
 
AGENDA

Wednesday, May 4, 2022: 6:00 PM
Town Council Agenda Meeting 

C. Michael Haney Community Room:  Southern Pines Police Department
450 W. Pennsylvania Ave

 

1. CALL TO ORDER
 

2. TOWN MANAGER’S COMMENTS
 

3. PRESENTATIONS FOR AGENDA MEETING
 

  

a. AR-09-22 Pinehurst Surgical Center Site 3N
Harold Dean Peacock on behalf of Morganton Park Realty, LLC requests approval of an Architectural 
Compliance Permit for a 52,905 square foot medical office, located in the planned development 
known as Morganton Park North and owned by Pinehurst Medical Group, LLC.

  
b. AR-11-22 Old Morganton Park South Outparcel 2

Barry Byrd Architecture and Bradford Equities II, LLC request approval of an Architectural Compliance 
Permit for a 6,760 square foot commercial retail building in Morganton Park.

4. REVIEW PUBLIC HEARING APPLICATIONS FOR UPCOMING BUSINESS MEETING AGENDA
 

  

a. PD-04-22 St. John Paul CDP
Mr. Pete Bogle has submitted a Conceptual Development Plan application to allow a private school, 
athletic fields, cemetery, rectory and religious institution. The subject parcels are currently zoned RE 
(Rural Estate) and are identified as PARID 00038409, 00991755, and 10001608. This public hearing was 
opened and held on April 12 and continued to May 10.

  

b. MSD 01-22 Creation of a Municipal Service District Under NCGS Article 23 Chapter 160A to Fund 
Parkway Improvements Related to a Reimbursement Agreement.

A Municipal Service District (MSD) is proposed in the area between W. Morganton Rd. and 15-501. 
Following this hearing, state statutes require two votes by the Council to establish the MSD.

  
c. Initial Presentation of the Fiscal Year 2022-2023 Budget

Town Manager Reagan Parsons will present the proposed FY 22-23 budget. This is the first of two 
public hearings, prior to the proposed adoption on June 14.

5. REVIEW PROPOSED ACTION ITEMS FOR UPCOMING BUSINESS MEETING AGENDA
 

  

a. Consider AR-09-22: Pinehurst Surgical Center Site 3N
Harold Dean Peacock on behalf of Morganton Park Realty, LLC requests approval of an Architectural 
Compliance Permit for a 52,905 square foot medical office, located in the planned development 
known as Morganton Park North and owned by Pinehurst Medical Group, LLC.
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b. Consider AR-11-22: Old Morganton Park South Outparcel 2

Barry Byrd Architecture and Bradford Equities II, LLC request approval of an Architectural Compliance 
Permit for a 6,760 square foot commercial retail building in Morganton Park.

  

c. Consider Ordinance #1988: Charter Amendment to Conduct Nonpartisan Municipal Elections Using 
the Plurality Method

NC General Statues permit the Town to amend its Charter to change the type of elections. The Council 
received public comment on the proposed amendment, in accordance with G.S. 163-292, during the 
April 12th Council meeting.

  

d. Consider RA-01-22: Reimbursement Agreement with Midland Atlantic, LLC for Infrastructure and 
Expenses Related to the Initial Oversizing of a Parkway Between Morganton Road and 15/501

This agreement details the reimbursement requirements for the parkway to be constructed within the 
W. Morganton Road/15-501 MSD.

  

e. Consider MSD-01-22: Initial Adoption of a Municipal Service District (MSD) for the Purpose of 
Funding a Parkway & Associated Infrastructure Between Morganton Road and 15-501

This is the first of two votes required by the Town Council to create a MSD between W. Morganton Rd. 
and 15-501.

6. REVIEW CONSENT AGENDA FOR UPCOMING BUSINESS MEETING
 

  

a. Condemn the Unsafe Structure at 875 Clark Street and Authorize the Expenditure of $9,850 for 
Demolition Work 

Chief Building Inspector John Bullock and Code Enforcement Officer Lisa Webb request that Council 
condemn this unsafe structure and authorize the expenditure to proceed with demolition.

  

b. Approve Town Council Meeting Minutes for April 2022

i. April 6, 2022 Town Council Agenda Meeting
ii. April 6, 2022 Town Council Budget Retreat

iii. - April 12, 2022 Town Council Business Meeting
iv. - April 25, 2022 Town Council Work Session

  

c. Approve Resolution and Agreement to Consolidate the Water Systems Serving The Carolina 
(Caropines)

At the May 2021 Council work session, staff reviewed a proposal to transfer a small portion of Moore 
County's water system (serving part of the Carolina Development - Caropines) to the Town. Council 
directed staff to continue negotiations with the County, resulting in a mutually accepted agreement to 
complete this transfer. Town Council must adopt a resolution approving the agreement. The Town 
Attorney is drafting the resolution for consideration on the May 10 agenda.

  
d. Approve Budget Amendment for PeeDee/ Pennsylvania Road Water Line Replacement

Budget amendment based on project bid received on April 27, 2022.

  

e. Donate Playground at Elizabeth Rounds Park to the Lions Club of Ellerbe
As discussed at the April 25 work session, staff is working on a project to replace the playground 
equipment at Elizabeth Rounds Park. The Lions Club of Ellerbe has requested that the Town donate the 
old equipment. The Town will not incur any costs or liability associated with transporting the 
equipment to Ellerbe and re-installating it. This also saves the Town costs that would otherwise be 
incurred to transport and dispose it.
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7. ADJOURNMENT
 

Meetings/work sessions of the Southern Pines Town Council are now available on the Town’s YouTube channel. Video of the Town Council 
meetings will be live streamed on the channel for viewing either during the meetings or after they have concluded. Please note, the video is 
provided only for the purposes of viewing the meetings; public comments or questions are not accepted via the live stream. To receive 
notifications when new content is published, please “subscribe” to the Town’s channel at https://bit.ly/3hXx2Qk
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Agenda Item 

To: Reagan Parsons, Town Manager 

From: Jennifer Hunt, Planner I  

Subject: AR-09-22 Pinehurst Surgical – 3 North; MP Medical 
Condos 

Date: May 10, 2022 

I. SUMMARY OF APPLICATION REQUEST:

Harold Dean Peacock on behalf of Morganton Park Realty, LLC is requesting approval of
an Architectural Compliance Permit for a 52,905 square foot medical office, located in the
planned development known as Morganton Park North. This parcel is located in the Town
of Southern Pines extraterritorial jurisdiction and lies within the Morganton Road Overlay
off Morganton Road. (See Figure 1 and Figure 2). The subject property is located along S
Carlisle Street on the north, Patriot Boulevard on the west and Pavilion Way fronts its
southern boundary. The subject property is owned by Morganton Park Realty, LLC.

II. PROJECT INFORMATION:

1. PARID 20190271; PIN 857100590566

2. Owners:
Morganton Park Realty, LLC
5 First Village Drive
Pinehurst, NC 28374

3. Applicant / Agent:
(Appointment of Agent) Harold Dean Peacock, Architect
(Applicant) Morganton Park Realty, LLC
5 First Village Drive
Pinehurst, NC 28374
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Figure 1: Vicinity Map and Zoning Map for Subject Property Outlined in Red: 
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Figure 2: Morganton Road Overlay Vicinity Map and Zoning Map for Subject Property Outlined in Red: 
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Figure 3: CLRP Future Land Use Map Designation Subject Property Outlined in Red: 
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1. Comprehensive Long-Range Plan Designation: 

The area is designated as Traditional Mixed Use on the Future Land Use Map in 
the Comprehensive Long-Range Plan (CLRP). The Traditional Mixed Use category 
applies to those larger, mostly undeveloped parcels well-suited to mixing 
residential and non-residential uses in a manner similar to that found in downtown 
Southern Pines. This designation applies to the Morganton Road area and to the 
Pine Needles area, identifying these as likely spots for mixed-use including an 
interconnected street network as found in traditional town development. No specific 
development intensity is implied by this designation. It simply indicates that such 
areas will be built to urban levels, will incorporate a variety of uses and will have 
a street network accommodating modes of travel beyond the automobile.    

 
2. Zoning: 

The parcel is currently zoned Planned Development (PD) (See Figure 1). The 
approved CDP from May 15, 2018 (internal file PD-01-18) defers to the Town of 
Southern Pines UDO Section 4.10.4 for commercial architectural standards.  The 
PD district is designed to accommodate mixed land uses, such as office, residential, 
service, commercial, public or private recreational Development.  

 
III. STAFF REVIEW: 

 
1. Review Process: 

Applications for Architectural Compliance Permits are reviewed pursuant to UDO 
§2.26.  
 

2. Application Review Dates: 
Application Submitted: March 10, 2022 
Application Complete: April 8, 2022  
Town Council Agenda Meeting: May 4, 2022  
Town Council Meeting: May 10, 2022  

 
3. Criteria for Review: 

When reviewing an application for an Architectural Compliance Permit, the Town 
Council shall approve, conditionally approve or deny the application based on the 
following criteria, as set forth in UDO §2.26.7: 

 
1. The application is consistent with applicable Comprehensive Plan goals 

and policies;  
2. The application substantially conforms with the applicable multi-family or 

commercial design standards and other applicable provisions of the UDO, 
including the purposes of the zoning district in which the property is 
located; 

3. The application is consistent with applicable conditions of prior 
Development approvals; and  

4. The development as proposed will be compatible with neighboring 
development and has mitigated potential conflicts. 
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4. Staff Comments based on Commercial Building Design Requirements per 
UDO §4.10.4: 
The proposed new building is approximately 52,905 square feet of medical office. 
Staff has reviewed the project for compliance with UDO §4.10.4 Building Design 
Requirements. 

 
o UDO §4.10.4 (A) states that the front of buildings shall face and have the 

primary customer entry facing that street.  Corner lot buildings shall face 
and have the primary customer entry facing the higher order street, facing 
the corner or facing each street.  Buildings that extend the full depth of a 
block may be required to have entries on each street frontage. Maximum 
spacing or distance between customer entries shall not exceed the standards 
in Exhibit 4-15, for PD is determined at the time of the Final Development 
Plan (FDP) approval. The FDP states that the UDO standards apply. 
Generally Compliant: 

o The higher order street is S Carlisle Street, a paved town street. The 
facility has an entrance located along S Carlisle Street, which is the 
highest order street compared to Patriot Way and Pavilion Way. 
Morganton Road is across another future development. The subject 
parcel has a “flag lot” shape, therefore a portion of the parcel is 
facing Morganton Road.  

 
o UDO §4.10.4 (B) states the width of the buildings or building segments 

shall not be more than twice the building height.  Building segments may be 
created through a combination of vertical features such as changes in 
material, building offsets, courtyards, changes in rooflines or architectural 
features that create the appearance of building segments. 
Generally Compliant: 

o The building width in total measures roughly 167’ while the height 
of the building is roughly 55.’ The width of the building is more than 
twice the building height but the changes in rooflines create the 
appearance of building segments, therefore they comply.  

 
o UDO §4.10.4 (C) states the exterior finish of building walls shall be 

primarily comprised of brick. Cementitious horizontal lap siding, textured 
concrete masonry, cast stone and stucco may be used for accents, provided 
that they cover no more than twenty (20) percent of the exterior walls, 
exclusive of doors and windows. Wood and metal may be used as trim 
around doors and windows.  
Requesting a Deviation:  

o On the North Elevation, facing S. Carlisle Street, the applicant has 
11% accent materials, 30% glass and 59% of brick. On the South 
Elevation, facing Pavilion Way, the applicant has 18% accent 
materials, 40% glass and 41% of brick. On the East Elevation, facing 
Patriot Boulevard, the applicant has 19% accent materials, 36% 
glass and 45% of brick. On the West Elevation, facing Brucewood 
Way, the applicant has 16% accent materials, 43% glass and 41% of 
brick. 

 
 
 
 

AR-09-22 Pinehurst Surgical Site 3N May 2022 Town Council 6 of 29
Page 9 of 347



o UDO §4.10.4 (D) states that windows shall be glazed in non-reflective clear 
glass.  Windows and doors shall comprise at least 25% of street facing 
building facades between the elevations of 2 and 10 feet above the grade of 
the building entry.   
Generally Compliant: 

o The applicant’s windows and doors comprise of 30% of street facing 
building facades between two (2) and ten (10) feet above the grade 
of the building entry, which in in compliance. The applicant stated 
they will use clear glass windows.  

 
o UDO §4.10.4 (E) states awnings shall be canvas or material of similar 

appearance and flexibility unless otherwise approved by the Town Council. 
Street facing awnings shall not be taller than six (6) feet unless specifically 
approved by the Town Council. 
Generally Compliant: 

o The applicant states there will be no awnings provided. 
 

o UDO §4.10.4 (F) states galleries and arcades are encouraged and may 
encroach up to six (6) feet into any street side setback but may not encroach 
into public right-of-way. 
Generally Compliant: 

o The applicant states there will be no galleries or arcades provided. 
 
o UDO §4.10.4 (G) states buildings may use parapets and changes in parapet 

height or design in the roofline as viewed from any public street shall be 
required for any building that is wider that 100’.   
Generally Compliant: 

o The applicant states the roof will be a low slope single ply TPO 
membrane. TPO stands for thermoplastic polyolefin membrane. It is 
a thin, pliable covering installed on a structure to protect the roof 
against all types of weather. It is made from a mixture of rubber and 
plastic which combines the beneficial properties of both. It will not 
be reflective nor will it be visible from the ground level or any public 
street. The visible portion of the roof will be parapets made of EIFS 
and accent materials, as depicted on submitted elevations. The 
applicant uses changes in parapet height in the roofline. 
 

o UDO §4.10.4 (H) states that mechanical equipment shall be screened from 
view from the street and cannot be located between the building and the 
street. 
Generally Compliant: 

o The applicant has stated that all mechanical units will be on the roof. 
They will not be located between the street and the building. They 
will not be visible from the street. The roof plan is in the attachments 
for “Color Elevations & Drawings.” 

   
o UDO §4.10.4 (I) states garage doors and loading bays shall face an interior 

lot line alley or service drive and shall not face a street unless buffered or 
screened per the landscaping code in UDO §4.3. 
Generally Compliant: 

o The applicant has stated there are no garage doors or loading bays. 
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o UDO §4.10.4 (J) states signage shall comply with the standards in section 
4.6 and any applicable zoning district standards.  
Generally Compliant: 

o The applicant states that when the sign package is developed and 
finalized they will follow the guidelines set forth in the Town of 
Southern Pines UDO Section 4.6.   

 
IV. ATTACHMENTS PROVIDED BY THE APPLICANT: 

 
1. Application 
2. Deed 
3. Narrative Addressing Building Design Requirements per UDO §4.10.4   
4. Color Elevations & Drawings 
5. Site Plan 

 
V. TOWN COUNCIL ACTION: 

 
The Town Council should consider the purpose of an architectural compliance permit per 
UDO §2.26 and shall vote on whether the proposed application complies with the criteria 
per UDO §2.26 and the commercial building design requirements per UDO §4.10.4 as well 
as the planned development zoning district purpose and development standards per UDO 
§3.5.14. 
 
The Town Council may make one of the following motions or any alternative they wish: 

 
I move to: 

 
1. Approve AR-09-22; 

 
2. Approve AR-09-22 with the following conditions… 

 
3. Deny AR-09-22; 
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ARCHITECTURAL COMPLIANCE PERMIT 

PINEHURT SURGICAL CLINIC-MORGANTON PARK 
 

 
 

The Town of Southern Pines, Architectural Compliance Permit requires a Written Narrative, demonstrating 
compliance with UDO subsection 2.26.7 as well as UDO subsection 4.10.4 as a part of the narrative.   
 
  
The Southern Pines Unified Development Ordinance, Chapter 2, Development Processes identifies subsection 
2.26.7 Criteria and states that No Architectural Compliance Permit shall be approved unless the Town Council 
finds that: 
 

(A) Applicant is consistent with applicable Comprehensive Plan goals and policies 
 

(B) The application substantially conforms with the applicable multi-family or commercial design standards 
and other applicable provisions of the UDO, including the purposes of the zoning district in which the 
property is located; 
 

(C) The application is consistent with the applicable conditions of prior Development approvals; and 
 

(D) The development as proposed will be compatible with neighboring development and has mitigated 
potential conflicts.     

 
 

WRITTEN NARRATIVE 

 

The architecture of this building will be in compliance with the UDO and subsection 2.26.7 and subsection 4.10.4, 
with the exception of a waiver request from the Morganton Park Overlay District parking standards in order to 
increase the parking count based on building use (refer to # PD-10-21). This Architectural Compliance Permit 
review will be subject to the approval of the PDP that was before the Town Council on January 11, 2022.  This 
property will be the fourth building to be built within the Morganton Park North development and its architecture 
will complement the existing commercial properties in the immediate area.   
 
The building will also be subject to subsection 4.10.4 Building Design Requirements, which addresses Building 
Orientation and Entries, Building Dimensions, Building Materials and Windows.  The building is in a PDD and per 
Exhibit 4-15, the maximum spacing between building entries will be determined at time of Final Development Plan 
approval. Building dimensions require building and building segments not to be more than twice the building 
height. As for Building Materials, the exterior finish of the building walls is primarily comprised of brick and glass 
with accent materials comprised of no more than twenty (20) percent of the exterior.   
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The Southern Pines Unified Development Ordinance, Chapter 4, Development and Design Standards, subsection 
4.10.4 Building Design Requirements 
 

(A) Building Orientation and Entries 
 

1. The front of the buildings shall face and have the primary customer entry facing that street.  
Corner Lot buildings shall face and have the primary customer entry facing the higher order 
street, facing the corner or facing each street.  Buildings that extend the full depth of a block 
may be required to have entries on each street frontage. 

a. This project is zoned PD (Planned Development) within the Morganton Park North 
Development (MRO).  The building will be located between Carlisle Street, Pavilion 
Way and Patriot Way in the Morganton Park North development. The building will 
face toward the intersection of the recently constructed Pavilion Way and Patriot 
Way. This multistory building will have common entries and exiting to support 
multiple businesses with both entry and exiting requirements.  

 
2. Maximum spacing or distance between customer entries shall not exceed the standards 

established in Exhibit 4-16. 
a. Per the spacing chart this project is in a PDD (Planned Development District) which 

is the MRO (Morganton Road Overlay) and per maximum spacing chart, entry 
spacing to be determined at time of Final Development Plan approval. 

 
(B) Building Dimensions 

 
1. In CB and DTO districts, buildings or building segments shall be taller than wide. 

a) N/A project not in these districts 
 
 

2. In other districts, the width of buildings or building segments shall not be more than twice 
the building height. 

a)  Refer to the building elevations as no segment of the building is greater than     
twice the height or 76’ 
 

 
3. Building segments may be created through a combination of vertical features such as 

changes in material, building offsets, courtyards, changes in rooflines or architectural 
features that create the appearance of building segments.  

a) See answer #2 above 
 

4. Large scale retail structures shall comply with Section 4.10.6 
b) N/A  This is not a retail project/structure 

 
(C) Building Materials. The exterior finish of building walls shall be primarily comprised of brick.  Cementitious 

horizontal lap siding, textured concrete masonry, cast stone and stucco may be used for accents, provided 
that they cover no more than twenty (20) percent of the exterior walls, exclusive of doors and windows.  
The Permit Issuing Authority may approve:  Are in compliance, see elevations for material percentages. 
 

1. The use of alternative building materials that establish an equivalent appearance and have 
equal or greater durability.   

 
2. Alternative materials satisfying minimum building code standards on walls that are screened 

and not visible from any public street, walkway or residential zoning district. 
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3. Alternative materials satisfying minimum building code standards for structures located 
within a planned golf course development that are compatible with the development and 
the proposed location with the development. 

 

(D) Windows. 
 

1. Windows shall be glazed in non-reflective, clear glass. 
a. The windows for this building will be low-E (energy efficient) insulated clear glass. 

 
2. The following standards apply in the CB district.     

a. These standards are not applicable, as this project is in the MRO – Morganton Road 
Overlay District. 

 
 
 

End of Section
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Agenda Item 

To: Reagan Parsons, Town Manager 

From: Jennifer Hunt, Planner I  

Subject: AR-11-22 Morganton Park South – Outparcel 2 
(Walgreens & Heartland Dental Care)  

Date: May 10, 2022 

I. SUMMARY OF APPLICATION REQUEST:

Barry Byrd Architecture and Bradford Equities II, LLC on behalf of CPGKRE Pinehurst
Lowes Outparcels, LLC is requesting approval of an Architectural Compliance Permit for
a 6,760 square foot commercial retail building in the Planned Development zoning district
known as Morganton Park (internal file number MRD-01-13). See figure 1. The subject
property is located south of W Morganton Road on the west side of Patriot Boulevard. This
project consists of a single building with a Walgreens and Heartland Dental Care. The
Walgreens is approximately 2,500 square feet and Heartland Dental Care is approximately
4,250 square feet. The applicant states that the appearance and materials will be similar to
the existing shopping center at West Morganton Road.

II. PROJECT INFORMATION:

1. PARID 20200421; PIN 857100581716

2. Owners:
CPGKRE Pinehurst Lowes Outparcels, LLC
1330 St. Mary’s Street
Suite 100
Raleigh, NC 27605

3. Applicant / Agent:
(Applicant) Bradford Equities II LLC
106 Barrington Commons Court
Suite 726
Barrington, IL 60010

(Appointment of Agent) Barry Byrd, Barry Byrd Architecture
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Figure 1: Vicinity Map and Zoning Map for Subject Property Outlined in Red: 
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Figure 2: CLRP Future Land Use Map Designation Subject Property Outlined in Red: 
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1. Comprehensive Long-Range Plan Designation: 

The area is designated as traditional mixed use on the Future Land Use Map in the 
Comprehensive Long-Range Plan (CLRP). The Traditional Mixed Use designation 
applies to the Morganton Road area and to the Pine Needles area, identifying these 
as likely spots for mixed-use including an interconnected street network as found 
in traditional town development. No specific development intensity is implied by 
this designation. It simply indicates that such areas will be built to urban levels, 
will incorporate a variety of uses and will have a street network accommodating 
modes of travel beyond the automobile.  

 
2. Zoning: 

The parcel is currently zoned Planned Development (PD). See Figure 1. The 
approved PD is internal file number MRD-01-13. The “MRD” is now known as the 
“CDP” which is the zoning. The CDP zoning defers to the Town of Southern Pines 
UDO Section 4.10.4 for commercial architectural standards. The PD district is 
designed to accommodate mixed land uses, such as office, residential, service, 
commercial, public or private recreational Development.  

 
III. STAFF REVIEW: 

 
1. Review Process: 

Applications for Architectural Compliance Permits are reviewed pursuant to UDO 
§2.26.  
 

2. Application Review Dates: 
Application Submitted: April 11, 2022 
Application Complete: April 25, 2022  
Town Council Agenda Meeting: May 4, 2022  
Town Council Meeting: May 10, 2022  

 
3. Criteria for Review: 

When reviewing an application for an Architectural Compliance Permit, the Town 
Council shall approve, conditionally approve or deny the application based on the 
following criteria, as set forth in UDO §2.26.7: 

 
1. The application is consistent with applicable Comprehensive Plan goals 

and policies;  
2. The application substantially conforms with the applicable multi-family or 

commercial design standards and other applicable provisions of the UDO, 
including the purposes of the zoning district in which the property is 
located; 

3. The application is consistent with applicable conditions of prior 
Development approvals; and  

4. The development as proposed will be compatible with neighboring 
development and has mitigated potential conflicts. 
 

4. Staff Comments based on Commercial Building Design Requirements per 
UDO §4.10.4: 
This is for the proposed one story 6,760 square feet retail building. Staff has 
reviewed the project for compliance with UDO §4.10.4 Building Design 
Requirements. 
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o UDO §4.10.4 (A) states that the front of buildings shall face and have the 

primary customer entry facing that street.  Corner lot buildings shall face 
and have the primary customer entry facing the higher order street, facing 
the corner or facing each street.  Buildings that extend the full depth of a 
block may be required to have entries on each street frontage. Maximum 
entries for the GB zoning district between customer entries shall not exceed 
150’.  This 150’ may be increased for buildings located at least 40’ back 
from the sidewalk and buildings that have common entries serving multiple 
businesses. 
Requesting a Deviation: 

o The higher order street is W Morganton Road. The applicant would 
like the main entrance to face south towards the parking lot that is 
located on the west side of Patriot Boulevard. The applicant states 
the building faces inward due to the topography onsite. There is an 
existing building located in a similar location that also faces inward 
and the applicants would like to keep similar appearance. The 
spacing between the entrances is approximately 43 feet.  

 
o UDO §4.10.4 (B) states in other districts (other than CB and DTO districts), 

the width of buildings or building segments shall not be more than twice the 
building height. Building segments may be created through a combination 
of vertical features such as changes in material, building offsets, 
courtyards, changes in rooflines or architectural features that create the 
appearance of building segments.  
Generally Compliant: 

o The building height is approximately 25’ and the building width is 
approximately 86.’ The building segments created through changes 
in rooflines approximately every 45’ brings this building into 
compliance with our UDO.  

 
o UDO §4.10.4 (C) states the exterior finish of building walls shall be 

primarily comprised of brick. Cementitious horizontal lap siding, textured 
concrete masonry, cast stone and stucco may be used for accents, provided 
that they cover no more than twenty (20) percent of the exterior walls, 
exclusive of doors and windows. Wood and metal may be used as trim 
around doors and windows.  
Unclear:  

o The applicant does not state in their application the exact percentage 
of walls comprised by brick. Planning staff requested more 
information on April 18, 2022 in order to show compliance with 
§4.10.4 (C). The applicant labeled the building width and height, 
however did not provide percentages to show how much of the wall 
is comprised of brick. It is unclear and more clarification should be 
required by the applicant to provide the exact percentages and the 
basis for any deviation, as applicable.  

 
o UDO §4.10.4 (D) states (1) Windows shall be glazed in non-reflective, clear 

glass. (3) In other zoning districts (other than CB), windows and doors shall 
comprise at least twenty-five (25) percent of street-facing building façades 
between the elevations of two (2) and ten (10) feet above the grade of the 
building entry. 
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Unclear: 
o The applicant does not state if the windows will be glazed in non-

reflective clear glass. Planning staff requested more information on 
April 18, 2022 in order to show compliance with §4.10.4 (D). 
According to planning’s rough calculations based on the provided 
elevation (attached) the windows and doors comprise of more than 
25% of street facing building facades between two (2) and ten (10) 
feet above the grade of the building entry.  

 
o UDO §4.10.4 (E) states (1) Awnings are encouraged and may encroach 

over the sidewalk within the CB district and may encroach up to six (6) feet 
into any street side setback in other districts. (2) The minimum clearance 
between the lowest point of an awning and sidewalk shall be eight (8) feet.  
(3) Awnings shall be canvas or material of similar appearance and 
flexibility unless otherwise approved by the Town Council. Street facing 
awnings shall not be taller than six (6) feet unless specifically approved by 
the Town Council.   
Unclear: 

o The applicant shows in their proposed elevation on sheet R3 there 
are 11 total metal canopies on three sides of the building. The two 
larger canopies in the front with the width of 22’ is 4’ to 6’ over the 
sidewalk and the minimum clearance between the lowest point of an 
awning and sidewalk is over 8.’ The other 9 awnings canopy width 
is approximately 5.’ However, the minimum clearance between the 
lowest point of the awning and sidewalk of 8’ as well as how much 
it encroaches into the sidewalk is unclear. The applicant will need 
to clarify and the basis for any deviation, as applicable. 
 

o UDO §4.10.4 (F) states (1) Galleries and arcades are encouraged and may 
encroach up to six (6) feet into any street side setback but may not encroach 
into public right-of-way. (2) The minimum clearance for arcades and 
galleries shall be twelve (12) feet between the sidewalk and the ceiling of 
the gallery or arcade.  
Unclear:  

o There applicant does not address galleries and arcades at all, despite 
staff’s request by email on Monday, April 18, 2022. Clarification is 
needed.  

 
o UDO §4.10.4 (G) states in other districts (other than CB), buildings may 

use parapets with cornices, gable or hip roofs. Changes in parapet height 
or design, gables or other changes in the roofline as viewed from any public 
street shall be required for any building that is wider than one hundred 
(100) feet. For buildings that are wider than one hundred (100) feet, 
changes in rooflines shall be used to avoid uninterrupted planes of longer 
than two hundred (200) feet). Shingles or standing seam, non-reflective 
metal shall be used on all roofs visible public streets. Brightly colored roofs, 
such as intense blues, reds or oranges are prohibited.  
Generally Compliant: 

o The applicant shows the building is not wider than 100 feet. The 
changes in roofline occur approximately every 45 feet according to 
their elevation materials submitted. The metal used on the parapets 
is not brightly colored.  

