












FY 24-25 BUDGETFY 24-25 BUDGET
Environmental Services

Effective January 1, 2025, the Town will
begin its contract with Meridian for

garbage & recycling services.

GFL will continue to provide these services
through December 31.

Staff has analyzed the terms of both
contracts to project the total costs to the

Town. We estimate the total expenditures
to be around $1.72M for collection &

disposal.

The Town established its new
environmental services division in FY 24.
This team of 7 employees collects yard
debris twice a month from residential
neighborhoods. They also pick up bulk
items and white goods, as requested.

We have recently completed our first full
quarter of providing these services. We
estimate total expenditures for FY 25 to

be around $950k or about $12 per month
for each of the 6,500 homes served. 

SouthernSouthern  
Pines  Pines  WayWay

By being creative, innovative, and adaptable,By being creative, innovative, and adaptable,
we can find the best path forward. It’s thewe can find the best path forward. It’s the
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Customer Fees 100% 90% 80% 70% 60%

Monthly Fee $28.75 $26 $23 $20.25 $17.25

Increase from Current $17.25 $11.50 $8.75 $5.75 $3 --

Impact of Subsidy 100% 90% 80% 70% 60%

Cost to Town in FY 25 -- $215k $449k $663k $898k

Customer Savings Over FY 25 -- $33 $69 $102 $138

Monthly Customer Savings -- $2.75 $5.75 $8.50 $11.50

Customer Fees 100% 90% 80% 70% 60%

Monthly Fee $19.50 $17.50 $15.75 $13.75 $11.75

Change from Current $17.25 $2.25 $0.25 ($1.50) ($3.50) ($5.50)

Impact of Subsidy 100% 90% 80% 70% 60%

Cost to Town in FY 25 -- $27k $50k $76k $103k

Customer Savings Over FY 25 -- $24 $45 $69 $93

Monthly Customer Savings -- $2 $3.75 $5.75 $7.75

The following fees are proposed for households who receive: 
weekly curbside garbage collection (or back door, if eligible) of one can
curbside collection of yard debris twice a month
curbside collection of bulk items and white goods (as-needed basis - requires call for service)

Fees for Standard Residential ServiceFees for Standard Residential Service

The following fees are proposed for households who receive garbage collection via dumpster
service (frequency varies based on volume).

Fees for Multi-Family Residential ServiceFees for Multi-Family Residential Service

Multi-family neighborhoods don’t receive as many services from the Town. The other
neighborhoods have yard debris collection and the removal of bulk items & white goods.

Why would some households pay different amounts each month?Why would some households pay different amounts each month?

These residents are currently paying for both garbage and recycling collection. The new contract 
with Meridian does not include recycling service in these neighborhoods, so they will only receive
garbage collection via dumpster service after January 1, 2025.

Why would multi-family residents potentially see a cost reduction?Why would multi-family residents potentially see a cost reduction?



The Town provides services to 436 small businesses - those who do not generate enough garbage to
need dumpster service. The cost to provide these services in FY 24-25 will be $25.50 per month, which is
an increase of $5.50. These fees are based on the direct billing to the Town from GFL and Meridian, per
our contract terms. Effective January 1, Meridian will collect 1 garbage cart per week from our customer
customers who use the Town’s solid waste services. 

Recommended fee: $25.50 per commercial business per month - 100% cost recovery

Fees for Commercial ServicesFees for Commercial Services

Why is the Town changing to this model?Why is the Town changing to this model?

Through December 31, all customers served by the Town will receive weekly curbside recycling
collection & disposal services by GFL. These costs are reflected in the recommended fees.

On January 1, 2025, the Town’s contract with Meridian begins and Southern Pines will transition to
service via recycling subscription. Customers who opt-in Meridian will receive curbside collection every
other week - 1  recycling cart (95-gallon). Meridian will bill the Town a fixed cost per month based on the
total number of customers served. This includes collection & disposal based on the structure below.

Fees for Recycling SubscriptionFees for Recycling Subscription

Number of
Customers

Monthly
Meridian Bill

to Town

Lowest Cost Per
Customer:
100% of tier

subscribed, i.e. 650,
1300, etc.

Highest Cost Per
Customer:

1 customer above  tier
threshold, i.e. 651,

1301, etc.

Median Cost Per
Customer:

subscriptions equal
50% of the tier size

1 to 650 $4,752 $7.31 $4,752  $14.62

651 to 1300 $9,503 $7.31 $14.60 $9.75

1301 to 1950 $14,255 $7.31 $10.96 $8.77

1951 to 2600 $19,006 $7.31 $9.74 $8.35

Recommended fee: no less than $7.31 per subscriber (could round down to $7.25)

Previously, local governments could generate revenues from selling recyclables, which 
helped cover solid waste service costs. In 2018, China's changes to recyclable imports 
disrupted the market. Since that time, we have paid increasingly higher fees for disposing of
recyclables, often double the cost of landfill disposal. Moore County will charge $120/ton for recyclables
compared to $61.90/ton for garbage in FY 25.

To manage rising expenses and keep costs as low as possible for citizens, effective January 1, 2025, the
Town will shift to a recycling subscription model. This means customers only pay for recycling if they opt
in, instead of being billed for it regardless of use. Those who don’t subscribe can take recyclables to
Moore County convenience sites or put them in their garbage cart.

How will the subscription service work?How will the subscription service work?
Those customers who subscribe will be provided with a 95-gallon recycling cart. This cart will be
collected at the curb every other week. The subscription fee will be added to the monthly utility fees.
The Town will confirm details for signing up as we move toward this transition.



















Agenda Item 

To: Reagan Parsons 

From: Alaina Mallette, Senior Planner 

Subject: PD-01-24: Planned Development District - Preliminary 

Development Plan for Belle Meade Retirement 

Community, addition of 40 residential units on ±8.96 

acres on the west side of Camp Easter Road; Petitioner: 

St. Joseph of the Pines, Inc. by Van Camp, Meacham & 

Newman, PLLC, and Thomas & Hutton, Agents  

Date: April 9, 2024 

I. SUMMARY OF APPLICATION REQUEST

Thomas Van Camp of Van Camp, Meacham & Newman, PLLC, and Dan Jewell of

Thomas & Hutton, on behalf of St. Joseph of the Pines, Inc., have submitted a Planned

Development District – Preliminary Development Plan application pursuant to §2.18.5 of

the Town of Southern Pines Unified Development Ordinance for the addition of 40

residential units on the north side of the already existing Belle Meade continuing care

retirement center [i.e., on a portion of the parcel identified as PIN 858315743819 (PARID

00040807)]. There are two existing commercial buildings on the north side of the Belle

Meade campus that will be demolished to make way for the additional 40 senior living

townhome units. Per the Moore County tax record, the subject property is owned by St.

Joseph of the Pines, Inc.

II. PLANNING BOARD REVIEW

On March 21, 2024, the Planning Board held a Preliminary Forum regarding PD-01-24 to

accept public comments and compose a list of issues to forward to the Town Council for

their consideration. Following a presentation by Town staff, Dan Jewell with Thomas &

Hutton presented an overview of the Planned Development district, site plan, on behalf of

Saint Joseph of the Pines, Inc. Members of the Planning Board asked Dan Jewell and

Planning staff about parking for the relocated dog park, both confirmed that an updated site

plan will include parking prior to the Town Council meeting. After closing the Preliminary

Forum, on a unanimous vote of 6-0, the Planning Board moved to transmit the following

to the Town Council to consider while reviewing application PD-01-24:

1. No issues [identified].

Pursuant to NCGS §160D-301(b)(6), the Town Council is reminded that although the 

Planning Board forwarded a list of issues for Council consideration, no part of the 

Preliminary Forum held by the Planning Board may be used as a basis for the Council’s 

decision on PD-01-24. 
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III. PROJECT INFORMATION

A. Property Owner & Applicant Information

1. Property Owner and Applicant

Saint Joseph of the Pines, Inc.

17410 College Parkway, Ste 200

Livonia, MI 48152

2. Authorized Agent 1

Thomas Van Camp

Van Camp, Meacham &

Newman, PLLC

2 Regional Circle

Pinehurst, NC 28374

Authorized Agent 2

Dan Jewell

Thomas & Hutton

510 Meridian Parkway, Ste 100

Durham, NC 27713

B. Property Information

1. Street Address

100 Waters Drive, Southern Pines, NC 28387

(Proposed buildings have not yet been given an address)

2. Size of Property

Total Size of Existing Parcel: 94.902 acres* 

Land Disturbance Area: 8.96 acres 

*There will be a net increase of built upon area from 33% (32.27 acres) to

36% (34.43 acres), as permitted by the PD-09-22 Conceptual Development

Plan and 5/70 exemption allocation from 2004.

3. Existing Infrastructure

The subject property is accessed by Camp Easter Road to the east. The

development includes three private roads, Gossman Drive, Waters Drive, and

Owens Lane. According to Moore County Property Records Building

Summary, there are 32 buildings while from a GIS desktop analysis there

appears to be more, about 47 buildings (see Figure 3). Sanitary sewer and water

lines are distributed throughout the site due to previous development (see Figure

2).

4. Property Zoning and CLRP Classification

The current zoning of the subject property is PD (Planned Development).

Adjoining properties are a mixture of zoning classifications, including RS-3

(Residential Single-Family), FRR (Facilities, Resource and Recreation), Rural

Residential (RR), Rural Estate – Conditional Zoning (RE-CD), and the same

PD (Planned Development) classification as the subject property (see Figure 3).

The Town of Southern Pines’ 2016 Comprehensive Long Range Plan

(CLRP)—under which this project is vested—designates this property as

Residential.
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C. Planned Development History & Current Project Description

1. Planned Development History

The subject property is part of the 94.902-acre Belle Meade Continuing Care

Retirement Community (“Belle Meade”) Conceptual Development Plan (CDP)

that was approved by the Town of Southern Pines on September 13, 2022 (PD-

09-22). According to the history provided on the Belle Meade Continuing Care

Retirement Community (CCRC) website, “the Sisters of Providence from

Massachusetts… acquired land on Camp Easter Road in 1990 and began the

development of a skilled nursing center, The Health Center, and new residential

living community, Belle Meade. The Health Center opened in 1996; [the

residential Belle Meade living community] in 1999. The Coventry assisted

living facility opened in 2008 and is located between The Health Center and

Belle Meade.” All of this prior development was called “Phase 1” in the Belle

Meade CDP, which rezoned all of these land uses from the FRR Conditional

Zoning District to the PD district.

2. Current Project Description

According to the applicant’s narrative (see Attachment 1), the 8.96-acre portion

of property is being proposed for development as “an additional 40 residential

units on the northeastern portion of the property. As part of the project, two

underused buildings–a clinic and administrative/daycare–and their associated

parking lots will be demolished. The Daycare will continue to operate until the

start of construction on the residential units. The residential units will be a mix

of single family and/or duplex buildings and will be carefully integrated into

the surrounding area. Building architecture will be compatible with the existing

community.” Primary access to the proposed cottages and duplexes will be on

the north side of Gossman Drive and the relocated extension of Waters Drive.

The community garden and dog park will be relocated during this phase of

development adjacent to Gossman Drive (rather than the Waters Drive access,

as was proposed during the CDP). The buildings will not require separate

review for compliance with the Town’s architectural standards considering that

they are one- and two-family residential dwellings.
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Figure 1: Conceptual Development Plan. Existing Infrastructure/“Phase 1” Shaded in Yellow and Phase 2 Shaded in Green. 
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Figure 2: Existing Infrastructure (Subject Property Outlined 

in Red)  Figure 3: Existing Buildings and Land Uses 

Red crosses indicate existing fire hydrants. Red lines indicate 

existing sewer gravity main lines. Blue lines indicate existing 

water main lines.
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Figure 4: Zoning Map (Subject Property Outlined in Red) 
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IV.   STAFF REVIEW 

 

A. Review Process 

The procedures for review and approval of a Planned Development (PD) District 

are established within Chapter 2 of the Town of Southern Pines Unified 

Development Ordinance. Chapter 2 describes a three-step process of Conceptual 

Development Plan (CDP), Preliminary Development Plan (PDP) and Final 

Development Plan to complete a Planned Development (PD) District. This 

application is for a PDP. 

 

B. Summary of Procedural Requirements 

• Preliminary Development Plan Application Submitted: February 12, 2024 

• Application Deemed Incomplete: February 13, 2024 

• Subsequent Submittal with Corrected Materials: February 20, 2024 

• Application Deemed Complete: February 23, 2024 

• Notice of Planning Board Preliminary Forum 

o Posted On-site: March 4, 2024 

o Mailed: March 1, 2024 

o Internet: March 11, 2024 

o Published: March 6 and March 13, 2024 

• Planning Board Preliminary Forum: March 21, 2024 

• Notice of April 9, 2024, Town Council Evidentiary Hearing: 

o Posted On-site: March 4, 2024 

o Mailed: March 25, 2024 

o Published: March 27 and April 3, 2024 

o Internet: March 22, 2024 

• Town Council Regular Meeting/Evidentiary Hearing: April 9, 2024 

 

C. Applicable Criteria for Review 

The criteria for review and approval of a PDP are found in Chapter 2, §2.18.5(H), 

of the Town of Southern Pines Unified Development Ordinance. Staff analysis of 

how the application addresses these criteria begins on the following page of this 

document. 

 

Preliminary Development Plan - UDO §2.18.5(H): 

1. The application demonstrates that it will achieve the purposes of the PD 

and this section; 

2. The Preliminary Development Plan is consistent with the Conceptual 

Development Plan and conforms to all applicable provisions of this UDO; 

3. The proposed Development is located in an area of the Town that is 

appropriate; and 

4. The proposed Development will not cause the need for inefficient extensions 

and expansions of public facilities, utilities and services. 
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D. Town Staff Review and Comments

Planning staff have reviewed the PDP application materials for consistency with

each of the four criteria for Preliminary Development Plans. The applicant has also

provided a narrative addressing compliance with each of the four (4) criteria for a

Preliminary Development Plan. A copy of the applicant’s narrative is attached to

this staff report in Attachment 2.

i. Achieving the purposes of the Planned Development

The “Bell Meade” CDP is a mixed-use development that was approved in 2022

(i.e., PD-09-22). The purpose of the CDP was to expand the existing Saint

Joseph of the Pines Belle Meade Continuing Care Community with up to 44

additional residential units in either single-family and/or duplex buildings. In

the Belle Meade CDP, the text of the CDP considers “Phase 1” to be

synonymous with the existing continuing care retirement center (CCRC) as

developed between 1990 and 2008. The existing CCRC includes independent

living apartments, single-family dwellings, two-family dwellings, assisted

living and memory care, club house, and health center.

