
 
 

AGENDA 
Planning Board  

Thursday, May 21, 2026: 6:00 PM 
Douglass Community Center: 1185 W. Pennsylvania Ave  

CALL TO ORDER 
  
APPROVAL OF MINUTES 
  

   1. April 23, 2026 Regular Meeting 
 

 

PUBLIC HEARINGS 
  

   
1. PD-01-26 Planned Development Conceptual Development Plan for 12.78 Acres on Waynor Road 
(cont'd from April) 
 

 

   
2. PD-02-26 Planned Development Conceptual Development Plan for +/- 83 Acres NW of the Intersection 
of Waynor Road and Fawnwood Place 
 

 

PRELIMINARY FORUMS 
  

   

1. PD-03-26 & MAPP-01-26 Preliminary Development Plan (PDP) and Subdivision Preliminary Plat for 
Phase 1 of the Caropines Development 
 The proposed Caropines Phase 1 project would develop 35 single-family homes on approximately 20.6 

acres within the Caropines Planned Development near Airport Road and Avenue of the Carolinas, 
including new private roads and utility infrastructure. 

UNFINISHED BUSINESS 
  
NEW BUSINESS 
  
ADJOURNMENT 
  
 

Page 1 of 158



 

 
April 2026 Minutes              Planning Board Regular Meeting Page 1 of 5 

 
  

MINUTES 
Planning Board Regular Meeting 

E.S. Douglass Community Center, 1185 W. Pennsylvania Avenue 
Thursday, April 23, 2026, at 6:00 PM 

 
Chair Walden called the meeting to order at 6:00 PM.   
 
Chair Matthew Walden, Monica Brickey, Jason Scribner, Jennifer Garner, Andrew Speck and 
Michael Skolnick were present.  
 
Monica Brickey made a motion, seconded by Michael Skonlnick, to approve the Minutes of the 
March 2026 regular meeting.  The motion carried.  
 
PRELIMINARY FORUM 
 
SU-01-26: Special Use Permit for 305 Rothney Avenue 

Reno Rolle, on behalf of Barnyard Ventures, LLC, has submitted a Special Use Permit application 
for the expansion of an existing nonconforming site. The expansion includes site improvements 
to support an event venue including outdoor land use in addition to the existing restaurant, along 
with related site improvements. Per the Moore County tax record, the property is identified as 
PIN 857100860036 (PARID 00046498) and owned by Barnyard Ventures, LLC. 
 
 Chair Walden opened the preliminary forum. 
 
Planner Gene Ruiz provided an overview of the proposed improvements which would include 
additional seating space on the second floor of the existing building, a new outdoor structure, 
landscaping upgrades and operational enhancements. Mr. Ruiz added that Planning staff was in 
support of the proposal. 
 
Mr. Rolle shared an overview of his business experience and reiterated the plans for the property. 
 
There being no further questions or comments, Chair Walden closed the preliminary forum. 
 
Monica Brickey made a motion, seconded by Michael Skolnick, to adopt the following for 
transmission to the Town Council as a result of the April 23, 2026 Preliminary Forum on 
application SU-01-26:  Information presented at the forum indicated that there were no issues in 
applying the criteria for a Special Use Permit to application SU-01-26.  In addition, no concerns 
were raised during the forum.  The motion carried. 
______________________________________________________________________________ 
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PUBLIC HEARING 
 
PD-01-26: Planned Development District - Conceptual Development Plan for 12.89 Acres on 

Waynor Road  

Kevin Lindsay of Crawford Design Co., on behalf of Chandler Pond Properties, LLC, 
submitted an application to rezone the property from Planned Development (PD) to 
Planned Development (PD) with an approved Conceptual Development Plan to allow for 
the construction of a religious institution on 7.41 acres and a subdivision of the 
remaining 5.48 acres into six (6) single-family residential lots. The property is located at 
the northwest corner of the intersection of Waynor Road and NC Hwy 22 and is 
identified as PIN 857400914852 (PARID 00991862).  The property owner is listed as 
Chandler Pond Properties, LLC.   

 
Chair Walden opened the public hearing. 
 
Planner Mason Mattox presented the application and stated that the applicant has offered to 
provide a 100 ft. undisturbed buffer along NC Hwy 22 which has warranted staff support and 
some flexibility regarding other standards, such as the applicant’s request to extend some of the 
parking into the Highway Corridor Overlay area of the property. Mr. Mattox stated that staff 
would like more time to consider that request, as well as an alternative to the proposed cul-de-
sac within the residential portion of the development. 
 
Kevin Lindsay stated that the proposal was an attempt to meet the multi-use criteria. They have 
included a 100’ setback on NC Hwy 22 as required by the Highway Corridor Overlay, a 50 ft. 
setback on Waynor Road, and a 30 ft. setback on North and West sides of the property and a 100 
ft. undisturbed buffer on the right side of the property with the exception of the entrance.  The 
current landowner is donating the land for the church but she will retain the remainder of the 
parcel which will be limited to RS-3 use and they are questioning the hesitancy of the Town to 
accept the cul-de-sac as a public street. 
 
Planning Director BJ Grieve stated that staff wanted to request a continuance to allow time to 
work through the issues. 
 
Mr. Lindsay stated that the applicant wanted the Town take over the cul-de-sac.   
 
Matt Cummings, real estate manager for the church, stated that they are grateful to the property 
owner for donating the property for the church and they are dedicated to creating the best 
opportunity for success for Mrs. Samuelson. 
 
Member Brickey inquired about the criteria for the Town to adopt a private road. 
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Mr. Grieve responded that they look at the totality of the circumstances but the Town is not 
required to accept an offer of dedication of a private road. 
 
Member Brickey asked if the church would be bound to not having a daycare. 
 
Mr. Grieve responded that staff has no issue with the church operating a daycare or school as 
those uses are accessory to a church. 
 
Thomas Van Camp, attorney representing the applicant, asked Mr. Grieve if staff was open to 
discussing alternatives. 
 
Mr. Grieve responded that staff was not outright opposed to it, but was asking for more time for 
discussion. 
 
Mr. Van Camp stated that the applicant was agreeable to a one-month continuance to allow time 
for further discussion. 
 
Burt Smith, 101 Amelia Drive, inquired about the potential traffic impact. 
 
Mr. Lindsay stated there would be a right end/right out onto NC 22 and other traffic mitigation 
measures would be addressed. 
 
Discussion ensued regarding dedication of the cul-de-sac and the Fire Marshal’s feedback. 
 
Member Garner commented that she loved the plan and thought it was a great use of the 
property but she was not a fan of private cul-de-sacs and taking over a private street is at the 
Town’s discretion. 
 
Member Brickey asked if a walking path was created around the church and the residential 
homes would be more in line with the Comprehensive Plan. 
 
Mr. Grieve responded that a loop around this property would not lead to another development, 
and the cost of maintaining a path would become an issue. 
 
Monica Brickey made a motion, seconded by Andrew Speck, to continue the public hearing to 
the May 21, 2026 Planning Board meeting.  The motion carried by a vote of 5-0, with Member 
Scribner having departed from the meeting. 
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PUBLIC HEARING 
 
OA-02-26: Proposed Planning Staff Initiated Amendments to the Unified Development 
Ordinance 

The proposed amendments to the Unified Development Ordinance are to clarify and 
prioritize how required open space is designed, emphasizing preservation of natural 
features such as mature trees, sensitive areas and buffers while maintaining existing 
open space quantity requirements.  The proposed amendments introduce defined open 
space categories, establish minimum tree preservation expectations, add flexibility 
through administrative modifications and include incentives to encourage 
developments that maximize preservation of existing natural resources. 

 
Chair Walden opened the public hearing. 
 
Planner James Broadwell stated that the amendments would define what open space should 
comprise and expanded on the five types of open space listed in order of priority: sensitive 
natural areas; tree protection areas; undisturbed buffers; usable open space; and planted 
buffers.   
 
UDO §4.9.1(C) would require Planning staff to approve minor modifications to the open space 
type, location and/or composition if the site is rendered undevelopable, inaccessible, the 
otherwise allowable density would be reduced, or the site is precluded from meeting another 
applicable UDO requirement.  As written, at least 50% of open space must be preservation-type 
areas, if present, and there are incentives to encourage 100% of the open space as preservation-
type areas.   
 
If preemptive or unauthorized clearing of a property had occurred and could be proven, the Town 
could delay development approval for three (3) years, require the replanting of any area that 
would otherwise count as open space, or double the size of the buffers. 
 
Mr. Broadwell stated that as it is written, 50% of open space shall be designated type 1, 2 or 3 
versus 100% of open space be preservation-type areas to preserve as much natural area as 
possible, which creates a policy dilemma.  If the language remains as written, a few less trees 
might be saved but there are incentives and it is more flexible and less restrictive for the 
developer.  Whereas, if the incentives are removed and we make it a hard rule of 100% we will 
probably save more trees but there will not necessarily be the incentives or the flexibility and it 
would be more restrictive.  Both options are consistent with the Comp Plan but which option is 
more consistent and better furthers its intent is really a policy choice question for the Board and 
the Town Council.  The focus group overall was leaning more towards keeping the flexibility but 
he was interested in hearing the Board’s recommendation. 
 
Member Speck asked what the changes would look like. 
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Mr. Broadwell responded that if 12,000 SF of tree protection area was required, 100% of open 
space would have to be either undisturbed buffers, tree protection areas or sensitive areas, then 
12,000 SF of that is probably going to be tree protection area.  Whereas, if we keep it as written, 
the developer can reduce it to only 6,000 SF of preserved trees and the other portion could either 
be a recreational area or just replanted and that is the tradeoff. As it is currently written, if they 
retain all 12,000 SF, they get the incentives but if they just want to keep 6,000 SF of trees and 
replant the buffer, that is their choice.   
 
Chair Walden closed the public hearing. 
 
Board discussion ensued. 

 
Monica Brickey made a motion, seconded by Andrew Speck, that after reviewing the proposed 
text amendments to the UDO and considering the criteria for approval of text amendments found 
in §2.17.10, the proposed amendments are consistent with the Comprehensive Plan and the 
approval criteria for the reasons set forth in Attachment 1 of staff report OA-02-26 as revised by 
the Planning Board as follows: 

• Review original and revised staff report with the Planning Board’s recommendation to 
review option 2; 

and therefore, to recommend approval of OA-02-26 to the Town Council with the revised 
option. The motion carried by a vote of 5-0. 

 
 

UNFINISHED BUSINESS: 
 
No new business was discussed. 
 
NEW BUSINESS: 
 
Planning Director Grieve stated that the Planning Board would hold its regular meeting in May. 
 
Michael Skolnick made a motion, seconded by Jennifer Garner, to adjourn the meeting. The 
motion carried. 
 
The meeting adjourned at 8:35 PM. 
 
Respectfully submitted: 
 
Cindy Williams 
Secretary to the Planning Board 
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Planning Staff Report 

I. EXECUTIVE SUMMARY

Kevin Lindsay, on behalf of Chandler Pond Properties, LLC, has submitted an application

for a Planned Development District – Conceptual Development Plan pursuant to §2.18.4

of the Town of Southern Pines Unified Development Ordinance (UDO). The request is

to rezone the property from Planned Development (PD) to Planned Development (PD)
with an approved Conceptual Development Plan to allow for the construction of a

religious institution on 7.41 acres and a subdivision of the remaining approximately 5.48

acres into six (6) single-family residential lots. The property is located at the northwest

corner of the intersection of Waynor Road and NC Hwy 22.

Staff’s review of this request has focused both on consistency with the Town’s 2040

Comprehensive Plan and the adequacy of site development standards outlined within the

Conceptual Development Plan.

Planning Board Continuance

On April 21, 2026 the Planning Board voted 5-0 to continue the matter to the next

meeting at staff’s request, seeing outstanding issues relating to the site development

standards and proposed cul-de-sac configuration.

Issues Resolved Since April Planning Board

1. The concept of a cul-de-sac configuration for the residential lots, either being a

proposed public or private street, has been withdrawn. The current proposal includes

direct driveway accesses onto Waynor Road, which Planning staff support.

Issues Remaining for Planning Board Consideration 

1. Proposed buffering scope

a. Undisturbed vs. Replanted

b. Location of buffering adjacent to Waynor Road

See Additional Comments (Section V) for more details. 

To: Planning Board 

From: Mason Mattox, Planner II 

Date: May 21, 2026 

Item: Chandler Pond Way Conceptual Development Plan (CDP) 
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II. HISTORICAL BACKGROUND  

 

In June 2025, the Planning Department received an initial inquiry regarding zoning and the 

potential development of a religious institution on the subject property. At that time, the 

proposal consisted solely of a single land use (a religious institution). Staff advised that a 

single-use development would not be consistent with the Town’s 2040 Comprehensive 

Plan, which envisions this area as a mixed-use area, incorporating a range of residential, 

commercial, and civic uses.  

 

Following this initial inquiry, no further action occurred until a pre-application meeting 

was held on November 04, 2025, with the applicant’s representative. The concept 

presented at that time again consisted solely of a religious institution land use. Consistent 

with prior guidance, staff reiterated concerns regarding Comprehensive Plan consistency. 
Staff further noted that similar inquiries on the same subject property for single land uses, 

such as a grocery store, were also provided the same information. 

 

On November 19, 2025, the applicant’s representative submitted a revised concept plan 

introducing a residential component, a 7-lot subdivision to the east accessed from Waynor 

Road and terminating in a cul-de-sac. While technically two land uses, throughout 

December 2025, staff met with the applicant’s representative to discuss site design, land 

use integration, and compliance with the Comprehensive Plan, even providing sketches 

for concept plans that would be acceptable. Staff maintained concerns with the 7-lot 

subdivision and religious institution plan due to its limited integration of uses.  

 

Conceptual Plan One – With Added Residential Component 

 
An incomplete Conceptual Development Plan (CDP) application was then submitted on 

February 09, 2026, reflecting the same 7-lot subdivision and religious institution layout. 
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Prior to fee acceptance, staff proactively met with the applicant and an Architect 

consulting for the Church on February 13 to communicate that the application would 

likely not receive a favorable recommendation due to inconsistencies with the 

Comprehensive Plan. At that time, the project architect indicated a willingness to revise 

the design in coordination with staff to address consistency with the Comprehensive Plan. 

Following these discussions, the Architect then prepared an alternative concept plan 

informally referred to as “Conceptual Plan Two” that more fully integrated residential, 

commercial, and civic uses in a manner consistent with the Comprehensive Plan’s vision 

for mixed-use development, with all land uses sharing a proposed road. This concept was 

reviewed favorably from Planning Staff, and this was communicated to the applicant.  

 

Conceptual Plan Two  

 
However, the applicant’s representative then held the required neighborhood meeting 

showcasing both the original concept “Conceptual Plan One” and the more intensive 

mixed-use alternative “Conceptual Plan Two.” The applicant informed Planning staff that 

public feedback indicated opposition to the more intensive mixed-use concept, with a 

preference expressed for lower density and lower traffic in the area. 

 

Following the neighborhood meeting, Town staff consulted with the Town Attorney 

regarding the interpretation of “mixed-use” under the Comprehensive Plan and potential 

legal implications of applying that interpretation to a proposal involving a religious land 

use. As a background, the Town’s review of this request constitutes a legislative zoning 

decision. However, because the proposal involves a religious institution, the Town 

Attorney advised that its decision-making framework cannot impose or appear to impose 

regulatory standards that could be construed as treating religious land uses less than equal 

terms with nonreligious assemblies or institutions, or as creating a substantial burden on 

religious exercise, as governed by the Federal Religious Land Use and Institutionalized 

Persons Act (RLUIPA). 

 

Based on legal guidance, staff revisited its prior interpretation of “mixed-use” to ensure 
that it is applied consistently and without imposing heightened or unique requirements on 

religious land uses. Under this refined interpretation, the combination of a religious 

institution and a residential component constitutes a mixed-use development pattern for 

purposes of Comprehensive Plan consistency, even if it does not achieve the level of 

intensity or integration otherwise encouraged in the Plan for this area.  
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Staff have emphasized consistently that this interpretation is not specific to the applicant 

or the proposed religious use, but rather reflects a neutral application of policy intended 

to encourage higher intensity in the area. While a more intensive and fully integrated mix 

of uses would better align with the Comprehensive Plan’s long-term goals for this site, 

the current proposal is no longer considered inconsistent. 

 

Upon submission of a Conceptual Development Plan application, staff began discussions 

with the applicant in concern of the proposed cul-de-sac street configuration. The Town’s 

Engineering Department has indicated that they would not recommend acceptance of the 

cul-de-sac road as public Right-of-Way due to its limited connectivity and lack of broader 

public benefit. Further, a non-Town maintained street would require the jurisdiction of a 

five-member Home Owner’s Association, which staff reasonably believe would create 

issues at a later date when the road begins showing signs of age, cracking, etc. During the 

week of April 06-10, 2026, staff engaged in further discussions with the applicant’s 

technical and legal representatives to explore alternative design approaches. These 
included elimination of the cul-de-sac in favor of direct driveway access (including 

potential shared driveways), and increased buffering adjacent to industrial uses to the 

north. While staff generally viewed these alternatives are more consistent with sound 

planning principles and long-term maintenance considerations, the applicant ultimately 

expressed a preference to proceed with the original cul-de-sac design. 

 

On April 21, 2026 the Planning Board voted 5-0 to continue the matter to the next 

meeting at staff’s request, seeing outstanding issues relating to the proposed cul-de-sac 

configuration. The applicant responded by submitting revised Conceptual Development 

Standards and a Concept Plan, including direct driveway accesses onto Waynor Road, 

which are a part of the current application. 

 
 

Staff presently find concerns relating to the proposed buffering (left) in relation to the 

preferred buffering (right), which would be entirely undisturbed and not replanted. See 

Additional Comments (Section V) for more details. 
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III. PROJECT INFORMATION 

  

A. Property Address 

PARID 00991862 (PIN 857400914852) 

 

B. Property Owner: 

Chandler Pond Properties, LLC.  

 

C. Applicant 

Chandler Pond Properties, LLC (Lynn Clark Samuelson) 

 

D. Authorized Agent: 

Kevin S. Lindsay, PE (Crawford Design Company) 

 

E. Existing Zoning:  
Planned Development (PD) without an associated Conceptual Development Plan 

(CDP). The Urban Transition Highway Corridor Overlay covers a portion of the site, 

and the entire site is located within the Protected Water designation of the Water 

Supply Watershed.  

 

F. Proposed Zoning: Planned Development (PD) with an associated Conceptual 

Development Plan (CDP). 

 

G. Existing Uses: None; site is presently vacant of structures or known land uses. 

 

H. Proposed Uses: Religious Institution; Single-Family Detached Homes. 

 

 

 

 

Documents such as applications and related forms are public records under North Carolina law 

but are not routinely published online in order to mitigate the potential misuse of personal or 

contact information. Such records are available upon submission of a Public Records Request. 
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Figure 1: Aerial Vicinity Map (Approximate Property Boundary Shown in Red).  

 

Figure 2: Zoning Vicinity Map (Approximate Property Boundary Shown in Red).  

 
Figure 3: Urban Transition Highway Corridor Overlay (Shown in Hatched Lines).  
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Figure 4: Drone Aerial Image (Looking Northward). 

 
 

 

 

PD-01-26: Chandler Pond CDP May Planning Board 7 of 17
Page 13 of 158



Figure 5: 

Applicant’s 

Conceptual 

Development Plan  
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IV. STAFF REVIEW  

 

1. Application Review Dates 

1. Pre-Application with the Technical Review Committee: April 04, 2025 

2. Application Submitted: March 09, 2026 

3. Application Deemed Complete: March 16, 2026 

April 23, 2026 Planning Board Public Hearing Notice 

o Publication: April 08 & April 15, 2026 

o Mail: April 01, 2026 

o Signage: March 30, 2026 

o Internet: March 26, 2026 

May 21, 2026 Planning Board Public Hearing Notice 

o Continued by action of the Board on April 23, 2026.  

 

2. Process and Standards of Review 
Applications for a Planned Development District (PD) are reviewed under UDO §2.18 

through a three-step process: Conceptual Development Plan (CDP), Preliminary 

Development Plan (PDP), and Final Development Plan (FDP). This application is for a CDP, 

which establishes the zoning standards for the project through a rezoning process. As such, 

it must address the criteria for both a zoning map amendment (UDO §2.17.9) and a CDP 

(UDO §2.18.4(H)).  

 

3. Zoning Map Amendment Criteria (UDO §2.17.9)  

 

A. Consistency with Comprehensive Plan 

 

General Framework – Areas to Transform 

• The subject area is designated “Areas to Transform” intended for new employment 

centers, shopping, entertainment, and mixed residential uses. 