AR-11-22 Old MPS Outparcel 2 May 2022 Town Council 6 of 25
Page 38 of 347



 
o UDO §4.10.4 (H) states that mechanical equipment shall be screened from 

view from the street and cannot be located between the building and the 
street. 
Generally Compliant: 

o The applicant states all mechanical equipment (HVAC units) will be 
located on the roof and shielded from view by parapet walls.  

 
o UDO §4.10.4 (I) states garage doors and loading bays shall face an interior 

lot line alley or service drive and shall not face a street unless buffered or 
screened per the landscaping code in UDO §4.3. 
Generally Compliant: 

o The applicant states there are no garage bays planned for this 
development. 

 
o UDO §4.10.4 (J) states signage shall comply with the standards in section 

4.6 and any applicable zoning district standards.  
Generally Compliant: 

o The applicant states in their narrative (attached) the signage is 
proposed on an EIFS (Exterior Insulation Finishing Systems) sign 
band on the front of the building, inward facing toward the parking. 
The sign as depicted is not being approved as part of this AR 
approval, and will be in accordance with the allowable square 
footage for this project and comply with our standards in UDO 
Section 4.6. A review of signage will occur when a sing permit 
application is submitted. 

 
IV. ATTACHMENTS PROVIDED BY THE APPLICANT: 

 
1. Application 
2. Deed 
3. Narrative Addressing Building Design Requirements per UDO §4.10.4   
4. Elevation & Drawings 
5. Site Plan 

 
V. TOWN COUNCIL ACTION: 

 
The Town Council should consider the purpose of an architectural compliance permit per 
UDO §2.26 and shall vote on whether the proposed application complies with the criteria 
per UDO §2.26 and the commercial building design requirements per UDO §4.10.4 as well 
as the central business zoning district purpose and development standards per UDO §3.5.8. 
 
The Town Council may make one of the following motions or any alternative they wish: 

 
I move to: 

 
1. Approve AR-11-22; 

 
2. Approve AR-11-22 with the following conditions… 

 
3. Deny AR-11-22; 
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EIFS (EXTERIOR INSULATION 
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Moore (Paint Color)
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Agenda Item 
 
   To:  Reagan Parsons, Town Manager 
 

From:  BJ Grieve, Planning Director 
     
Subject: PD-04-22: Planned Development District - Conceptual 

Development Plan for 42.2+/- acres on the north side of 
Camp Easter Road between Pine Barrens Vista and 
McDeeds Creek Road 

  
   Date:  May 10, 2022 

 
I. SUMMARY OF APPLICATION REQUEST: 

 
Mr. Pete Bogle of Bogle Firm Architecture, on behalf of Very Reverend John J. Forbes, 
VF, has submitted a Planned Development District – Conceptual Development Plan 
application pursuant to §2.18.4 of the Town of Southern Pines Unified Development 
Ordinance (UDO) to allow a private school, athletic fields, cemetery, rectory and religious 
institution as the permitted land uses. The subject parcels are currently zoned RE (Rural 
Estate).  The owner of the parcel identified as PIN 858315538280 (PARID 00038409) is 
listed as Michael F. Burbidge, Bishop of the Roman Catholic Diocese of Raleigh, North 
Carolina; and the owner of the parcels identified as PIN 858315635655 (PARID 00991755) 
and PIN 858315635197 (PARID 10001608) is listed as F. Joseph Gossman, Bishop of the 
Catholic Diocese of Raleigh. 

 
II. TOWN COUNCIL REVIEW & ACTION: 

 
On April 12, 2022 a public hearing was held by the Southern Pines Town Council regarding 
the proposed rezoning to PD-Planned Development. After opening the public hearing, the 
Town Council heard a brief presentation about the application from planning staff and 
planning staff distributed written comments that had been received prior to the hearing. 
The Town Council then heard a presentation by Mr.Pete Bogle on behalf of the applicants. 
Following Mr. Bogle’s presentation, Mr. Thomas Van Camp also spoke on behalf of the 
applicant. Three members of the public then spoke before Mr. Andy Petesch, speaking on 
behalf of the Curry family, requested a continuance due to the late hour and amount of 
detail provided in Mr. Bogle’s presentation. Those in attendance were given an opportunity 
to speak, and the Town Council heard from one additional member of the public before 
voting 5-0 to continue the hearing to May 10. Mr. Thomas Van Camp then spoke again. 
 
Details of the April 12, 2022 public hearing are available in the Town Council’s minutes 
of that meeting. A copy of Mr. Pete Bogle’s presentation to the Town Council, including 
the changes to the CDP presented at the April 12, 2022 hearing by the applicants, is 
attached to this report for the Town Council’s reference.  
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III. PLANNING BOARD RECOMMENDATION: 
 

On March 25, 2022, the Southern Pines Planning Board held a public hearing and heard 
from those in attendance regarding application PD-04-22. Planning staff presented a review 
of the St. John Paul Planned Development (PD) Conceptual Development Plan (CDP) 
application. Planning staff briefly reviewed the location of the subject property and general 
orientation of the proposed land uses in the CDP. Planning staff reviewed deviations from 
the UDO proposed in the CDP, additional project-specific design standards proposed by 
the applicants in the CDP, details regarding the Watershed Protection Overlay, parking, 
and a summary of agency comments.  
 
Following staff’s comments, Mr. Pete Bogle, the applicant’s representative, spoke to the 
Planning Board. Mr. Bogle presented information regarding the purpose and design of the 
proposed PD and the general nature of the two phases of development set forth in the CDP. 
Mr. Bogle responded to concerns raised by planning staff in the Planning Board staff 
report: 

1. Mr. Bogle agreed to limit built-upon area to 24%. 
2. Mr. Bogle proposed to reduce overall parking by sharing future phases parking 

with the 127 existing spaces and 20 future spaces that serve the St. John Paul 
School. 

3. Mr. Bogle offered the use of “grass pave” parking since churches use parking 
infrequently and vegetation in “grass pave” has a higher likelihood of survival 
than in higher turnover parking areas. 

4. Mr. Bogle suggested moving the footprint of the church closer to the school. 
 
Mr. Bogle discussed the presence of an easement on the west side of the property and the 
site design constraints created by the location of the easement. Mr. Bogle concluded by 
addressing the matter of parking and stating that the Archdiocese feels that they need one 
parking space per 2.5 seats. 
 
Following the applicant’s presentation, the Planning Board heard from approximately nine 
residents of Pine Barrens (a large-lot subdivision located west of the proposed PD), one 
attorney representing a resident of Pine Barrens, and two members of the general public  
who all expressed concerns with the proposed Planned Development. A summary list of 
concerns raised include: 

1. Proximity of the proposed land uses and parking lot to an area designated as 
“Rural Equestrian” on the CLRP Future Land Use Map. 

2. Inconsistency with Goal 5 in the CLRP: “G-5. Horse Country. Retain the aesthetic 
and functional characteristics of Horse Country.” 

3. Impacts of noise and traffic on horses in Pine Barrens.  
4. The slope of the property from east to west and runoff from impervious 

surfaces. 
5. Light pollution from the proposed land use. 
6. Negative impacts to the “horse lifestyle.” 
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7. Negative impacts to “horse country” and the economic impacts of developing 
horse country to other land uses. 

8. Traffic from the proposed land use. 
9. Future expansion of the proposed parking area and/or the proposed land use. 
10. Pollution. 
11. Concerns that a Planned Development with only “institutional” land uses does 

not contain an adequate mix of land uses, per UDO 3.5.14(D). 
12. Insufficiency of a 10’ planted buffer between the prosed driveway and the Pine 

Barrens property line. 
13. Inappropriate use of a Planned Development. 
14. Concerns that the application is being “fast tracked” since the Town Council 

hearing is already scheduled. 
15. Planning staff’s draft documents appear to support approval. 
16. Inconsistency with the description of the “Residential” Future Land Use 

designation because the school is k-8, not elementary and disagreement with 
Planning staff that “civic uses” includes religious institutions/places of worship. 

(Planning staff note: Following the Planning Board meeting, staff 
conducted some additional research, on definitions of “civic land uses.” 
Clearly the term means different things to different people in different 
places. There are many examples of places that consider churches to be 
“civic land uses,” such as Garner, NC1 and Austin, TX2, and examples of 
long range plans that consider “civic buildings” to include churches, such 
as Painesville, OH.3 However, there are some legal definitions of “civic 
use” found online4 that appear to restrict civic land uses to only 
governmental land uses like post offices, libraries, police stations, schools, 
parks, etc. The Southern Pines CLRP does not define “civic land uses” as 
referenced in the “Residential” Future Land Use designation, and the 
American Planners Association Planner’s Dictionary does not define the 
term. Chapter 3 of the UDO lists Religious Institutions (LBCS 6600) as by-
right (permitted) uses in Rural Residential (RR) and General Business (GB) 
zones. The Town Council may determine if Religious Institutions are an 
acceptable land use in the proposed Planned Development located in an 
area with a “Residential” Future Land Use designation.)  

17. Overall inappropriateness of the area of town in which the proposed PD is 
located. 

18. Desire for a much bigger buffer since McDeed’s Creek School has a 100’ 
buffer. 

19. Future complaints from churchgoers and students and parents at the school 
about smells and noises from working horse farms. 

20. Negative impacts to the tax contributions of horse people. 
 

1 637496785356700000 (garnernc.gov) 
 
2 zoning_landuse_chart.pdf (austintexas.gov) 
3 Microsoft PowerPoint - 2009-02-06 Painesville book - draft (govoffice2.com) 
4 civic use Definition: 116 Samples | Law Insider 
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Following public comments, Father John Forbes spoke regarding the church’s desire to be 
good neighbors and the history of how the catholic church came to acquire the property. 
Father Forbes shared that the Town of Southern Pines staff (in 2001) encouraged them to 
move outside of downtown to allow for future church growth. Father Forbes stated that 
there are many uses in the area with which he feels the proposed church and school are 
compatible, such as Belle Meade, McDeed’s Creek School and the Knollwood Planned 
Development and the Anglican Church. Father Forbes expressed thoughts about quality fo 
life including the practicing of religion. 
 
A period of back and forth discussion between representatives of the church and residents 
of Pine Barrens took place, with concerns, points and counter-points being raised by both 
sides. Pete Bogle, on behalf of the applicant, stated that the applicants were willing to take 
a closer look at the design of the CDP and may make further modifications to the CDP 
based on feedback received. 
 
Following public comment, the Planning Board closed the public hearing. The Planning 
Board discussed the issues raised during the hearing. Kim Wade shared thoughts regarding 
runoff and the character of the neighborhood. Cooper Carter shared thoughts regarding 
being guided by the CLRP and how the campus plan and school are consistent with the 
CLRP but the church is inconsistent. Cooper also discussed inconsistencies with policies 
in the CLRP regarding horse country. Lem Dowdy shared thoughts regarding the applicant 
stating that they will make changes to the proposal prior to the Town Council hearing. 
Coper Carter shared concerns with a lack of traffic information with the CDP application. 
After Planning Board discussion, two main concerns were determined by the Planning 
Board. The first concern was regarding compatibility with the adjoining rural equestrian 
land use, and inconsistency with Goal 5 in the CLRP. The second concern was regarding 
future phases and churches not being consistent with the “Residential” Future Land Use 
Designation. Following discussion, the Planning Board unanimously found the proposed 
CDP is inconsistent with the CLRP as stated in Attachment A to the staff report for PD-
04-22 as modified by the Planning Board. The Planning Board unanimously recommended 
denial of PD-04-22.   
 
Please find the signed Planning Board Resolution to Adopt a Written Recommendation 
for Conceptual Development Plan application PD-04-22 in the attachments section of this 
report.  
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Figure 1: Vicinity & Current Zoning Map (Subject Property outlined in Red): 
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Figure 2: Aerial Image Looking Northeast at Subject Property (February 25, 2022): 
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Figure 3: Proposed Conceptual Development Plan Layout (PD-04-22): 
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Figure 4: DRAFT REVISED Conceptual Development Plan Layout (Emailed to Planning Staff March 30, 2022): 
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Figure 5: 2nd DRAFT REVISED Conceptual Development Plan Layout (Presented at April 12, 2022 T.C. Hearing): 
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IV. STAFF REVIEW: 

 
A. Review Process: 

Applications for a Planned Development District (PD) are reviewed in accordance with 
UDO §2.18. Creating a Planned Development District is a three-step process including 
Conceptual Development Plan (CDP), Preliminary Development Plan (PDP) and Final 
Development Plan (FDP). The first step, CDP, is when the unique zoning standards to 
which the entire project will be subject in the future are established via a rezoning process. 
This application is for a CDP.   
 

B. Application Review Dates: 
• Prior to submittal of the CDP application, the applicants held a Neighborhood 

Meeting on January 25, 2022 in compliance with UDO §2.18.3(D). Adjacent 
property notification, meeting minutes, copies of materials presented and a sign-in 
sheet from the meeting are all attached to this staff report. 

• CDP Application Submitted: February 14, 2022 
• Application Deemed Incomplete: February 21, 2022 
• Application Deemed Complete: February 22, 2022 
• Notice of March 24, 2022 Planning Board Public Hearing: 

o Posted On-site: March 2, 2022 
o Mailed to Adjacent Property Owners: March 4, 2022 
o Newspaper Publication Dates: March 9 & 16, 2022 
o Posted on Town website: March 3, 2022. 

• Planning Board Regular Meeting: March 24, 2022 
• Notice of April 12, 2022 Town Council Public Hearing: 

o Posted On-site: March 2, 2022 
o Mailed to Adjacent Property Owners: March 21, 2022 
o Newspaper Publication Dates: March 30 & April 6, 2022 
o Posted on Town website: March 21, 2022. 

• Town Council Regular Meeting: April 12, 2022 (continued) 
• Town Council Regular Meeting: May 10, 2022 
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C. Criteria for Review: 
The criteria for review and approval of a Conceptual Development Plan (CDP) are found 
in UDO §2.18.4(H): 

  
Conceptual Development Plan 

1. The proposed PDD satisfies the criteria for a zoning map amendment established 
in this chapter; 

2. 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;  
3. The proposed Development is appropriate for the area of the Town in which it is 
 located; and  
4. The proposed Development will not generate the need for inefficient extensions and 
 expansions of public facilities, utilities and services. 

 
D. Staff Comments: 

 
i. Consistency with Goals and Policies of the Comprehensive Long Range Plan 

(CLRP): 
The subject property is designated “Residential” on the Future Land Use Map found 
in the 2016 Comprehensive Long-Range Plan. The “Residential” future land use 
designation is described in the CLRP as follows: 
 
“This designation encompasses the majority of Southern Pines’ residential land, 
providing for single-family and attached housing at development densities ranging 
from one unit per acre in areas that are less intensively developed to up to twelve 
units per acre in places that are clearly more urban. Elementary schools, civic uses, 
parks and neighborhood scale commercial services may be authorized through the 
rezoning process without amending the future land use map.” 
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The applicant has provided narratives addressing consistency of the proposed CDP 
with the Town’s Comprehensive Long-Range Plan. The applicant’s narratives are 
attached to this staff report.  
 

ii. Consistency with Criteria for a Zoning Map Amendment and for a Conceptual 
Development Plan: 
An application for approval of a Conceptual Development Plan (CDP) follows the 
procedure for a rezoning because the CDP document, once approved, will constitute 
the zoning of the subject properties.  
 
The criteria against which a CDP shall be reviewed are found in UDO §2.18.4(H). 
The applicants have provided a narrative addressing the criteria for a CDP per UDO 
§2.18.4(H) and a narrative addressing the criteria for a zoning map amendment per 
UDO §2.18.4(A). Copies of the applicant’s narrative documents containing their 
descriptions of the manner in which the project meets applicable criteria are 
attached to this staff report. 

 
iii. Deviations from Unified Development Ordinance (UDO): 

The proposed CDP proposes unique design standards, most of which equal or 
exceed the standards set forth in the UDO. The applicant has detailed all proposed 
modifications in Section 5.2.2 of the CDP. The following modifications are of 
particular interest for purposes of reviewing and considering the application: 
 

• Parking: The proposed Planned Development calls for 480 parking spaces 
to serve the large religious institution land use. The applicant states that this 
exceeds UDO Exhibit 4-6, but that exhibit is a minimum parking 
requirement, not a maximum. The applicants may propose as much parking 
as they choose for consideration by the Planning Board and Town Council. 
However, planning staff recommends capping parking in the CDP at a 
maximum of 1 space per 4 seats for a large religious institution, or utilizing 
a shared parking arrangement with the existing school parking. 

• Transportation (Streets): The proposed Planned Development makes clear 
that the internal transportation network may be built as private driveways, 
not public or private streets. 

• Sidewalks: The proposed Planned Development requires sidewalks 
connecting buildings and parking areas, but not connecting uses on the 
campus. This is a deviation from UDO 4.11.15(D) that would require 
sidewalks to connect all on-site activity centers.   

 
iv. Consultation with Technical Review Committee: 

At this time, the TRC is unable to provide further specific feedback because much 
of the proposed CDP is zoning standards, not specific design to review. Due to the 
lack of specificity in the CDP regarding future land uses, specific location(s) of 
land uses and overall site layout (i.e. parking circulation, etc.) the TRC must wait 
and review more specific plans submitted with future applications for Preliminary 
Development Plans.  
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v. Noteworthy Project Elements for Planning Board & Town Council 

Consideration: 
• The only allowed uses within the St. John Paul Planned Development are 

as follows, taken from Section 5.1 of the CDP: 
 

Primary Uses: 
o Private School (Pre-K through 8th grade) LBCS-6110, 6121, 6122, 

6125 
o Religious Institution (large church) LBCS-6600 
o Residential, single-family home (rectory) LBCS-1111 

 
Accessory Uses: 
o Administrative Services (associated with the school/church) LBCS-

2421 
o Athletic Fields / Tennis Courts / Playgrounds (associated with 

school/church) 
o Cemetery (accessory to religious institution) LBCS 6720 
o Temporary Uses (subject to UDO 5.18 and 5.22 with permitting) 
o Accessory Uses (subject to UDO 5.3) 

 
• The proposed Planned Development is located within the Little River Intake 

No. 2 Water Supply Watershed. Presently, all phases of development of the 
properties appear to involve built-upon area in excess of 24%. Rather than 
allocate 42.2 acres of exemption allocation to a project that appears to have 
a future built-upon surface of only 26.2% for the west parcel and 26.9% for 
the east parcel, planning staff recommends that Section 5.2.2 of the CDP be 
modified to restrict built-upon area to no more than 24% of the 42.2 acre 
Planned Development zoning district. 
 

• The western portion of the proposed Planned Development (Parcel ID 
00038409) is not presently annexed into the Town of Southern Pines. Prior 
to approval of a Preliminary Development Plan for development of “Phase 
II,” the subject parcel should be annexed into the Town of Southern Pines. 
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• The applicants have provided information regarding an access easement 
along the west side of the property that has a noteworthy impact on site 
design and the use of buffers along the west boundary of the Planned 
Development. 
 

• A Traffic Impact Analysis (TIA) is not required to be submitted with a 
Planned Development CDP application. General transportation planning 
information is provided on the CDP plan. A TIA will be required with each 
phase of development that will be reviewed individually as Preliminary 
Development Plans (PDP). 

 
• The proposed Parking Setback directly adjacent to the required 20’ Planted 

Buffer does not leave room for Vehicle Use Area Perimeter Landscaping 
which must be located with a planting area of no less than 10’, per UDO 
4.3.6(C)(2). Staff recommends maintaining the 20’ buffer to comply with 
UDO Exhibit 4-2 and adding 10’ between the buffer and the parking setback 
to accommodate perimeter parking standards.  

 
• Following the Planning Board meeting on March 24, 2022, Pete Bogle 

emailed planning staff a draft revised CDP layout plan, see Figure 4 above 
and attachments to this staff report. Mr. Bogle stated that he would present 
to the Town Council at their public hearing a list of changes made as a result 
of feedback at the Planning Board meeting. However, Mr. Bogle wanted a 
draft of a revised CDP to be available to the public, staff and Town Council 
as part of the staff report. 
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• During the April 12, 2022 Town Council public hearing, Mr. Pete Bogle 
presented a further revised draft CDP. A copy of this revised CDP, from 
Mr. Bogle’s presentation, is included as Figure 5 above. 
 

V. Cooperating Agency Review and Comments: 
A request for comments from agencies was emailed to representatives of the Town’s 
Technical Review Committee (TRC), the North Carolina Department of Transportation 
(NCDOT), U.S. Fish and Wildlife Service, the Regional Land Use Advisory Commission 
(RLUAC) and Moore County Airport on March 3, 2022. 
  

• Dagoberto JuarezPozos with NCDOT commented on March 4, 2022: “Due to 
the expansion of the site they will need to submit a driveway permit. We will 
also need to see a more detailed breakdown of the land uses. Maximum number 
of students and a more definitive church size so we can run a trip gen and see 
if (any) roadway improvements are triggered.” A copy of NCDOT’s comments 
are attached to this staff report. 
 

• John McNeill and Vagn Hansen with the Regional Land Use Advisory 
Commission (RLUAC) provided written comments via email on March 8, 
2022. A copy of RLUAC’s comments are attached to this staff report. 

 
VI. ATTACHMENTS: 
 

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

1. Planning Board Written Recommendation 
2. Draft Revised Campus Master Plan (Received via email March 30, 2022): 

a. Cover letter describing changes 
b. Revised Future Phases Plan 

3. Design Narrative and Design Guidelines 
a. CDP 
b. Existing Property Information 
c. Narrative Addressing CDP Criteria, UDO §2.18.4(H) 
d. Narrative Addressing Rezoning Criteria, UDO §2.18.4(A) 

4. Application and Support Documents 
5. RLUAC Comments 
6. NCDOT Comments 
7. Mr. Pete Bogle’s presentation from April 12, 2022 Town Council Public Hearing. 
 

VII. TOWN COUNCIL ACTION: 
A request for approval of a Conceptual Development Plan is a request for a rezoning. Per 
North Carolina General Statute 160D-605(a), when approving or denying a request for a 
rezoning, the Town Council shall also approve a statement addressing consistency with the 
Comprehensive Long Range Plan. Furthermore, per North Carolina General Statute 160D-
605(b), the Town Council must also approve a statement about the reasonableness of the 
rezoning. 
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To assist the Town Council, town staff have prepared the following draft motions for 
consideration, modification as necessary, and adoption: 
 
I move that after reviewing the proposed Conceptual Development Plan and the 
criteria for consideration of a Conceptual Development Plan, and after considering 
the comments received at the Town Council’s public hearing and the Planning 
Board’s written recommendation:  

 
1. The requested Conceptual Development Plan is inconsistent with the 

Comprehensive Long Range Plan and is not a reasonable request for 
rezoning for the reasons set forth in the written Planning Board 
recommendation attached to staff report PD-04-22;  
 

2. The requested Conceptual Development Plan is inconsistent with the 
Comprehensive Long Range Plan and is not a reasonable request for 
rezoning for the reasons set forth in the written Planning Board 
recommendation attached to staff report PD-04-22, and as modified by 
Town Council as follows: 
 

3. The requested Conceptual Development Plan is consistent with the 
Comprehensive Long Range Plan and is a reasonable request for rezoning 
for the following reasons: 

 
And, therefore, I move to:  
 

1. Deny PD-04-22. 
 

2. Approve PD-04-22 as submitted and as modified by the applicant in 
response to concerns raised by the Planning Board.   

 
3. Approved PD-04-22 as submitted and as modified by the applicant in 

response to concerns raised by the Planning Board and with the following 
modifications: 

 
 

PD-04-22 St. John Paul CDP May 2022 Town Council 16 of 203
Page 73 of 347



PD-04-22 St. John Paul CDP May 2022 Town Council 17 of 203
Page 74 of 347



PD-04-22 St. John Paul CDP May 2022 Town Council 18 of 203
Page 75 of 347



www.boglefirm.com   •   110 N. Main Street, Suite 200, Salisbury, NC  28144   •   704.638.2015 
 

BOGLE 
 

The                         Firm, PLLC 
Architecture  •  Planning  •  Consulting 

 
 
Subject: REVISIONS 
Project: St. John Paul II Catholic School & Campus Master Plan 
Date: 3.30.2022 
 

 
 
Town Council Members 
 
Our team wants you to know that we are diligently working on revisions to the CDP site plan 
based on the concerns we heard from neighbors and addressing the comments made by Planning 
Board.  The Planning Board unanimously voted to deny the CDP as presented, but discussions by 
the Board made it very clear that they believed that the uses shown on the CDP could be 
approved with the right site plan revisions. 
 
I’m attaching a DRAFT revision of the CDP site plan to show you where we’re headed.  We will 
have the final CDP site plan, with all required information, ready to present at your April 12th 
meeting.  For your information, during your preview of the project, here’s some of what we will 
be adjusting based on comments at Planning Board: 
 

▪ Increase setback along west property line 
▪ Agree to a 24% maximum impervious surface area for the entire site (no future 5/70 

exemption requests to increase above this amount) 
▪ Local church development closer to school to utilize school parking as overflow for church 

needs. 
▪ Connect church parking through school parking to provide connection to the existing 

driveway exit to Camp Easter Road at the far east end of the property. 
 
Thank you for your consideration and we look forward to presenting to you on April 12th. 
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1.0:  PURPOSE / SUMMARY:   
Request Rezoning for three parcels from RE to PD to establish zoning criteria for future 
development of the combined ±42.2 acre property and for the immediate purpose of constructing 
a New Classroom Building to replace mobile classroom units for St. John Paul II Catholic School. 

▪ Need for Rezoning:  Existing Pre-K through 8th grade school is non-compliant with current 
UDO, which only allows Elementary Schools within RE district.  In order to build a 
permanent Classroom Building and remove mobile units, property must meet current 
UDO standards.  Southern Pines Planning staff recommend rezoning to Planned 
Development (PD) as is consistent with the recently PD rezoned McDeed’s Creek 
Elementary School directly across Camp Easter Road from the St. John’s property.  PD will 
establish zoning criteria to direct future phases of development on the entire 42.2 acre 
property. 

▪ For clarity within this document: 
o “School Development” includes work proposed primarily on Parcel ID 10001608, 

which includes the existing St. John Paul II Catholic School facilities.  Athletic fields 
shown on Parcel ID 00038409 are included within School Development. 

o “Church Development” includes work proposed solely on Parcel ID 00038409 and 
involves church facilities, parking lots, and drives.   

 
▪ Development Phasing 

o Phase 1 – Immediate Need 
▪ New Classroom Building on previously prepared building pad 

• Expected Timeline = Completion within 2 to 3 years 
o Future Phases 

▪ Classroom Expansion Building adjacent to Phase 1 

• Expected Timeline = More than 10 years 
▪ Athletic Fields / Tennis Courts 

• Expected Timeline = 5 to 10 years 
▪ Church Facilities and parking 

• Expected Timeline = More than 10 years 
▪ New Rectory 

• Expected Timeline = 5 to 10 years 
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2.0:  PROJECT OVERVIEW:   
 
2.1 LOCATION 
The proposed development is located along Camp Easter Road between Pine Barren’s Court and 
McDeed’s Creek Road.  St. John Paul II Catholic School is the current major use of the site.  Minor 
uses include a Rectory, a former horse stable building being used as school administration offices, 
and an existing cemetery.  These parcels are within Southern Pines City limits and ETJ.  Utilities 
are available to the site and are currently run into the site to a prepared building pad for the 
Phase 1 Classroom Building project.  See Appendix 1, Property Information 
 
2.2 DEVELOPMENT VISION:   
Catholic School:  St. John Paul II Catholic School seeks to replace the mobile classroom units with a 
±56,000 square foot, permanent school building on the existing prepared building pad adjacent to 
the existing Activity building and expand their student population from 250 students to a 
maximum cap of 450 to 500 students (10 grade levels x 2 classrooms each).  This permanent 
classroom building was anticipated and shown on the Activity Building project which was 
approved and constructed in 2017.  Much of the infrastructure for the permanent classroom 
building was designed and installed as part of this most recent project (water/sewer/fire lines, 
stormwater management). 
 
Catholic Church:  Local Catholic Church leadership and the Roman Catholic Diocese of Raleigh see 
a need to respond to the continuing development in Southern Pines by building a larger church 
with seating up to 1,200 to accommodate the growing Catholic community. There is no 
established timeline for this new sanctuary and church campus 
 
The Phase 1 classroom building will add approximately 30 to 40 parking spaces along the existing 
drive aisles within the center of the site.  School traffic patterns will remain unchanged.  As needs 
arise and funding is met, a tennis court complex and playground improvements will be 
constructed within the site, with the closest portion of the tennis court being greater than 75 feet 
from the east property line. 
 
