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Pender County 

June 5, 2024 Meeting Minutes 
 
TO: Board of Adjustment 

FROM: Daniel Adams 

DATE: July 17, 2024 

SUBJECT: June 5, 2024 Meeting Minutes 

 
SUMMARY: 
Minutes from the June 5, 2024, Board of Adjustment meeting.      
    
 
ACTION REQUESTED: 
Approval of June 5, 2024, Board of Adjustment meeting minutes. 
 
ATTACHMENTS: 
1. Draft June 5, 2024 meeting minutes 
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Pender County Board of Adjustment Meeting Minutes – June 5, 2024 

Members Present: Max Kipfer, Chairman 
   Brett Keeler, Vice-Chairman 
   Kyle Breuer    

Jeffrey Snider, Alternate 
   Andrew Olsen, Alternate    
 
Members Absent:  

  
Others Present:  Daniel Adams, Planning Director 

Justin Brantley, Deputy Planning Director 
   Taylor Davis, Planner 

Tucker Cherry, Planner 
Donna Sayre, Planning Technician 

   Members of the Public 
    
       
1. Call to Order:  9:01 a.m. 
 
2. Roll Call 
 
3. Invocation 
 
4. Adoption of Agenda 
 

Mr. Breuer made a motion to adopt the June 5, 2024, agenda.  Mr. Snider seconded the motion, 
and the motion was unanimously approved. 

 
5. Adoption of Minutes 
 

Mr. Keeler made a motion to adopt the minutes from the March 20, 2024, meeting.  Mr. Breuer 
seconded the motion, and the motion was unanimously approved. 
 

6. Public Comment 
 

There was no public comment. 
 
7. Appeal 
 
 Mr. Kipfer swore in Planning staff members and members of the public who will be testifying  

at the hearing. 
 
APPEAL 2024-12  

The Jaytees Properties IV, LLC, applicant, on behalf of Jeff Turpin, owner, is requesting an Appeal of 

an Administrative Decision.  The appeal is to an administrative decision by the Pender County 

Planning and Community Development Department to deny the approval of a master development 

plan (MDP 2023-52) known as the Hampstead Station Expansion. 
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Mr. Adams stated that today was not a good day for the Applicant to be present and requested a 

continuance to the July 17, 2024, meeting.   

Mr. Breuer made a motion to approve the continuance until the July 17, 2024, meeting.  Mr. Snider 

seconded the motion, and the motion was unanimously approved.  

8. Variance 
 

VARIANCE 2024-17 
 
Tucker Cherry, Planner, presented the case to the Board. 
 
Larry Ray Horrell, applicant and owner, is requesting a variance for relief from the Pender County 
Unified Development Ordinance standards outlined in Section 4.14 “Zoning District Dimension 
Requirements.”  Specifically, the applicant is seeking a 28.8-foot variance from the required 30-foot 
front setback for the placement of a home in the RA, Rual Agricultural, zoning district. 
 
The subject property is located along South Holly Shelter Estates Road and south of the Northeast 
Cape Fear River in the Holly Township.  The property may be further identified by Pender County 
PIN 3257-09-6110-0000. 
 
Mr. Kipfer asked if the home was going in the same footprint as the previous home.  Mr. Tucker 
stated that it was going in a similar footprint as the previous home. 

 
Mr. Keeler asked if a distance is known as to where the previous home was located and where the 
proposed home will be located.  Mr. Tucker stated that the applicant would be better to respond to 
the question. 
 
Mr. Kipfer asked when the original house was built.  Mr. Horrell stated in the early 1980’s. 
 
Mr. Tucker stated that the applicant is proposing to adhere to all the setback requirements except 
for the front setback which would be 1.2 feet, which is a 28.8-foot encroachment. 
 
Mr. Keeler asked if there were any public safety concerns presented due to the proposed home 
location being so close to the road.   Mr. Adams stated that this case was not presented to the 
Technical Review Committee for review but there are other homes in that immediate area that are 
near the easement.   
 
Mr. Horrell, 1205 S. Holly Shelter Estates Road, stated that he attempted to set the house location 
back as far as he could but there were circumstances to make it difficult to set it back any further 
than the 1.2 feet from the front yard setback line.  He stated that his surveyor is present and has 
done all the surveying work on his property and would be able to provide more detailed 
information as to where the home can be placed and why.   
 
Hans Lonander, Tideland Surveying, stated that he has surveyed the lot and provided background 
information.  He stated that this parcel of land is part of a very old subdivision that was recorded 
many years ago.  Mr. Lonander stated that the easement was not strictly enforced and that there 
are homes that are in the actual easement itself.   He stated that S Holly Shelter Estates Road is a 
dirt and gravel road that is approximately ten foot wide. 
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Mr. Lonander stated that he did try to move the house back as far as he could, but the well is 
located behind the house area, and they did not want to put the pilings of the house too close to 
the well.  He also stated that he did not want to place the home back any further back due to a 
porch on the home being level with the existing power lines.   
 
Mr. Keeler asked for clarification as to the width of the road.   Mr. Lonander stated that the road is 
a dirt and gravel road that is approximately ten foot wide.   
 
Mr. Keeler asked what the distance is between the center line of the road and where the corner of 
the house would sit.    Mr. Lonander stated approximately sixteen or seventeen feet. 
 
Mr. Kipfer asked if a copy of the house plan was available.   Mr. Lonander stated that he does not 
have a copy but thinks Mr. Horrell may have.  Mr. Horrell looked in his paperwork but was unable 
to locate a copy. 
 
Mr. Lonander stated that the required front setback would basically cut the house in half and if that 
setback would have to be maintained, there would be no way to build on this lot. 
 
Mr. Keeler asked Mr. Lonander if he could testify as to the location of the demolished house.   
Mr. Lonander stated that the demolished house was located closer to the river whereas Mr. Horrell 
is proposing to place his home further back by a few feet.   
 
Mr. Keeler asked if the rear setback was remaining the same as the original house.  Mr. Lonander 
stated that the proposed house is moving back as well.  Mr. Lonander stated that the original house 
was smaller than what Mr. Horrell is proposing.  
 
Mr. Lonander stated that the home will be built on pilings at a height above what is required by 
Pender County and has a “farm cottage” look with both a front and rear porch.   He stated if the 
Variance is approved, this house will be the highest in the area.   
 
Mr. Snider asked if the black line running through all the properties is the edge of the easement.  
Mr. Lonander stated that the black line is the center of the road.  Mr. Lonander stated that the GIS 
system has placed the center of the road in this location and may or may not be accurate. 
 
Mr. Olsen stated that he has two concerns with this situation with the first being that this home 
may block the view of other landowners and his second concern would be the wisdom of building a 
home again in this area considering the flooding in the past.   Mr. Lonander stated that the original 
house was built on the ground whereas the proposed house will be built on pilings.   
 
Mr. Kipfer asked if there were any additional questions for the applicant and none were presented. 
 
Mr. Keeler made a motion to approve the Variance seeking relief from Section 4.14, Zoning District 
Dimensional Requirements, of the Unified Development Ordinance.  Specifically, a 28.8-foot 
variance from the required thirty-foot front setback for the placement of the home in the RA, Rural 
Agricultural, zoning district.  Mr. Olsen seconded the motion. 
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Mr. Breuer stated that the motion should also address the site restrictions, power line easement 
and the wetland line. 
 
Mr. Kipfer took a vote which was unanimous. 

 
9. Discussion Items 
 

No discussion items presented. 
 

10. Next Meeting Date 
 
 July 17, 2024 @ 9:00 a.m. 
 Commissioner’s Meeting Room 
 805 S. Walker Street 
 Burgaw, NC  28425 

 
11. Adjournment 
 
 The meeting adjourned at 9:22 a.m. 
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Pender County 
APPEAL 2024-12: Appeal of 

Administrative Decision 
 
TO: Board of Adjustment 

FROM: Taylor Davis 

DATE: July 17, 2024 

SUBJECT: APPEAL 2024-12: Appeal of Administrative Decision 

 
SUMMARY: 
Jeff Turpin, property owner and as manager of The JayTees Properties IV, LLC, is 
requesting an Appeal of an Administrative Decision made by the Pender County 
Planning and Community Development Department to deny two development permit 
applications. Master Development Plan MDP 2023-52 and Major Site Development Plan 
SDP 2023-349 were denied because they were determined to be nonconforming to the 
Pender County Unified Development Ordinance and the Pender County Streets Plan. 
  
The subject property is located off Headwaters Drive, roughly 420 feet east of the 
intersection of US Highway 17 and Headwaters Drive and adjacent to the existing 
Hampstead Station Development. The property can be further identified by Pender 
County PIN: 3282-85-8819-0000. 
 
ACTION REQUESTED: 
To hold a public hearing and consider the request. 
 
ATTACHMENTS: 
1. Staff Report 
2. Application 
3. Narrative 
4. Attachment 1 - Collector Street types 
5. Attachment 2 - UDO Section 7.5.1.A 
6. Attachment 3 - Excerpt from Pender County Streets Plan 
7. Attachment 4 - Excerpt from Pender County Streets Plan (pages 28-29) 
8. Attachment 5 - Collector Street #4 
9. Attachment 6 - Revised site plan 
10. Attachment 7 - Email from NCDOT District Engineer 
11. Attachment 8 - Excerpt from Pender County Streets Plan 

Page 9 of 129



12. Attachment 9 - Denial letter 
13. Attachment 10 - Herons Watch MDP 
14. Attachment 11 - Steamer Properties Major Site Development Plan application 
15. Attachment 12 - Steamer Properties Major Site Development Plan 
16. Attachment 13 - Lanwillo subdivision map 1 
17. Attachment 14 - Lanwillo subdivision map 2 
18. Attachment 15 - Hampstead Station Expansion application materials 
19. Attachment 16 - WMPO memo 
20. Attachment 17 - TRC sign-in sheet 
21. Attachment 18 - Alternative collector street design 1 
22. Attachment 19 - Alternative collector street design 2 
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STAFF REPORT FOR APPEAL 2024-12 
APPEAL OF ADMINISTRATIVE DECISION APPLICATION 

 

 

 
 
 
 
 
 
 
 
 
 

 

APPLICATION SUMMARY 

Case Number  APPEAL 2024-12 

Hearing Date July 17th, 2024, Board of Adjustment  

Applicant The Jaytees Properties IV, LLC 

Property Owner Jeff Turpin 

Parcel Identification Number 3282-85-8819-0000 

Acreage 7.61 

Township Topsail 

Zoning District GB, General Business 

APPEAL SUMMARY 

Jeff Turpin, property owner and as manager of The JayTees Properties IV, LLC, is requesting an Appeal 
of an Administrative Decision made by the Pender County Planning and Community Development 
Department to deny two development permit applications. Master Development Plan MDP 2023-52 
and Major Site Development Plan SDP 2023-349 were denied because they were determined to be 
nonconforming to the Pender County Unified Development Ordinance and the Pender County Streets 
Plan. 

LOCATION 

The subject property is located off Headwaters Drive, roughly 420 feet east of the intersection of US 
Highway 17 and Headwaters Drive and adjacent to the existing Hampstead Station Development. The 
property can be further identified by Pender County PIN: 3282-85-8819-0000. 
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Below: Vicinity Map of the Area 

 
Below: Vicinity Map with Collector Street Plan Overlay 

 

Subject 
Parcel 
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Provisions for Streets 
 
The Pender County Streets Plan, adopted in 2016 and amended in 2021, aims to determine the future 
transportation needs of the County, specifically in its southeastern portion where the subject parcel is 
located. This plan identifies locations and potential alignments of future collector streets. Collector streets 
are defined as streets that connect local roads and neighborhoods to arterial roadways and are integral 
in reducing congestion on arterial roads such as US Highway 17 by providing alternative routes and safe 
pedestrian travel infrastructure (Attachment 1). Examples of collector streets in this area include Country 
Club Drive, Sloop Point Loop Road, and Hoover Road.  
 
As required by Article 7.5.1.A of the County’s Unified Development Ordinance (UDO), the layout of streets 
as to arrangement, width, grade, character and location shall conform to… the Pender County Collector 
Street Plan (Attachment 2). Using potential future travel demand and input received during public 
outreach and stakeholder engagement, the Collector Street Plan identified areas where collector streets 
should be located. Thus, if development is proposed on a parcel that is within an area where a future 
collector street has been identified, the development design must accommodate the collector street as 
prescribed in the Streets Plan.  
 
As development occurs within the areas identified in the Collector Street Plan and the collector street 
system is built, the broader locations of the collector street are refined, thus narrowing the available areas 
where a collector street could be constructed with future development. When a development plan is 
approved which features a collector street, the parcels that are developed thereafter must properly align 
to the portion of the street that is built or is planned to be constructed (Attachment 3). Pages 28 and 29 
of the Collector Street Plan offer examples of how the development and alignment of collector streets is 
intended to work (Attachment 4).  
 

The subject property falls within an area that has been identified as requiring the construction of a 
collector street and is thus required to comply with the standards set forth in the Collector Street Plan as 
referenced in the UDO. This collector street would be a two-lane street that provides a parallel roadway 
to US Highway 17. The street will span approximately four miles at completion and connect Oakvale Drive 
to Corcus Ferry Road (Attachment 5). This street would reduce congestion on US Highway 17 by providing 
an alternate means of travel within a densely populated area of the County. The segment of the collector 
street specific to this appeal will eventually connect Headwaters Drive to Dan Owen Drive. 
 
