
 
 

AGENDA 
Thursday, March 21, 2024: 6:00 PM 

Planning Board  
Douglass Community Center: 1185 W. Pennsylvania Ave 

  

1. CALL TO ORDER 
  
2. APPROVAL OF MINUTES 
  

   a. February 22, 2024 Regular Meeting 
 

 

3. PRELIMINARY FORUMS 
  

   

a. SU-01-24 Special Use Permit to Amend Boundaries of Mid South Master Plan 
 On behalf of PILLCSub, LLC, Paul Saathoff with Koontz Jones Design has applied for aspecial use permit 

to amend the Mid-South Master Plan approved in 1988 in conjunctionwith Conditional Use Permit CU-
08-88. The amendment proposes removing +/-9.26acres from the Master Plan that is located in 
Pinehurst’s jurisdiction and includes thenorthern-most portion of Palmer Drive between Knoll Road and 
Midland Road. 

   

b. PD-01-24 Preliminary Development Plan for Belle Meade Retirement Community 
 Thomas Van Camp of Van Camp, Meacham & Newman, PLLC, and Dan Jewell of Thomas & Hutton, on 

behalf of St. Joseph of the Pines, Inc., have submitted a PlannedDevelopment District – Preliminary 
Development Plan application pursuant to §2.18.5 ofthe Town of Southern Pines Unified Development 
Ordinance for the addition of 40 residential units on the north side of the already existing Belle Meade 
continuing care retirement center. 

4. UNFINISHED BUSINESS 
  
5. NEW BUSINESS 
  
6. PUBLIC COMMENTS 
  
7. ADJOURNMENT 
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MINUTES
Planning Board Regular Meeting

E.S. Douglass Community Center, 1185 W. Pennsylvania Avenue
Thursday, February 22, 2024, at 6:00 PM

Chair Westbrook called the meeting to order at 6:00 PM.  

Vice Chair Kim Wade, Andy Bleggi, Matthew Walden and Monica Harvey were present. 

Matthew Walden made a motion, which was seconded by Monica Harvey, to approve the 
Minutes of the December 21, 2023 regular meeting.  The motion carried.

PUBLIC HEARING: 

OA-01-24 Proposed UDO Text Amendments

The Town of Southern Pines Planning Department is proposing to amend the Unified 
Development Ordinance (UDO) with a variety of text amendments primarily related to increasing 
the use, and usefulness, of Conditional Zoning Districts and reducing the number of development 
approvals requiring quasi-judicial decisions throughout the Southern Pines planning jurisdiction. 
The proposed amendments are an implementation of Policies 3.3 and 3.4 of the Town’s 2040 
Comprehensive Plan. 

Andy Bleggi made a motion, which was seconded by Matthew Walden, to open the public forum.  
The motion carried.

Planning Director BJ Grieve provided an overview of the following proposed text amendments as 
listed in the staff report for file OA-01-24:

1. Amend UDO §2.17.11 and §3.3.2 to expand the design flexibility provided by using Conditional 
Zoning Districts and make clear that Conditional Zoning Districts are to be consistent with the 
Comprehensive Plan.

2. Eliminate the redundancy of requiring approval of both a Special Use Permit and a Major 
Subdivision Preliminary Plat for Major Subdivisions (UDO §2.20) by requiring approval of only the 
Major Subdivision Preliminary Plat (which will remain a quasi-judicial decision by the Town Council). 

3. Revise UDO §3.7 to better describe and simplify the letters used to reflect different types of 
development approvals in Exhibit 3-15 and revise UDO §3.7.1(F) to require a Conditional Zoning 
District (instead of a Planned Development) for Multi-Family residential developments of between 
ten (10) and forty-eight (48) dwelling units. Similarly, revise letters in Exhibit 3-15 to reflect the 
changes to letters in UDO §3.7. For example, “C” that used to mean Special Use Permit will change 
to “SU” meaning the same thing.
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4. Amend Exhibit 3-15 to gain greater public input and flexibility in project design by requiring 
Conditional Zoning Districts for Manufactured Home Parks in RR zones; Duplexes in RS-1 zones; 
Nursing Homes in RM-1, RM-2 and GB zones; Bed and Breakfast Inns in RE, RR, RS-1, RS-2, RS-3, 
RM-1, RM-2, CB, GB and NB zones; Hotels and Motels in CB, GB and OS zones; Food Truck 
Campuses in GB zones; Camps and Camping Establishments in RE and RR zones; Nursery Schools 
or Preschools in RE, RS-1, NB and OS zones; Elementary Schools, Middle or Junior High Schools, 
Senior or High Schools, Special Needs Education Services and Colleges or Universities in RS-1, RS-
2, RS-3, RM-1, RM-2, CB, GB, NB and OS zones; Child Daycares in RS-1, RS-2, RS-3, RM-1 and RM-
2 zones; and Special Home Events in RE, RR, RS-1, RS-2, RS-3, RM-1, and RM-2 zones. 