The future phase church facilities will be designed to present an architecturally attractive, large 
sanctuary building in view through the existing pine trees along Camp Easter Road. 
Administration, Classroom, and Parish Hall building(s) will be constructed of similar architectural 
detailing adjacent to the sanctuary, to establish a campus environment with potential fountains, 
wide sidewalks, formal landscaping, and other site appurtenances.  In order to improve 
contextual appropriateness to adjacent residential districts, Major and Minor buildings have been 
defined at a threshold of 7,000 sf with greater setback requirements for Major buildings. 
 
2.3 APPLICANT AND PROJECT TEAM:   
The applicant is St. John Paul II Catholic School.  Property Owner is the Roman Catholic Diocese of 
Raleigh.  Consultants on the CDP are Rhetson Companies and Bogle Firm Architecture. 
 
2.4 COMPLIANCE: 
All development within the site must adhere to the approved standards and conditions stated in 
this document.  As stated in UDO 3.5.14 “Development within a PD district shall occur in 
accordance with unique conditions and standards established during the rezoning process that 
may vary from those contained with other sections of the UDO.”  The conditions stated within this 
document shall supersede those established in the UDO.  Each phase of development must 
submit and obtain approval of a Preliminary Development Plan (PDP).  To the extent this 
document does not otherwise establish a development standard, the UDO standard in effect at 
the time of the application will apply. 
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3.0 CONCEPTUAL DEVELOPMENT PLAN APPLICATION, CHECKLISTS, & SUPPORT DOCUMENTS 
See separate document, Exhibit A 
 
4.0 EXISTING CONDITIONS 
 
4.1 EXISTING NATURAL FEATURES 
Existing trees and vegetation are the expected pine and hardwood mix typical to the area.  
Coverage on the west parcel is as expected for a former horse farm with scattered trees and no 
undergrowth.  The Rectory parcel is more densely wooded and contains understory trees and 
shrubs.  The existing School parcel is mostly open with clusters of trees around the perimeter and 
along the interior private road. 
 
Land is relatively flat with a natural grade flow from Camp Easter Road (southern border) to the 
northwest corner of the property.  High elevation is approximately 436’ at Camp Easter Road (at 
traffic circle).  Low elevation is approximately 418’ near the northwest corner.  Approximately 
1,400 linear feet separate high and low elevations.  
 
No streams, wetlands, or floodplains are present on the property.  The property is identified as a 
WS-III-P watershed area for the Cape Fear Basin, Little River Stream.  WS-III-P is defined by 
NCDEQ (15A NCAC 02B .0202) as “Moderately Developed” areas.  WS-III has two intensity levels 
with CA (critical area) having greater requirements and PA (protected area) having lesser 
requirements.   
 
Prevalent soil type is CaB (Candor fine sandy loam) with an average expected permeability of 6.0 
to 20 inches per hour, a typical high-water table of greater than 6 feet and bedrock of greater 
than 60 feet. (USDA Soils Survey of Moore County, NC).  Soils are generally highly permeable and 
well suited for underground stormwater control devices. 
 
Approximately 2/3 of the site is within an Active Red Cockaded Woodpecker Foraging Area.  
Construction of Phase 1, Classroom Building, and other development that does not remove any 
pine trees, will not require a Woodpecker Survey.  See letter from Dr. J. H. Carter, III & Associates, 
dated 22 October 2021.  Development of any portion of the site that proposes tree removal will 
require further surveys. 
 
4.2 EXISTING MAN-MADE FEATURES 
The property contains many existing man-made features, including the Catholic School, Rectory, 
and horse barn / office building.  Accessory structures include concession stand, dumpster pad / 
enclosure, playground canopies, and a storage shed (at horse barn).  Paved private drives with 
parking areas provide connection to Camp Easter Road.  A large, grassed area between the school 
and Camp Easter Road serves as both a baseball/softball and soccer field. 
 
School Development:  A building pad was prepared for the proposed Phase 1 Classroom Building.  
Stormwater calculations from the 2017 Activity Building project included impervious areas for the 
proposed Classroom Building.  Sanitary sewer, water, power, telephone/data, and gas services are 
available at or very near this existing building pad, ready for use.  The existing mobile classrooms 
will be removed once the Phase 1 Classroom Building is completed and occupied.  Utility 
capacities for the Classroom Expansion will be further explored during the future phase PDP. 
 
Church Development:  Stormwater control facilities will be constructed as needed and may 
include underground detention systems similar to those installed on the school property.  Utilities 
are available and existing on the existing School site.  Phase 2 extensions of water, sewer, power, 
telephone/data, and/or gas will be made either on-site or along Camp Easter Road, whichever is 
deemed more appropriate during the PDP for that portion of the work. 
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4.3 EXISTING LEGAL FEATURES 
Zoning information, property lines, rights-of-way, and easements can be seen on the Concept 
Development Plans, CDP1, CDP2, CDP3, and CDP4. 
 
Ownership and Property Information is included in Appendix A of this document.  Deeds are 
included in Exhibit A. 
 
Adjacent parcel information can be seen on CDP1. 
 
5.0 DEVELOPMENT CONDITIONS 
 
5.1 ALLOWABLE USES 
Uses within this PD will be limited to the following: 

▪ PRIMARY USES 
o Private School (Pre-K through 8th grade) LBCS-6110, 6121, 6122, 6125  
o Religious Institution (large church) LBCS-6600 
o Residential, single-family home (rectory) LBCS-1111 

▪ ACCESSORY USES 
o Administrative Services (associated with the school/church) LBCS-2421 
o Athletic Fields / Tennis Courts / Playgrounds (associated with school/church) 
o Cemetery (accessory to religious institution) LBCS 6720  
o Temporary Uses (subject to UDO 5.18 and 5.22 with permitting) 
o Accessory Uses (subject to UDO 5.3) 

▪ Other uses not listed here are excluded from this PD. 
 
5.1 LAND USE 
Land use areas are defined on the Conceptual Design Plan.  Uses from 5.1 shall be implemented 
within the areas outlined on this plan.  Accessory Uses are not limited to specified areas. 

▪ Total land area = ±42.2 acres 
▪ Existing Built-Upon Area = 9% Impervious 

 
Built-Upon / Impervious Areas are projected as follows at the completion of each phase as listed: 

▪ PHASE 1 Classroom Building = 12% Impervious Maximum 
▪ FUTURE PHASE Classroom Expansion and Tennis Courts = 15% Impervious Maximum 
▪ FUTURE PHASE Church Development = 30% Impervious Maximum 

o Note:  5/70 Exemption will be required for WS-III-P compliance once built-upon 
areas exceed 24%. 

 
5.2 DEVELOPMENT STANDARDS / ADDITIONAL DESIGN CONDITIONS 
In general, dimensional standards for the development including building heights, buffers, 
setbacks, and landscaping will follow the standard UDO unless modified within this document.  
Any modified standard in this document will supersede the UDO requirements. 
 

5.2.1 Basis:  Unless modified herein, development and design standards will meet the most 
restrictive requirement of the zoning districts adjacent to the development site (RE, 
RS3, FRR) 

 
5.2.2 Summary of PD Development Standards 

▪ Maximum Building Height:  2 stories + 35 feet to upper floor ceiling height.  
Buildings will have pitched roofs or parapets that face front and side yards. 

o More restrictive than 4.2.1(F) & (H) 
o Height of spires is unlimited and regulated per 4.2.1(I)   
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▪ Setbacks: 
o Front Yard = 40 feet from ROW / 70 feet from centerline of Camp Easter 

Road (RE) 
o Side Yard, West = 50 feet to Parking, 75 feet to Minor Buildings, 100 feet to 

Major Buildings (major/minor as defined by 5.15 = 7,000 sf) 
o Side Yard, East = 15 feet (RE) 
o Rear Yard = 30 feet (RS3) 

▪ Buffers:  
o Existing 18’ easement must be maintained along west property line.  Future 

development will improve this easement as a paved drive.    
▪ In order to maintain this easement, drive will run parallel within 

buffer.  Landscaping will be provided to screen drive. 
o Side Yard, West = 10 feet landscaped buffer from property line to drive 
o Side Yard, West = 20 feet landscaped buffer on east side of improved drive 

▪ Lot Size, Density, and Lot Width (per RE) 
▪ Landscaping:  per UDO requirements except as follows 

o Buffers for PDD as established above. 
▪ NOTE:  Proposed buffer at west property line is based on UDO 

Exhibit 4-2 buffer requirements between RE and GB.  Per UDO 5.15 
Supplemental Requirements for Religious Institutions only allows 
large Religious Institutions in GB district.  Thus, buffer required 
width is based on GB district. 

o Buffers will become required with development activity per parcel.   
▪ West buffer will be required with development of church and 

parking lot. 
▪ Phase 1 Classroom Building, Future Phase Classroom Expansion, 

and Tennis Courts do not require additional buffers but will require 
existing buffers to be maintained or replaced. 

o Landscaping for Vehicle Use Areas, per UDO 4.3.6 
▪ NOTE:  Added parking spaces at Existing Cemetery are below the 

5,000 sf threshold for Internal Parking Lot listed in UDO 4.3.6(B)(3) 
▪ NOTE:  Added parking spaces south of new Classroom Building are 

below the 5,000 sf threshold for Internal Parking Lot listed in UDO 
4.3.6(B)(3) 

▪ Off Street Parking: UDO Exhibit 4-6 shall apply with the following calculations and 
modifications 

o Elementary and Middle School = 1.175 spaces per classroom x 46 
classrooms (Phase 1 + Future) = 55 spaces required (no modification) 

o Bicycle Parking = 0.25 per classroom x 46 classrooms = 12 spaces 
o NOTE:  Provided parking spaces shown on CDP at school development = 

±160 spaces (125 existing). 
o Church Development:  Minimum number of spaces required by Diocese 

exceeds Exhibit 4-6.  Parking areas will be designed with curb and gutter as 
necessary to capture and control stormwater toward underground basins 
or similar stormwater control systems. 

▪ Lighting:  UDO 4.8 shall apply with the following modifications 
o School Development:  New lighting shall comply with UDO.  Existing lighting 

shall remain if unaltered by development. 
o Church Development:  New lighting shall comply with UDO and… 

▪ Parking lot lighting shall be full cut-off, dark-sky compliant, LEDs 
▪ Parking lot lighting shall be self-dimming with motion sensors per 

parking section (defined by landscape islands) – OR – Parking lot 
lighting shall be on timers set to come on at dusk and turn off at 
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11:00 PM.  Church reserves the right to leave lights on during 
special events as defined in Accessory Uses UDO 5.3. 

▪ Building mounted area lights facing adjacent properties shall be 
controlled with parking lot lights. 

▪ Building mounted area lights may provide illumination for security 
purposes within the site and are subject to UDO 4.8 

▪ Development / Building Standards:  UDO 4.10 shall apply unless modified by other 
sections within this document. 

▪ Transportation (Streets) UDO 4.11 shall apply with the following notes 
o Existing streets serving School Development were designed with the 

permanent Classroom Buildings in mind.  Traffic patterns will not be 
changed with School Development 

o Church Development will require further TIA during PDP phase of 
development.  As shown, the majority of traffic ingress and egress will be 
directed through the traffic circle on Camp Easter Road.   

o Distance between center of traffic circle and centerline of Improved Drive 
at west property line is approximately 565 feet.  Driveway permitting will be 
required per NCDOT during PDP phase of Church Development. 

o All streets shown on CDP are intended to remain as Private Streets. 
▪ 4.11.14(B):  Private drives do not serve multiple lots and therefore 

are not required to be built with the same standards and 
specifications as would apply to public streets. 

▪ 4.11.14(B) shall not apply to Deeded Easement access to 6 acre 
tract in northwest corner (Parcel ID 00038796) 

▪ 4.11.15(B):  Church development drives will comply as required. 
▪ 4.11.15:  Sidewalks will connect parking lots to the closest major 

building but will not be required to connect between uses except as 
shown on CDP. 

▪ Supplemental Conditions for Specific Uses (UDO 5.15 Religious Institutions) 
o 5.15.1(A):  PD shall allow Large Religious Institutions (seating capacity of 

largest assembly area greater than 250 seats). 
o 5.15.6 Setbacks for Large Religious Institutions:   

▪ To encourage construction of smaller scale buildings adjacent to 
residential properties in this PD, and in lieu of 3 story allowed by 
4.2.1(F) and 50 foot height allowed for Religious Institutions by 
4.2.1(H), this PD establishes setbacks and buffers for Major and 
Minor building sizes based on the 7,000 sf definition in 5.15.6. 

▪ Major Building:  Setback from Residential Property Line = 100 feet 
▪ Minor Building:  Setback from Residential Property Line = 75 feet 
▪ Buffers are as established above. 
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APPENDIX 1 
EXISTING PROPERTY INFORMATION: 

Property Information by parcel 
 

▪ School Property:   
o Property Owner:  Roman Catholic Diocese, Raleigh 
o Parcel ID:  10001608 
o Address:  2878 Camp Easter Road (school mailing address is 2922 Camp Easter) 
o Acres:  17.47 acres 
o Current Zoning:  RE 
o Current Use:  Pre-K through 8th Grade Private Catholic School, associated athletic 

fields, and existing cemetery 
o Watershed:  WS-III-P ; Basin = Cape Fear ; Stream = Little River 
o Property Description:  Existing property is located on the north side of Camp 

Easter Road between Pine Barrons Vista to the west and McDeed’s Creek Road to 
the east.  Structures consists of an existing Pre-K through 8th grade private 
Catholic School with Activity Building, mobile classroom buildings, athletic fields, 
out-buildings, and associated parking, drives, etc.  Civil drawings from the Activity 
building project (2009) included utilities and storm water control for planned New 
Classroom Building.  An existing cemetery is located in the northeast corner of the 
property.  The site is relatively flat with an overall slope from southeast to 
northwest and is located within the WS-III-P watershed. 

o Utilities:  The site currently has access to public water, public sewer, electrical, 
gas, telephone, cable, and internet services.  A building pad, sewer and water 
connections, and stormwater control were provided for the proposed new 
classroom building during the construction of the Activity Building.   

▪ The proposed development will not require any utility extensions. 
 

▪ Rectory Property: 
o Property Owner:  Roman Catholic Diocese, Raleigh 
o Parcel ID:  00991755 
o Address:  2952 Camp Easter Road 
o Acres:  3.91 acres 
o Current Zoning:  RE 
o Current Use:  Residential 
o Watershed:  WS-III-P ; Basin = Cape Fear ; Stream = Little River 
o Property Description:  Existing property is located on the north side of Camp 

Easter Road between Pine Barrons Vista to the west and McDeed’s Creek Road to 
the east.  Property is mostly wooded and structures consists of an existing large 
estate house that is currently being used as a Rectory by the Diocese. 

o Utilities:  The existing estate house currently has water, septic, electrical, 
telephone, cable, and internet services. 

▪ No development is proposed to this parcel and thus no utility extensions. 
 

▪ Former Horse Farm Property:  
o Property Owner:  Roman Catholic Diocese, Raleigh 
o Parcel ID:  00038409 
o Address:  2978 Camp Easter Road 
o Acres:  20.82 acres 
o Current Zoning:  RE 
o Current Use:  Existing offices above horse barn being used by school.  No other 

current use. 
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o Watershed:  WS-III-P ; Basin = Cape Fear ; Stream = Little River 
o Property Description:  Existing property is located on the north side of Camp 

Easter Road between Pine Barrons Vista to the west and McDeed’s Creek Road to 
the east.  Existing property was a former horse farm with one horse barn (offices 
above), a utility shed, scattered trees within open pasture area.  The existing 
horse barn / office  currently has water, septic, electrical, telephone, cable, and 
internet services. 

▪ No development is proposed to this parcel during this phase of work 
▪ Utilities are available along Camp Easter Road to be extended into the site 

as needed for future development of potential church facilities.  More 
study will be required to evaluate these if the diocese moves forward 
with development of this site. 
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APPENDIX 2 
CONCEPTUAL DEVELOPMENT PLAN CRITERIA: 

Responses to UDO Section 2.18.4(H) Conceptual Development Plan Criteria 
 

1) The proposed PDD satisfies the criteria for a zoning map amendment established in this 
chapter 

This CDP conforms to all applicable provisions of Chapter 2 of the Southern Pines 
UDO.  The narrative describes compliance and is further demonstrated by responses 
to UDO Section 2.17.9 Criteria for Zoning Map Amendments below. 

 
2) 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. 

This CDP seeks consistency with the goals and policies of the UDO by the following: 
a) The CDP district supports the existing St. John Paul II Catholic School and provides 

UDO compliant means for expansions through master planned and phased 
growth. 

b) The CDP limits the potential uses of the site to only those listed within the PD 
documents and establishes land areas where these uses may be expected to 
occur within the Concept Development master plans. 

c) The CDP establishes setbacks and buffers to minimize impact to adjacent 
residential properties. 

d) This CDP establishes these regulations and proposed development patterns in 
general and requires a PDP process for each of the development phases. 

 
3) The proposed Development is appropriate for the area of the Town in which it is located;  

The School Development portion of this CDP proposes expansion of the existing Pre-K 
through 8th grade school.  McDeed’s Elementary School was recently constructed 
directly across Camp Easter Road from the St. John Paul II site, thus supporting that 
area is appropriate for educational facilities.   
 
Development of a Catholic Church adjacent to the Catholic School is a reasonable and 
congruous use within the 42.2 acre total site.  The proposed future church facilities 
are an appropriate use within the developing residential zoned neighborhoods.  
Churches traditionally serve communities and thus are appropriately developed 
within growing residential areas.  Care will be taken to assure that the future church is 
developed with minimal adverse effects to existing residences. 
 
Camp Easter Road, the new traffic circle, and the planned extension road from the 
traffic circle, south, will be studied during the Church Development PDP to assure 
transportation support is adequate or to identify additional needs, remembering that 
traffic for Church use is heavy only at very limited times through the week, which are 
also generally times when other traffic is light. 

 
4) The proposed Development will not generate the need for inefficient extensions and 

expansions of the public facilities, utilities, and services. 
The site has access to public water, sewer, electrical, gas, telephone/data and other 
utilities currently being used on site by the Catholic School.  The proposed CDP will 
not require public utility extensions. 
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APPENDIX 3 
ZONING MAP AMENDMENT CRITERIA: 

Responses to UDO Section 2.17.9 Criteria for Zoning Map Amendments 
 

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

This CDP is consistent with the Comprehensive Plan – Southern Pines’ Vision (Chapter 2) 
▪ Natural resources will be protected, with sustainable growth and development:  

School development will be accomplished on the existing building pad, thus 
minimizing any loss of natural resources.  Church development will seek to 
maintain as many existing trees as is reasonably appropriate to the development 
needs.  Further woodpecker foraging area studies will be performed prior to 
Church development.   

▪ Economic development efforts will diversify employment opportunities and 
create a more sustainable local economy:  The expanded school will employ 
more teachers, but of greater impact is that the expanded school will provide 
additional private schooling options to help attract more families to seek jobs 
within the area.  Church development will have a similar economic affect. 

▪ Education opportunities will be available for residents of all ages:  Rezoning will 
allow for the construction of the new classroom building which will increase the 
total number of students which directly increases the education opportunities for 
Pre-K through 8th grade students.   

▪ Recreational opportunities meeting the diverse needs of residents will be met 
through public and private facilities and services:  Athletic fields are currently 
made available to outside groups who are connected to the school or Catholic 
community. 

▪ Goal G1 – Community Well-Being:  School Development will allow St. John Paul II 
Catholic School to serve more students, hire more teachers, and build a wider 
community of parents, supporters, and alumni.  Church Development will 
respond to the continuing development in Southern Pines by providing a larger 
church with seating up to 1,200 to accommodate the growing Catholic 
community.  These have direct positive impact on Community Well-Being.  

▪ Goal G2 – Natural Resources:  Construction of the New Classroom Building will be 
on a previously prepared building pad.  No trees will be removed for this 
proposed construction.  Church Development will seek to minimize loss of trees 
and will require more study to ensure that natural resources are carefully 
managed. 

▪ Goal G3 – Downtown:  The proposed CDP is not within the Downtown area. 
▪ Goal G4 – Neighborhoods:  School Development is built within the center of the 

existing campus and will have no adverse impact on neighboring properties.  
Proposed PD establishes setbacks, buffers, and landscaping requirements that 
minimize impact to neighbors for the Church Development phase.  Traffic studies 
will be performed during PDP of Church Development, bearing in mind that heavy 
traffic for a church happens at minimal hours each week and is generally during 
low traffic volume days and times. 

▪ Goal G5 – Horse Country:  The proposed CDP has no adverse to existing 
equestrian facilities.  Church Development is on land that was prepared for but 
not used as a horse farm.  The open pasture aesthetic of “horse country” will be 
reflected in the final campus design by maintaining perimeter trees and as many 
of the pasture trees as is reasonably conducive to the development goals. 
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▪ Goal G6 – Parks & Open Space:  The proposed CDP maintains large open spaces 
to be used as athletic fields, playgrounds, and other outdoor spaces for the 
school.  The existing cemetery will be a permanent open space.   

▪ Goal G7 – Golf:  N/A 
▪ Goal G8 – Mobility:  N/A 
▪ Goal G9 – Connections:  N/A 
▪ Goal G10 – Economy:  The expanded school will employ more teachers, but of 

greater impact is that the expanded school will provide additional private 
schooling options to help attract more families to seek jobs within the area.  
Church development will have a similar economic affect. 

▪ Goal G11 – Housing:  N/A 
▪ Goal G12 – Fiscal Health and Public Services:  The proposed School Development 

does not require extensions of any public utility or public services and therefore 
will not be a burden on municipal funds.  Church Development will require 
utilities to be run to the parcel.  These may be either private, on-site extensions 
or minor public extensions, whichever is deemed more appropriate during the 
PDP / engineering portion of the Church Development phase. 

▪ G-13 Growth:  The proposed School Development and Church Development will 
serve as a catalyst for growth of families considering a move to the area as both 
school and church will be able to serve a larger population. 

▪ G14 – Community Involvement:  N/A. 
 

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

▪ The proposed School Development is an expansion of the site’s current use.  The 
proposed rezoning to PD will not change the use, but instead will allow the 
existing school to replace their mobile classroom units with a permanent building 
and to expand the study body to their goal of 450 to 500 students, as was 
outlined by the school in their approved 2017 Activity Building project. 
 

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.  

▪ Adjacent property to the south of the site was rezoned PD for the new McDeed’s 
Creek Elementary School. 

▪ Church Development adjacent to the school is an appropriate connection of uses.   
▪ St. Joseph of the Pines, a large, Catholic-based senior living community owned by 

the Diocese, is located adjacent to the project site. 
 

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.  

▪ School Development will provide private education opportunities to more 
students within a permanent structure.  In comparison to the mobile classrooms 
currently being used, this new structure will be visually more attractive, will 
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provide greater safety for students, be more energy efficient, and provide a 
healthier interior environment for students and staff. 

▪ Church Development will provide worship opportunities to fit the needs of the 
growing Catholic population of the area.  Churches, by nature, promote the 
health, safety, and welfare of the community. 

▪ No historic or cultural places will be affected by the proposed development. 
 

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.  

▪ The planned growth of St. John Paul II Catholic School will allow provide private 
education opportunities to more students, thus serving a greater number of 
families to help meet the growing residential population in Southern Pines.  

▪ Future Church Development will respond to the growing Catholic population in 
the Southern Pines area.  

 
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.  

▪ Existing property is a total of approximately 42.2 acres.  Existing site Built-Upon / 
Impervious areas calculate to approximately 9%. 

▪ Built-Upon / Impervious Areas are projected as follows at the completion of each 
phase as listed: 

o PHASE 1 Classroom Building = 12% Impervious Maximum 
o FUTURE PHASE Classroom Expansion and Tennis Courts = 15% Impervious 

Maximum 
o FUTURE PHASE Church Development = 30% Impervious Maximum 

▪ Note:  5/70 Exemption will be required for WS-III-P compliance 
once built-upon areas exceed 24%. 

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

under state law.  
▪ None submitted. 

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

provisions herein for conditional zoning district rezonings, 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 range 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. 

▪ The proposed PD district does not increase the range of permitted uses on the 
site, rather limits the uses and adds control to the site based on the required 
master plan.  Therefore, a possible range of uses is not of concern. 
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APPENDIX 4 
CONCEPTUAL TRANSPORTION PLAN: 

Responses to Conceptual Transportation Checklist from UDO Appendicies 
 

 
A. The project boundary and the area surrounding the project that is included in the 

Conceptual Transportation Plan. 
See Overview Concept Plan, sheet CDP1 for graphics depicting CTP. 

 

B. Proposed transportation facilities within the project boundary including: 
1) Location and type of transportation facilities. Examples may include (but are not 

limited to) streets, sidewalks, bridges, shared-use paths and trails. 
See CDP1 for location of private drives, parking lots, and sidewalks 

2) Location and type of intersections where transportation facilities cross. 
See CDP1 for intersections.  Intersections on site are private and controlled with 
signage.  Connection to Camp Easter Road is discussed below. 

3) Location and type of stormwater management facilities that will serve proposed 
transportation facilities. 

See CDP1 for locations of existing and proposed stormwater management 
facilities.  Existing stormwater devices were designed with capacity to serve Phase 
1 Classroom Building.  Engineering will be submitted in PDP to verify.  Future 
stormwater devices will be of similar underground design, which are appropriate 
for the sandy soil types found on site and will be located within the general areas 
shown on CDP1. 

4) Identification of street classifications (arterial, collector, local, service, etc.). 
▪ All existing roadways are privately owned and in good condition. 
▪ Private Driveway:  Drive from Rectory to intersection at Camp Easter Road.  This 

section of roadway is primarily an access to the future Rectory, serves as the 
deeded easement for Parcel ID 00038796, and provides a secondary connection 
to Camp Easter Road from the rear Church Development Parking lots. 

▪ All other transportation facilities are privately owned connections from parking 
lots to existing privately owned, existing drives. 

5) Identification of ownership arrangement for proposed transportation facilities (public 
or private). 

Privately owned. 
6) For transportation facilities that are to be privately owned, information on long term 

maintenance and replacement of facilities. 
Maintenance of privately owned paved surfaces shall be the sole responsibility of 
the property owner. 

7) Estimated rights of way necessary for proposed transportation facilities. 
Deeded Easement, per description from deed, is 18 feet. 
No other rights of way are proposed for transportation facilities 

8) Cross-section illustrations with labelled dimensions of proposed transportation 
facilities. 

See CTP1, attached below. 
9) Identification and description of unique transportation elements to be utilized within 

the project. Examples may include (but are not limited to) complete streets, traffic 
calming, noise mitigation, public art, landscaping and wayfinding. 

See descriptions of buffering and easements in PD Design Guidelines. 
C. For proposed transportation facilities within the project boundary that deviate from the 

standard design requirements found in Chapter 4 of the UDO, clear identification of the 
deviation(s) and explanation of the purpose of the deviation(s). 
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No deviations.  All paved areas are private drives and parking lot access / drive 
aisles. 

D. Location of proposed connection points or "gateways" between project transportation 
facilities and existing or future community transportation facilities. Include a description of 
the reason for the selected locations as well as a discussion of compliance with basic 
transportation engineering concepts with regard to the selected locations. 

Existing connections to Camp Easter Road will remain at the traffic circle and 
approximately 825 feet east of the traffic circle. 
Existing connection to Camp Easter Road will be improved at the exiting deeded 
easement connection, approximately 565 feet west of the traffic circle. 

E. Route distances and approximate travel times from project gateways to common 
community destinations. Examples may include (but are not limited to) shopping centers, 
schools, parks, major employers and downtown. 

Site is roughly 3 miles North of Downtown Southern Pines, along Fairway and 
Midland Roads, with an approximate travel time of less than 5 minutes. 
Site is roughly 4.5 miles East of the traffic circle at US Hwy 15/501, along Aiken 
Road, Pee Dee Road, and Highway 2, with an approximate travel time of less than 
10 minutes. 

F. An inventory of existing community transportation facilities in the vicinity of the proposed 
development including: 
1) Location and type of facility, 

Primary arterial road = Camp Easter Road 
2) Connectivity to other community facilities 

Camp Easter Road / Fairway Drive provides connection to US Hwy 2 to the 
southwest (less than 2 miles), then connection to US Hwy 1 (less than ½ mile) to 
the east or connection to the traffic circle at US Hsy 15/501 to the west (3.5 
miles). 

3) Information on the condition and capacity of each facility 
Existing transportation facilities are in good condition.  A recent TIA was 
performed in association with the McDeed’s Elementary School site development 
by Kimberly Horn.  St. John Paul II Catholic School was interviewed as part of this 
TIA and reported their growth goals of a 500 student body prior to the design of 
the existing traffic circle. 

G. A description of entitled development projects in the vicinity of the proposed development 
that involve planned improvements to community transportation facilities. 

McDeed’s Creek Elementary School (PD district zoning) 
H. Planned improvements to community transportation facilities intended to mitigate 

impacts of the proposed development. Examples may include (but are not limited to) 
improvements to connectivity, safety, capacity and aesthetics. 