Conservation and Development – Mixed-Use Area 

• The subject area is within a designated Mixed-Use Area, which calls for integrated 

uses – residential, commercial, and civic – organized on walkable blocks with active 

public spaces and diverse housing types. 

Character Districts – Complete Community 

• These districts are envisioned as self-contained neighborhoods with a mix of uses, 

identifiable centers, and walkable design.  

 

The narrative states that proposal supports these designations by introducing a mix of 

institutional and residential uses while avoiding additional high-intensity commercial 

development.  
 

Staff find that the proposed development introduces one institutional and a residential 

subdivision land use, which satisfies the very baseline mixed-use criteria. However, staff note 

that the level of integration between uses remains limited, and the proposal does not fully 

achieve the intensity, connectivity, or walkable design envisioned by the Comprehensive Plan. 

Aside from these limitations, and following a neutral application of the definition of “mixed-
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use,” staff finds that the proposal to be consistent with the Comprehensive Plan at a baseline 

level, though it represents a lower-intensity development pattern than what is desired for this 

area. 

  

B. Adverse Impacts on Neighboring Lands 

The narrative indicates that impacts are minimized through low-density residential 

development, preservation of existing topography, and buffering along NC-22 and 

adjacent properties. The narrative also emphasizes that traffic impacts are reduced by 

concentrating peak activity on weekends and avoiding higher-density alternatives. (pp. 3-

4, 7).  

 

Staff generally concur that the proposed low-density development pattern may reduce 

potential impacts relative to more intensive alternatives that could be developed on the 

site. However, staff also note that the 2040 Comprehensive Plan calls for a higher-

intensity, more integrated development pattern in this location, which would likely 
generate greater activity and associated impacts.  

 

C. Suitability as Presently Zoned 

The narrative explains that while PD zoning can allow higher intensity uses, such 

development would be incompatible with surrounding residential areas. The proposed 

lower-density mixed uses are presented as more appropriate given surrounding existing 

conditions. (pp. 6-7).  

 

The site is presently zoned Planned Development and does not have an associated 

Conceptual Development Plan, required to develop. As such, staff find the request to 

rezone to achieve the next required entitlement to be reasonable with respect to 

suitability.  

 

D. Health, Safety, and Welfare 

The applicant notes that traffic congestion along NC-22 and Airport Road is a growing 

concern and that the proposed development would minimize additional impacts by limiting 

density and aligning peak use with non-peak traffic periods. (pp. 6-7). 

 

Staff acknowledges that the proposed lower-density development is likely to generate 

fewer impacts than higher-intensity alternatives, however, staff also notes that certain 

design elements such as the proposed cul-de-sac raise questions about long-term 

maintenance of private road infrastructure, which might become a burden to homeowners 

in the future. Staff overall does not find that the rezoning itself would adversely impact 

public health, safety, or welfare.  

 

E. Public Policy 

The proposal responds to concerns raised during the neighborhood meeting, particularly 

regarding traffic and overdevelopment, and supports broader Comprehensive Plan goals 

of managing growth and avoiding overconcentration of commercial uses (pp. 1-2, 7).  
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Staff find that the proposal reflects responsiveness to neighborhood concerns regarding 

development intensity and traffic. However, the Comprehensive Plan also encourages a 

more robust mix of uses and greater intensity in this area. While the proposal does not 

fully advance those long-term policy objectives, it represents a balance between adjacent 

community concerns and broader planning goals. Staff find that the request does not 

conflict with adopted public policy.  

 

F. Size of Tract 

The narrative states that the tract is sufficient to accommodate development, buffers, an 

open space, proposing significant open space preservation and natural buffering across the 

site. (pp. 7-8). 

 

Staff finds that the subject property is of sufficient size to accommodate the proposed 

uses, including buffering and open space. The tract could support a more intensive and 

integrated development pattern; however, the current proposal does not exceed the 
site’s physical constraints.  

 

G. Other Factors 

The narrative outlines a two-phase development approach (religious institution and 

residential), with each phase functioning independently while maintaining connectivity via 

sidewalks (p. 6).  

 

Staff find that the proposed phasing plan provides a reasonable framework for 

development of the site, and note that the relative independence of the phases reflects 

the limited integration between uses.  

 

H. Applicant Representations 

The narrative indicates that the Conceptual Development Plan establishes the framework 

for future development. (p. 8).  

 

Staff concurs that the Conceptual Development Plan establishes the zoning framework 

for future development of the site. All representations made by the applicant are binding 

at this stage, and additional technical details and site design will be subject to further 

review during the Preliminary Development Plan (PDP) and Site Plan phases. 

 

4. Conceptual Development Plan Criteria (UDO §2.18.4) 

 

A. The proposed PD satisfies the criteria for a Zoning Map amendment 

established in this chapter;  

 

See Section 3(A-H) above.  

 

B. The Conceptual Development Plan represents an overall development 

pattern that is consistent with the goals and policies of the Comprehensive 

Plan, Official Zoning Map, Capital Improvements Program, and any other 
applicable planning documents adopted by the Town;  
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See Section 3(A) above.  

 

C. The proposed development is appropriate for the area of the Town in which 

it is located; and 

 

The applicant identifies compatibility with surrounding land uses, including Ravensbrook 

Subdivision, institutional uses, and low-density commercial properties. (pp. 5-6). Staff note 

that the area is most appropriate according to the 2040 Comprehensive Plan for mixed-

use development. 

 

D. The proposed development will not generate the need for inefficient 

extensions and expansions of public facilities, utilities and services. 

 

The narrative states that water and sewer are available along Waynor Road and that 
stormwater and infrastructure improvements will be handled on-site without requiring 

inefficient public extensions. (p. 9). Staff concur with this finding. 

 

V. ADDITIONAL COMMENTS 

 

The CDP standards document contains zoning standards for land uses, setbacks, buffering, access, 

parking, signage, lighting, tree protection, phasing, and architecture. Staff generally support the 

most updated list of standards, including two requested deviations from the architectural 

requirements of UDO 4.10.4 and from the highway corridor overlay parking maximum. However, 

staff strongly recommend that the proposed perimeter buffers remain undisturbed buffers rather 

than a combination of natural and replanted buffering, as the existing vegetation already provides 

substantial screening.  

 

Staff also strongly recommend consideration of additional buffering along Waynor Road between 

the church and associated development from the roadway to maintain the rural, wooded 

character of the corridor. Additionally, staff recommends retaining the standard tree preservation 

language of UDO 4.3.13 within the 30-foot residential rear setbacks, rather than allowing 

additional clearing in order to better preserve the existing vegetative buffer pursuant to 2040 

Comprehensive Plan Policies 4.9 and 4.10. See image below – left submitted by the applicant 

relative to image right, adjusted by Planning staff. 
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VI. AGENCY REVIEW AND COMENTS  

Planning staff distributed the application for review to the following Agencies and Departments 

on March 26, 2026: 

The Town of Southern Pines: 

• Engineering and Public Works Department 

• Utilities Department 

• Fire Department 

• Parks and Recreation Department 

Outside Agencies: 

• The Regional Land Use Advisory Commission (RLUAC) 

• The United States Fish and Wildlife Services (USFWS) 

• The Moore County Airport 

• The Moore County Economic Development Partnership (MCEDP) 

• The North Carolina Department of Transportation (NCDOT) 

 

Town staff met on March 24, 2026 to discuss additional site concerns. The Fire Marshal stated 

that the anticipated occupancy of the Church 

may impact sprinkling requirements. As of the 

publication of this report, Town staff do not 

know the anticipated occupancy of the 

Church. The Fire Department commented 

that if the distance of the western parking 

area (below) from the curve to its 

southernmost point exceeds a certain 

distance, looping this drive aisle may be 

required. This factor is also impacted by 

whether or not the building will be 

sprinklered.   
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The Town’s Engineering Department confirmed that a Traffic Impact Analysis (TIA) will be 

required at or before the Preliminary Development Plan (PDP) phase. 

 

The U.S. Fish and Wildlife Service Raleigh Field Office noted that the site is located within a red-

cockaded woodpecker Moore County red zone and near multiple active clusters with potential 

foraging habitat, and therefore recommends a cavity tree survey be done by a qualified consultant 

prior to removing any pine trees greater than 10 inches diameter at breast height (DBH) to avoid 

inadvertent impacts. 

 

Any additional comments received following this staff report’s publication, but prior to the public 

hearing, will be shared during staff’s presentation. 

 

VII. STAFF RECOMMENDATION   
 

Staff find that the proposal satisfies the minimum criteria for consistency with the 2040 

Comprehensive Plan by providing a mix of institutional and residential uses. While the 

development does not fully achieve the intensity or integration envisioned for this area, it is also 

not inconsistent with the Plan when applying a neutral definition of “mixed-use” development. 

The proposal therefore represents a lower-intensity development pattern that will not result in 

unreasonable adverse impacts to neighboring properties. Staff recommend approval of the 

Conceptual Development Plan for Chandler Pond Way and associated Site Development 

Standards provided that buffering issues are fully addressed as outlined in Additional Comments 

(Section V). 

 

VIII. ATTACHMENTS  

The following materials have been provided as attachments to this staff report: 

1. Draft Planning Board Resolution 

2. Applicant’s Narrative 

3. Conceptual Development Plan 

4. Conceptual Development Plan Standards 

5. Neighborhood Meeting Report  

 

IX. PLANNING BOARD ACTION 

 

A request for approval of a Conceptual Development Plan is a request for a rezoning. Per North 

Carolina General Statute 160D-604(d), prior to consideration by the Town Council of the 

proposed Planned Development District - Conceptual Development Plan (CDP), the Planning 

Board shall advise and comment on whether the proposed CDP is consistent with the 

Comprehensive Plan. The Planning Board shall provide a written recommendation to the Town 

Council that addresses plan consistency and other matters as deemed appropriate by the Planning 

Board, but a comment by the Planning Board that a proposed amendment is inconsistent with 

the comprehensive plan shall not preclude consideration or approval of the proposed 

amendments by the Town Council.  
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To assist the Planning Board in performing this task, Town Staff have prepared the following draft 

motions for the Planning Board’s consideration, possible modification as necessary, and adoption: 

 

I move that after reviewing the proposed Conceptual Development Plan and considering the 

criteria for approval of a Planned Development District found in UDO §2.18.4(H): 

 

1. The requested Conceptual Development Plan is consistent with the 2040 Comprehensive 

Plan for the reasons set forth in Attachment “1” of staff report for PD-01-26;  

 

-OR- 

 

2. The requested Conceptual Development Plan is inconsistent with the 2040 

Comprehensive Plan for the reasons set forth in Attachment “1” of staff report for PD-

01-26; 

 
-OR- 

 

3. The requested Conceptual Development Plan does not satisfy additional UDO criteria for 

zoning map amendments as set forth in Attachment “1” of staff report for PD-01-26.  

 

I further move that the following other matters were considered by the Planning Board and 

shall be added to Attachment 1 by town staff as part of the Planning Board’s written 

recommendation to the Town Council:  

   

 

 

 

And therefore, I move to:  

 

1. Recommend approval of PD-02-26 to the Town Council. 
 

2. Recommend approval of PD-02-26 to the Town Council, contingent on 

the following changes: 

 

a.  Revise the proposed perimeter buffering to reflect an undisturbed 

natural buffer rather than a combination of natural and replanted 

buffering areas. 

b.  Provide additional buffering along Waynor Road to further limit 

visibility of the church and associated development from the road. 

c.  Revise the tree preservation standard to retain the language of 

UDO 4.3.13 within the 30-foot residential rear setbacks and remove 

the provision allowing additional clearing for lawn or yard areas. 

 

3. Recommend denial of PD-01-26. 
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ATTACHMENT 1 

 

RESOLUTION TO ADOPT A WRITTEN RECOMMENDATION 

FOR ZONING MAP AMENDMENT APPLICATION  

FOR A PLANNED DEVELOPMENT DISTRICT 

PD-01-26 

 

WHEREAS, Section 160D-604(d) of the North Carolina General Statutes specifies that the Planning 

Board shall provide a written recommendation to the Town Council that addresses plan consistency and 

other matters as deemed appropriate by the Planning Board, but that a comment by the Planning Board 

that a proposed amendment is inconsistent with the comprehensive plan shall not preclude consideration 

or approval of the proposed amendment by the governing board; 

 

WHEREAS, pursuant to Section 160D-701 of the North Carolina General Statutes, zoning regulations 
shall be made in accordance with a comprehensive plan and shall be designed to promote the public 

health, safety, and general welfare; 

 

WHEREAS, the Planning Board conducted a public hearing on April 23, 2026, for consideration of a 

Planned Development – Conceptual Development Plan for The Chandler Pond Way Planned 

Development; and 

 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board finds that the proposed Planned 

Development – Conceptual Development Plan is consistent with the Town of Southern Pines 2040 

Comprehensive Plan and recommends approval to the Town Council of application PD-01-26, contingent 

on the following revisions: 

 

a. Revise the proposed perimeter buffering to reflect an undisturbed natural buffer rather than a 

combination of natural and replanted buffering areas. 

b.  Provide additional buffering along Waynor Road to further limit visibility of the church and associated 

development from the road. 

c.  Revise the tree preservation standard to retain the language of UDO 4.3.13 within the 30-foot 

residential rear setbacks and remove the provision allowing additional clearing for lawn or yard areas. 

 

NOW, THEREFORE, BE IT FURTHER RESOLVED that the foregoing constitutes the Planning 

Board’s Written Recommendation to the Town Council in accordance with N.C.G.S. §160D-604(d). 
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ADOPTED this the 21st day of May, 2026. 

 

 

 

    ______________________________________ 

Matthew Walden, Chair 

 

 

ATTEST:  

 

______________________________________ 

Cindy Williams  

Secretary to the Planning Board 
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Chandler Pond Way Conceptual Development Plan Standards 
 
Religious Institution Portion 
1. Land Uses  

a. Land uses shall be limited to a Religious Institution and customarily accessory uses.  
2. Setbacks 

a. NC-22 100 feet (measured from ROW). 
b. Waynor Road: 50 feet 
c. North property line: 30 feet. 
d. West property line (adjacent to single-family residential): 30 feet.  

3. Buffers 
a. NC-22: 100-foot undisturbed buffer, except for approved access points. 
b. Waynor Road: 50-foot undisturbed buffer for 260-feet closest to NC-22.  Remainder of area 

will be landscaped to screen parking, while making the church clearly visible from Waynor 
Road. Existing trees will be preserved where visibility of the church and grading allow. 

c. Boundary with Residential portion: 30-foot undisturbed buffer where possible. Portions of 
existing trees may be removed to allow for grading. A 30-foot buffer will then be reestablished 
as part of the landscape plant. 

d. Boundary with adjacent property to the north: 30-foot undisturbed buffer where possible. 
Portions of existing trees may be removed to allow for grading. A 30-foot buffer will then be 
reestablished as part of the landscape plant. 

4. Parking 
a. Parking shall be provided at a rate of up to one (1) space per 60 square feet of building area (283 

spaces for a 17,000 sq. ft. building), including a minimum of eight (8) ADA-compliant spaces. 
b. Parking on the institutional portion of the property shall not exceed 300 spaces.  
c. The 40% Highway Yard maximum and maximum parking requirements of UDO Exhibit 3-13 shall 

not apply; parking within the Highway Corridor Overlay (HCO) may exceed this limit. 
5. Signage 

a. Signage shall comply with applicable standards of the General Business (GB) zoning district. 
6. Lighting 

a. Lighting shall comply with applicable standards of the General Business (GB) zoning district. 
7. Architecture 

a. Maximum building height permitted shall be 45 feet. 
b. Special Architectural Features such as a steeple may be constructed up to 66 feet above the 

finished floor elevation.  
c. Principal Religious Institution Structure shall be exempt from Building Orientation 

Requirements and shall instead face south toward Waynor Road. 
d. Principal Religious Institution Structure shall be exempt from Windows requirements of the 

UDO. 
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Residential Portion 
1. Land Uses  

a. Land uses shall be limited to single-family detached dwellings.  
2. Lot Yield and General Layout 

a. Development shall consist of five (5) to seven (7) lots. 
3. Access 

a. Lots shall have direct access to Waynor road. Two long driveway “flag lots” will be used 
to provide access to the rear of the property.  

4. Setbacks  
a. Front: 30 feet.  
b. Exterior Side: 15 feet. 
c. Interior Side: 10 feet. 
d. Rear: 30 feet. 

5. Buffers 
a. Waynor Road: 30-foot undisturbed buffer, except for approved driveway access points. 

 
Entire Parcel 

1. All existing trees, 6-inch diameter and greater shall be retained within the subject property that 
do not interfere with the following project elements: 

• Building footprints 
• Vehicular access alleys, driveways, and parking spaces 
• Utility installation 
• Essential site grading 
• Individual single family lot yards. A 30’ natural buffer will be maintained on Waynor Road 

except for driveway cuts. Trees along property lines will also be maintained where 
possible, however the developer and lot owner shall be allowed to cut trees to create a 
grass yard as they see fit.  

a. Trees identified by the developer and confirmed by Town Staff during site plan review as 
necessary for removal due to one of the approved reasons noted above may be removed. 

b. Trees identified by the developer as unhealthy and at risk of dying, to be confirmed by 
the Town's Arborist during site plan review, may be removed. 

c. Town staff will verify tree protection fence installation for trees counting toward existing 
vegetation credit under UDO §4.3.13; the developer may request a reduction in tree 
protection fence radius if needed, and Town staff shall grant these requests if the Town 
Arborist finds it will not significantly affect tree health and viability. 

2. Phasing. It is the intent of the current land owner to donate the land for construction of the 
church. The remainder of the land will then be sold for residential development as per the 
approved CDP and PDP. The construction will therefore be phased with the church being 
constructed first and the residential portion being constructed later. 
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Neighborhood Meeting for: Raynor Road Planned Development

Conducted: Tuesday, February 22, 2026 at Crawford Design Company, 230 West Pennsylvania Ave., Suite C,
Souther Pines, NC 28387

Meeting Summary: 

Seven people attended the meeting. 

The design Engineer, Kevin Lindsay, went over the Planned Development concept and process of submitting a
Conceptual Development Plan (CDP) and Preliminary Development Plan (PDP). And, that we were in the CDP
process.

Kevin Lindsay went over two options. Option 1 being the church with a low density residential subdivision and
Option 2 being the church with a mix of commercial and high density residential (see attached). Key differences
being the right of way through the project in option 2 and the church being closer to NC-22 in option 2 which would
result in removing much of the hill at the corner of NC-22 and Waynor Road. 

The attendees were unanimous in favoring option 1. They expressed concern over:
-Increased traffic from commercial and apartments/townhomes. Several expressed frustration at traffic already
backing up  to the fire station during rush hour.
-They expressed concern about their property values in Ravensbrook if option 2 was chosen.
-They expressed concern that the commercial and high density residential in option 2 is not needed. "We have
plenty of coffee shops, fast food, and apartments." The large Magnolia Hill apartment complex just built to the
north at the corner of NC-22 and McCaskill Roads was mentioned. Also that Ace Provisions area's new
McDonald's and Starbucks are not even complete and that an ABC store and more restaurants are coming.
-The expressed concern about increased traffic on Waynor Road--especially if option 2 was chosen.t was also
mentioned that there is still underutilized commercial space available in the area. Specifically  at the Harris Teeter
and Ace Provision shopping centers 
-Several attendees said they had no problem with the church, but did not want to see commercial or high density
residential.

The Architect, Mike McLeod, joined the meeting by phone and answered specific questions on the church and how
it would be used.
-He went over uses and how the church would serve up to four congregations that would be kept to 250 or fewer.
That these congregations would rotate through the church on Sundays with no more than two overlapping at one
time.
-He also mentioned that once or twice a year a large meeting would take place that would bring additional people
to the church for Saturday and Sunday meetings.
-There will be not day care or school at the church.
-There would be teen groups meeting (less than 20) on some mornings and some evening gatherings that would
be smaller than Sunday meetings and take place after rush hour traffic.
-A question was asked if the church would own the houses and concern expressed about that. Mr. McLeod said
no, the church would not own or control anything other than the church property.
-it was asked if this would be a fundamentalist Mormon church. Mr. McLeod said it would not be.

Kevin Lindsay invited attendees to e-mail him to receive a copy of the options and draft application and to e-mail
him any comments they had. Comments and questions were only received from one person--see attached.