5. Amend UDO §4.2.1 Height, §4.2.2 Setbacks, §4.2.3 Lot Size, Density and Lot Width, §4.3.2 
(Landscaping) Applicability, §4.5.2 (Off-Street Parking) Applicability, §4.6.2 (Sign) Applicability, 
§4.9.1 Usable Open Space Required, §4.10.1 (Development Design Standards) Applicability and 
§4.11 Transportation to allow flexibility from these standards in a manner consistent with the 
design goals and policies in the Comprehensive Plan when rezoning to a Conditional Zoning 
District.  

6. Amend UDO §4.9.1 to expand the applicability of the Usable Open Space requirement to new 
commercial, industrial, institutional and Multi-Family development and Major Subdivisions to 
increase the percentage of open space required from 5% of the total area of the development to 
10% of the total area of the development, and to expand the applicability of open space 
requirements in subdivisions by reducing the number of lots that are exempt from open space 
requirements from less than 25 to only subdivisions with five (5) or fewer lots (Minor 
Subdivisions).

Tom McCabe, 235 N. Page Street, expressed support for the text amendments and specifically to 
allow schools and daycares in Residential zoning districts, and felt that Conditional Zoning was a 
step in the right direction.  

Matthew Walden made a motion, which was seconded by Andy Bleggi, to close the public forum.  
The motion carried.

Board discussion ensued. 

Monica Harvey made a motion, which was seconded by Matthew Walden, that after reviewing 
the proposed text amendments to the UDO and considering the criteria for approval of text 
amendments to the UDO found in UDO §2.17.10, the proposed amendments are consistent with 
the Comprehensive Plan for the reasons set forth in Attachment A of staff report OA-01-24; and 
therefore, to recommend approval of OA-01-24 to the Town Council.  

The following matters were considered: 

1. that golf courses remain FRR instead of Conditional Zoning; and 

2. the following modifications to the proposed text:
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a. that the use of the word “compatibility” be changed to “consistency” in §2.17.11(F);

3. that the word “elsewhere” in UDO §3.7.1(E) be replaced with “Chapters 3, 4, 5 6 and/or 
9 as applicable”; and

4. that Conditional Zoning be added to Child Daycare in the RE and RR zoning districts.

The motion carried by a 4-0 vote.

UNFINISHED BUSINESS:

No old business was discussed.
  
NEW BUSINESS:

BJ Grieve stated that there will be a regular meeting in March with two items on the agenda.  No 
agenda meeting.

Matthew Walden made a motion, which was seconded by Monica Harvey, to adjourn the 
meeting.  The motion carried. 

The meeting adjourned at 7:21 PM.

An audio recording of the meeting and any related PowerPoint presentations are available upon 
request.

Respectfully submitted:

Cindy Williams
Secretary to the Planning Board
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Agenda Item 

To: Planning Board    

From: Alaina Mallette, Senior Planner 

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

South Club Master Plan Boundaries: Owner/Applicant: 

Plantation Investors, LLC; Authorized Agent: Paul 

Saathoff, KoontzJones Design 

Date: March 21, 2024 

I. SUMMARY OF APPLICATION REQUEST

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

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

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

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

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

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

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

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

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

to Midland Road.

II. PROJECT INFORMATION

A. Property Owner & Applicant Information

i. Property Owner and Applicant

PILLCSub, LLC

c/o Bob Levy

3 Palmer Drive

Southern Pines, NC  28387-2986

ii. Authorized Agent

KoontzJones Design

c/o Paul Saathoff

150 S. Page Street

Southern Pines, NC  28387

B. Project History and Site Information

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

and is zoned as such following standards outlined in the CU-08-88 Mid-South Master Plan

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

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

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

side of the parcel includes the Knoll Road Greenway maintained by the Town of Southern

Pines, which connects Morganton Road and the Mid-South Club to Midland Road. The

Village of Pinehurst has the property zoned R30 excluding the road, i.e., medium-density

residential with a minimum lot size of 30,000 square feet for a max of 8 lots unless rezoned

(see Figure 3). The subject property was not included in the 2040 Comprehensive Plan

considering that it is, technically, within the Village of Pinehurst.