Improved connection to Camp Easter at existing deeded easement, including 
appropriate site triangles, pavement design, etc. 

I. If the timeline for completion of any portion of the transportation facility improvements 
associated with the project does not match the overall project timeline or phasing plan as 
set forth in the Conceptual Development Plan, a separate timeline or phasing plan for 
transportation facility improvements shall be included in the Conceptual Transportation 
Plan. 

School Development will not require any transportation facility improvements. 
Proposed transportation improvements will be implemented with the Church 
Development phase of the proposed CDP. 

J. Name and professional affiliation(s) of the individual(s) that prepared the CTP. 
Pete Bogle, AIA, LEED-AP 
Principal / Owner 
Bogle Firm Architecture, PLLC 
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Planned Development District 

Conceptual Development Plan  

 

EXHIBIT A 

 

Checklists, Applications and 

Additional Documentation 
 

Prepared for: 

  

St. John Paul II Catholic School 

Campus Master Plan 
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Checklists 
 

• PDD CDP Checklist 

• Appendix A – CDP Application Checklist 

• Appendix A – Conceptual Transportation Checklist 

 

Planned Development District 
Conceptual Development Plan 
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REQUIRED APPLICATION MATERIALS: 

_____ Application fee in the amount of $1,800.00. 

_____ Completed Application for a Planned Development District - Conceptual Development Plan signed by the 
applicant.  

_____ Appointment of Agent, if applicable, signed by the property owner(s) and the agent. 

____ List of Adjacent Property Owners: Please list all properties that are that are within two hundred (200) 
feet of the outermost boundaries of the subject property  (not counting streets, railroads or other 
transportation corridors).  Attach additional pages if needed.  No fewer than ten (10) property owners shall 
be notified by mail.   

_____ Deed copy to provide proof of ownership and property boundaries. 

_____ Written narrative: It is the responsibility of the applicant to demonstrate compliance with all applicable 
criteria.  Please address UDO §2.18.4(H) Criteria (1) through (4).  The list of criteria is attached. 

_____ Additional documentation:  Additional text and/or maps to demonstrate consistency with the approval 
criteria listed in UDO §2.18.4(H) Criteria (1) through (4). 

_____ Neighborhood meeting materials:  Submit copies of graphics presented at the meeting; a copy of the sign-
in sheet showing attendees; representations made by the Applicant regarding the proposed development; 
and a summary of public comments and responses. 

_____ PDD Conceptual Development Plan: One (1) full-size copy of a scaled drawing (1” to 100’) of the entire 
tract to be subdivided.  Please refer to the UDO Appendices to obtain plan requirements. 

_____ Nature of service:  Planned utility services and providers. 

_____ Drainage concept plan if applicable. 

_____ Conceptual Transportation Plan if applicable. 

_____ Electronic copy (PDF) of all application materials submitted to plan@southernpines.net.  

PLEASE SUBMIT ONLY ONE (1) COMPLETE SET OF ALL MATERIALS. 

REVIEW AND APPROVAL: 

1. Staff review:  Planning staff will review the application and notify the applicant if additional information or 
materials are needed.  

2. Public hearings:  The applicant is expected to attend a public hearing on the application before the Planning 
Board and before the Town Council the following month.  (Please refer to the Application Processing 
Timeline to determine the hearing dates.)  The Planning Board will recommend approval, conditional 
approval or denial to the Town Council.  The Town Council will consider that recommendation, as well as 
evidence and testimony presented, and approve, conditionally approve or deny the request. 

3. Approval:  Please see UDO §2.18.4(I) Effect of Approval.   

Planned Development District  
Conceptual Development Plan 
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PLANNED DEVELOPMENT DISTRICT CONCEPTUAL DEVELOPMENT PLAN 
APPLICATION CHECKLIST 

Process Overview 
 

 

 

 

 

 

 

Submittal Requirements* 
Please include the following information on all applications for a PDD Conceptual Development Plan.  If 

any of the information or required materials is missing or incomplete, the application will not be 

processed. 

PROOF OF OWNERSHIP – Filed deed, vendor’s lien, act of donation or tax assessment with 

legal description. 

DEVELOPOMENT NAME (if applicable) – The proposed name must be unique and not similar to 

an existing subdivision in the Town. 

NOTIFICATION MATERIALS – List of the owners of all property located within 200 feet of the 

perimeter of the property being rezoned and including not fewer that the 10 closest property 

owners. 

NEIGHBORHOOD MEETING RECORDS – Records shall include the following: 

a. Copies of graphics presented at the meeting; 

b. A copy of the sign-in sheet showing attendees; 

c. Representations made by the Applicant regarding the proposed development; and 

d. A summary of public comments and responses provided by the Applicant.  

PDD CONCEPTUAL DEVELOPMENT PLAN – Copies (4 full sized, 1 11” by 17” copy and digital 

copy) of scaled drawing (1” to 100’ or other scale approved by the Director) of the entire tract 

to be subdivided showing: 

a. property boundaries;  

b. a project location map at a scale of one (1) inch equals two thousand (2,000) feet or other 

scale approved by the Director;  

c. the location and right-of-way width of public streets and roads adjoining, providing access 

to, or crossing the property; 

d. the location and proposed functional classification of proposed public and private streets;  

e. the location and size of proposed development areas, their proposed uses, amount of 

development (maximum dwelling units for residential, maximum square footage of 

building area for non-residential) and proposed Built-Upon Area for each development 

 

Decision Making Body Review Recommend Decision 

Technical Review Committee X   

Director X   

Planning Board  X  

Town Council   X 

X = indicates required action 

● = indicates action that may be applicable based on potential impacts. 
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area if within Watershed Protection Overlay District; 

f. the location and area of common areas, open spaces and water bodies; 

g. the location of easements for pipelines, utilities, drainage or other purposes;  and 

h.  proposed phasing schedule for development and infrastructure and delivery of building 

lots, if applicable.  

□ NATURE OF SERVICES – Planned utility services and providers.  

□ DRAINAGE CONCEPT PLAN (if applicable) - see separate checklist. 

□ CONCEPTUAL TRANSPORTATION PLAN (if applicable) - see separate checklist. 

□ WRITTEN NARRATIVE - describing the application's consistency with the 

Conceptual Development Plan, the UDO, and any other applicable 

regulations. 

□ APPLICATION FEE – as specified in Appendix H. 

□ SIGNED APPLICATION – by the applicant or authorized agent.  A property 

owner authorized agent requires an affidavit giving permission to sign the 

application.   

□ ADDITIONAL DOCUMENTATION – Additional text and/or maps provided to 

demonstrate consistency with the approval criteria in section 2.17 of the UDO.   
*Additional information may be required.  Fees are subject to change.   
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CONCEPTUAL TRANSPORTATION PLAN CHECKLIST 
 

A Conceptual Transportation Plan submitted with a Conceptual Development 

Plan shall consist of text, photos, illustrations and maps as necessary to provide 

the following information: 

A. The project boundary and the area surrounding the project that is 
included in the Conceptual Transportation Plan. 

B. Proposed transportation facilities within the project boundary including: 

(1) Location and type of transportation facilities. Examples may include (but are not limited 
to) streets, sidewalks, bridges, shared-use paths and trails. 

(2) Location and type of intersections where transportation facilities cross. 

(3) Location and type of stormwater management facilities that will serve proposed 
transportation facilities. 

(4) Identification of street classifications (arterial, collector, local, service, etc.). 

(5) Identification of ownership arrangement for proposed transportation facilities (public 
or private). 

(6) For transportation facilities that are to be privately owned, information on long­ term 
maintenance and replacement of facilities. 

(7) Estimated rights of way necessary for proposed transportation facilities. 

(8) Cross-section illustrations with labelled dimensions of proposed transportation 
facilities. 

(9) Identification and description of unique transportation elements to be utilized within 
the project. Examples may include (but are not limited to) complete streets, traffic 
calming, noise mitigation, public art, landscaping and wayfinding. 

C. For proposed transportation facilities within the project boundary that deviate from the standard 
design requirements found in Chapter 4 of the UDO, clear identification of the deviation(s) and 
explanation of the purpose of the deviation(s). 

D. Location of proposed connection points or "gateways" between project transportation facilities and 
existing or future community transportation facilities. Include a description of the reason for the 
selected locations as well as a discussion of compliance with basic transportation engineering 
concepts with regard to the selected locations. 

E. Route distances and approximate travel times from project gateways to common community 
destinations. Examples may include (but are not limited to) shopping centers, schools, parks, major 
employers and downtown. 

F. An inventory of existing community transportation facilities in the vicinity of the proposed 
development including: 

(1) Location and type of facility, 

(2) Connectivity to other community facilities, 

(3) Information on the condition and capacity of each facility, 

G. A description of entitled development projects in the vicinity of the proposed development that 
involve planned improvements to community transportation facilities. 
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H. Planned improvements to community transportation facilities intended to mitigate impacts of the 
proposed development. Examples may include (but are not limited to) improvements to connectivity, 
safety, capacity and aesthetics. 

I. If the timeline for completion of any portion of the transportation facility improvements associated 
with the project does not match the overall project timeline or phasing plan as set forth in the 
Conceptual Development Plan, a separate timeline or phasing plan for transportation facility 
improvements shall be included in the Conceptual Transportation Plan. 

J. Name and professional affiliation(s) of the individual(s) that prepared the CTP.
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Application & Forms 
 

• PDD CDP Application 

• Applicant Signature Page 

• Appointment of Agent Forms (Bogle Firm & Rhetson) 

 

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

 
 

Planned Development District 
Conceptual Development Plan 

Application 
 

Fee: $1,800.00                    Date Received:  __________          Case No.: PD-____-____ 
 

St. John Paul II Catholic School & Future Church

2878, 2952, & 2978 Camp Easter Road, Southern Pines

858315538280, 858315635655, & 858315635197 00038409, 00991755, & 10001608

20.82, 3.91, & 17.47 acres RE

Pete Bogle, AIA - Principal/Owner - Bogle Firm Architecture

pete@boglefirm.com 704.638.2015

110 N Main St., Suite 200, Salisbury, NC  28144

Very Reverend John J. Forbes, VF

fr.john.forbes@raldioc.org 919.353.4960

300 Dundee Rd. Pinehurst, NC 29374

Luis Rafael Zarama, Bishop of the Roman Catholic Diocese of Raleigh, NC

Michael.Wengenroth@raldioc.org 919.728.7125

7200 Stonehenge Drive, Raleigh, NC  27613

Owner's Contact: Michael Wengenroth, AIA
Dir. of Property, Construction and Risk Management
The Catholic Diocese of Raleigh
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List of Adjacent Property 

Owners 

Planned Development District 
Conceptual Development Plan 
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St. John Paul Catholic School, Southern Pines 
Surrounding Property Owners List 

 
SJPCS Properties: 

A. 2978 Camp Easter Rd 

B. 2878 Camp Easter Rd 

C. 2952 camp Easter Rd  

Required List of Owners: 
(within 200 feet, minimum of 10) 

1. Knollwood Partners, LLC 
1010 Midland Rd 
Southern Pines, NC  28387 

2. County of Moore 
PO Box 905 
Carthage, NC  28327 

3. Benjamin Cramer 
2795 Camp Easter Rd 
Southern Pines, NC  28387 

4. William Johnstone 
2764 Camp Easter Rd  
Southern Pines, NC  28387 

5. Robert Pecha 
2741 Camp Easter Rd 
Southern Pines, NC  28387 

6. St Joseph of the Pines  
C/O Trinity Senior Living Communities 
17410 College Parkway, Ste 200 
Livonia, MI  48152 

7. Robert & Mary Carrington 
PO Box 1276 
Southern Pines, NC  28388-1276 

8. Robin Cummings 
265 Pine Barrens Vista 
Southern Pines, NC  28387 

9. Lloyd & Sheri Sullivan 
PO Box 406 
Southern Pines, NC  28388-0406 

10. James & Frances Current 
141 Pine Barrens Ct 
Southern Pines, NC  28387 

Secondary List of Owners: 
(beyond required notification range) 

A. Pineneedles Co Club Inc 
1010 Midland Rd 
Southern Pines, NC 28387-0088 

B. Stephen Gent 
420 Roundabout Rd 
Carthage, NC  28327 

C. Jonathan Drew 
635 McDeeds Creek Rd 
Carthage, NC  28327 

D. Sharon Hakas 
530 McDeeds Creek Rd 
Southern Pines, NC  28387 

E. George Rhodes 
150 Harmony Lane 
Southern Pines, NC  28387 

F. Lucy Miller – Arrowhead Farms 
2635 Camp Easter Rd 
Southern Pines, NC  28387 

G. Connemara Farm, LLC 
PO Box 336 
Pinehurst, NC  28370 

H. Pinehurst Area Realty, Inc.  
PO Box 1511 
Pinehurst, NC  28370 

I. Thomas McFadyen 
245 Woodland Drive 
Pinehurst, NC  28374 

J. Donald & Laurie Trexler 
PO Box 2288 
Southern Pines, NC  28388 

K. Peter & Corine Longanbach 
290 Pine Barrens Vista 
Southern Pines, NC  28387 

L. Peter & Joanne Mace 
PO Box 2605 
Southern Pines, NC  28388-2605 

M. Adam Kiker 
140 Aqua Shed Ct 
Aberdeen, NC  28315 
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Pete_30
Text Box
ACCESS EASEMENT TO 6.00 ACRE TRACT

BEGINNING at an iron stake, said stake being in the east line of the 18 feet wide Camp Easter Road and being the southwest corner of the above described 6.00 acre tract, running thence with the south line of the 6.00 acre tract, S 77 54' E 27.00 feet; thence S 50 06' W 37.77 feet to the east side of the 18 feet wide Camp Easter Road; thence with the east side of the Camp Easter Road N 4 55' 30.00 feet to the point of beginning, and being an easement across the Kelly Miller et al property.  Also conveyed is the right to use the 18 foot wide Camp Easter Road that extends from Aiken Road (S.R. No. 1853) northerly to the Camp Easter in the Pines Property.
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Parcel ID:  10001608
Current School property
2878 Camp Easter Road
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UPDATED SURVEY AND GIS SHOWS 17.47 ACRES
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Parcel ID:  00991755
Current Rectory property
2952 Camp Easter Road
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Former Horse Farm  property
SURVEY - May, 2012
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SURVEY - February 2007



 
 
 

 
 
 

Additional Documents 
…to demonstrate consistency with UDO 2.18.4(H) Criteria 1 - 4 

Planned Development District 
Conceptual Development Plan 
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Active Woodpecker Foraging Overlay
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Nature of Services 
 

• Power:  Duke Energy (on-site) 

• Water / Sewer:  Public (on-site) 

• Gas:  Piedmont Natural Gas (on-site) 

• Data: Multiple Available, Spectrum in use 

• Stormwater Management:  Existing capacity for Phase 1 

Classroom Building installed during previous projects 
 

  

Planned Development District 
Conceptual Development Plan 
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Former approved Civil plan to show Utilities & Stormwater for current CDP
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Former approved Civil plan to show Utilities & Stormwater for current CDP



 
 
 

 
 
 

Neighborhood Meeting  

Materials and Records 
 

• Invitation Letter & Mailing List 

• Sign-In Sheet 

• Graphics Presented 

• Representations made by the Applicant regarding the 

proposed Development 

• Summary of Public Comments and Responses 

• Resultant Directions / Decisions 

Planned Development District 
Conceptual Development Plan 
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St. John Paul Catholic School, Southern Pines 
Surrounding Property Owners List 

 
SJPCS Properties: 

A. 2978 Camp Easter Rd 

B. 2878 Camp Easter Rd 

C. 2952 camp Easter Rd  

Required List of Owners: 
(within 200 feet, minimum of 10) 

1. Knollwood Partners, LLC 
1010 Midland Rd 
Southern Pines, NC  28387 

2. County of Moore 
PO Box 905 
Carthage, NC  28327 

3. Benjamin Cramer 
2795 Camp Easter Rd 
Southern Pines, NC  28387 

4. William Johnstone 
2764 Camp Easter Rd  
Southern Pines, NC  28387 

5. Robert Pecha 
2741 Camp Easter Rd 
Southern Pines, NC  28387 

6. St Joseph of the Pines  
C/O Trinity Senior Living Communities 
17410 College Parkway, Ste 200 
Livonia, MI  48152 

7. Robert & Mary Carrington 
PO Box 1276 
Southern Pines, NC  28388-1276 

8. Robin Cummings 
265 Pine Barrens Vista 
Southern Pines, NC  28387 

9. Lloyd & Sheri Sullivan 
PO Box 406 
Southern Pines, NC  28388-0406 

10. James & Frances Current 
141 Pine Barrens Ct 
Southern Pines, NC  28387 

Secondary List of Owners: 
(beyond required notification range) 

A. Pineneedles Co Club Inc 
1010 Midland Rd 
Southern Pines, NC 28387-0088 

B. Stephen Gent 
420 Roundabout Rd 
Carthage, NC  28327 

C. Jonathan Drew 
635 McDeeds Creek Rd 
Carthage, NC  28327 

D. Sharon Hakas 
530 McDeeds Creek Rd 
Southern Pines, NC  28387 

E. George Rhodes 
150 Harmony Lane 
Southern Pines, NC  28387 

F. Lucy Miller – Arrowhead Farms 
2635 Camp Easter Rd 
Southern Pines, NC  28387 

G. Connemara Farm, LLC 
PO Box 336 
Pinehurst, NC  28370 

H. Pinehurst Area Realty, Inc.  
PO Box 1511 
Pinehurst, NC  28370 

I. Thomas McFadyen 
245 Woodland Drive 
Pinehurst, NC  28374 

J. Donald & Laurie Trexler 
PO Box 2288 
Southern Pines, NC  28388 

K. Peter & Corine Longanbach 
290 Pine Barrens Vista 
Southern Pines, NC  28387 

L. Peter & Joanne Mace 
PO Box 2605 
Southern Pines, NC  28388-2605 

M. Adam Kiker 
140 Aqua Shed Ct 
Aberdeen, NC  28315 
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The following graphics were presented at the Neighborhood Meeting.  All slides are included here in compressed form.  A copy of the full PDF presentation is available upon request.
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BOGLE 
 

The                         Firm, PLLC 
Architecture  •  Planning  •  Consulting 

 
 
Subject: Neighborhood Meeting Agenda 
Project: St. John Paul II Catholic School Classroom Building / Master Planning 
Date: 1.25.22 
 

 
Neighborhood Meeting Agenda 

6:30 PM  -  January 25, 2022 
 
 

▪ Welcome & Introductions John Donohue / Deb Lawson 
o Project Team 

▪ St. John Paul, II School 

• John Donohue, Principal 

• Deb Lawson 

• - 
▪ Rhetson Construction:   

• Tony Bornhorst, Project Manager 
▪ Bogle Firm Architecture:   

• Pete Bogle, Principal Architect 

• Rory Gabriel, Project Architect 
o Video 

 
▪ Purpose / Need John Donohue / Deb Lawson 

 
▪ Master Planning / Project Update Pete Bogle 

o Slideshow Presentation 
o Progress Update – Next Steps – Estimated Timeline 

 
▪ Question / Answer Session All 
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St. John Paul II Catholic School 
a case statement and feasibility report 

 

 

 
 

 2021- 2024 

This document includes the history and future path of St. John Paul II Catholic School in 

Southern Pines, NC. Included in this report are vetted feasibility and case data alongside 

project plans for both the future of our school and the development of the property located 

on Camp Easter Road in Southern Pines. 
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ACCESS EASEMENT TO 6.00 ACRE TRACT

BEGINNING at an iron stake, said stake being in the east line of the 18 feet wide Camp Easter Road and being the southwest corner of the above described 6.00 acre tract, running thence with the south line of the 6.00 acre tract, S 77 54' E 27.00 feet; thence S 50 06' W 37.77 feet to the east side of teh 18 feet wide Camp Easter Road; thence with the east side of the Camp Easter Road N 4 55' 30.00 feet to the point of beginning, and being an easement across the Kelly Miller et al property.  Also conveyed is the right to use the 18 foot wide Camp Easter Road that extends from Aiken Road (S.R. No. 1853) northerly to the Camp Easter in the Pines Property.
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Page 1 of 2 

www.boglefirm.com   •   110 N. Main Street, Suite 200, Salisbury, NC  28144   •   704.638.2015 
 

BOGLE 
 

The                         Firm, PLLC 
Architecture  •  Planning  •  Consulting 

 
 

Subject: Neighborhood Meeting – 01/25/22 

Project: Saint John Paul II Catholic School CDP 

Date: 01/26/22 
 

 
The purpose of this meeting was to present the CDP, help familiarize the neighbors with the 

proposed short and long-term master plan, and to address any concerns. 

Light Pollution 

• How will the impact of light pollution be minimized? 

o Landscaping will be planted, and/or berms will be constructed as required. 

• Will the Phase II athletic fields have lighting? 

o That level of detail is outside the scope of this CDP. 

Traffic 

• Has a traffic impact analysis been completed? 

o The school was contacted during the design phase of the new traffic circle. 

The designers were informed that St. John Paul could have a maximum of 

450 to 500 students. 

o In the future, if the Diocese proceeds with Phase II for the future church 

facility, a new TIA would be required.  This is outside the scope of this CDP.  

Construction 

• Please comment on the school construction phasing and its effect on traffic. 

o Construction will have to occur while the school is both in and out of session. 

o Fortunately, the school has a lot of open area for delivery, storage, and 

staging.  Additionally, no work is expected on the different utility lines. 

• Please comment on the site utilities. 

o For the school, the utilities were installed to accommodate the new school 

when the original work on the site was done. 

o For the future church, new utilities will need to be run to the site at that time. 

• What is the expected cost of the building and how much money has already been 

raised? 

o School construction cost is expected to be between $8 and $10 million. 

o While the school hasn’t begun any serious fund-raising campaign, it already 

has approximately $3 million.   

• Please comment on tree removal in Phase II (church). 

o In Phase I (school), the site is already prepared, and no trees will be 

removed.  An environmental consultant was contacted, and it was 

determined that a RCW survey was not needed. 

o In Phase II, trees will have to be removed to accommodate new 

construction.  All work will be done in coordination with an RCW survey 

analysis.  Trees will be replanted per the local code.   
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Church and School 

• What is driving the number of Phase II parking spaces? 

o 500 spaces are projected for the church lot.  This number is defined by the 

Diocese of Raleigh. 

• Please comment on the St. Anthony of Padua church. 

o St. Anthony’s has approximately 1,200 families but the chapel can only 

accommodate 300 people. 

o If the school ever proceeds with Phase II and a new church is built, the 

existing in town St. Anthony’s church will be closed, and the site sold. 

• After construction on the school is completed, how long before it is expected to 

reach full capacity? 

o The school is currently at full capacity with 221 students and must turn away 

approximately 40 prospective students each year.  It’s expected to take 3 

years before the school could reach its new 450 student capacity. 

• Please comment on the hiring of new teachers. 

o The school receives many unsolicited applications from highly qualified 

teachers for positions on its staff.  Unfortunately, the school does not have 

any additional capacity to take on new people.   

o A new teacher can only be hired once a minimum class size has been 

reached.  This way, the number of teachers grows proportionally with the 

number of students. 

Easement 

• Will any school/church traffic be directed along the easement road? 

o There is no plan to make use of the easement. 

o The connection between the Phase II parking lot and the easement will be 

removed. 

• Can the easement be removed? 

o The usage rights to the easement belong exclusively to the property owner 

of the 6 acre tract at the north end of the easement.   

o The easement can only be removed if the owner of that 6 acre tract 

establishes another legal connection to a public way and if that owner 

petitions to have the easement removed – or if the Diocese purchases the 

tract and combines it with the horse farm parcel. 

• What are the schools plans regarding the fence? 

o The school will reach out to the diocese to either repair or remove (most 

likely) the portions of the fence that are on the diocese property. 

Miscellaneous 

• Can a school be built on a site (this site) that is zoned as RE? 

o UDO matrix allows Elementary School use with a Conditional Use.  Existing 

school was approved as a Pre-K through 8th grade school under a previous 

UDO. Expansion of this use requires compliance with the current UDO. 

• One neighbor brought up his concern of how his property value and the tax base 

could be affected. 

• How will the neighbors learn about future meetings? 

o Signs will be posted, and information will be published on the internet. 

o The next scheduled Town Council meeting is March 3rd. 

PD-04-22 St. John Paul CDP May 2022 Town Council 105 of 203
Page 162 of 347



St. John Paul II Catholic School Master Site Plan, Neighborhood Meeting 6:30 PM - January 25, 2022 

Welcome & Introductions & Overview (John Donohue)  

Attending: 

Project Team ▪ St. John Paul II Catholic School  • John Donohue, Principal • Deb Lawson, Director of Institutional 

Advancement • Robert Evanila, Asst. Communications 

Rhetson Construction: • Tony Bornhorst, Project Manager 

Bogle Firm Architecture: • Pete Bogle, Principal Architect • Rory Gabriel, Project Architect 

Fr. Forbes, Campaign Administrator, Sacred Heart Parish, Fr. Kane St, Anthony’s Parish 

Additional Signed-In Neighbors/Attendees numbering 13 

 

Donohue touched on his background as an educator and principal and codified the purpose of the meeting as an 

opportunity within the set process to gain useful feedback and input from our neighbors before submitting a master 

site plan to the Town of Southern Pines.  

Donohue similarly touched upon the excitement for the prospects of the school, the desirability of the area and the 

2922 Camp Easter Road location, as well as the team’s hope to develop the property in a way that respects the 

character of Southern Pines, the neighborhoods nearby, and all of its residents.  

Donohue stated that the current, temporary units that constitute the school’s academic buildings house 222 

students, putting the school at capacity.  He categorized the need for a new building as imminent, explaining the 

rolling numbers of prospective students whom they’ve had to deny entry based upon space (30 – 40 per year in 

previous years). (3 per week in 2021-2022 as per Evanila)  Donohue explained that SJPII is a parochial school, part 

of The Diocese of Raleigh,a mission of St. Anthony’s parish, that aims to address the growing need for classical 

Catholic education in our area with a school building that can house more than double the current student body. 

 

Video – Following introductions and a welcome to our neighbors, Principal Donohue presented a school marketing 

video as part of his overview to our guests which outlined the need for a new facility via student and staff 

commentary; a video that likewise gave insights into daily life at the school.  Sports, music, academics, art, religion, 

worship, leadership, students, teachers, etc. 

 

Bogle shared site plan visuals/ renderings of the lot/s and existing buildings, phase 1 plans, future phase 

possibilities, mock-ups of the school building design, motion mock-ups, preliminary floor plans, the deed, sections of 

the SJPII Capital Campaign feasibility study, and other pertinent layouts and excerpts throughout his presentation. 

Bogle mentioned having worked on several projects in the area and partnering with Rhetson to do the master 

planning for the proposed SJPII facility. 

Bogle explained that, like the adjacent McDeeds elementary property, the town of Southern Pines had made the 

SJPII property/ies  non-conforming parcel/s that would require a site-specific rezoning to expand, a conditional 

district overlay (CDP).  As part of this process, the master plan to be submitted to the town needed to contain all 

targeted and possible future possibilities for development, despite the fact that SJPII is only presently seeking the 

phase 1 school expansion by way of a permanent academic building.  He reiterated that the plan need identify all 

current and possible future uses.  He likewise paraphrased the notion as plans showing both what will happen and 

“what could happen.” 

• NOTE ADDED BY BOGLE FIRM:  PETE BOGLE USED THE WRONG TERM DURING THIS PORTION 

OF THE PRESENTATION.  REZONING APPROACH WILL UTILIZE A “PD” PLANNED DEVELOPMENT 

APPROACH AND NOT A “CD” CONDITIONAL DISTRICT SINCE CD OVERLAYS ARE RESTRICTED TO 

THE USES PERMITTED IN THE UNDERLYING ZONING DISTRICT. 
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Bogle explained the SJPII site plan as three pieces of property 

• Flagship Property (Rectory) 

• School (SJPII Catholic School) 

• Horse Farm (current location of additional SJPII offices) 

Bogle identified “phase 1” plans as the plan for the upcoming, permanent school building to replace the existing 

temporary units. He reviewed that it would be 56000 square feet, enough space for two classes in every grade, a 

chapel, two stories, and that the grounds already included almost all of the needed infrastructure to this phrase 1 

end. He specifically used drainage/runoff results as examples to illustrate. 

Bogle noted that the existing plans for the new school building would require construction throughout the school 

year after they break ground and that the phase 1 plans show the new building overlapping a portion the temporary, 

modular units where school currently takes place.  He noted that at least a portion of the temporary building would 

need to be removed for the construction to begin.  This led to some brief, extempore discussion with the audience 

that seemed to clarify the urgency of the school building plan. Bornhost underscored the point, noting that the SJPII 

property is currently at the limit to the number of temporary units the town will allow on the land. 