As shown on the site plan, the applicant’s proposed collector street location does not properly align with 
the proposed collector street on the south side of Headwaters Drive (Attachment 6). In discussions with 
technical staff from the North Carolina Department of Transportation (NCDOT) and the Wilmington Urban 
Area Metropolitan Planning Organization (WMPO), the applicant’s proposed alignment would create 
conflicting left turns on Headwaters Drive, where a collector street has been identified on a subdivision 
plat on the south side of the street. As stated in an email from NCDOT District Engineer, Kirsten Spirakis, 
on November 27, 2023, “Based on GIS, it appears that there would only be about 200’ between these two 

BACKGROUND 

DESCRIPTION OF APPEAL 
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accesses. If left-turn lanes were required, then there is not room for adequate left-turn lane storage for 
back-to-back left-turns between the two intersections” (Attachment 7). 
 
The UDO states in Article 7.5.1 that the layout of streets as to arrangement, width, grade, character, and 
location shall conform to the following: (1) Pender County collector street plan, (2) adjoining street 
systems, (3) existing, planned and proposed streets, (4) to provide for continuity in existing streets, (5) 
provide adequate right-of-way for collector streets and (6) reasonable access will be provided to adjacent 
properties for development. These six provisions emphasize the importance Pender County regulations 
place on street network connectivity. 
 
Article 7.5.1 also discusses instances where the standards described above cannot be met. It reads, “In 
any instance that a site plan or development plan layout does not conform to the specific layout of 
roadways as proposed in an adopted County plan as referred above, then the applicant must demonstrate 
the conformance with the spacing standards and move the roadway as detailed below;” 
 

Zoning District  Intensity Approximate Street 
Spacing 

Environmental 
Conservation 
 

Little to no 
development 

N/A 

Rural Agricultural Less than 2 dwelling 
units per acre 

3,000 to 6,000 feet 
apart 

General Business, General 
Industrial, Industrial 
Transition, Manufactured 
Housing Community, 
Residential Performance 

2-4 dwelling units per 
acre 

1,500 to 3,000 feet 
apart 

Residential Mixed, Office 
& Institutional, Planned 
Development 

More than 4 dwelling 
units per acre/activity 
nodes 

750 to 1,500 feet apart 

 
The chart above notes that streets developed on property in the General Business zoning district shall be 
spaced approximately 1,500 to 3,000 feet apart. Per the applicant’s site plan and the proposed location 
of the collector street on the south side of Headwaters Drive, this standard is not met. 
 
It is imperative that a collector street meet the design standards and requirements of the NCDOT Roadway 
Design manual so that the collector street may eventually be adopted into the NCDOT road maintenance 
network (Attachment 8). If a street is constructed that fails to comply with their design specifications, it 
will not be accepted by NCDOT and the continued maintenance would fall on each individual landowner 
for which the road passes through, putting the collector street at risk of falling into disrepair with the 
passage of time or ownership changes.  
 
On December 12th, 2023, Daniel Adams, Planning Director, issued a letter of denial to the applicant for 
two site development plan applications (Attachment 9). This letter constituted formal notice of denial by 
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the Administrator for Master Development Plan 2023-52 and Major Site Development Plan 2023-349, 
commonly referred to as the Hampstead Station Expansion project, for failure to provide a site plan in 
conformance with the County’s Unified Development Ordinance and the Pender County Streets Plan 
(referred to as the Collector Street Plan). Specifically, Article 7.5 of the UDO which details the 
requirements related to street design and states, “Layout of streets as to arrangement, width, grade, 
character, and location shall conform to the following, (1) Pender County Collector Street Plan, Pender 
County Transportation Plan or other approved State or Federal Transportation Improvement Plan” 
(7.5.1.A).   
 

Collector street alignment is dictated by the development plan that is submitted first. In the case of 
Hampstead Station Expansion, a previously approved Master Development Plan MDP 2019-12 (Herons 
Watch) on the south side of Headwaters Drive proposed the collector street extend from Deerfield Drive 
to the property line of an adjacent approximately 8.3-acre parcel owned by Lanwillo Development Co. 
(Attachment 10). MDP 2019-12 received site plan approval on August 6th, 2019. While this master 
development plan is now expired, subsequent parcels were created on the basis of this approval and its 
proposed collector street location. When these new parcels were created in a manner that accommodates 
the collector street, it also limited the feasible locations of future collector street connections due to the 
size and shape of one of the new parcels for which collector street #4 must intersect.  
 
On June 21st, 2022, Steamer Properties, LLC submitted a Major Site Development Plan application for a 
1.3-acre section of the +/- 8-acre Lanwillo parcel adjoining Herons Watch (Attachment 11). The design of 
their major site plan shows the portion of the collector street connecting to the Herons Watch section of 
the road and extending to Headwaters Drive along the Lanwillo and Steamer property lines (Attachment 
12). 
 
In early February, a little over two months before the applicant purchased the subject parcel on April 6th, 
2023, Lanwillo Development Co. completed the first of two subdivisions which had collector street 
construction implications for current and future owners of the created parcels. On February 2nd, 2023, a 
recombination plat was approved by the Planning Department on the north side of Headwaters Drive 
creating the subject parcel as it exists today (Attachment 13). About two weeks later on February 14th, 
2023, Lanwillo Development Co., also subdivided their approximately 8-acre tract on the south side of 
Headwaters Drive into two parcels, creating the 1.3-acre parcel now owned by Steamer Properties, LLC 
and identified by PIN 3282-85-5442-0000 (Attachment 14). The subdivision map included the location of 
the collector street, further exhibiting Steamer and Lanwillo’s consideration of the Herons Watch 
approved master development plan and their intent to locate their segment of the collector street along 
their shared property line. The Hampstead Station Expansion site should have been designed to make the 
connection to this previously proposed, reviewed, and approved collector street location.  
 
On June 7th, 2023, the application packages for MDP 2023-52 and SDP 2023-349 were submitted 
simultaneously for the July 6th, 2023, Technical Review Committee (TRC) meeting (Attachment 15). Prior 
to the submittal of these applications, the applicant was made aware of the collector street requirement 
at this location and participated in discussions with members of Planning staff pertaining to the required 
road.  
 

EVENTS LEADING TO DENIAL 
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On July 3rd, 2023, in conjunction with Planning staff’s first review of the submitted site plan and prior to 
the July 6th, 2023, TRC meeting, comments from the WMPO were submitted to staff. The July 3rd WMPO 
memorandum included the following comment “Propose an appropriate collector street location that 
would allow for future collector street connections” (Attachment 16). The memorandum was provided to 
the applicant and his engineering firm for review and the comments were reiterated again at the July 6th, 
2023, TRC meeting. The representative of the WMPO who issued the memorandum, Jamar Johnson, was 
in attendance, as well as the applicant/owner and his commercial real estate representative (Attachment 
17). In subsequent reviews of the applicant’s site plan by Planning staff, Mr. Johnson’s comments 
pertaining to the proposed collector street’s location and alignment remained in the packet and were 
highlighted to indicate this was an issue that must be resolved prior to master development plan or major 
site plan approval. In total, there were five review packets provided to the applicant’s representatives 
over the course of four months and all five packets contained variations of the above comment. 
 
It should be noted that while the Pender County Planning Department does not have the authority to 
enforce standards set forth by other state or local agencies, we do require that applications submitted to 
our Department meet such standards as determined by those agencies.  
 
The applicant subsequently proposed a realignment of the collector street on the south side of 
Headwaters Drive on the Steamer Properties site. The proposed realignment featured a sharp curve from 
the Herons Watch street segment to the area of Headwaters Drive needed to make an alignment with the 
Hampstead Station Expansion collector location (Attachment 18). At this time, the applicant’s section of 
the collector street was not located on the Hampstead Station Expansion property but was instead located 
on an adjoining narrow parcel also owned by Lanwillo Development Co. and ran along the exterior of the 
Hampstead Station Expansion site. Ultimately, NCDOT determined the curvature created by the relocated 
collector street to the southern boundary of the Steamer property did not meet the standards of their 
design manual.  
 
The following month, the applicant proposed to staff a different collector street design for the Steamer 
property. This design saw the collector street on the Steamer site effectively cutting through the middle 
of the parcel thereby softening the resulting curve from the Herons Watch segment to Headwaters Drive 
in order to align with the Hampstead Station Expansion design (Attachment 19). This potential layout was 
brought to NCDOT for consideration and at the September 6th, 2023, Traffic Impact Analysis (TIA) meeting, 
NCDOT informed planning staff that to make this alignment work for the Hampstead Station Expansion 
site, the connection to Headwaters Drive should be relocated to the Hampstead Station Expansion 
property. The revised connection would be made on the southeastern corner of the Hampstead Station 
Expansion parcel with most of the proposed collector street remaining on the adjacent Lanwillo property.    
 
In response to NCDOT’s guidance, the collector street was redrawn to be shown intersecting the 
Hampstead Station Expansion property along its southeastern corner (Attachment 6). This revision to the 
location of the collector street would have required a modification to the Steamer site, and based on 
conversations with the applicant, he was unable to reach an agreement with Steamer Properties, LLC to 
modify their parcel to accommodate the proposed collector street location.  
 
NCDOT reevaluated the Hampstead Station Expansion site plan, this time considering the redrawn version 
with the original location of the collector street on the Lanwillo/Steamer property lines creating an offset 
alignment. On November 11th, 2023, staff received the following guidance from NCDOT taken from their 
manual. The standard given below can be found on page 40 of the NCDOT Policy on Street and Driveway 
Access to North Carolina Highways: 
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“Care should be taken to avoid creating incorrectly offset left turn conditions. Opposite side drives should 
be aligned directly across from existing/proposed opposite side streets and driveways. When it is 
necessary to offset driveways or streets, care should be taken to provide adequate separation for 
vehicular storage/queuing and maneuvering between access points” (Attachment 7)  
 
It was determined by NCDOT the location of the proposed collector street on the Hampstead Station 
Expansion site would conflict with this guidance. Consequently, Staff and the applicant met on two more 
occasions to discuss potential alternatives which were then brought to NCDOT for consideration. Options 
considered included the offset alignment per section 7.5. of the UDO or aligning the Hampstead Station 
Expansion parking lot entrance with the Lanwillo/Steamer collector street, essentially, using the 
development parking lot as a street. Both options were deemed unacceptable to NCDOT’s standards, 
citing safety concerns, and therefore were not considered to be viable alternatives by Planning staff.    
 

It is the determination of the Zoning Administrator that the denial of Master Development Plan MDP 
2023-52 and Major Site Plan SDP 2023-349 shall persist until a feasible alternative for the required 
collector street location and alignment which conforms to the Pender County UDO, the Pender County 
Streets Plan, and satisfies NCDOT standards, is found.  

3.16 APPEAL OF ADMINISTRATIVE DECISION 

3.16.1 Applicability  
As specified in N.C.G.S. 160D-405, an appeal by any person aggrieved by a final order, interpretation or 
decision of the Administrator or other administrator in regard to the provisions of this Ordinance may be 
taken to the Board of Adjustment.  

3.16.6 Action by Board of Adjustment  
A. The Board of Adjustment may reverse or affirm (wholly or partly) or may modify the order, 

requirement, decision, or determination appealed from and shall make any order, requirement, 
decision, or determination that in its opinion ought to be made in the case before it.  To this 
end, the Board of Adjustment shall have all the powers of the officer from whom the appeal is 
taken.  

B. A motion to reverse, affirm, modify the order, requirement, decision, or determination appealed 
from shall include, insofar as practicable, a statement of the specific reasons or findings of fact 
that support the motion.  

C. If a motion to reverse or modify is not made or fails to receive the affirmative vote of a majority 
of members present, the appeal shall be denied. 

D. Any motion to overturn a decision shall state the reasons or findings of fact that support the 
motion.  

 
 

ZONING ADMINISTRATOR’S CONCLUSION 

PENDER COUNTY UDO APPEAL OF ADMINISTRATIVE DECISION 
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BOARD OF ADJUSTMENT ACTION FOR APPEAL OF ADMINISTRATIVE DECISION 

MOTION SECONDED 

  

Kipfer Keeler Breuer ALT: Olsen ALT: Snider 

     

AFFIRMED REVERSED MODIFY 
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1 
January 10, 2024 

Applicant:  TheJayTees Properties, IV, LLC  
Appeal of Administrative Decision 
Hampstead Expansion Project – 7.61 acres (corner of US 17 and NC 210) 
Master Development Plan (Case# MDP 2023-52) 
Major Site Development Plan (Case# SDP 2023-349) 

Summary of Appeal 

After staff pre-approved the proposed location of a proposed collector street on the Applicant’s property, 
the Pender County Planning and Community Development Department issued a Denial Letter  dated 
December 12, 2023 (Exhibit 1), rejecting that location as failing to conform with the County’s Unified 
Development Ordinance (“UDO”) and the Pender County Streets Plan (“CSP”, Exhibit 5 and 5-1), and 
specifically the requirements listed in UDO Article 7.5 (Exhibit 6).  

Development Plan and Location 

The Development plan includes the expansion of retail space at the Hampstead (Food Lion) Shopping 
Center onto an adjacent 7.61 acres site located between the Shopping Center and Headwaters Drive. The 
Shopping Center is located in Hampstead near the intersection of US 17 and NC 210.  See Exhibit 7 for 
MDP Site Plan. The MDP included four separate buildings with full connectivity to Headwater’s Drive.  
The requested change to the collector street location is a serious hardship that would require a complete 
revamp of the site plan at the Applicant’s expense, including the elimination one or more of the proposed 
buildings, leading to a substantial decrease in the usefulness and value of the property. 