SU-01-24 Mid South Boundary March 2024 Planning Board 1 of 7
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Figures 1-3: Zoning and Location Map (Subject Property Outlined by Dashed Red Lines) 

1.  2.  

 

3.  (V. Pinehurst) 
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III. STAFF REVIEW 

A. Application Review Dates 

• Special Use Permit Amendment Application Submitted: February 5, 2024 

• Application Deemed Complete: February 12, 2024 

• Notice of Planning Board Public Hearing: 

o Posted On-site: March 4, 2024  

o Mailed: February 28, 2024 

o Internet: March 11, 2024 

o Published: Emailed to the Pilot on February 27, 2024 for March 6 

and March 13 publication 

• Planning Board Preliminary Forum: March 21, 2024 

 

B. Process and Standards of Review 

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

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

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

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

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

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

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

 

C. Special Use Permit Criteria for Review [UDO §2.21.6 (A-F)] 1 

An amendment to a special use is permitted only if the applicant demonstrates that: 

 

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

zoning district and any applicable supplemental use regulations;  

Note: As a part of the current special use permit request, the applicant seeks 

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

Pinehurst’s jurisdiction (see Attachment 2). If relinquished, that portion 

would no longer be beholden to CU-08-88 development standards, and 

would follow Pinehurst’s development standards for the district in which it 

is zoned. No specific uses on the to-be-relinquished portion of the property 

have been provided as a part of this application. 

 

OPEN SPACE 

As adjustments and new proposals have come in for the overall Mid-South 

development, staff has researched the history and has sought to maintain the 

open space set-aside that was included in the Master Plan, for the purposes 

of ensuring compliance with the conditional use permit approval. Southern 

Pines’ interest is to ensure that the open space requirements and Knoll Road 

Greenway (per easement recorded in 2005 at Deed Book 2811, Page 29) for 

the overall development are maintained.  

 

The Master Plan that accompanied CU-08-88 listed 28.16 acres of “Open 

Space/Natural Areas/Utility Easements”.  As this ±9.26-acre portion of the 

                                                 
1 Some research and text in this section were conducted by and prepared by Pamela Graham, Southern Pines 

Planning Department’s Principal Planner in 2022. 
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Mid-South property is depicted as undeveloped land (i.e., approx. 6.15 

forested acres outside of the 3.1-acre right-of-way) on the Master Plan and 

is believed to have been included in the 1988 open space calculation, that 

acreage must be accounted for elsewhere in the development if Southern 

Pines relinquishes regulatory control over it. The applicant provided 

evidence that the open space requirements will be maintained with the 

removal of Pinehurst’s portion of the development (see Page 2 of 

Attachment 2). According to the applicant, there is ±31.7 acres of open 

space currently provided (excluding the golf courses).  

 

The applicant states, “The portion of the Southern Pines Greenway Trail 

which exists in the subject property will not be impacted.” Therefore, 

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

noncompliant with existing CU-08-88 standards for open space. 

 

RESIDENTIAL DENSITY 

The original development approval limited residential density to 1.85 

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

total acreage of the development will become 550.67 acres. Currently, 526 

dwelling units have been approved and platted. So, the development density 

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

acre. The development is maxed at 647 dwelling unit, so up to 121 

additional dwelling units can be developed. Therefore, no issues related to 

residential density were identified. 

 

GENERAL 

No other discrepancies with standards in CU-08-88 or the UDO have been 

identified.  

 

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

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

property in the immediate vicinity for the purposes already permitted;  

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

Pinehurst’s development standards. The surrounding neighborhoods—

including Mid-South Golf Club, Midland Road, Birkdale Village, Pinehurst 

National Golf Club, and Walker Station—have a mixture of development 

densities. Walker station has the highest residential density while the other 

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

courses interspersed with open space and natural areas. Relinquishing the 

site removes the natural area/open space entitlement standards that are tied 

to Mid South in Southern Pines and allows Pinehurst to control of future 

development for this portion of the subject property. 

 

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

The applicant has provided the following information regarding this item: 

“This special use permit will not impede access to the existing development 

and will continue to provide adequate access to accommodate emergency 

SU-01-24 Mid South Boundary March 2024 Planning Board 4 of 7
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and waste removal vehicles. The roadway from Midland Road to Knoll 

Road will continue to be a private road which will continue to be maintained 

and ultimately owned by the Mid South Club Property Owner’s 

Association. The entrance on Midland Road will remain in its current form 

and will continue to be maintained by the Mid South Club Property Owner’s 

Association. Public water and sewer utilities will not be impacted...” The 

Technical Review Committee stated that, if approved, any future 

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

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

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

County requires the developer to connect to Southern Pines water and sewer 

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

 

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

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

staff have not identified any inadequate public facilities and concur with the 

applicant’s statement. 

