b. Wastewater: Existing wastewater line at south boundary we are connecting to. 
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2900 Wingate Street  

Suite 200  

Fort Worth, Texas 76107  

VaqueroVentures.com  

c. Storm Water: An existing storm sewer line at west boundary draining to the master detention pond to 

south of boundary. 

 

d. Solid Waste: No existing solid waste structure on site. 

 

e. Electric: Two Utility pole on the north side of the lot. Overhead lines and underground electric lines 

extending from pole on the north center of the lot. 

 

 

f. Fire Hydrant: Existing fire hydrant to the east of our boundary across Walmart’s access road. 

Proposed Site Conditions: 

 

1) Proposed Land Uses: 

 

a. Proposed Topography: The proposed contours passing through the lot are from range 36-32. There is 4 

ft rise in the site from north to south similar to that of the exiting conditions. 

 

b. Proposed Land Use: The proposed land use is “Restaurant with a Drive through”. 

 

c. Proposed Circulation (vehicle and pedestrian): One access point for ingress/egress. The TIA report 

outlining the trips generated by the development has been submitted with application. Bike racks has 

been provided on site as per requirements of the Town. Preexisting sidewalk along north boundary, W. 

Corbett Ave. 

 

2) Proposed Infrastructure  

 

a. We are using existing public infrastructure. 
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Comment Response for Town of Swansboro, NC SUP 

• Per ONWASA: ONWASA site plan approval is required following TRC approval.  The ONWASA 
Utility Easement is incorrectly labeled as private, see attached map. Response: Private Easement 
has been relabeled to read ONWASA Easement. 

• Section 152.295 requires parking lot interconnections between commercial 
developments.  Response: Per phone call with Jennifer Ansell, all out-lot parcels are intended to 
access off the Walmart parking lot drive aisle which provides connection to the greater 
development. Adding an interconnect for the property to the east would result in a loss of parking 
stalls for our site and is not desirable. We would like to ask for a waiver from this requirement. 

• Section 152.528, (E), (1), requires that for every 50 linear feet, or fraction thereof, the five-foot-
wide landscaped buffer yard shall contain one canopy tree with two under story trees or four 
under story trees, and six shrubs.  Section 152.529 requires that at least 8% of the gross paved 
area of the parking lot be landscaped, and Section 152.539 requires an opaque enclosure with 
plantings for trash containment.  These details and calculations need to be shown on the 
landscaping plan.  See Section (F), (3) for placement. Response: We have provided landscaping 
around the enclosure. 

• A lighting plan should be submitted pursuant to Section 152.501, or the fixture types/details 
added to the site plan.  The plan submitted seems to conflict with Section 152.503.    Response: 
We have adjusted our photometrics plan to show 0.5 footcandles or less at the property line. 

• Sidewalks extending along the property boundary with the Walmart entrance and drive areas 
were discussed in our initial conversations with your office and should be shown.    Response: 
Sidewalk has been added along the property boundary as requested. 

• Section 152.560 discusses architectural character and building materials.  More detail is required 
for our review.  (C) requires that at least 3 entryway features are provided.  Response: We have 
added brick and added percentage of materials used for your review. 
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Joseph J. Blake and Associates, Inc.

Real Estate Valuation and Consulting

5505 Creedmoor Road, Suite 230 � Raleigh, NC 27612 � Phone: 984-322-3002 � Fax: 310-216-2131 � www.josephjblake.com 

June 3, 2022

Ms. Kaylee Hurych
Development Manager 
Vaquero Ventures
2900 Wingate Street, Suite 200
Fort Worth, TX 76107

Re: Proposed Starbucks planned in the SE/C of W. Corbett Avenue and Norris Road, Swansboro, North
Carolina and its impact on adjacent/nearby businesses

Dear Ms. Hurych:

In accordance with your request, we have analyzed the above planned proposed development and
considered its possible impact on nearby/adjacent properties.  The development in question is a proposed
Starbucks coffee shop with a drive-thru lane, with about 2,223± square feet on a 1.07-acre Walmart out
parcel.  The proposed store is planned to be built at the Southeast Corner of W. Corbett Avenue (a.k.a.,
Highway 24) and Norris Road (a.k.a., Walmart Drive), with a completion date reportedly scheduled in late
2023.   This Starbucks will reportedly be the first store in Swansboro.  The closest Starbucks is about 5.5±
miles south in Cape Carteret.

W. Corbett Avenue (NC Highway 24) is the longest primary state highway in North Carolina. Traveling
east–west between the Charlotte metropolitan area and the Crystal Coast, connecting the cities of
Charlotte, Fayetteville, Jacksonville and Morehead City.  Highway 24 traverses Swansboro, a community
with a population of 3,339 (2020).  Swansboro, known as the “Friendly City by the Sea,” is located only 5
miles from Emerald Isle.  The town sits at the confluence of the Water Oak River and Intracoastal
Waterway, with the Atlantic Ocean nearby.  These locational attributes draw tourism to Swansboro
(especially during summer months).