Why the Decision Should Be Reversed 

To the extent that the CSP and any collector street requirements within the UDO are valid and enforceable, 
and are not otherwise deemed or determined to be a taking of Applicant’s property without receipt of just 
compensation, the decision should still be reversed on the basis of either of the following items (as further 
discussed below):  

 The Applicant’s Collector Street placement, which was included in the Preliminary Site
Drawings (Exhibit 3), was specifically pre-approved in writing by the Pender County staff (Mr.
Greg Feldman) on November 16, 2022 (Exhibit 4) after several pre-submittal meetings.

 The Applicant’s Collector Street, as depicted on the MDP – Site Plans (Exhibit 7) meets the
requirements of Pender County’s UDO Article 7.5 as outlined below.

The Applicant’s understanding is that the Applicant’s MDP is the first development plan filed and is the 
only MDP currently on file with the Pender County planning department that includes Collector Street 
alignment with Headwaters Drive. Also, no portion of the requested collector street on this parcel or any 
adjacent parcel has been constructed.  In accordance with County’s current practice and CSP updated 
recommendations (Exhibit 5-1 page 28) “Whichever parcel develops first can construct the Collector 
Street on its parcel with significant leeway in alignment selection as long as it (Collector Street) falls 
within the polygon and it can be extended to the adjacent parcel where the same polygon passes through.  
The other parcels will have to tie it into this determined alignment.”  The Applicant would clearly be the 
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first parcel to build.  The Applicant’s Collector Street design as shown on the plan previously approved 
in the pre-application meeting falls with the polygon and is extended to the adjacent parcel. 

 
In summary, the Applicant received pre-approval for the Collector Street placement and the Applicant’s 
Collector Street design meets the requirements of the CSP and the Pender County’s UDO Article 7.5. The 
County’s determination that the Applicant’s Collector Street design does not conform with the CSP and 
more specifically fails the requirements listed in UDO Article 7.5 is incorrect. 
 
Applicant reserves all rights to propose additional bases for appeal, submit additional evidence and 
materials, and make additional arguments prior to and at the hearing on this matter.  Without limiting the 
generality of this statement, Applicant expressly reserves the argument that requiring the relocation of the 
Collector Street to an area different from the pre-approved location amounts to a taking of Applicant’s 
property without receipt of just compensation. We also look forward to receiving and reviewing the 
materials gathered by the planning staff in regard to this matter and their decision to deny, and reserve the 
right to further add to or adjust the bases of this appeal based on these additional materials. 
 
I. Pre-Approval of the Preliminary Site drawings and Collector Street placement by County 
Staff on November 16, 2022  
 
The Applicant asserts that the Preliminary Site Drawings (Exhibit 3) and Collector Street placement were 
pre-approved by Pender County Planning staff in writing on November 16, 2022, as outlined below. 
 
The County’s UDO Section 3.1 (Common review Procedures) suggests the following “Before submitting 
an application for development approval, each applicant is encouraged to schedule a pre-submittal meeting 
with the Administrator to discuss the procedures, standards and regulations required for development 
approval in accordance with this Ordinance.”  The CSP (on page 1) also recommends early consultation 
with the Planning and Community Development Department as to Collector Street plans.  
 

 On December 20, 2021, in accordance with UDO Section 3.1, the CSP and prior to the 
Applicant’s acquisition of the 7.61-acre sites for retail expansion, the Applicant held a pre-
submittal meeting with the Pender County planning Staff (Mr. Greg Feldman and Mr. Gideon 
Smith) to review all aspects of the Hampstead Expansion project including the required property 
subdivision and development plans. The staff expressed no concerns as to the planned shopping 
center expansion and indicated that the Planning staff would support the rezoning efforts.   

 
 On 06-09-2022, the Applicant met with Mr. Greg Feldman and Ms. Vanessa Lacer (Pender 

County Planners) to further review the proposed property subdivision, rezoning and building 
placements.  Staff expressed support for the proposed subdivision, property rezoning, site plans 
and provided specific directions as to Collector Street placement on the site map.   

 
 On 10-04-2022, County staff recommended to the Planning board the rezoning of the property to 

accommodate the Hampstead Expansion project. Rezoning was approved unanimously. 
 

 On 11-03-2022, the Applicant submitted the Preliminary Site Drawings (Exhibit 3), which 
included the collector street placement, to the Planning staff (Mr. Greg Feldman) for review and 
comments as to any specific concerns before the Applicant purchased the 7.61-acre site which 
was planned for early 2023.  
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 On 11-16-2022, Mr. Greg Feldman provided pre-approval of the Preliminary Site Drawings by 
email (Exhibit 4) as follows. “I saw that you accommodated the required collector road on site, 
and we would of course need to view a profile of the street for NCDOT to review.”  
 

 On November 23, 2022, Mr. Doug Racine (NCDOT Deputy District Engineering) emailed 
(Exhibit 9) the Applicant confirming that the Applicant’s “driveway connection appears to be in 
a good location.”  On May 19, 2023, Mr. Doug Racine further confirmed (Exhibit 10) that 
Applicant’s existing driveway could be used. 

 
 On 11-21-2022, the County staff recommended to the Board of Commissioner’s the rezoning of 

the 7.61 acre site to accommodate the Hampstead Expansion project. Rezoning was approved 
unanimously. 
 

 On 11-29-2022, the Applicant and Mr. Bryce Morrison (commercial broker with Cape Fear 
Commercial) met with County Planning staff (Mr. Greg Feldman and one other Planning Staff 
member) to ensure that the County Staff had no new concerns as to the proposed expansion 
project prior to Applicant’s acquisition of the 7.61-acre tract. The Planning staff expressed no 
new concerns.  The staff actually encouraged more development on the site by advising the 
Applicant that apartments could be added to a potential second level. The Planning staff further 
commented as to the need for additional retail space in the area. During the meeting, the 
applicant discussed and confirmed that the collector street alignment was acceptable to the 
Planning staff.   The applicant relied on this and prior staff statements in making the decision to 
complete the purchase of the property. 

 
II. The Collector Street’s Compliance with the UDO. 
 
The Collector Street design, as depicted on the MDP – Site Plan (Exhibit 7), meets the requirements of 
Pender County’s UDO Article 7.5 as outlined below. 
 
UDO Requirement - Section 7.5.1A1: 
The Layout of streets as to arrangement, width, grade, character, and location shall conform to the CSP, 
Pender County Transportation Plan or other approved State or Federal Transportation Improvement Plan. 
 
UDO Compliance: 
The Collector Street design, as depicted on the MDP Site Plans, complies with the CSP, Pender County 
Transportation Plan or other approved State or Federal Transportation Improvement Plan as to the 
arrangement, width, grade, character and location.  The collector street alignment was recently modified 
from the staff pre-approved layout, provided on November 16, 2022, to comply with all recent County 
staff directives except for Collector Street Alignment.  
 
The County staff asserts that the Applicant’s Collector Street should align with a marking for a “potential 
future 50’ wide road” (Exhibit 8) shown on a plat for property located on the south side of Headwaters 
Drive in accordance with CSP and UDO section 7.5. The Applicant disagrees, and no portion of this street 
has been constructed, or any development taken place. 
 
 
A. The Collector Street alignment was pre-approved by staff on 11-16-2022. 
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The County’s current practice and the CSP gives significant leeway in Collector Street alignment to the 
parcel that develops first, provided the alignment falls within the Collector Street polygon, and the 
Collector Street can be extended to the adjacent parcel where the same polygon. The Applicant’s Collector 
Street design falls within the polygon and is extended to the adjacent parcel.  The Applicant’s MDP is the 
first development plan filed and is the only MDP currently on file with the Pender County planning 
department that affects Headwater’s Drive.  The Applicant would be the first parcel to build.   

 
B. The CSP and UDO section 7.5 do not require any specific alignment as noted below: 

 
 
The original 2016 CSP, which was stated to have been updated but not amended or restated, at the top of 
page 3 (Exhibit 5) states that, “The intention of the Pender County Collector Street Plan is to recommend 
connectivity not alignment.”  The Staff decision currently requires direct alignment, which is not part of 
the stated intention of the CSP. 
 

 Per UDO section 7.5C, “Street alignment – local residential street intersection should be directly 
aligned, if possible.” 
 

 Per UDO section 7.5D “When such intersections cannot be aligned, they shall be offset 
centerline to centerline by not less than 125 ft.”   
 

 As discussed above, the 2021 update to the CSP states that the first party to develop can control 
the alignment of the street. 
 

 
UDO Requirement - Section 7.5.1A2: 
The layout of streets as to arrangement, width, grade, character, and location shall conform to adjoining 
street systems.  
 
UDO Compliance: 
The Applicant’s Collector Street design conforms with the only adjoining street (Headwaters Drive). The 
collector street design includes the required sight triangles and a 90-degree intersection at Headwater 
Drive. The next closest road is Highway 17 which is more than 800 feet to the west. 
 
 
UDO Requirement - Section 7.5.1A3: 
The Layout of streets as to arrangement, width, grade, character, and location shall conform to  
existing, planned and proposed streets, topographic, drainage and other natural features of the property 
 
UDO Compliance: 
The Applicant’s Collector Street design conforms with the only adjoining street (Headwaters Drive).  The 
Collector Street design includes the required sight triangles and a 90-degree intersection at Headwater 
Drive. The next closest road is Highway 17 which is more than 800 feet to the west.  
 
As for planned or proposed streets in the Headwater’s vicinity: 

 Per discussion with Ms. Kristen L. Spirakis (NCDOT Engineering supervisor III) on December 
15, 2024, her department currently has no pending driveway or roadway application for 
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Headwater Drive except for the Applicant’s driveway application.   
 

 Per review of the Pender County website on January 8, 2024, no development plan applications 
are listed for the Headwaters Drive vicinity. 

 
 The property owners for the land parcels on the south side of Headwaters (Parcel# 3282-85-

5442-000, 1.32 acres and Parcel# 3282-85-1754-000, 6.98 acres) from the Applicant’s site have 
not submitted any driveway applications to the NCDOT or development plans to the Pender 
County Planning Department.  The 6.98-acre property owner (Lanwillo Development Co.), 
which is a land investor only and does not intend to self-develop, did file a PLAT map (Exhibit 
8) that includes a “potential future 50’ wide road.” However, Lanwillo has not filed development 
plans with the NCDOT or Pender County Planning associated with potential future 50’ wide 
road.       
 

 The property owner just south of Lanwillo tract (Southeast Custom Homes, Inc., Parcel# 3282-
85-1754-000, 4.41 acres as show on Exhibit 8 has designated a collector street corridor. Per 
discussion with County staff, the development permit for this corridor has expired and 
accordingly is no longer valid.     
 

As for topographic, drainage and other natural features of the property, the collector street, as designed, 
includes the required buffers and appropriate grade (flat) for drainage.  
 
 
UDO Requirement - Section 7.5.1A4: 
The Layout of streets as to arrangement, width, grade, character, and location shall provide for continuity 
in existing streets and proposed streets. 
 
UDO Compliance: 
Same as above, the Applicant’s collector street design does not conflict with any existing driveways or 
roads on Headwaters Drive.  The next closest road is Highway 17 which is more than 800 feet to the west. 
As noted above the NCDOT and Pender County have not received any applications for streets or 
driveways that intersect Headwaters.  
 
 
UDO Requirement - Section 7.5.1A5: 
The Layout of streets as to arrangement, width, grade, character, and location shall provide adequate right-
of-way for collector streets. 
 
UDO Compliance: 
The Applicant’s collector street design provides the required 50-foot right-of-way in a location pre-
approved by staff.  
 
 
UDO Requirement - Section 7.5.1A6: 
The Layout of streets as to arrangement, width, grade, character, and location shall provide Reasonable 
access will be provided to adjacent properties for development. 
 
UDO Compliance: 
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The Applicant’s collector street design provides access to the one adjacent property to the East.  
 
 
UDO Requirement - Section 7.5.1B 
Spite strips along development boundaries preventing access to streets from adjacent properties are 
prohibited. 
 
MDP Compliance: 
The Applicant’s collector street design excludes spite strips.   
 
 
UDO Requirement - Section 7.5.1C 
Street Alignment – local residential street intersections should be directly aligned if possible. 
 
UDO Compliance: 
The Applicant’s collector street design intersects the only local road (Headwater’s Drive) at the approved 
90-degree angle.  
 
 
UDO Requirement - Section 7.5.1D 
When such intersections cannot be aligned, they shall be offset centerline to centerline by not less than 
125 ft. Intersections of collector streets as defined herein or shown on the CSP, Pender County 
Transportation Plan or other approved State Transportation Improvement Plan. 
 
UDO Compliance: 
The Applicant’s collector street includes a 90-degree intersection at Headwater Drive.  The next closest 
possible driveway intersection is more than 175 feet to the west (Exhibit 7). However, as noted above 
neither the NCDOT or Pender County Planning staff have received any driveway or street applications 
that intersect Headwater’s drive.  
 
 
UDO Requirement - Section 7.5.1E 
Streets should intersect as nearly as possible at right angles. 
 
UDO Compliance: 
The Applicant’s collector street intersects Headwater Drive at a right angle. 
 