 

D. The proposed use shall not impede the orderly Development and 

improvement of surrounding property for uses permitted within the zoning 

district or substantially diminish or impair the property values within the 

neighborhood; 

The application narrative states that future development “will comply with 

any applicable zoning and engineering regulations, standards, or 

requirements as described in the Pinehurst Development Ordinance.” No 

other analysis about impacts on adjacent property values have been 

conducted for the application. Planning staff have not identified any issues 

that would impede orderly development of surrounding properties, 

especially considering that the road and greenway trail will remain. 

 

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

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

welfare; 

There is no proposed use on the portion of the property to be relinquished 

from Mid South as it will be under Pinehurst zoning jurisdiction, and any 

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

development ordinance and codes. Planning staff would only be able to 

speculate about proposed uses on the relinquished portion of the property.  

 

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

sufficient to outweigh individual interests that are adversely affected by the 

establishment of the proposed use. 

See Planning staff comments for Criterion E, which also applies to this 

criterion. 
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D. General Staff Comments and Recommendation 

Approval of the request will result in an amendment to the Mid-South Master 

Plan approved in 1988, in conjunction with CU-08-88, to remove from the plan 

a +/-9.26-acre portion that is located in Pinehurst’s jurisdiction and includes 

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

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

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

may deem necessary to protect the public health, safety and welfare.  

 

Planning staff recommend approval with the following conditions, at a minimum: 

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

shall not fall below the 28.16 acres as required by the 1988 conditional use 

permit approval (CU-08-88). Any future development application within 

the Mid-South Master Plan area shall provide open space calculations for 

town staff to check for compliance with the open space standards.  

• The Knoll Road Greenway shall remain in its current location per the 

existing 2005 easement (Deed Book 2811, Page 29) and shall continue to 

be maintained by the Town of Southern Pines and open to the public.   

 

E. Outside Agency Comments 

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

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

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

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

Use Advisory Commission (RLUAC). There was no comment from the Town’s 

Utilities Superintendent and RLUAC.  

 

IV. ATTACHMENTS 

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

 

1. Special Use Permit Application, Narrative, and Justification 

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

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

4. Knoll Road Greenway Easement 

 

V. PLANNING BOARD ACTION 

Pursuant to North Carolina General Statute §160D-301(b)(6) and Unified Development 

Ordinance §2.5.2, the Planning Board may hold a Preliminary Forum on a matter 

requiring a quasi-judicial decision by the Town Council. However, no part of the forum or 

any recommendation may be used as a basis for the Town Council’s final decision. 

Therefore, the Planning Board may wish to use the following motion to identify issues to 

bring to the attention of the Town Council at the evidentiary hearing. 

 

I move to adopt the following list of issues for transmission to the Town Council as a 

result of the March 21, 2024 Preliminary Forum on application SU-01-24: 
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The information presented at the forum indicated that the following issues be 

considered in applying the criteria for a SUP to application SU-01-24: 

 

1.   

 

In addition, the following concerns were raised during the forum, but do not seem 

to apply in determining whether the SUP criteria are satisfied: 

 

1.  
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                                              KOONTZJONESDesign 
                                                                                                                                                          LAND PLANNING  LANDSCAPE ARCHITECTURE  
  
 

 
 
150 PAGE STREET 
SOUTHERN PINES, NC 28387 
P: 910.684.8487 
 

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

Mid South Property 
Special Use Permit Justification  

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

With this special use permit application, the applicant is seeking removal of a portion of Parcel ID 
00041026701 from Southern Pines’ Zoning jurisdiction. The area located within the Village of Pinehurst’s 
zoning jurisdiction will meet any applicable zoning regulations and standards as described in the Pinehurst 
Development Ordinance.  Future development within the Mid-South development located within the 
Southern Pines zoning jurisdiction will continue to follow the approved development standards for the RS-
2 CD district as well as and subject to the other Town of Southern Pines UDO requirements which have 
been applicable to the development, including following any prior vested rights determination by the 
Town that is applicable to the development.  
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PROPERTY INFORMATION
PROPERTY OWNER(S):
 PLANTATION INVESTORS, LLC
 P.O. BOX 8000
 PINEHURST, NC 28374-8000