 
   

  

y

Notes by:
Kevin S. Lindsay, PE
Crawford Design Company

It should be noted that the comments were from Robert Krauss--who does not appear to have attended the meeting.
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Planning Staff Report 

I. EXECUTIVE SUMMARY

Colin Webster, on behalf of Grosvenor Land, LLC, Chandler Pond Properties, LLC, and

Walker Buchan, has submitted an application for a Planned Development District –

Conceptual Development Plan pursuant to §2.18.4 of the Town of Southern Pines Unified

Development Ordinance (UDO). The request is to rezone the property from Planned

Development (PD) and Rural Residential (RR) to Planned Development (PD) with an

approved Conceptual Development Plan to allow for the construction of 114 Single-

Family Detached and 36 Single-Family Attached residential lots on approximately 83 acres.

The property is located to the northwest of Waynor Road and overlaps with the Nick’s

Creek Greenway. Staff’s review of this request has focused on balancing priorities under

the Town’s 2040 Comprehensive Plan and the adequacy of site development standards to

address a unique array of regulatory and contextual factors unique to this site.

Issues Addressed. Staff find that: 

1. The designated 46-acres of Open Space, a large portion of which is within a Critical

Watershed, closely aligns with Comprehensive Plan policies 4.9 and 4.10.

2. The proposed condition limiting the unit count to 100 (only the units shown in phases

1, 2A, and 2B), until a second access to the site is secured, sufficiently addresses a fire

code issue pursuant to the International Fire Code Appendix D, §D106.1.

3. The general uses and dimensional standards have been sufficiently addressed.

4. The project’s design is similar to the “courtyard cottage” design, which better aligns

the project with its Comprehensive Plan character district designation.

5. Staff support the proposed watershed exemption allocation for 36 townhome units,

which are proposed nearest to the existing water and sewer infrastructure.

Issues Remaining for Planning Board Consideration. Staff find that: 

1. Total Unit Count. The proposal includes a total of 150 units; after thorough staff
analysis on the maximum allowable density under watershed regulation and the

purpose and intent of key Comprehensive Plan policies, staff cannot support more than

130 total units. Further elaboration on this issue is enclosed in this staff report.

2. Phasing Plan. The phasing plan does not sufficiently address the need for each phase

to adequately function on its own. Mainly, each phase will not have water lines looped,

which can present health and water quality hazards over time.

3. Buffering. The buffer standards need improving to ensure sufficient adjacent

property impact mitigation and compatibility.

4. Street Ownership. The applicant has not determined if the streets will be private,

public offered to the town, or public offered to NCDOT. Staff would not recommend

dedication to the town given the site’s location and lack of pubic connection.

For these reasons, town staff are recommending approval contingent on changes that 

satisfy these four issues mentioned above. 

To: Planning Board 

From: James Broadwell, Senior Planner 

Date: May 21, 2026 

Item: Ravensbrook 5 (PD-02-26) – A Proposed Conceptual Development Plan 

(CDP) for 150 Single-Family Detached and Attached Units on 83-acres 

PD-02-26: Ravensbrook 5 May 2026 Planning Board 1 of 30
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II. PROJECT INFORMATION AND BACKGROUND 

  

A. Property Identification 

• PARID 00040517 and PIN 857404831442 

• PARID 00032324 and PIN 857400646996 

• PARID 00038078 and PIN 857400738348 

 

B. Property Owners: 

• Grosvenor Land, LLC 

• Chandler Pond Properties, LLC 

• Walker Buchan 

 

C. Applicant 

Grosvenor Land, LLC 

 

D. Authorized Agent: 

Colin Webster (Grosvenor Land, LLC) 

 

E. Existing Zoning:  

Planned Development (PD) without an associated Conceptual Development Plan 

(CDP) and Rural Residential (RR).  

Overlays 

• Critical Watershed (WS-IIIC) – approximately 72% of the site. 

• Protected Watershed (WS-IIIP) – approximately 28% of the site. 
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• Flood Hazard Zone AE (100-Year Floodplain) – Overlaps with a small 

portion of the NW corner of the subject site. 

 
 

• Wetlands – approximate locations throughout the site are below. 

 
 

F. Proposed Zoning: Planned Development (PD) with an approved Conceptual 

Development Plan (CDP). 

 

G. Proposed Uses: Single-Family Detached residences, Single-Family Attached 

residences, and Homeowners’ Association controlled amenities and clubhouse. 
PD-02-26: Ravensbrook 5 May 2026 Planning Board 3 of 30
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Figure 1: Aerial Vicinity Map (Approximate Property Boundary Shown in Blue).  

 
 

Figure 2: Zoning Vicinity Map (Approximate Property Boundary Shown in Blue).  
PD = Planned Development  

RR = Rural Residential 
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Figure 3: Aerial Site Photos. 
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Figure 4: Applicant’s Conceptual Development Plan by Land Area. 
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Figure 5: Conceptual Development Plan Site Layout. 
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Figure 6: Phasing Plan. 
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Figure 7: Base Development Standards. 

Allowable Uses – CDP §5.0 

1. Single-Family Detached Residence (LBCS Code 1111) 

2. Single-Family Attached Residence (LBCS Code 1112) 

3. Recreational Amenity Accessory Structures / Uses (Pursuant to UDO §5.3.2(D)) 

Dimensional Standards – CDP §5.2 

4. Large single-family, small single-family, cottage, and townhome standards: 
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Open Space Acreage – CDP §5.2 

5. Total Open Space – approximately 45.93-acres 

6. Usable Open Space – approximately 11-acres 

Wetlands – CDP §5.3 

7. All wetlands shall remain undisturbed and protected during construction. 

Streets and Vehicular Access – CDP §5.5.1 

8. Streets will primarily use the “Residential Local Street” cross section as shown in UDO Exhibit 4-18. 

9. 5-foot Sidewalks shall be provided on at least one side of each street. 

10. Application requests a deviation from a 50-foot right-of-way to a 40-foot right-of-way along the Fawnwood Place roadway segment adjacent 

to PARID 00037866 (owned by Everett Bland).  

Parking – CDP §5.5.2 

11. The maximum parking standard is two spaces per dwelling unit. 

12. 10 parking spaces are proposed for the clubhouse.  

Open Space Amenities and Pedestrian Access – CDP §5.5.3 

13. A playground, clubhouse, pool, dog park, and other usable open space areas that amount to approximately 4-acres are provided (but is not 

proposed for construction until phase 4).  

14. A pedestrian trail that connects with the Nick’s Creek Greenway is provided, but not proposed for construction until phases 3 and 4. 

Landscaping – CDP §5.5.5 

15. Undulating buffers are proposed at varying widths from 10-feet to 30-feet. 

16. “Planted or Undisturbed Buffers” are proposed at various locations throughout the site.  
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Utilities – CDP §5.5.6 

17. Water and sewer lines are proposed for extension by the developer from the existing lines along Fawnwood Place.   

18. The proposal includes a provision that deviations from town engineering standards will be allowed where topographical conditions make 

compliance impractical.  

19. Electricity will be provided by Duke Energy. 

Street Lighting – CDP §5.5.7 

20. Street lighting will follow lumen standards pursuant to UDO §4.8. 

Signage – CDP §5.5.8 

21. Signage will follow the sign code standards pursuant to UDO §4.6. 

Stormwater Management – CDP §5.5.10 

22. Stormwater management is primarily proposed to be accomplished through natural infiltration (not conventional stormwater ponds). 

23. Stormwater is proposed to be conveyed via vegetated swales and the site’s natural topography. 
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III. STAFF REVIEW  

 

1. Application Review Dates 

• Pre-Application with the Technical Review Committee: February 10, 2026 

• Applicant-led Neighborhood Meeting: February 20, 2026 (no attendees reported) 

• Application Submitted: March 11, 2026 

• Updated Materials Submitted: March 23, 2026 

• Updated Materials Submitted: April 2, 2026 

• Application Deemed Complete: April 2, 2026 

• Updated Materials Submitted: April 3, 2026 

• Planning Staff Provided Project Feedback: April 7, 2026 

• CDP Review by the TRC: April 14, 2026 

 

 

May 21, 2026 Planning Board Public Hearing Notice 

• Publication: May 6 & May 13, 2026 

• Mail: April 28, 2026 

• Signage: April 28, 2026 

• Internet: April 28, 2026 

 

• Updated Materials Submitted: May 6, 2026 

• Updated Materials Submitted: May 12, 2026 

• Updated Materials Submitted: May 14, 2026 

• Planning Board Public Hearing: May 21, 2026 

 

2. Process and Standards of Review 

Applications for a Planned Development District (PD) are reviewed under UDO §2.18 

through a three-step process: Conceptual Development Plan (CDP), Preliminary 

Development Plan (PDP), and Final Development Plan (FDP). This application is for a CDP, 
which establishes the zoning standards for the project through a rezoning process. As such, 

it must address the criteria for both a zoning map amendment (UDO §2.17.9) and a CDP 

(UDO §2.18.4(H)).  

 

3. Zoning Map Amendment Criteria (UDO §2.17.9)  

 

A. Consistency with Comprehensive Plan. Rezoning shall be consistent with the adopted 

Comprehensive Plan. 

and 

E. Public Policy. Certain public policies in favor of the rezoning may be considered. Examples 

include a need for affordable housing, economic development, mixed-use Development, or 

sustainable environmental features, which are consistent with neighborhood, area, or specific 

plans. 
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General Framework – Areas to Preserve1 

• The subject area is designated as an “Area to Preserve,” which prioritizes the 

safeguarding of rural and environmentally sensitive lands. Future development should 
remain limited in these designated locations.  

 

Conservation and Development Map and Character District – Rural Living2 

• Describes land characterized by large residential lots, homes oriented toward 

internal neighborhood streets, small nodes of commercial activity, trails and 

greenways, and new development that is overall sensitive to existing natural 

resources and drainage ways. 

• Large single-family detached lots, courtyard cottages, and accessory dwelling units 

are all home types associated with the “Rural Living” character district under the 

Comprehensive Plan. 

 

The narrative states that proposal supports these designations by incorporating a 

conservation-oriented design approach that emphasizes open space preservation and 

context specific site planning. Moreover, the narrative discusses how the courtyard 

cottage layout, with rear-loaded garages and small lots, mirrors the cluster subdivision 

provisions of chapter 6 of the UDO.  

 

The Town of Southern Pines 2040 Comprehensive Plan comprises a multitude of 

priorities, and some are emphasized more than others depending on the area in 

question. For this area and this proposed project, staff find that five key aspects of the 

Comprehensive Plan should be carefully considered during review (outlined below). 

Overall, the project protects a substantial area of sensitive natural environments as 

Open Space, proposes 36 units of “missing middle” housing (in this case townhomes), 

employs a design that’s similar to the “courtyard cottage” associated with the Rural 

Living character district, and provides pedestrian connections to the town’s established 

greenway system. However, staff also find that the total intensity of the site, with a total 

proposed unit count of 150 units, is inconsistent with the Comprehensive Plan and this 

element of the rezoning criteria. A variety of priorities, regulations, and Comp Plan 

objectives coincide with this proposed development area, and staff find that striking the 

right balance between those priorities is vital.  

 

Open Space as a Meaningful Development Component. Pursuant to UDO 

§3.5.14(G), Planned Developments must establish at least 20% of their land area as 

Open Space. This project proposes establishing approximately 46 of the total 83 acres 

as Open Space. 11 of those acres comprise usable / amenity-type open space, but the 

majority involves preserving wetlands and tree stands in the NW portion of the 

property and surrounding the existing Nick’s Creek Greenway. Furthermore, the 
majority of this Open Space falls within the Critical Watershed for the Town of 

Carthage’s water intake. Preserving open space of this type is highly consistent with 

Comp Plan policies 4.9 and 4.10, as well as some of the Plan’s key guiding principles. 

 
1 Town of Southern Pines. 2040 Comprehensive Plan, page 40. 
2 Town of Southern Pines. 2040 Comprehensive Plan, pages 39, 50-51, 65, and 68-71. 
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Figure 5. Majority of Designated Open Space in “Land Area A” in Green. 

 
 

Missing-Middle Housing. Multiple aspects of the comprehensive plan call for enabling 

a mix of housing types, like townhomes and duplexes. The proposal includes 36 

townhomes on the southern end of the site. The location of the townhomes is also the 

closest to the existing utilities along Fawnwood Place, which is consistent with the 

Comprehensive Plan’s guidance to focus development near existing utilities. Overall, this 

aspect of the project aligns with Comprehensive Plan policies 7.1 and 7.5–support 

housing diversity and workforce housing in the community. 
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Figure 6. Townhomes Proposed for “Land Area C” in Blue. 

 
 

Courtyard Cottage Design and the “Rural Living” Character District. Though 

not an exact match of the “Courtyard Cottage3” concept of the Comp Plan (see figure 7 

below), the proposed single-family detached design in phases 2A and 2B does resemble 

the concept and its intent. The rear-loaded garages and central placement of usable 

open spaces resemble the character of the courtyard cottage design, which is consistent 

with the home types of the rural living character district. 

 

Figure 7 – Courtyard Cottage Design from Comprehensive Plan (see Comp 

Plan pages 71-74). 

 
 

Pedestrian Connectivity and Neighborhood Amenities. Nick’s Creek Greenway, 

part of the Southern Pines greenway system, intersects with the northern portion of the 

proposed development site. The greenway follows a town sewer easement overtop of 

an active gravity sewer line. The proposed development intends to connect the 

Ravensbrook 5 neighborhood with a trail connection during phases 3 and 4, which is 

 
3 Town of Southern Pines. 2040 Comprehensive Plan, pages 71-74. 
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shown on the overall concept plan. The proposed neighborhood amenities, which 

include a playground, dog park, clubhouse, and pool, are proposed for development 

during phase 4. Staff highlight that, under the proposed condition limiting the total unit 

count to 100 units based on Fire Code standards and phasing plan, the trail and 

amenities will not be constructed unless the applicant secures a second access to the 

Ravensbrook 5 site (which will almost certainly involve a CDP amendment for the 

project). All other amenities are tied to phase 4, which cannot be constructed until the 

second access is established.  

 

Sidewalks are also proposed for at least one side of each neighborhood street, which 

aligns with Comprehensive Plan policies 7.2 and 8.1. 

 

Aggregate Intensity. The Ravensbrook 5 CDP proposal includes 150 total units, 

consisting of 59 units within the critical watershed and 91 units within the protected 

watershed, including 36 townhome units that require a Town Council-approved 
Watershed Protection Permit (WPP) (see Figure 8 below). The Comprehensive Plan’s 

“areas to preserve” and “rural living” designations prioritize natural preservation and 

rural, large-lot character. While the project incorporates several positive design 

elements consistent with the Comp Plan, including substantial open space preservation, 

varied housing types, and a layout that reflects the “cluster subdivision” approach of 

UDO Chapter 6, the overall development intensity falls out of balance with those policy 

priorities. 

 

Figure 8: Proposed Total Unit Count. 

 
 

Staff further note that the proposed 150 units represent the maximum unit count 

permitted under the applicable watershed regulations4, if both the requested WPP is 

approved for the townhomes and the remainder of the protected watershed area is 

developed at the maximum 24% built-upon area. This calculation is based on the site’s 

approximately 83 acres, including roughly 60 acres within the critical watershed and 23 

acres within the protected watershed. Under the totality of competing policy priorities, 

staff find that this combination results in a project intensity that exceeds an appropriate 

balance for the site. The Comprehensive Plan identifies this area as one where 

preservation and rural character should remain the dominant considerations, and the 

overall intensity should be moderated accordingly. 

 

UDO §3.6.8 and Exhibit 3-14 permit development within protected watersheds under 

 
4 15A NCAC 02B .0624 and UDO Exhibit 3-14. 
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either a 24% built-upon area standard or a density limit of two dwelling units per acre. 

The applicant proposes the 24% built-upon area option across the remaining protected 

watershed area in addition to seeking the WPP for the townhomes in Land Area C, 

resulting in the proposed 150-unit total. By contrast, if the 23-acre protected area were 

developed: 

• at 24% impervious without the WPP, or  

• with the WPP, but utilizing the 2 dwelling units per acre standard for the 

remaining protected area,  

the total for the project would amount to approximately 130 units.  

 

Staff support the requested WPP for the townhomes in Land Area C, as this component 

of the project advances the Comprehensive Plan’s attainable housing goals. However, 

staff do not support pairing that request with the maximum 24% built-upon area option 

across the remainder of the protected watershed for additional detached housing. In 

staff’s professional view, the increased impervious surface allowance for the townhome 

component can be justified only if the balance of the site develops under the lower-

density watershed option. Allowing both the WPP in Land Area C and maximum-

intensity development across the remaining protected watershed area results in a 

project intensity that is inconsistent with the site’s preservation priorities. Moreover, it 

causes the WPP request to fall out of balance with its approval criteria in UDO Exhibit 

3-14. 

 
Accordingly, staff find the proposed 150-unit development inconsistent with the 

Comprehensive Plan and the applicable §2.17.9 approval criteria. Staff instead 

recommend a maximum of 130 total units, including the 36 townhome units within Land 

Area C. 

 

B. Adverse Impacts on Neighboring Lands. The Hearing Body shall consider the nature 

and degree of an adverse impact upon neighboring lands. Lots shall not be rezoned in a way that 

is substantially inconsistent with the uses of the surrounding area, whether more or less restrictive. 

The Town finds and determines that vast acreages of single-use zoning produces uniformity with 

adverse consequences, such as traffic congestion, air pollution, and social alienation. Accordingly, 

rezonings may promote mixed uses subject to a high degree of design control. 

 

Watershed Regulations (15A NCAC 02B .0624 and UDO Exhibit 3-14). 

The following are key regulatory notes that pertain to watershed regulations for this site: 

• Critical Watershed (WS-IIIC). Approximately 60-acres of the development 

is within the critical watershed for the Town of Carthage’s water intake, for which 

the impervious surface cannot exceed 12% or the rate of 1 dwelling unit per 

acre. This means only 60 units could be constructed in this area. 

• Protected Watershed (WS-IIIP). For the ~23-acres outside of the critical 

watershed, but inside the WS-IIIP protected watershed, impervious surface cannot 

exceed 24% or 2 dwelling units per acre.  

• Watershed Protection Permit. A 5/70 Watershed Protection Permit (WPP) 

can only be applied to single-family attached developments, not detached 
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(UDO Exhibit 3-14). As mentioned above, staff support a 5/70 exemption 

allocation for the 36 townhomes on the proposed ~4.86-acre “Land Area C,” as 

shown in the concept plan, which would enable the increased density. 

If the Town Council does not approve the WPP, then the total possible unit count 

would drop to approximately 70 units in the protected area (with the 24% impervious 

constraint). This would bring the unit total possible to 129.  

See figure 9 for a graphic of the three watershed areas below. 

Figure 9: Proposed Watershed and Unit Breakdown by Acreage. 

 

Next, applicant has provided the following impervious surface breakdown in CDP 

table 4.0. Though 1 dwelling unit per acre is the requirement to maintain in the critical 

area, staff note that total impervious surface percentage for the critical area is missing. 

This percentage would provide good context.  
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Ultimately, staff support approving a WPP for the proposed 36 townhome units only 

if the overall unit count permitted is capped at 130. Without the WPP, the 23-acres 

in the protected area would have to abide by the 24% impervious constraint, which 

would amount to approximately 129 units in total for the project. With an approved 

WPP in conjunction with a unit count of 150, the total impervious surface constructed 

within two watersheds may result in effects contrary to the purpose and goals of the 

watershed regulations. Approving a WPP is a policy choice that should align with the 

criteria set in UDO Exhibit 3-14, and staff would only recommend its approval with a 

reduction of 20 units in the WS-IIIP protected area, as the watershed regulations 

intend to mitigate adverse impacts related to water quality and runoff.  

 

Buffering and Mitigating Impacts on Close-Proximity Neighbors. The proposed 

concept plan includes mention of buffers to improve privacy and compatibility with 

neighbors. The proposed buffer width is proposed to vary between 10 and 30 feet. Given 

that multiple neighboring properties are in close proximity to the proposed development 

and the proposal could widen them to 40-50 feet in many locations, staff find the CDP 

standards should do so.  

 

For example, a buffer is shown between the proposed Ravensbrook 5 and the 

approximately 42-acres of land owned by James Mabe to the east. This buffer could be 

40-50 feet wide in multiple areas, and given the Mabe property is rural in character, a 

robust buffer should be provided (see figure 10 below). With a 30-foot buffer, the buffer 

standards also only commit to 21-feet being undisturbed.  

 

Finally, the applicant notes a “planted or undisturbed” buffer in multiple locations on the 

CDP site layout. Based on staff experience, ambiguity with buffer standards typically result 

in undesirable outcomes with far less natural preservation. For all of these reasons, staff 

recommend the following changes to these standards: 

• Change the undulating buffer width from 10-30’ to 10-50’ (where applicable – 

see figure 10). 