 
UDO Requirement - Section 7.5.1F 
Permanent dead-end streets (cul-de-sacs) or temporary dead end (stub) streets shall be no longer than 
1,000 ft. unless it is demonstrated by the developer that the configuration of the property prevents its 
development without longer streets to provide access to the lots and common area to be subdivided. 
 
UDO Compliance: 
Not applicable. 
 
 
UDO Requirement - Section 7.5.1G 

Page 19 of 75

Page 27 of 129



 

7 
January 10, 2024 

Temporary dead end or stub streets between 150 and 1,000 feet in length shall provide turn around 
capabilities to meet one of the following requirements: 
1) A cul-de-sac with at least 90-feet of right of way including 80-feet of pavement 
2) A T/hammerhead intersection (Figure G1) 
3) A Y intersection (Figure G2) 
4) A T intersection (Figure G3) 
 
UDO Compliance: 
Not applicable. 
 
 
UDO Requirement - Section 7.5.1H 
For new subdivisions exceeding 30 lots, more than one method of ingress and egress must be provided. 
The turning radius must be 28-feet. This requirement may be met by providing a connection to future 
development as outlined in Section 7.5.1.A. 
 

UDO Compliance: 
Not applicable. 
 
 
UDO Requirement - Section 7.5.1I 
Applicants for subdivision approval shall obtain approval for street names from the Pender County 
Addressing Coordinator. A copy of the approved preliminary plat with approved street names must be 
submitted to the Administrator within 30 days of approval of the preliminary plat and prior to final plat 
submission.  
 
UDO Compliance: 
Not yet applicable. 
 
 

UDO Requirement - Section 7.5.1J 

Sight triangles as required in the NCDOT Secondary Roads Standards shall be provided at all street 
intersections.  
 
UDO Compliance: 
The Applicant’s collector street design includes sight triangles at the Headwaters Drive intersection. 
 
 

UDO Requirement - Section 7.5.2 

All designated public streets shall be designed and constructed in compliance with the current NCDOT 
Subdivision Roads Minimum Construction Standards 
 
UDO Compliance: 
Not yet applicable, although NCDOT had no issue with the proposed location on the MDP. 
 
 

UDO Requirement - Section 7.5.3 
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Private streets 
 
UDO Compliance: 
Not applicable. 
 
 

UDO Requirement - Section 7.5.4 

Access easements 
 
UDO Compliance: 
Not yet applicable. 
 

Conclusion 
 

 For the foregoing reasons, the denial of the MDP should be reversed, and the proposed collector 
street location approved. 
 

Appointment of Counsel 
 

 The Applicant hereby appoints Scott M. Holmes, Andrew K. McVey, and the law firm of 
Murchison, Taylor & Gibson, PLLC to represent the Applicant in connection with the hearing of this 
appeal, subject to any subsequent appointments that may also be made by the Applicant. 
 
 
 
 
 Respectfully submitted this 10th day of January, 2024. 
 
 
      TheJayTees Properties IV, LLC 
 
 
      By:  Jeffrey Turpin 
      Its:  Member Manager 
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Attached materials that support Applicant’s assertion: 
Exhibit 1 - Denial Letter – Pender County Planning and Community Development – December 12, 2024 
Exhibit 2 - Appeal of Administrative Decision - TheJayTees Properties IV, LLC - January 10, 2024 
Exhibit 3 - Preliminary site drawings – Hampstead Station Expansion – November 16, 2022 
Exhibit 4 - Pre-approval email (Mr. Greg Feldman) – Collector Street Placement – November 16, 2022. 
Exhibit 5 - Pender County Collector Street Plan (CSP) – November 2016 
Exhibit 5-1 - Pender County Collector Street Plan (CSP) – Updated October 18, 2021 
Exhibit 6 - Unified Development Ordinance, Pender County, NC – Article 7.5  
Exhibit 7 - Master Development Plan (MDP) site plan – Hampstead Station Expansion 
Exhibit 8 - Potential future 50 wide road - South side of Headwaters Drive 
Exhibit 9 - Doug Racine's review – “Driveway at a good location” – November 23, 2022 
Exhibit 10 - Doug Racine review - Temporary driveway permit approval - May 19, 2023   
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Page 24 of 75

Page 32 of 129



����������	
����
��������

�������������������������� �!�"���"�#�$%&�'"(���� �!�# )���$%���$%&�� &��$�)��*"���!$+��$�* % *"*��,-�./�012�345�..67189:�3;8<8;=;5�>?@A:B�B@<:C�D28<D�8<�2EE2C8>:�98?:F>82<C4/�G67189:�3;8<8;=;5�H8I:�B@<:C�2<�H2>J�C89:C�2K�>J:�>?@A:B�B@<:CL/�G67189:�3;8<8;=;5�C89:1@BIC�2<�H2>J�C89:C�2K�>J:�?2@91@MN/�O�;8<8;=;�FB:@?�P2<:�2K�4Q6�H:>1::<�>J:�:9D:�2K�A:J8F=B@?�>?@A:B�B@<:�@<9�>J:�8<>:?82?�:9D:�2K�C89:1@BI/�0J8C�:R=@>:C�>2�@�;8<8;=;�FB:@?�P2<:�2K�.N6�H:>1::<�>J:�:9D:C�2K�?2@91@M�E@A:;:<>�38<FB=98<D�H8I:�B@<:C5�@<9�>J:�8<>:?82?�:9D:�2K�C89:1@BIS/�O998>82<@B�;8<8;=;�98;:<C82<C�@C�CJ21<�8<�T8D=?:�S7U

V:A:B2E:?C�F@<�@99�;:98@<CW�E?2A89:�189:?�B@<:CW�189:?�C89:1@BICW�189:?�98C>@<F:C�H:>1::<�>J:�?2@91@M�@<9�>J:�C89:1@BI�2?�XYZW�>?@<C8>�H=BH72=>C�@<9�CJ:B>:?CW�@<9�2>J:?�@:C>J:>8F�@<9�K=<F>82<@B�K:@>=?:C�>2�>J:C:�H@C:�?2@91@M�F?2CC�C:F>82<C/�0J:C:�:<J@<F:;:<>C�@?:�C=H[:F>�>2�\]V̂0�?:A8:1/�012�2=>�2K�4S�F2BB:F>2?�C>?::>C�8<�>J8C�YE9@>:�3_̀�@<9�_.Q5�@?:�?:F2;;:<9:9�>2�H:�N7B@<:�H@C:9�2<�>J:�>?@aF�E?2[:F>82<C/�]2<A:?>8<D�@<M�2>J:?�?2@9C�>2�N7B@<:�?2@9C�8C�@>�>J:�98CF?:>82<�2K�>J:�9:A:B2E:?�@<9�>J:�ZB@<<8<D�V:E@?>;:<>/�]2<A:?>8<D�@<M�2K�>J:�K2=?�C>?::>�F?2CC�C:F>82<�>ME:C�>2�@�N7B@<:�F?2CC�C:F>82<�18BB�<:F:CC8>@>:�>J:�@998>82<@B�K:@>=?:C�B8C>:9�H:B21�@<9�;=C>�@9J:?:�>2�\]V̂0�9:C8D<�F?8>:?8@/�./�T2?�0ME:C�.O�@<9�.bc�@998<D�@�;8<8;=;�4L67189:�FB:@?�P2<:�8<�>J:�;:98@<�18>J�@EE?2E?8@>:�9?@8<@D:�98>FJ�@<9�@�;8<8;=;�467189:�E@A:9�CJ2=B9:?�H:>1::<�>J:�8<<:?;2C>�B@<:�@<9�>J:�;:98@</4/�T2?�0ME:C�4O�@<9�4bc�@998<D�@�;8<8;=;�.d67189:�?@8C:9�;:98@<�318>J�@998>82<@B�4�e6�F=?HC�2<�:@FJ�C89:�2K�>J:�;:98@<5
fg��

T8D=?:�S7U�h�i>?::>�0ME:�.bc�47j@<:�k2@9�18>J�i89:1@BIC�@<9�b8I:�j@<:C�318>J2=>�]=?H�@<9�l=>>:?5
Page 25 of 75

Page 33 of 129



����������	�
����
�����
�
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ATTACHMENT 2:  
7.5.1.A – Pender County Unified Development Ordinance 
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ATTACHMENT 3:  
Connectivity of Collector Streets – Pender County 

Collector Street Plan 
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ATTACHMENT 4:  
Pages 28 & 29 - Pender County Collector Street Plan 
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ATTACHMENT 5:  
Collector Street #4 – Pender County Collector Street Plan 
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D | DETAILS OF RECOMMENDED COLLECTOR STREETS | PAGE 97

APPENDICES

COLLECTOR STREET #4

PROJECT DETAILS
From (Cross Street) Oakvale Drive   

To (Cross Street) Corcus Ferry Road 
Length Approximately 4 miles

Description This proposed two-lane collector street would provide a parallel roadway to US 17 
and would provide a thoroughfare for several neighborhoods along US 17. By making 
this collector street, less strain would be placed on congested US 17. The first round 
of public engagement concluded that there was a major need for parallel routes to US 
17. 

Purpose Local alternatives parallel to US 17 requested in the first round of public engagement.
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ATTACHMENT 6:  
Hampstead Station Expansion Site Plan – Redrawn 

Alignment (Final Site Plan) 
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ATTACHMENT 7:  
Email from NCDOT District Engineer 
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From: Spirakis, Kirsten L
To: Taylor Davis; Sokolik-Porch, Tanya M
Cc: Scott James; Jamar Johnson; Daniel Adams
Subject: [External]RE: [External]RE: [External] FW: Collector Road / Driveway Connection - Hampstead Station Expansion
Date: Monday, November 27, 2023 5:25:50 PM
Attachments: image005.png

image006.png
image007.png
image008.png
image009.png

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

Based on GIS, it appears that there would only be about 200’ between these two accesses. If left-turn lanes were
required, then there is not room for adequate left-turn lane storage for back-to-back left-turns between the two
intersections.

See pages 40, of the NCDOT Policy on Street and Driveway Access to North Carolina Highways.
“Care should be taken to avoid creating incorrectly offset left turn conditions. Opposite side drives
should be aligned directly across from existing/proposed opposite side streets and driveways. When it is
necessary to offset driveways or streets, care should be taken to provide adequate separation for
vehicular storage/queuing and maneuvering between access points.”

Kirsten L. Spirakis, PE
District Engineer
Division 3 | District 1
910-467-0500

From: Taylor Davis <tdavis@pendercountync.gov> 
Sent: Monday, November 27, 2023 3:08 PM
To: Spirakis, Kirsten L <klspirakis@ncdot.gov>; Sokolik-Porch, Tanya M <tmsokolik-
porch@ncdot.gov>
Subject: RE: [External]RE: [External] FW: Collector Road / Driveway Connection - Hampstead Station
Expansion

CAUTION: External email. Do not click links or open attachments unless verified. Report suspicious emails with the
Report Message button located on your Outlook menu bar on the Home tab.

Good afternoon,

Wanted to clarify, if the developer moves forward with a collector road design wherein the
alignments are offset as depicted below, would this create a “conflicting left turn” situation you
mentioned in the previous email preventing DOT approval?
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Thank you,
 

Taylor Davis (she/her)

(910) 259-1734
Current Planner 
Pender County Planning and Community Development
 

From: Spirakis, Kirsten L <klspirakis@ncdot.gov> 
Sent: Tuesday, November 21, 2023 4:01 PM
To: Taylor Davis <tdavis@pendercountync.gov>; Jamar Johnson
<jamar.johnson@wilmingtonnc.gov>; Scott James <Scott.James@wilmingtonnc.gov>; Sokolik-Porch,
Tanya M <tmsokolik-porch@ncdot.gov>
Cc: Daniel Adams <dadams@pendercountync.gov>
Subject: [External]RE: [External] FW: Collector Road / Driveway Connection - Hampstead Station
Expansion
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you
recognize the sender and know the content is safe.

 
Taylor,
Your email noted “potential alignments”, but it appears that numbers 1 and 2 describe the same option (let me
know if I am missing something) – the collector road as proposed would align with the Hampstead Station
Expansion site access, and so to continue on the collector road, you need to turn east on Headwaters Dr then
left onto the offset collector that will connect to Dan Owen Dr at Safe Passage Way.
 

Page 42 of 75

Page 50 of 129

mailto:klspirakis@ncdot.gov
mailto:tdavis@pendercountync.gov
mailto:jamar.johnson@wilmingtonnc.gov
mailto:Scott.James@wilmingtonnc.gov
mailto:tmsokolik-porch@ncdot.gov
mailto:dadams@pendercountync.gov


In general, our access comments are to align a proposed access (new roadway or driveway) with an opposing
existing access. If this cannot be achieved, then we require that the offset is such that conflicting left turns are
not introduced. With closely spaced accesses that have a poor offset, there is not room for adequate left-turn
lane storage between intersections. See pages 40, of the NCDOT Policy on Street and Driveway Access to North
Carolina Highways.

“Care should be taken to avoid creating incorrectly offset left turn conditions. Opposite side drives
should be aligned directly across from existing/proposed opposite side streets and driveways. When it is
necessary to offset driveways or streets, care should be taken to provide adequate separation for
vehicular storage/queuing and maneuvering between access points.”

 
Please let us know should you have any questions.
 