According to §3.5.14 of the UDO: 

“The PD district is designed to accommodate mixed land uses, such as office, 

residential, service, commercial, public or private recreational Development, 

and where consistent with the future land use map, light manufacturing and 

assembly uses that comply with the employment center Development Patterns 

in section 6.5 of this UDO. This district is intended to allow mixed-use 

Developments in areas where sufficient public water and sewer service is 

available (or can be readily extended) and where the street system is adequate 

(or can be readily improved) to handle the projected traffic volumes generated 

by the Development. The regulations of this district are intended to:  

1. Encourage planned, large-tract Development, including service, office,

commercial, residential, public or private recreational Development or

light industrial uses;

2. Exclude heavy commercial and heavy industrial land uses;

3. Encourage Development in areas located on major thoroughfares and

collector streets;

4. Encourage vehicular access from service drive and other local streets;

5. Provide performance standards to help ensure Compatible land uses;

6. Encourage common or shared parking;

7. Promote creativity and innovation in the design that leads to more

appropriate relationships between land uses and features;

8. Facilitate clustering of Development thereby increasing the amount of

saved land;

9. Foster Development of a network of open space to serve a variety of

recreational and environmental purposes designed and located with

respect to existing unique natural features and environmentally

sensitive areas;

10. Improve connectivity within and between Developments to promote

mobility and enhance walkability;
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11. Integrate public spaces and amenities to promote community gatherings

and activities;

12. Establish coordinated land plan and consistent treatment of common

design elements;

13. Provide the flexibility to respond to market conditions over longer

projected Development periods due to the scale of such Developments;

and

14. If residential land uses are proposed, provide a variety of Lot sizes and

Dwelling types to expand the spectrum of housing choices for

households of various type, size, income and age.”

Following review of the Belle Meade CDP and the PD - Planned Development 

District section in the UDO, planning staff does not find significant 

inconsistency between the Preliminary Development Plan and the purpose of 

the CDP or PD districts, generally. 

ii. Consistency with the Conceptual Development Plan (CDP) and the Unified

Development Ordinance (UDO)

Planning staff reviewed the initial PDP application materials (including project

narrative and PDP plan) and shared concerns with the applicant regarding a

variety of issues related to compliance with the approved CDP and the UDO.

Topics with which planning staff had concerns, but were addressed in a

subsequent submittal and email, included missing referenced stormwater report,

looping of water main lines, location of the pedestrian connection, and sub-

phasing of Phase 2. The applicant revised the application materials to address

each of staff’s concerns and resubmitted application materials on February 20,

2024.

Based on statements made in the revised application materials (see Attachment 

2 and 3), planning staff feel that the application contains enough information 

and commitments to be deemed generally consistent with the CDP and UDO. 

Further detailed analysis of compliance with both the CDP and the UDO will 

involve representatives from all other Community Development departments 

(such as Streets, Engineering, Fire, etc.) and will occur during site plan and 

Architectural Compliance Permit review. 

iii. Location in an area of town that is appropriate:

The proposed development is the first PDP of the mixed-use Belle Meade CDP,

but second to existing development that was built between 1990 and 2008. The

area being developed was designated “Residential” in the 2016 Comprehensive

Long-Range Plan (CLRP) under which this project is vested. The proposed land

use will provide additional dwelling units and will further expand housing

options within the jurisdiction. Planning staff finds that given the prior phase of

development of Belle Meade CCRC, the CLRP designation, and the character

of the Camp Easter/Airport Road neighborhood, the proposed development is

located in an appropriate area of town.
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iv. Efficient extensions and expansions of public facilities, utilities and 

services:  

The overall property is served by all necessary utilities and transportation 

infrastructure and the development will bear the cost of all infrastructure 

modifications and/or extensions. Development of the subject property in the 

manner proposed is an efficient way to increase housing options within our 

community. 

 

v. General Comments: 

• The Technical Review Committee reviewed the current PDP application at 

their February 13, 2024 meeting. Topics of discussion included stormwater 

report, looping of water lines, separation of buildings (which must exceed 

10’ unless there is sufficient fire ratings and fire flow), pedestrian 

connection, trip generation, tree canopy, and sub-phasing. A list of planning 

staff and Technical Review Committee comments were provided to the 

applicant on February 13, 2024 and the applicant addressed these comments 

in a revised Narrative and PDP Plan submitted February 20, 2024 (see 

attachments). Further site plan review and approval will be required prior 

to issuance of any building permits for development, if approved. 

 

• The Town Council public hearing for this request will be an evidentiary 

hearing and will follow the procedures set forth in UDO §2.14. As a 

preliminary forum to the evidentiary hearing, the Planning Board is solely 

allowed to provide a list of issues to the Town Council. 

 

E. Cooperating Agency and Technical Review Committee Review and Comments 

A request for comments was emailed to agencies on March 4, 2024. Agencies 

notified include Town of Southern Pines Streets, Utilities, Fire, Recreation and 

Parks, and Engineering departments, the Regional Land Use Advisory Commission 

(RLUAC), U.S. Fish and Wildlife Service (USFWS), Moore County Airport and 

the North Carolina Department of Transportation (NCDOT).  

 

Comment was received back from RLUAC on March 7, 2024 stating that the site 

is designated “Important to Protect” in Fort Liberty’s Compatible Use Rating 

System due to its location in the high-quality water of the Mill Creek Management 

Area. RLUAC encourages the town and the applicant to take measures to reduce 

the negative impact of stormwater runoff into the Mill Creek Management Area. 

According to the applicant’s Stormwater Impact Analysis Site Plan Submittal, 

“development of this site requires the modification of the wet pond to produce 

reductions in peak flow. This modification will be the addition of 6 inches of riser 

section to the existing outlet structure with a V-notch weir cut into the rise to handle 

the slight increase in run-off for Basin 1. Basin 2 and the Bypass Area require no 

detention, because of the decrease in drainage area, which decrease the peak flow 

runoff.” In other words, the post-development runoff values will decrease from the 

pre-development runoff values with the stormwater facility improvements, which 

will be confirmed during site plan review. 
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No other comments were received from other agencies contacted as of the date of 

completion of this staff report. 

V. ATTACHMENTS

The following materials are provided as attachments to this staff memorandum:

1. Draft Town Findings of Fact

2. Preliminary Development Plan Application, Narrative, and Traffic Generation

Letter

3. Preliminary Development Plan Site Plan

4. RLUAC Agency Comments

Additional documents related to this application including (but not limited to) property 

deeds, Authorization of Agent forms, email correspondence, meeting minutes and adjacent 

property notification records are on file in the Town of Southern Pines Planning Office and 

available for public inspections during normal business hours. 
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VI. TOWN COUNCIL ACTION:

To either approve or deny a Preliminary Development Plan application, the Town Council

must make findings of fact and conclusions to the applicable standards.

• The Town Council shall first vote on whether the application is complete and

whether the facts presented are relevant to the case.

• The Town Council shall then vote on whether the application complies with the

criteria as set forth in Section 2.18.5(H) Criteria for a Preliminary Development

Plan, Criteria 1-4. Staff has drafted a finding of fact for consideration in

Attachment 1. The Town Council may make modifications or provide an alternative

to the draft findings of fact and related motions at their discretion.

I move to: 

1. Adopt Attachment 1 of the staff report, as drafted, as Findings of Fact regarding the

proposed Preliminary Development Plan PD-01-24.

- OR –

2. Adopt Attachment 1 of the staff report as Findings of Fact regarding the proposed

Preliminary Development Plan PD-01-24, with the following changes:

________________________________________________________________________

________________________________________________________________________

_______________________________________________________________________.

Next, the Town Council shall vote on whether to approve, deny, or approve with conditions

the proposed Preliminary Development Plan. The Town Council may choose one of the

following motions, or any alternative they wish.

I move to: 

1. Approve the Preliminary Development Plan for PD-01-24;

2. Deny the Preliminary Development Plan for PD-01-24;

3. Approve the Preliminary Development Plan for PD-01-24 with the following additional

conditions:

a. 
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ATTACHMENT 1 

Case Number: PD-01-24 

Draft Findings of Fact, Decision of the Council, and Order in the Matter of a Preliminary 

Development Plan Application for Belle Meade Retirement Community 

1. The Town Council finds that the application is complete and that the facts submitted are

relevant to the case because the request for Preliminary Development Plan approval has met

the specified submittal requirements as required in the Town of Southern Pines UDO

Appendices, the applicants have submitted adequate evidence addressing criteria for a

Preliminary Development Plan, and the evidence submitted was sworn testimony by qualified

experts or provided through substantiated documentation.

2. The Town Council finds that the application complies with UDO §2.18.5(H) Criteria for a

Preliminary Development Plan, Criterion 1 (i.e., the application demonstrates that it will

achieve the purposes of the PD district and the UDO), in that the “Belle Meade” CDP is a

mixed-use development that was approved in 2022 (i.e., PD-09-22). The purpose of the CDP

was to expand the existing Saint Joseph of the Pines Belle Meade Continuing Care Community

with up to 44 additional residential units in either single-family and/or duplex buildings.

According to §3.5.14 of the UDO, Town Council does not find significant inconsistency

between the Preliminary Development Plan and the purpose of the CDP or PD districts,

generally.

3. The Town Council finds that the application complies with UDO §2.18.5(H) Criteria for a

Preliminary Development Plan, Criterion 2 (i.e., the Preliminary Development Plan is

consistent with the Conceptual Development Plan and conforms to all applicable provisions of

this UDO), in that the application contains enough information to be deemed generally

consistent with the CDP and UDO. Further detailed analysis of compliance with both the CDP

and the UDO will involve representatives from all other Community Development departments

(such as Streets, Engineering, Fire, etc.) and will occur during site plan review.

4. The Town Council finds that the application complies with UDO §2.18.5(H) Criteria for a

Preliminary Development Plan, Criterion 3 (i.e., proposed Development will not cause the

need for inefficient extensions and expansions of public facilities, utilities and services), in that

the proposed development is the first PDP of the mixed-use Belle Meade CDP, but second to

existing development that was built between 1990 and 2008. The area being developed was

designated “Residential” in the 2016 Comprehensive Long-Range Plan (CLRP) under which

this project is vested. The proposed land use will provide additional dwelling units and will

further expand housing options within the jurisdiction. Planning staff finds that given the prior

phase of development of Belle Meade CCRC, the CLRP designation, and the character of the

Camp Easter/Airport Road neighborhood, the proposed development is located in an

appropriate area of town.

5. The Town Council finds that the application complies with UDO §2.18.5(H) Criteria for a

Preliminary Development Plan, Criterion 4 (i.e., proposed Development is located in an area

of the Town that is appropriate), in that the overall property is served by all necessary utilities

and transportation infrastructure and the development will bear the cost of all infrastructure

modifications and/or extensions. Development of the subject property in the manner proposed

is an efficient way to increase housing options within our community.
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1/12/22  
 

  

     
  
                                                         
 
 
 
 
 
Project Information: 
 
Project Name:  ________________________________________________________________________________ 
 
Physical Address: ______________________________________________________________________________ 
 
PIN: _______________________________________     Parcel ID: ________________________________ 
 
Site Size: ___________________________________     Zoning: __________________________________ 
 
 
Applicant: 
 
Name(s): _____________________________________________________________________________________ 
 
Email: ____________________________________  Phone: __________________________________   
 
Mailing Address: _______________________________________________________________________________ 
 
 
Authorized Agent, if different from Applicant: 
 
Name(s): _____________________________________________________________________________________  
 
Email: ____________________________________  Phone: __________________________________   
 
Mailing Address: _______________________________________________________________________________ 
 
 
Legal Property Owner(s), if different from Applicant: 
 
Name(s): _____________________________________________________________________________________  
 
Email: ____________________________________  Phone: __________________________________   
 
Mailing Address: _______________________________________________________________________________ 

 

Planned Development District 
Preliminary Development Plan 

Application 
 

Fee: $________        Date Received:  _____________            Case No.: PD-____-____ 
 

Elizabeth Wilcox
Belle Meade

Elizabeth Wilcox
100 Waters Drive, Southern Pines, NC 28387

Elizabeth Wilcox
858315743819

Elizabeth Wilcox
0004087

Elizabeth Wilcox
PD

Elizabeth Wilcox
94.902 acres

Elizabeth Wilcox
St. Joseph of the Pines Inc.

Elizabeth Wilcox
 17410 COLLEGE PARKWAY STE 200, LIVONIA MI 48152

Elizabeth Wilcox
scott.brewton@trinityhealth.org

Elizabeth Wilcox
910 246 3100

Elizabeth Wilcox
See attached



Belle Meade 
Preliminary Development Plan 

Authorized Agents 
 
Thomas Van Camp 
Van Camp, Meacham & Newman, PLLC 
2 Regional Circle 
Pinehurst, NC 28374 
Tel: 910-295-2525 
thomasv@vancamplaw.com 
 
Dan Jewell 
Thomas & HuCon 
510 Meridian Parkway 
 Suite 100 
Durham, NC 27713 
Tel:  919-457-5800 
jewell.d@tandh.com 
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INTRODUCTION  
 
The purpose of this PD – Preliminary Development Plan  (“PDP”) application is to demonstrate that it 
will achieve the purposes the approved PD – Conceptual Development Plan (“CDP) , that the PDP is 
consistent with the CDP and the applicable provisions of the UDO, that the proposed development is 
located in an area of the Town that is appropriate, and that the proposed Development will not cause 
the need for inefficient extensions and expansions of public facilities, utilities and services.  This 
narrative along with the accompanying PDP application and Preliminary Development Plan will 
demonstrate compliance with Section 2.18.5 of the Town’s Unified Development Ordinance (UDO).  
 
The expansion of Belle Meade is consistent with the Town’s Comprehensive Long-Range Plan (CLRP) 
and promotes its objectives. The CLRP designates the property as Residential.  This PDP expands 
senior residential housing opportunities that are collocated with health services, activities, and 
amenities in a well-planned community. 
 
PROJECT OVERVIEW  
 
Purpose 
 
St. Joseph of the Pines Belle Meade Continuing Care Retirement Community is an established 
neighborhood and health care facility in Southern Pines.  Development of the skilled nursing facility, 
Health Center and a new residential living community began in 1990.  The Health Center opened in 
1996, the residential living community in 1999, and assisted living facility in 2008.   
 