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

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

EXISTING
TOTAL ACREAGE (MID SOUTH): ±559.93 AC

PROPERTY ACREAGE (TO BE EXCLUDED): ±9.26 AC

PROPOSED
TOTAL ACREAGE (MID SOUTH): ±550.67 AC

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

VILLAGE OF PINEHURST
ZONING / VILLAGE LIMITS

(±9.26 ACRES)
* TO BE EXCLUDED FROM CURRENT

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

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

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

EXISTING
TOTAL ACREAGE (MID SOUTH): ±559.93 AC

PROPERTY ACREAGE (TO BE EXCLUDED): ±9.26 AC

PROPOSED
TOTAL ACREAGE (MID SOUTH): ±550.67 AC

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

VILLAGE OF PINEHURST
ZONING / VILLAGE LIMITS

(±9.26 ACRES)
* TO BE EXCLUDED FROM CURRENT

MID SOUTH PROPERTY

AREA 1 (± 4.80 AC)

AREA 2 (±0.35 AC)

AREA 3 (±0.13 AC)

AREA 5 (±0.44 AC)

AREA 4 (±0.30 AC)

AREA 17 (±0.80 AC)

AREA 6 (±0.07 AC)

AREA 7 (±0.26 AC)

AREA 8 (±3.13 AC)

AREA 9 (±1.70 AC)

AREA 10 (±4.99 AC)

AREA 11 (±3.89 AC)

AREA 12 (±0.90 AC)

AREA 13 (±2.45 AC)

AREA 14 (±2.34 AC)

AREA 15 (±1.41 AC)

AREA 16 (±0.63 AC)

AREA 19 (±0.21 AC)

AREA 20 (±0.44 AC)
(EASEMENT)

AREA 22 (±0.47 AC)
(EASEMENT)

AREA 23 (±1.64 AC)
(EASEMENT)

AREA 21 (±0.38 AC)
(EASEMENT)

PROPERTY BOUNDARY

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

EXISTING OPEN SPACE
(EASEMENTS)
(±2.93 AC)

TOTAL OPEN SPACE (PROVIDED)
(±31.73)

EXISTING GOLF COURSE
(±194.5 AC)
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Agenda Item 

To: Planning Board 

From: Alaina Mallette, Senior Planner 

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

Development Plan for Belle Meade Retirement 

Community, addition of 40 residential units on 94.902+/- 

acres on the west side of Camp Easter Road on the west 

side of McDeeds Creek Road; Petitioner: St. Joseph of 

the Pines, Inc. by Van Camp, Meacham & Newman, 

PLLC, and Thomas & Hutton, Agents 

Date: March 21, 2024 

I. SUMMARY OF APPLICATION REQUEST

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

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

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

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

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

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

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

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

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

Joseph of the Pines, Inc.

II. PROJECT INFORMATION

A. Property Owner & Applicant Information

i. Property Owners and

Applicant

Saint Joseph of the Pines, Inc.

17410 College Parkway, Ste

200

Livonia, MI 48152

ii. Authorized Agent 1

Thomas Van Camp

Van Camp, Meacham &

Newman, PLLC

2 Regional Circle

Pinehurst, NC 28374

Authorized Agent 2

Dan Jewell

Thomas & Hutton

510 Meridian Parkway, Ste 100

Durham, NC 27713
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B. Property Information

i. Street Address

100 Waters Drive, Southern Pines, NC 28387

ii. Size of Property

Total Size of Existing Parcel: 94.902 acres* 

Land Disturbance Area: 8.96 acres 

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

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

Plan and 5/70 exemption allocation from 2004.

iii. Existing Infrastructure

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

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

Owens Lane. According to Moore County Property Records Building

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

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

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

2).

iv. Property Zoning and CLRP Classification

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

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

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

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

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

The Town of Southern Pines’ 2016 Comprehensive Long Range Plan (CLRP)

under which this project is vested designates this property as Residential.

C. Planned Development History & Current Project Description

i. Planned Development History

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

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

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

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

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

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

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

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

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

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

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

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

Zoning District to the PD district.
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ii. Current Project Description 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Outlined in Red)  Figure 3: Existing Buildings and Land Uses 

Red crosses indicate existing fire hydrants. Red lines indicate 

existing sewer gravity main lines. Blue lines indicate existing 

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

 

A. Application Review Dates & Associated Postings 

• Preliminary Development Plan Application Submitted: February 12, 2024 

• Application Deemed Incomplete: February 13, 2024 

• Subsequent Submittal with Corrected Materials: February 20, 2024 

• Application Deemed Complete: February 23, 2024 

• Notice of Planning Board Preliminary Forum 

o Posted On-site: March 4, 2024 

o Mailed: March 1, 2024 

o Internet: March 11, 2024 

o Published: March 6 and March 13, 2024 

• Planning Board Preliminary Forum: March 21, 2024 

 

B. Process of Review 

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

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

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

Preliminary Development Plan and Final Development Plan to complete a Planned 

Development (PD) District.  