Kirsten L. Spirakis, PE
District Engineer
Division 3 | District 1
910-467-0500      
 

From: Taylor Davis <tdavis@pendercountync.gov> 
Sent: Tuesday, November 21, 2023 11:47 AM
To: Spirakis, Kirsten L <klspirakis@ncdot.gov>; Jamar Johnson <jamar.johnson@wilmingtonnc.gov>;
Scott James <Scott.James@wilmingtonnc.gov>; Sokolik-Porch, Tanya M <tmsokolik-
porch@ncdot.gov>
Cc: Adams; Daniel <dadams@pendercountync.gov>
Subject: [External] FW: Collector Road / Driveway Connection - Hampstead Station Expansion
 
CAUTION: External email. Do not click links or open attachments unless verified. Report suspicious emails with the
Report Message button located on your Outlook menu bar on the Home tab.

 
Good morning,
 
Just wanted to follow up on this discussion for the Hampstead Station Expansion project and the
proposed locations of the collector road alignments. Any suggestions you can offer or comment on
the potential alignments suggestions below would be greatly appreciated.
 
Thank you,
 

Taylor Davis (she/her)

(910) 259-1734
Current Planner 
Pender County Planning and Community Development
 

From: Taylor Davis 
Sent: Wednesday, November 15, 2023 2:07 PM
To: Scott James <scott.james@wilmingtonnc.gov>; Jamar Johnson
<jamar.johnson@wilmingtonnc.gov>; Kirsten Spirakis <klspirakis@ncdot.gov>; Tanya Sokolik-Porch
<tmsokolik-porch@ncdot.gov>
Subject: Collector Road / Driveway Connection - Hampstead Station Expansion
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Good afternoon,
 
After meeting with the developer of this site and considering the complications that have arisen with
the proposed collector street location, we wanted to run a few different options by both groups of
possible adjustments. The collector street when completed should connect N Marisol Pathway to
Safe Passage Way.
 

1. The UDO states “When such intersections cannot be aligned, they shall be offset centerline to
centerline by not less than 125 ft.”  Our question is,  would DOT be agreeable to an offset
alignment connection from the proposed collector street location here in purple. The problem
with the current proposed location of the road on the smaller triangle parcel, is that a road
cutting through the middle in order to make a perfect alignment would render a good bit of
the property useless and the landowner is unwilling to develop if that’s what will be required.
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2. Could the collector street run up the property line of the small triangle parcel and align with
the driveway of the development. Obviously, this would create a situation wherein people
would attempt to use the drive aisle of the shopping center as a road to cut through and
mechanisms would need to be utilized to stifle drivers speeding through a pedestrian area.
I’m also unsure how this would get us to our goal of connecting to Safe Passage. I think it
would end up being another offset connection.  

 
If you have any other suggestions, please let us know, this is a tricky one for sure.
 
Thank you,
 
Taylor Davis, Current Planner (she/her)
(910) 259-1734
Pender County Planning & Community Development  
805 S. Walker Street, 
Burgaw, NC 28425
www.pendercountync.gov
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https://linkprotect.cudasvc.com/url?a=http%3a%2f%2fwww.pendercountync.gov%2f&c=E,1,sOpvnUTrGCLSS8-GBpCWhCa5GO8PRO8EEQvAARXTUmZctFHUnvQHhWAZztU3Jk-OlS5Ag0OPz0oYE8-qW-4MNM24P9OnxhXk1B6TDEmQtLU37XLEeA,,&typo=1


 
 

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

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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ATTACHMENT 8:  
Collector Street to be to NCDOT Design Manual 
Standards – Pender County Collector Street Plan 
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ATTACHMENT 9:  
Denial Letter 
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Pender County 
Planning and Community Development 

 
 
 

805 S. Walker Street 
PO Box 1519 

Burgaw, NC  28425 

  
 

 
Phone:  910-259-1202 
Fax:  910-259-1295 

www.pendercountync.gov 
 

 
December 12, 2023 
 
Jeff Turpin 
105 Island Drive 
Wrightsville Beach, NC 28480 
 
Mr. Turpin, 
 
This letter serves as staff’s denial of a development permit associated with a master development plan 
application (Case # MDP 2023-52) and a major site development plan application (Case # SDP 2023-349). 
The two applications were submitted concurrently and were thus reviewed by staff concurrently.  
 
Staff finds that your proposed development design fails to provide a collector street in conformance 
with the County’s Unified Development Ordinance and the Pender County Streets Plan (referred to as 
the Collector Street Plan). Specifically, Article 7.5 of the UDO details requirements related to street 
design and states that, “Layout of streets as to arrangement, width, grade, character, and location shall 
conform to the following, (1) Pender County Collector Street Plan, Pender County Transportation Plan or 
other approved State or Federal Transportation Improvement Plan” (7.5.1.A). The proposed site plan 
does not comply with the UDO and therefore the application is denied. 
 
Per Article 3.16 of the County’s UDO, you may appeal an administrative decision. Should you choose to 
appeal, the case will be heard by the Board of Adjustment. The appeal application can be found on the 
County’s website, or I can provide you with a copy. Per Article 3.16.3 of the UDO, the appeal must be 
filed within 30 days of receipt of this decision. 
 
Please let me know if you have any questions or would like to discuss this matter further. 
 
Sincerely, 

 
Daniel Adams 
Planning & Community Development Director 
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ATTACHMENT 10:  
Herons Watch – Master Development Plan 
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PHASING

1.     THE DEVELOPMENT IS PLANNED TO BE CONSTRUCTED IN 1 PHASE.

2. THE AMENITY IS REQUIRED TO BE INSTALLED PRIOR TO THE 

COMPLETION OF THE DEVELOPMENT.

TRAFFIC IMPACTS

1. REFER TO TRIP GENERATION CALCULATIONS ON THIS SHEET.

UTILITIES

1. ALL WATER UTILITIES WILL BE COORDINATED WITH PENDER COUNTY

ENGINEERING & UTILITIES; AND SEWER UTILITIES WILL BE COORDINATED

WITH PLURIS.

FLOODPLAIN NOTES

1. THIS PARCEL IS IN FLOOD ZONE X, WHICH IS NOT A SPECIAL FLOOD

HAZARD AREA, ACCORDING TO FEMA FLOOD PANEL 3720328200J WITH AN

EFFECTIVE DATE OF FEBRUARY 16, 2007.

STREETLIGHT NOTES

1. STREETLIGHT LOCATIONS SHOWN ON PLAN ARE PRELIMINARY, AND BASED

ON PENDER UDO SPECIFICATIONS. FINAL DESIGN, LOCATIONS, AND

CALCULATIONS WILL BE PROVIDED BY DUKE ENERGY.

HISTORICAL & ARCHAEOLOGY NOTES

1. NO KNOWN HISTORIC OR ARCHEOLOGICAL SITES EXIST ON ANY OF THE

SUBJECT PARCELS.

BOUNDARY

1. SURVEY IS COMPLETE & TITLE SEARCH FOR EXISTING EASEMENTS IS UNDERWAY.

FINAL PLAT WILL REFLECT ANY EASEMENT.

2. SURVEY COMPLETED ON AUGUST 14, 2015.

BUFFER NOTES

1. SURROUNDING ADJACENT PROPERTIES ARE ZONED O&I, PD AND RP

- SEE PLANS FOR SPECIFIC BUFFER TYPES AND LOCATIONS.

RECREATION UNIT NOTES

1. 15 DWELLING UNITS REQUIRE 1.0 RECREATION UNIT TOTALING $10,000 OR MORE.

INSTALLATION OF THE PROPOSED ACTIVE RECREATION AREAS WILL FAR EXCEED THE

$10,000, 1.0 UNIT REQUIREMENT.  FOR FULL DETAILS OF PROPOSED ACTIVE

RECREATION AREAS, REFER TO COST ESTIMATE PROVIDED WITH SUBMITTAL TO

PENDER COUNTY.

HOMEOWNERS ASSOCIATION

1. PER PENDER COUNTY UDO 7.3, HOMEOWNERS ASSOCIATIONS SHALL BE

REQUIRED FOR ALL DEVELOPMENTS WITH DEDICATED IMPROVEMENTS SUCH AS

PRIVATELY MAINTAINED STREETS AND/OR OPEN SPACE DEDICATIONS AND MUST

BE RECORDED ALONG WITH THE FIRST PHASE OF A FINAL PLAT TO ENCOMPASS

THE ENTIRE DEVELOPMENT WITH AN OUTLINE OF AMENITIES/LAND

TRANSFERRED TO THE SAID HOA AT OR BEFORE 25% OF ALL UNITS ARE

CONSTRUCTED.

SITE INFORMATION

APPLICANT INFORMATION: SOUTHEAST CUSTOM HOMES, INC.

126 N. CARDINAL DR., SUITE 101

WILMINGTON, NC 28405

OWNER:

SOUTHEAST CUSTOM HOMES, INC.

126 N. CARDINAL DR., SUITE 101

WILMINGTON, NC 28405

CURRENT LAND USE: VACANT LAND

CAMA LAND USE PLAN DESIGNATION: MIXED USE

EXISTING ZONING: PD - PLANNED DEVELOPMENT

PROPOSED ZONING: PD - PLANNED DEVELOPMENT

PIN: 3282-85-5029-0000 (+/- 4.169 ACRES)

TOWNSHIP: TOPSAIL

DEED BOOK/ PAGE: 3492 / 10

PROPOSED USES: SFD- SINGLE FAMILY DWELLING

ATTACHED TOWNHOUSE (SEC. 4.15.4)

OFFICE / RETAIL

AMENITY AREA

TOTAL SITE AREA: +/- 4.169 ACRES

DIMENSIONAL REQUIREMENTS

SFD- SINGLE FAMILY TOWNHOUSE (SEC. 4.15.4)

NUMBER OF UNITS: 15

TOTAL SF: + 19,500 SF

TOWNHOUSE BUILDING*:

FRONTYARD SETBACK: 5' MINIMUM

SIDEYARD SETBACK: 5' MINIMUM

CORNER SIDEYARD SETBACK: 5' MINIMUM

REAR SETBACK: 5' MINIMUM

CHORD: 30' MINIMUM

MAXIMUM BUILDING HEIGHT: 35'

STRUCTURE SEPARATION:        20' MINIMUM

* SETBACKS DO NOT APPLY TO INDIVIDUAL UNITS WITHIN BUILDING,

ONLY EXTERIOR LIMITS OF BUILDING

OFFICE / RETAIL

ENCLOSED FLOOR AREA 4,800 SF

FRONT YARD SETBACK: 5' MINIMUM

SIDEYARD SETBACK: 5' MINIMUM

CORNER SIDEYARD SETBACK: 5' MINIMUM

REAR SETBACK: 5' MINIMUM

CHORD: 30' MINIMUM

MAXIMUM BUILDING HEIGHT: 35'

STRUCTURE SEPARATION:   20' MINIMUM

OFFICE/RETAIL PARKING:

1 SAPCE / 300 SF ENCLOSED FLOOR AREA  REQUIRED PROVIDED

       16                              16

LANDSCAPING

1. BUFFERS AND PARKING LOT LANDSCAPING SHALL BE PROVIDED IN

COMPLIANCE WITH PENDER COUNTY UDO

PROJECT ROAD NOTES

1. ALL COLLECTOR ROADS WILL BE PUBLIC RIGHT OF WAYS CONSTRUCTED TO NCDOT SUBDIVISION

ROADS MINIMUM CONSTRUCTION STANDARDS.

2. ALL PROPOSED INTERNAL ROADWAY INTERSECTIONS AND CONNECTIONS TO EXISTING ROADWAYS &

THE PROJECT COLLECTOR ROAD WILL HAVE A  30' RADIUS MINIMUM.

3. STREET NAME SIGNS SHALL BE INSTALLED AS SOON AS ROADWAYS  ARE ACCESSIBLE BY VEHICLE

TRAFFIC TO INCLUDE DURING CONSTRUCTION AND MEET PENDER COUNTY STREET SIGN

SPECIFICATIONS.

4. ADDRESSING WILL COMPLY WITH PENDER COUNTY UDO ARTICLE 11.

5. NO PROPOSED ROAD EXCEEDS 1 MILE IN LENGTH OR ACCESSES MORE THAN 200 LOTS.  ALL ROADS

WILL COMPLY WITH SECTION 7.5.3 OF THE PENDER COUNTY UDO.

STORMWATER

1. STORMWATER DESIGN SHALL BE COMPLIANT WITH PENDER COUNTY UDO

2. FULL PERMIT APPROVALS TO BE PROVIDED TO COUNTY WHEN RECEIVED

3. STORMWATER WILL BE HANDLED ON SITE IN COMPLIANCE WITH ALL STATE  AND COUNTY STORMWATER

STANDARDS.

4. PER PENDER COUNTY UDO, SECTION 7.9.1:

A DRAINAGE PLAN THAT WILL INCLUDE ALL PORTIONS OF THE DEVELOPMENT SHALL BE SUBMITTED.