The question is, what kind of impact will the Starbucks  with a drive-thru lane have on the surrounding
businesses?  The nearby businesses and institutions near this planned development include the Walmart
SuperCenter, Coastal Auto Market, Moore’s BBQ, Charles Rawls, Queen’s Creek Elementary and Swansboro
High School.  We also note that properties on the north side of W. Corbett Avenue include Battlefield
Automotive, Swansboro Tire and Auto, Battlefield Tire Shop and Davis Auto Sales.  Here are some of our
observations.  

Corporate Headquarters: 425 Broad Hollow Road, Suite 429  � Melville, New York 11747  �  516-827-0222

Regional Offices: Atlanta � Boston � Chicago � Dallas � Los Angeles  � Miami  � New York City  � Orlando  � Phoenix   � San Antonio

San Francisco � Washington, D.C.

Blake & Sanyu Alliance: Tokyo � Osaka � Nagoya  � Tohoku
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1. W. Corbett Avenue is a commercial corridor and is lined with a mixture of commercial and retail uses. 
There is no residential in the general area along W. Corbett Avenue.  The vacant land nearby is
designated for commercial use (B1, “Highway Business”), which allows a variety of business/retail uses
along a business corridor.  A Starbucks store would be a draw to the immediate area and have a
positive impact on adjacent commercial land.  We note there is no single-family-zoned land along this
general pocket of W. Corbett Avenue.  Please refer to the Zoning Map in this letter.   The current land
use patterns near the planned Starbucks store appear to be consistent with the existing B-1 zoning.

2. The proposed Starbucks will generate additional traffic to the commercial corridor of W. Corbett
Avenue.  According to a traffic report by J.M. Teague Engineering & Planning, dated May 2022, the
2020 Annual Average Daily Traffic (AADT)  along W. Corbett Avenue was about 29,500.  According to1

this report, annual traffic is anticipated to increase by 3%.  Further, during peak tourism season
(summer months), traffic is anticipated to increase by 7%.  The projected traffic increase may be
viewed as value enhancements to adjacent commercial properties.  

3. Two non-business entities include the Queen’s Creek elementary school and the Swansboro High
School.  Even though these institutions are not a for-profit enterprise, given Starbucks good reputation,
it is not viewed as a detriment to the school property values.  Moreover, the proposed Starbucks may
be viewed as an amenity to its enrollment and faculty/staff.

4. The “Starbucks effect”:  The “Starbucks effect” describes the phenomena of increasing home and
property values in the neighborhoods surrounding a new Starbucks location.  An article by Zillow
claimed that if you lived within 0.25 of a mile of a Starbucks location, the value of your home would
have grown by 96% from 1997 to 2014.  If you live further out from the coffee giant, your home may
have appreciated only 65%.   

5. Harvard Business School found another trend worth noting.  When a new Starbucks location shows
up, homes in that zip code increase in value by 0.05% within just one year.  Harvard economist Edward
Glaeser said, “Starbucks locations are chosen by individuals with very good judgment about where the
prices are going to increase.”  The company’s analytics experts know how to successfully identify the
income, demographic, economic trends and other neighborhood factors.

6. The proposed Starbucks is not expected to have any adverse environmental impacts to properties
nearby.

Given the favorable attributes associated with the proposed Starbucks use with a drive-thru lane noted  we
are of the opinion that said development will not have any negative impact on surrounding property values. 
To the contrary, we believe this planned development will not only compliment the land use patterns
established in the area, but also should be a welcomed addition to the commercial corridor that is W.
Corbett Avenue. 

Annual average daily traffic (AADT) is the total volume of vehicle traffic on a highway or road for a year
1

divided by 365 days.  AADT is a useful and simple measurement of how busy a road is.
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1.  Proposed Starbucks Site
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2.  Walmart SuperCenter

2.  Walmart Fuel Pumps
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3. Coastal Auto Market

4.  Moore’s BBQ
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5. Charles Rawls

6. Queen’s Creek Elementary

7. Swansboro HS
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Zoning Map

Respectfully submitted,

JOSEPH J. BLAKE AND ASSOCIATES, INC.