 

C. Planned Development – Preliminary Development Plan Criteria for Review [UDO 

§2.18.5(H)] 

The criteria for review and approval of the second step in the process, Preliminary 

Development Plan, are as follows: 

 

Preliminary Development Plan - UDO §2.18.5(H) 

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

this section; 

2. The Preliminary Development Plan is consistent with the Conceptual 

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

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

appropriate; and 

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

and expansions of public facilities, utilities and services. 

 

Planning staff have reviewed the PDP application materials for consistency with each 

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

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

Development Plan. A copy of the applicant’s narrative is attached to this staff report in 

Attachment 1. 

 

1. Achieving the purposes of the Planned Development 

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

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

Joseph of the Pines Belle Meade Continuing Care Community with up to 44 
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additional residential units in either single-family and/or duplex buildings. In 

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

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

developed between 1990 and 2008. The existing CCRC includes independent 

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

living and memory care, club house, and health center. According to §3.5.14 of 

the UDO: 

 

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

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

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

assembly uses that comply with the employment center Development Patterns 

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

Developments in areas where sufficient public water and sewer service is 

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

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

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

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

commercial, residential, public or private recreational Development or 

light industrial uses;  

2. Exclude heavy commercial and heavy industrial land uses;  

3. Encourage Development in areas located on major thoroughfares and 

collector streets;  

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

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

6. Encourage common or shared parking;  

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

appropriate relationships between land uses and features;  

8. Facilitate clustering of Development thereby increasing the amount of 

saved land; 

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

recreational and environmental purposes designed and located with 

respect to existing unique natural features and environmentally 

sensitive areas;  

10. Improve connectivity within and between Developments to promote 

mobility and enhance walkability;  

11. Integrate public spaces and amenities to promote community gatherings 

and activities;  

12. Establish coordinated land plan and consistent treatment of common 

design elements;  

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

projected Development periods due to the scale of such Developments; 

and  

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

Dwelling types to expand the spectrum of housing choices for 

households of various type, size, income and age.” 
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Following review of the Belle Meade CDP and the PD - Planned Development 

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

inconsistency between the Preliminary Development Plan and the purpose of 

the CDP or PD districts, generally. 

 

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

Development Ordinance (UDO) 

Planning staff reviewed the initial PDP application materials (including project 

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

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

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

subsequent submittal and email, included missing referenced stormwater report, 

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

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

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

2024.  

 

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

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

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

with the exception of additional parking that was originally contemplated for 

the community garden and dog park that is not being included on the proposed 

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

will involve representatives from all other Community Development 

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

plan and Architectural Compliance Permit review. 

 

Figure 5. Change in Location of the Relocated Community Garden and 

Dog Park 
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3. Location in an area of town that is appropriate

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

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

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

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

use will provide additional dwelling units and will further expand housing

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

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

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

located in an appropriate area of town.

4. Efficient extensions and expansions of public facilities, utilities and services

The overall property is served by all necessary utilities and transportation

infrastructure and the development will bear the cost of all infrastructure

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

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

community.

5. General Comments

• The Technical Review Committee reviewed the current PDP application at

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

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

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

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

staff and Technical Review Committee comments were provided to the

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

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

attachments). Further site plan review and Architectural Compliance Permit

approval will be required prior to issuance of any building permits for

development, if approved.

• Parking for the relocated community garden and dog park was originally

included in the CDP, but is not included on the proposed PDP.

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

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

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

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

D. Outside Agency Comments

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

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

Engineering departments, the Regional Land Use Advisory Commission (RLUAC),

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

Carolina Department of Transportation (NCDOT). Comment was received back from

RLUAC on March 7, 2024 stating that the site is designated “Important to Protect” in

Fort Liberty’s Compatible Use Rating System due to its location in the high-quality

water of the Mill Creek Management Area. RLUAC encourages the town and the
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applicant to take measures to reduce the negative impact of stormwater runoff into the 

Mill Creek Management Area. According to the applicant’s Stormwater Impact 

Analysis Site Plan Submittal, “development of this site requires the modification of the 

wet pond to produce reductions in peak flow. This modification will be the addition of 

6 inches of riser section to the existing outlet structure with a V-notch weir cut into the 

rise to handle the slight increase in run-off for Basin 1. Basin 2 and the Bypass Area 

require no detention, because of the decrease in drainage area, which decrease the peak 

flow runoff.” The post-development runoff values will decrease from the pre-

development runoff values with the stormwater facility improvements, which will be 

confirmed during site plan review. 