Bogle showed graphics for a future phase that could include a new St. Anthony’s church building and new church 

parking lot (for 500) on the parcel now referred to as the horse farm. Bogle referred to this layout as a conceptual 

plan, when asked for clarification from the audience, and he explained that these future phase additions of a 

possible church building, new lot, new athletic fields, a new rectory, and the possible future additional expansion of 

the classroom building, were plans only drawn up to meet the rezoning purposes/requirements of the present goal, 

phase 1 only.   

Fr. Forbes noted a local legal requirement for a certain number of parking spaces per seats in a church.  Fr. Kane 

noted that St. Anthony’s current building was a 300 seat church for 1200 parishioners.  Fr. Kane and the team also 

clarified to the audience that the new church building represented on the future phase was to replace the existing St. 

Anthony’s building in Southern Pines and not somehow exist in addition to that church. 

Bogle stated that the purpose of meetings like this was to address any concerns on a conceptual plan before 

sending it to the Town of Southern Pines. He noted that the future phases are the malleable ones where there might 

be adjustments made to meet neighbor concerns and for which future meetings would also be held. 

Bogle noted that the “right-to-use” on the 18’ easement to access our neighbors’ 6 acre tract adjacent (easement = 

undeveloped road alongside the horse farm section), a right having applied to those neighbors for years, as 

provided in the deed, would remain in effect.  Several audience members inquired as to if there was anything the 

teams invested in this process could do to curtail use of that easement by others who had not retained this “right.” It 

was indicated that, by and large, curtailing wrongdoers was not within the purview of the teams present. 

When asked, Bogle clarified that they were not currently seeking a PDP as it related to future phase.  He conveyed 

next steps as : 

• Scheduling CDP presentation to the town,  

• PDP for the phase 1 school building itself 

• Public meeting (March 3rd at the earliest) 
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Concerns shared by the audience, during and following Bogle’s presentation, included: 

 

• Light pollution from the proposed lot on the future phase. 

• Noise pollution from the proposed church and lot on the future phase. 

• Additional, unwanted traffic using the easement. 

• Designed points of ingress and egress leading directly to the easement, as shown on the future phase, 

adjoining the proposed church parking lot. 

• The existing poor state of the easement. 

• The possibility of additional school car-line lengths stretching out onto Camp Easter Road. 

• The existing poor state of a fence near the easement. 

• Getting DOT approval for new traffic flows so near the existing traffic circle. 

• Possible future phase light pollution from additional or augmented athletic fields.  Bogle clarified that athletic 

field lights were future phase and not phase 1. 

• A parent in the audience inquired as to phasing of the construction and site use during that time.  Bornhorst 

estimated a ten-month construction period that would take place while school was in session. Donohue 

agreed. 

• A guest asked about a break-ground date.  Lawson characterized the date as funding-dependent.  The 

follow-up question was asked, what portion of phase 1 would be paid for by the church/diocese, and while it 

seemed clear that individual donors do come from both, the the school was responsible for raising the entire 

amount themselves. When asked, Bornhorst estimated the cost at between $8M -$10M and Lawson verified 

that the current capital campaign targeted an $8M goal. 

• A guest asked how quickly SJPII thought it would fill the additional seats in the phase 1 building.  Lawson 

estimated a three-year period before getting back near the new capacity.  That same guest asked if there 

was enough teacher interest in the SJPII School to make the plan work. Donohue clarified that SJPII was a 

sought-after destination for local teachers for multiple reasons. Evanila clarified that there was already an 

applied math to ensure there would not be students without teachers or teachers without students. 

• There were questions about the utilities to support the phase 1 school building.  Bogle clarified that all 

utilities had been planned for and installed in advance where possible. 

• Some guests wished to see a traffic impact analysis for all phases before lending any support. While one 

guest later conveyed understanding that such studies would take place, again, later in the process if 

possibly pursuing a future phase; however, she gently eschewed the previous traffic study referred to by 

Lawson (who claimed the study accounted for both the phase 1 new school building and 300 residences that 

came to the area), the guest stating that the proposed capacity for the phase 1 building is not the capacity 

represented on the town’s website.  Post-meeting, this guest further clarified her concern as relating to 

additional traffic volume in the area, near her home on the McDeeds side, and as a safety issue given 

nearby speed limits. 

• Impact of the future phases on local property values, particularly SJPII’s closest neighbors; some of that 

impact as related to loss of trees in the area and light pollution from the proposed future phase parking lot.  

There was no second mention of possible noise pollution during the questions about impact to property 

values.  One guest, a “constituent of the pine barrens,” noted that for many of the properties we were 

speaking about, their value represented a large portion of the town’s property tax base. 

• Disruption of traffic flow and noise during actual construction of any phase. 

• One audience member cordially asserted a disagreement as to whether land originally zoned RE (rural 

estate) could have a church building added to it. The gentleman’s contention was that only school buildings 

could be added. Bogle and Lawson assured the guest that a church building was permitted. The guest 

politely disagreed and seemed unconvinced when departing some time after.  The ensuing conversation 

attempted to clarify for all involved the differences between CDP and PDP zoning as explained by Bogle.  
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The layman’s terms breakdown that closed that portion of the discussion was Bogle referring to CDP as 

what could be and PDP as what has to be.   

o NOTE ADDED BY BOGLE FIRM:  GUEST WAS CORRECT THAT RELIGIOUS USE IS NOT 

ALLOWED AS CURRENTLY ZONED IN RE.  RELIGIOUS USE COULD BE APPLIED AS PART 

OF THE PD REZONING. 

• There was a recurring concern that lending support to the master site plan at the CDP stage while it includes 

such a detailed future phase design would, in essence, push through the future phase without any meetings, 

stopgaps, or due process come some later date. Bogle noted that even with a future phase in this master 

site plan, it would not curtail the requisite studies and meetings should the future phase design ever be 

pursued. 

• Loss of trees. 

• Impact on wildlife. 

 

Bogle addressed many of the questions, pointing out town requirements for berms and landscaping across the 

whole of newly developed property that should mitigate the issues about the fence, some of the presumed light 

pollution, and noise. Bogle levied the possibility of removing the two future phase points of ingress and egress to the 

easement from a parking lot to address some of the traffic concerns.  

 

Bogle noted that there might be an additional easement on the far side of SJPII’s easement belonging to others. If 

so, it would be an easement with which his firm would not be aware. While no one could say for certain, this was 

one of the possibilities noted to address a claim by a neighbor that a surveyor had indicated to her, there was a 

single easement straddling two properties. Lawson and Bogle maintained that this was not the case. 

Evanila noted on paper that, questions aside, only two of the concerns expressed by neighbors during the meeting 

had to do with phase 1.  Car-line length, and disruption during constriction. 

Bogle and Donohue thanked guests for attending and remained, along with other master site plan team members, 

breaking out into smaller groups to answer individual audience questions after the group meeting drew to a close. 
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• CDP1:  Overview Concept Plan 

• CDP2:  Existing Campus Plan 

• CDP3:  Phase 1 Campus Plan 

• CDP4:  Future Phase Campus Plan 
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CDP1-01 OVERVIEW CONCEPT PLAN
SCALE:  1" = 100'-0" @ E-SHEET
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CDP2 EXISTING CAMPUS PLAN
SCALE:  1" = 60'-0" @ E-SHEET
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CDP3 PHASE 1 CONCEPT DEV. PLAN
SCALE:  1" = 60'-0" @ E-SHEET
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CDP4-01 FULL CONCEPT DEV. PLAN
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* 6250 Raeford Road * Fayetteville * NC * 28304 *  Office: (910) 398-3743  * director@rluac.com * 

RLUAC 
Regional Land Use Advisory Commission 

 

TOWN OF SOUTHERN PINES COURTESY REVIEW 

 

Case: PD-04-22 – Conceptual Development Plan 

Location: 2978 Camp Easter Road 

PIN#: 858315538280, 858315635655, and 858315635197 

 
 

March 8, 2022 

 

Following a review of the above referenced Conceptual Development Plan by the RLUAC 

staff and Board of Directors, and recognizing that our findings are non-binding on the 

Town of Southern Pines, the RLUAC Board of Directors finds that: 

 

• The southern portion of the site is designated as Critical to Protect in the Fort Bragg 

Compatible Use Rating system due to its location within  an active red-cockaded 

woodpecker foraging area.  

 

• The entire site is designated as Important to Protect in the Fort Bragg Compatible 

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

drainage area (Mill Creek HQW Management Area). 

 

Active red-cockaded woodpecker foraging areas are designated as Critical to Protect 

because the loss of their habitat in the region, regardless of specific location, has the 

potential to impact Fort Bragg’s military mission. If the cumulative loss of habitat outside 

of the installation causes a significant impact to the viability of the species in the region, 

the use of critical training land on Fort Bragg may be restricted to ensure that the 

installation fulfills its environmental protection obligations. This would occur as the result 

of an increased requirement to preserve habitat for this federally designated endangered 

species, which, in the past, has severely limited certain types of training activity on Fort 

Bragg. Constrained training capabilities, in turn, can have a significant impact on military 

readiness and the sustainment of Fort Bragg’s mission. 

 

With the proximity of known red-cockaded woodpecker clusters, RLUAC encourages the 

applicant to have this property surveyed by personnel experienced in management and 

monitoring of the species prior to the removal of any mature pine trees. The protocol can 

be obtained at: https://www.fws.gov/ncsandhills/pine_tree_removal.html The results of 

this survey can be sent to the US Fish and Wildlife Service office located in Raleigh, NC, 
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* 6250 Raeford Road * Fayetteville * NC * 28304 *  Office: (910) 398-3743  * director@rluac.com * 

ATTN: John Hammond, for review. The applicant is also encouraged to preserve as many 

mature pines and as much contiguous undisturbed forested land on the site as possible 

within the defined foraging area. 

 

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

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

development of the site on the watercourses that comprise the Mill Creek High Quality 

Waters Management Area. Maintaining the integrity of important environmental assets 

contributes to the overall compatibility of our region with Fort Bragg’s environmental 

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

missions. Beyond the potential environmental impact of the proposed development, the 

nature of the use proposed for the site does not present any additional compatibility 

concerns with regard to military training or operations.    

 

Thank you for allowing RLUAC to review this case. 

 

John K. McNeill, Chairman 

Vagn K. Hansen II, AICP, Executive Director 
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1

BJ Grieve

From: Cindy Williams
Sent: Friday, March 4, 2022 11:32 AM
To: BJ Grieve
Subject: FW: [External] PD-04-22 St. John Paul II Catholic School
Attachments: PD-04-22 PB PHN - Agency Comments.pdf

 
From: JuarezPozos, Dagoberto <djuarezpozos@ncdot.gov>  
Sent: Friday, March 4, 2022 11:05 AM 
To: Cindy Williams <CWilliams@southernpines.net> 
Cc: James, Janet R <jrjames2@ncdot.gov> 
Subject: RE: [External] PD-04-22 St. John Paul II Catholic School 
 
Cindy, 
 
Due to the expansion of the site they will need to submit a driveway permit. We will also need to see a more detailed 
breakdown of the land uses. Maximum number of students and a more definitive church size so we can run a trip gen 
and see if nay roadway improvements are triggered.  
 
Thank you, 
 
Dago 
 
Dagoberto Pozos, P.E. 
Assistant District Engineer 
Division 8 District 2 
 
910-944-7621   Office 
djuarezpozos@ncdot.gov 
 
902 North Sandhills Blvd. 
Aberdeen, NC 28315 
 

 
  
Email correspondence to and from this address is subject to the 
North Carolina Public Records Law and may be disclosed to third parties. 
 

From: Cindy Williams <CWilliams@southernpines.net>  
Sent: Thursday, March 3, 2022 9:43 AM 
To: Archie Daniel <adaniel@southernpines.net>; Cindi King <CKing@southernpines.net>; Cory Albers 
<calbers@southernpines.net>; David Byrd <DByrd@southernpines.net>; James Michel <JMichel@southernpines.net>; 
Ken Skipper <KSkipper@southernpines.net>; Maurice Holland <mbholland63@gmail.com>; JuarezPozos, Dagoberto 
<djuarezpozos@ncdot.gov>; ncsandhillsrcw@fws.gov; Pete Campbell <director@rluac.com>; ISTRE, RONALD 
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2

<ristre@southernpines.net>; Scotty Malta <smalta@moorecountyairport.com> 
Cc: BJ Grieve <BJGrieve@southernpines.net>; Cindy Williams <CWilliams@southernpines.net> 
Subject: [External] PD-04-22 St. John Paul II Catholic School 
 
CAUTION: External email. Do not click links or open attachments unless you verify. Send all suspicious email as an attachment to 
Report Spam. 

 
Good morning, 
 
Please review the attached Notice regarding a proposed Conceptual Development Plan for St. Jon Paul II 
Catholic School and respond with any comments or concerns at your earliest convenience. 
 
Thank you. 
 
Sincerely, 
 
Cindy Williams, CZO 
Planning Department 
Town of Southern Pines 
801 SE Service Road, Southern Pines, NC 28387 
(910) 692-4003 
 
 

 
Email correspondence to and from this sender is subject to the N.C. Public Records Law and may be disclosed to third parties. 
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ADJUSTED CDP SITE PLAN

Adjustments made based on 
comments from Planning Board 
including:
• Location of Church Development
• Reduction of New Parking
• Addition of 100’ Buffer / Setback
• Revised on-site Traffic Flow
• Maximum 24% Impervious
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Findings from Planning Board:
1) Planning Board supports immediate school development purpose of 

constructing new classroom building to replace mobile classroom units.
2) Planning Board sees need for rezoning to address inconsistency with the 

UDO that only allows Elementary Schools in the RE District
3) “Church Development” on west parcel represents an Overall Development 

Pattern that is inconsistent with the goals and policies of the 
Comprehensive Long Range Plan, most notably Goal 5 which is the 
retention of the aesthetic and functionary characteristics of Horse Country.

4) Scale, Location, Buffering issues of the future church development “could 
be inconsistent with the residential future land use designation.”

5) Proposed development’s scale may be inappropriate for the area of town 
in which it is located, and is concern particularly about the impacts on 
traffic Camp Easter Road and surrounding properties.”

Answering Planning Board’s Identified Findings:
1) Is the future Church Development inconsistent with CLRP, Goal 5 

pertaining to Horse Country?
2) Is the Church Development Scale, Location, and Buffering inconsistent with 

the CLRP residential future land use designation?
3) Is the scale of the future Church Development inappropriate for the area 

of town based on TRAFFIC along Camp Easter Road?
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Pine Barrens

StJP2 School

Rural Equestrian Definition
This designation provides for large-lot residential/equestrian use, 
with property sizes generally ranging upward from five acres per 
parcel. Land uses under this designation include single-family 
residential, along with those other ancillary uses normally 
associated with horse farms, the keeping of large animals or other 
small-scale agricultural pursuits.

Is the future Church Development inconsistent with CLRP, Goal 5 pertaining to Horse Country?

Light Green = 
Rural Equestrian
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Pine Barrens

StJP2 School

CLRP Definition
Horse Country: That area to the east and northeast of Southern 
Pines, extending from Weymouth Woods, through the ETJ and 
into unincorporated Moore County, characterized by large estates 
and an overall dedication to equestrian use, culture and activities.

Is the future Church Development inconsistent with CLRP, Goal 5 pertaining to Horse Country?
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Current Long Range Plan from GIS

Is the future Church Development inconsistent with CLRP, Goal 5 pertaining to Horse Country?

StJP2 Property

Rural Equestrian

Rural Equestrian 
and Horse Country
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Pine Barrens

StJP2 School
G-5. Horse Country. Retain the aesthetic and functional 
characteristics of Horse Country. 

P-5. Horse Country. Ensure new growth and development in 
Horse Country is compatible with existing Horse Country use 
and design characteristics by: 
a. Engaging equestrian organizations and property owners; 
b. Coordinating with Moore County, land trusts and others 

on effective land use strategies;
c. Coordinating with NCDOT, Moore County and Fort Bragg 

on appropriate transportation strategies, such as 
greenway and trail development in coordination with 
roadway enhancements; and

d. Minimizing public investment in infrastructure that 
promotes inappropriate urban encroachment.

Is the future Church Development inconsistent with CLRP, Goal 5 pertaining to Horse Country?
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Pine Barrens

StJP2 School Revised CDP Site Plan is not inconsistent with CLRP Goal 5 based 
on the following:

• StJP2 land is not identified as either Rural Equestrian or Horse 
Country as defined by the CLRP.

• Adjusted CDP Site Plan includes a 100’ setback and planted 
buffer to visually screen and physically separate future Church 
Development from the existing Rural Equestrian designated 
parcels within Pine Barrens.

• Function of Horse Country:  Church development with 100’ 
planted buffer & setback provides more protection to the 
function of horse country than is currently established at a 
recently built riding arena which is 175 feet from Camp Easter 
Road, with no buffer and few trees.

• Existing topography and natural vegetation provides additional 
visual separation as seen in these images…

Is the future Church Development inconsistent with CLRP, Goal 5 pertaining to Horse Country?
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Function:  Riding Arena built 175’ from Camp Easter Road ROW.  One line of mature pine 
trees separating riding arena from road.  Pasture fencing within 75’ from the road edge.

75’

175’
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Pano from west edge of proposed parking

VISUAL SEPARATION - EXISTING
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Pano from existing easement looking into Pine Barrens – at pondPD-04-22 St. John Paul CDP May 2022 Town Council 128 of 203
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Pano from existing easement looking into Pine Barrens – at Currey HousePD-04-22 St. John Paul CDP May 2022 Town Council 129 of 203
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At west boundary of proposed parking area, looking toward Pine Barrens
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Images along existing Easement, at proposed 
parking lot connection, looking into Pine Barrens.
Existing trees, grade change, pond area.
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Images along existing Easement, at proposed 
parking lot connection, looking into Church Site.
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My Volvo S90 parked in 
western parking area, 
viewed from proposed 
drive connection at existing 
easement.

100’ Buffer extends roughly 
to top of rise.
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From existing easement / 
property line, looking 
toward Mace House

±950 feet from shown 
Church location to Mace 
house
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From 100 feet into site, 
viewing toward Currey 
house.

±450’ from Currey house to 
Athletic field where shown.

PD-04-22 St. John Paul CDP May 2022 Town Council 136 of 203
Page 193 of 347



From 100 feet into site, 
parallel to front of Church 
Development, viewing 
toward Currey house.
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PANO from same spot - 100 feet into site, 
parallel to front of Church Development, 
viewing toward Currey & Mace house.
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Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?
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Adjustments made based on 
comments from Planning Board 
including:

• Location of Church Development 
shown at >500’ from Camp Easter 
Road – in line with adjacent 
school buildings

• Addition of 100’ Buffer / Setback

Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?
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Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

100’ buffer

Residential

McDeed’s
Creek Elem.
PD district
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Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

CLRP Future Land Uses from GIS

StJP2 Property

Traditional Mixed Use

Residential
Low-Density 
Residential

Rural Equest.

Residential

Golf

Parks / Open

Commercial
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Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

CLRP Future Land Uses from GIS

Knollwood Tract
Mixed Use 
Residential and 
Commercial

Belle Meade 
Neighborhood

Pine Barrens

Commercial McD Elem.

Warrior 
Woods
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Belle Meade:
Nestled on almost 100 acres in Southern Pines, North Carolina, Belle 
Meade is a nationally- accredited Life Plan Community (continuing care 
retirement community) with a healthy, enriched lifestyle devoted to 
wellness and personal growth. Select from 48 spacious homes and 
cottages or 172 lavish apartment residences in a gated, resort-style 
community in a distinctive location reflective of healthy living

172+48 = 220 dwelling units / 100 acres = 0.45 acres per dwelling unit

Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?
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Belle Meade:
Nestled on almost 100 acres in Southern Pines, North Carolina, Belle 
Meade is a nationally- accredited Life Plan Community (continuing care 
retirement community) with a healthy, enriched lifestyle devoted to 
wellness and personal growth. Select from 48 spacious homes and 
cottages or 172 lavish apartment residences in a gated, resort-style 
community in a distinctive location reflective of healthy living

172+48 = 220 dwelling units / 100 acres = 0.45 acres per dwelling unit

The density and scale of Belle Meade exceeds the density and scale of 
the proposed Church Development on the StJP2 west parcel.

Belle Meade and StJP2 are both identified under the same Residential 
land use in the CLRP Future Land Use Plan.

Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

Belle Meade 
Neighborhood

StJP2
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Knollwood Tract / McDeed’s Creek Elementary / Planned Housing
• PD zoning district – Mixed Use, 558 acres

2012 Original PUD
• Planned Unit Development (PUD) approved in 2012
• PUD stated 900 Residential Units in 2012 (single fam., hotel, aptm…)
• 450,000 sf of Commercial Retail and Office, Resort, Rec.

2017 Updated to PD
• PD application 2017 – Added an Elementary School to Use Matrix

“The elementary school would be a permitted use in the MUA-2 area on ±37 acres 
and if an elementary school is developed no combination of residential, hotel or 
assisted living units could exceed 800 units. The MUA-2 area would include 600 
residential units, but with the addition of an elementary school that would be 
reduced to 500 residential units. The 700 hotel rooms would reduce to 500 rooms 
and assisted living units would reduce from 300 to a maximum of 250 units. Mr. 
Koontz said development will occur in phases with a projected fifteen (15) year 
buildout.”

Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

McDeed’s Creek Elementary
• PD zoning district
• 118,500 sf (Moore Co. Tax 

Office)
• 800 students
• 89 employees (school 

website)
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Neighborhood: Zoning from Southern Pines GIS
Adjacent and Neighboring Zoning includes PD, RS-3, FRR-CD, NB, I
Nearby Zoning includes large areas of RR.  Large Religious Institutions are allowed in RR

Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

Current UDO ZONING from GISPD-04-22 St. John Paul CDP May 2022 Town Council 147 of 203
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Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

CLRP Future Land Uses from GIS

Knollwood Tract
Mixed Use 
Residential and 
Commercial

Belle Meade 
Neighborhood

Pine Barrens

Commercial McD Elem.

Warrior 
Woods

Revised CDP Site Plan / Church Development 
Scale, Location, and Buffering is consistent 
with the CLRP future land use AND current 
land uses AND current neighborhood based 
on the following:

• Church Development has been relocated 
adjacent to existing StJP2 school buildings

• 100’ setback and buffer has been added 
along west property line to visually and 
physically separate future church 
development from adjacent residential 
neighbors.

• Existing McDeed’s Creek School, Belle 
Meade neighborhood, and approved 
Knollwood Tract mixed use development 
establishes the true SCALE of the area.  
The proposed church development is well 
within the established scale.
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Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

Pine Barrens

PD

Other EXISTING Non-Residential Zoning Districts 
Adjacent to Pine Barrens

• INDUSTRIAL Use
• Fletcher Industrials – Metal Fabricator
• 1485 Central Drive
• 60,000 sf Manufacturing Facility
• 8 acres w/ 21,000 sf paving
• Facilities ALL PREDATE Pine Barrens 

Development.
• NO Required Buffers / Separation

INDUSTRIAL

NEIGHBORHOOD 
BUSINESS Current UDO ZONING from GIS – Info from Moore County TaxPD-04-22 St. John Paul CDP May 2022 Town Council 149 of 203
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Is the Church Development Scale, Location, and Buffering inconsistent with the CLRP residential future land use designation?

Pine Barrens

PD

Other EXISTING Non-Residential Zoning Districts 
Adjacent to Pine Barrens

• Neighborhood Business Use
• Legacy Home Construction – Owner
• “The Factory” Baseball Training
• 1405 Central Drive
• 10,000 sf Baseball Training, 

Weightlifting, Storage facility
• 4 acres w/ 35,400 sf paving
• Facilities PREDATE Pine Barrens 

Development.
• NO Required Buffers / Separation

Current UDO ZONING from GIS – Info from Moore County Tax

INDUSTRIAL

NEIGHBORHOOD 
BUSINESSPD-04-22 St. John Paul CDP May 2022 Town Council 150 of 203
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Is the scale of the future Church Development inappropriate for the area of town based on TRAFFIC along Camp Easter Road?
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Is the scale of the future Church Development inappropriate for the area of town based on TRAFFIC along Camp Easter Road?

2.18.4(H) Conceptual Development Plan Criteria
1. The proposed PDD satisfies the criteria for a zoning map amendment established in this chapter;
2. 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;

3. The proposed Development is appropriate for the area of the Town in which it is located; and
4. The proposed Development will not generate the need for inefficient extensions and expansions of public 

facilities, utilities and services.

Traffic Studies are not required 
during the CDP but instead, are 
required during a project’s PDP.
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Is the scale of the future Church Development inappropriate for the area of town based on TRAFFIC along Camp Easter Road?
• Current ITE Standard Trip Generation Rates
• Elementary School Weekday

• Average Rate is 19.52 trips per 1,000 sf
• McDeeds is 118,600 sf / 1000 sf x 19.52 = 

2,315 trips per day
• Church, Sunday

• Average Rate is 27.63 trips per 1,000 sf
• Proposed 10,000 sf Sanctuary + 12,000 sf 

Parish Hall=22,000 sf / 1,000 x 27.63 trips = 
608 trips per day

Institute of Transportation Engineers
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Is the scale of the future Church Development inappropriate for the area of town based on TRAFFIC along Camp Easter Road?
• Current ITE Standard Trip Generation Rates
• Elementary School Weekday

• Average Rate is 19.52 trips per 1,000 sf
• McDeeds is 118,600 sf / 1000 sf x 19.52 = 

2,315 trips per day
• Church, Sunday

• Average Rate is 27.63 trips per 1,000 sf
• Proposed 10,000 sf Sanctuary + 12,000 sf 

Parish Hall=22,000 sf / 1,000 x 27.63 trips = 
608 trips per day

------------------------------------------------------
• McDeeds is 800 students and lists 89 employees

• 89 employees generation 178 trips per day
• If 1/4 of the students are Parent Drop Off = 

200 students x 4 trips = 800 trips per day
• 600 students on buses (60 per bus) = 10 x 4 

trips = 40 trips
• (McD’s has 10 bus parking spaces)

• Total = 1,018 trips per day
• Proposed Church of 1,200 seats – Diocese studies 

= 1 parking space per 2.5 seats at Max Cap.
• 480 parking spaces = 960 trips per day
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Is the scale of the future Church Development inappropriate for the area of town based on TRAFFIC along Camp Easter Road?
• Current ITE Standard Trip Generation Rates
• Elementary School Weekday

• Average Rate is 19.52 trips per 1,000 sf
• McDeeds is 118,600 sf / 1000 sf x 19.52 = 

2,315 trips per day
• Church, Sunday

• Average Rate is 27.63 trips per 1,000 sf
• Proposed 10,000 sf Sanctuary + 12,000 sf 

Parish Hall=22,000 sf / 1,000 x 27.63 trips = 
608 trips per day

------------------------------------------------------
• McDeeds is 800 students and lists 89 employees

• 89 employees generation 178 trips per day
• If 1/4 of the students are Parent Drop Off = 

200 students x 4 trips = 800 trips per day
• 600 students on buses (60 per bus) = 10 x 4 

trips = 40 trips
• (McD’s has 10 bus parking spaces)

• Total = 1,018 trips per day
• Proposed Church of 1,200 seats – Diocese studies 

= 1 parking space per 2.5 seats at Max Cap.
• 480 parking spaces = 960 trips per day

The proposed Church will generate LESS TRIPS on Sundays than 
McDeed’s Creek Elementary generates every Weekday. 

THIS IS NOT AN INCREASE OF TRAFFIC.  

Camp Easter Road can handle McDeed’s Creek Elementary School on 
Monday through Friday, so by logic, it can also handle less traffic from 
the proposed church on Sunday.  
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Findings from Planning Board:
1) Planning Board supports immediate school development purpose of 

constructing new classroom building to replace mobile classroom units.
2) Planning Board sees need for rezoning to address inconsistency with the 

UDO that only allows Elementary Schools in the RE District
3) “Church Development” on west parcel represents an Overall Development 

Pattern that is inconsistent with the goals and policies of the 
Comprehensive Long Range Plan, most notably Goal 5 which is the 
retention of the aesthetic and functionary characteristics of Horse Country.

4) Scale, Location, Buffering issues of the future church development “could 
be inconsistent with the residential future land use designation.”

5) Proposed development’s scale may be inappropriate for the area of town 
in which it is located, and is concern particularly about the impacts on 
traffic Camp Easter Road and surrounding properties.”

Answering Planning Board’s Identified Findings:
1) Is the future Church Development inconsistent with CLRP, Goal 5 

pertaining to Horse Country?
2) Is the Church Development Scale, Location, and Buffering inconsistent with 

the CLRP residential future land use designation?
3) Is the scale of the future Church Development inappropriate for the area 

of town based on TRAFFIC along Camp Easter Road?