THIS PLAN SHALL BE PREPARED AND SEALED BY A REGISTERED ENGINEER. THE PLAN AND FACILITIES

SHALL PROVIDE FOR A DRAINAGE SYSTEM FOR THESE AREAS THAT WILL ACCOMMODATE THE

TEN-YEAR STORM EVENT WITHOUT FLOODING OR SUBSTANTIAL PONDING OF WATER IN THE AREAS

INCLUDED IN THE PLAN. THE PLAN MUST ALSO ACCOMMODATE ANY DISCHARGE FROM PROPERTIES IN

UPLAND PORTIONS OF THE DRAINAGE BASIN THAT FLOWS THROUGH THE PROPERTY FOR THE SAME

STORM EVENT FOR THE TYPE DEVELOPMENT FOR WHICH THAT PROPERTY IS ZONED. THE BOUNDARY

OF ANY DRAINAGE AREA ON A PORTION OF THE SITE AND/OR UPLAND FROM THE SITE AND DRAINAGE

AREAS BETWEEN STORMWATER DISCHARGE POINTS FROM THE SITE TO THE RECIPIENT PERENNIAL

STREAM SHALL BE SHOWN ON A MAP (COPY OF 7.5 MIN. USGS QUAD OR SIMILAR MAP). ANY DRAINAGE

FACILITY RECEIVING STORMWATER DISCHARGE FROM THE DEVELOPMENT SHALL HAVE THE CAPACITY

TO CARRY THE ANTICIPATED STORMWATER FLOW FROM AREAS THAT DISCHARGE THROUGH THEM FOR

THE 10 YEAR STORM EVENT FROM THE POINT OF DISCHARGE AT THE DEVELOPMENT TO THE RECIPIENT

PERENNIAL STREAM WITHOUT OVER FLOWING THEIR BANKS. THE LOCATION, SIZE AND/OR CAPACITY OF

ALL STRUCTURES INCLUDED IN THE DRAINAGE SYSTEM AND RECEIVING DISCHARGE FROM THE

DEVELOPMENT TO THE RECIPIENT PERENNIAL STREAM SHALL BE SHOWN ON THE PLAN AND

CALCULATIONS USED IN DESIGNING THE DRAINAGE SYSTEM SHALL BE SUBMITTED IN A LEGIBLE

FORMAT. THIS PLAN MAY BE INCLUDED IN THE STREET AND DRAINAGE PLAN, STORMWATER

MANAGEMENT PLAN OR ON THE PRELIMINARY PLAT, AS LONG AS THE DESIGN PROFESSIONAL

CERTIFIES THAT THE SPECIFIC DRAINAGE PLAN SUBMITTED COMPLIES WITH THESE REQUIREMENTS

AND THE INFORMATION REQUIRED IS SHOWN OR SUBMITTED.

LOCATION MAP

SCALE: 1"=1,000'

SIGNS

1. ALL PROPOSED SIGNS SHALL CONFORM TO PEDER COUNTY UDO 9.6.1 FOR

PERMANENT SIGNS FOR SUBDIVISIONS AND RESIDENTIAL DEVELOPMENTS

AND SHALL BE SUBMITTED UNDER SEPARATE PERMIT AS OUTLINED IN

ARTICLE 9, SECTION 9.2.

WETLAND PRESERVATION NOTES

1. THE DEVELOPER IS COMMITTED TO PROTECTING THE SITE'S EXISTING

WETLANDS.

2. THE PROPOSED DESIGN DOES NOT ANTICIPATE IMPACTS TO ANY OF THE

SITE'S EXISTING WETLANDS.

3. IN ADDITION TO PROVIDING AN ENVIRONMENTALLY SENSITIVE DESIGN, THE

DEVELOPER WILL PROVIDE (1) SIGN AT THE REAR PROPERTY LINE OF EACH

LOT THAT BORDERS WETLANDS TO INFORM THE HOMEOWNER'S OF THE

WETLAND BOUNDARY

4. WETLAND JD IS CURRENTLY IN PROGRESS.

 2-STORY

COMMERCIAL

BLDG.

(4,800 SF)

NAICS

CODE USE

53 REAL ESTATE AND RENTAL AND LEASING

54 PROFESSIONAL, SCIENTIFIC, & TECHNICAL SERVICES

55 MANAGEMENT OF COMPANIES AND ENTERPRISES

561 ADMINISTRATIVE AND SUPPORT SERVICES

8129 OTHER PERSONAL SERVICES

446 HEALTH AND PERSONAL CARE STORES

448 CLOTHING AND CLOTHING ACCESSORIES STORES

451 SPORTING GOODS, HOBBY, BOOK, AND MUSIC STORES

453 MISCELLANEOUS STORE RETAILERS

n/a SINGLE FAMILY DEVELOPMENT - TOWNHOUSE (5+ ATTACHED)

OPEN SPACE KEY

PASSIVE OPEN SPACE ±0.145 AC

PASSIVE OPEN SPACE ±0.08 AC

TOTAL PASSIVE OPEN SPACE :     ±0.225 AC

                  

ACTIVE OPEN SPACE    ±0.225 AC

(SHEET P-2)

        TOTAL ACTIVE OPEN SPACE:    ±0.225 AC

        TOTAL OPEN SPACE                               ±0.45 AC

         (ACTIVE & PASSIVE)
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DENSITY CALCS

0

SCALE: 

feet50 100 150

1" = 50'NORTH

15' WIDE A-1 LANDSCAPE BUFFER

(ROAD FRONTAGE AREAS) (51 LF); TO INCLUDE 2

CANOPY TREES AND 1 UNDERSTORY TREE MIN.

15' WIDE A-1 LANDSCAPE BUFFER

(ROAD FRONTAGE AREAS) (367 LF); TO INCLUDE 11

CANOPY TREES AND 8 UNDERSTORY TREES MIN.

10' WIDE C-1 BUFFER

(HIGH DENSITY SCREEN CONSISTING OF

LANDSCAPING AND 6' HIGH SOLID WOOD FENCE)

(258 LF); TO INCLUDE 6 CANOPY TREES MIN.

10' WIDE C-1 BUFFER

(HIGH DENSITY SCREEN CONSISTING OF

LANDSCAPING AND 6' HIGH SOLID WOOD FENCE)

(229 LF); TO INCLUDE 5 CANOPY TREES MIN.

15' WIDE A-1 LANDSCAPE BUFFER

(ROAD FRONTAGE AREAS) (329 LF);

TO INCLUDE 10 CANOPY TREES AND

7 UNDERSTORY TREES MIN.

20' WIDE C-3 LANDSCAPE BUFFER

(HIGH DENSITY SCREEN CONSISTING OF LANDSCAPING

AND 6' HIGH EVERGREEN HEDGE)(293 LF); TO INCLUDE 3

CANOPY TREES OR 9 UNDERSTORY TREES MIN.

10' WIDE C-1 BUFFER

(HIGH DENSITY SCREEN CONSISTING OF

LANDSCAPING AND 6' HIGH SOLID WOOD FENCE)

(356 LF); TO INCLUDE 8 CANOPY TREES MIN.

PROPOSED

STORMWATER

POND

(0.30 ACRES)
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24' G-G
13'

12' 1' 1'

13'

5'7'1'1'

1/4" PER FT1/4" PER FT

1/2" PER FT

1/2" PER FT

MODIFIED VALLEY CURB

6" STONE

UNDER CURBING

6"-B25.0B BASE

1.5"-SF9.5A SURFACE

TYPICAL COLLECTOR ROAD "A"

CROSS SECTION

SLOPES= 3:1

SLOPES= 3:1

50' RIGHT OF WAY

NOTES:

1.  ALL PAVING THICKNESS WILL BE DETERMINED BASED ON SOILS DATA.  NO TESTING

HAS BEEN COMPLETED AT THIS TIME, SO A MINIMUM PAVING SECTION HAS BEEN

PROVIDED AND WILL BE FURTHER EVALUATED WITH THE AVAILABILITY OF SOILS DATA.

2. THE SIDE OF THE ROAD BEST SUITED FOR SIDEWALK WILL BE EVALUATED PRIOR TO

CONSTRUCTION.  HOWEVER, CONSTRUCTION OF SIDEWALK WILL COMPLY WITH THIS

SECTION.

ACTIVE

OPEN SPACE

(0.225 AC.)

1

2

PASSIVE OPEN

SPACE (0.145 AC.)

PASSIVE

OPEN

SPACE

(0.08

AC.)

COMMUNITY GATHERING SPACE

WITH PATIO, SEATING AND PARKING
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24'

1/4" PER FT

0.5'

1/4" PER FT

6" STONE

UNDER CURBING

TYPICAL TOWNHOME DRIVE WITH

PARKING CROSS SECTION

0.5'

1.5' 1.5'

PAVING NOTE:  ALL PAVING THICKNESS WILL BE DETERMINED BASED ON SOILS

DATA.  NO TESTING HAS BEEN COMPLETED AT THIS TIME, SO A MINIMUM PAVING

SECTION HAS BEEN PROVIDED AND WILL BE FURTHER EVALUATED WITH THE

AVAILABILITY OF SOILS DATA.

VARIES

24" REVERSE CURB & GUTTER

6"- ABC BASE

2"-S9.5B SURFACE

VARIES VARIES

SIDEWALK

VARIES - SEE PLAN

SLOPE

18'18'

1.80% SLOPE1.80% SLOPE

TRAVELWAY PARKING STALLPARKING STALL

PROPOSED FORCE MAIN; TO

EXTEND TO EXISTING MAIN

ALONG HWY 17

PROPOSED WATER MAIN,

TYP.

FIRE HYDRANT, TYP.
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26'

10' X 70' SIGHT

DISTANCE TRIANGLE

10' X 70' SIGHT

DISTANCE TRIANGLE
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OPEN SPACE NOTES

PERCENT OF COMMON OPEN SPACE: 10% MIN.
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ATTACHMENT 11:  
Steamer Properties LLC – Major Site Application 
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ATTACHMENT 12:  
Steamer Properties LLC – Major Site Plan  
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ATTACHMENT 13:  
Lanwillo Development Co. – Subdivision #1 February 

2nd, 2023 
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ATTACHMENT 14:  
Lanwillo Development Co. – Subdivision #2 February 

14th, 2023 
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ATTACHMENT 15:  
Hampstead Station Expansion – Application Package 

(version 1 of site plan) 
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ATTACHMENT 16:  
WMPO Memo 
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MEMORANDUM 

To: Pender County Technical Review Committee 

Date: 7/3/23 

Subject: Hampstead Station Expansion (MDP 2023-52 and SDP 2023-349) 

 

Comments: 
• Propose an appropriate collector road location that would allow for future collector road 

connections. 
• Provide traffic controls at intersections that comply with the MUTCD. 
• Show all crosswalks and curb ramps on the plans. Provide appropriate standard details. 
• Provide ADA parking with access aisles as necessary. Provide standard details that 

comply with the 2010 ADA Standards for Accessible Design. Note: It is recommended to 
have the access aisle on the passenger side of ADA parking stalls because the 
wheelchair lift is typically installed on the passenger side of ADA vehicles. 

• Provide sight triangles at driveway connection to Headwaters Dr that conform to 
AASHTO’s Geometric Design of Highways and Streets requirements. No vertical 
obstructions may fall within the sight triangles. Note: Posted speed limit of Headwaters Dr 
is 25mph. 

 
NCDOT Projects: N/A 
 
WMPO 2045 Projects: N/A 
 
Pender County CTP:  
Pender County Collector Street Plan requires site to include a location for a future collector street 
connection. Per Pender County Planning Staff, a collector road is planned to connect Dan 
Owens Dr to Center Dr.  
 
TIA: Development is currently under TIA review. All listed improvements on the TIA approval 
with conditions letter will be required of the development. 
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ATTACHMENT 17:  
TRC Sign-In Sheet – July 6th, 2023 Meeting 
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ATTACHMENT 18:  
Applicant Proposed - Collector on Steamer Property 

Version #1 
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ATTACHMENT 19:  
Applicant Proposed - Collector on Steamer Property 

Version #2 
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Pender County 
VAR 2024-18: Variance request seeking 
relief from Section 4.14, Zoning District 
Dimensional Requirements, of the UDO 

 
TO: Board of Adjustment 

FROM: Justin Brantley 

DATE: July 17, 2024 

SUBJECT: VAR 2024-18: Variance request seeking relief from Section 4.14, Zoning 
District Dimensional Requirements, of the UDO 

 
SUMMARY: 
McAdams Homes, LLC, applicant, on behalf of Silo Ridge SFR, LLC, owner, is 
requesting a Variance from the standards of the Pender County Unified Development 
Ordinance. Specifically, the request is for a 4.2 foot encroachment into the required 
front yard setback to accommodate the placement of a single-family home.  
  
The subject property is zoned PD, Planned Development, and is located at 264 N. 
Limehurst Ridge at the corner of N. Limehurst Ridge and W. Einkhorn Trail in the Silo 
Ridge community. The parcel may be further identified by Pender County PIN 3271-13-
7513-0000. 
 
ACTION REQUESTED: 
To hold a public hearing and consider the request. 
 
ATTACHMENTS: 
1. Staff Report 
2. Application 
3. Narrative 
4. Attachment 1 - Final plat recorded at MB 72 Page 49 
5. Attachment 2 - Approved building plans 
6. Attachment 3 - Original site plan 
7. Attachment 4 - Zoning permit 
8. Attachment 5 - Revised and approved site plan 
9. Attachment 6 - Lot 64 recombination plat 
10. Attachment 7 - Updated site plan 
11. Attachment 8 - Building permit 
12. Attachment 9 - Foundation survey 
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VAR 2024-18 Staff Report BOA 07.17.2024                                                             Page 1 of 9 
 

STAFF REPORT FOR VAR 2024-18 
VARIANCE APPLICATION 

 
 

The applicant is requesting a variance for relief from the Pender County Unified Development 
Ordinance (UDO) standards outlined in Section 4.14 “Zoning District Dimensional Requirements.” 
Specifically, the applicant is seeking a 4.2 foot variance from the required 15 foot front setback 
for the placement of a home in the PD, Planned Development, zoning district. If approved, the 
single-family residential structure will be set back 10.8 feet from the 40 foot private right of way. 
See attached Application and Narrative. 