Despite its established history in Southern Pines, the Property’s FRR zone does not list Continuing 
Care Retirement Center as a permitted use.  However, Section 3.5.13.(C) of the Southern Pines 
Unified Development Ordinance (“UDO”) states “existing uses within the FRR district that are not 
authorized by right may be allowed to continue as non-conforming uses or allowed to achieve 
conforming status subject to issuance of a conditional use permit.”  Further, Exhibit 3-15 of the UDO 
indicates that a Continuing Care Retirement Care Center requires PD Zoning.  In September of 2022 
the Town Council approved the PD CDP. The applicant now requests approval of a Preliminary 
Development Plan in accordance with Section 2.18.5 of the Southern Pines UDO.   
 
Location  
 
The Subject Property consists of a single parcel and is located north of downtown Southern Pines on 
the west side of Camp Easter Road, north of its intersection with McDeeds Creek Road.  A site 
location map showing the site and immediate surroundings are shown on the Preliminary 
Development Plan. The Property is entirely within the Town of Southern Pines.  The site is currently 
well-served by utilities and there is sufficient capacity to accommodate the proposed development.   
 
Project Vision 
 
The vision for the project is to construct an additional 40 residential units on the northeastern 
portion of the property.  As part of the project, two underused buildings–a clinic and 
administrative/daycare–and their associated parking lots will be demolished.  The Daycare will 
continue to operate until the start of construction on the residential units.  The residential units will 
be a mix of single family and/or duplex buildings and will be carefully integrated into the surrounding 
area.  Building architecture will be compatible with the existing community.   Landscaping and design 
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elements common to Southern Pines and the existing community will be used.  The plan provides for 
a mixture of open spaces and amenities that will result in an attractive, active residential community.   

Main access to the site will continue to be provided from the two existing driveway entrances on 
Camp Easter Road and in the same configurations.  As part of the next phase of development, within 
the property, Waters Drive will be extended to Gossman Drive and a new private street will be built to 
serve the proposed addition. A new gated access is proposed at the intersection of Gossman Drive 
and Camp Easter Road.   

The property will continue to provide a 15-foot building setback along its perimeter, along with a 20-
foot landscaped buffer, except along Camp Easter Road where an enhanced 100-foot landscaped 
buffer will be provided. 
 
Best management practices will be implemented for development, storm water management and 
erosion control. 
 
Zoning Information 
 
The property is designated as Residential in the Town’s Comprehensive Long Range Plan, and the 
proposed expansion of the Continuing Care Community with additional residential units is compatible 
with that designation and expands housing options for seniors.  The Property is currently zoned PD. 
 
Compliance with UDO 
 
All development within the site must adhere to the approved standards and conditions stated in the 
approved CDP and the UDO.  Prior to the issuance of a building permit and start of any construction, 
a Preliminary Development Plan for each phase must be submitted and approved per Section 2.18.5 
of the UDO.  
 
Architectural review, rules and regulations and must be approved by the Town of Southern Pines. To 
the extent this document does not otherwise establish a development standard, the UDO standard in 
effect at the time of an application will apply. The development and building permits are subject to 
all Local, State and Federal regulations and laws.   
 
PRELIMINARY DEVELOPMENT PLAN  
Development Program  

Under the PD/PDP the Property will continue to be used as a Continuing Care Retirement Center. 
This use will include operation of the Special Service Homes authorized by Conditional District 
Rezoning in 2007.  The CDP permitted the expansion of the facility by up to 44 units in either single 
family or duplex buildings in the area shown on the Conceptual Development Plan.  The PDP 
proposes 40 units, --in side-by-side duplex units and in single family units -- and is considered Phase 
2, under the CDP.  Phase I included the existing Belle Meade development. No other future 
developments are proposed at this time.    
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Permitted Uses  

The CDP development allowed development as shown on Table 2 below.  Additionally, the CDP 
allowed that any use that is not listed on the chart below but is typically associated with a Continuing 
Care Retirement Center shall be permitted.   

Table 1 CDP EXISTING AND PROPOSED DEVELOPMENT 
 

Units/Beds SF 

Phase I (Existing Uses)   

Independent Living 
Apartments 

172 307,561 

Single Family 20 39,161 
Duplex 28       56,442 

Assisted 
Living/Memory Care 

50       36,098 

Club House 
 

      43,151 
Health Center 

 
      77,560 

Total Existing 270     559,973 

Phase 2 (Proposed 
Uses) 

  

New Cottage Units 44 *132,000 

 Total Existing & 
Proposed 

310 *691,973 
   

 
Phase 1 
 
The property will continue to be used in its existing condition and based on Table 2 above and the 
approved CDP. 
 
Phase 2 

The CDP established that “No new residential units within Phase 2 contain greater than 2,500 
square feet of heated area.  The maximum height for the new units will be 35 feet.” 

The proposed units range between 2,400 and 2,500 square feet of heated area and are +/-22 feet 
tall, however final heights will be established during building permit submissions. In no case will the 
units exceed the limits permitted under the CDP.  

The PDP proposes 40 units, 4 single family units and 18 duplex units in a total of 100,000 sf.   
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Open Space and Amenities 
 
The required open space is presented below in Table 3 Open Space is further discussed below.  
Section 3.5.14 (G) requires 20 percent of the gross land area of PD zoned land to be Open Space, 
and that 50 percent of that open space be Usable Open Space. 
 

Table 2 OPEN SPACE 

Category  Required  Proposed with PDP 
Overall 
Open 
Space 

18.80 
acres 

25.86 acres 

Usable 
Open 
Space 

9.40 
acres 

14.39 acres 

 
Per the UDO, Usable Open Space will be provided, which meets the following definition:   
 

areas comprised of, but not limited to, any combination of the following: natural areas, 
wetlands, trails, boardwalks, parks, ball fields for structured recreation, equestrian fields or 
tracks, golf courses (not including clubhouse or other vertical structures), buffers (outside of 
a platted Lot), any water bodies including ponds and lakes, and/or innovative and accessible 
water quality ponds (that are designed as an amenity). 

 
Usable Open Space for the entire community includes the following: 
 

Category Provided 

Common areas and ponds  12.72 
Trails & Walks 0.98 
Putting Green 0.21 
Tennis Court 0.16 
Bocce Court 0.14 
Dog Park 0.1 
Community Garden 0.08 
Total 14.39 

 
 
With approval of the PDP, the site will continue to provide more than 18.80 acres of Overall Open 
Space and more than 50% of the open space will be usable for the Belle Meade Community 
residents.   
 
Additionally, the Property will continue to offer the following amenities: 
 

o Chapel 
o Library 
o Bank 
o Convenience store 
o Hair salon 
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o Indoor pool/spa 
o Exercise room 
o Woodworking shop 
o Shuffleboard 

 
The CDP allows that amenities provided may change to any amenity typical of a Continuing Care 
Retirement Community provided that the overall all amount of open space meets Table 2. 
 
As shown on the Preliminary Development Plan, Phase 2 will provide a relocated garden and dog 
park to serve the residents of Belle Meade. 
 
Pedestrian Paths 
 
Pedestrian and non-vehicular circulation facilities in Phase 1 (the existing community) are comprised 
of a series of concrete paved sidewalks and slightly wider all weather surfaced paths suitable for 
bicycle and golf carts.   
 
Phase 2, shown on the PDP, will have pathways of the same size and material that are connected 
and integrated with the Phase 1 network, as shown on the Preliminary Development Plan.  
 
Buffers and Landscaping 

Landscape standards will meet or exceed the requirements of the Town of Southern Pines UDO per 
Section 3.5.14(H)  

A 20-foot-wide perimeter buffer is provided along all property lines, except the buffer along Camp 
Easter Road which is 100 foot wide.  
 
Generally, the goal will be to preserve existing plantings in the buffer adjacent to new construction, 
however, if where existing plantings are sparse or must be disturbed to accommodate new 
construction, new buffer plantings will meet the requirements of UDO Exhibit 4-4: Minimum Planting 
Required in Buffers.   
 
Streams, Wetlands and Floodplain  

The Property is within the Cape Fear – Little River intake No. 2—WS-III Watershed.  The 94-acre 
property is exempt from the current UDO requirement limit of 24 percent built-upon area but is 
limited to 70 percent built-upon area.  The built-upon area of the existing facility is 33 percent and 
with the addition of Phase 2 the built-upon area will increase to 34.43 acres or 36 %acres.  

The Town’s GIS shows a stream connecting the Property’s two man-made ponds in Phase 2.  Stream 
buffers have been shown and no buildings encroach into the buffers. 

The project will comply with all State and Local standards for storm water management and use best 
management practices and engineered storm water facilities as required. (See Stormwater 
Management Report). 
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Architectural Standards  

Building setbacks along the perimeter lot lines will be 15 feet. No other setbacks are required, 
except as required by the building code.   

Architectural standards and review by the Town of Southern Pines Councill is not required for the 
buildings associated with the PDP as they are new single family and duplex units.   
 
All development and building permits are subject to all Local, State and Federal permitting 
guidelines, rules, and regulations.  
 
Signs  
 
There are two existing entryway and wayfinding signs on Camp Easter Road.  Other types of signs 
existing on the Property include wayfinding, building and information signs.  All new signs will be 
consistent with the character of the existing signs and will be designed to maintain consistency 
throughout the development and enhance the aesthetic character, while providing efficient 
wayfinding.   
 
Signs will reflect the architectural character of Southern Pines and the architecture of Belle Meade. 
Locations of new signs, in addition to the two main entry signs are indicated on Exhibit 8 – Sign Plan.  
Any sign that is not specifically identified in this section will follow the standards of Section 4.6 in the 
UDO.  Sign areas to be computed per Section 4.6.6 of the UDO. 
 
Trip Generation, Vehicular Circulation, Street Cross Sections, and Parking  
Trip Generation 
 
See Trip Generation Memo provided by VHB.  
 
As noted above the daycare center on site will cease operation upon commencement of construction 
of Phase 2 in order to remain consistent with the trip reductions anticipated by the CDP. 
 
Vehicular Circulation and Street Cross Sections  
 
The existing private street network will be extended and modified to accommodate the new 
residential units.  Ingress and egress from the Property will continue to occur from the two existing 
driveway locations on Camp Easter Road.  Two new gated accesses are proposed at the 
intersections of Gossman Drive and Camp Easter Road and at the intersection of Gossman Drive and 
proposed extension of Waters Drive.   
 
No new driveway connections to public roads or new public roads are proposed. 
 
As shown on the Preliminary Development Plan, the gate will be set back far enough from Camp 
Easter right-of-way to provide stacking for three cars to prevent queuing on to the public street.    
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Parking 
 
Phase 1 Parking 
 
The existing facilities within Phase 1 are supported by and will continue to be supported by +/-701 
parking spaces.  The spaces are comprised of a combination of surface parking, carports, and 
residential garages.  
 
Phase 2 Parking 
 
The new residential units within Phase 2 will be provided with at least two spaces per unit in garage 
and driveway parking.  Visitor parking will be provided in the unit’s driveway.  
 
Utilities 

Electric, water, sewer and gas utilities are currently available on the property as described in Section 
4.1.3 of this document.  Any new utility lines will be installed per the policies of the local utility 
providers and the Town of Southern Pines for underground utilities.  Any new service lines will be 
installed underground 

Water and Sewer  

Water and sewer utilities are currently provided by the Town of Southern Pines. Utilities may be 
extended to the proposed development. Design and permitting will meet current Town standards.  

Electric 

Electrical Power will be provided by Duke Energy; however, other providers may be allowed in the 
future. 

Cable. 

Spectrum currently provides cable service; however, other providers may be allowed in the future. 

Street Lighting  

Street lighting will be designed in conformance with the requirements of Section 4.8 in the Town of 
Southern Pines UDO. All lighting will be LED lighting. The cost of installation and maintenance of any 
specialty street lighting shall not be the responsibility of the Town of Southern Pines. Appropriate 
lighting in parking areas and amenity locations will be provided as required by the UDO.  

From time to time, temporary services may be required and shall be allowed as community facilities, 
temporary construction offices and/or temporary marketing centers. 

Phasing of Construction 
 
Based on current information and as shown on Sheet PD1.4 of the Preliminary Development Plan, 
the first phase will include the site work, utilities and infrastructure, and complete development of 
“Street A” connecting Waters Drive to Gossman Drive. Along with the development of the project 
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site and infrastructure, this initial phase of construction would also include construction of 
between 16-28 units along “Street A”.  The second phase of construction will include the 
development of ‘Street B’ and the construction of the remainder of units, amounting to 40 units in 
total. Phase 2 could follow immediately the completion of Phase 1 or could be constructed 
separately at a point in the future to be determined based on the occupancy needs of the Belle 
Meade.  
 
Temporary Uses/Special Events  
 
Temporary construction trailers including, but not limited to real estate, construction and sales 
offices may be installed during the period of construction and real estate sales.  
 
Any temporary uses or special events, not typical to a Continuing Care Retirement Center, must 
obtain the appropriate permits from the Town of Southern Pines.  
 
Storm Water Management and Water Quality Management  

See attached - Stormwater Report. 

 
 



Engineers Scientists Planners Designers 
Venture I, 940 Main Campus Drive, Suite 500, Raleigh, North Carolina 27606 
P  919.829.0328 F  919.833.0034 www.vhb.com 

To: Daniel A. Jewell, RLA, ASLA Date: January 5, 2024 
President 
Coulter Jewell Thames, PA 

Project #: 39369.01 

From: Andrew Topp, PE, PTOE Re: Belle Meade Trip Generation Estimate 
Southern Pines, NC 

Project Background 
The Belle Meade Retirement Community in Southern Pines, North Carolina has plans to demolish two buildings on site 
in order to provide an additional 40 senior living townhome units.  An existing 6,715 square foot (sf) clinic and a 
11,762-sf day care will be removed to make space for the new townhome units.  The day care center will remain 
operational during the first phase of construction for the Belle Meade Retirement Community but will be removed 
before the development is complete.  This memorandum summarizes the estimated number of vehicular trips that will 
be removed from the site by demolishing the clinic and day care buildings while estimating the number of vehicular 
trips that will be generated by the 40 senior living townhome units. 

Trip Generation Results 
Trip generation calculations for all land uses were provided using the ITE Trip Generation Manual, 11th Edition and 
methodology from the NCDOT Rates vs. Equation Spreadsheet.  ITE Land Use Code (LUC) 565 (Day Care Center) and 
LUC 630 (Clinic) were used to calculate the number of trips that will be removed from the site.  Table 1 outlines the 
trip generation estimate to be removed from the site with the planned residential expansion. 