The adjusted CDP addresses each of the concerns and reasons for denial stated by the Planning Board.PD-04-22 St. John Paul CDP May 2022 Town Council 156 of 203
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REVISED CDP SITE PLAN

PD-04-22 St. John Paul CDP May 2022 Town Council 157 of 203
Page 214 of 347



PD-04-22 St. John Paul CDP May 2022 Town Council 158 of 203
Page 215 of 347



PD-04-22 St. John Paul CDP May 2022 Town Council 159 of 203
Page 216 of 347



PD-04-22 St. John Paul CDP May 2022 Town Council 160 of 203
Page 217 of 347



PD-04-22 St. John Paul CDP May 2022 Town Council 161 of 203
Page 218 of 347



IMPERVIOUS SURFACES AND 
STORMWATER MANAGEMENT

Total allowable impervious surface in 
WS-III-P = 24%

Graphic represents MAXIMUM allowable 
on site (23.97% shown)

Per UDO requirements, ALL STORMWATER 
must be managed ON-SITE.  

No stormwater runoff is allowed per UDO 
requirements.
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PARKING
Minimum Spaces Required by UDO for 
Religious Institutions
1 per 4 seats in Sanctuary  =  300 spaces
1 per 200 sf of Other Building  = 62 spaces
MINIMUM Required by UDO = 362 spaces

Diocese Standards Required
Based on studies of NC regional Catholic 
Churches
1 per 2.5 seats in Sanctuary = 480 spaces

REVISED CDP SITE PLAN
As shown = 336 spaces west of main drive
Located adjacent to School for shared use
School parking = 150 spaces east of main 
drive

TOTAL PARKING AS SHOWN = 486 spaces
Meets Diocese needs & stays below 
required impervious surface max. for WS-III
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MATURE PINE TREE COUNT
±400 mature pines on entire site
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MATURE PINE TREE COUNT
±400 mature pines on entire site
±65 mature pines in 100’ buffer along west 
property line
Est. 50-60 pines to be removed as shown

(RCW study will be required)
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MATURE PINE TREE COUNT
±400 mature pines on entire site
±65 mature pines in 100’ buffer along west 
property line
Est. 50-60 pines to be removed as shown

(RCW study will be required)

BUFFER / UNDISTURBED AREA
UDO Exhibit 4-4
Required planting in buffer
Total buffer = 163,460 sf
Large Tree: 1/400 sf = 408
Small Tree:  1/400 sf = 408
Shrubs: 1/200 sf = 816

This is out of context with horse pasture 
area but does provide visual screening.  
Preference?

Option 1:  Setback 100’ entire west 
property line, Buffer ONLY parallel to 
Development.

Option 2:  Setback and UNDISTURBED 
AREA, 100’ along entire west property line

Note:  Parking lot perimeter landscaping 
will be installed where required per UDO 
standards
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TOPOGRAPHY
As shown in pictures, topography plays a 
big role in the actual visual separation 
between the future Church Development 
site and the adjacent Pine Barrens parcels

Proposed parking area behind Church 
Development is adjacent to unbuildable 
areas within Pine Barrens
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CLRP / Religious Institutions:
• At Planning Board, opponents argued that Church Use was not allowed in land designated as Residential in the CLRP.
• Argued that Churches should be considered a “Commercial” use.
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CLRP / Religious Institutions:
• At Planning Board, opponents argued that Church Use was not allowed in land designated as Residential in the CLRP.
• Argued that Churches should be considered a “Commercial” use.

• CLRP Chapter 4 lists what is appropriate in each Future Land Use area.
• CLRP 4-3:  Residential:  This designation encompasses the majority of Southern Pines’ residential land, providing for single-family and attached 

housing at development densities ranging from one unit per acre in areas that are less intensively developed to up to twelve units per acre in 
places that are clearly more urban. Elementary schools, civic uses, parks and neighborhood scale commercial services may be authorized 
through the rezoning process without amending the future land use map.
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CLRP / Religious Institutions:
• At Planning Board, opponents argued that Church Use was not allowed in land designated as Residential in the CLRP.
• Argued that Churches should be considered a “Commercial” use.

• CLRP Chapter 4 lists what is appropriate in each Future Land Use area.
• CLRP 4-3:  Residential:  This designation encompasses the majority of Southern Pines’ residential land, providing for single-family and attached 

housing at development densities ranging from one unit per acre in areas that are less intensively developed to up to twelve units per acre in 
places that are clearly more urban. Elementary schools, civic uses, parks and neighborhood scale commercial services may be authorized 
through the rezoning process without amending the future land use map.

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?

If “Church” is a Civic / Institutional Use, then where does the CLRP recommend that a large church 
be located on the Future Land Use Plan?
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• “CIVIC” is used 30 times in the CLRP
• civic will, civic vitality, civic priorities, civic livelihood, civic festivals, civic desire, civic organizations, civic groups, civic continuity, civic uses, civic 

responsibility
• Limited number of times “Civic” appears in CLRP in relation to a Building/Facility

• Policy P-1 “…placement of civic and institutional buildings”
• Policy P-3 “… Encourage the development of neighborhood mixed use and civic activity centers that are accessible to neighborhoods and 

located so that traffic, parking, and land use impacts are compatible with surrounding uses.”

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?

P-1. Downtown. Implement and periodically refine the Downtown 
Neighborhood Development Plan, and more specifically: …
Give first consideration to Downtown for placement of civic and 
institutional buildings that enhance pedestrian activity and reinforce 
Downtown’s prominence as the heart of the community. 
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• “CIVIC” is used 30 times in the CLRP
• civic will, civic vitality, civic priorities, civic livelihood, civic festivals, civic desire, civic organizations, civic groups, civic continuity, civic uses, civic 

responsibility
• Limited number of times “Civic” appears in CLRP in relation to a Building/Facility

• Policy P-1 “…placement of civic and institutional buildings”
• Policy P-3 “… Encourage the development of neighborhood mixed use and civic activity centers that are accessible to neighborhoods and 

located so that traffic, parking, and land use impacts are compatible with surrounding uses.”
• “Institutional” is used 19 times in the CLRP

• Policy P-1 “…placement of civic and institutional buildings”
• Parks/Open Space/Public Facilities “…publicly owned institutional facilities…”
• Low-Density Residential “…small scale institutional uses supporting low density residential…”
• CLRP Chapter 10 – Area and Corridor Plans / Downtown Neighborhood Development Plan (10-6): “Surrounding Neighborhoods – Forum 

participants expressed varied concerns about the neighborhoods surrounding the Broad Street Corridor, including: Scale of Institutional Uses. 
The unlimited scale of institutional uses, such as churches and schools was a concern for several participants. Specific concerns included 
parking”

• CLRP Appendix C, West Southern Pines Area Plan (page 4):  “West Southern Pines has several churches, an elementary school, the Douglass 
Community Center and two neighborhood parks. Along the western boundary of the neighborhood is a social services center that is located in 
the unincorporated area known as Lost City. These institutional uses serve as potential anchors for neighborhood activity centers. 

• CLRP Appendix D, Downtown Area Plan (page 3): “Institutional uses (churches, schools and public uses) occupy a significant percentage of the 
Downtown’s land area.”

• CLRP Appendix D, Downtown Area Plan / Central Business District (page 13): Use limitations should be established to keep an active street 
front. Specifically, the CB district should limit the locations and spacing of professional offices, banks and similar passive or automobile-oriented 
uses that do not generate sufficient pedestrian traffic. Schools and religious uses should not be allowed in this district due to their limited 
hours of operation.

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?
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• “CIVIC” is used 30 times in the CLRP
• civic will, civic vitality, civic priorities, civic livelihood, civic festivals, civic desire, civic organizations, civic groups, civic continuity, civic uses, civic 

responsibility
• Limited number of times “Civic” appears in CLRP in relation to a Building/Facility

• Policy P-1 “…placement of civic and institutional buildings”
• Policy P-3 “… Encourage the development of neighborhood mixed use and civic activity centers that are accessible to neighborhoods and 

located so that traffic, parking, and land use impacts are compatible with surrounding uses.”
• “Institutional” is used 19 times in the CLRP

• Policy P-1 “…placement of civic and institutional buildings”
• Parks/Open Space/Public Facilities “…publicly owned institutional facilities…”
• Low-Density Residential “…small scale institutional uses supporting low density residential…”
• CLRP Chapter 10 – Area and Corridor Plans / Downtown Neighborhood Development Plan (10-6): “Surrounding Neighborhoods – Forum 

participants expressed varied concerns about the neighborhoods surrounding the Broad Street Corridor, including: Scale of Institutional Uses. 
The unlimited scale of institutional uses, such as churches and schools was a concern for several participants. Specific concerns included 
parking”

• CLRP Appendix C, West Southern Pines Area Plan (page 4):  “West Southern Pines has several churches, an elementary school, the Douglass 
Community Center and two neighborhood parks. Along the western boundary of the neighborhood is a social services center that is located in 
the unincorporated area known as Lost City. These institutional uses serve as potential anchors for neighborhood activity centers. 

• CLRP Appendix D, Downtown Area Plan (page 3): “Institutional uses (churches, schools and public uses) occupy a significant percentage of the 
Downtown’s land area.”

• CLRP Appendix D, Downtown Area Plan / Central Business District (page 13): Use limitations should be established to keep an active street 
front. Specifically, the CB district should limit the locations and spacing of professional offices, banks and similar passive or automobile-oriented 
uses that do not generate sufficient pedestrian traffic. Schools and religious uses should not be allowed in this district due to their limited 
hours of operation.

• This makes a clear distinction between COMMERCIAL USE that is appropriate in a Central Business District 
and a School or Religious Use that is not, based on the limited hours of operation

• Churches are NOT a COMMERCIAL USE as defined in the CLRP.
• By EVERY reference in the CLRP, a Church Use is identified as and grouped with Civic and Institutional USE.

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?
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• UDO Definition of Churches / Large Religious Institutions:
• Use Matrix

• Section of Use Matrix starting on page 3-52
• Titled Educational, Public Administration, Health 

Care, and Other Institutions
• All of the purple is included in this Use Category

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?
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• UDO Definition of Churches / Large Religious Institutions:
• Use Matrix

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?
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• UDO Definition of Churches / Large Religious Institutions:
• Use Matrix

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?
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• UDO Definition of Churches / Large Religious Institutions:
• Use Matrix

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?

Both CLRP and UDO consistently refer to Churches / Religious Institutions as Civic / Institutional Uses.
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If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?
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CLRP 4 Future Land Use Categories
• Chapter defines NINE Land Use Categories

• Parks/Open Space/Public Facilities
• Residential/Golf
• Rural/Equestrian
• Urban Reserve
• Low-Density Residential
• Residential
• Commercial
• Traditional Mixed Use
• Industrial

• CLRP 4-3:  Residential:  This designation encompasses the majority of 
Southern Pines’ residential land, providing for single-family and 
attached housing at development densities ranging from one unit per 
acre in areas that are less intensively developed to up to twelve units 
per acre in places that are clearly more urban. Elementary schools, 
civic uses, parks and neighborhood scale commercial services may be 
authorized through the rezoning process without amending the future 
land use map.

• Is there another more clear definition of where Churches / Religious 
Institutions should be located within these 9 defined areas?

• Parks/Open Space/Public Facilities: “publicly owned institutions”
• Low-Density Residential:  “small scale institutional uses 

supporting low density residential neighborhoods”
• “Church” and “Religious” are not listed anywhere ELSE within 

the nine CLRP Future Land Uses

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?
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CLRP 4 Future Land Use Categories
• Chapter defines NINE Land Use Categories

• Parks/Open Space/Public Facilities
• Residential/Golf
• Rural/Equestrian
• Urban Reserve
• Low-Density Residential
• Residential
• Commercial
• Traditional Mixed Use
• Industrial

• CLRP 4-3:  Residential:  This designation encompasses the majority of Southern Pines’ residential land, providing for single-family and attached 
housing at development densities ranging from one unit per acre in areas that are less intensively developed to up to twelve units per acre in 
places that are clearly more urban. Elementary schools, civic uses, parks and neighborhood scale commercial services may be authorized 
through the rezoning process without amending the future land use map.

• Thus, “Residential” is already defined as a higher density Future Land Use.

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?
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CLRP specifically states that Large Religious Institutions SHOULD BE located within Residential Neighborhoods or General Business
• CLRP Appendix D, Downtown Area Plan (page 15): “Maximum Intensity of Religious Uses. Religious uses provide a variety of benefits to the 

community as a whole and the neighborhoods in which they are located. As with other uses, however, they do have the ability to outgrow the sites 
on which they are located. Within residential neighborhoods, religious uses can destabilize neighborhoods due to traffic generation, parking demands 
and ongoing activities associated with the religious use or accessory activities (schools, classes, social services, fellowship meetings, etc.). Near the 
downtown, religious uses can have the added negative impact of displacing existing potential residents on whom local businesses rely. This is in direct 
conflict with the comprehensive plan’s directive to increase residential densities in the downtown neighborhoods. The UDO should be modified to 
address the scale of religious uses throughout the Town.”

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?
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CLRP specifically states that Large Religious Institutions SHOULD BE located within Residential Neighborhoods or General Business
• CLRP Appendix D, Downtown Area Plan (page 15): “Maximum Intensity of Religious Uses. Religious uses provide a variety of benefits to the 

community as a whole and the neighborhoods in which they are located. As with other uses, however, they do have the ability to outgrow the sites 
on which they are located. Within residential neighborhoods, religious uses can destabilize neighborhoods due to traffic generation, parking demands 
and ongoing activities associated with the religious use or accessory activities (schools, classes, social services, fellowship meetings, etc.). Near the 
downtown, religious uses can have the added negative impact of displacing existing potential residents on whom local businesses rely. This is in direct 
conflict with the comprehensive plan’s directive to increase residential densities in the downtown neighborhoods. The UDO should be modified to 
address the scale of religious uses throughout the Town.”

• “Compatibility depends on the neighborhood and access to the site. Small institutions (up to 250 seats) may be compatible in outlying areas of the 
Central Business and Neighborhood Business districts, but larger religious institutions and accessory uses, such as schools should be directed to 
General Business Districts or Rural Residential Districts where existing infrastructure and land use patterns are better suited to the intensity and 
range of accessory uses associated with large institutions. The range of allowable accessory uses should depend on the size and location of the site 
and its ability to accommodate traffic and needed parking.”

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?
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CLRP specifically states that Large Religious Institutions SHOULD BE located within Residential Neighborhoods or General Business
• CLRP Appendix D, Downtown Area Plan (page 15): “Maximum Intensity of Religious Uses. Religious uses provide a variety of benefits to the 

community as a whole and the neighborhoods in which they are located. As with other uses, however, they do have the ability to outgrow the sites 
on which they are located. Within residential neighborhoods, religious uses can destabilize neighborhoods due to traffic generation, parking demands 
and ongoing activities associated with the religious use or accessory activities (schools, classes, social services, fellowship meetings, etc.). Near the 
downtown, religious uses can have the added negative impact of displacing existing potential residents on whom local businesses rely. This is in direct 
conflict with the comprehensive plan’s directive to increase residential densities in the downtown neighborhoods. The UDO should be modified to 
address the scale of religious uses throughout the Town.”

• “Compatibility depends on the neighborhood and access to the site. Small institutions (up to 250 seats) may be compatible in outlying areas of the 
Central Business and Neighborhood Business districts, but larger religious institutions and accessory uses, such as schools should be directed to 
General Business Districts or Rural Residential Districts where existing infrastructure and land use patterns are better suited to the intensity and 
range of accessory uses associated with large institutions. The range of allowable accessory uses should depend on the size and location of the site 
and its ability to accommodate traffic and needed parking.”

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

Is the StJP2 site listed as Residential in the CLRP?  Yes.

Is there already existing infrastructure available at the site?  Yes.

Is there already a land use pattern similar in nature to the proposed development on 
nearby / adjacent properties?  YES
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If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

CLRP says large churches SHOULD 
BE located in rural residential 
areas (term)

CLRP lists CIVIC functions within 
the Future Land Use category 
called “Residential.”

CLRP does NOT list Civic functions 
within Low-Density Residential.

Low Density 
Residential

Residential

Traditional 
Mixed Use
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If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

CLRP says large churches SHOULD 
BE located in rural residential 
areas (term)

CLRP lists CIVIC functions within 
the Future Land Use category 
called “Residential.”

CLRP does NOT list Civic functions 
within Low-Density Residential.

Do not confuse CLRP 
“Residential” or even the use of 
the term “rural residential” 
within the CLRP document with 
the UDO Zoning District called 
“Rural Residential”

Low Density 
Residential

Residential

Traditional 
Mixed Use
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If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

UDO Zoning Map

PD

RR

RS3

RE-CD

FRR-CD
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• UDO Definition of Churches / Large Religious Institutions:
• Use Matrix

Is “Church” a Civic / Institutional Use or Commercial Use as defined by the CLRP and/or the UDO?
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UDO:  Large Religious Institutions are only allowed within Rural Residential (RR) or General Business (GB)
• General Business = Pink
• Rural Residential = Orange

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

PD

RR

RS3

RE-CD

FRR-CD

UDO Zoning Map
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UDO:  Large Religious Institutions are only allowed within Rural Residential (RR) or General Business (GB)
• General Business = Pink
• Rural Residential = Orange

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

PD

RR

RS3

RE-CD

FRR-CD

UDO Zoning Map
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UDO:  Large Religious Institutions are only allowed within Rural Residential (RR) or General Business (GB)
• General Business = Pink
• Rural Residential = Orange
UDO also allows Large Religious Institutions to be part of a PD site plan
• Note LARGE areas of PD and RR in very close proximity to StJP2 site.  
• One major test of a Rezoning Application is whether there are similarly zoned properties adjacent or within close proximity to the site in question.
• PD and RR are clearly well established zoning districts within the area.

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

UDO Zoning Map

PD

RR

RS3

RE-CD

FRR-CD
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Large Religious Institutions are subject to Supplementary Conditions for Specific 
Uses per Chapter 5-15.

We address these in the submitted CDP Narrative and Design Guidelines

NOTE:  St. John Paul II Catholic School was allowed to build on this site because 
the ZBA ruled that a Church was established on the site.

The St. John Paul II Catholic School Activity Building was approved and 
constructed on this site as a K-8 school.  This approval also supports the 
established church.

5.15.2(A):  Existing religious institutions that are not authorized shall be 
considered conforming uses for the purposes of reconstruction or expansion, 
subject to the provisions of this section.

All of the “provisions of this section” have to do with WHAT REQUIREMENTS a 
church has to meet – not IF a church is allowed.

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

UDO – How to make a Large Religious Institution FIT
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Large Religious Institutions are subject to Supplementary Conditions for Specific 
Uses per Chapter 5-15.

We address these in the submitted CDP Narrative and Design Guidelines

NOTE:  St. John Paul II Catholic School was allowed to build on this site because 
the ZBA ruled that a Church was established on the site.

The St. John Paul II Catholic School Activity Building was approved and 
constructed on this site as a K-8 school.  This approval also supports the 
established church.

5.15.2(A):  Existing religious institutions that are not authorized shall be 
considered conforming uses for the purposes of reconstruction or expansion, 
subject to the provisions of this section.

All of the “provisions of this section” have to do with WHAT REQUIREMENTS a 
church has to meet – not IF a church is allowed.

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

UDO – How to make a Large Religious Institution FIT

PD rezoning is INTENDED TO ADDRESS the non-conformance issues with the 
Church and School at StJP2.  The existing uses were MADE non-conforming by 
the adoption of the CLRP and the updated UDO.
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2.24. VESTED RIGHTS DETERMINATION
The Applicant for common law vested rights must show compliance with the 
following criteria for the specific project to acquire such rights: 
A. In reliance upon lawfully issued Development approval, the Applicant makes a 

substantial financial commitment or assumes substantial financial obligations 
within the purview of the activities authorized by said Development approval;

B. The Applicant has proceeded in good faith, has relied upon the issuance of the 
Development approval, and such Development approval has not lapsed or been 
revoked;

C. The Applicant has established any other factor that may establish Estoppel under 
state or federal law; and

D. The Applicant has obtained a favorable vested rights determination.

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

UDO
To date, StJP2 has not approached this proposal as a Vested Right.
Instead, the Applicant is seeking PD Compliance based on best 
uses, best context, best protection for neighboring properties.

Would we meet the requirements of Vested Rights?
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2.24. VESTED RIGHTS DETERMINATION
The Applicant for common law vested rights must show compliance with the 
following criteria for the specific project to acquire such rights: 
A. In reliance upon lawfully issued Development approval, the Applicant makes a 

substantial financial commitment or assumes substantial financial obligations 
within the purview of the activities authorized by said Development approval;

B. The Applicant has proceeded in good faith, has relied upon the issuance of the 
Development approval, and such Development approval has not lapsed or been 
revoked;

C. The Applicant has established any other factor that may establish Estoppel under 
state or federal law; and

D. The Applicant has obtained a favorable vested rights determination.

If “Church” is a Civic/Inst. Use, where does the CLRP recommend a large church be located on the Future Land Use Plan?

UDO
To date, StJP2 has not approached this proposal as a Vested Right.
Instead, the Applicant is seeking PD Compliance based on best 
uses, best context, best protection for neighboring properties.

Would we meet the requirements of Vested Rights?

A) StJP2 original school was approved.  House was converted 
into a Rectory and Chapel.  Mobile Classrooms were 
purchased and installed.  Second Phase, Activity Building, 
including grounds, infrastructure, stormwater, and building 
pad were submitted, approved, and constructed.

B) All construction has been performed in good faith with all 
required permitting.

C) ---
D) ---

POINT:  Everything that we’ve presented shows that both the CLRP and the UDO will support the USE 
of School and Church on the StJP2 property.  

Religious Institution IS an Institutional / Civic Use within the CLRP and the UDO.

How do we provide REASONABLE protections for the adjacent neighbors so that the proposed 
development is contextual with the ESTABLISHED AREA OF TOWN.
• Not just specific parcels on one side
• Area of Town involves ALL of the existing and approved growth patterns surrounding the property .
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These are uses that are ALLOWED By-Right
within the Current RE Zoning District (No C/S)
1. Single Family Homes
2. Modular Homes
3. Bed & Breakfast Inn
4. Animal Services – Grooming, Training, Boarding
5. Horse Track (with spectators)
6. Horse Stables (public)
7. Golf Course (public)
8. Fire Station
9. Police Station
10. EMS Station
11. Cattle Ranch
12. Dairy Ranch
13. Hog Farm
14. Poultry and Egg Production (Commercial Facilities)
15. Domestic Backyard Chickens
16. Sheep and Goats
17. Forestry and Logging
18. Fishing, Hunting, Trapping
19. Minor Subdivisions

IF NOT A CHURCH, THEN WHAT…?
These are uses that are ALLOWED with C/S
within the Current RE Zoning District
1. Assisted Living – S
2. Bed & Breakfast Home – S
3. Camps / Camping – C
4. Trailer Parks – C
5. Elementary School – C
6. Nursing/Rehab Services – C
7. Cemeteries, Accessory to Churches – S
8. Major Subdivisions – C
9. Home Occupations – S

(C = Special Use ; S = Supplemental Conditions)
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These are uses that are ALLOWED By-Right
within the Current RE Zoning District (No C/S)
1. Single Family Homes
2. Modular Homes
3. Bed & Breakfast Inn
4. Animal Services – Grooming, Training, Boarding
5. Horse Track (with spectators)
6. Horse Stables (public)
7. Golf Course (public)
8. Fire Station
9. Police Station
10. EMS Station
11. Cattle Ranch
12. Dairy Ranch
13. Hog Farm
14. Poultry and Egg Production (Commercial Facilities)
15. Domestic Backyard Chickens
16. Sheep and Goats
17. Forestry and Logging
18. Fishing, Hunting, Trapping
19. Minor Subdivisions

IF NOT A CHURCH, THEN WHAT…?

Buffering / Setbacks required for any BY-RIGHT use listed above
• BUILDING Setback:  RE, Interior Side Setback = 15’ 
• Buffer:  RE to RE = NONE
• Thus ANY of the uses listed above could be established on site, BY RIGHT 

without ANY planted buffers.
• No public hearing, no rezoning – just apply for and pick up a permit.

These are uses that are ALLOWED with C/S
within the Current RE Zoning District
1. Assisted Living – S
2. Bed & Breakfast Home – S
3. Camps / Camping – C
4. Trailer Parks – C
5. Elementary School – C
6. Nursing/Rehab Services – C
7. Cemeteries, Accessory to Churches – S
8. Major Subdivisions – C
9. Home Occupations – S

(C = Special Use ; S = Supplemental Conditions)
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2.18.4(H) Conceptual Development Plan Criteria
1. The proposed PDD satisfies the criteria for a zoning map amendment established in this chapter;
2. 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;

3. The proposed Development is appropriate for the area of the Town in which it is located; and
4. The proposed Development will not generate the need for inefficient extensions and expansions 

of public facilities, utilities and services.

CONCEPT DEVELOPMENT PLAN CRITERIA - SUMMARY
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2.18.4(H) Conceptual Development Plan Criteria
1. The proposed PDD satisfies the criteria for a zoning map amendment established in this chapter;

• Need for Rezoning:  Existing Pre-K through 8th grade school is non-compliant with current
UDO, which only allows Elementary Schools within RE district.  In order to build a permanent
Classroom Building and remove mobile units, property must meet current UDO standards.
Southern Pines Planning staff recommend rezoning to Planned Development (PD) as is
consistent with the recently PD rezoned McDeed’s Creek Elementary School directly across
Camp Easter Road from the St. John’s property.  PD will establish zoning criteria to direct
future phases of development on the entire 42.2 acre property.

2. 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;

3. The proposed Development is appropriate for the area of the Town in which it is located; and
4. The proposed Development will not generate the need for inefficient extensions and expansions

of public facilities, utilities and services.

CONCEPT DEVELOPMENT PLAN CRITERIA - SUMMARY
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2.18.4(H) Conceptual Development Plan Criteria
1. The proposed PDD satisfies the criteria for a zoning map amendment established in this chapter;
2. 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;

• The CDP district supports the existing St. John Paul II Catholic School and provides UDO 
compliant means for expansions through master planned and phased growth.

• The CDP limits the potential uses of the site to only those listed within the PD documents and 
establishes land areas where these uses may be expected to occur within the Concept 
Development master plans.

• Existing School, Existing Church use, and Proposed Church Expansion are supported by the CLRP 
Future Land Use designation of “Residential” and with the application a PD rezoning, are 
supported by the UDO and Official Zoning Map.

• The CDP establishes setbacks and buffers to minimize impact to adjacent residential properties.
• This CDP establishes these regulations and proposed development patterns in general and 

requires a PDP process for each of the development phases
3. The proposed Development is appropriate for the area of the Town in which it is located; and
4. The proposed Development will not generate the need for inefficient extensions and expansions of 

public facilities, utilities and services.

CONCEPT DEVELOPMENT PLAN CRITERIA - SUMMARY

PD-04-22 St. John Paul CDP May 2022 Town Council 199 of 203
Page 256 of 347



2.18.4(H) Conceptual Development Plan Criteria
1. The proposed PDD satisfies the criteria for a zoning map amendment established in this chapter;
2. 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;

3. The proposed Development is appropriate for the area of the Town in which it is located; and
• The School Development portion of this CDP proposes expansion of the existing Pre-K through 8th 

grade school.  McDeed’s Elementary School was recently constructed directly across Camp Easter 
Road from the St. John Paul II site, thus supporting that area is appropriate for educational 
facilities.

• Development of a Catholic Church adjacent to the Catholic School is a reasonable and congruous 
use within the 42.2 acre total site.  The proposed future church facilities are an appropriate use 
within the developing residential zoned neighborhoods.  Churches traditionally serve communities 
and thus are appropriately developed within growing residential areas.  Care will be taken to 
assure that the future church is developed with minimal adverse effects to existing residences.

• Camp Easter Road, the new traffic circle, and the planned extension road from the traffic circle, 
south, will be studied during the Church Development PDP to assure transportation support is 
adequate or to identify additional needs, remembering that traffic for Church use is heavy only at 
very limited times through the week, which are also generally times when other traffic is light.

4. The proposed Development will not generate the need for inefficient extensions and expansions of 
public facilities, utilities and services.

CONCEPT DEVELOPMENT PLAN CRITERIA - SUMMARY

PD-04-22 St. John Paul CDP May 2022 Town Council 200 of 203
Page 257 of 347



2.18.4(H) Conceptual Development Plan Criteria
1. The proposed PDD satisfies the criteria for a zoning map amendment established in this chapter;
2. 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;

3. The proposed Development is appropriate for the area of the Town in which it is located; and
4. The proposed Development will not generate the need for inefficient extensions and expansions of 

public facilities, utilities and services.
• The site has access to public water, sewer, electrical, gas, telephone/data and other utilities 

currently being used on site by the Catholic School.  The proposed CDP will not require public utility 
extensions.