____________________________________ 
Justin Biers, MAI 
Director
State Certified General Real Estate Appraiser 
No. A8466 (Expires: June 30, 2022)
Jbiers@josephjblake.com
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   QUALIFICATIONS OF THE APPRAISER

 

Justin Biers, MAI  jbiers@JosephJBlake.com

Director  Direct: (919) 355‐0406

Joseph J. Blake and Associates, Inc.  Cell: (310) 947‐1772

5505 Creedmoor Road, Suite 230 
Raleigh, NC 27612 

www.JosephJBlake.com

 

Head of operations in North Carolina. Extensive experience in California and North Carolina markets, as well 
as  most  of  the  surrounding  states.  Appraised  in  16  different  states  altogether.  Specializes  in  complex 
appraisal assignments. Supervises and trains staff appraisers.  

EXPERIANCED IN THE FOLLOWING PROPERTY TYPES 

 Industrial 
o Logistics 
o Flex 
o Manufacturing 

 Office 
o All classes 

 Multifamily 
o Market 
o Affordable Housing 
o LIHTC 

 Retail 
o Community, neighborhood, strip centers 
o Malls 
o Freestanding buildings 
o All others 

 Special Use 
o Religious facilities 
o Schools/education facilities from small single buildings to college campus 
o Golf Courses 
o Observatory 

 Residential Subdivision Analysis 
o Sell Out Modeling 
o Aggregate Retail Value 
o Bulk Discount Value 

 Land 
o Residential 
o Industrial  
o Commercial 

 

PROFESSIONAL AFFILIATIONS 

 

Affiliation  Number 

North Carolina Certified General Real Estate Appraiser  No. 8466 

California Certified General Real Estate Appraiser  No. AG3002961 

Designated Member of the Appraisal Institute  No. 563938 
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   QUALIFICATIONS OF THE APPRAISER

 

PROFESSIONAL EXPERIENCE 

Joseph J. Blake & Associates    2013 to Present 

Butler Burgher Group      2012 to 2013 

 

HIGHER EDUCATION 

California State University, Long Beach 
Bachelor of Business (Marketing) 

REAL ESTATE AND APPRAISAL EDUCATION 

 

Course Name  Provider 

Basic Appraisal Procedures  Appraisal Institute 
Basic Appraisal Principles  Appraisal Institute 
General Appraiser Income Approach 1 & 2  Appraisal Institute 
General Appraiser Market Analysis & Highest and Best Use  Appraisal Institute 
General Appraiser Report Writing & Case Studies  Appraisal Institute 
General Appraiser Site Valuation & Cost Approach  Appraisal Institute 
Real Estate Finance, Statistics, and Valuation Modeling  Appraisal Institute 
General Appraiser Sales Comparison Approach  Appraisal Institute 
Business Practices and Ethics  Appraisal Institute 
Quantitative Analysis  Appraisal Institute 
Advanced Market Analysis and Highest & Best Use  Appraisal Institute 
Report Writing and Case Studies  Appraisal Institute 
Advanced Concepts and Case Studies  Appraisal Institute 
Advanced Income Capitalization   Appraisal Institute 
Demonstration Report  Appraisal Institute 
Comprehensive Exam  Appraisal Institute 
Advanced Land Valuation: Sound Solutions to Perplexing 
Problems 

Appraisal Institute 

Laws and Regulations for California Appraisers  McKissock 
Appraisal of Owner‐Occupied Commercial Properties  McKissock 
Appraisal of Self‐Storage Facilities  McKissock 
Appraisal of Fast Food Facilities  McKissock 
Appraising Small Apartment Properties  McKissock 
Introduction to Expert Witness Testimony for Appraisers: To Do 
or Not to Do 

McKissock 

North Carolina Supervisory Appraiser/Trainee Appraiser Course  McKissock 
Appraisal of Industrial and Flex Buildings  McKissock 
The Income Approach: An Overview  McKissock 
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   QUALIFICATIONS OF THE APPRAISER

 

   

CERTIFICATION 
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Dependable Planning · Innovative Engineering · Relationship Building 
 

1155 N. Main Street 
Waynesville, NC 28786 

(P) 828.456.8383 
(F) 828.456.8797 

www.jmteagueengineering.com 

West CorbeƩ Avenue Starbucks Coffee 
Shop  

Traffic Impact Analysis 
 
 

Located in 
Swansboro, North Carolina 

 
 
Prepared For:  
Baylee Slemp 
Vaquero Ventures 
2900 Wingate Street, Suite 200 
Fort Worth, TX 76107 P.O. Box 14 
 
 
Prepared By: 
J.M. Teague Engineering & Planning  
1155 North Main Street 
Waynesville, North Carolina 28786 
 
 
_____, 2022 
 
 
JMTE #: WAYN 1285 
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Revision History 
Action Description Date 
NCDOT Traffic Impact Analysis Scoping Approval  
Town of 
Swansboro 

Traffic Impact Analysis Scoping Approval  

Draft Client Draft May 23, 2022 
Final Report Sealed June 1, 2022 

 

EXECUTIVE SUMMARY 
Topic Page(s) 
Introduction 6 
This report summarizes the findings of the Traffic Impact Analysis (TIA) performed fora 
proposed Starbucks Coffee Shop  with a drive-thru window at 1109 West Corbett Avenue (NC 
24) in Swansboro, North Carolina. The site plan is included as Figure 2. 
 