 

No other comments were received from other agencies contacted as of the date of 

completion of this staff report. 

 

IV. ATTACHMENTS 

 

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

 

1. Preliminary Development Plan Application, Narrative, and Traffic Generation Letter 

2. Preliminary Development Plan Site Plan 

3. RLUAC Agency Comments 

 

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

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

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

available for public inspections during normal business hours. 
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V. PLANNING BOARD ACTION 

Pursuant to North Carolina General Statute §160D-301(b)(6) and Unified Development 

Ordinance §2.5.2, the Planning Board may hold a Preliminary Forum on a matter requiring 

a quasi-judicial decision by the Town Council. However, no part of the forum or any 

recommendation may be used as a basis for the deciding board. 

 

Therefore, the Planning Board may wish to use the following motion to identify issues to 

bring to the attention of the Town Council at the evidentiary hearing. 

 

I move to adopt the following for transmission to the Town Council as a result of the 

March 21, 2024 Preliminary Forum on application PD-01-24, Belle Meade Phase 2: 

 

The information presented at the forum indicated that the following issues be 

considered in applying the criteria for a PDP to application PD-01-24, Belle Meade 

Phase 2: 

 

1. Parking for the relocated community garden and dog park, as was 

contemplated in the CDP, is not being included in the PDP 

 

In addition, the following concerns were raised during the forum, but do not seem 

to apply in determining whether the PDP criteria are satisfied: 

 

1.  
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1/12/22  
 

  

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

 

Planned Development District 
Preliminary Development Plan 

Application 
 

Fee: $________        Date Received:  _____________            Case No.: PD-____-____ 
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Elizabeth Wilcox
Belle Meade

Elizabeth Wilcox_1
100 Waters Drive, Southern Pines, NC 28387

Elizabeth Wilcox_2
858315743819

Elizabeth Wilcox_3
0004087

Elizabeth Wilcox_4
PD

Elizabeth Wilcox_5
94.902 acres

Elizabeth Wilcox_6
St. Joseph of the Pines Inc.

Elizabeth Wilcox_7
 17410 COLLEGE PARKWAY STE 200, LIVONIA MI 48152

Elizabeth Wilcox_8
scott.brewton@trinityhealth.org

Elizabeth Wilcox_9
910 246 3100

Elizabeth Wilcox_10
See attached



Belle Meade 
Preliminary Development Plan 

Authorized Agents 
 
Thomas Van Camp 
Van Camp, Meacham & Newman, PLLC 
2 Regional Circle 
Pinehurst, NC 28374 
Tel: 910-295-2525 
thomasv@vancamplaw.com 
 
Dan Jewell 
Thomas & HuCon 
510 Meridian Parkway 
 Suite 100 
Durham, NC 27713 
Tel:  919-457-5800 
jewell.d@tandh.com 
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 1 
 

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

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

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

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

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

Table 1 CDP EXISTING AND PROPOSED DEVELOPMENT 
 

Units/Beds SF 

Phase I (Existing Uses)   

Independent Living 
Apartments 

172 307,561 

Single Family 20 39,161 
Duplex 28       56,442 

Assisted 
Living/Memory Care 

50       36,098 

Club House 
 

      43,151 
Health Center 

 
      77,560 

Total Existing 270     559,973 

Phase 2 (Proposed 
Uses) 

  

New Cottage Units 44 *132,000 

 Total Existing & 
Proposed 

310 *691,973 
   

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

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

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

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

Table 2 OPEN SPACE 

Category  Required  Proposed with PDP 
Overall 
Open 
Space 

18.80 
acres 

25.86 acres 

Usable 
Open 
Space 

9.40 
acres 

14.39 acres 

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

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

 
Usable Open Space for the entire community includes the following: 
 

Category Provided 

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

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

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

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

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

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

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

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

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

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

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

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

Water and Sewer  

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

Electric 

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

Cable. 

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

Street Lighting  

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

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

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

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

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

Project #: 39369.01 

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

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

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

Table 1: Trips Removed from Site 

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

Enter Exit Total Enter Exit Total

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

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

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

Total Site Trips²

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

 

Table 2: Trips Added to Site 

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

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

Enter Exit Total Enter Exit Total

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

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

Total Site Trips²

Page 60 of 75



REVISION HISTORY

SUBMITTAL HISTORY

J-
92

24
2.