CONCEPT DEVELOPMENT PLAN CRITERIA - SUMMARY

PD-04-22 St. John Paul CDP May 2022 Town Council 201 of 203
Page 258 of 347



SOUTHERN PINES CATHOLIC HERITAGE:

• Southern Pines has a deep-rooted Catholic heritage with many Catholic owned facilities 
in and around town.

• St. Anthony of Padua Roman Catholic Church was established in Southern Pines in 1885
• The Catholic church is here to serve the community – look at the St. Anthony’s website 

to see the multiple programs they offer for community assistance, Hispanic ministries, 
family support, charities – it’s a long list, but at its core
o a CHURCH exists to SERVE the COMMUNITY

• There’s a growing Catholic population of citizens and voters – otherwise, there would 
be no need to consider building a new Catholic church.

• Catholic Heritage is not listed as a planning goal within the CLRP simply because it’s not 
a land use issue.

• However, preserving the supporting the growth of Catholic heritage within Southern 
Pines affects a vast amount of your citizens now and into the future. 

• They’ve invested on this site.  They’ve shown more than is required in a CDP process in 
order to be as transparent as possible and in efforts of coming to the best possible 
growth mechanisms to help protect the adjacent property owners while best serving 
the neighborhood and community at large – because that’s what a Catholic Church 
does.  It’s there to SERVE the community.
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Municipal Service District Report  
Establishment of a Municipal Service District for Downtown Revitalization 

1. The attached map identifies the proposed Municipal Service District.

The Town of Southern Pines (the “Town”) is considering defining and establishing a municipal service 
district pursuant to the authority granted under Article 23 of Chapter 160A of the General Statutes of 
North Carolina (the “Municipal Service District Act”), to finance, provide, authorize and maintain 
downtown revitalization projects, including but not limited to the construction, operation, and 
maintenance of a parkway that would connect Highway 15-501 to Morganton Road together with related 
utility infrastructure (the “Parkway”), thus making it easier for vehicular traffic to get to the central city 
area, and connecting the central city with the Parkway and residents and retail establishments on the 
Parkway. The proposed municipal service district consists of the approximately 100 acres located between 
Highway 15-501 and Morganton Road, a portion of which was recently annexed into the Town, all as 
shown on the map attached as Exhibit A (the “MSD”).   

2. Statement indicating that services are needed in the district to a demonstrably greater 
extent than the rest of the Town:

The Town has long sought to have a road connecting Highway 15-501 to Morganton Road, to provide 
easier access to the Town’s central city, and has included the construction of that road in its long-term 
capital improvement plan.  A proposal to develop a portion of the MSD has provided an opportunity to 
achieve that road construction and at the same time to increase development of retail and residential areas 
adjacent to the central city, thus enhancing the economic well-being of the central city as set forth in 
Section 160A-536(b) of the Municipal Service District Act.  The proposed MSD needs this project to a 
demonstrably greater extent than the remainder of the Town because it is one of the few tracts of land 
that can provide access from Highway 15-501 all the way through to Morganton Road.   

3. Plan for providing proposed services in the Municipal Service District:

The Parkway project entails the construction of approximately 4,000 linear feet of roadway across the 
MSD, as shown on the attached Exhibit A, and will include associated water lines, sewer lines, storm 
water lines, planted median and/or turn lanes, sidewalks, multi-use paths, street trees, street lighting and 
curb and gutter sections.  As permitted by the Municipal Service District Act, the Town will impose taxes 
on the property contained in the MSD in excess of the property taxes paid for in the remainder of the 
Town, and that those additional tax revenues will support the payment of the costs of the Parkway.  The 
Parkway will be constructed as part of the development of the MSD, and the Town will reimburse a 
portion of those costs with the funds received from the additional property tax. 
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Agenda Item 

To: Reagan Parsons, Town Manager 

From: Jennifer Hunt, Planner I  

Subject: AR-09-22 Pinehurst Surgical – 3 North; MP Medical 
Condos 

Date: May 10, 2022 

I. SUMMARY OF APPLICATION REQUEST:

Harold Dean Peacock on behalf of Morganton Park Realty, LLC is requesting approval of
an Architectural Compliance Permit for a 52,905 square foot medical office, located in the
planned development known as Morganton Park North. This parcel is located in the Town
of Southern Pines extraterritorial jurisdiction and lies within the Morganton Road Overlay
off Morganton Road. (See Figure 1 and Figure 2). The subject property is located along S
Carlisle Street on the north, Patriot Boulevard on the west and Pavilion Way fronts its
southern boundary. The subject property is owned by Morganton Park Realty, LLC.

II. PROJECT INFORMATION:

1. PARID 20190271; PIN 857100590566

2. Owners:
Morganton Park Realty, LLC
5 First Village Drive
Pinehurst, NC 28374

3. Applicant / Agent:
(Appointment of Agent) Harold Dean Peacock, Architect
(Applicant) Morganton Park Realty, LLC
5 First Village Drive
Pinehurst, NC 28374
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Figure 1: Vicinity Map and Zoning Map for Subject Property Outlined in Red: 
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Figure 2: Morganton Road Overlay Vicinity Map and Zoning Map for Subject Property Outlined in Red: 
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Figure 3: CLRP Future Land Use Map Designation Subject Property Outlined in Red: 
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1. Comprehensive Long-Range Plan Designation: 

The area is designated as Traditional Mixed Use on the Future Land Use Map in 
the Comprehensive Long-Range Plan (CLRP). The Traditional Mixed Use category 
applies to those larger, mostly undeveloped parcels well-suited to mixing 
residential and non-residential uses in a manner similar to that found in downtown 
Southern Pines. This designation applies to the Morganton Road area and to the 
Pine Needles area, identifying these as likely spots for mixed-use including an 
interconnected street network as found in traditional town development. No specific 
development intensity is implied by this designation. It simply indicates that such 
areas will be built to urban levels, will incorporate a variety of uses and will have 
a street network accommodating modes of travel beyond the automobile.    

 
2. Zoning: 

The parcel is currently zoned Planned Development (PD) (See Figure 1). The 
approved CDP from May 15, 2018 (internal file PD-01-18) defers to the Town of 
Southern Pines UDO Section 4.10.4 for commercial architectural standards.  The 
PD district is designed to accommodate mixed land uses, such as office, residential, 
service, commercial, public or private recreational Development.  

 
III. STAFF REVIEW: 

 
1. Review Process: 

Applications for Architectural Compliance Permits are reviewed pursuant to UDO 
§2.26.  
 

2. Application Review Dates: 
Application Submitted: March 10, 2022 
Application Complete: April 8, 2022  
Town Council Agenda Meeting: May 4, 2022  
Town Council Meeting: May 10, 2022  

 
3. Criteria for Review: 

When reviewing an application for an Architectural Compliance Permit, the Town 
Council shall approve, conditionally approve or deny the application based on the 
following criteria, as set forth in UDO §2.26.7: 

 
1. The application is consistent with applicable Comprehensive Plan goals 

and policies;  
2. The application substantially conforms with the applicable multi-family or 

commercial design standards and other applicable provisions of the UDO, 
including the purposes of the zoning district in which the property is 
located; 

3. The application is consistent with applicable conditions of prior 
Development approvals; and  

4. The development as proposed will be compatible with neighboring 
development and has mitigated potential conflicts. 
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4. Staff Comments based on Commercial Building Design Requirements per 
UDO §4.10.4: 
The proposed new building is approximately 52,905 square feet of medical office. 
Staff has reviewed the project for compliance with UDO §4.10.4 Building Design 
Requirements. 

 
o UDO §4.10.4 (A) states that the front of buildings shall face and have the 

primary customer entry facing that street.  Corner lot buildings shall face 
and have the primary customer entry facing the higher order street, facing 
the corner or facing each street.  Buildings that extend the full depth of a 
block may be required to have entries on each street frontage. Maximum 
spacing or distance between customer entries shall not exceed the standards 
in Exhibit 4-15, for PD is determined at the time of the Final Development 
Plan (FDP) approval. The FDP states that the UDO standards apply. 
Generally Compliant: 

o The higher order street is S Carlisle Street, a paved town street. The 
facility has an entrance located along S Carlisle Street, which is the 
highest order street compared to Patriot Way and Pavilion Way. 
Morganton Road is across another future development. The subject 
parcel has a “flag lot” shape, therefore a portion of the parcel is 
facing Morganton Road.  

 
o UDO §4.10.4 (B) states the width of the buildings or building segments 

shall not be more than twice the building height.  Building segments may be 
created through a combination of vertical features such as changes in 
material, building offsets, courtyards, changes in rooflines or architectural 
features that create the appearance of building segments. 
Generally Compliant: 

o The building width in total measures roughly 167’ while the height 
of the building is roughly 55.’ The width of the building is more than 
twice the building height but the changes in rooflines create the 
appearance of building segments, therefore they comply.  

 
o UDO §4.10.4 (C) states the exterior finish of building walls shall be 

primarily comprised of brick. Cementitious horizontal lap siding, textured 
concrete masonry, cast stone and stucco may be used for accents, provided 
that they cover no more than twenty (20) percent of the exterior walls, 
exclusive of doors and windows. Wood and metal may be used as trim 
around doors and windows.  
Requesting a Deviation:  

o On the North Elevation, facing S. Carlisle Street, the applicant has 
11% accent materials, 30% glass and 59% of brick. On the South 
Elevation, facing Pavilion Way, the applicant has 18% accent 
materials, 40% glass and 41% of brick. On the East Elevation, facing 
Patriot Boulevard, the applicant has 19% accent materials, 36% 
glass and 45% of brick. On the West Elevation, facing Brucewood 
Way, the applicant has 16% accent materials, 43% glass and 41% of 
brick. 
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o UDO §4.10.4 (D) states that windows shall be glazed in non-reflective clear 
glass.  Windows and doors shall comprise at least 25% of street facing 
building facades between the elevations of 2 and 10 feet above the grade of 
the building entry.   
Generally Compliant: 

o The applicant’s windows and doors comprise of 30% of street facing 
building facades between two (2) and ten (10) feet above the grade 
of the building entry, which in in compliance. The applicant stated 
they will use clear glass windows.  

 
o UDO §4.10.4 (E) states awnings shall be canvas or material of similar 

appearance and flexibility unless otherwise approved by the Town Council. 
Street facing awnings shall not be taller than six (6) feet unless specifically 
approved by the Town Council. 
Generally Compliant: 

o The applicant states there will be no awnings provided. 
 

o UDO §4.10.4 (F) states galleries and arcades are encouraged and may 
encroach up to six (6) feet into any street side setback but may not encroach 
into public right-of-way. 
Generally Compliant: 

o The applicant states there will be no galleries or arcades provided. 
 
o UDO §4.10.4 (G) states buildings may use parapets and changes in parapet 

height or design in the roofline as viewed from any public street shall be 
required for any building that is wider that 100’.   
Generally Compliant: 

o The applicant states the roof will be a low slope single ply TPO 
membrane. TPO stands for thermoplastic polyolefin membrane. It is 
a thin, pliable covering installed on a structure to protect the roof 
against all types of weather. It is made from a mixture of rubber and 
plastic which combines the beneficial properties of both. It will not 
be reflective nor will it be visible from the ground level or any public 
street. The visible portion of the roof will be parapets made of EIFS 
and accent materials, as depicted on submitted elevations. The 
applicant uses changes in parapet height in the roofline. 
 

o UDO §4.10.4 (H) states that mechanical equipment shall be screened from 
view from the street and cannot be located between the building and the 
street. 
Generally Compliant: 

o The applicant has stated that all mechanical units will be on the roof. 
They will not be located between the street and the building. They 
will not be visible from the street. The roof plan is in the attachments 
for “Color Elevations & Drawings.” 

   
o UDO §4.10.4 (I) states garage doors and loading bays shall face an interior 

lot line alley or service drive and shall not face a street unless buffered or 
screened per the landscaping code in UDO §4.3. 
Generally Compliant: 

o The applicant has stated there are no garage doors or loading bays. 
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o UDO §4.10.4 (J) states signage shall comply with the standards in section 
4.6 and any applicable zoning district standards.  
Generally Compliant: 

o The applicant states that when the sign package is developed and 
finalized they will follow the guidelines set forth in the Town of 
Southern Pines UDO Section 4.6.   

 
IV. ATTACHMENTS PROVIDED BY THE APPLICANT: 

 
1. Application 
2. Deed 
3. Narrative Addressing Building Design Requirements per UDO §4.10.4   
4. Color Elevations & Drawings 
5. Site Plan 

 
V. TOWN COUNCIL ACTION: 

 
The Town Council should consider the purpose of an architectural compliance permit per 
UDO §2.26 and shall vote on whether the proposed application complies with the criteria 
per UDO §2.26 and the commercial building design requirements per UDO §4.10.4 as well 
as the planned development zoning district purpose and development standards per UDO 
§3.5.14. 
 
The Town Council may make one of the following motions or any alternative they wish: 

 
I move to: 

 
1. Approve AR-09-22; 

 
2. Approve AR-09-22 with the following conditions… 

 
3. Deny AR-09-22; 
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ARCHITECTURAL COMPLIANCE PERMIT 

PINEHURT SURGICAL CLINIC-MORGANTON PARK 
 

 
 

The Town of Southern Pines, Architectural Compliance Permit requires a Written Narrative, demonstrating 
compliance with UDO subsection 2.26.7 as well as UDO subsection 4.10.4 as a part of the narrative.   
 
  
The Southern Pines Unified Development Ordinance, Chapter 2, Development Processes identifies subsection 
2.26.7 Criteria and states that No Architectural Compliance Permit shall be approved unless the Town Council 
finds that: 
 

(A) Applicant is consistent with applicable Comprehensive Plan goals and policies 
 

(B) The application substantially conforms with the applicable multi-family or commercial design standards 
and other applicable provisions of the UDO, including the purposes of the zoning district in which the 
property is located; 
 

(C) The application is consistent with the applicable conditions of prior Development approvals; and 
 

(D) The development as proposed will be compatible with neighboring development and has mitigated 
potential conflicts.     

 
 

WRITTEN NARRATIVE 

 

The architecture of this building will be in compliance with the UDO and subsection 2.26.7 and subsection 4.10.4, 
with the exception of a waiver request from the Morganton Park Overlay District parking standards in order to 
increase the parking count based on building use (refer to # PD-10-21). This Architectural Compliance Permit 
review will be subject to the approval of the PDP that was before the Town Council on January 11, 2022.  This 
property will be the fourth building to be built within the Morganton Park North development and its architecture 
will complement the existing commercial properties in the immediate area.   
 
The building will also be subject to subsection 4.10.4 Building Design Requirements, which addresses Building 
Orientation and Entries, Building Dimensions, Building Materials and Windows.  The building is in a PDD and per 
Exhibit 4-15, the maximum spacing between building entries will be determined at time of Final Development Plan 
approval. Building dimensions require building and building segments not to be more than twice the building 
height. As for Building Materials, the exterior finish of the building walls is primarily comprised of brick and glass 
with accent materials comprised of no more than twenty (20) percent of the exterior.   
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The Southern Pines Unified Development Ordinance, Chapter 4, Development and Design Standards, subsection 
4.10.4 Building Design Requirements 
 

(A) Building Orientation and Entries 
 

1. The front of the buildings shall face and have the primary customer entry facing that street.  
Corner Lot buildings shall face and have the primary customer entry facing the higher order 
street, facing the corner or facing each street.  Buildings that extend the full depth of a block 
may be required to have entries on each street frontage. 

a. This project is zoned PD (Planned Development) within the Morganton Park North 
Development (MRO).  The building will be located between Carlisle Street, Pavilion 
Way and Patriot Way in the Morganton Park North development. The building will 
face toward the intersection of the recently constructed Pavilion Way and Patriot 
Way. This multistory building will have common entries and exiting to support 
multiple businesses with both entry and exiting requirements.  

 
2. Maximum spacing or distance between customer entries shall not exceed the standards 

established in Exhibit 4-16. 
a. Per the spacing chart this project is in a PDD (Planned Development District) which 

is the MRO (Morganton Road Overlay) and per maximum spacing chart, entry 
spacing to be determined at time of Final Development Plan approval. 

 
(B) Building Dimensions 

 
1. In CB and DTO districts, buildings or building segments shall be taller than wide. 

a) N/A project not in these districts 
 
 

2. In other districts, the width of buildings or building segments shall not be more than twice 
the building height. 

a)  Refer to the building elevations as no segment of the building is greater than     
twice the height or 76’ 
 

 
3. Building segments may be created through a combination of vertical features such as 

changes in material, building offsets, courtyards, changes in rooflines or architectural 
features that create the appearance of building segments.  

a) See answer #2 above 
 

4. Large scale retail structures shall comply with Section 4.10.6 
b) N/A  This is not a retail project/structure 

 
(C) Building Materials. The exterior finish of building walls shall be primarily comprised of brick.  Cementitious 

horizontal lap siding, textured concrete masonry, cast stone and stucco may be used for accents, provided 
that they cover no more than twenty (20) percent of the exterior walls, exclusive of doors and windows.  
The Permit Issuing Authority may approve:  Are in compliance, see elevations for material percentages. 
 

1. The use of alternative building materials that establish an equivalent appearance and have 
equal or greater durability.   

 
2. Alternative materials satisfying minimum building code standards on walls that are screened 

and not visible from any public street, walkway or residential zoning district. 
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3. Alternative materials satisfying minimum building code standards for structures located 
within a planned golf course development that are compatible with the development and 
the proposed location with the development. 

 

(D) Windows. 
 

1. Windows shall be glazed in non-reflective, clear glass. 
a. The windows for this building will be low-E (energy efficient) insulated clear glass. 

 
2. The following standards apply in the CB district.     

a. These standards are not applicable, as this project is in the MRO – Morganton Road 
Overlay District. 

 
 
 

End of Section

AR-09-22 Pinehurst Surgical Site 3N May 2022 Town Council 25 of 29
Page 292 of 347



BI
M

cl
ou

d:
 P

EA
-T

ER
M

 - 
BI

M
cl

ou
d 

Ba
si

c 
fo

r A
R

C
H

IC
AD

 2
4/

44
4.

05
.0

2 
M

PN
 M

ed
ic

al
 C

on
do

s 
D

D
 S

et

SOUTHERN PINES, NC

MPN MEDICAL CONDOS
3/31/2022

SCALE: 1/16" =    1'-0"

A R C H I T E C T
PEACOCK
HAROLD DEAN

5 3 14 25.1

38
'-3

"
8'

-1
0"

8'
-8

"

49
'-4

"

11
'-4

" 16
'-0

"
22

'-1
0"

8'-4" 8'-4"
18'-0" 8'-4" 8'-4"

18'-0" 8'-4" 8'-4"
18'-0"

3'-9 1/4"

3'-3"

112'-5"

ACCENT MATERIAL

CLEAR LOW-E GLASS

BRICK

ACCENT MATERIAL

RETAINING WALL

B B B

AAA AAA

1 3 52 43.43.5 4.2 5.1

33
'-4

" 38
'-3

"

7'
-0

"
8'

-1
0"

12
'-4

"
22

'-1
0"

6'-10" 6'-0" 6'-10"
19'-8"

9'-0"18'-8"18'-8"

22
'-1

0"

CLEAR LOW-E GLASS

ACCENT BRACKET

EIFS SYSTEM LOUVER

LOUVERBRICK

CB DB

NORTH ELEVATION

SOUTH ELEVATION

NORTH ELEVATION
BRICK: 59%
GLASS: 30%
ACCENT MATERIALS: 11%

SOUTH ELEVATION
BRICK: 41%
GLASS: 40%
ACCENT MATERIALS: 18%

AR-09-22 Pinehurst Surgical Site 3N May 2022 Town Council 26 of 29
Page 293 of 347



BI
M

cl
ou

d:
 P

EA
-T

ER
M

 - 
BI

M
cl

ou
d 

Ba
si

c 
fo

r A
R

C
H

IC
AD

 2
4/

44
4.

05
.0

2 
M

PN
 M

ed
ic

al
 C

on
do

s 
D

D
 S

et

SOUTHERN PINES, NC

MPN MEDICAL CONDOS
3/31/2022

SCALE: 1/16" =    1'-0"

A R C H I T E C T
PEACOCK
HAROLD DEAN

A B C D E G G.1F F.1A.8 A.8 B.8

166'-8"

38
'-3

"
6'-10" 6'-0" 6'-10" 9'-0" 18'-8" 18'-8" 18'-8" 2'-6" 3'-0" 2'-6" 3'-0"

22
'-1

0"
8'

-1
0"

12
'-4

"
7'

-0
"

7'
-0

"
8'

-1
0"

27
'-4

"
38

'-3
"

8'-0"22'-2"
CLEAR LOW-E GLASSBRICK

ACCENT MATERIAL

LOUVER

LOUVER

ACCENT MATERIAL

C EBBBD

G E D C B AFG.1 F.1 B.8 A.8 A.8

38
'-0

"
22

'-1
0"

8'
-8

"
11

'-4
"

7'
-1

0"

54
'-3

"

166'-8"

8'-4" 8'-4"
18'-0"

8'-4" 8'-4" 8'-4" 8'-4" 8'-4" 8'-4" 8'-4" 8'-4" 8'-4" 8'-4"
18'-0" 18'-0" 18'-0" 18'-0" 18'-0"

8'
-8

"
7'

-1
0"

ACCENT MATERIAL

CLEAR LOW-E GLASS BRICK

EIFS SYSTEMACCENT MATERIAL

B B B B B B

A A A A A A A A A A

EAST ELEVATION

WEST ELEVATION

EAST ELEVATION
BRICK: 45%
GLASS: 36%
ACCENT MATERIALS: 19%

WEST ELEVATION
BRICK: 41%
GLASS: 43%
ACCENT MATERIALS: 16%

AR-09-22 Pinehurst Surgical Site 3N May 2022 Town Council 27 of 29
Page 294 of 347



BI
M

cl
ou

d:
 P

EA
-T

ER
M

 - 
BI

M
cl

ou
d 

Ba
si

c 
fo

r A
R

C
H

IC
AD

 2
4/

44
4.

05
.0

2 
M

PN
 M

ed
ic

al
 C

on
do

s 
D

D
 S

et

SOUTHERN PINES, NC

MPN MEDICAL CONDOS
3/31/2022

SCALE: 1/16" =    1'-0"

A R C H I T E C T
PEACOCK
HAROLD DEAN

S301

167'-5 1/2"

11
4'

-9
 1

/2
"

55
'-1

1 
1/

8"

56'-3 3/4" 10'-7" 10'-7"

TPO ROOFING
MEMBRANE

STAIR 1
S301

OF

RD

OF

RD RD

OF

RD

OF

RD

OF

RD

OF

HVAC
UNIT

HVAC
UNIT

HVAC
UNIT

56'-10"

56
'-1

0"

TPO ROOFING
MEMBRANE

DS

DS

OPEN
TO BELOW

37'-2"

39
'-6

"

TPO ROOFING
MEMBRANE

OPEN
TO BELOW

ROOF PLAN HIGH ROOF

HIGH ROOF

AR-09-22 Pinehurst Surgical Site 3N May 2022 Town Council 28 of 29
Page 295 of 347



BI
M

cl
ou

d:
 P

EA
-T

ER
M

 - 
BI

M
cl

ou
d 

Ba
si

c 
fo

r A
R

C
H

IC
AD

 2
4/

44
4.

05
.0

2 
M

PN
 M

ed
ic

al
 C

on
do

s 
D

D
 S

et

SOUTHERN PINES, NC

MPN MEDICAL CONDOS
3/31/2022

SCALE: 1"   = 50'

A R C H I T E C T
PEACOCK
HAROLD DEAN

8
A0.11

7
A0.11

1
A0.11

1
A0.11

5
A7.10

4
A7.11

140'-4 3/8"

141'-2 7/8"

16'-7 1/4"

123'-1 5/8"

17'-5 7/8"

14'-7"

102'-7 7/8"

14'-11"

14'-8 1/4"

PROPOSED
MONUMENT SIGN

PROPOSED
MONUMENT SIGN

PROPOSED
MONUMENT SIGN

DUMPSTER &
ENCLOSURE

DUMPSTER &
ENCLOSURE

7

9

7

11

10

11

8

4

7

7

6

3

11

7

14

9

9

8

11

8

11

4

3

7

10

10

11

6

5

3

9

7

6

6

ENTRANCE
EXIT

ENTRANCE
EXIT

ENTRANCE
EXIT

ENTRANCE
EXIT

ENTRANCE
EXIT

MPN MEDICAL CONDOS
52,905 SF

S. CARLISLE ST.

PATR
IO

T W
AY

PAVILION WAY

ARCHITECTURAL SITE PLANS

AR-09-22 Pinehurst Surgical Site 3N May 2022 Town Council 29 of 29
Page 296 of 347



Agenda Item 

To: Reagan Parsons, Town Manager 

From: Jennifer Hunt, Planner I  

Subject: AR-11-22 Morganton Park South – Outparcel 2 
(Walgreens & Heartland Dental Care)  

Date: May 10, 2022 

I. SUMMARY OF APPLICATION REQUEST:

Barry Byrd Architecture and Bradford Equities II, LLC on behalf of CPGKRE Pinehurst
Lowes Outparcels, LLC is requesting approval of an Architectural Compliance Permit for
a 6,760 square foot commercial retail building in the Planned Development zoning district
known as Morganton Park (internal file number MRD-01-13). See figure 1. The subject
property is located south of W Morganton Road on the west side of Patriot Boulevard. This
project consists of a single building with a Walgreens and Heartland Dental Care. The
Walgreens is approximately 2,500 square feet and Heartland Dental Care is approximately
4,250 square feet. The applicant states that the appearance and materials will be similar to
the existing shopping center at West Morganton Road.

II. PROJECT INFORMATION:

1. PARID 20200421; PIN 857100581716

2. Owners:
CPGKRE Pinehurst Lowes Outparcels, LLC
1330 St. Mary’s Street
Suite 100
Raleigh, NC 27605

3. Applicant / Agent:
(Applicant) Bradford Equities II LLC
106 Barrington Commons Court
Suite 726
Barrington, IL 60010

(Appointment of Agent) Barry Byrd, Barry Byrd Architecture
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Figure 1: Vicinity Map and Zoning Map for Subject Property Outlined in Red: 
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Figure 2: CLRP Future Land Use Map Designation Subject Property Outlined in Red: 
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1. Comprehensive Long-Range Plan Designation: 

The area is designated as traditional mixed use on the Future Land Use Map in the 
Comprehensive Long-Range Plan (CLRP). The Traditional Mixed Use designation 
applies to the Morganton Road area and to the Pine Needles area, identifying these 
as likely spots for mixed-use including an interconnected street network as found 
in traditional town development. No specific development intensity is implied by 
this designation. It simply indicates that such areas will be built to urban levels, 
will incorporate a variety of uses and will have a street network accommodating 
modes of travel beyond the automobile.  

 
2. Zoning: 

The parcel is currently zoned Planned Development (PD). See Figure 1. The 
approved PD is internal file number MRD-01-13. The “MRD” is now known as the 
“CDP” which is the zoning. The CDP zoning defers to the Town of Southern Pines 
UDO Section 4.10.4 for commercial architectural standards. The PD district is 
designed to accommodate mixed land uses, such as office, residential, service, 
commercial, public or private recreational Development.  

 
III. STAFF REVIEW: 

 
1. Review Process: 

Applications for Architectural Compliance Permits are reviewed pursuant to UDO 
§2.26.  
 