• Regarding the “planted or undisturbed buffer,” staff recommend using the 

following language to reduce ambiguity:  

“For buffer areas labeled “planted or undisturbed,” existing trees and shrubs shall be 

incorporated and protected to the maximum extent feasible. No new plantings shall 
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be installed with a 6-foot radius of existing mature trees (6” or more in diameter) to 

be preserved. Otherwise, these buffer areas shall be augmented with plantings that 

meet the planting rate requirement of the buffers section of the UDO.” 

 

Figure 10: Opportunity for Increased Buffer Widths. 

 
 

Construction Impacts on Neighboring Lands. Only one point of access is presently 

available for construction traffic during the proposed 10 years of phased development–

via Fawnwood Place. This private drive is the only means of access for multiple neighbors, 

meaning that privacy, safe ingress and egress, and nuisance is an important factor to 

consider for a proposed decade-long period of development. For added context, three 

parcels owned by Alphus Cobb will be land-locked inside of the proposed Ravensbrook 

5 development, and Fawnwood Place (a private road) will be the only means of access 

during and after construction. Next, the parcel owned by Everett Bland will also only have 

access via Fawnwood Place during and after construction. This parcel is also immediately 

next to the portion of roadway that the applicant has asked for a deviation in right-of-way 

width down to 40-feet. Lastly, the Ravensbrook 5 site is surrounded by parcels of natural 

and rural-area character. See figure 11 below for ground photos.  

 

Figure 11: Fawnwood Place Access and Adjacent Properties. 

 
 

The applicant has included mitigation measures for construction traffic, noise, and safety 

in CDP §7.0. Those include 7am – 7pm hours of operation, generally keeping staging areas 

at least 100 foot set back, and generally keeping construction traffic away from the 
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Fawnwood Place drive. However, staff feel this section could be improved by including 

the following language: 

“The Fawnwood Place immediate entrance, “Road A,” and “Road B” shall serve as the main 

construction entrance for the site during construction. Construction traffic shall not be allowed 

onto the section of Fawnwood Place between “Road A” and “Road E,” as shown on the CDP site 

layout, except for the installation of essential project items that require work on and in the 

immediate vicinity of this street.” 

 

C. Suitability as Presently Zoned. The Hearing Body shall consider the suitability or 

unsuitability of the Tract for its use as presently zoned. This factor, like the others, should be 

weighed in relation to the other standards, and instances can exist in which the land may be 

rezoned to meet public need, to reflect substantially changed conditions in the neighborhood, or 

to effectuate important goals, objectives and policies of the Comprehensive Plan or UDO. 

 

The majority of the site is zoned Planned Development (PD), with a small portion zoned 
Rural Residential (RR). The site does not have an associated Conceptual Development 

Plan, which required to develop. For that reason, staff find that a request to rezone the 

property in way that achieves design consistent with the Comprehensive Plan to be 

reasonable.  

 

D. Health, Safety, and Welfare. The amending ordinance must bear a substantial relationship 

to the public health, safety or general welfare, or protect and preserve historical and cultural 

places and areas. The rezoning may be justified, however, if a substantial public need or purpose 

exists, even if the private owner of the Tract will also benefit. 

 

Fire Code Limits One Access Point to 100 Units. During the Technical Review 

Committee’s review of the project proposal on April 14, the Southern Pines Fire Marshal 

noted that, pursuant to the International Fire Code (IFC) Appendix D, §D106.1, 

“residential projects that have more than 100 dwelling units shall be equipped throughout with 

two separate and approved fire apparatus access roads” (with sufficient separation). This 

project only has one proposed ingress and egress point, meaning that only 100 units are 

approvable under the fire code.  

 

The applicant has proposed a condition that states no more than 100 units shall be 

approved until a second means of access can be secured. The application also shows that 

the first 100 units shall be from phases 1, 2A, and 2B. The remaining 50 units are tied to 

phases 3 and 4 and cannot be constructed without a second means of access. For that 

reason, staff find the application does sufficiently address the aspect of health, safety, and 

welfare.  

 

F. Size of Tract. The Hearing Body shall consider the size, shape, and characteristics of 

the Tract in relation to the affected neighboring lands. Amendatory ordinances shall not 

rezone a single Lot when there have been no intervening changes or other saving 

characteristics. Proof that a small Tract is unsuitable for use as zoned, or that there have 

been substantial changes in the immediate area, may justify ordinance rezoning. 
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Staff finds that the subject property is of sufficient size to accommodate the proposed 

uses, including buffering and open space. However, as mentioned above, the site only 

comprises one means of access, which presents a problem with the proposed number of 

units. However, with the 100-unit condition and phasing plan shown, staff find the 

application sufficiently addresses this issue and rezoning criterion.  

 

G. Other Factors. The Hearing Body may consider any other factors relevant to a rezoning 

application under state law. 
 

Phasing Plan. The applicant has provided a phasing plan with 5 phases (see attachment 

4). The phasing plan addresses project sequencing, which site elements correspond with 

each phase, and generally describes utility connection considerations. However, the 

application notes that water lines will not be looped independently by phase. Staff find this 

problematic because, should a subsequent phase not get constructed, a project phase 

would have a dead-end water line. This could present health and water quality concerns 

over the long-term if the line is not diligently maintained. Pursuant to UDO §2.9, §4.15.13, 

§4.15.14, and Exhibit 4-22(4)b, all project phases must meet UDO standards, and the 

Town Engineer must certify that water systems proposed for public dedication meet town 

specifications and will be accepted by the town.  

 

For these reasons, staff find that the phasing plan should explicitly include the provision 

that water lines must be looped by phase to ensure project phases will meet standard 

town engineering practices and will be sufficient for public dedication.  

 

Annexation. As a contextual note, this property will be required to annex into the 

corporate limits prior to the town providing water and sewer service. This step can take 

place anytime in the Planned Development approval process; it only must precede utility 

services being provided.  

 
Red-Cockaded Woodpecker (RCW) Federal Regulations. The applicant has 

provided in the CDP that a RCW study will occur, and mitigation or site plan changes will 

be made, prior to the removal of any trees. The study and any mitigation measures or site 

plan changes must occur before any tree removal or site construction activities take place. 

This measure ensures consistency with federal US Fish and Wildlife Service (USFWS) 

regulations, Comprehensive Plan policy 4.9, and the agency comment from USFWS.  

 

H. Applicant Representations. Except for rezoning requests submitted in accordance with 

the provisions herein for conditional zoning districts, the Hearing Body shall not consider 

any representations made by the petitioner that, if the change is granted, the rezoned 

property will be used for only one of the possible ranges of uses permitted in the requested 

classification. Rather, the Hearing Body shall consider whether the entire range of 

permitted uses in the requested classification is more appropriate than the range of uses 

in the existing classification. 
 

Staff concurs that the Conceptual Development Plan establishes the zoning framework 

for future development of the site. All representations made by the applicant are binding 
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at this stage, and additional technical details and site design will be subject to further 

review during the Preliminary Development Plan (PDP), Major Subdivision Preliminary 

Plat (MAPP), and Site Plan phases. 

 

4. Conceptual Development Plan Criteria (UDO §2.18.4) 

 

A. The proposed PD satisfies the criteria for a Zoning Map amendment established in 

this chapter;  

 

See Section 3(A-H) above.  

 

B. The Conceptual Development Plan represents an overall development pattern that 

is consistent with the goals and policies of the Comprehensive Plan, Official Zoning 

Map, Capital Improvements Program, and any other applicable planning 

documents adopted by the Town;  
 

See Section 3(A) above.  

 

C. The proposed development is appropriate for the area of the Town in which it is 

located; and 

 

The applicant identifies compatibility with surrounding land uses by including buffering for 

privacy measures and dedicating a significant portion of the subject property as Open 

Space. The proposed development also partially resembles the cluster subdivision 

development pattern of the Ravensbrook Phases 1-4 subdivision to the south of the 

subject property. With sufficient buffering and an appropriate level of density, staff find 

that the proposed development would be appropriate for the area of town in which it is 

located.  

 

D. The proposed development will not generate the need for inefficient extensions 

and expansions of public facilities, utilities and services. 

 

Water and sewer utilities are available along Waynor Road and Fawnwood Place, and the 

town engineering department does not find the proposed extensions will be inefficient 

related to the wider public facilities, utilities, and services. However, as mentioned above, 

the lack of water looping within the phasing plan is contrary to the town’s standard 

engineering practices for health and water quality. Once the applicant includes water 

looping as part of each phase in the phasing plan, staff find this criterion will be satisfied.  

 

IV. AGENCY REVIEW AND COMENTS  

Planning staff distributed the application for review to the following Agencies and Departments 

on April 28, 2026: 

The Town of Southern Pines: 

• Engineering and Public Works Department 

• Utilities Department 

• Fire Department 
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• Parks and Recreation Department 

Outside Agencies: 

• The Regional Land Use Advisory Commission (RLUAC) 

• The United States Fish and Wildlife Services (USFWS) 

• The Moore County Airport 

• The Moore County Economic Development Partnership (MCEDP) 

• The North Carolina Department of Transportation (NCDOT) 

 

Town staff met on April 14, 2026 to discuss additional site concerns. The Fire Marshal stated 

that, pursuant to the International Fire Code (IFC) Appendix D, §D106.1, “residential projects that 

have more than 100 dwelling units shall be equipped throughout with two separate and approved fire 

apparatus access roads” (with sufficient separation). This project only has one proposed ingress 

and egress point, meaning that only 100 units are approvable under the fire code. Given this 

standard, a limit of 100 units should be enforced.  

 

The Town’s Engineering Department confirmed that a Traffic Impact Analysis (TIA) will be 

required at or before the Preliminary Development Plan (PDP) phase. The department also 

reviewed the request to reduce the right-of-way width of Fawnwood place (in the portion 

adjacent to the Bland property), and did not find any engineering concerns with this request.  

 

The U.S. Fish and Wildlife Service (USFWS) Raleigh Field Office noted that the applicant’s 

statement of “…Studies related to endangered or threatened species, including red-cockaded 

woodpecker habitat, will be conducted in accordance with applicable federal and state requirements 

during the site planning process. Based on a preliminary review of available U.S. Fish and Wildlife Service 

mapping resources, no such habitat has been identified on the property” is inaccurate. 

 

USFWS then stated that “parcel ID# 00032324 falls within the 0.5-mile foraging partition 

for red-cockaded woodpecker (RCW) cluster MOOR 44 and within 1 mile of an active 

cluster.” For that reason, USFWS highly recommends conducting a RCW study for trees 

greater than 10 inches in diameter prior to development for areas proposed for clearing.  

 

NCDOT commented that the agency would need driveway permit and encroachment requests 

for any utility work with the Waynor Road right-of-way. The traffic analysis at the time of 

driveway permit submittal would determine if road improvements (turn lanes) might be triggered 

on NC Highway 22.  Finally, NCDOT requested to know from the applicant if they intend to 

offer the roads for NCDOT dedication. At the time of writing this report, the applicant has not 
specified if they intend to keep the roads private or offer dedication to the town or NCDOT. 

Engineering staff have noted that they would not recommend that the Town Council accept  

 

Any additional comments received following this staff report’s publication, but prior to the public 

hearing, will be shared during staff’s presentation. 
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V. STAFF RECOMMENDATION

Staff recommend approval of the Ravensbrook 5 Conceptual Development Plan, with the 

inclusion of the following four overarching changes to ensure consistency with the 

Comprehensive Plan and rezoning criteria: 

1. Total Unit Count. Reduce the total project unit count from 150 to 130.

a. This measure will ensure balance under the Comprehensive Plan between the “areas 
to preserve” and “rural living” designations, the “missing-middle” housing priority, the 
“protecting natural character priority,” and the “build up, not out” guiding principle.

b. This measure would also restore justification for approval of the Watershed 
Protection Permit, which staff support only if the total unit count does not exceed 
130 units under the approval criteria in UDO Exhibit 3-14. Additionally, it would 
better balance the project’s development objectives with the need to minimize 
impervious surface within the watershed.

2. Phasing Plan. Include in the phasing plan the standard that water lines must be looped in 
each phase so that each may function independently. This will make the project consistent 
with the requirement that all phases function independently according to UDO standards, 
and the town’s standard engineering practices.

3. Buffering. Bolster the buffer standards to include the following:

a. Change the undulating buffer width from 10-30’ to 10-50’ (where applicable – see 
figure 10).

b. Regarding the “planted or undisturbed buffer,” staff recommend using the following 
language to reduce ambiguity:

“For buffer areas labeled “planted or undisturbed,” existing trees and shrubs shall be 
incorporated and protected to the maximum extent feasible. No new plantings shall be 
installed with a 6-foot radius of existing mature trees (6” or more in diameter) to be 
preserved. Otherwise, these buffer areas shall be augmented with plantings that meet the 
planting rate requirement of the buffers section of the UDO.”

4. Street Ownership. Determine the street ownership arrangement (private or public), and 
if public, which entity the applicant intends to dedicate ownership to. As a reminder, 
engineering staff would not recommend to the Town Council to adopt these proposed 
roadways given their location and lack of public connectivity.

Additionally, staff find the following changes would further improve the applications detail and 

ultimate outcome: 

• Construction Traffic. Add the following standard to CDP §7.0 to improve

mitigation measures for neighboring properties: “The Fawnwood Place immediate

entrance, “Road A,” and “Road B” shall serve as the main construction entrance for the site

during construction. Construction traffic shall not be allowed onto the section of Fawnwood

Place between “Road A” and “Road E,” as shown on the CDP site layout, except for the

installation of essential project items that require work on and in the immediate vicinity of

this street.”
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• Impervious Surface calculation in the WS-IIIC (Critical Watershed). Adding 

this calculation would provide value-added context for what’s going in this watershed 

area. 

• Amenities in the Phasing Plan. The proposed trail connection and neighborhood 

amenities are not proposed for construction until phases 3 and 4 – which cannot be 

built until a second access is secured to meet fire code requirements. Adding these 

earlier in the phasing plan may produce better outcomes for residents. However, staff 

do not find this change essential.  

 
VI. ATTACHMENTS  

The following materials have been provided as attachments to this staff report: 

1. Draft Planning Board Resolution 

2. Master Ravesnbrook 5 Conceptual Development Plan 

3. CDP Site Layout 

4. CDP Phasing Plan 

5. CDP Landscaping Plan 

6. Wetlands Delineation – Performed on 12/6/2025 

7. Neighborhood Meeting Report  

8. Soils Report 

 

Additional documents related to this application including, but not limited to: Property deeds, Authorization 

of Agent forms, email correspondence, meeting minutes, the applicant’s Watershed Protection Permit 

application, and adjacent property notification records are on file in the Town of Southern Pines Planning 

Office and available by public information request. 

 

VII. PLANNING BOARD ACTION 

A request for approval of a Conceptual Development Plan is a request for a rezoning. Per North 

Carolina General Statute 160D-604(d), prior to consideration by the Town Council of the 

proposed Planned Development District - Conceptual Development Plan (CDP), the Planning 

Board shall advise and comment on whether the proposed CDP is consistent with the 

Comprehensive Plan. The Planning Board shall provide a written recommendation to the Town 
Council that addresses plan consistency and other matters as deemed appropriate by the Planning 

Board, but a comment by the Planning Board that a proposed amendment is inconsistent with 

the comprehensive plan shall not preclude consideration or approval of the proposed 

amendments by the Town Council.  

 

To assist the Planning Board in performing this task, Town Staff have prepared the following draft 

motions for the Planning Board’s consideration, possible modification as necessary, and adoption: 

 

I move that after reviewing the proposed Conceptual Development Plan and considering the 

criteria for approval of a Planned Development District found in UDO §2.18.4(H): 

 

1. The requested Conceptual Development Plan is consistent with the 2040 Comprehensive 

Plan for the reasons set forth in Attachment “1” of staff report for PD-02-26;  

 

-OR- 
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2. The requested Conceptual Development Plan is consistent with the 2040 Comprehensive 

Plan for the reasons set forth in Attachment “1” of staff report for PD-02-26, with the 

following changes;  

 

-OR- 

 

3. The requested Conceptual Development Plan is inconsistent with the 2040 

Comprehensive Plan for the reasons set forth in Attachment “1” of staff report for PD-

02-26; 

 

-OR- 

 

4. The requested Conceptual Development Plan does not satisfy additional UDO criteria for 

zoning map amendments as set forth in Attachment “1” of staff report for PD-02-26.  
 

I further move that the following other matters were considered by the Planning Board and 

shall be added to Attachment 1 by town staff as part of the Planning Board’s written 

recommendation to the Town Council:  

   

 

 

 

And therefore, I move to:  

 

1. Recommend approval of PD-02-26 to the Town Council;  

 

2. Recommend approval of PD-02-26 to the Town Council, contingent on the 

following changes: 

___________________________________________________________
___________________________________________________________ 

 

3. Continue consideration of PD-02-26 to the next Planning Board Regular Meeting 

to allow the applicant additional time to provide sufficient detail within the CDP 

and adjust its master plan to align with the 2040 Comprehensive Plan.  

 

4. Recommend denial of PD-02-26. 

 

 

 

 

 

 

 

 

PD-02-26: Ravensbrook 5 May 2026 Planning Board 28 of 30
Page 61 of 158



 
 

ATTACHMENT 1 

 

RESOLUTION TO ADOPT A WRITTEN RECOMMENDATION 

FOR ZONING MAP AMENDMENT APPLICATION  

FOR A PLANNED DEVELOPMENT DISTRICT 

PD-02-26 

 

WHEREAS, Section 160D-604(d) of the North Carolina General Statutes specifies that the Planning 

Board shall provide a written recommendation to the Town Council that addresses plan consistency and 

other matters as deemed appropriate by the Planning Board, but that a comment by the Planning Board 

that a proposed amendment is inconsistent with the comprehensive plan shall not preclude consideration 

or approval of the proposed amendment by the governing board; 

 

WHEREAS, pursuant to Section 160D-701 of the North Carolina General Statutes, zoning regulations 

shall be made in accordance with a comprehensive plan and shall be designed to promote the public health, 

safety, and general welfare; 

 

WHEREAS, the Planning Board conducted a public hearing on May 21, 2026, for consideration of a 

Planned Development – Conceptual Development Plan for the Ravensbrook 5 Planned Development; and 

 

WHEREAS, the Planning Board has reviewed the proposed Conceptual Development Plan and finds that 

the proposal is generally consistent with the approval criteria as set in UDO § 2.17.9, including the general 

framework and development map and character district designations of the Comprehensive Plan. The 

application also shows strong consistency with Comprehensive Plan policies 4.9, 4.10, 7.1, 7.5, and 8.1. 

However, the application requires multiple changes to ensure balance under the priorities of the 2040 

Comprehensive Plan. Those changes are to reduce the total unit count from 150 to 130, include water 

looping for each phase under CDP’s phasing plan, bolster the buffering standards as recommended by 

staff, and determine the ultimate ownership course of action for the proposed streets. 

 

These measures will ensure that the application achieves balance under the site’s Comprehensive Plan 

designations, mitigates impacts on neighboring and affected lands, justifies the approval of a Watershed 

Protection Permit, and provides sufficient guidance for future Preliminary Development Plan and Major 

Subdivision Preliminary Plat approvals. With these changes, the Planning Board finds that the application 

will fully satisfy the rezoning approval criteria. 

 

NOW, THEREFORE, BE IT RESOLVED that the Planning Board recommends approval of the 

Conceptual Development Plan and rezoning application for the subject property, with the four 

aforementioned changes, as detailed in the May 21, 2025 staff report, and pursuant to NCGS §160D-605. 

 

PD-02-26: Ravensbrook 5 May 2026 Planning Board 29 of 30
Page 62 of 158



AND, FURTHER that the following additional matters were considered by the Planning Board as a basis 

for a recommendation of approval with changes to the Town Council regarding PD-02-26: 

 

1.  

 

ADOPTED this the 21st day of May, 2026. 

 

 

    ______________________________________ 

Matthew Walden, Chair 

 

 

ATTEST:  

 

______________________________________ 

Cindy Williams  

Secretary to the Planning Board 
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1.0 PURPOSE 

Following a pre-application conference with Town staff, this application is being submitted to advance 
the next steps discussed and to achieve the following purposes: 

• To submit a Concept Development Plan (CDP) as required by the UDO for phased development 
within an established Planned Development (PD) zoning district. 

• To establish approval of permitted uses, density, development standards, and conditions for the 
subject property, as defined in this narrative and associated plans submitted with this 
application. 

• To request a deviation, pursuant to Section 4.11.10 of the UDO and Exhibit 4-16, from the required 
right-of-way open width where such deviation is consistent with the intent of the UDO and results 
in equal or improved development outcomes. 

• To request a deviation from zoning district’s minimum lot size requirements pursuant to Section 
3.5 of the UDO to allow flexibility in lot configuration consistent with the proposed development 
pattern. 