00
00

1/
19

/2
4

BE
LL

E 
M

EA
D

E 
RE

TIR
EM

EN
T 

C
O

M
M

UN
ITY

 

Know what'sbelow.
before you dig.Call

R

PRELIMINARY DEVELOPMENT PLAN
OF

BELLE MEADE RETIREMENT COMMUNITY
 

GOSSMAN DRIVE
SOUTHERN PINES, NC

PREPARED FOR:
ST. JOSEPH OF THE PINES, INC

C/O
TRINITY HEALTH SENIOR COMMUNITIES

20555 VICTOR PARKWAY
LIVONIA, MI 48152

 

 
 

TM#  00040807

J-92242.0000

VICINITY MAP
SCALE: 1" = 2000'

PREPARED BY:

2510 Meridian Parkway • Suite 100
 Durham, NC 27713

 p.919.682.0368
www.thomasandhutton.com

1100 Sycamore Street, Suite 200
Cincinnati, Ohio 45202 - Ph: 513.984.1070

702 N. Capitol Avenue
Indianapolis, Indiana 45204

Ph: 317.636.3980

www.luminaut.com

Sheet List Table
Sheet Number Sheet Title

-- C0 COVER SHEET

G0.1 GENERAL NOTES

EX0.1 EXISTING CONDITION AND DEMO

EX0.2 PROJECT AREA EXISTING CONDITION AND DEMO

PD1.0 APPROVED CONCEPTUAL DEVELOPMENT PLAN

PD1.1 OVERALL SITE PLAN

PD1.2 BUILT-UPON AREA

PD1.3 PRELIMINARY DEVELOPMENT PLAN

PD1.4 PHASE 2 PHASING PLAN

UT1.1 UTILITY PLAN

GD1.1 GRADING AND DRAINAGE

LS1.1 LANDSCAPE PLAN

EC1.1 EROSION CONTROL

C1.1 DETAILS

Page 61 of 75



TO BE

COMPLETED

AT CD'S

2510 MERIDIAN PAKRWAY • SUITE 100
DURHAM, NC 27713 • 919.682.0368

www.thomasandhutton.com

TO BE

COMPLETED

AT CD'S
TO BE

COMPLETED

AT CD'S

TO BE

COMPLETED

AT CD'S
TO BE

COMPLETED

AT CD'S

1100 Sycamore Street, Suite 200
Cincinnati, Ohio 45202 - Ph: 513.984.1070

702 N. Capitol Avenue
Indianapolis, Indiana 45204

Ph: 317.636.3980

www.luminaut.com

Page 62 of 75

http://www.thomasandhutton.com


2510 Meridian Parkway  •  Suite 100
 Durham, NC 27713  •  919.682.0368

www.thomasandhutton.com

1100 Sycamore Street, Suite 200
Cincinnati, Ohio 45202 - Ph: 513.984.1070

702 N. Capitol Avenue
Indianapolis, Indiana 45204

Ph: 317.636.3980

www.luminaut.com

Page 63 of 75

http://www.thomasandhutton.com


2510 Meridian Parkway  •  Suite 100
 Durham, NC 27713  •  919.682.0368

www.thomasandhutton.com

EXISTING CONDITIONS / DEMOLITION NOTES
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SITE PLAN NOTES

UNIT TYPE NUMBER

SINGLE FAMILY = 4 UNITS

DUPLEX =18 (36 UNITS)

= 40 UNITS TOTAL
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TREE PLANTING DETAIL
LS1.1

2

SHRUB PLANTING DETAIL
LS1.1

1

BUFFER CALCULATIONS
LS1.1

3
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* 6250 Raeford Road * Fayetteville * NC * 28304 *  Office: (910) 398-3743  * director@rluac.com * 

RLUAC 
Regional Land Use Advisory Commission 

 

TOWN OF SOUTHERN PINES COURTESY REVIEW 

 

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

Location: 103 Gossman Drive 

PIN#: 858315743819 

 

March 5, 2024 

 

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

Committee, it has been determined that: 

 

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

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

area (Mill Creek HQW Management Area). 

 

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

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

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

Management Area. Maintaining the integrity of important environmental assets contributes 

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

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

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

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

military training or operations.    

 

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

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

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

military training and operational missions.  

 

Thank you for allowing RLUAC to review this case. 

 

Jeff Sanborn, Chairman 

Vagn K. Hansen II, AICP, Executive Director 
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