Table 1: Trips Removed from Site 

As shown in Table 1, the two buildings to be demolished are assumed to generate 501 daily site trips with 64 trips (41 
entering, 23 exiting) occurring during the AM peak hour and 67 trips (27 entering, 40 exiting) occurring during the PM 
peak hour. 
The number of new trips generated by the 40 senior living units were calculated using LUC 252 (Senior Adult Housing 
– Attached).  The trip generation results for the residential expansion are shown in Table 2.

Enter Exit Total Enter Exit Total

565 Day Care Center 50 students 225 22 19 41 19 21 40
630 Clinic 6,715 sf 276 19 4 23 8 19 27

501 41 23 64 27 40 67
Notes:
1.  Land Use Code and trip generation rates are determined based on ITE Trip Generation, 11th Edition
2.  Total site trips are determined based on the suggested method in the NCDOT Rate vs Equation Spreadsheet

Land Use 
Code1 Land Use Unit ADT AM Peak Hour PM Peak Hour

Total Site Trips²

Development Total



Ref:  39369.01 
January 5, 2024 
Page 2 
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Table 2: Trips Added to Site 

 
As shown in Table 2, the new residential units are expected to generate only 140 daily site trips with 9 trips (3 entering, 
6 exiting) occurring during the AM peak hour and 10 trips (6 entering, 4 exiting) occurring during the PM peak hour. 

Findings and Conclusions 
The new senior living dwelling units are expected to generate less daily, AM peak hour, and PM peak hour traffic 
compared to the clinic and day care uses that will be removed from the site.  Therefore, the amount of traffic entering 
and exiting the site should not increase with the proposed residential expansion.  It should be noted that the trip 
generation estimate for the clinic and day care uses may be conservative since both land uses are within a retirement 
community.  Some trips to and from these land uses may be from residents that are already located within the 
community.  Nevertheless, the estimated number of trips for the proposed senior living homes are expected to be 
considerably lower than what is proposed to be demolished and as a result, the development will not have a negative 
effect on the surrounding public street network. 
 

Enter Exit Total Enter Exit Total

252 Senior Adult Housing - Attached 40 du 140 3 6 9 6 4 10
Notes:
1.  Land Use Code and trip generation rates are determined based on ITE Trip Generation, 11th Edition
2.  Total site trips are determined based on the suggested method in the NCDOT Rate vs Equation Spreadsheet

Land Use 
Code1 Land Use Unit ADT AM Peak Hour PM Peak Hour

Total Site Trips²
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* 6250 Raeford Road * Fayetteville * NC * 28304 *  Office: (910) 398-3743  * director@rluac.com * 

RLUAC 
Regional Land Use Advisory Commission 

 

TOWN OF SOUTHERN PINES COURTESY REVIEW 

 

Case: PD-01-24 (St. Joseph of the Pines) 

Location: 103 Gossman Drive 

PIN#: 858315743819 

 

March 5, 2024 

 

Following a review of the above referenced application by the RLUAC Land Use 

Committee, it has been determined that: 

 

• The site is designated as Important to Protect in the Fort Liberty Compatible Use 

Rating system due to its location within a designated High Quality Waters drainage 

area (Mill Creek HQW Management Area). 

 

RLUAC encourages the Town of Southern Pines and the applicant / developer to take such 

measures as are feasible to limit the impact of stormwater runoff from the future 

development of the site on Mill Creek and the Mill Creek High Quality Waters 

Management Area. Maintaining the integrity of important environmental assets contributes 

to the overall compatibility of our region with Fort Liberty’s environmental protection 

mission, which goes hand-in-hand with its military training and operational missions. 

Beyond the potential environmental impact of the proposed development, the nature of the 

use proposed for the site does not present any compatibility concerns with regard to 

military training or operations.    

 

While RLUAC’s findings and recommendations are non-binding on the Town of Southern 

Pines, their consideration and incorporation into your review of this case will help to 

improve compatibility outcomes for our region as a whole by protecting Fort Liberty’s 

military training and operational missions.  

 

Thank you for allowing RLUAC to review this case. 

 

Jeff Sanborn, Chairman 

Vagn K. Hansen II, AICP, Executive Director 



Agenda Item 

To: Reagan Parsons, Town Manager 

From: Alaina Mallette, Senior Planner  

Subject: SU-01-24 Special Use Permit to Amend CU-08-88 Mid-

South Club Master Plan Boundaries: Owner/Applicant: 

Plantation Investors, LLC; Authorized Agent: Paul 

Saathoff, KoontzJones Design 

Date: April 9, 2024 

I. SUMMARY OF APPLICATION REQUEST

On behalf of PILLCSub, LLC, Paul Saathoff with Koontz Jones Design has applied for a

special use permit to amend the Mid-South Master Plan approved in 1988 in conjunction

with Conditional Use Permit CU-08-88. The amendment proposes removing ±9.26

acres from the Master Plan that is located in Pinehurst’s jurisdiction and includes the

northern-most portion of Palmer Drive between Knoll Road and Midland Road. The

subject properties are identified as a portion of PIN: 857200264820 (PARID:

00041026) as well as a portion of Palmer Drive right-of-way (PARID: 20231023). The

subject property includes a portion of the Knoll Road Greenway maintained by the

Town of Southern Pines, which connects Morganton Road and the Mid-South Club to

Midland Road.

II. PLANNING BOARD REVIEW

On September 21, 2023, four members of the Planning Board held a Preliminary Forum

regarding SU-01-23 to accept public comments and compose a list of issues to forward to

the Town Council for their consideration. Following a presentation by town staff regarding

the project, the property owner and applicant, Mr. Bob Levy, addressed the Planning Board

and introduced Mr. Paul Saathoff of KoontzJones Design, representative for the applicant’s

authorized agent. Mr. Saathoff made a presentation to the Planning Board, providing

additional details and justification for the proposed project. No other members of the public

spoke.

After the board had finished asking questions of the applicant, town staff, and the property

owner, the Planning Board closed the Preliminary Forum and held board discussion. The

following list of issues presented at the forum relate to the application of the SUP criteria

to amend development approval CU-08-88 and were adopted by unanimous vote to

forward to Town Council for consideration during their review of the proposal:

1. Original 1988 Mid-South Master Plan’s intent was to keep the ±9.26 acres as open

space, as was marketed to current property owners who were attracted to the

development considering its inclusion.

SU-01-24 Mid South April 2024 Town Council 1 of 14



2. Recommend engaging the Property Owners Association regarding ownership and 

maintenance of the portion of Palmer Drive in the ±9.26 acres requested to be 

removed from the Mid-South Club. 

3. Knoll Road trail should continue to be maintained per the existing easement. 

 

In addition, the following concern was raised during the forum, but the Planning Board 

believed that it does not apply in determining whether the SUP criteria are satisfied: 

 

1. Question as to whether the Town of Southern Pines has any authority to enforce a 

condition of approval if the application is approved and the ±9.26 acres is removed 

from the Mid-South Club development approval. 

 

III. PROJECT INFORMATION 

 

A. Property Owner & Applicant Information 

 

Property Owner/Applicant Authorized Agent 

PILLCSub, LLC  

c/o Bob Levy 

3 Palmer Drive 

Southern Pines, NC  28387-2986 

KoontzJones Design 

c/o Paul Saathoff 

150 S. Page Street 

Southern Pines, NC  28387 

 

B. Project History and Site Information 

 

i. Location 

The subject property is located in Pinehurst’s jurisdiction and includes the northern-

most portion of Palmer Drive between Knoll Road and Midland Road. The subject 

properties are identified as a portion of PIN: 857200264820 (PARID: 00041026) 

as well all a portion of Palmer Drive right-of-way (PARID: 20231023). The subject 

property includes a portion of the Knoll Road Greenway maintained by the Town 

of Southern Pines, which connects Morganton Road and the Mid-South Club to 

Midland Road. 
 

ii. Project History and Site Information 

The subject property is an entrance into the Mid-South development (see Figure 1 

below), and was rezoned as such in 1987 (file #Z-15-87) following standards 

outlined in the CU-07-88 (i.e., golf course conditional use permit) and CU-08-88 

(residential development conditional use permit) 1988 Mid-South Master Plan (see 

Figure 2 below). Generally, the entrance includes a 60’ landscaped buffer on the 

western portion of the parcel and 25’ landscaped buffer fronting Midland Rd. and 

adjacent to Walker’s Station. The parcel is bisected by two 16’ pavement drive 

aisles. The eastern side of the parcel includes the Knoll Road Greenway maintained 

by the Town of Southern Pines, which connects Morganton Road and the Mid-

South Club to Midland Road. The Village of Pinehurst has the property zoned R30 

excluding the road, i.e., medium-density residential with a minimum lot size of 

30,000 square feet for a max of 8 lots unless rezoned (see Figure 3). The subject 

property was not included in the 2040 Comprehensive Plan considering that it is, 

technically, within the Village of Pinehurst. 
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Figures 1-3: Zoning and Location Map (Subject Property Outlined by Dashed Red Lines) 

1.  2.  

 

3.  (V. Pinehurst) 
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IV. STAFF REVIEW 

A. Application Review Dates 

• Special Use Permit SU-01-24 Application Submitted: February 5, 2024 

• Additional Materials Submitted: 

o Updated Narrative and Justification: February 16, 2024 

o Legal Summary, Covenants, Agreement, etc.: April 3, 2024 

• Application Deemed Complete: February 12, 2024 

• TRC Staff Review: February 13, 2024 

• Notice of Planning Board Preliminary Forum: 

o Posted On-site: March 4, 2024  

o Mailed: February 28, 2024 

o Internet: March 11, 2024 

o Published: March 6 and March 13, 2024  

• Planning Board Preliminary Forum: March 21, 2024 

• Notice of Town Council Public Hearing: 

o Posted On-site:  March 4, 2024 

o Mailed:  March 25, 2024 

o Internet:  March 22, 2024 

o Published:  March 4 and April 3, 2024 

• Town Council Regular Meeting and Evidentiary Hearing:  April 9, 2024 

 

B. Process and Standards of Review 

Town procedures have changed since 1988, in some cases dictated by changes in 

state statutes. Conditional use permits are now special use permits.  The procedures 

for review and approval of a Special Use Permit amendment, per UDO §2.21, 

establish a process and standards to approve certain uses that, because of unique 

characteristics or potential impacts on adjacent land uses, are not permitted in 

zoning districts as a matter of right. Special Use Permit Criteria, UDO §2.21.6 (A-

F) apply to the review of this special use permit amendment.   

 

C. Compliance with Special Use Permit Criteria – UDO §2.21.6 (A-F) 

 

A. The proposed special use shall comply with all regulations of the applicable 

zoning district and any applicable supplemental use regulations;  

 

OPEN SPACE 

One of Southern Pines’ interests is to ensure that the open space requirements 

(under the Master Plan) and Knoll Road Greenway (per easement recorded in 

2005 at Deed Book 2811, Page 29) for the overall development are maintained, 

as it is an important component of the green way trail system used by the public. 

The Master Plan that accompanied the original permit (i.e., CU-08-88) listed 

28.16 acres of “Open Space/Natural Areas/Utility Easements,” but showed 

conceptually where the open space was with circular tree graphics. The ±9.26-

acre portion of the Mid-South property is depicted as undeveloped land with 

circular tree graphics (i.e., approx. 6.15 forested acres outside of the 3.1-acre 

right-of-way) on the 1988 Master Plan and is believed to have been included in 

the 1988 open space calculation. 
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Therefore, that 28.16 acres of open space must be accounted for elsewhere in 

the Southern Pines portion of the development if it is removed it from the 

approved Mid South 1988 Master Plan. The applicant provided evidence that 

the open space requirements will be maintained with the removal of Pinehurst’s 

portion of the development (see Page 2 of Attachment 3). According to the 

applicant, there are ±31.7 acres of open space currently provided (excluding the 

golf courses).  

 

In Planning staff’s research, it was found that the minimum 25-foot buffer along 

the perimeter of Mid-South Club—as was required by the Master Plan—has 

gaps in several sections of the development and were not included in the 

applicant’s Existing Overall Master Plan – Existing Open Space map. 

Furthermore, some areas counted by the applicant as open space are easements, 

such as a 0.16-acre lot with a water line easement. The text of the 1988 Master 

Plan states, “All areas between the golf course corridors and the backs of 

residential lots or property buffer shall remain as Natural Area/Open Space… 

[and that t]he Open Space areas shall have walking/jogging trails developed 

within for use by all residents.” Neither of these requirements appear to have 

been fulfilled aside from the creation of the Knoll Road Greenway, which the 

applicant states in the current application, “will not be impacted.” Despite these 

areas of discrepancy, there are some areas of consistency between the 1988 

Master Plan and the 2024 Existing Open Space map. 

 

With regard to recorded plats for lots within the Mid-South Club, open space 

was rarely identified as shown on the 1988 Master Plan or the 2024 Existing 

Open Space map. Planning found that the nearly four decades of development 

of Mid-South Club has resulted in deviations from the 1988 Master Plan 

concept for open space, which were inadequately addressed during subsequent 

site plan and final plat reviews. Despite this oversight, the Applicant was able 

to identify existing open space areas that range from ±0.07 to ±4.99 acres in 

size totaling, according to their calculations, ±31.7 acres. Therefore, removal of 

the ±9.26-acre land area does not appear to cause the site to be noncompliant 

with the standard for at least 28.16 gross acres of open space. 

 

RESIDENTIAL DENSITY 

The original development approval limited residential density to 1.85 dwelling 

units per acre. With the removal of the ±9.26 acres of land, the total acreage of 

the development will become 550.67 acres. Currently, 526 dwelling units have 

been approved and platted, according to the applicant. So, the development 

density will increase from 0.94 dwelling units per acre to 0.96 dwelling units 

per acre. The development is capped at 647 dwelling units, so up to 121 

additional dwelling units would be needed to reach the maximum density. 

Therefore, no issues related to residential density were identified. 

 

GENERAL 

The ±9.26 acres of land in question was originally contemplated to be the 

primary entry to Mid-South Club from Midland Road, but Knoll Road has 
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become one of the main routes to the gatehouse on Palmer Drive. The portion 

of Palmer Drive that cuts through the ±9.26-acre portion does still receive traffic 

from Midland Road as well. Site visibility leaving the gatehouse has come up 

as an issue along with traffic concerns, but no analysis has been conducted to 

assess what impacts future development of the ±9.26 acres would have on 

traffic volume and patterns. No other discrepancies with standards in Z-15-87, 

CU-08-88, CU-07-88 or the UDO have been identified. 