• To establish a condition limiting development to 100 lots, with additional lots contingent upon 
provision of a secondary access point. 

• The applicant proposes to apply development intensity standards based on the applicable Water 
Supply Watershed Protection Overlay (WPO) classifications on the site. Approximately 60 acres 
of the property are located within the WPO Critical Area, where the applicant proposes to utilize 
the one dwelling unit per acre density standard. Approximately 23 acres are located within the 
WPO Protected Area, where development intensity will be regulated by the build-upon area 
limitation in accordance with UDO Section 3.6.8(C)(2). Of the acreage within the Protected Area, 
approximately 4.9 acres are proposed for townhome development, for which the applicant 
intends to request application of the 5/70 exemption Allocation. 

The proposed CDP for RavensBrook 5 is consistent with the Town’s Comprehensive Long-Range Plan 
(CLRP) and supports growth in a planned and orderly manner through compliance with the guiding 
principles and framework. 

 
All required items pursuant to Section 2.18.4(H) of the Town’s UDO are included as part of this 
application. The development of the subject property shall be governed by the standards and conditions 
contained herein and within the accompanying supporting documents. 

SUMMARY 
The approximately 83-acre RavensBrook 5 site includes 60-acres designated as WS-3C. Consistent with 
the Watershed Protection Overlay (WPO) in Section 3.6.8 of the UDO, the proposed development 
incorporates a conservation-oriented design approach that emphasizes open space preservation, 
environmental sensitivity and context-responsive site planning. 

The plan proposes a diverse mix of residential dwelling types, including 55 Large single-family homes, 23 
Cottage single-family homes, 36 Small single-family homes, and 36 Townhomes. In total, the 
development includes 150 units, resulting in an overall density of approximately two dwelling units per 
acre across the 83-acre gross site, consistent with a low-density development pattern. The inclusion of 
Cottage and Small single-family dwellings reflects housing types described in the UDO, Section 6.3.4 
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New Narrow Lot Development, and supports a development pattern that preserves larger contiguous 
areas of open space for environmental protection and recreational opportunities. 

 
Conceptually, this development is designed to create a high-quality residential community that 
enhances quality of life while spearheading the Town’s long-term planning and infrastructure objectives. 
The subdivision’s strategic location provides residents with convenient access to employment, schools, 
dining, shopping, entertainment, and social connections. Thus, its development pattern supports 
efficient public infrastructure investment consistent with the CLRP and strengthens local business 
through proximity and accessibility. 

 
Conservation principles serve as a central theme, referenced more than 170 times in the CLRP. This plan 
incorporates a conservation-oriented design approach by dedicating over half of the site to open space 
adjacent to the Southern Pines walking trail, enhancing both ecological and community value. 

 
The development incorporates a range of thoughtfully designed communal amenities intended to 
promote recreation, relaxation and social interaction among residents. These features include a 
clubhouse with an adjacent swimming pool, as well as a central park with playground and gated 
dog area. Privacy and neighborhood compatibility are enhanced through the strategic use of 
landscaped vegetation buffers throughout the site. Townhomes are carefully integrated into the 
plan to provide diverse housing options while maintaining visual harmony with surrounding uses. 
These residences are further complemented by landscape buffers and nearby picnic areas, 
creating inviting spaces that encourage outdoor activity and community engagement. 
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2.0 PROJECT OVERVIEW 

(See Exhibit IV – Preliminary Development Plan for full plan view) 
 

 

 

 
 
 
 
 
 
 
 
 

Over half of the site is 
committed to open space 
with a natural trailway that 
enhances environmental and 
community value. 

Privacy is thoughtfully 
integrated throughout the 
property using visually 
pleasing vegetation buffers. 
Buffering will surround 
perimeter of development. 

Communal spaces include a 
clubhouse with swimming 
pool and a central park with 
a playground and gated dog 
area. 

Townhomes are thoughtfully placed in the 
southwest corner of the site to offer diverse 
living options, surrounded by landscaped 
vegetation buffers for privacy. It is 
complemented by an open picnic area for 
social gathering. 
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2.2  LOCATION 

The subject property is located at the northwest intersection of NC 22 HWY and Waynor Road. The 
property is bounded by Nick’s Creek Greenway and Wedgewood subdivision to the north, a shopping 
center and the Blue Farm subdivision to the east, and original Ravensbrook subdivision to the south. 

 

 

 
2.3  APPLICATION AND PROJECT TEAM 

Applicant: Grosvenor Land, LLC 
Conceptual Design By: Grosvenor Land, LLC 
Surveying By: DZT Land Surveyng, PLLC 
Legal Assistance: Sandhills Law LLP and Bradshaw, Robinson, Slawter & Rainer LLP 
Engineering: Frank Land Desing, PC 
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2.4  COMPLIANCE 

(A) The proposed development is consistent with the Comprehensive Plan (CLRP): 
The CDP references growth management and conservation objectives outlined in CLRP, chapter 
2. The CLRP describes a balanced approach to development that respects the Town’s identity 
and heritage while remaining responsive to change. 
The CDP applies a design approach that considers residential growth alongside conservation and 
land preservation. The proposed development pattern supports planned growth while addressing 
open space and natural resource considerations, reflecting CLRP framework for managing growth 
in a manner that can enhance quality of life, support a diverse local economy and promote long-
term fiscal sustainability. 
The proposal is generally informed by applicable CLRP guiding principles. In doing so, the CDP 
takes into account limited land availability, infrastructure investment constraints, and community 
values through thoughtful land use patterns and conservation-oriented design. 

• Land Use 
• Home and Neighborhood Choices 
• Natural Environment 
• Parks, Recreation, and Open Space 
• Community Design 
• Infill Development and Redevelopment 
• Economic Vitality 
• Long-tern Financial Stability 

 
(B) The proposed project meets the required Health, Safety and Welfare standards: 

The CLRP defines health in both physical and fiscal terms. This project enhances the Town’s 
fiscal health by converting a non-performing asset into a productive one without adversely 
affecting municipal finances, while supporting physical health through on-site amenities and 
proximity to the Southern Pines walking trail. 
Public welfare is advanced by promoting equitable access, social interaction, and environmental 
protection. This development expands access to diverse and attainable housing options and 
leverages its strategic location and transportation connections to reduce travel impacts and 
reflects an intentional development pattern that balances additional residential units with a high-
quality, livable community design. 

(C) The tract size is suitable for the proposed project: 

The tract size is suitable for the proposed project, as it allows for a conservation-oriented design 
approach that balances residential development with significant open space preservation. The 
size of the property supports the proposed mix of dwelling types, internal circulation, 
infrastructure, and shared amenities, while accommodating Watershed Protection Overlay (WPO) 
District requirements and maintaining a low-density development pattern. This scale enables 
efficient, cohesive and well-planned development consistent with the PD zoning district, the UDO 
and the Town’s CLRP. 
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(D) The project’s proposed alternative standards are reasonable: 

This project satisfies the intent of the PD zoning district by addressing some focal regulatory 
objectives outlined in UDO 3.5.14: 
(1) Encourage planned, large-tract development 
(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 spaces to serve a variety of recreational 
environmental purposes designed and located with respect to existing unique natural features 
and environmentally sensitive areas 
(11) Integrate public spaces and amenities to promote community gatherings and activities 
(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 types, size, income and age. 
Within this framework, the proposed alternative standards are reasonable, including the 
requested reduction of the right-of-way width from 60 feet to 40 feet. This deviation supports a 
context-sensitive street design that preserves existing trees and open space, minimizes land 
disturbance, and maintains safe access for vehicles, emergency services, pedestrians, and 
utilities. Overall, the alternative standards facilitate low-density with open space preservation, 
infrastructure efficiency, and environmental stewardship, advancing the Town’s CLRP while 
remaining fully consistent with the purpose and intent of the UDO. 

 
2.5  ADJACENT PROPERTY CONSIDERATIONS 

The CDP has been prepared with careful consideration of adjacent properties to ensure compatibility, 
minimize potential impacts and preserve the character of the surrounding area. During construction, 
reasonable measures will be implemented to reduce impacts on neighboring properties, including 
construction traffic management, designated construction access routes, controlled construction hours 
to minimize noise disturbances, and appropriate safety protocols to protect nearby residents and 
motorists. Construction-related activities and access will be coordinated to limit disruption to 
surrounding roadways and adjacent landowners to the extent practical. These considerations will 
continue to be refined and incorporated during the detailed site planning and permitting process. 

 
In addition, the proposed 10–30-foot undulating buffers are intended to provide effective visual 
screening, separation and privacy for adjacent properties, including those owned by Polakoff, Malloy, 
Person, Cobb and Bland. 

 
3.0 PD CDP APPLICATION FORM 

(SEE EXHIBIT VIII) 
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4.0 EXISTING CONDITIONS 

The subject property is characterized by significant natural features that contribute to its environmental 
and community value. Approximately 60 of the 83 acres that lie within the Cape Fear River Basin are 
subject to the WS-IIIC Watershed Protection Overlay. Development in WS-IIIC must comply with UDO 
Section 3.6.8, which limits development density to either 12% impervious surface coverage or one 
dwelling unit per acre, consistent with a low-density development pattern. The remainder is classified as 
a WS-IIIP requiring impervious not exceeding 24% or two dwelling unit per acre. The proposed plan 
emphasizes preservation of the site’s natural state by limiting development intensity and maintaining 
substantial open space, consistent with the applicable density and built-upon area standards. The site 
also benefits from adjacency to existing natural amenities, including a pond and the Southern Pines 
walking trail, which are intended to remain undisturbed and buffered to avoid intrusion or interruption of 
their scenic and ecological qualities. 

4.1  EXISTING NATURAL FEATURES 
 

4.1.1 PREVELANT TREE CANOPY AND VEGATATION 
The surrounding areas largely remains in its natural state and are characterized by a mix of 
predominantly loblolly pine and scrub oak trees. The plan proposes to preserve high-value trees, 
defined as those exceeding 30 inches in diameter, within designated open space areas. 

4.1.2 ORCHARDS OR OTHER AGRICULTURAL GROVES 
No portion of the subject property is currently being used for orchards or other agricultural 
purposes, nor are any such uses present on the site. 

4.1.3 STREAMS, WETLANDS AND FLOODPLAIN 
The Wetland Inventory identifies freshwater forested and shrub wetlands located primarily in the 
northwest portion of the site, including a few small riverine corridors. All streams, wetlands, and 
associated floodplain areas have been delineated in accordance with a wetland survey and are 
illustrated in Exhibit IV, Figures 5 and 6. 

4.1.4 TOPOGRAPHIC FEATURES 
The site has general slopes at approximately three percent from Waynor Road, descending 
roughly 90 feet towards the Nick’s Creek Reservoir. Existing topographic conditions of the site are 
illustrated on the topographic map included as part of the wetland survey and shown in Exhibit IV, 
Figure 3. 

4.1.5 UNIQUE LAND FORMATIONS, ENDANGERD/THREATENED SPECIES 
No unique land formations have been identified on the subject property. There is a Southern 
Pines greenway trail system that abuts the northward angle of the large tract. Studies related to 
endangered or threatened species, including red-cockaded woodpecker habitat, will be 
conducted in accordance with applicable federal and state requirements during the site planning 
process. Based on a preliminary review of available U.S. Fish and Wildlife Service mapping 
resources, no such habitat has been identified on the property. 
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4.2  EXISTING MAN-MADE FEATURES 
 

4.2.1 STREETS, ROADS, PARKING OR OTHER STRUCTURES 
Fawnwood Place is an existing unpaved roadway serving single-family residential structures 
located on the subject property. Vehicular access to the site is available from Waynor Road, 
which transitions to Boling Way and NC Highway 22 serves as the arterial connection to the 
surrounding area. 

4.2.2 STORMWATER FACILITIES AND STRUCTURES 
The applicant intends to utilize the large open space adjacent to Nick’s Creek to manage 
stormwater through sheet flow and natural infiltration, rather than constructing traditional 
stormwater detention ponds. This environmentally sensitive approach will help preserve existing 
trees and minimize soil disturbance. Stormwater will predominantly be conveyed via vegetated 
swales, consistent with the approach used in the original Ravensbrook development and as 
recommended by the Department of Environment and National Resources. 

4.2.3 UTILITIES 
Sewer – Existing main sewer lines are available for connection at the northeast corner of the 
property and along Fawnwood Place. Manhole locations are shown in Exhibit IV, Figure 2, and the 
overall utilities layout is provided in Exhibit 4. 

 
Electric – Electric service will be provided by Duke Energy through an extension of existing 
electrical facilities located in proximity to the site. 

 
Water – Public water service will be provided by the Town of Southern Pines Utilities Division via 
connection to existing water mains along NC 22, Waynor Road, and Fawnwood Place. 

4.2.4 BUILDINGS, STRUCTURES, SIGNS AND HISTORICAL STRUCTURES 
There are no historical structures on the site. 

 
4.3  EXISTING LEGAL FEATURES 

 
4.3.1 ZONING INFORMATION 
The subject property is currently located in the Town’s Extraterritorial Jurisdiction (ETJ) and zoned 
Planned Development (PD) district as shown on the Town of Southern Pines Zoning Map. The 
property is also indicated as Rural Living in the Town’s CLRP. 

4.3.2 PROPERTY LINES 
See Exhibit II - Property Lines. 

4.3.3 RIGHT OF WAYS 
The existing right-of-way that will serve as the primary two-way access to the property is 
Fawnwood Place. Additional adjacent right-of-way along the property boundaries include NC 
Highway 22 and Waynor Road. 
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4.3.4 EASEMENTS 
Utility easement is depicted in Exhibit VI. 

4.3.5 OWNERSHIP INFORMATION 
Depictions of the tracts listed in the table below. Copies of the corresponding recorded deeds 
evidencing ownership are provided as Exhibit VII. 
TRACT OWNER DEED BOOK PAGE NUMBER(S) 
1 Chandler Pond Properties, LLC 4030 142 
2 Grosvenor Land 6435 558 
3 Buchan, Walker 5242 302 

 
4.3.6 ADJACENT PARCEL INFORMATION 
The adjacent parcel owners’ information is listed on the Adjacent Property Owners found in 
Exhibit I. 

 
5.0 DEVELOPMENT CONDITIONS 

Allowable Land Use 
 

Land Use LBCS Code Description 
Single-Family detached 1111 Typical Single-Family Dwelling 
Single-Family attached (Townhouses) 1112 Each Dwelling Unit on a separate lot; 

fire wall may protrude from roof or roofs 
may be staggered 

 
5.1  DEVELOPMENT PROGRAM 

This project is designed in accordance with the requirements of Section 3.5.14 of the UDO. Limited 
deviations from certain baseline UDO standards, including right-of-way widths, are requested to support 
the proposed low-density, conservation-oriented Planned Development District. Where approved, these 
modified development standards shall govern the project and supersede the otherwise applicable UDO 
requirements for development within the site. 
All other aspects of the development, including land use, dimensional standards, open space and 
infrastructure, generally conform to the standards established in the Town’s UDO. Prior to the issuance 
of building permits and commencement of construction, construction drawings for each phase will be 
submitted for review and approval. Revisions to construction drawings required during technical review 
that do not constitute a material modification to the approved development plan or its compliance with 
the UDO may be approved administratively and shall not delay the issuance of building permits. 

The development is intended to not exceed 150 total dwelling units, unless additional parcels are 
successfully acquired. Within this maximum, there is flexibility to vary dwelling types to meet market 
and design objectives, with the following guidelines listed under Table 1.0. These limits are intended to 
maintain overall project density while allowing latitude in the mix of dwelling types. 
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This development will occur in multiple phases, with each phase designed in accordance with Town 
policies and environmental constraints, including water resource protection and watershed overlay 
requirements. The proposed land use, residential densities, open space allocations, and community 
amenities are detailed in Table 2.0 and accompanying Table 2.0 – 3.0 of developmental standards. 

 
Where standards are deviated from, such as reduced right-of-way widths, those deviations are justified 
and intended to support a sustainable, context-sensitive community development. All development and 
improvement permits will be obtained and implemented in compliance with applicable local, state, and 
federal laws and regulations. 

TABLE 1.0 PERMISSIBLE DEVELOPMENT PROGRAM 
 

Category Proposed Standards Dwelling Latitude Description 
Residential 55 Large Single-Family 

36 Small Single-Family 
23 Cottage Single-
Family 
36 Townhouse  
Total 150 lots 

65 Large Single-Family 
45 Small Single-Family 
45 Cottage Single-
Family 
40 Townhouse  
Total Dwelling Latitude 
will not exceed 150 lots 

+/- 60 acres (WS-IIIC) 
+/- 18.6 acres (WS-IIIP) 

 
+/- 4.86 acres (WS-IIIP) 

 
5.2  DEVELOPMENT STANDARDS – DIMENSIONAL STANDARDS 

The permitted dimensional standards and open space are presented below in Table 2.0 and 3.0 below. 
Open space is further discussed in Section 5.5.2 below. 

 
TABLE 2.0 DIMENSIONAL STANDARDS 

 
LARGE SINGLE-FAMILY Dimension Type Proposed Standards 

Dwelling Latitude no more than 65 units. Max. Roof Height 35 FT 
Min. Lot Width 45 FT 
Min. Lot Size 14,000 SF 
Min. Building and Yard Setbacks 

Front 
Side-Street 
Side Interior 
Rear 

 
30 FT 
15 FT 
10 FT 
30 FT 

Note: The development pattern is designed with consideration of the concepts outlined in Section 6.1 
Cluster Subdivision of the UDO. Where applicable, development density and watershed-related standards 
shall be governed and superseded by the provisions of Section 3.6.8 of the WPO District in the UDO. 
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SMALL SINGLE-FAMILY Dimension Type Proposed 
Standards 

Dwelling latitude no more than 45 units. Max. Roof Height 35 FT 

 Min. Lot Width 45 FT 
 Min. Lot Size 6,000 SF 
 Min. Building and Yard Setbacks  
 Front 25 FT 
 Side-Street 10 FT 
 Side Interior 10 FT 
 Rear 30 FT 

Note: The development pattern is designed with consideration of the concepts outlined in Section 6.1 
Cluster Subdivision of the UDO. Where applicable, development density and watershed-related standards 
shall be governed and superseded by the provisions of Section 3.6.8 of the WPO District in the UDO. 

 
COTTAGE SINGLE-FAMILY Dimension Type Proposed 

Standards 
Dwelling latitude no more than 45 units. Max. Roof Height 35 FT 

Min. Lot Width 40 FT 
Min. Lot Size 4,800 SF 
Min. Building and Yard Setbacks 

Front 
Side-Street 
Side Interior 
Rear 

 
20 FT 
5 FT 
5 FT 
30 FT 

Note: The development pattern is designed with consideration of the concepts outlined in Section 6.1 
Cluster Subdivision of the UDO. Where applicable, development density and watershed-related standards 
shall be governed and superseded by the provisions of Section 3.6.8 of the WPO District in the UDO. 

TOWNHOME Dimension Type Proposed 
Standards 

Dwelling latitude no more than 40 units. Max. Roof Height 40 FT 

Min. Lot Width None 
Min. Lot Size 1,600 SF 
Added Area Per Addit. Unit 1,600 SF 
Min. Building and Yard Setbacks 

Front 
Side-Street 
Side Interior 
Rear 

 
15 FT 
10 FT 
0 FT 
15 FT 

Note: The proposed townhome area is anticipated to utilize the 5/70 cluster development provision of the 
WPO District to determine feasible density. Final unit count will be confirmed during detailed site design to 
ensure compliance with overall site constraints. 
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TABLE 3.0 OPEN SPACE 
 

Category Amount Provided UDO Standard 

Total +/- 45.93 acres 16.6 acres; 20% minimum 

Usable +/- 11 acres 8.3 acres; 10% minimum 
Note: The proposed development provides an open space more than the minimum required by UDO Section 
3.5.14. Usable open space, as defined by the UDO, includes open picnic areas, recreational areas and 
amenity areas. The proposed natural trailway acreage has not yet been included in the current open space 
under usable calculations. 

 
 

TABLE 4.0 IMPERVIOUS SURFACE BREAKDOWN 
 

OVERLAYMENT 
DISTRICT 

UNIT COUNT ALLOWED TOTAL DISTRICT 
ACREAGE 

TOTAL 
IMPERVIOUS 

ACREAGE 

IMPERVIOUS 
PERCENTAGE 

Critical Watershed 
WS-IIIC 

59 units 60 units 1 ac (clubhouse) 0.06 ac 12% 

Protected 
Watershed 
WS-IIIP 

55 units 55 units +/-19 ac 4.56 ac 24% 

5/70 Allocation 
WS-IIIP 

36 units 36 units +/-4.86 ac 3.14 ac 65% 

 Total = 150     
NOTE: Clubhouse parking areas are not included within the impervious surface calculation. Pursuant to NC DEQ 
WS-Ordinance Section 403, Watershed Areas – Density and Built-Upon Limits, roadway right-of-way areas are 
excluded from built-upon area calculations. Accordingly, parking spaces and associated access areas 
functionally integrated within and directly connected to the roadway network are similarly proposed to be 
excluded from the impervious surface count consistent with the intent and application of the ordinance. 