 
 

 

APPLICATION SUMMARY 

Case Number  VAR 2024-18 

Hearing Date July 17, 2024, Board of Adjustment  

Applicant McAdams Homes, LLC 

Property Owner Silo Ridge SFR, LLC 

Parcel Identification Number 3271-13-7513-0000 

Acreage 0.15 Acres 

Township Topsail 

Zoning District PD, Planned Development  

Pender 2.0 Future Land Use Category Medium Density Residential  

VARIANCE PROPOSAL 

McAdams Homes, LLC, applicant, on behalf of Silo Ridge SFR, LLC, owner, is requesting a 
Variance from the standards of the Pender County Unified Development Ordinance. 
Specifically, the request is for a 4.2 foot encroachment into the required front yard setback to 
accommodate the placement of a single-family home. 

LOCATION 

The subject property is zoned PD, Planned Development and is located at 264 N. Limehurst 
Ridge at the corner of N. Limehurst Ridge and W. Einkhorn Trail in the Silo Ridge community. 
The parcel may be further identified by Pender County PIN 3271-13-7513-0000. 

VARIANCE DESCRIPTION 

Page 2 of 45
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Below: Vicinity Map of Subject Property 

 
 

On September 1st, 2020, the Pender County Planning Board approved a Master Development 
Plan (Case MDP 2020-51) for the Silo Ridge (formerly known as Blake West) development in the 
PD, Planned Development, zoning district. This development approval was granted for 141 
townhomes, 175 single family homes, and a private well to serve the development. The Pender 
County UDO does not prescribe setbacks for new projects in the PD zoning district. However, the 
UDO allows the applicant to propose setbacks and other dimensional standards to allow design 
flexibility. These proposed dimensional standards can be approved or approved with 
modifications by the Planning Board. At the time of the Master Development Plan approval the 
following dimensional standards were established for single family homes in the Silo Ridge 
development.  

 

 

BACKGROUND 

Page 3 of 45
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Table 1: Established Dimensional Standards 

 
Below: Zoning Map of Subject Property 

 
 

 

Approved Building Setbacks 

Front 15 feet 

Rear 20 feet 

Side 
Zero Lot Line 

(10 feet Maintenance Easement Between 
Structures) 

Corner 10 feet 

Any Peripheral Property Line 
Structures 

As per North Carolina State Building Code 
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On January 4th, 2022, the Planning Board approved a revision to the Silo Ridge Master 
Development Plan (Case MDP 2021-35). While the revision maintained the approved dimensional 
standards as well as the total number of residential units, it did allow duplex units as permitted 
housing types while removing the exact proportions of units. This gave the development the 
flexibility of utilizing different housing types while keeping the total unit count the same. 
 
On June 29th, 2022, the Silo Ridge development received preliminary plat approval (Case SUBMAJ 
2021-06). This approval further maintained the previously approved dimensional standards. 
 
On May 4th, 2023, the final plat was recorded in Map Book 72 Page 49 with the Register of Deeds 
for Phase Two of the Silo Ridge development. See Attachment 1 for the recorded plat. This 
recordation formally established the subject parcel. The subject parcel can be identified by the 
address of 264 N. Limehurst Ridge or by Pender County PIN 3271-13-7513-0000. 
 
On January 29, 2024, a building permit application (Case RBLD-03751-2024) was entered into the 
Pender County Permitting system and was submitted by Kelly Jurusik with McAdams Homes. This 
building permit application included a site plan as well as building plans with other associated 
documentation. See Attachment 2 for the submitted building plans that were subsequently 
approved on April 11th, 2024. Also, See Attachment 3 for the original submitted site plan. 
 
The building plans showed a house that did not match the house style shown on the site plan. 
Different County staff review each of these documents for different requirements. The site plan 
is reviewed for consistency with zoning regulations while the building plans are reviewed for 
consistency with the state building code. 
 
On February 13, 2024, Planning Staff provided comments to the applicant regarding the 
submitted site plan. This comment provided that the site plan reflected seven feet of separation 
from the proposed structure to the rear property line and that the requirement for the rear 
setback is 20 feet. See Attachment 3 for the original submitted site plan. 
 
On April 1st, 2024, a revised site plan was submitted and was subsequently approved on April 
2nd, 2024. The revised site plan reflected that the original structure as shown on the original site 
plan was moved forward towards N. Limehurst Ridge and also reflected the preliminarily 
approved recombination plat. The combination of moving the structure forward with this lot line 
modification allowed the proposed structure, as presented on the site plan, to comply with the 
setback requirements. 
 
On April 2nd, 2024, zoning approval was granted (Case ZONE-2024-07663). See Attachment 4 for 
the zoning permit and Attachment 5 for the revised and approved site plan. 
 
On April 5, 2024, a recombination plat was recorded in Map Book 74 Page 69 with the Register 
of Deeds. This recombination plat modified the shared lot line between Lot 40 and Lot 64 to 
accommodate the rear setback for the proposed home located on the subject parcel. See 
Attachment 6 for the recorded recombination. 
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On April 9, 2024, the revised site plan was updated to reflect the recorded recombination plat. 
See Attachment 7.  
 
On April 11th, 2024, building plans were approved. See Attachment 2 for the approved building 
plans.  
 
On April 19th, 2024, a building permit (RBLD-03751-2024) was issued. See Attachment 8 for the 
issued building permit. 
 
On May 20th, 2024, a required foundation survey was submitted. Shortly thereafter, it was 
brought to the attention of Planning staff that the structure encroached into the required 15 foot 
front yard by 4.2 feet. This survey also showed a different structure than the one that received 
zoning approval based on the approved site plan. See Attachment 9 as well as the image below. 
 

Below: Foundation Survey  
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Below: Aerial Map of Subject Property 

 
 

 

The applicant is requesting a variance for relief from the Pender County UDO standards outlined 
in Section 4.14 “Zoning District Dimensional Requirements.” As detailed previously, the Silo Ridge 
Master Development Plan approval established the dimensional standards. Specifically, the 
applicant is seeking a 4.2 foot variance from the required 15 foot front setback for the placement 
of a home in the PD, Planned Development, zoning district. If approved, the single-family 
residential structure will be setback 10.8 feet from the 40 foot private right of way. 

It is the conclusion of the administrator that the required setbacks were appropriately applied to 
the property in terms of the approved site plan and associated zoning permit. Section 4.6.5.B of 
the UDO provides guidance related to determining the application of setbacks on corner lots. 
Subsection 4.6.5.B.2 provides the following: “A front lot line is any lot line adjacent to a public or 
private right-of-way or ingress/egress easement. In the case of a corner lot, either side adjacent 

ZONING ADMINISTRATOR’S CONCLUSION 
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to a street maybe considered to be the front, provided the structure to be located on the lot is 
situated to meet the required front, side and rear yards for the zoning district in which the lot is 
located.” Furthermore, Subsection 4.6.5.B.3. provides that “A rear lot line is opposite the front 
lot line.” In terms of this request, it was established early in the process of the residential 
application review that the N. Limehurst boundary was considered the front yard, which requires 
a 15-foot setback, with the opposite side adjacent to Lot 64 being considered the rear yard (which 
requires a 20-foot setback). Additionally, this further established W. Einkhorn Trail as the corner 
side which requires a 10-foot setback. 

It is the conclusion of the administrator that the encroachment into the required front setback 
was the result of the applicant, McAdams Homes, submitting conflicting site plans and building 
plan documents. While the approved site plan complied with all setback standards, what has 
been built is not what is shown on the site plan. 

3.14 VARIANCE  

3.14.1 Applicability  
A. The Board of Adjustment may vary certain requirements of this Ordinance, in harmony 

with the general purpose of these regulations, where special conditions applicable to the 
property in question would make the strict enforcement of the regulations impractical or 
result in a hardship in making reasonable use of the property.  

B. The Board of Adjustment may waive certain requirements when authorized to do so by 
provisions adopted as a part of this Ordinance.  

C. No variance shall be permitted that would have the effect of allowing a use not permitted 
in the use table of Section 5.2.3.  

D. No variance shall be permitted that would allow a project to exceed the maximum density 
as to number of dwelling units to the acre in a Zoning District. This maximum density shall 
be inclusive of any density bonus allowance or additional units in a planned unit 
development.  

E. The need for the variance cannot be a result of the owner’s own actions and cannot be 
for strictly economic reasons.  

F. The Board of Adjustment may grant variances in the following special circumstances, as 
indicated in Section 3.14.7 of this Ordinance.  

3.14.6 Burden of Proof  
The applicant seeking the variance shall have the burden of presenting evidence sufficient to 
allow the Board of Adjustment to reach the conclusions set forth below (Findings), as well as the 
burden of persuasion on those issues.  

3.14.7 Findings  

PENDER COUNTY UDO VARIANCE EVALUATION 
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In granting any variance, the Board of Adjustment shall make the following findings:  
A. That special or unique circumstances or conditions or practical difficulties exist which 

apply to the land, buildings or uses involved which are not generally applicable to other 
land, buildings, structures, or uses in the same zoning districts;  
1) Unnecessary hardship would result from the strict application of the ordinance. It shall 

not be necessary to demonstrate that, in the absence of the variance, no reasonable 
use can be made of the property.  

2) The hardship results from conditions that are peculiar to the property, such as 
location, size, topography. Hardships resulting from personal circumstances, as well 
as hardships resulting from conditions that are common to the neighborhood or the 
general public, may not be the basis for granting a variance.  

3) The hardship did not result from actions taken by the applicant or the property owner. 
The act of purchasing property with knowledge that circumstances exist that may 
justify granting of a variance shall not be regarded as a self-created hardship.  

4) The requested variance is consistent with the spirit, purpose, and intent of the 
ordinance, such that public safety is secured and substantial justice is achieved.  

B. In making the findings above, the Board of Adjustment may give special weight to the 
number and percentage of nearby properties that share characteristics for which the 
variance is requested by the applicant. The Board of Adjustment may grant a variance to 
expand an existing structure, including the expansion of a nonconforming structure if the 
findings listed above can be made.  

 

1. It is the Board’s CONCLUSION that the hardship of which the applicant complains 
results/does not result from the strict application of the ordinance. It shall not be 
necessary to demonstrate that, in the absence of the variance, no reasonable use can 
be made of the property.  

a. This conclusion is based on the following FINDINGS OF FACT:  
2. It is the Board’s CONCLUSION that, the hardship results/does not result from 

conditions that are peculiar to the property, such as location, size, topography. 
Hardships resulting from personal circumstances, as well as hardships resulting from 
conditions that are common to the neighborhood or the general public, may not be 
the basis for granting a variance.  

a. This conclusion is based on the following FINDINGS OF FACT:  
3. It is the Board’s CONCLUSION that the hardship results/does not result from actions 

taken by the applicant or the property owner. The act of purchasing property with 
knowledge that circumstances exist that may justify granting of a variance shall not 
be regarded as a self-created hardship.  

a. This conclusion is based on the following FINDINGS OF FACT:  

BOARD OF ADJUSTMENT: FINDING OF FACTS 
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4. It is the Board’s CONCLUSION that, the requested variance is consistent/not 
consistent with the spirit, purpose, and intent of the ordinance, such that public safety 
is secured, and substantial justice is achieved.  

a. This conclusion is based on all of the FINDINGS OF FACT:  
 
 

 

 

Kipfer Keeler Breuer Snider Olsen 

     

 

BOARD OF ADJUSTMENT ACTION FOR VARIANCE 

MOTION SECONDED 

  

APPROVED DENIED UNANIMOUS 
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Attachment 1 – Final Plat  

Map Book 72 Page 49 
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W A L L S , T H E  A S S E M B L IE S  S H A L L  E X T E N D  F R O M  T H E  E N D W A L L  F O R  A  D IS T A N C E  O F  
A T  L E A S T  40 %  O F  T H E  B U IL D IN G  W ID T H  W H E N  U S IN G  W O O D  S T R U C T U R A L  P A N E LS  
A N D  F O R  A  D IS T A N C E  O F  A T  L E A S T  12 5 %  O F  T H E  B U IL D IN G  W ID T H  W H E N  U S IN G  
G Y P S U M  W A L L B O A R D  C E IL IN G S . S H E A T H IN G  A N D  F A S T E N E R S  S H A LL  B E  A S  
S P E C IF IE D  A S  IN D IC A T E D  A B O V E .

E N D W AL L  AS S E M B L IE S .
1 . R A K E  O V E R H A N G -T O -W A L L , W A L L - T O -W A L L, A N D  W A L L -T O -F O U N D A T IO N  

C O N N E C T IO N S  S H A L L  B E  IN  A C C O R D A N C E  W IT H  T H E  R E Q U IR E M E N T S  G IV E N  IN  T A B L E  
B E L O W . W A LL S  W H IC H  D O  N O T  S U P P O R T  T H E  R O O F  A S S E M B L Y  A N D  A R E  A T T A C H E D  
IN  A C C O R D A N C E  W IT H  T H E  A B O V E  N A IL IN G  S C H E D U L E  N E E D  N O  A D D IT IO N A L U P LIF T  
C O N N E C T IO N S . W H E R E  G A B L E  E N D  R A K E  T R U S S E S  A R E  U S E D , R A K E  T R U S S -T O -S T U D  
C O N N E C T IO N S  S H A L L  R E S IS T  T H E  U P LIF T  A N D  L A T E R A L  L O A D S  P R O V ID E D  B Y  T H E  
T R U S S  D E S IG N E R .