 

B. The proposed special use shall conform to the character of the neighborhood 

in which it is located and not injure the use and enjoyment of property in the 

immediate vicinity for the purposes already permitted;  

 

The applicant’s narrative states that, if removed, the property will follow 

Pinehurst’s development standards. The surrounding neighborhoods—

including Mid-South Golf Club, Midland Road, Birkdale Village (name as 

platted), Pinehurst National Golf Club, and Walker Station—have a mixture of 

development densities. Walker Station has the highest residential density while 

the other neighborhoods have roughly 20,000-square foot residential lots and 

golf courses interspersed with open space and natural areas. As previously 

stated, removal of the land from the 1988 Master Plan will not increase the 

residential density above the permitted maximum, but could impact open space 

and natural areas. 

 

Removing the site from the development removes the natural area/open space 

entitlement standards that are tied to Mid-South Club in Southern Pines. As 

previously mentioned, Planning found that the nearly four decades of 

development of Mid-South Club has resulted in deviations from the 1988 

Master Plan concept for open space, which were inadequately addressed during 

subsequent site plan and final plat reviews. Despite this oversight, the Applicant 

was able to identify existing open space totaling, according to their calculations, 

±31.7 acres. Therefore, removal of the ±9.26-acre land area does not appear to 

cause the balance of the site that is located within Southern Pines’ jurisdiction 

to be noncompliant with the standard for at least 28.16 acres of open space. 

 

However, land that was not included in the 2024 Overall Master Plan – Existing 

Open Space map that has the potential to be developed should maintain the 

minimum 25-foot buffer along the perimeter of Mid-South Club, as is required 

by the 1988 Master Plan. Furthermore, future development should be held to 

the 1988 Master Plan requirement for walking/jogging trails throughout the 

open space.  

 

As of the writing of this report, staff have not had sufficient time to read and 

review all 127 pages of materials submitted on April 3, 2024 (see Staff Report 

Section IV.E. for details). However, the Position Statement and Legal Summary 

(attached to this staff report as Attachment 6) states that the ±9.26-acre land 

was designated as “future development” on the 1988 Master Plan, but the 1988 

Master Plan on record with the Southern Pine’s Planning Department calls out 
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this land as “Main Entrance,” “60’ Landscapes Buffer,” and two “One Way 16’ 

Pavement.” The Legal Summary submitted also states that the applicant intends 

to develop seven residential lots on the ±9.26-acre land within Pinehurst’s 

jurisdiction, as is their property right. The summary speaks to a 2017 Interim 

Turnover Agreement, which was also submitted and can be found on the 

Town’s website, in which the agent claims, “Residential lots on the Entrance 

Road were expressly addressed and acknowledged by the POA as 

representative of the owners.” The POA’s Bulletin appears to support this 

claim. 

 

This context is relevant to the application in that it shows a tension between the 

applicant and landowners over conformity with the character of the 

neighborhood and perceived enjoyment of the property in the immediate 

vicinity. Planning is aware that the Knoll Road Greenway and Palmer Drive are 

spaces within the ±9.26-acre land that are used and enjoyed by those within the 

adjacent neighborhoods (both of which the narrative states will be retained and 

maintained), but is unaware how residents engage with the remaining portions 

of the ±9.26-acre land. Therefore, the proposed amendment seems to generally 

conform to the residential character of the neighborhood, but with concerns 

over impacts to open space and natural areas, which are a part of the 

neighborhood character, as well. 

 

C. Adequate public facilities shall be provided as set forth herein;   

 

The applicant has provided the following information regarding this item: “This 

special use permit will not impede access to the existing development and will 

continue to provide adequate access to accommodate emergency and waste 

removal vehicles. The roadway from Midland Road to Knoll Road will continue 

to be a private road which will continue to be maintained and ultimately owned 

by the Mid South Club Property Owner’s Association. The entrance on Midland 

Road will remain in its current form and will continue to be maintained by the 

Mid South Club Property Owner’s Association. Public water and sewer utilities 

will not be impacted...”  

 

The Technical Review Committee stated that, if approved, any future 

development of the site that plans to connect to Southern Pines sewer and water 

lines would be treated as an “out-of-town” user; otherwise, water and sewer 

would be under Moore County jurisdiction. If approved and if Moore County 

requires the developer to connect to Southern Pines water and sewer lines, then 

the site may have to loop the water lines to Plantation Drive.  

 

The applicant has also stated, “The portion of the Southern Pines Greenway 

Trail which exists in the subject property will not be impacted.” Planning staff 

have not identified any inadequate public facilities and concur with the 

applicant’s statement. 
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D. The proposed use shall not impede the orderly Development and improvement 

of surrounding property for uses permitted within the zoning district or 

substantially diminish or impair the property values within the neighborhood; 

 

The application narrative states that future development “will comply with any 

applicable zoning and engineering regulations, standards, or requirements as 

described in the Pinehurst Development Ordinance.” No other analysis about 

impacts on adjacent property values have been conducted for the application. 

Planning staff have not readily identified any issues that would impede orderly 

development of surrounding properties, especially considering that the road 

(i.e., Palmer Drive) and greenway trail (Knoll Road Greenway) will remain 

pursuant to the applicant’s commitments in writing. 

 

E. The establishment, maintenance, or operation of the proposed use shall not be 

detrimental to or endanger the public health, safety, comfort or general 

welfare; 

 

The Applicant stated that a six-lot residential subdivision is proposed, but not 

yet approved by the Village of Pinehurst, on the ±9.26 acres. Any development 

on that portion of the property will be subject to Pinehurst’s development 

ordinance and codes.  

 

F. The public interest and welfare supporting the proposed use shall be sufficient 

to outweigh individual interests that are adversely affected by the establishment 

of the proposed use. 

 

Regarding the proposed six-lot residential subdivision, see Planning staff 

comments for Criterion E, which also applies to this criterion. But, in terms of 

removal of the ±9.26 acres from the 1988 Master Plan, this criterion can be 

interpreted to mean public interest and welfare supporting the modified 1988 

Master Plan must outweigh landowners or others’ individual concerns. 

Considering Planning staff’s research as described in this staff report, there 

appears to be an equal level of individuals’ concerns and the public’s interest to 

remove the ±9.26 acres from the 1988 Master Plan. 

 

D. General Staff Comments 

• As a part of the current Special Use Permit request, the applicant seeks to 

amend the 1988 Master Plan (map) to remove the acreage that lies within 

Pinehurst’s jurisdiction (see Attachment 3). If approved, that portion would 

no longer be considered a part of the Mid-South Club Master Plan (under 

Z-15-87, CU-07-88, and CU-08-88 development approvals). If denied, that 

portion would continue to be considered part of the Mid-South Club Master 

Plan and any future development of the subject property may leave the 

remainder of the development within Southern Pines’ jurisdiction 

noncompliant with the terms and conditions of the Development Approval. 

Enforcement procedures (described in the UDO) for subsequent 

development within the Town’s jurisdiction may apply. Whether the request 
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before the Town Council is approved or denied, the 9.26-acre portion of the 

property is within Pinehurst’s jurisdiction, thus, control of future 

development for the 9.26-acre portion of the subject property lies with 

Pinehurst’s zoning jurisdiction. 

• Conditions of approval can be included for the portions of the current Mid-

South Club within the Town of Southern Pines, or for off-site matters. 

However, all conditions must be proportional to the proposal and have a 

rational nexus to the criteria for approval of a Special Use Permit. Any 

conditions of approval must be agreed to, in writing, by the Applicant. 

Planning staff have recommended three conditions of approval (included in 

this report) and have shared them with the applicant and their authorized 

agents. 

• Regarding open space, Planning found that the nearly four decades of 

development of Mid-South Club has resulted in deviations from the 1988 

Master Plan (map and text) for open space (including the 25-foot perimeter 

buffer and walking trails between the residential neighborhood and the golf 

courses), which were inadequately addressed during subsequent site plan 

and final plat reviews. Despite this oversight, the Applicant was able to 

identify existing open space areas that range from ±0.07 to ±4.99 acres in 

size totaling, according to their calculations, ±31.7 acres. Therefore, 

removal of the ±9.26-acre land area does not appear to cause the site to be 

noncompliant with the standard for at least 28.16 acres of open space.  

• Regarding the Knoll Road Greenway, the applicant’s narrative states that, 

“The portion of the Southern Pines Greenway Trail which exists in the 

subject property will not be impacted.” 

• A new authorized agent, Thomas Van Camp, Atty, was added to the 

application on April 3, 2024, and Mr. Van Camp submitted additional 

materials, including: 

1. A Position Statement and Legal Summary (see Attachment 6); 

2. An image of the 1988 Master Plan; 

3. Amendment and Restatement of the Declaration of Covenants and 

Restrictions for Pinehurst National East Development and 

Plantation Lot Owners’ Association By-Laws; 

4. Interim Turnover Agreement between Plantation Investors, LLC, 

Mid-South Property Owners’ Association, and Mid Tal Golf, LLC; 

5. Amendment to Interim Turnover Agreement; and 

6. The Mid-South Club Property Owners’ Association Bulletin: Town 

of Southern Pines Special Use Permit #SU-01-24 – Amending 

Boundaries of the Mid-South Master Plan (see Attachment 7). 

 

E. Outside Agency and Neighborhood Meeting Comments 

A request for comments from agencies was emailed on February 12, 2024, to 

representatives of the Town of Southern Pines Engineering, Streets, Utilities, Fire 

and Recreation & Parks Departments as well as representatives of the North 

Carolina Department of Transportation, U.S. Fish and Wildlife Service and the 

Regional Land Use Advisory Commission (RLUAC). There was no comment from 

the Town’s Utilities Superintendent and RLUAC. 
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Additionally, staff is unaware if the applicant conducted a voluntary neighborhood 

meeting to present the proposed amendments to the neighboring community and 

receive feedback. The Applicant mentioned in the preliminary forum that a meeting 

was held years prior to this application, in which the topic was discussed. On April 

3, 2024, the authorized agent for the applicant, Thomas Van Camp, Atty, submitted 

additional application materials including a property owners association bulletin 

(no date) discussing the application as well as legal agreements between the 

applicant and the POA. These materials were submitted to the public record on file 

in the Planning Office and therefore made available on the town’s website, but the 

applicant will need to introduce these materials as Exhibits during the public 

hearing. 

 

F. Staff Recommendation 

Planning staff recommend approval with the following conditions, if agreed to in 

writing by the applicant, per G.S. 160D-702(b): 

• Open space for the overall remaining development within Southern Pines’ 

jurisdiction shall not fall below the 28.16 acres, as is required by the 1988 

conditional use permit (i.e, CU-07-88 and CU-08-88), the Voit Gilmore 

Tract (i.e., Mid-South Club) Master Plan dated July 1988, and the 2024 

Overall Master Plan – Existing Open Space map. Any future development 

application, including final plats, within the amended Mid-South Master 

Plan shall provide open space labels and calculations for town staff to check 

for compliance with the open space standards.  

• Any future development application within Southern Pines’ jurisdiction, 

including final plats, implementing the amended Mid-South Master Plan 

shall provide “a minimum 25’ buffer screen” along the perimeter of Mid-

South Club, as is required by the 1988 conditional use permit (i.e, CU-07-

88 and CU-08-88) and the Voit Gilmore Tract (i.e., Mid-South Club) Master 

Plan dated July 1988.  

• Any future development application within Southern Pines’ jurisdiction, 

including final plats, implementing the amended Mid-South Master Plan 

shall consider “walking/jogging trails” for use by all residents, where 

appropriate, within identified open space on new, proposed development 

sites, as is required by the 1988 conditional use permit (i.e, CU-07-88 and 

CU-08-88) and the Voit Gilmore Tract (i.e., Mid-South Club) Master Plan 

dated July 1988. 

 

V. ATTACHMENTS 

 

The following materials are provided as attachments to this staff memorandum: 

 

1. Draft Findings of Fact 

2. Special Use Permit Application, Narrative, and Justification 

3. Applicant’s Proposed Master Plan (Map) Amendment 

4. CU-08-88 Approved Mid-South Master Plan 

5. Knoll Road Greenway Easement 
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6. Authorized Agent’s Legal Summary 

7. Mid-South Club Property Owners Association Bulletin (no date) 

 

As stated in Section IV.E. of this staff report, there was additional documentation submitted 

by the applicant’s agent (123 pages) that have been uploaded to the PENDING 

APPLICATIONS | Southern Pines, NC - Official Website, so as to reduce the size of the 

Town Council packages. 

 

VI. TOWN COUNCIL ACTION 

 

To either approve or deny a Special Use Permit application to amend an existing 

conditional use permit, the Town Council shall make findings of fact and conclusions to 

the applicable standards. Approval of the request will result in an amendment to the Mid-

South Master Plan approved in 1988, in conjunction with CU-07-88 and CU-08-88 to 

remove from the plan a +/-9.26-acre portion that is located in Pinehurst’s jurisdiction and 

includes the northern-most portion of Palmer Drive between Knoll Road and Midland 

Road. Pursuant to UDO §2.27.7, in approving any special use permit, the Town Council 

may impose such reasonable standards, conditions, or requirements as it may deem 

necessary to protect the public health, safety and welfare.  

 

The Town Council shall first vote on whether the application is complete and whether the 

facts presented are relevant to the case.  The Town Council shall then vote on whether the 

application complies with the criteria as set forth in §2.21.6(A-F) Criteria for a Special Use 

Permit. The Town Council may choose among the following motions or any alternative at 

their discretion.  

 

I move to: 

1. Adopt Attachment 1 of the staff report as Findings of Fact regarding the 

proposed Special Use Permit SU-01-24; OR 

2. Adopt Attachment 1 of the staff report as Findings of Fact regarding the proposed 

Special Use Permit SU-01-23, with the following changes… 

 

I move to: 

1. Approve Special Use Permit SU-01-24; OR 

2. Approve Special Use Permit SU-01-24 with the following conditions: 

a. Open space for the overall remaining development within Southern 

Pines’ jurisdiction shall not fall below the 28.16 acres, as is required by 

the 1988 conditional use permit (i.e, CU-07-88 and CU-08-88), the Voit 

Gilmore Tract (i.e., Mid-South Club) Master Plan dated July 1988, and 

the 2024 Overall Master Plan – Existing Open Space map. Any future 

development application, including final plats, within the amended 

Mid-South Master Plan shall provide open space labels and 

calculations for town staff to check for compliance with the open space 

standards.  

b. Any future development application within Southern Pines’ 

jurisdiction, including final plats, implementing the amended Mid-

South Master Plan shall provide “a minimum 25’ buffer screen” along 
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the perimeter of Mid-South Club, as is required by the 1988 conditional 

use permit (i.e, CU-07-88 and CU-08-88) and the Voit Gilmore Tract 

(i.e., Mid-South Club) Master Plan dated July 1988.  

c. Any future development application within Southern Pines’ 

jurisdiction, including final plats, implementing the amended Mid-

South Master Plan shall consider “walking/jogging trails” for use by all 

residents, where appropriate, within identified open space on new, 

proposed development sites, as is required by the 1988 conditional use 

permit (i.e, CU-07-88 and CU-08-88) and the Voit Gilmore Tract (i.e., 

Mid-South Club) Master Plan dated July 1988.  