5.3  TREATMENT OF ONSITE NATURAL AND MAN-MADE FEATURES 
 

5.3.1 NATURAL FEATURES 
The property’s wetlands will remain undisturbed and protected. If any wetland impacts occur, 
they will be limited to road or trail crossings. As required by law, any impacts must be permitted 
and mitigated per the requirements of the Army Corps of Engineers and the North Carolina 
Department of Environment and Natural Resources. 
RCW - As required by US Fish and Wildlife, the understory in areas of suitable and potentially 
suitable red cockaded woodpecker foraging habitat will be managed during the development 
process. Necessary survey study will be undertaken during site planning. 
Watershed Protection - The community lies within the WSIII CRITICAL Watershed District 
established by NCDWQ. The project will comply with all state and local standards for water 
quality including all required setbacks, buffers and storm water management requirements. The 
project will utilize best management practices and engineered storm water facilities as required 
by NCDWQ rules and regulations. 
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Tree and Ecosystem Protection – All areas designated for preservation shall be protected in 
accordance with the applicable requirements of Sections 4.3.13 and 4.4 of the UDO. Appropriate 
tree protection measures shall be implemented during land-disturbing activities to preserve 
existing vegetation and environmentally sensitive areas to the extent practical. 
A tree removal permit will be obtained, as necessary, for any tree removal activities located within 
the Waynor Road right-of-way, which is under Town jurisdiction. 

5.3.2 MAN-MADE FEATURES 
The existing residential structure on the site identified by LRK 00038078 will be removed. The 
existing unpaved roadway will be improved and paved to connect with the proposed internal 
roadway network in compliance with NCDOT standards. 

 
5.4  STATEMENT REGARDING PUBLIC FACILITIES 

The plan identifies potential future greenway connections to the Nick’s Creek Greenway system, subject 
to property’s’ association decisions and applicable approvals. Neighborhood parks and green spaces 
are anticipated to be dedicated to the property owner’s association, with maintenance arrangements to 
be determined. 

 
5.5  ADDITIONAL DESIGN CONDITIONS 

 
5.5.1 VEHICULAR CIRCULATION AND STREET CROSS-SECTIONS 
The vehicular circulation within the community is designed to provide interconnectivity between 
the residential lots and associated amenities. Primary access to the site will be provided via 
Fawnwood Place, an existing unpaved roadway that currently serves a single residential structure 
and functions as a residential local street. Fawnwood Place connects to Waynor Road, which 
transitions to Boling Way, while NC Highway 22 provides arterial access to the broader 
transportation network. 
The conceptual plan envisions improvements to the existing right-of-way and the establishment 
of a connected internal street network. Roadway design and construction will adhere to 
applicable North Carolina Department of Transportation (NCDOT) standards in accordance with 
State statutes. The proposed roadway section may incorporate wedge asphalt or ribbon curbing, 
where appropriate, consistent with NCDOT standards to provide roadway edge definition and 
facilitate drainage. Vegetated swales are anticipated along roadway corridors to convey and 
manage stormwater runoff while supporting low-impact stormwater management practices. 
Final roadway alignments, cross sections and drainage improvements will be determined during 
subsequent engineering review. The final determination regarding whether internal streets will be 
dedicated to the public or maintained as private streets will be evaluated and finalized during later 
stages of the development review process. 
Although a Traffic Impact Assessment (TIA) is not required to be submitted with a CDP 
application, one will be prepared and submitted during the preliminary development stage if 
determined necessary by the reviewing agencies. 
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Access Points 
Vehicular access to the site is provided via Fawnwood Place, an existing unpaved roadway that 
serves as the primary point of ingress and egress. Fawnwood Place is anticipated to be improved 
to enhance traffic flow, safety and site legibility while utilizing the existing right-of-way. 

 
A condition is requested to limit buildout to 100 lots, with additional lots contingent upon 
provision of a secondary access point. The Town’s Fire Marshall and the Applicant are aligned on 
this condition: No more than 100 residential lots shall be permitted for development or issuance 
of certificates of occupancy until a secondary means of access, compliant with the Fire Marshall’ 
requirements and Town standards, is provided. Development of the remaining 50 lots shall be 
contingent upon the completion and acceptance of such secondary access. 
All access improvements shall be designed in accordance with applicable NCDOT standards, 
consistent with State statutes governing roadway design and acceptance. 

 
A deviation is requested to reduce the required right-of-way width from 60 feet to approximately 
40 feet along the identified roadway segment due to existing ownership constraints that create a 
practical difficulty in meeting the standard. The proposed right-of-way width will accommodate 
roadway improvements designed in accordance with NCDOT standards while maintaining safe 
vehicular access and circulation. The request is consistent with the overall intent of the UDO to 
ensure safe and functional transportation access and the deviation represents the minimum relief 
necessary given existing site constraints. The proposed configuration is not anticipated to create 
adverse impacts to public safety or adjacent properties and will be subject to final engineering 
review and applicable agency approvals. 

 
Cul-de-sacs 
Two Cul-de-sacs are proposed to serve internal residential streets and support local traffic 
circulation. 

 
Sidewalks/multi-use paths 
Concrete sidewalks shall be provided throughout the development on at least one side of all new 
streets as shown in Exhibit III. Sidewalks will be installed with the development of each individual 
lot. Bonding of these improvements will be permitted in accordance with the Town’s UDO 
standards in effect at the time of the approval of this CDP. Bonding, timing, and construction of 
these improvements will be discussed during the Preliminary Development Plan (PDP) process for 
each individual phase of development. In addition to the sidewalk network, walking trails, 
inspired by the Reservoir Park trails, are proposed throughout portions of the site to enhance open 
space and community amenities. These trails are intended to remain unpaved and pervious, 
utilizing materials such as sand or gravel to minimize impervious surface impacts while 
maintaining compatibility with the natural character of the site. The trail alignments will generally 
follow the existing natural environment and avoid tree removal to the greatest extent practicable, 
with clearing occurring only where necessary. 
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5.5.2 PARKING 
Max parking spaces per dwelling unit is 2, with the exception of 10 proposed spaces for the 
clubhouse. 

5.5.3 OPEN SPACE, AMENITY AND PEDESTRIAN CIRCULATION 
The conceptual plan incorporates an interconnected network of parks, picnic areas, green spaces 
and pedestrian sidewalks distributed throughout the community to support recreational 
opportunities and neighborhood connectivity. A minimum of 45 acres of total open space is 
proposed, including approximately 11 acres of usable open space provided in accordance with 
Section 3.5.14 of the UDO. Sidewalks with a minimum width of five (5) feet are proposed along at 
least one side of internal roadways serving residential areas to enhance pedestrian accessibility 
and walkability throughout the development. 
Neighborhood parks, community green spaces and associated open space amenities are 
anticipated to be dedicated to and maintained by the homeowners’ association. Prior to the 
commencement of any land-disturbing activity, all areas designated as “Open Space” shall be 
protected with tree protection fencing, except in locations necessary for the installation of 
walking trails and utility connections. 

5.5.4 ARCHITECTURAL STANDARDS 
The CDP shall consist entirely of single-family homes. These homes will be varied in size from 
cottage, small, large, with a minimum of 1,200 sf townhomes to large 3,000 square feet homes. 

5.5.5 LANDSCAPING AND BUFFERING 
Landscaping and buffering are anticipated to comply with the applicable requirements of the 
Town of Southern Pines UDO, including Section 3.5.14(H). Landscape buffers will be installed per 
the UDO unless otherwise specified in this document. 

 
Individual Lot Landscaping – Individual single-family detached lots will be landscaped as follows: 

 
LOT TYPE LARGE TREES UNDERSTORY TREES 

Large Single-Family 1 2 
Small Single-Family - 3 
Cottage Single-Family - 2 
Town House - 2 

NOTE: Large tree plantings on individual lots do not include street trees required by this section. 
Individual private lot landscaping will not be enforced by the Town of Southern Pines. Covenants 
and restrictions for the community will reflect the planting standards described above and be 
enforced by the Property Owner’s Association. 

 
Streetscape – Street trees will be designed in accordance with UDO Section 4.3.3, with Table 4.0 
summarizing the proposed tree types, locations and quantities. Street trees will be adjusted to 
accommodate existing driveways and future driveway locations within the development. To 
reflect a natural appearance, street trees will be planted with random spacing, rather than at 
regimented distances on center to provide a more natural character within the development of 
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new sections. Street tree plantings will be installed at a rate of one tree for every 30’ of roadway 
on both sides of the street, however, trees may exceed 30’ on center and be planted with random 
spacing as described above. Street trees will not exceed a maximum of 80’ on center. Any 
existing trees maintained within the right-of-way will be credited toward the street tree 
requirements. Street trees will be installed during reasonable planting times based upon the 
individual plant species. 

 
Buffer - The Town and the applicant have agreed to provide an undulating buffer ranging from 10 to 
30 feet in width. The buffer will maintain a maximum width of 30 feet where feasible and reduce in 
width only where necessary due to site constraints. For the Cobb property located within the 
development area, the applicant will make reasonable efforts to consult with the property owner 
regarding vegetation preferences for the buffer. 
Potential buffer landscaping treatments are outlined in Table 4.0. 
Final landscape design, including detailed buffer treatments, will be prepared during the 
preliminary plan phase by a licensed landscape professional. If the final design necessitates 
alternative buffer treatments or deviations from the UDO requirements, such modifications will 
be subject to review and approval by Town staff during the engineering design phase. 
Undisturbed buffers will be preserved in their existing condition, except in areas where more than 
400 contiguous square feet lack tree cover. In such instances, supplemental plantings will be 
provided in accordance with UDO Exhibit 4-4. 
While landscape buffers are not required within a Planned Development, the Applicant may, at its 
discretion, incorporate buffer plantings as part of future land planning within the PD. 

TABLE 5.0 BUFFER LANDSCAPE 
 

TREE TYPE HEIGHT CANOPY CALIPER BUFFER TYPE 
Longleaf Pine 80’ – 125’ 25’ – 40’ 2” – 3” Large 
White Oak 60’ – 100’ 50’ – 80’ 2 ½” – 3” Large 
Wax Myrtle 10’-25’ 10’ – 20’ 1 ½” – 2” Understory/ 

Screening 
Shrubs 3’ – 6’ 3’ – 6’ - Screening 

 
5.5.6 UTILITIES 
All new utility lines will be installed in accordance with the Town of Southern Pines policies for 
underground utilities. Water and sewer service will be provided by the Town, with all associated 
costs of which will be borne by the developer. Deviations from Town engineering standards may 
be permitted where specific topographic conditions make standard compliance impractical. 
Electric service will be provided by Duke Energy. 

5.5.7 STREET LIGHTING 
Street lighting will be designed in conformance with the requirements of Section 4.8 in the Town of 
Southern Pines UDO. The operating costs for public lighting located within public rights-of-way 
will be the responsibility of the Town of Southern Pines. 
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5.5.8 SIGNAGE 
Signage, internal to the development, may be provided to identify neighborhood areas, amenity 
locations, and other key features for identification and wayfinding purposes. All signage is 
anticipated to be designed in conformance with the applicable requirements of the Town of 
Southern Pines UDO, including Section 4.6. Final signage locations, types, and design details will 
be reviewed and approved at subsequent stages of development. The cost of installation and 
maintenance of any specialty street or private signage shall be the responsibility of the developer. 

5.5.9 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. Material storage 
shall also be allowed. 

5.5.10 STORMWATER AND WATER QUALITY MANAGEMENT 
Applicant acknowledges that the subject site is located within a state regulated and protected 
drainage basin and shall fully comply with all aspects of applicable local and state standards and 
regulations for storm water mitigation and watershed protection, including specific requirements 
for erosion and sedimentation control. Best management practices at the time of development 
for each phase shall be utilized in accordance with NCDENR guidance. 
The applicant intends to utilize open space within the critical watershed area to promote natural 
infiltration rather than constructing retention ponds. Stormwater will be conveyed through 
vegetated swales and the site’s natural topography to maximize infiltration in the most 
environmentally sensitive manner, consistent with the standards established for the original 
Ravensbrook development. 

 
5/70 Exemption Allocation – The proposed townhome area within the Watershed Protected Area 
(WPO) has been designed with consideration for watershed protection requirements, site 
constraints and overall water quality management objectives. The requested 5/70 exemption 
allocation is associated primarily with the roadway and infrastructure improvements necessary to 
provide compliant access, internal connectivity and emergency service circulation to serve this 
portion of the development. 
Due to the existing parcel configuration and access requirements associated with the overall site 
layout, a significant portion of the build-upon area within the Protected Area is attributable to 
required transportation and circulation infrastructure. In particular, the roadway network along 
the northern portion of the site was configured to accommodate necessary connectivity and 
coordinated access while minimizing impacts to environmentally sensitive areas where practical. 
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The proposed design reflects an effort to balance watershed protection standards with sound 
planning and public safety considerations through coordinated infrastructure placement, open 
space preservation, and integrated stormwater management practices. The requested allocation 
will allow for an efficient and cohesive development pattern while maintaining compliance with 
the intent of the Water Supply Watershed Protection Overlay regulations. For impervious 
breakdown on Townhomes, see table in Exhibit IV – Preliminary Development Plan that is labeled 
“Ravensbrook 5 Impervious Breakdown (Townhomes Impervious)”. 

5.5.11 AMENITIES 
The development will include the following amenities: 

1. Community pool and recreation area 
2. Parks, including a dedicated dog park 
3. Large open space 
4. Sidewalks and a natural surface (dirt) trail 

 
 

6.0 TRAFFIC IMPACT ANALYSIS (TIA) 

A detailed TIA shall be prepared in coordination with the NCDOT and the Town of Southern Pines. 
 

 
7.0 PHASING 

This project is projected to have a 10-year build-out. All phases have been labeled on Exhibit IV – Phasing 
Plan and are governed by this section. Due to the large-scale of this project and the uncertainty of 
economic factors that influence land development, some flexibility in phases is necessary to 
accommodate sub-phases or changes in product types. Pursuant to Section 2.9 of the UDO, the 
proposed phasing plan is dependent on rates of absorption rather than any particular date. As a result, 
Article 2.9.D shall not apply. 

 
Construction Access/Staging – Construction activities associated with the development shall be 
conducted in a manner intended to minimize impacts on adjacent properties and existing 
neighborhoods. 

Construction operations shall be limited to the hours of: Monday through Saturday, 7:00am to 7:00pm. 
No regular construction activity shall occur outside of these hours except for emergency utility work, 
safety-related operations, or activities otherwise authorized by applicable jurisdictional requirements. 

 
To reduce traffic, noise and visual impacts on nearby residents, temporary construction access points 
shall be located away from Fawnwood Place whenever practicable during active phases of development. 
Construction access and related activity areas shall maintain a minimum setback of 100 feet from 
adjacent residential properties where feasible based on site conditions and construction requirements. 
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Construction staging, material storage and contractor operations areas shall be relocated in 
coordination with the active phase of construction to minimize prolonged impacts in any one area of the 
site. All construction staging areas shall maintain a minimum setback of 100 feet from neighboring 
residential properties where feasible and practical. 

 
The applicant intends to coordinate construction sequencing and operational practices in a manner that 
promotes compatibility with surrounding residential uses while allowing for efficient completion of 
infrastructure and development improvements. 

 

Key 
Improvements 

Phase 1 Phase 2A Phase 2B Phase 3 Phase 4 

 
Roadway & Utilities 

Fawnwood 
Place, Road ‘A’, 
Road ‘B’ 

Road ‘D’ Road ‘C’, Road 
‘D’ 

Road ‘C’ Road ‘E’ 

Clubhouse     X 
Children Park     X 
Dog Park     X 
Walking Trail    X X 

Utility Phasing – Utility infrastructure shall be designed and constructed to support both interim phased 
operation and the ultimate interconnected buildout of the development. 
Each development phase shall include utility infrastructure sufficient to independently provide adequate 
water, sewer, and fire flow service for that phase at the time of construction, while also accommodating 
future interconnection with subsequent phases. Water and sewer infrastructure shall be sized and 
designed for the ultimate buildout configuration of the development. Stub-outs, valves, hydrants, 
manholes, and related infrastructure necessary for future extensions and utility looping shall be installed 
during initial construction of each applicable phase. 
Temporary dead-end utility line conditions may occur during intermediate phases of development where 
extension into adjoining phases has not yet occurred. Interim utility lines shall terminate at capped stub-
outs or other approved temporary termination points intended for future extension and interconnection 
with subsequent phases. Utility lines shall remain capped until the adjoining phase is constructed, at 
which time the lines shall be extended and, where applicable, looped as part of the next phase of 
infrastructure improvements. Refer to Exhibit IV – Phasing Plan for interim utility cut-off locations and 
future connection points. 
Such interim conditions are intended solely as temporary infrastructure configurations and not as 
permanent dead-end utility systems. Utility extensions and looping shall occur incrementally in 
coordination with future phase construction as infrastructure connections become operationally and 
economically practical. 

 
Conditional Phase Build-Out – The proposed development is conditionally limited to 100 residential lots 
pending the construction and approval of a secondary access point. Phases 1, 2A and 2B represent the 
initial development phases permitted within this threshold. Subsequent development of Phases 3 and 4 
shall not proceed until the required secondary access connection has been completed and approved. 
See Exhibit IV – Phasing Plan. Development will start with Phase 1 following Phase 2A, then 2B. 
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8.0 DEDICATION OF STREETS 

The final determination regarding whether internal streets will be dedicated to the public or maintained 
as private streets will be evaluated and finalized during later stages of the development review process. 

 

 
9.0 CDP UDO CRITERIA 

As described in Section 2.18.4(H) of the Town’s UDO, the following individual criteria are explained, 
describing how the project demonstrates compliance with each of the criteria. A Preliminary 
Development Plan is permitted if the Applicant demonstrates that: 

 
(1) The proposed PD satisfies the criteria for a Zoning Map amendment established in this 

chapter. 
The subject property is currently zoned Planned Development (PD) on the Town’s official Zoning 
Map. The proposed Concept Development Plan (CDP) has been prepared in compliance with the 
submission requirements of the PD district, as set forth in Section 3.5.14 of the Town’s UDO. 
Furthermore, the CDP reflects planning concepts identified in the CLRP by supporting a 
development pattern that contributes to a strong local economy, promotes long-term financial 
sustainability, and enhances the overall quality of life for both existing and future residents. 

(2) The CDP represents an overall development pattern that is consistent with the goals and 
policies of the Comprehensive Plan, Official Zoning Map, Capital Improvements Program, 
and any other applicable planning documents adopted by the Town. 
The CDP establishes an overall development pattern that is generally consistent with the Town’s 
CLRP, Official Zoning Map, and other applicable adopted planning documents. The vision for the 
property is informed by the CLRP’s guiding principles and framework and is reflected through 
development standards and design elements that align with the intent and provisions of the 
Town’s UDO. 

• The proposed development incorporates landscaping and site design elements inspired by 
the character of Southern Pines, as described within this CDP. These elements are 
intended to contribute to visual compatibility with the surrounding community and support 
the overall planning context of the area. 

• The CDP presents a large-tract residential development concept that encourages 
flexibility, creativity, and innovation in site design while establishing thoughtful 
relationships between land uses, infrastructure, and natural features. The development 
pattern illustrates a clustering approach to residential layout that allows for the 
preservation of substantial areas of open space and reduced land disturbance. This 
approach reflects broader planning concepts related to growth management and 
environmental stewardship referenced in the CLRP. 

• The proposed CDP illustrates a range of lot sizes and dwelling types intended to broaden 
housing opportunities for households of varying ages and life stages. The plan also depicts 
an interconnected network of open space designed to support recreational, 
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environmental, and aesthetic functions, with careful consideration given to existing natural 
features and environmentally sensitive areas that include watershed resources. 

Collectively, these elements illustrate a coordinated development approach that responds to site 
conditions and planning considerations while presenting a cohesive development concept for the 
subject property. 