2. Application Review Dates: 
Application Submitted: April 11, 2022 
Application Complete: April 25, 2022  
Town Council Agenda Meeting: May 4, 2022  
Town Council Meeting: May 10, 2022  

 
3. Criteria for Review: 

When reviewing an application for an Architectural Compliance Permit, the Town 
Council shall approve, conditionally approve or deny the application based on the 
following criteria, as set forth in UDO §2.26.7: 

 
1. The application is consistent with applicable Comprehensive Plan goals 

and policies;  
2. The application substantially conforms with the applicable multi-family or 

commercial design standards and other applicable provisions of the UDO, 
including the purposes of the zoning district in which the property is 
located; 

3. The application is consistent with applicable conditions of prior 
Development approvals; and  

4. The development as proposed will be compatible with neighboring 
development and has mitigated potential conflicts. 
 

4. Staff Comments based on Commercial Building Design Requirements per 
UDO §4.10.4: 
This is for the proposed one story 6,760 square feet retail building. Staff has 
reviewed the project for compliance with UDO §4.10.4 Building Design 
Requirements. 
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o UDO §4.10.4 (A) states that the front of buildings shall face and have the 

primary customer entry facing that street.  Corner lot buildings shall face 
and have the primary customer entry facing the higher order street, facing 
the corner or facing each street.  Buildings that extend the full depth of a 
block may be required to have entries on each street frontage. Maximum 
entries for the GB zoning district between customer entries shall not exceed 
150’.  This 150’ may be increased for buildings located at least 40’ back 
from the sidewalk and buildings that have common entries serving multiple 
businesses. 
Requesting a Deviation: 

o The higher order street is W Morganton Road. The applicant would 
like the main entrance to face south towards the parking lot that is 
located on the west side of Patriot Boulevard. The applicant states 
the building faces inward due to the topography onsite. There is an 
existing building located in a similar location that also faces inward 
and the applicants would like to keep similar appearance. The 
spacing between the entrances is approximately 43 feet.  

 
o UDO §4.10.4 (B) states in other districts (other than CB and DTO districts), 

the width of buildings or building segments shall not be more than twice the 
building height. Building segments may be created through a combination 
of vertical features such as changes in material, building offsets, 
courtyards, changes in rooflines or architectural features that create the 
appearance of building segments.  
Generally Compliant: 

o The building height is approximately 25’ and the building width is 
approximately 86.’ The building segments created through changes 
in rooflines approximately every 45’ brings this building into 
compliance with our UDO.  

 
o UDO §4.10.4 (C) states the exterior finish of building walls shall be 

primarily comprised of brick. Cementitious horizontal lap siding, textured 
concrete masonry, cast stone and stucco may be used for accents, provided 
that they cover no more than twenty (20) percent of the exterior walls, 
exclusive of doors and windows. Wood and metal may be used as trim 
around doors and windows.  
Unclear:  

o The applicant does not state in their application the exact percentage 
of walls comprised by brick. Planning staff requested more 
information on April 18, 2022 in order to show compliance with 
§4.10.4 (C). The applicant labeled the building width and height, 
however did not provide percentages to show how much of the wall 
is comprised of brick. It is unclear and more clarification should be 
required by the applicant to provide the exact percentages and the 
basis for any deviation, as applicable.  

 
o UDO §4.10.4 (D) states (1) Windows shall be glazed in non-reflective, clear 

glass. (3) In other zoning districts (other than CB), windows and doors shall 
comprise at least twenty-five (25) percent of street-facing building façades 
between the elevations of two (2) and ten (10) feet above the grade of the 
building entry. 
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Unclear: 
o The applicant does not state if the windows will be glazed in non-

reflective clear glass. Planning staff requested more information on 
April 18, 2022 in order to show compliance with §4.10.4 (D). 
According to planning’s rough calculations based on the provided 
elevation (attached) the windows and doors comprise of more than 
25% of street facing building facades between two (2) and ten (10) 
feet above the grade of the building entry.  

 
o UDO §4.10.4 (E) states (1) Awnings are encouraged and may encroach 

over the sidewalk within the CB district and may encroach up to six (6) feet 
into any street side setback in other districts. (2) The minimum clearance 
between the lowest point of an awning and sidewalk shall be eight (8) feet.  
(3) Awnings shall be canvas or material of similar appearance and 
flexibility unless otherwise approved by the Town Council. Street facing 
awnings shall not be taller than six (6) feet unless specifically approved by 
the Town Council.   
Unclear: 

o The applicant shows in their proposed elevation on sheet R3 there 
are 11 total metal canopies on three sides of the building. The two 
larger canopies in the front with the width of 22’ is 4’ to 6’ over the 
sidewalk and the minimum clearance between the lowest point of an 
awning and sidewalk is over 8.’ The other 9 awnings canopy width 
is approximately 5.’ However, the minimum clearance between the 
lowest point of the awning and sidewalk of 8’ as well as how much 
it encroaches into the sidewalk is unclear. The applicant will need 
to clarify and the basis for any deviation, as applicable. 
 

o UDO §4.10.4 (F) states (1) Galleries and arcades are encouraged and may 
encroach up to six (6) feet into any street side setback but may not encroach 
into public right-of-way. (2) The minimum clearance for arcades and 
galleries shall be twelve (12) feet between the sidewalk and the ceiling of 
the gallery or arcade.  
Unclear:  

o There applicant does not address galleries and arcades at all, despite 
staff’s request by email on Monday, April 18, 2022. Clarification is 
needed.  

 
o UDO §4.10.4 (G) states in other districts (other than CB), buildings may 

use parapets with cornices, gable or hip roofs. Changes in parapet height 
or design, gables or other changes in the roofline as viewed from any public 
street shall be required for any building that is wider than one hundred 
(100) feet. For buildings that are wider than one hundred (100) feet, 
changes in rooflines shall be used to avoid uninterrupted planes of longer 
than two hundred (200) feet). Shingles or standing seam, non-reflective 
metal shall be used on all roofs visible public streets. Brightly colored roofs, 
such as intense blues, reds or oranges are prohibited.  
Generally Compliant: 

o The applicant shows the building is not wider than 100 feet. The 
changes in roofline occur approximately every 45 feet according to 
their elevation materials submitted. The metal used on the parapets 
is not brightly colored.  
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o UDO §4.10.4 (H) states that mechanical equipment shall be screened from 

view from the street and cannot be located between the building and the 
street. 
Generally Compliant: 

o The applicant states all mechanical equipment (HVAC units) will be 
located on the roof and shielded from view by parapet walls.  

 
o UDO §4.10.4 (I) states garage doors and loading bays shall face an interior 

lot line alley or service drive and shall not face a street unless buffered or 
screened per the landscaping code in UDO §4.3. 
Generally Compliant: 

o The applicant states there are no garage bays planned for this 
development. 

 
o UDO §4.10.4 (J) states signage shall comply with the standards in section 

4.6 and any applicable zoning district standards.  
Generally Compliant: 

o The applicant states in their narrative (attached) the signage is 
proposed on an EIFS (Exterior Insulation Finishing Systems) sign 
band on the front of the building, inward facing toward the parking. 
The sign as depicted is not being approved as part of this AR 
approval, and will be in accordance with the allowable square 
footage for this project and comply with our standards in UDO 
Section 4.6. A review of signage will occur when a sing permit 
application is submitted. 

 
IV. ATTACHMENTS PROVIDED BY THE APPLICANT: 

 
1. Application 
2. Deed 
3. Narrative Addressing Building Design Requirements per UDO §4.10.4   
4. Elevation & Drawings 
5. Site Plan 

 
V. TOWN COUNCIL ACTION: 

 
The Town Council should consider the purpose of an architectural compliance permit per 
UDO §2.26 and shall vote on whether the proposed application complies with the criteria 
per UDO §2.26 and the commercial building design requirements per UDO §4.10.4 as well 
as the central business zoning district purpose and development standards per UDO §3.5.8. 
 
The Town Council may make one of the following motions or any alternative they wish: 

 
I move to: 

 
1. Approve AR-11-22; 

 
2. Approve AR-11-22 with the following conditions… 

 
3. Deny AR-11-22; 
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EIFS (EXTERIOR INSULATION 
FINISH SYSTEM) CORNICE
Manufacturer:  EIFS Color to match Benjamin 
Moore (Paint Color)
Product:  Off White Collection
Color/ Pattern:  White Dove - OC-17

5

MANUFACTURED STONE 
VENEER WAINSCOT SILL
Manufacturer:  Eldorado Stone
Product:  Split-Edge Wainscot Sill
Color/ Pattern:  Blue Steel

2 ALUMINUM 
STOREFRONT
Manufacturer:  Kawneer (Anodized Finish)
Product:  Anodized Finishes
Color/ Pattern:  Black - #29

3

ALUMINUM 
COPING
Manufacturer:  Kawneer (Anodized Finish)
Product:  Anodized Finishes
Color/ Pattern:  Natural - #14

6

BRICK VENEER

Manufacturer:  To be determined
Product:  To be determined
Color/ Pattern:  match brick color/ style of adjacent 
shopping center

4MANUFACTURED STONE 
VENEER
Manufacturer:  Eldorado Stone
Product:  Marquee24
Color/ Pattern:  Dove Tail

1

PREFINISHED METAL 
WINDOW AWNINGS
Manufacturer:  To be determined
Color/ Pattern:  Black
Size: 6'-11" w. x 8'-0" ht.

7

PREFINISHED METAL 
CANOPIES
Manufacturer:  To be determined
Color/ Pattern:  Black
Length: 22'-0"

8

BRICK PILASTERS

Brick veneer pilasters with 
brick detailing.

10

BRICK DETAILING

Brick veneer with decorative 
brick detailing.

11

WINDOW12
Manufacturer:  To be determined
Color/ Pattern:  Kawneer - Black - #29
Size:  5'-0" w. x 4'-8" ht. (Top of Window at 7'-4" A.F.F.)

WINDOW13
Manufacturer:  To be determined
Color/ Pattern:  Kawneer - Black - #29
Size:  5'-0" w. x 2'-10" ht. (Top of Window at 7'-4" A.F.F.)

DRIVE-THRU WINDOW14
Manufacturer:  Diebold
Color/ Pattern:  Kawneer - Black - #29
Size:  5'-0" w. x 3'-8" ht. (Top of Window at 6'-11" A.F.F.)

PREFINISHED METAL 
DRIVE-THRU CANOPY
Manufacturer:  To be determined
Color/ Pattern:  Black
Length: 10'-0"

9
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TOWN OF SOUTHERN PINES ORDINANCE # 1988
AMENDING THE CHARTER OF THE TOWN OF SOUTHERN PINES TO CONDUCT 
NONPARTISAN MUNICIPAL ELECTIONS USING THE PLURALITY METHOD IN 

ACCORDANCE WITH G.S. 163-292

WHEREAS, pursuant to G.S.160A-101 and 160A-102, the Town Council of the Town of Southern Pines 
may adopt an ordinance to amend the Town’s Charter to change the type of municipal election conducted 
by the Town; and

WHEREAS, G.S. 160A-102 requires that the Town Council call a public hearing on the proposed charter 
amendments and that notice thereof be published not less than ten (10) days prior to the public hearing date; 
and

WHEREAS, the Town Council conducted a public hearing on the proposed charter amendment on April 
12, 2022 and notice of said hearing was published in The Pilot on March 27, 2022. During this hearing, all 
interested citizens, residents, and property owners were given the opportunity to provide comments to the 
Town Council; and

WHEREAS, after due deliberation and consideration of comments provided at said hearing, the Town 
Council considers it in the best interests of the citizens, residents, and property owners of the Town of 
Southern Pines to amend the method of electing public officials who serve the Town.

NOW, THEREFORE, BE IT ORDAINED AND ESTABLISHED by the Town Council of the Town of 
Southern Pines:

1. Pursuant to G.S.160A-101 and 160A-102, Section 3.1 of the Charter of the Town of Southern Pines is 
amended as follows to provide for nonpartisan municipal elections using the plurality method:

a. The last sentence of Section 3.1 shall be deleted in its entirety and replaced with the following 
sentence: “The Mayor and members of Town Council shall be elected according to the 
nonpartisan plurality method in accordance with G.S. 163-292.”

2. Elections for the offices of Mayor and the four Councilmembers shall be nonpartisan and conducted 
using the plurality method in accordance with the rules of G.S. 163-292.

3. Within ten (10) days of the effective date of this ordinance, the Town Clerk shall publish a notice in 
The Pilot, stating that an ordinance amending the Charter has been adopted to provide for nonpartisan 
municipal elections using the plurality method.  Subject to any referendum petitioned for and conducted 
pursuant to G.S. 160A-103, this ordinance shall be in full force and effect from and after May 10, 2022 
and shall be the basis for Town elections at the regular municipal elections in November 2023.

4. Pursuant to G.S. 160A-107, the Town of Southern Pines shall continue conducting nonpartisan 
municipal elections using the plurality method for at least two (2) years after the term begins for 
members elected in November 2023.

5. Pursuant to G.S. 160A-111, the Town Clerk shall file a certified copy of this charter amendment with 
the Secretary of State and the Legislative Library.

Adopted this 10th day of May, 2022.

ATTEST TOWN OF SOUTHERN PINES

________________________________ ________________________________
Elizabeth Robertson, Town Clerk Carol R. Haney, Mayor

APPROVED AS TO FORM:

______________________________________
Douglas R. Gill, Town Attorney

I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at its meeting 
of May 10, 2022 as shown in the minutes of the Town Council for that date.

_____________________________________
Elizabeth Robertson, Town Clerk
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MEMO
TO: Mayor and Council members
FROM: Reagan
Date: 04-29-22

RE: RA-01-22 Parkway Reimbursement

I have not included a draft Agreement in your packet as a couple of significant items are 
still being worked through at this time. It should come as no surprise that Mid Atlantic, 
LLC is experiencing many of the same supply chain and inflationary challenges that we 
are seeing with our own projects, and as a result details are still being finalized.  
Depending on feedback from Ms. Rusher, our counsel from Raleigh, I will either be 
bringing additional information on Wednesday evening or otherwise delaying adoption of 
the Agreement until a future meeting (though prior to, or at least no later than, our June 
14th session.)  
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ORDINANCE OF THE TOWN COUNCIL OF THE  

TOWN OF SOUTHERN PINES DEFINING AND ESTABLISHING 

MUNICIPAL SERVICE DISTRICT NUMBER 1 

WHEREAS, on the 12th day of April, 2022, the Town Council of the Town of Southern Pines 

adopted a resolution stating its intent to consider defining and establishing a municipal service district 

under Article 23 of Chapter 160A of the General Statutes of North Carolina; and 

WHEREAS, the Town Council caused to be prepared, and adopted at its April 12, 2022 meeting, 

a report (the “MSD Report”), containing (1) a map of the proposed district, showing its proposed 

boundaries; (2) a statement showing that the proposed district meets the standards required by law; and 

(3) a plan for providing in the proposed district downtown revitalization services, which services are 

needed in the proposed district to a greater extent than in the remainder of the Town; and 

WHEREAS, the Town Council called a public hearing on the question of whether an ordinance 

establishing and defining a municipal service district should be adopted, and caused notice thereof, 

including a map of the proposed district and a statement that the MSD Report was available for inspection 

in the office of the Town Clerk, to be published as required by law; and 

WHEREAS, the MSD Report was made available for public inspection in the office of the Town 

Clerk for at least four (4) weeks prior to the date of the public hearing; and 

WHEREAS, a copy of the MSD Report and the notice of the public hearing was mailed to all 

property owners owning property located within the boundaries of the proposed municipal service district 

at least (4) weeks prior to date of the public hearing, and the Town Clerk has certified to the Town 

Council that such mailing has been completed; and 

WHEREAS, the Town Council held a public hearing on defining and establishing the proposed 

municipal service district at its regularly scheduled Town Council meeting on the 10th day of May, 2022; 

and 

WHEREAS, the Town Council finds and determines that the area located within the boundaries 

of the proposed municipal service district is in greater need of a parkway to promote downtown 

revitalization than other areas of the Town and its downtown; and 

WHEREAS, the Town Council has determined that a municipal service district should be 

defined and established to finance, provide, and maintain a downtown revitalization project consisting of 

the construction and maintenance of a parkway that would connect Highway 15-501 to Morganton Road 

(the “Parkway”), thus making it easier for vehicular traffic to get to the central city area, and connecting 

the central city with the Parkway and residents and retail establishments on the Parkway; and 

WHEREAS, the MSD would consist of the approximately 100 acres shown on the attached map 

as a municipal service district (the “MSD”); and 
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WHEREAS, the Town Council believes that the construction of the Parkway in the MSD will 

further the public health, safety, welfare, convenience, and economic well-being of the Southern Pines 

central city area; and  

WHEREAS, this ordinance will be effective on July 1, 2022 if approved at two separate 

meetings of the Town Council; 

NOW THEREFORE, be it ordained by the Town Council of the Town of Southern Pines: 

Section 1. Pursuant to the authority vested in it by Article 23 of Charter 160A of General Statutes 

of North Carolina, entitled “Municipal Service Districts”, the Town Council hereby defines and 

establishes the following described area located in Southern Pines, Moore County, as Municipal Service 

District Number 1: 

An area comprised of 99.97+/- acres contained in the approved Morganton Park South 

Planned Development District (PD 08-21) lying between 15-501 to the south and Morganton 

Road to the north, and consisting of parcel ID numbers 00049222, 98000749, and 00052502 

according to Moore County tax records as of January 1, 2022, graphically depicted on the GIS 

map attached hereto as Exhibit A. 

 
Section 2.  Municipal Service District Number 1 is defined and established for the purpose of 

financing, providing, and carrying out a downtown revitalization project in such district to finance, 

provide, and maintain a public project consisting of the construction, operation, and maintenance of a 

parkway connecting 15-501 to Morganton Road, thus making it easier for vehicular traffic to get to the 

central city area, and connecting the central city with the Parkway and residents and retail establishments 

on the Parkway.  

Section 3. Municipal Service District Number 1 is in need of the downtown revitalization project 

described above to a demonstrably greater extent than the remainder of the Town. 

Section 4.  This ordinance will be effective on July 1, 2022, but only following approval at two 

meetings of the Town Council. 

 

Introduced: [May 10, 2022] 

Adopted: [May 10, 2022] 

Adopted: [June 14, 2022] 

_______________________________________ 

Beth Robertson 

Town Clerk 
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MEMORANDUM 

 

 

To:  Reagan Parsons, Town Manager 

From: James Michel, PE, MBA, Town Engineer/Assistant Public Works Director 

Re: Consolidation of Water Systems Serving The Carolina Development 

Date: May 18, 2021 

RECOMMENDATION 

Staff recommends that Council analyze the merits of consolidating the water systems for The Carolina, currently served 
by both Moore County and the Town of Southern Pines, to a single system served by the Town. 

BACKGROUND 

Moore County Public Utilities currently operates a satellite water system in the older sections of The Carolina 
development located off Airport Road. All the customers on this satellite system are within the Town’s corporate limits 
and the system is supplied through a master meter connection to the Southern Pines Water System. The newest 
sections of the Carolina Development have been extending Town water lines to serve the new properties as required in 
the most recent development approvals CUP. This has led to several locations where Town and County lines are parallel 
to each other and several of the upcoming phases of the project will result in additional parallel lines.  

In a letter dated April 26, 2021, The Carolina developer requested that the Town and County work together to 
consolidate the two systems into a single Town water system. The developer benefit from this consolidation as it 
reduces the length of new water mains that must be extended to serve future phases of the development. In exchange, 
the developer has offered to provide the improvements listed in his letter to limit the Town’s costs associated with the 
requested change-over and to improve the hydraulics of the water systems. 

The parallel systems are undesirable due to inefficiencies and complexities in system operations and future maintenance 
and confusion among residents. This is further exacerbated given that residents have different rate structures 
depending on which system serves their home. It should be noted that while the County and Town water rates are very 
similar, a current customer on the County’s system would see an increase of $0.05/month after transitioning to the 
Town’s system (based on an average use of 5,000 gallons/month).   

In addition to the operational concerns, the County’s system also falls within the Town’s Fire District, but was developed 
prior to current fire flow requirements and has limited capability to meet current standards. The developer proposes 
installing an additional loop and additional interconnection with the Town’s system, which will improve the system 
hydraulics and fire flow in the older sections. 

NEXT STEPS 

Staff requests direction from Council on forwarding a request to the Moore County Commissioners to approve this 
transfer. If Council desires, staff will draft a resolution to review at the June 2nd agenda meeting, followed by a vote at 
the June 8th business meeting. The Town would then forward the approved resolution to the County Commission for 
their consideration.  
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                                              KOONTZJONESDesign 
                                                                                                                                                          LAND PLANNING  LANDSCAPE ARCHITECTURE  
  
 

 

 
150 PAGE STREET 
SOUTHERN PINES, NC 28387 
P: 910.639.4058 
 

April 26, 2021 
 
James Michel 
Town of Southern Pines 
Town Engineer/Asst. Public Works Director 
140 Memorial Park Ct. 
Southern Pines, NC 28387 
 
RE:  Caropines 
 Water Line Transfer Request 
 
Mr. Michel, 
 
Over the past few months, my clients, Caropine Ventures, LLC and 71st Partners, LLC, have 
been working with the Town on a Utility Master Plan for the future phases of The Carolina 
development. This study has included a detailed investigation of the potential public water 
service options for the project. As you are aware, Moore County Public Utilities provides water 
service for some customers within the Carolina, mostly in the original sections of the 
development.  The Town of Southern Pines water services serve and will serve, the new and 
future phases of The Carolina development. Because of this unique situation, parallel water 
utility lines (Moore County and Town of Southern Pines) will be required to provide water 
service to future phases. 
 
Since the Caropines approval for the Planned Development (PD) zoning and the Conceptual 
Development Plan, the entirety of the property has been annexed into the Town of Southern 
Pines. Having water provided by a single entity would be more efficient for the residents of The 
Carolina and avoid duplication of water infrastructure for future phases. Caropine Ventures, LLC 
and 71st Partners, LLC would request that the Town of Southern Pines work with Moore County 
Public Works to transfer ownership of the existing Moore County water lines within The Carolina 
development to the Town of Southern Pines. 
 
At such time as this system would be transferred to the Town of Southern Pines, Caropines 
Ventures, LLC would agree to provide the following modifications to the system to meet 
compliance standards with the Town’s water system.   
 
 Replace the register so the meters will work with the Town’s billing system. There are 

currently 42 meters on the County’s system. Town staff has estimated that the 
replacement of the registers, including materials and labor, will be $216.04/meter for a 
total cost of $9,073.68.  Upon approval of the transfer request by the Town Council, the 
developer will deposit this amount with the Town, prior to the request being forwarded to 
the County Commissioners. If the Commissioners decide to reject the transfer request, 
then the money will be returned to the developer. 

 Fire hydrants will be raised and painted to meet the standard Town of Southern Pines 
colors of green and white. This work will be included in the first site plan to be approved 
after acceptance of the Transfer request by the County Commissioners. 
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The Carolina 
Waterline Transfer Request 
April 26, 2021 
Page 2 of 2 

 
 

 

 An additional water line will be connected from Airport Road to a location on Ramble 
Ridge as discussed with the Town previously.  In addition, a connection between the 
Town and existing County system will be required just north of the clubhouse where the 
Town’s system currently ends. The design of these connections and extension will be 
required to be included with the first site plan submittal to be approved after acceptance 
of the Transfer request by the County Commissioners. 
  

We appreciate your consideration of this request and would be happy to answer any questions 
you may have regarding this request. Please contact me at (910) 639-4058 if you would like to 
discuss this request. 
 
Best regards, 
 

 
 
 

Robert E. Koontz 
Principal  
 
 
cc.  Randy Gould, Moore County Public Works 
 Reagan Parsons, Town Manager, Town of Southern Pines 
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STATE OF NORTH CAROLINA 
MOORE COUNTY CONTRACT 
 
THIS CONTRACT for the transfer of the water supply system is entered into as of the ____ day of ______, 
2022, between the TOWN OF Southern Pines (hereinafter referred to as "Town"), and the COUNTY OF 
MOORE, (hereinafter referred to as “County”). 
WITNESSETH: 
  WHEREAS, the County is a body politic duly organized and existing under the laws of the State of 
North Carolina; and 
  WHEREAS, the Town is a municipal corporation duly organized and existing under the laws of 
the State of North Carolina; and 
  WHEREAS, the Town, among its other functions, operates a water supply and distribution 
system serving water users within its boundaries; and  

WHEREAS, the County owns and operates a water supply and distribution system in Caropines 
subdivision, formerly known as “The Carolina”, as described in that certain Non-Exclusive Easement For 
Water System, recorded in book 1406, page 92, Moore County Registry; and 
 WHEREAS, the Town currently owns and operates a water supply and distribution system 
serving water users adjacent to the County’s water supply and distribution system in Caropines 
subdivision; and

WHEREAS, the Town currently supplies all the water to Caropines, including the sale of water to 
the County; and

WHEREAS, County and Town recognize that their interests as well as the interests of residents 
and owners of property within Caropines will be better served by a single entity managing, operating 
and maintaining the water supply service within Caropines Subdivision; and

WHEREAS, County and Town have agreed that Town can efficiently provide water supply and 
distribution to Caropines Subdivision; and  
  WHEREAS, the County and the Town have agreed upon certain terms regarding the transfer of 
County’s Caropines water supply distribution system to Town, including but not limited to 
infrastructure; contract and easement rights; associated water customer accounts; and revenues 
therefrom, and now desire to set forth the terms of their agreement; and 
  WHEREAS, by a Resolution originally adopted by the Moore County Board of Commissioners at 
its meeting on ________________, the sale of said water supply distribution system to the Town as 
provided herein was approved, and the execution of this Contract by the County was duly authorized; 
and 
  WHEREAS, by Resolution adopted by the Board of Commissioners of the Town of Southern 
Pines at its meeting on ____________, the purchase of said water supply distribution system from the 
County as provided herein in the amended agreement was approved, and the execution of this contract 
by Town was duly authorized; 
NOW THEREFORE, in consideration of the foregoing and the mutual agreements hereinafter set forth, 
the parties Agree as follows: 

1.  County shall transfer all rights and interests in the infrastructure for said water supply distribution 
system serving customers in Caropines Subdivision, Southern Pines, North Carolina, and shall execute 
any and all necessary documents for transfer.
2.   Upon transfer of the water supply distribution system, the Town shall assume all responsibility for 
managing, operating and maintaining said system, and shall be entitled to all revenues from date of 
transfer.

Page 344 of 347



3.    Upon transfer, County shall have no continuing obligation to manage, operate and maintain said 
water distribution system.
4.     Upon transfer, Town shall be entitled to revenues for all water services provided to customers from 
date of transfer and shall be liable for all expenses thereof; County shall be entitled to any accrued 
revenues for all water services provided to customers prior to the date of transfer and shall be liable for 
all expenses accrued therefor prior to transfer to the Town.
5.    Transfer shall constitute acceptance of the infrastructure and County shall have no continuing 
obligation for repair, replacement and/or maintenance thereof.

  WITNESS WHEREOF, the parties hereto, acting under authority of their respective governing bodies, 
have caused this contract to be duly executed in duplicate counterparts, each of which shall constitute 
and original. 
Executed by the Town of Southern Pines this ____ day of ______________, 2022. 
         
ATTEST: TOWN OF SOUTHERN PINES 
BY: _________________________ BY:_________________________ 
____________________________, Town Clerk  
 
Certificate of Town Finance Officer 
This instrument has been pre-audited in the manner required by the Local Government Budget and 
Fiscal Control Act. 
 
_____________________________ 
Town of Southern Pines Finance Officer  

Executed by Moore County, State of North Carolina this _____ day of _____________, 2022. 
         
ATTEST: Moore County Board of Commissioners 
BY: _________________________ BY:______________________________ 
Laura M. Williams, Clerk to Moore County Frank Quis, Chairman 
Board of Commissioners 
 
Certificate of Moore County Finance Officer 
This instrument has been pre-audited in the manner required by the Local Government Budget and 
Fiscal Control Act. 
 
_____________________________ 
Moore County, Finance Officer  
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TOWN OF SOUTHERN PINES ORDINANCE #1992 
AMENDING PEEDEE/PENNSYLVANIA ROAD LINE REPLACEMENT PROJECT BUDGET

BE IT ORDAINED, by the Town of Southern Pines Town Council, that pursuant to Section 13.2 of 
Chapter 159 of the General Statutes of North Carolina, the following capital project budget is 
hereby amended:

Section 1: The project authorized is for the purpose of upgrading the existing 10” waterline 
with a 16” transmission main. 

Section 2: The officers of this unit are hereby directed to proceed with the capital reserve fund 
within the terms of the budget contained herein.

Section 3: The following additional amount is appropriated for the project:

Design and Construction $1,000,000.00

Total Additional Project Appropriation $1,000,000.00

Section 4: The following additional revenue is anticipated to be available for this project:
 

Transfer In – Utility Fund $1,000,000.00

Total Additional Project Revenues $1,000,000.00

Section 5: Copies of this capital project ordinance shall be furnished to the Clerk to the 
Governing Board, and to the Finance Officer for direction in carrying out this project.

Section 6: This amended ordinance becomes effective May 10, 2022.

I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at 
its meeting of May 10, 2022 as shown in the minutes of the Town Council for that date.

_________________________________
Elizabeth Robertson, Town Clerk
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TOWN OF SOUTHERN PINES ORDINANCE #1991
AMENDING THE 2021/2022 FISCAL YEAR BUDGET

(CP PEEDEE/PEN LINE)

BE IT ORDAINED AND ESTABLISHED by the Town Council of the Town of Southern 
Pines in regular session assembled this 10th day of May, 2022 that the Operating Budget for 
the Fiscal Year 2021/2022 be and hereby is amended as follows:

DEPARTMENT LINE ITEM CODE INCREASE DECREASE

Utility Fund Transfer to – CP PeeDee/Penn Line 60-770-7400 $ 1,000,000.00

Utility Fund Retained Earnings Appropriations 60-397-6000 $ 1,000,000.00

I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at 
its meeting of May 10, 2022 as shown in the minutes of the Town Council for that date.

_________________________________
Elizabeth Robertson, Town Clerk
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