 

OR 

 

3. Deny Special Use Permit SU-01-24. 
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ATTACHMENT 1 

 

Case Number: SU-01-24 

Draft Findings of Fact, Decision of The Council, and Order in the Matter of a Special Use 

Permit Amendment to the Mid-South Club Master Plan Boundaries 

 

1. The Town Council finds that the application is complete and that the facts submitted are 

relevant to the case because the request for Special Use Permit approval has fully met the 

specified submittal requirements as required in the Town of Southern Pines UDO Appendices, 

the applicants have submitted adequate evidence addressing criteria for a Special Use Permit, 

and the evidence submitted was sworn testimony by qualified experts or provided through 

substantiated documentation.  

2. The Town Council finds that the application complies with UDO §2.21.6 Criteria for a Special 

Use Permit, Criterion A (i.e., the proposed special use shall comply with all regulations of the 

applicable zoning district and any applicable supplemental use regulations), in that the 

Applicant identified existing open space areas that range from ±0.07 to ±4.99 acres in size 

totaling ±31.7 acres. Therefore, removal of the ±9.26-acre land does not appear to cause the 

site to be noncompliant with the standard for at least 28.16 acres of open space despite some 

discrepancies between the 1988 Master Plan and the 2024 Existing Open Spaces map regarding 

the 25-foot buffer, walking/jogging trails, open space in the rear of residential lots abutting 

golf course land, and proper platting of open space. No issues related to residential density or 

access were identified.  

 

3. The Town Council finds that the application complies with UDO §2.21.6 Criteria for a Special 

Use Permit, Criterion B (i.e., the proposed special use shall conform to the character of the 

neighborhood in which it is located and not injure the use and enjoyment of property in the 

immediate vicinity for the purposes already permitted), in that removing the site removes the 

natural area/open space entitlement standards that are tied to Mid-South Club in Southern 

Pines, but that the remaining development will meet the original conditional use permit 

requirement for at least 28.16 acres of open space. 

4. The Town Council finds that the application complies with UDO §2.21.6 Criteria for a Special 

Use Permit, Criterion C (i.e., adequate public facilities shall be provided as set forth herein), 

in that access to the existing development will continue to function and accommodate 

emergency and waste removal vehicles. The roadway from Midland Road to Knoll Road will 

continue to be a private road, which will continue to be maintained. The entrance on Midland 

Road will remain in its current form and will continue to be maintained. Any future 

development of the site that plans to connect to Southern Pines sewer and water lines would 

be treated as an “out-of-town” user; otherwise, water and sewer would be under Moore County 

jurisdiction. If approved and if Moore County requires the developer to connect to Southern 

Pines water and sewer lines, then the site may have to loop the water lines to Plantation Drive. 

The applicant also stated, “The portion of the Southern Pines Greenway Trail which exists in 

the subject property will not be impacted.” Planning staff have not identified any inadequate 

public facilities and concur with the applicant’s statement. 
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5. The Town Council finds that the application complies with UDO §2.21.6 Criteria for a Special 

Use Permit, Criterion D (i.e., the proposed use shall not impede the orderly development and 

improvement of surrounding property for uses permitted within the zoning district or 

substantially diminish or impair the property values within the neighborhood), in that no 

evidence about impacts on adjacent property values nor orderly development were submitted 

into the record. Therefore, the Town Council has not identified any issues that would impede 

orderly development of surrounding properties, especially considering that the road and 

greenway trail will remain. 

6. The Town Council finds that the application complies with UDO §2.21.6 Criteria for a Special 

Use Permit, Criterion E (i.e., the establishment, maintenance, or operation of the proposed use 

shall not be detrimental to or endanger the public health, safety, comfort or general welfare), 

in that any development on that portion of the property will be subject to Pinehurst’s 

development ordinance and codes. Palmer Drive and the Knoll Road Greenway trail will be 

retained and the remaining portion of Mid-South Club will have at least 28.16 acres of open 

space. 

7. The Town Council finds that the application complies with UDO §2.21.6 Criteria for a Special 

Use Permit, Criterion F (i.e., the public interest and welfare supporting the proposed use shall 

be sufficient to outweigh individual interests that are adversely affected by the establishment 

of the proposed use), in that no individual testimony was identified to outweigh public interest 

and welfare for removing the ±9.26-acre land from the 1988 Master Plan. 
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150 PAGE STREET 
SOUTHERN PINES, NC 28387 
P: 910.684.8487 
 

MID SOUTH PROPERTY 
SPECIAL USE PERMIT NARRATIVE 
 
The development of the property described as the Mid South Property in the submitted exhibits is an 
approved mixed-residential subdivision, rezoned in 1988, located on the south side of Midland Road 
between Midland Road and Morganton Road. The ±559.93-acre property is currently zoned RS-2 CD, 
which is primarily a single-family residential zoning district, but allows for multi-family with conditional 
approval. The current conditional use approval permits a total of 647 total dwelling units of mixed 
residential types.  To date, 526 dwelling units have been approved/platted. 
 
With this special use permit application, the applicant is seeking removal of a portion of Parcel ID 
00041026701 from Southern Pines’ Zoning jurisdiction.  Currently, the entirety of this parcel is included 
as a part of the approved Mid South development, as previously described.  The portion of the parcel 
located between Knoll Road and Midland Road is located in the Village of Pinehurst zoning jurisdiction.  
Removal of the area as requested would subject this area solely to Village of Pinehurst for any future 
development approvals.   
 
The required minimum open space as set forth in the original approvals will be maintained and exceeded 
with the complete build-out, as shown in the exhibits that have been included with this application.  The 
portion of the Southern Pines Greenway Trail which exists in the subject property will not be impacted.    
 
The remainder of the development located within the Southern Pines zoning jurisdiction will continue to 
meet the approved development standards for the RS-2 CD district as well as and subject to the other 
Town of Southern Pines UDO requirements which have been applicable to the development, including 
following any prior vested rights determination by the Town that is applicable to the development.  The 
roadway from Midland Road to Knoll Road will continue to be a private road which will continue to be 
maintained and ultimately owned by the Mid South Club Property Owner’s Association.  The entrance on 
Midland Road will remain in its current form and will continue to be maintained by the Mid South Club 
Property Owner’s Association.   
  
 



EXHIBIT A 
 

Mid South Property 
Special Use Permit Justification  

 
Below are listed the six (6) criteria required to approve a Special Use Permit application as described in Section 
2.21.7 of the Town of Southern Pines UDO.  Following the individual criteria is an explanation, indicated in red, 
describing how the project demonstrates compliance with each of these criteria. 
A Conditional Use is permitted only if the Applicant demonstrates that:  
 
 

(A) The proposed special use shall comply with all regulations of the applicable zoning district and any 
applicable supplemental use regulations;  

The remainder of the development will continue to comply with all regulations of the RS-2 CD zoning 
district, as well as and subject to the other Town of Southern Pines UDO requirements which have been 
applicable to the development, including following any prior vested rights determination by the Town that 
is applicable to the development.  Property located in the Village of Pinehurst zoning jurisdiction will meet 
any applicable zoning regulations and standards as described in the Village of Pinehurst Development 
Ordinance.    

 
(B) The proposed special use shall conform to the character of the neighborhood in which it is located and 

not injure the use and enjoyment of property in the immediate vicinity for the purposes already 
permitted;  

The special use will meet the standards of the applicable Village of Pinehurst zoning district standards and 
will not impact the existing residential development.   

 
(C) Adequate public facilities shall be provided as set forth herein;  

This special use permit will not impede access to the existing development and will continue to provide 
adequate access to accommodate emergency and waste removal vehicles.  The roadway from Midland 
Road to Knoll Road will continue to be a private road which will continue to be maintained and ultimately 
owned by the Mid South Club Property Owner’s Association.  The entrance on Midland Road will remain 
in its current form and will continue to be maintained by the Mid South Club Property Owner’s 
Association.  Public water and sewer utilities will not be impacted by this special use permit and are 
readily available for existing and future development.     

 
(D) The proposed use shall not impede the orderly Development and improvement of surrounding property 

for uses permitted within the zoning district or substantially diminish or impair the property values within 
the neighborhood;  

This project will not impede the development of surrounding properties and will comply with any 
applicable zoning and engineering regulations, standards, or requirements as described in the Pinehurst 
Development Ordinance.   

 
(E) The establishment, maintenance, or operation of the proposed use shall not be detrimental to or 

endanger the public health, safety, comfort or general welfare; and 

Property located in the Village of Pinehurst zoning jurisdiction will meet any applicable zoning and 
engineering regulations, standards, or requirements as described in the Pinehurst Development 
Ordinance. The remainder of the development located in the Town of Southern Pines will continue to 
meet the approved development standards for the RS-2 CD district as well as and subject to the other 
Town of Southern Pines UDO requirements which have been applicable to the development, including 
following any prior vested rights determination by the Town that is applicable to the development.  

 
 



EXHIBIT A 
 
 
 

(F) The public interest and welfare supporting the proposed use shall be sufficient to outweigh individual 
interests that are adversely affected by the establishment of the proposed use. 

With this special use permit application, the applicant is seeking removal of a portion of Parcel ID 
00041026701 from Southern Pines’ Zoning jurisdiction. The area located within the Village of Pinehurst’s 
zoning jurisdiction will meet any applicable zoning regulations and standards as described in the Pinehurst 
Development Ordinance.  Future development within the Mid-South development located within the 
Southern Pines zoning jurisdiction will continue to follow the approved development standards for the RS-
2 CD district as well as and subject to the other Town of Southern Pines UDO requirements which have 
been applicable to the development, including following any prior vested rights determination by the 
Town that is applicable to the development.  
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US HWY 15-501

PLANTATIO
N DR.

MID-SOUTH CLUB
CURRENT TRACT

(±559.93 AC)

PROPOSED TRACT
(±550.67 AC)

LEGEND
PROPERTY BOUNDARY

TOWN OF SOUTHERN PINES
TOWN / ZONING JURISDICTION

VILLAGE OF PINEHURST
VILLAGE / ZONING JURISDICTION

PROPERTY INFORMATION
PROPERTY OWNER(S):
 PLANTATION INVESTORS, LLC
 P.O. BOX 8000
 PINEHURST, NC 28374-8000

 �PORTION O)�
 PARCEL ID:  0041026701  PIN: 857200264820
 DB: 2069  PG:  533

APPLICANT:
 PLANTATION INVESTORS, LLC
 P.O. BOX 8000
 PINEHURST, NC 28374-8000

EXISTING
TOTAL ACREAGE (MID SOUTH): ±559.93 AC

PROPERTY ACREAGE (TO BE EXCLUDED): ±9.26 AC

PROPOSED
TOTAL ACREAGE (MID SOUTH): ±550.67 AC

* OPEN SPACE FOR THE REVISE ACREAGE FOR MID SOUTH
PROPERTY WILL MEET AND/OR EXCEED THE REQUIRED OPEN
SPACE (±28.16 AC) AT FULL-BUILD OUT PER THE ORIGINAL
APPROVED SITE PLAN

VILLAGE OF PINEHURST
ZONING / VILLAGE LIMITS

(±9.26 ACRES)
* TO BE EXCLUDED FROM CURRENT

MID SOUTH PROPERTY

AutoCAD SHX Text
HODDGINS STREET (UNOPENED)
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US HWY 15-501

PLANTATIO
N DR.

MID-SOUTH CLUB
CURRENT TRACT

(±559.93 AC)

PROPOSED TRACT
(±550.67 AC)

LEGEND

PROPERTY INFORMATION
PROPERTY OWNER(S):
 PLANTATION INVESTORS, LLC
 P.O. BOX 8000
 PINEHURST, NC 28374-8000

 �PORTION O)�
 PARCEL ID:  0041026701  PIN: 857200264820
 DB: 2069  PG:  533

APPLICANT:
 PLANTATION INVESTORS, LLC
 P.O. BOX 8000
 PINEHURST, NC 28374-8000

EXISTING
TOTAL ACREAGE (MID SOUTH): ±559.93 AC

PROPERTY ACREAGE (TO BE EXCLUDED): ±9.26 AC

PROPOSED
TOTAL ACREAGE (MID SOUTH): ±550.67 AC

* OPEN SPACE FOR THE REVISED ACREAGE FOR MID SOUTH
PROPERTY WILL MEET AND/OR EXCEED THE REQUIRED OPEN
SPACE (±28.16 AC) AT FULL-BUILD OUT PER THE ORIGINAL
APPROVED SITE PLAN

VILLAGE OF PINEHURST
ZONING / VILLAGE LIMITS

(±9.26 ACRES)
* TO BE EXCLUDED FROM CURRENT

MID SOUTH PROPERTY

AREA 1 (± 4.80 AC)

AREA 2 (±0.35 AC)

AREA 3 (±0.13 AC)

AREA 5 (±0.44 AC)

AREA 4 (±0.30 AC)

AREA 17 (±0.80 AC)

AREA 6 (±0.07 AC)

AREA 7 (±0.26 AC)

AREA 8 (±3.13 AC)

AREA 9 (±1.70 AC)

AREA 10 (±4.99 AC)

AREA 11 (±3.89 AC)

AREA 12 (±0.90 AC)

AREA 13 (±2.45 AC)

AREA 14 (±2.34 AC)

AREA 15 (±1.41 AC)

AREA 16 (±0.63 AC)

AREA 19 (±0.21 AC)

AREA 20 (±0.44 AC)
(EASEMENT)

AREA 22 (±0.47 AC)
(EASEMENT)

AREA 23 (±1.64 AC)
(EASEMENT)

AREA 21 (±0.38 AC)
(EASEMENT)

PROPERTY BOUNDARY

EXISTING OPEN SPACE
(ORIGINAL APPROVAL)
(±28.80 AC)

EXISTING OPEN SPACE
(EASEMENTS)
(±2.93 AC)

TOTAL OPEN SPACE (PROVIDED)
(±31.73)

EXISTING GOLF COURSE
(±194.5 AC)
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Open Space 
Considerations



“Existing 
Open Space 
Master Plan”



Access
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Density



Planning Staff Recommendation: Approval with Conditions
• Open space for the overall remaining development within Southern Pines’ jurisdiction shall not 

fall below the 28.16 acres, as is required by the 1988 conditional use permit (i.e, CU-07-88 and 
CU-08-88), the Voit Gilmore Tract (i.e., Mid-South Club) Master Plan dated July 1988, and the 
2024 Overall Master Plan – Existing Open Space map. Any future development application, 
including final plats, within the amended Mid-South Master Plan shall provide open space labels 
and calculations for town staff to check for compliance with the open space standards. 