 
(3) The proposed development is appropriate for the area of the Town in which it is located 

The proposed development is well suited to its location and is compatible with the existing and 
anticipated land use pattern of the surrounding area. The CDP presents a cohesive, master-
planned approach to development. 
Rather than incremental or uncoordinated development, the CDP provides a unified framework 
that integrates land uses, infrastructure, open space, and environmental features in a 
coordinated manner. This approach is intended to support thoughtfully planned development 
patterns that contribute to community character and long-term functionality. 
The development pattern emphasizes the preservation of open space and consideration of 
existing natural features and environmentally sensitive areas. Open space is designed and 
located to provide recreational, environmental, and aesthetic functions, enhancing the overall 
quality of the development and its compatibility with the surrounding area. 
Through its master-planned design, scale, and environmental stewardship, the proposed 
development represents a context-sensitive approach that is appropriate for the property and 
aligns with the character and envisioned development of this area of the Town. 

(4) The proposed development will not generate the need for inefficient extensions and 
expansions of public facilities, utilities and services 
At the CDP level, the proposed development is designed to utilize existing and planned public 
facilities, utilities, and services in a logical and efficient manner. The CDP presents a unified, 
master-planned framework that coordinates land use, circulation, and infrastructure to avoid 
fragmented or inefficient service extensions. 
As described in Section 4.6 of this narrative, the project area is located near existing public 
infrastructure, with future utility connections anticipated through logical extensions of the current 
systems. Water and sewer are available in the surrounding area and can serve the project through 
planned extensions; a GIS map of existing water and sewer infrastructure is provided in Appendix 
B. 
Emergency and public safety services are located within approximately 3,000 feet of the site and 
are expected to be capable of serving the proposed development. 
Based on the project’s development pattern, scale, and location, the CDP is not anticipated to 
require premature or inefficient expansion of public facilities, utilities, or services and is therefore 
appropriate for consideration and approval at the conceptual level. 
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EXHIBIT I: ADJACENT PROPERTY OWNERS 

 

OWNER LRK/PIN ADDRESS 

Mabe, James D 857404748866 7396 NC Hwy 22, Carthage 28327 

Harvest Church of God 857402765043 PO BOX 1096, Southern Pines 28388 

Town of Carthage 857400448947 4396 Hwy 15-501, Carthage 28327 

Dehghan, Adriane Chandler 857400630902 14201 Cross Creek Dr, Raleigh 27615 

Cobb, Alphus J 857404739841 264 Sheridan St, Bridgeport, CT 06610 

Cobb, Alphus J 857404739644 264 Sheridan St, Bridgeport, CT 06610 

Polakof, Michael 857400739136 112 Boling Way, Carthage 28327 

Bland, Everett L 857404832822 PO BOX 481, Pinehurst 28370 

Person, Evelyn G 857404833512 291 Ingram Branch Rd, West End 27327 

Malloy, Melvin Otis 857404833315 196 Waynor Rd, Carthage 28327 

Buchan, Walker 857400738348 117 Fawnwood Pl, Carthage 28327 
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Planning Staff Report 

I. EXECUTIVE SUMMARY

Colin Webster, on behalf of Grosvenor Land, LLC, has submitted an application for a

Preliminary Development Plan (PDP) and Major Subdivision Preliminary Plat (MAPP) to

develop 35 single-family detached homes within the Caropines Neighborhood. The

subject property is located adjacent to Airport Road and Avenue of the Carolinas. The

site’s zoning is Planned Development under the Caropines Conceptual Development

Plan (CDP) (file #PD-0-18). The existing conditions comprise a large area of wetlands,

mature tree stands, and the remnants of a portion of a golf course. The proposed PDP

and MAPP files include the following elements:

1. Development of 35 single-family detached residential lots.

2. Designation of 9.74-acres of Open Space on five separate lots, including a 25-

foot undisturbed buffer along Airport Road.

3. The construction of three 50-foot private rights-of-way.

4. The construction of water and sewer lines that will connect to each side of the

Avenue of the Carolinas near each neighborhood entrance.

Key findings: 

• Shows consistency with a key aspect of the Comprehensive Plan through the

preservation of wetlands and mature tree stands as Open Space (policies 4.9 and 4.10).

However, staff assess that a condition is necessary requiring tree protection fences to

be installed before clearing and throughout construction. The fences should maintain

at least 6-feet of separation from protected wetlands, the buffer, and trees.

• To ensure consistency with the Caropines CDP and the phase 3B and 4 approved

PDP (file #PD-12-22), a condition should be included that no Final Plat for Caropines

phase 1 be approved until the entirety of Avenue of the Carolinas is completed and

approved by the Town Engineer.

• To ensure the major subdivision criteria are met pursuant to the US Fish and Wildlife

agency comment for this phase, a third condition should require the applicant to

update the Red Cockaded Woodpecker study for the subject property, and provide

the associated findings to town staff prior to any site clearing.

• According to the Town Engineer’s guidance, looping the water line through phase 1

will be necessary to satisfy the requirements for the phase 3B Final Plat.

• The proposed development is otherwise generally consistent with the approval

criteria, development standards, and Unified Development Ordinance (UDO).

With the inclusion of the three conditions outlined above, staff recommend approval of 

the Caropines phase 1 PDP and MAPP applications.  

To: Planning Board 

From: James Broadwell, Senior Planner 

Date: May 21, 2026 

Item: Caropines Phase 1: A request to subdivide approximately 20.6-acres 

within the Caropines neighborhood to develop 35 detached homes. 
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II. PROJECT INFORMATION AND BACKGROUND

A. Parcels

PARID: 96000281
PARID: 20050760

PARID: 00031457

B. Property

Owner/Applicant
Caropine Venture, LLC

71st Partners, LLC

C. Authorized Agent

Grosvenor Land, LLC
(Colin Webster as Agent)

D. Existing Zoning

The subject property is presently zoned Planned Development (PD) and is surrounded

by PD zoning and the Whispering Pines corporate limits.

Figure 1: Zoning Vicinity Map (Subject Property Outlined in Yellow). 
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E. 2040 Comprehensive Plan Designation for General Framework, 

Conservation and Development, and Character Districts 

General Framework Map Designation: Area to Enhance and Area to Preserve. “Areas to 

Enhance” include established residential neighborhoods that are stable but should 

consider small-to-medium improvements. Any proposed changes to properties should 

be sensitive to the uses, densities, location, character, and views from surrounding 

areas. “Areas to Preserve” prioritize the preservation of sensitive natural areas and 

natural landscapes. 

 

Conservation and Development Map Designation: Neighborhood and Open Space. Under 

the “Neighborhood” designation, new development should provide different home 

types on different lot sizes that vary enough to provide a range of home choices in 

the same neighborhood. New neighborhoods should also include a connected 

network of open space throughout the site. Under the “Open Space” designation, 

areas should be preserved for natural character preservation, pedestrian trails, and 
recreational amenities.  

 

Character District Map Designation: Golf Course. A golf course is surrounded, in whole 

or in part, by homes. Home sites typically back up to the golf course. Home sites have 

small front yards that typically back up to the golf course. There are noticeably fewer 

trees along residential streets compared to older neighborhoods in Southern Pines. 

The overall design and character of golf course convey private living and exclusiveness. 

 

F. Description of Project 

The development intends to match the development pattern of the Caropines Planned 

Development neighborhood. The Phase 1 site falls within “Area B” and “Area H” of 

the Caropines CDP, which allows for the “single-family detached units” (8,000 square 

foot minimum lot size) and “large single-family detached units” (20,000 square foot 

minimum lot size). This project would construct 16 of the 50 total allowed “single-

family detached” units in Area B and 19 of the 25 allowed “large single-family units” in 

Area H (see figure 2 below for reference). 
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Figure 2: Caropines CDP Land Use Plan (Areas B and H) with 

Corresponding Unit Types. 

 

 

Three proposed private rights-of-way, water and sewer connections, and 9.74-acres 

of Open Space are also proposed for this project. The proposed Open Space also 

comprises a 25-foot undisturbed buffer along Airport Road and a significant area of 

existing wetlands within the southeast portion of the project. See figures 2 and 3 

below for site imagery and the proposed preliminary plat. 
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Figure 3: Caropines Phase 1 Imagery.  
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Figure 4: Caropines Phase 1 PDP / Preliminary Plat. 
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II. STAFF REVIEW 

 

Application Review Dates 

TRC Pre-Application Meeting: February 17, 2026 

Application Submitted: April 14, 2026 

Updated Materials Submitted: April 15, 2026 

Updated Materials Submitted: April 22, 2026 

Updated Materials Submitted: April 23, 2026 

 

Application Deemed Complete: April 24, 2026  

Planning Board Public Hearing Notice 

Publication: May 6 and May 13, 2026 

Mail: April 28, 2026 

Signage: April 28, 2026 

Internet: April 28, 2026 

TRC File Review: May 5, 2026 

Updated Materials Submitted: May 6, 2026 

Updated Materials Submitted: May 12, 2026 

Planning Board Preliminary Forum: May 21, 2026 

 

1. Process and Standards of Review 

UDO §2.18.5(H)1, criteria for Preliminary Development Plans (PDP), and UDO §2.20.4(G)2, 

criteria for Major Subdivision Preliminary Plats (MAPP), cover the procedures for review and 

approval of a PDP file in conjunction with a MAPP file.  

Given that both file types involve an evidentiary hearing and quasi-judicial decision to be made 

by the town council, these file types may be reviewed in conjunction with one another.  

 

2. Compliance with UDO §2.18.5(H), Preliminary Development Plan Criteria. 

A Preliminary Development Plan (PDP) may only be permitted if the applicant demonstrates 

consistency with the following four criteria. Below are staff comments regarding the 

applicant’s consistency with each: 

(1) The application demonstrates that it will achieve the purposes of the PD and this 

section; 

a. Planning staff do not find significant inconsistency between the proposed land uses, 

site layout, or utility and access designs of the proposed development. Though the 

site layout is notably different from the CDP’s design for this phase, the outcome 

of separating Open Space from neighborhood development in a manner than 

preserves sensitive areas is still sufficiently met. Moreover, the design aligns with 

the purpose of the planned development in that it provides two types of lot sizes 

that cater to multiple types of home buyers (see PD district purpose, UDO 

§3.5.14(A)(14)). Staff find that the applications align with this criterion.  

 
1 When reviewing an application for a Preliminary Development Plan, the preliminary forum and evidentiary hearing bodies (Planning Board and Town 

Council) shall consider the criteria as set forth in UDO §2.18.5(H).  
2 When reviewing an application for a Major Subdivision Preliminary Plat, the preliminary forum and evidentiary hearing bodies (Planning Board and Town 

Council) shall consider the criteria as set forth in UDO §2.20.4(G).  
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(2) The Preliminary Development Plan is consistent with the Conceptual Development 

Plan and conforms to all applicable provisions of this UDO; 

a. After staff’s review of the PDP files, no substantial issues were noted in these 

areas. The plans meet the Open Space, utility connection, access, and fire flow 

requirements. The CDP’s layout for Caropines Phase 1 reflects a slightly different 

configuration than the PDP proposes. However, the town engineer confirmed that 

this layout better suits access and utility connections. Moreover, this design better 

establishes boundaries between natural areas to preserve and the proposed 

neighborhoods, pursuant to this site’s Comprehensive Plan designations 

mentioned above. The proposed development will also have to meet other 

applicable standards of the UDO, which staff will confirm during site plan review, 

for elements such as street trees, lighting requirements, and sidewalk installation. 

b. Avenue of the Carolinas Completion. The Conceptual Development Plan for 

Caropines (file #PD-02-18) details that the Avenue of the Carolinas was to be 
completed no later than March of 2022. Despite this, the PDP and Preliminary Plat 

for Caropoines Phases 3B and 4 were still approved in January 2023. The approval 

included the condition that the Avenue of the Carolinas is to be completed and 

approved by the Town Engineer prior to the approval of Final Plats for either of 

these phases (file #PD-12-22). That condition has been upheld, and the Avenue of 

the Carolinas site plan, to complete the entire road, was recently approved on 

March 24, 2026. As of writing this staff report, construction has yet to commence.  

 

With this context, staff find that the same condition of approval applied to phases 

3B and 4 should also apply to phase 1. Without the completion of Avenue of the 

Carolinas, a key component of the CDP and sufficient access will remain missing. 

Therefore, with the inclusion of a condition of approval to complete Avenue of 

the Carolinas prior to the issuance of this phase’s Final Plat, staff find this criterion 

will be satisfied. 

 

(3) The proposed Development is located in an area of the Town that is appropriate; 

a. Given the subject property is within the “Golf Course” character district, generally 

aligns with the Caropines CDP, and reflects a character commensurate with 

surrounding land uses, staff find the applications satisfy this criterion.  

 

(4) The proposed Development will not cause the need for inefficient extensions and 

expansions of public facilities, utilities and services. 

a. The property is served by all necessary utilities and transportation infrastructure 

and the development will bear the cost of all infrastructure modifications and/or 

extensions. For this reason, staff assess the application is consistent with this 

criterion. 
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3. Compliance with UDO §2.20.4(G), Major Subdivision Preliminary Plat Criteria. 

A Major Subdivision Preliminary Plat (MAPP) may only be permitted if the applicant 

demonstrates consistency with the following five criteria. Below are staff comments regarding 

the applicant’s consistency with each: 

(1) The application is consistent with the Comprehensive Plan, as well as any other 

adopted plans for streets, alleys, parks, playgrounds, and public utility facilities; 

a. Area Vision. Town staff agree that the proposed development is consistent with 

the subject property’s PD zoning and Comprehensive Plan’s designation. The 

General Framework Map and Conservation and Development Map are consistent 

with the applicant’s intended plan, and adequate public road access is also available 

to this site. 

 

b. Preservation of Natural Character and Minimizing Tree Loss During 

Development. The application has included a 25-foot undisturbed buffer and a 

significant area of wetlands into the project’s overall 9.74-acres of Open Space. 
Comprehensive Plan polices 4.9 and 4.10 call for the preservation of our town’s 

natural character and minimizing tree loss during development wherever possible. 

Given these policies, staff find that the applicant’s Open Space plan strongly align 

with the Comp Plan. Figure 5 below shows the significant areas of mature trees 

and wetlands within the subject property. These trees and wetlands are 

emblematic of Southern Pines’ natural character, and are a sensitive environmental 

asset important to the Southern Pines community. 

 

Additionally, the applicant has provided an Open Space tabulation for the running 

total for the entirety of the Caropines CDP (see attachment 3). Phase 1 will 

provide 9.74-acres of the 115.5 total acres required.   

 

Figure 5: Caropines Phase 1 Preserved Open Space Areas. 
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To ensure these proposed areas to be preserved are sufficiently protected, staff 

recommend including a condition of approval that states all tree protection fences 

must be installed prior to any site clearing, remain in place throughout 

construction, and maintain a minimum 6-foot separation from the applicable buffer, 

wetland delineation line, and/or trees to be preserved. With this condition of 

approval included, staff find the application will satisfy this criterion.  

(2) The proposed Subdivision complies with the UDO and applicable state and 

federal regulations; 

a. Traffic Impact Analysis. The applicant has provided a copy of the Traffic 

Impact Analysis (TIA) submitted in conjunction with the Caropines CDP in 

December 2018. This TIA covers the estimations for phase 1, and the TRC and 

NCDOT have both reviewed the proposed plans and have not found any traffic 

concerns or roadway improvement needs with the proposed development. For 

these reasons, staff find that this aspect of the criterion is satisfied. Copies of the 

TIA are available upon request at the town planning office.  

 

b. Red Cockaded Woodpecker (RCW). RCW habitat encroachment is 

governed by the US Fish and Wildlife Service under federal Endangered Species 

Act (ESA) regulation (50 C.F.R. §17 (wildlife and fisheries)) and should be 

considered when development is proposed in near proximity to known RCW 

habitat to ensure compliance with this criterion.  

Agency referral comments from US Fish and Wildlife (USFWS), received by staff 

on May 1 and 12, 2026, strongly recommend that the applicant conduct an 

updated RCW study, as the previous study for this site expired nearly nine years 

ago. An updated study will ensure consistency with ESA federal regulations and 

the Safe Harbor Agreement associated with this site. For that reason, staff highly 

recommend conducting an RCW study on the subject site prior to the removal 

of any trees, which will ensure consistency with this criterion. A condition of 

approval should be included to ensure the study is complete and verified by staff 

prior to any site clearing.  
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c. Wetlands Delineation. The original wetlands delineation for the Caropines 

phase 1 site was performed during the time of the Caropines CDP review. In 

conjunction with this application, the applicant worked with a local wetlands 

consultant to reconfirm the delineation lines. On May 6, 2026, the applicant 

provided confirmation from the wetlands consultant and the US Army Corps of 

Engineers that the wetlands boundaries have not changed since. Documentation 

of this confirmation is available upon request at the planning office. Given that 

the wetlands boundaries are accurately shown on the PDP and Preliminary Plat, 

staff find that this aspect of this criterion is satisfied. 

Overall, with the inclusion of a condition to require an RCW study prior to any 

clearing, staff find that the major subdivision will comply with applicable state and 

federal regulations and this criterion will be satisfied.   

 

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

appropriate; 

a. Given the subject property is within the “Golf Course” character district, generally 

aligns with the Caropines CDP, and reflects a character commensurate with 

surrounding land uses, staff find the applications satisfy this criterion.  

 

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

and expansions of public facilities, utilities and services. 

a. The property is served by all necessary utilities and transportation infrastructure 

and the development will bear the cost of all infrastructure modifications and/or 

extensions. For this reason, staff assess the application is consistent with this 

criterion. 

 

(5) The proposed Development will not cause the need for inefficient extensions 

and expansions of public facilities, utilities and services. 

a. The property will be served by all necessary utilities and transportation 

infrastructure and the development will bear the cost of all infrastructure 

modifications and/or extensions. For this reason, staff assess the application is 

consistent with this criterion. 

 

4. Outside Agency Comments 

A request for comments on this Preliminary Development Plan and Major Subdivision 

Preliminary Plat was emailed to agencies on April 28, 2026. Agencies notified include the 

Town of Southern Pines Streets, Public Works, Utilities, Fire, Recreation and Parks, and 

Engineering departments, the Regional Land Use Advisory Commission (RLUAC), the 

United States Fish and Wildlife Services (USFWS), the Moore County Airport, and the 

North Carolina Department of Transportation (NCDOT). Staff have received the following 

comments since: 

• On May 1 and 12, 2026, USFWS commented that “Parcel ID #s 

96000281/20050760/00031457 at 800-803 Ave of the Carolinas fall within the 0.5-mile 
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foraging partition for red-cockaded woodpecker Safe Harbor cluster SOPI 32; Red-cockaded 

woodpecker surveys expire after 1 year, so an updated survey is needed for this property if 

one has not been done since 2016. RCW will often make new cavities in suitable trees 

within the cluster center, so the active cavity trees are likely to change over a 10-year span 

– which is why surveys have an expiration date.”  

• On May 1, 2026, NCDOT commented that “Caropines has built out both drives with 

our recommended turn lanes along Airport Road (SR 1843). No further improvements to 

the roadway are required. If additional utility work is required within our right-of-way, please 

submit encroachment requests.” 

The initial application was reviewed by the Technical Review Committee (TRC) on May 5, 

2026. During the meeting, the TRC identified that installing the water line in this phase will 

sufficiently loop the water for Phase 3B of Caropines as well, which will be necessary to 

secure the Final Plat for that phase. Additionally, the Town Engineer identified that the 

proposed stormwater pond may not be necessary when accounting for the aggregate 

stormwater management of the entire Planned Development, and that the applicant should 

consider running a calculation to make this determination. Finally, the TRC concurred that a 

condition should be included to require the completion of Avenue of the Carolinas prior to 

the approval of phase 1’s Final Plat. 

 

Town staff will provide the Planning Board with any agency comments that are received 

following the completion of this staff report during the scheduled meeting on May 21, 2026. 

 

5. Staff Recommendation 

The applicant’s request supports the town’s goals for managed growth, housing diversity, 

natural character preservation, and neighborhood compatibility. The proposed 35-lot 

subdivision aligns with the greater Caropines Planned Development and maintains existing 

character through appropriate density, setbacks, and tree preservation. 

Planning staff recommend approval of the proposed Preliminary Development Plan and Major 

Subdivision Preliminary Plat as proposed by the applicant and shown in attachments 1 and 3, 

with the inclusion of the following conditions: 

1. Avenue of the Carolinas Completion. A condition that the Avenue of the 

Carolinas must be entirely completed and approved by the Town Engineer prior to 

approving the Caropines Phase 1 Final Plat. 

2. Red Cockaded Woodpecker (RCW) Study. A condition to conduct an RCW 

study, provide the study to staff for verification, and perform any necessary 

mitigations or site plan changes prior to any tree clearing. 

3. Tree Protection Fencing. A condition that fully clarifies that tree protection 

fences must be installed, with a minimum 6-foot separation from applicable wetland 

delineation lines, buffer lines, and/or tree trunks, prior to any site clearing and must 

remain throughout construction. 