The proposed Starbucks Coffee Shop will generate 1,805 trips per day, above the TIA threshold 
in Section 152. 312 (A) of Swansboro’s Unified Development Ordinance (UDO). However, 
because the Starbucks Coffee Shop site is in an existing commercial site the NCDOT waived 
their TIA requirement. Swansboro’s economy is affected by tourism and the UDO requires that 
the background and build-out scenarios account for typical days and typical high-season 
conditions. The Town suggested the typical background traffic be increased by seven (7.0) 
percent to account for high-season traffic.  

Existing Conditions 7 
West Corbett Avenue is a commercial corridor connecting Swansboro to Cedar Point. West 
Corbett Avenue is the main transportation corridor in the project area. West Corbett is a five-
lane curb and gutter roadway with a posted speed limit of 55 miles per hour. Ingress to the 
proposed Starbucks is through the West Corbett Avenue/Walmart Driveway Signalized 
Intersection. Egress from the site is available using a right-in/right-out access point adjacent to 
the site.  

Alternative Modes of Travel 8 
There is no fixed route transit along West Corbett Avenue and no bus are shelters present in 
the immediate area of the project.  Sidewalks are present on the south side of West Corbett 
Avenue (NC 24) across the full frontage of the proposed Starbucks Coffee Shop site to 
Hammocks Beach Road. 

Safety 11 
Planning level data shows that West Corbett Avenue has a high number of crashes. The three 
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signal-controlled intersections in the project area have high numbers of rear end crashes.  

Existing Conditions 14 
West Corbett Avenue in the project area carries approximately 29,500 vehicles per day. 
Queens Creek Road carries approximately 11,000 vehicles per day. Hammocks Beach Road 
carries approximately 3,400 vehicles per day. The capacity calculation for each approach and 
movement is included in Table 4 

Future (2023) Conditions 18-33 
As required by the Swansboro UDO this TIA includes estimates of travel for both typical days 
and high-season days. The method used for estimating travel for both scenarios is discussed 
from pages 18 to 22. Figure 11(Typical Day) and Figure 12 (High Season Day)show the 
development of each analysis case.  

Conclusions 37 
The TIA identified intersections operating at Level of Service F in both the background and build 
case. Table 11 recommends mitigations for these issues but assigns them to the NCDOT. 
 
The TIA also identified queuing for left turns approaching West Corbett Avenue on the Walmart 
Driveway. This queuing is not on a public roadway: no action is recommended here.  
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37 

responsibility for them. The general recommendation is for the developer to be responsible for 
improvements at his property line with responsibility for improvements at other locations being 
assessed depending upon other factors including the distance from the project, contribution of 
the development to the condition being mitigated, availability of right-of-way, and the useable 
life of the improvement. If the option is available, fee in lieu is an option for some improvements.  

Table 11 Summary Mitigation Table 
Main Line Cross Street Description Responsibility 
W. Corbett 
Avenue 

Norris 
Road/Walmart 
Drive 

Crashes at this intersection may be 
reduced by improving the visibility of 
the signal heads on the West Corbett 
Avenue approaches by adding backer 
plates. 

The NCDOT 

W. Corbett 
Avenue 

Hammocks Beach 
Road 

Crashes at this intersection may be 
reduced by improving the visibility of 
the signal heads on the West Corbett 
Avenue approaches by adding backer 
plates. 

The NCDOT 

Corridor 
Signal 
Timings 

  The NCDOT 

West Corbett 
Avenue 

Walmart 
Driveway 
(Northbound) 

The level of service on the 
northbound left drops from LOS D to 
LOS E.  

See Discussion Below 

West Corbett 
Avenue 

Queens Creek 
Road 

The northbound left and right turns 
operate at LOS F in all scenarios 

The NCDOT 

 

WWest CorbeƩ Avenue and the Walmart Driveway 
The northbound left turn drops from LOS D to LOS E in the build-out-cases. This queue is 
contained within the Walmart Parking Lot and no improvements are recommended. 
 
West CorbeƩ Avenue and Queens Creek Road 
The northbound left and right turns operate at LOS F in all scenarios. The proposed Starbucks 
does not seem to affect conditions at that location. Additional turning capacity may be needed 
at this location to meet the demand.  
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Figure 13 Recommended Lane Diagram 
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