• Any future development application within Southern Pines’ jurisdiction, including final plats, 
implementing the amended Mid-South Master Plan shall provide “a minimum 25’ buffer screen” 
along the perimeter of Mid-South Club, as is required by the 1988 conditional use permit (i.e, 
CU-07-88 and CU-08-88) and the Voit Gilmore Tract (i.e., Mid-South Club) Master Plan dated July 
1988. 

• Any future development application within Southern Pines’ jurisdiction, including final plats, 
implementing the amended Mid-South Master Plan shall consider “walking/jogging trails” for 
use by all residents, where appropriate, within identified open space on new, proposed 
development sites, as is required by the 1988 conditional use permit (i.e, CU-07-88 and CU-08-
88) and the Voit Gilmore Tract (i.e., Mid-South Club) Master Plan dated July 1988.



Questions?
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Questions?



Town Council Action Overview

• The Town Council shall first vote on whether the application is 
complete and whether the facts presented are relevant to the case.

• The Town Council shall then vote on whether the application complies 
with the criteria as set forth in Section 2.18.5(H) Criteria for a 
Preliminary Development Plan, Criteria 1-4. Staff has drafted a findings 
of fact for consideration in Attachment 1. The Town Council may make 
modifications or provide an alternative to the draft findings of fact and 
related motions at their discretion



I move to…
Adopt Attachment 1 of the staff report, as drafted, as Findings of Fact 
regarding the proposed Preliminary Development Plan PD-01-24. 

- OR –
Adopt Attachment 1 of the staff report as Findings of Fact regarding the 
proposed Preliminary Development Plan PD-01-24, with the following 
changes: 

_____________________________________________________________
_____________________________________________________________
_____________________________________________________________
_____________.

Town Council Action 1 of 2



I move to…
Approve the Preliminary Development Plan for PD-01-24

- OR –
Deny the Preliminary Development Plan for PD-01-24

- OR –
Approve the Preliminary Development Plan for PD-01-24 with the following 
additional conditions:
_____________________________________________________________
_____________________________________________________________
_____________________________________________________________
_______________

Town Council Action 2 of 2



Belle	Meade	
at	St.	Joseph	of	the	Pines	

Town	of	Southern	Pines
Preliminary Development Plan 

Application
April 9, 2024



Belle	Meade	
at	St.	Joseph	of	the	Pines	

Preliminary	Development	
Plan	Request
• St. Joseph of the Pines, the property owner, proposes 

to add 40 residential units—in a mix of single family 
and duplex units—to its existing community.

• The property was rezoned to PD in July of 2022 and 
Conceptual Development Plan for the property was 
approved at time.

• The 2022 approved CDP allowed up to 44 additional 
residential units in either single family or duplex units.  

• The 2022 rezoning to PD was required because, 
despite Belle Meade’s history in Southern Pines, the 
zoning in effect at the time – FRR zone -- did not 
include Continuing Care Retirement Community as a 
permitted use.  

• The expansion is consistent with the Comprehensive 
Long-Range Plan (CLRP) and promotes its objectives. 
• The CLRP designates the property Residential
• This PDP expands senior residential housing 

opportunities that are collocated with health 
services, activities, and amenities in a well-
planned community. 



Belle	Meade	
at	St.	Joseph	of	the	Pines	

Belle	Meade	Background
• St. Joseph of the Pines is part of Trinity Health Senior 

Communities, a 501(c)(3) organization that serves Seniors in 
several states, including 2 campuses in Southern Pines, and 8 
affordable housing communities throughout North Carolina. 

• St. Joseph of the Pines was founded in 1948 ; On Belle Meade’s 
campus, The Health Center, providing skilled nursing, opened in 
1996; Independent Living Residences & clubhouse opened in in 
1999 & The Coventry Assisted Living opened in 2008.  

• Belle Meade is a Continuing Care Retirement Community. The  
Existing community includes 215 units of independent living, in 
20 single family houses, 28 duplex units and 167 apartments; 60 
assisted living units, and 90 skilled nursing units

• A daycare & administrative building and outpatient physician's 
office/clinic are also housed on the property; these buildings 
will be demolished as part of residential expansion.

• Existing Independent Living Cottages stay fully occupied and 
there is a typically waitlist of 20-30 residents for cottages; many 
residents will wait 3+ years for a cottage to become available.



Belle	Meade	
at	St.	Joseph	of	the	Pines	

CDP	v	PDP
Conceptual Development Plan Preliminary Development Plan 



Belle	Meade	
at	St.	Joseph	of	the	Pines	

Preliminary	Development	Plan	
Features
• Per CDP, Phase 1 is existing Belle Meade Community – no 

change

• Phase 2 – 40 new residential units on 8.96 acres of the site
• Four single family dwellings with garage
• 18 duplex buildings with garage
• Maximum heated area:  2,500 sf
• Maximum height: 35’
• Two parking spaces per unit in garage and driveway

• Buildings designed to be compatible with the Community

• Relocated community garden and dog park

• Primary access on Gossman Drive and relocated Waters Drive

• 100’ buffer along Camp Easter Road will be maintained, 20’ 
buffer will be provided along other property lines 

• Add rendered PDP



66

Belle	Meade	
at	St.	Joseph	of	the	Pines	

Utilities
• The property is served by existing Town of Southern Pines water and 

sewer and will be constructed to meet the Town’s standards

• Stormwater
• Stormwater facility improvements are planned, which will cause post-

development runoff values to decrease from the pre-development runoff 
values
• Will be confirmed during site plan review



77

Belle	Meade	
at	St.	Joseph	of	the	Pines	

Conclusion
• The applicant respectfully requests recommendation of approval as 

PDP meets criteria established for PDPs:

• The PDP is consistent with the CDP and the applicable provisions of the UDO.

• The proposed development is located in an area of the Town that is appropriate.

• The proposed development will not cause the need for inefficient extensions and 

expansions of public facilities, utilities and services. 

• The application demonstrated compliance with the requirements for PDP of the 

Town’s Unified Development Ordinance (UDO). 
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Minutes

Regular Meeting of the Southern Pines Town Counci l

Tuesday, September 13, 1988, 7 :00 P.M., Council Chambers

The regular meeting of the Southern Pines Town Council was held on Tuesday ,
September 13, 1988 at 7 :00 P.M . in Council Chambers .

Present were: Mayor Alex Bowness, Council members Jane Clark and Marquita Daniel s

Absent were: Councilman Jerome Ingram and Mayor Pro Tern Luther Adam s

Call to Order

Reverend Kenneth Brooks gave the invocation .

Mayor Bowness recognized Mrs . Hazelett who stated that she had never been to Mt .
Hope Cemetery until August 14th . At that time she became very upset/agitated
regarding the condition of the cemetery. She is now very aware of all the work bein g
done in the cemetery and she'd like the Town to know she appreciates it .

1 . CONSENT AGENDA

A. Approval of minutes of August 9, 1988 regular meeting, Executive Session o f
August 9, 1988, special meeting of August 16, 1988, special meeting of August
18, 1988, special meeting of August 23, 1988, special meeting of August 29 ,
1988, special meeting of August 30, 1988, special meeting of August 31, 198 8
and Executive Session of August 31, 1988, as written .

B. Call workshop meeting/special meeting for Wednesday, September 28, 198 8
at 3 :00 P .M. at the Southern Pines Senior Center .

C. Call Agenda meeting for Wednesday, October 5, 1988 at 3 :00 P.M. in the
Conference Room at the Administrative Office .

D. Resolution to Levy and Relieve Taxes

E. Designation of Councilman Jerome Ingram as a Voting Delegate, Annual
Congress of Citie s

F. Budget Amendments

- Administration
- Reservoir Park

G. Proclamation

- Constitution Week

H. Right-of-Way Agreement

- Ft. Bragg Road/Indiana Avenue Extension

I. Selection of Mayor Bowness as Delegate & Mayor Pro Tem Adams as Alternat e

for League Convention, Asheville, NC



Upon motion by Councilman Daniels, seconded by Councilman Clark and carrie d
unanimously, the Consent Agenda was adopted .

2 . PUBLIC HEARING S

A. Z-12-88 Daniel Butler

Mr. Butler is requesting that 6 .0 acres be rezoned from RA to NS(CD) . The
property is owned by Gardner H . Altman, Jr. It is located at the southeas t
corner of the intersection of U .S. 15/501 and Morganton Road, acros s
Morganton Road from Pinecrest Plaza . It is identified as Lot 2, Block 3 o f
McNeill (Out) Township Map 85 .

The petitioner is requesting a rezoning to NS(CD) in order for a variety o f
office and retail uses to occur on the site. The site plan submitted is in general
conformance with the submission requirements of Section 5 Parallel Conditiona l
Use Districts of the Southern Pines Zoning Ordinance .

Mr. Marsh Smith asked what plans had been made for traffic control .
Mr. Gurley replied access from Midland and Morganton had been approve d
by D.O.T.

Mr. Butler reviewed the setbacks for Council .

Mr. Harry Hubreth of the Appearance Commission asked about the maintenanc e
of landscaping . Mr. Butler replied a reputable landscaping company will be hire d
and an irrigation system installed .

Councilman Daniels made a motion to close Public Hearing Z-12-88 . Motion
was seconded by Councilman Clark and carried unanimously.

B. Annexation

- Pinehurst Plantation

The petitioner is requesting annexation of 89 .1 acres into the town . The property
is part of the Pinehurst Plantations Golf Development and is located on th e
south side of Midland Road located between Pinehurst National Developmen t
and the Carolina Retreat Property . The existing Town limits border on souther n
portion of 89 .1 acres .

Mr. Gurley brought to the attention of Council that there was an error in th e
request . 5-10 acres of the required annexation property was in Pinehurst an d
this portion should be deleted .

Mr. John Tie stated the Gilmore property was recognized as Pinehurst . From
1919 to present a 60 ft . right-of-way at the back of the 1000 ft . strip has been
noted as railroad right-of-way .

Mr. Dickey stated he was concerned about the right-of-way being recognized .
The fence along the back of Pinehurst National gives Gilmore the right-of-way ,
but who should actually get this .

Mr. Ben Greene of the Rossignol Company, stated a great deal of the work o n
this project has been done in Raleigh. Due to this "ancient" right-of-way ,
Gilmore represented as his and the title insurance company accepted this .
Mr. Greene further stated there was an error on the metes and bound s
description and map and the portion in Pinehurst will be deleted .

Mrs . John Tie asked if Mr . Gilmore had more right to the 60 ft . right-of-way
than the other neighbors!!!

amallette
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Councilman Daniels made a motion to close the Public Hearing on th e
annexation of Pinehurst Plantation . Motion was seconded by Councilman
Clark and carried unanimously .

3. REFERRALS

A . Z-08-88 Gladys Patterson

Request to rezone 182 .85 acres from RA (Residential/Agricultural) to RR (Rura l
Residential.) Property is located on the west side of SR 22 one mile north of th e
Airport Road and SR 22 intersection . (Tax Map McNeill Out 35, Blocks 1, 2 and 3 . )

The petitioner is requesting a rezoning from RA to RR . The RR (Rural Residential)
zoning classification is identical to the current RA (Residential Agricultural) with
the exception that Class B Manufactured Homes are allowed on individual lots an d
must meet certain appearance criteria . Currently, the 182 acres being requested
for rezoning have a variety of housing types .

The majority of housing types in the area are the Manufactured Home Class C ,
which is the single-wide HUD approved home. The RR zoning classification
currently does not allow Manufactured Homes Class C . These homes woul d
remain non-conforming uses as they are currently classified in the presen t
zoning of the area .

The Land Development Plan shows the area requested for rezoning as suitable as
Rural Residential and for rezoning to the RR zoning classification .

The property west of the 182 acres has been identified as Development Areas by
the Land Development Plan. That area is about 1800 acres in size and include s
most of the Meyer Farm and surrounding vacant tracts . Current land usage i s
limited to several single-family residences and horticultural and agricultura l

activities.

Councilman Clark made a motion to approve Z-08-88 with the condition that a
metes and bounds description of the boundary be submitted to staff . Motion
was seconded by Mayor Bowness and carried unanimously .

B . OA-02-88 IBT (Highland Savings & Loan)

Request that Section 10-4.4(2), Wall Signs in Community Shopping Districts, b e
amended to allow accessory tenant uses located within a primary establishmen t
to have additional signage separate from the primary establishment .

The petitioner is requesting that Section 10-4.4(2), Wall Signs in CS Districts ,
in the Southern Pines Zoning Ordinance be amended to allow accessory tenant
uses to have wall signage separate from the primary establishment which currently

can have a wall sign . The request stems from a Board of Adjustment case in whic h
the petitioner was denied an appeal of an administrative decision which determine d
that only one wall sign is allowed per principal business or establishment .

Section 10-4 .4(2) was designed specifically for signs in shopping centers and th e

wall sign section was amended in June 1987 . The amendment was made to mor e
equitably set a formula for determining sign area . During all of the discussions
about wall signs, there was no special consideration given to permitting additiona l

signs for accessory uses within a principal use . If separate accessory uses are

permitted to have wall signage, then not only could the petitioner have a separat e

wall sign for Highland Savings & Loan but every accessory use within that buildin g
would be allowed a separate wall sign . For example, should Kroger sublease the
restaurant, deli, bakery, seafood market, and drugstore to new separate owners ,
each would be permitted a separate wall sign .
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Councilman Clark moved to deny OA-02-88. Motion was seconded by Mayo r
Bowness and the vote called as follows :

Clark - aye
Daniels - no
Bowness - ay e

Motion carries .

C. CU-08-88 Voit Gilmore (PRD )

Request for a conditional use permit to allow 383 single family lots as a Planned
Residential Development (PRD) as part of the Pinehurst Plantation Gol f
development. The development is to be located on the south side of Midlan d
Road between Pinehurst National Golf Club and the proposed Carolina Retrea t
Development .