 

III. ATTACHMENTS 

The following materials are provided as attachments to this staff memorandum: 
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1. PDP Narrative 

2. PDP Justification 

3. Preliminary Development Plan 

4. Preliminary Plat Narrative  

5. Preliminary Plat Justification 

6. Preliminary Plat 

 

Additional documents related to this application including, but not limited to: Property deeds, 

Authorization of Agent forms, email correspondence, meeting minutes, and the Traffic Impact Analysis 

are on file in the Town of Southern Pines Planning Office and available by public information request. 

 

IV. PLANNING BOARD ACTION – File # PD-03-26 and File # MAPP-01-26 

Pursuant to North Carolina General Statute §160D-301(b)(6) and Unified Development 

Ordinance §2.5.2, the Planning Board may hold a Preliminary Forum on a matter requiring a quasi-

judicial decision by the Town Council. However, no part of the forum or any recommendation 
may be used as a basis for the deciding board. 

 

Therefore, the Planning Board may wish to use the following motions to identify issues to bring 

to the attention of the Town Council at the evidentiary hearing. 

 

1. I move to adopt the following for transmission to the Town Council as a result of the 

May 21, 2026 Preliminary Forum on application PD-03-26: 

 

The information presented at the forum indicated that the following issues be considered 

in applying the criteria for a Preliminary Development Plan to application PD-03-26: 

 

1.   

 

In addition, the following concerns were raised during the forum, but do not seem to 

apply in determining whether the Preliminary Development Plan criteria are satisfied: 

 

 

* * * 

 

 

2. I move to adopt the following for transmission to the Town Council as a result of the 

May 21, 2026 Preliminary Forum on application MAPP-01-26: 

 

The information presented at the forum indicated that the following issues be considered 

in applying the criteria for a Major Subdivision Preliminary Plat to application MAPP-01-

26: 

 

1.   

 

In addition, the following concerns were raised during the forum, but do not seem to 
apply in determining whether the Major Subdivision Preliminary Plat criteria are satisfied: 
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The purpose of this PD – Preliminary Development Plan #4 (PDP) application is to fully describe the proposed 

phase of development for the Caropines Property that meets all standards of the Caropines Property 

Conceptual Development Plan (CDP).  As stated in the Town of Southern Pines Unified Development 

Ordinance (UDO) in Section 2.18(A), the PDP is intended to show, with greater detail, the proposed portion of 

development and illustrate how “proposed land use mix and intensity are consistent with the Comprehensive 

Plan, the purposes of the PDD and the approved CDP”.  The following narrative will provide information 

related to the submitted plans and provide details of Phase 1 of the proposed development of the Caropines 

CDP.  This narrative will describe how the PDP meets the criteria set forth in Section 2.18.5(A).  Phase 1 is 

consistent with the PD zoning district, CDP and the Town’s Comprehensive Long-Range Plan (CLRP).  The 

property is indicated as Residential/Golf in the Town’s CLRP. 

Residential Development 

Phase 1, as described in the PDP application, is intended to include the next phase of development for 

the Caropines property and includes a total of 35 units.  This development conforms with the 

Development Program in Section 5.1 and Table 1.0 of the CDP booklet as well as all standards indicated 

in the CDP document.   

Density Tabulation 

1. “Area B” is allotted to 50 single-family detached units at 8,000 sqft. minimum lot sizes.  This PDP 

allocates 16 of those 50 units. 

2. “Area H” is allotted to 25 “large single-family units” at 20,000 sqft. minimum lot sizes.  This PDP 

allocates 19 of the 25 units. 

 

The PDP plan includes all associated infrastructure to accommodate the development of this phase.  All 

lots meet the dimensional requirements provided in the CDP document.  Lots in this phase are 

configured with streets that connect to the existing street network. 

 Overall Community 

  Walkability 

Walkability is an important component of the proposed development.  A concrete sidewalk is 

provided along one side of all streets within this phase of development as required by the CDP.  

These sidewalks connect to the community’s existing pedestrian network/greenway and the 

Southern Pines greenway trail system through access points provided in previous phases of the 

development.   

The greenway extends the full length of the property to Whispering Pines. 
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Amenities 

Amenities, as described below, have been provided with previous phases of development.  The 

amenities provided through previous phases of the development are consistent with language 

in the approved CDP.  Many of the possible amenities that were considered in the CDP 

documents have been provided.  While no phasing of amenities was part of the approved CDP, 

the amenities that have been provided are proportional to or exceed the current buildout of 

the community.  Amenities provided include the following: 

A $1.8 million dollar clubhouse and pool were constructed in the early stages of the 

development.  The clubhouse has a fitness facility, meeting and event rooms and 

member/residence events are held at the clubhouse regularly. 

In addition to the clubhouse, a 3-hole golf course loop consisting of holes from the original 

Arnold Palmer golf course was restored in the early stages of the development and is being 

maintained.  The 3-hole loop is open for play by HOA members.  The driving range has also 

been restored/maintained and is also open for use by residents with golf balls available in the 

clubhouse.  The driving range is adjacent to Phase 3B. 

Former golf holes 1, 18 & 9 are being maintained as open play fields with regular mowing and 

maintenance.  These are adjacent to and accessible from Phase 3B.  In addition to the open play 

fields, former golf hole corridors remain as dedicated open space (Land Area ‘I”) with existing 

cart paths serving as trails through the open space area. 

A greenway trail connection was also constructed during the early phases of the development.  

The greenway extends the full length of the property (over 1.5 miles) and provides connections 

to the greenway trail network.   

Future amenities are also currently being planned for the community including a splash pad 

addition to the clubhouse pool featuring playful water features and arrangements geared 

towards children’s play.  Soil amendments have also been made for a community garden area 

near the eastern airport road entrance. 

Stormwater Management 

Stormwater management for all sites on the property will be provided per Section 5.5.10 of the 

CDP booklet.  Appropriate state and local stormwater and erosion control permits will be 

required by the Town prior to any land disturbance activity on the site. 
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Lighting 

All lighting on the property will follow Section 4.8 of the UDO.  Lighting levels along streets will 

be provided to meet the UDO standards for safety and match the existing community.  

Proposed lighting fixtures will match previous phases of development.  All light will be 

projected downward to limit any light spilling onto adjacent properties. 

Endangered Species 

A woodpecker study has been prepared for the property and included in the CDP document.  

Furthermore, an assessment completed is provided as Exhibit XXI, showing Phase 1 is under 

Inactive cluster.  The property is also enrolled in the Red Cockaded Woodpecker Safe Harbor 

Program.  During the full construction and engineering design phases, letters will be obtained 

from U.S. Fish and Wildlife Service to clear the areas of the property for Phase 1.  Letters 

permitting removal of trees will be required prior to any tree clearing on the property and all 

clearing must be completed within the guidelines. 

Necessary survey study will be conducted during the site planning. 

Landscaping 

Streetscape – Street trees will reflect the planting scheme shown in Exhibit XX of the CDP 

document.  Street trees will be adjusted to accommodate existing driveways and future 

driveway locations within the development.  Street trees will be planted with random spacing, 

rather than at regimented distances on center to provide a more natural character within the 

development of new sections.  Street tree plantings will be installed at a rate of one tree for 

every 30’ of roadway on both sides of the street, however, trees may exceed 30’ on center and 

be planted with random spacing as described above.  Street trees will not exceed a maximum of 

80’ on center. 

 

Individual Lot Landscaping – Individual single-family detached lots will be landscaped as follows: 

 

Large Trees* 5 (1 shade tree and all others Longleaf Pines) 

Understory Trees 2 (Dogwoods, Redbuds, etc.) 

Shrubs  50 (Minimum of (10) 5-gallon shrubs, all other shrubs to be Minimum 
3-gallon containers 

Groundcover 20 (Minimum 1-gallon containers) 

Sod 1,800 squarefeet 

*Large tree plantings on individual lots do not include street trees required by this section. 
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Wetlands Delineation 

Wetland delineation is confirmed by USACE.  This will be provided with the packet. 

 

Utilities/Infrastructure 

This PDP follows the criteria described in Sections 5.5.5 of the CDP booklet.  Due to the 

complexity of designing a gravity system to serve this phase, coordination with the town 

engineer and applicant team is ongoing.  The applicant and applicant’s engineer and applicant 

team is ongoing.  The applicant and applicant’s engineer have worked with the town to prepare 

a master utility plan to serve these phases and will continue to work with the town to produce 

an acceptable gravity sewer system.  Water is readily available for the project.  All required 

infrastructure improvements will be provided by the developer for the lots described in this 

PDP. 

Roadways 

Roadways will be constructed in accordance with Section 5.5.1 of the CDP document.  A traffic 

Impact Assessment (TIA) has been provided showing the phasing of development within the 

property.  A phasing study was prepared with previous PDP applications and a phasing letter 

from NCDOT (dated 2/6/2019) required improvements based on the number of units 

built/occupied. 

An updated phasing study was prepared with latest PDP #3 (Phase 3A & 4) submittal to re-

evaluate required improvements per current traffic conditions and buildout.  An updated 

phasing letter from NCDOT, dated November 17th, 2022 (provided), lists the traffic 

improvements that will be required/scheduled as follows: 

Airport Road and Site Drive 1 (Ave. of The Carolinas Eastern Entrance) 

• Provide stop control for Site Drive 1. 

• Provide two egress lanes on Site Drive 1 with separate left and right turn lanes.  A 

minimum of 75 feet of storage and appropriate taper at the proposed Site Drive 1. 

• Construct an exclusive westbound left-turn lane on Airport Road with a minimum of 

75 feet of storage and appropriate taper at the proposed Site Drive 1. 

• Construct an exclusive eastbound right-turn lane on Airport Road with a minimum of 

150 feet of storage 

• Required before final plat approval which would equal 51 additional units 

 

Airport Road and NC 22 
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In summary, this phase of development meets the standards of the CDP, and the proposed PD-PDP is 

consistent with the Town’s Comprehensive Long-Range Plan (CLRP) and promotes its objectives.  The CLRP 

designates the property as Resdiential/Golf.  This PDP contains additional residential lots within the overall 

residential community that meet the standards of the approved CDP.  The approved CDP describes a master 

planned residential community.  The proposed PDP is the commencement of the next phases of development 

for the Caropines property.  Phase 1, as indicated in this PDP, meet the description of the community vision 

described in Section 2.2 of the CDP and will create new residential housing in the Caropines community and 

Southern Pines. 
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Caropines PDP-4  
Preliminary Development Plan Justification 

 
Below are listed the four criteria required to approve a Preliminary Development Plan (PDP) application as 
described in Section 2.18.5(H) of the Town of Southern Pines Unified Development Ordinance (UDO).  
Following the individual criteria is an explanation, indicated in red, describing how the project demonstrates 
compliance with each of these criteria. 

A Preliminary Development Plan is permitted if the Applicant demonstrates that: 

(1) The application demonstrates that it will achieve the purposes of the PDD and this section 
The PDP conforms to all standards set forth in the Conceptual Development Plan (CDP) and the 
standards set forth in the UDO.  The booklet included with the approved CDP demonstrates the overall 
compliance with the UDO and this PDP follows the standards of the CDP.  The PD District, 
Comprehensive Long-Range Plan (CLRP) and the CDP all encourage a residential community that 
reflects the standards of the existing community that surrounds the phase of development described in 
the PDP.  The PDP submitted meets these goals. 

(2) The Preliminary Development Plan is consistent with the Conceptual Development Plan and conforms 
to all applicable provisions of this UDO 
The PDP is consistent with and meets all standards and requirements provided in the CDP booklet and 
plans and conforms to the standards of the UDO.  All uses are consistent with the proposed 
development program and allowable uses in the CDP.  The development of 16 single family residential 
lots and 19 large single family lots is consistent with Table 1.0 Development Program in the CDP 
booklet.  The residential units follow all standards of the CDP included in Section 5 of the CDP. 

(3) The proposed Development is located in an area of the Town that is appropriate 
The PDP is consistent with the CDP and surrounding community.  The CLRP, which takes into account 
surrounding land uses, designates this property as residential/golf.  The property is bordered by: 
Airport Road and the Moore County Airport on its Northern boundary, the Mill Creek Commercial 
Shopping Center on its Western Boundary, the Whispering Woods golf course community in the 
Whispering Pines jurisdiction on its Eastern boundary, and the Mill Creek and the Warrior Woods 
residential subdivision on its Southern boundary.  The continued residential use included in the PDP is 
consistent with the surrounding land uses and appropriate for this area.  With the development 
standards set forth in the UDO and CDP, the PDP will be compatible with the surrounding 
neighborhoods and land uses. 

(4) The proposed Development will not cause the need for inefficient extensions and expansions of public 
facilities, utilities and services 
This PDP follows the criteria described in Sections 5.5.5 of the CDP booklet, and water and sewer 
utilities are readily available for the project and have been developed in previous phases of The 
Carolina development.  
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PRELIMINARY PLAT NOTES

1. BOUNDARY, TOPOGRAPHIC AND UTILITY DATA FROM GIS AND OLD SURVEY DATA
2. PROPOSED PAVEMENT SECTIONS IS MINIMUM STANDARDS, FINAL PROPOSED

PAVEMENT SECTION DESIGN WILL NEED TO BE PROVIDED TO THE TOWN PRIOR
TO APPROVAL OF CONSTRUCTION DRAWINGS.

3. DIMENSIONS ARE TO FACE OF CURB AND EDGE OF PAVEMENT UNLESS NOTED
OTHERWISE.

4. THE SITE IS LOCATED IN THE CAPE FEAR WATERSHED.
5. OTHER MISCELLANEOUS ZONING REQUIREMENTS MAY NOT BE ILLUSTRATED ON

THIS PLAN AS THIS PLAN IS PRELIMINARY IN NATURE.

ACRES: +/- 24.99 AC
OPEN SPACE: +/- 9.74 AC (39%)
USABLE OPEN SPACE: +/- 6.86 AC (27.5%)
ZONING: PLANNED DEVELOPMENT (PD) - CDP FILE #PD-02-18
OVERLAY: HIGH QUALITY WATERSHED (WS-IIIP) - MILL CREEK
PROPOSED UNITS: 35

LOT DIMENSION STANDARDS

AREA B (16 UNITS):
MIN. LOT: 8,000 SF
MIN. LOT WIDTH: 50'

FRONT SETBACK: 20'
SIDE INTERIOR SETBACK: 10'
SIDE STREET SETBACK: 15'
REAR SETBACK: 25'

AREA H (19 UNITS):
MIN. LOT: 20,000 SF
MIN. LOT WIDTH: 50'

FRONT SETBACK: 30'
SIDE INTERIOR SETBACK: 10'
SIDE STREET SETBACK: 15'
REAR SETBACK: 20'
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MAPP - APPLICATION 
CAROPINES PROPERTY 
SOUTHERN PINES, NC 
 
PRELIMINARY MAJOR SUBDIVISION NARRATIVE 
 
This application is submitted to advance Phase 1 of development within the Caropines Preliminary 
Development Plan (PDP) in accordance with the Town’s UDO and the approved CDP.  The Preliminary Plat and 
PDP are intended to provide a detailed framework for this phase of development, demonstrating how the 
proposed subdivision layout, land use and infrastructure are consistent with the Town’s CLRP, PD zoning 
district and the approved CDP. 
 
The proposed subdivision represents the next phase of a master-planned residential community and includes 
a total of 35 units, consisting of 16 single-family and 19 large single-family lots.  All lots are designed to meet 
the dimensional and development standards established in the CDP and are configured within an 
interconnected street network that ties into existing phases of development.  The Preliminary Plat establishes 
the overall pattern of lots, streets, open space and drainage systems, providing the basis for subsequent 
engineering design and final plat approval in accordance with Town requirements. 
 
The development reflects a coordinated and comprehensive planning approach that considers both on-site 
conditions and the relationship to surrounding properties and infrastructure.  The layout promotes 
compatibility with adjacent development, maintains the established character of the Caropines community 
and avoids adverse impacts through thoughtful design, access management and integration with existing 
systems.  Public infrastructure, including water, sewer, transportation and emergency services, is available or 
will be extended to adequately serve the proposed lots, with ongoing coordination between the applicant and 
Town staff to ensure compliance with all applicable standards. 
 
Walkability and connectivity are key components of the development, with sidewalks provided along internal 
streets and connections to the existing greenway network and regional trail system.  The broader Caropines 
community includes significant amenities constructed in earlier phases, including a clubhouse, pool, fitness 
facilities, restored golf features, open play areas, and an extensive greenway system extending through the 
property.  These amenities are proportional to and supportive of the overall development and contribute to a 
cohesive and high-quality residential environment, with additional enhancements planned as the community 
continues to build out. 
 
Environmental considerations have been incorporated into the planning and design of this phase.  Stormwater 
management will be implemented in accordance with the CDP and applicable state and local regulations, and 
all necessary permits will be obtained prior to land disturbance.  The project also complies with environmental 
protection requirements, including coordination related to protected species and participation in the Red 
Cockaded Woodpecker Safe Harbor Program.  Lighting, landscaping, and buffering will be consistent with 
established standards to ensure compatibility with surrounding properties and minimize impacts. 
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Transportation infrastructure will be constructed in accordance with CDP requirements and supported by 
previously completed traffic analyses and phasing strategies.  Required roadway improvements will be 
implemented in coordination with development phasing and in accordance with Town and NCDOT 
requirements, ensuring that infrastructure keeps pace with growth and maintains safe and efficient access. 
This Preliminary Plat represents an intermediate step in the subdivision process and does not constitute final 
approval for development or lot conveyance.  Final Plat approval and recordation will be completed in 
accordance with UDO requirements prior to the sale of lots or construction of improvements.  The proposed 
subdivision has been designed to comply with all applicable regulations and to support the orderly, phased 
development of the Caropines community. 
 
In summary, the proposed Phase 1 development is consistent with the approved CDP, the PD zoning 
framework and the CLRP designation of Residential/Golf.  The plan demonstrates a well-coordinated 
subdivision design that supports compatible growth, adequate infrastructure, environmental stewardship, and 
the continued development of a cohesive residential community within Southern Pines. 
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Caropines PDP-4  
Major Subdivision Justification 

 
Below are listed the six criteria required to approve a Major subdivision Preliminary Plat (MAPP) application as 
described in Section 2.20.4(G) Criteria 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. 

(1) The application is consistent with the approved Sketch Plat, if applicable. 
Not Applicable 
 

(2) The application is consistent with the Comprehensive Plan, as well as any other adopted plans for 
streets, alleys, parks, playgrounds and public utility facilities. 
The PDP conforms to all standards set forth in the Conceptual Development Plan (CDP) and the 
standards set forth in the UDO.  The booklet included with the approved CDP demonstrates the overall 
compliance with the UDO and this PDP follows the standards of the CDP.  The PD District, 
Comprehensive Long-Range Plan (CDLRP) and the CDP all encourage a residential community that 
reflects the standards of the existing community that surrounds the phase of development described in 
the PDP.  The PDP submitted meets these goals. 
 

(3) The proposed subdivision complies with the UDO and applicable state and federal regulations. 
The proposed development complies with the UDO and will meet all the requirements as provided in 
the approved Conceptual Development Plan (CDP). 
 

(4) The proposed subdivision, including its lot size, density, access and circulation, is compatible with the 
existing and/or permissible zoning and future land use of adjacent property. 
This PDP is consistent with and meets all standards and requirements provided in the CDP booklet and 
plans and conforms to the standards of the UDO.  All uses are consistent with the proposed 
development program and allowable uses in the CDP.  The development of 16 single family residential 
lots and 19 large single family lots is consistent with Table 1.0 Development Program in the CDP 
booklet.  The residential units follow all standards of the CDP included in Section 5 of the CDP. 
 

(5) The proposed subdivision will not have detrimental impacts on the safety or viability of permitted uses 
on adjacent properties. 
The PDP is consistent with the CDP and surrounding community.  The CLRP, which takes into account 
surrounding land uses, designates this property as residential/golf.  The property is bordered by: 
Airport Road and the Moore County Airport on its Northern boundary, the Mill Creek Commercial 
Shopping Center on its Western boundary, the Whispering Woods golf course community in the 
Whispering Pines jurisdiction on its Eastern boundary, and the Mill Creek and the Warrior Woods 
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residential subdivision on its Southern boundary.  The continued residential use included in the PDP is 
consistent with the surrounding land uses and appropriate for this area.  With the development 
standards set forth in the UDO and CDP, the PDP will be compatible with the surrounding 
neighborhoods and land uses. 
 

(6) The proposed public facilities are adequate to serve the normal and emergency demands of the 
proposed development, and to provide for the efficient and timely extension to serve future 
development. 
This PDP follows the criteria described in Sections 5.5.5 of the CDP booklet, and water and sewer 
utilities are readily available for the project and have been developed in previous phases of The 
Carolina development. 
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