The petitioner is requesting a Conditional Use Permit for a 647-unit Planne d
Residential Development located east of the Pinehurst National Golf Developmen t
and south of Midland Road. The petitioner is requesting initial approval for 38 3
single-family lots as first phase of the residential development . The petitioner
will be submitting, at a later date, the site plans for the zero lot line cottage
units and multi-family townhouse units as a separate approval by the Plannin g
Board and Town Council .

The developer will be required to have site plan approval for the zero lot lin e
patio home lots and multi-family townhomes . The current request for approval
of the single-family lots will also serve as preliminary subdivision plat for the
single-family lots only .

Public hearing comments were generally favorable toward the request . The
developer informed the staff that they will be providing a revised plan that will
show 384 lots instead 383 as currently shown on the CUP proposal . 384 was
the approved density in the rezoning request . This should not present a significant
change from the present site plan .

Councilman Daniels made a motion to approve CU-08-88 provided a revised site
plan is submitted denoting the additional lot . Motion was seconded by Councilma n
Clark and carried unanimously .

D. S-05-88 Middleton Place, Phase 5, Page 2

Request for final plat approval for units 29 and 30 of Middleton Place locate d
on the northeast corner of the intersection of Pee Dee Road and Midland Road .

Middleton Place received Conditional Use approval on January 10, 1984 for
65 detached/attached single-family residential units . The petitioner is requesting
final plat approval for Phase 5, Page 2 of this development .

Councilman Clark moved to grant S-05-88 . Motion was seconded by Councilman
Daniels and carried unanimously .

E. S-06-88 Knollwood Village Townhouses, Units 167-17 2

Request for final plat approval for units 167-172 of the Knollwood Villag e
addition located on the western portion of the existing Knollwood Villag e
development .

The Knollwood Village addition (units 159-218) received Conditional Use approva l
on November 13, 1987 for 60 attached single-family residential units . The
petitioner is requesting final plat approval for lots 167-172 .

amallette
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Councilman Clark moved to grant S-06-88 . Motion was seconded by Councilman
Daniels and carried unanimously .

F . Z-10-88 Marvin S. Savin

Mr . Savin's request was deferred by the Town Council at their August 9th meeting
based on the Planning Board and staff recommendations concerning water quality ,
property boundary accuracy adjacent to the Old Town Reservoir and recreationa l
amenities adjacent to the Old Town Reservoir . Those issues have been partially
addressed in the attached report .

All of the proposed residential uses and the golf course and clubhouse can be
allowed as conditional uses within the proposed RS-1 zoning classification .

Much of the discussion of the Public Hearing centered around the effects th e
potential development will have on the Old Town Reservoir . The Town Attorne y
was instructed by the Council to study the legalities involved in use of the reservoi r
by residents of the proposed development . In addition, he is researching how a
public greenway corridor can be maintained through the property adjacent t o
the reservoir .

Other points brought out pertained to density of development adjacent to the site
and groundwater problems that might develop as a result of the development .

There are two developments to the west and north of the site . The developing
Starland Farms area to the west of the site will have a gross density of 1 .65
dwelling units per acre . Pine Grove Village to the northwest of the site has an
average density of 1 .35 dwelling units per acre . Land to the east of the site i s
presently undeveloped . The RA District zoning on those properties allow 1 .4 5
dwelling units per acre . The development density in Middleton Place an d
Knollwood Village, both to the south of the proposed development, is 1 .8 and
2.17 dwelling units per acre, respectively .

The groundwater table can be expected to drop if water for irrigation and othe r
purposes is taken out of the ground faster than it is replenished by natural sources .
The placement of impervious surfaces, parking lots, buildings, etc. on the land
can reduce groundwater recharge.

Councilman Daniels made a motion to approve Z-10-88 with the followin g
conditions:

1. The recommendations made in Section IV, pages 12 and 13, of the "Assessmen t
of Developmental Impacts on Surface Groundwater Report" prepared by Crai g
B. Morgan & Associates for the Savin Property be complied with .

2. A 100' buffer between the Old Town Reservoir shoreline and the Savi n
development remain in a natural state and that within this buffer, a 40 '
strip next to the reservoir lake be dedicated to the Town .

3. Delete all references to a boat dock proposed to be constructed on lake .

4. A fifty foot buffer between Pine Grove Village and property surroundin g
development where roads, housing, or future development are or may occur ,
shall be maintained .

5. Description of property by metes and bounds be given to the Town prior t o
adoption of this conditional use.



\

	

6 . The golf maintenance area shall be moved to interior of project an d
revised plan be submitted for approval of this relocation .

7. Developers shall install monitoring wells, maintain and test, giving result s
to the Town in March, July, and November of each year .

Motion was seconded by Councilman Clark and carried unanimously .

4. STREET CLOSIN G

- Portion of Windsong Driv e

As so noted earlier to Council, Mr . James Holshouser has requested that a certai n
portion of Windsong Drive be closed .

If Council so desires to close this street, the street will be vested to those persons
owning lots adjacent to it and the title of property shall extend to the centerlin e
of the street .

Councilman Clark made a motion to adopt a resolution closing a certain street an d
calling for a Public Hearing at the next regular meeting of Council . Motion wa s
seconded by Councilman Daniels and carried unanimously .

5. ANNEXATION

Sandhurst South - Section 3, Part 1

- Resolution Directing the Clerk
- Resolution Fixing Date of Public Hearing

The Town Clerk has received a petition from Sandhurst Development Company, Inc .
to annex property contiguous to the Town of Southern Pines .

Councilman Daniels moved for adoption of the Resolution Directing the Clerk .
Motion was seconded by Councilman Clark and carried unanimously .

Councilman Daniels moved for adoption of the Resolution Fixing the Date of Publi c
Hearing. Motion was seconded by Councilman Clark and carried unanimously .

6. O'NEAL ANNEXATIO N

- Resolution Directing the Clerk
- Resolution Fixing Date of Public Hearin g

Councilman Clark moved for adoption of the Resolution Directing the Clerk .
Motion was seconded by Mayor Bowness with the vote called as follows :

Clark - aye
Daniels - no
Bowness - aye

Motion carries.

Councilman Clark moved for adoption of the Resolution Fixing Date of Publi c
Hearing. Motion was seconded by Mayor Bowness and the vote called as follows :

Clark - aye
Daniels - n o
Bowness - aye

Motion carries .
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7 . MANAGER'S REPORT

A. Christmas Wreaths

Councilman Clark brought to the attention of Council that the Appearance
Commission would like to purchase 32 artifical Christmas wreaths to be place d
in the downtown area . The cost of the wreaths are $7500 and they have a lif e
of 5-6 years . The cost is to be distributed over a 3 year period .

Councilman Clark made a motion to amend the 1988/89 budget for $5000 t o
cover the cost of wreaths.

Motion dies for lack of a second .

B. Zoning Ordinance Amendment

Approximately one year ago

	

Town Attorney Lamont Brown stipulated that
all amending ordinances to the zoning map should be written with a metes and
bounds description written by a surveyor . This is for the Town's protection in
case our ordinance should become the issue in a court case . Up until that time ,
the Planning staff had supplied the Clerk with a property description.

This past year the Clerk has experienced much difficulty in getting the propert y
owners to supply her with the metes and bounds description after Council ha s
adopted the ordinance . The General Statutes state that an ordinance is not i n
effect until it is written, properly signed and filed in an indexed ordinance book .

As of this date GMP Properties and C&D Development (Cleland & Deborah Fowler )
have not supplied a metes and bounds description even though they have bee n
notified on numerous occasions by the Planner . C&D Development has begun
minor grading on their property .

Mr. Brown feels that in the future all zoning amendments be passed with the
condition that a metes and bounds description be supplied to the Clerk within 5
days after adoption of the ordinance by Council .

Instructions were given to staff to draft an amending ordinance requiring a
metes and bounds description .

There being no further business, the meeting was adjourned at 8 :57 P .M.
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-This SUP application is asking for removal of the 9.26-acre portion of the property that lies 
within the Pinehurst Zoning Jurisdiction

-Any Future Development will follow the Pinehurst R-30 zoning standards (30,000 SF lots)

-Palmer Drive in this area will remain as is 

-The Greenway Trail and associated easements will remain as is

-Open space requirements will be met or exceeded, and a running tabulation or map will be 
updated with future applications.

-Overall density for the project will still meet the approved requirements (1.85 units per acre)

-The staff report recommends approval of this SUP with 3 conditions for approval.  The 
applicant agrees to follow these conditions.  
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From: Paul Saathoff
To: Alaina Mallette
Subject: RE: SU-01-24 Recommended Conditions of Approval for Review and Consent
Date: Monday, April 8, 2024 10:50:21 AM

Alaina,
 
Our client agrees to all conditions of approval as written below.
 
Thanks,
 
Paul Saathoff
 

KOONTZJONESDesign
                              LAND PLANNING I LANDSCAPE ARCHITECTURE
140 APPLECROSS RD, SUITE B | PINEHURST, NC 28374 | W: www.koontzjones.com | P: 910.684.8487
 

 
From: Alaina Mallette <amallette@southernpines.net> 
Sent: Thursday, April 4, 2024 1:05 PM
To: Paul Saathoff <psaathoff@koontzjones.com>
Cc: Tom VanCamp <thomasv@vancamplaw.com>; Larisa Fitch <larisag@vancamplaw.com>;
blevy@talamorefamily.com; BJ Grieve <BJGrieve@southernpines.net>
Subject: SU-01-24 Recommended Conditions of Approval for Review and Consent
 
Good afternoon, Paul,
 
Per our phone conversation moments ago, Planning has drafted some recommended conditions of
approval, which will require your written consent if they are to be included in Town Council’s final
decision, per G.S. 160D-702(b).
 

Planning staff recommend approval with the following conditions:
·         Open space for the overall remaining development within Southern Pines’ jurisdiction

shall not fall below the 28.16 acres, as is required by the 1988 conditional use permit
(i.e, CU-07-88 and CU-08-88), the Voit Gilmore Tract (i.e., Mid-South Club) Master Plan
dated July 1988, and the 2024 Overall Master Plan – Existing Open Space map. Any
future development application, including final plats, within the amended Mid-South
Master Plan shall provide open space labels and calculations for town staff to check for
compliance with the open space standards.

·         Any future development application within Southern Pines’ jurisdiction, including final
plats, implementing the amended Mid-South Master Plan shall provide “a minimum 25’
buffer screen” along the perimeter of Mid-South Club, as is required by the 1988
conditional use permit (i.e, CU-07-88 and CU-08-88) and the Voit Gilmore Tract (i.e.,
Mid-South Club) Master Plan dated July 1988.

·         Any future development application within Southern Pines’ jurisdiction, including final
plats, implementing the amended Mid-South Master Plan shall consider “walking/jogging
trails” for use by all residents, where appropriate, within identified open space on new,
proposed development sites, as is required by the 1988 conditional use permit (i.e, CU-

mailto:psaathoff@koontzjones.com
mailto:amallette@southernpines.net
http://www.koontzjones.com/


07-88 and CU-08-88) and the Voit Gilmore Tract (i.e., Mid-South Club) Master Plan dated
July 1988.

 
If agreed to, you can submit a letter in writing to me directly prior to or during the evidentiary
hearing.
 
Best,
Alaina
 
Alaina Mallette, MSc
Senior Planner
Town of Southern Pines
801 SE Service Road
Southern Pines, NC 28387
Office: (910) 692-4003
http://www.southernpines.net/

 
 
 

From: Larisa Fitch <larisag@vancamplaw.com> 
Sent: Wednesday, April 3, 2024 3:36 PM
To: Alaina Mallette <amallette@southernpines.net>
Cc: Tom VanCamp <thomasv@vancamplaw.com>
Subject: RE: Agent Authorization Form Requested for Tom Van Camp
 
Good afternoon, Alaina.
I have attached the Appointment of Agent form signed by Mr. Van Camp.
 
Sincerely,
 
Larisa Fitch
Paralegal to Thomas Van Camp
Van Camp, Meacham & Newman, PLLC
2 Regional Circle
Pinehurst, NC 28374
Tel: 910-295-2525
Fax: 910-295-5101
Email: larisag@vancamplaw.com
 
 
CONFIDENTIAL & PRIVILEGED
Unless otherwise indicated or obvious from the nature of the above communication, the information
contained herein is attorney-client privileged and confidential information/work product.  The
communication is intended for the use of the individual or entity named above. If the reader of this

https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.southernpines.net%2f&c=E,1,iXDjrxeKsaB2rW8aJky2oIZYPhIPD8Lmr1ay-O4H3XFXZbgLH7aSy3Hg3FGjvp-qwmP-VeP5PBHi2NtA9eNNAjksRgzFXyHYxdNd5BHZqd46nw,,&typo=1
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mailto:larisag@vancamplaw.com


transmission is not the intended recipient, you are hereby notified that any dissemination,
distribution or copying of this communication is strictly prohibited.  If you have received this
communication in error or are not sure whether it is privileged, please immediately notify us by
return e-mail and destroy any copies, electronic, paper or otherwise, which you may have of this
communication.
 
From: Tom VanCamp <thomasv@vancamplaw.com> 
Sent: Wednesday, April 3, 2024 3:33 PM
To: Larisa Fitch <larisag@vancamplaw.com>
Subject: FW: Agent Authorization Form Requested for Tom Van Camp
 
 
 
From: Alaina Mallette <amallette@southernpines.net> 
Sent: Wednesday, April 3, 2024 3:19 PM
To: Tom VanCamp <thomasv@vancamplaw.com>
Cc: Paul Saathoff <psaathoff@koontzjones.com>; blevy@talamorefamily.com; BJ Grieve
<BJGrieve@southernpines.net>
Subject: Agent Authorization Form Requested for Tom Van Camp
 
Good afternoon, Tom,
 
Per our conversation today, we will need an agent authorization form signed by you and the
property owner/applicant in order for you to submit materials as part of the special use permit
amendment application. You can find the agent authorization form on Page 4 of this form: Special-
Use-Permit (southernpines.net).
 
We have until tomorrow at 12:00 p.m. to get the agent authorization form in order for the
information to be included in the Town Council packet for next Tuesday’s meeting. Otherwise, we
will return the documents to you prior to the hearing for you to enter into the record as an exhibit
during the evidentiary hearing.
 
Thank you,
Alaina
 
Alaina Mallette, MSc
Senior Planner
Town of Southern Pines
801 SE Service Road
Southern Pines, NC 28387
Office: (910) 692-4003
http://www.southernpines.net/
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