8      10     12     1 4     1 6     1 8     2 0
1 7 7
2 3 6
3 5 4

2
2
3

1 2" O .C .
1 6" O .C .
2 4" O .C .

S T U D  
S P A C IN G

W A L L  H E IG H T

U P L IF T

P LA T E -T O -P L A T E  #  
1 6d  C O M M O N  N A ILS  -
(E N D -N A IL E D )

2
2
3

2
2
3

2
3
4

2
3
4

2
3
5

3
3
5

W AL L  AS S E M B L Y  T O  W AL L  AS S E M B L Y  C O N N E C T IO N S .
1 . S T O R Y -T O -S T O R Y  C O N N E C T IO N S  F R O M  U P P E R  S T O R Y  W A L L  S T U D S  T O  

L O W E R  S T O R Y  W A L L  S T U D S  S H A LL  B E  IN  A C C O R D A N C E  W IT H  T H E  
R E Q U IR E M E N T S  O F  T H E  T A B L E  B E L O W . W H E N  U P P E R  S T O R Y  W A L L  S T U D S  
A R E  N O T  L O C A T E D  D IR E C T L Y  A B O V E  L O W E R  S T O R Y  W A L L S T U D S , T H E  
S T U D S  S H A L L B E  A T T A C H E D  T O  A  C O M M O N  M E M B E R  IN  T H E  F L O O R  
A S S E M B LY  W IT H  C O N N E C T IO N S  IN  A C C O R D A N C E  W IT H  T H E  F O L LO W IN G

2
2
3

1 2" O .C .
1 6" O .C .
2 4" O .C .

S T U D  
S P A C IN G

U P L IF T C O M M O N  N A IL S  -
(E N D -N A IL E D )

1 4 7
1 9 5
2 9 3

1 8 8
2 5 1
3 7 6

2 3 0
3 0 6
4 6 0

2 7 2
3 6 2
5 4 4

3 1 4
4 1 9
6 2 8

3 5 6
4 7 5
7 1 3

3 9 9
5 3 1
7 9 7

R A F T E R S  O R  T R U S S E S  S P A C E D  
O V E R  16 " O .C .
G A B L E  E N D -W A L L  R A K E  O R  R A K E  
T R U S S  W /O  G A B L E  O V E R H A N G
G A B L E  E N D -W A L L  R A K E  O R  R A K E  T R U S S  W / 
S T R U C T U R A L  G A B L E  E N D -W A L L  
R A K E  O R  R A K E  T R U S S  W / 
L O O K O U T  B L O C K S

8

8

8

8

4 " E D G E  /  4 " F IE L D

3 " E D G E  /  3 " F IE L D

4 " E D G E  /  4 " F IE L D

4 " E D G E  /  4 " F IE L D

S T R U C T U R AL  B R AC IN G . 
S T R U C T U R A L  B R A C IN G
S T R U C T U R A L  B R A C IN G  IN  1 3 0  M P H  W IN D  Z O N E .

S T R U C T U R A L B R A C IN G  IN  T H E  13 0  M P H  (58  M /S ) W IN D  Z O N E  S H A LL  C O M P L Y  
W IT H      S E C T IO N  R 6 02 .10 .3 .

S T R U C T U R A L  B R A C IN G  IN  1 4 0  A N D  1 5 0  M P H  W IN D  Z O N E S .
A LL  S T O R IE S  S H A LL  B E  C O N T IN U O U S L Y  S H E A T H E D  W IT H  W O O D  
S T R U C T U R A L P A N E L S . A LL  P A N E LS  S H A L L B E  F A S T E N E D  IN  A C C O R D A N C E  
W IT H  T A B L E  R 4 5 0 6 .2 .  

W H E R E  S H E A T H IN G  IS  U S E D  T O  R E S IS T  U P LIF T , S E E  S E C T IO N  R 4 5 08 .4  F O R  
B LO C K IN G  R E Q U IR E M E N T S . O T H E R W IS E , B L O C K IN G  S H A LL  B E  IN S T A L L E D  IF
L E S S  T H A N  50  P E R C E N T  O F  T H E  W A L L LE N G T H  IS  S H E A T H E D . IF  A  W A L L IS  
S H E A T H E D  LE S S  T H A N  2 5  P E R C E N T  O F  IT S  L E N G T H , T H E N  T H A T  W A L L S H A L L  
B E  D E S IG N E D  IN  A C C O R D A N C E  W IT H  A P P R O V E D  E N G IN E E R IN G  P R A C T IC E .

B L O C K IN G  R E Q 'D .  N O  B L O C K IN G  R E Q 'D . 

C E N T E R  O F  P A N E L        
V E R T IC A L  E D G E  O F  P A N E L
H O R IZ O N T A L E D G E  O F  P A N E L

6 "
6 "
3 "

1 2 "
6 "
3 "

AL L  C O N S T R U C T IO N  IN  
AC C O R D AN C E  W IT H  
C H AP T E R  4 5  2 0 1 8  N C IR C . 

-AS  P E R  T AB L E  3 0 1 .2  (4 ) / 3 0 1 .1 .2 .1 .2  (6 .2 2 .3 )

A LL  M A S O N R Y  S H A L L  B E  P R O T E C T E D  F R O M  F R E E Z IN G  F O R  N O T  L E S S
T H A N  4 8  H O U R S  A F T E R  IN S T A LL A T IO N  A N D  S H A L L N O T  B E
C O N S T R U C T E D  B E LO W  4 0  D E G R E E S  F  W IT H O U T  P R E C A U T IO N S
N E C E S S A R Y  T O  P R E V E N T  F R E E Z IN G .  N O  A N T IF R E E Z E  A D  M IX T U R E S
S H A LL  B E  A D D E D  T O  T H E  M O R T A R .

B R IC K  V E N E E R  S H A L L  B E  A T T A C H E D  T O  W O O D  F R A M E  W IT H  M IN IM U M
# 2 2 G A L V A N IZ E D  S H E E T  G A G E  C O R R O S IO N  C O R R U G A T E D  M E T A L  T IE S
M IN . 7 /8 " W ID E  A T  V E R T IC A L  IN T E R V A L S  M A X . 1 6 " A N D  H O R IZ O N T A L
IN T E R V A L S  M A X . 1 6 " .  P R O V ID E  W E E P  H O LE S  A T  2 '-0 " O .C . A T  F IR S T
C O U R S E  A B O V E  G R A D E  A N D  F IR S T  C O U R S E  A B O V E  S T E E L  L IN T E L S .

P R O V ID E  H O R IZ O N T A L  J O IN T  R E IN F O R C E M E N T  (D U R O W A LL ) IN  A L L
M A S O N R Y  W A L L S  A T  8 " O .C . U N L E S S  O T H E R W IS E  S P E C IF IE D .

T H E  T O P  C O U R S E  O F  A L L M A S O N R Y  B E A R IN G  W A L L S  S H A L L  B E
C O N S T R U C T E D  O F  S O L ID  M A S O N R Y  U N IT S  O R  G R O U T  F ILL E D  H O L L O W
U N IT S  O R  O T H E R W IS E  D E S IG N E D  T O  IN S U R E  A D E Q U A T E  D IS T R IB U T IO N
O F  L O A D .

A LL  M A S O N R Y  W O R K  S H A L L C O N F O R M  T O  T H E  A P P LIC A B L E
R E Q U IR E M E N T S  O F  B IA  A N D  N C M A .

U N L E S S  O T H E R W IS E  N O T E D , W IN D O W  S IZ E S  D E F IN E  IN T E N D E D  
A E S T H E T IC  S IZ E  A N D  T Y P E  B Y IN D IC A T IN G  S A S H  O P E N IN G  IN  F E E T  A N D  
IN C H E S .  C O N T R A C T O R  S H A L L  V E R IF Y  T H A T  W IN D O W S  T O  B E  IN S T A LL E D  
C O M P L Y  W IT H  L O C A L  C O D E S , S T A N D A R D S  F O R  E G R E S S , L IG H T , 
V E N T IL A T IO N  A N D  W IN D  / IM P A C T  LO A D S .  

A LL  D O O R S  A N D  W IN D O W S  T O  B E  IN S T A L L E D  A S  P E R  M A N U F A C T U R E R 'S  
IN S T R U C T IO N S  A N D  R E C O M M E N D A T IO N S

W A T E R -R E S IS T IV E  B A R R IE R . O N E  L A Y E R  O F  N O . 15  A S P H A L T  F E LT , F R E E  F R O M
H O L E S  A N D  B R E A K S , C O M P L Y IN G  W IT H  A S T M  D  2 2 6  F O R  T Y P E  1  F E L T  O R  O T H E R
A P P R O V E D  W A T E R -R E S IS T IV E  B A R R IE R  S H A L L B E  A P P L IE D  O V E R  S T U D S  O R
S H E A T H IN G  O F  A L L  E X T E R IO R  W A L LS  S U C H  F E L T  O R  M A T E R IA L  S H A L L  B E  A P P L IE D
H O R IZ O N T A L LY , W IT H  T H E  U P P E R  L A YE R  LA P P E D  O V E R  T H E  LO W E R  L A YE R  N O T
L E S S  T H A N  2  IN C H E S

W A T E R P R O O F  A L L  E X T E R IO R  F O U N D A T IO N  W A L LS  B E LO W  G R A D E
E N C L O S IN G  H A B IT A B L E  S P A C E S  A S  S P E C IF IE D  B Y  C O D E  A T  E X T E R IO R
F A C E  O F  W A L L.

D A M P R O O F  A L L  E X T E R IO R  F O U N D A T IO N  W A L L S  E N C L O S IN G
B A S E M E N T S  A N D  C R A W L  S P A C E S  W IT H  D A M P R O O F IN G  A S  S P E C IF IE D
B Y  C O D E  A T  E X T E R IO R  F A C E  O F  W A L L .

F L A S H IN G : A P P R O V E D  C O R R O S IO N -R E S IS T A N T  F L A S H IN G  S H A LL  B E  A P P L IE D
S H IN G L E -F A S H IO N  IN  S U C H  A  M A N N E R  T O  P R E V E N T  E N T R Y  O F  W A T E R  IN T O  T H E
W A L L  C A V IT Y O R  P E N E T R A T IO N  O F  W A T E R  T O  T H E  B U IL D IN G  S T R U C T U R A L
F R A M IN G  C O M P O N E N T S . IN S T A L L F L A S H IN G  IN  A C C O R D A N C E  W IT H  A S T M  E  21 1 2
S T A N D A R D  P R A C T IC E  F O R  IN S T A L LA T IO N  O F  E X T E R IO R  W IN D O W S , D O O R S  A N D
S K Y L IG H T S , O R  T H E  M A N U F A C T U R E R ’S  S U P P L IE D  W R IT T E N  IN S T R U C T IO N S .
A LU M IN U M  F L A S H IN G  M A Y  N O T  B E  U S E D  IN  C O N T A C T  W IT H  C E M E N T IT IO U S
M A T E R IA L , E X C E P T  A T  C O U N T E R  F LA S H IN G . T H E  F L A S H IN G  S H A L L  E X T E N D  T O  
T H E  S U R F A C E  O F  T H E  E X T E R IO R  W A L L  F IN IS H .  A P P R O V E D  C O R R O S IO N -
R E S IS T A N T  F A S H IO N  S H A L L  B E  IN S T A L L E D  A T  A L L  O F  T H E  F O LL O W IN G  
L O C A T IO N S : 

F IB E R  C E M E N T  S ID IN G   P A N E LS  S H A L L B E  IN S T A LL E D  W IT H  T H E  L O N G  
D IM E N S IO N  P A R A L L E L  T O  F R A M IN G .V E R T IC A L  J O IN T S  S H A LL  O C C U R  O V E R  
F R A M IN G  M E M B E R S  A N D  S H A L L B E  S E A L E D  W IT H  C A U LK IN G  O R  C O V E R E D  
W IT H  B A T T E N S . H O R IZ O N T A L  J O IN T S  S H A L L  B E  F L A S H E D  W IT H  Z -F L A S H IN G  
A N D  B L O C K E D  W IT H  S O L ID  W O O D  F R A M IN G .  H O R IZ O N T A L LA P  S ID IN G . L A P  
S ID IN G  S H A L L  B E  L A P P E D  A  M IN IM U M  O F  1 1 /4  IN C H E S  (3 2  M M ) A N D  S H A L L  
H A V E  T H E  E N D S  S E A L E D  W IT H  C A U L K IN G , C O V E R E D  W IT H  A N  H  S E C T IO N  
J O IN T  C O V E R , O R  L O C A T E D  O V E R  A  S T R IP  O F  F LA S H IN G . L A P  S ID IN G  
C O U R S E S  M A Y  B E  IN S T A L LE D  W IT H  T H E  F A S T E N E R  H E A D S  E X P O S E D  O R  
C O N C E A LE D , A C C O R D IN G  T O  A P P R O V E D  M A N U F A C T U R E R S ’ IN S T A L L A T IO N  
IN S T R U C T IO N S .

S T E E L3 . F    M IN .: 4 25
P S I

A LL  S T R U C T U R A L  S T E E L S P E C IF IE D  IN  T H E S E  D O C U M E N T S  S H A L L
C O N F O R M  T O  A S T M  A -3 6 .

A LL  B O L T S  IN  B O L T E D  S T E E L C O N N E C T IO N S  S H A L L C O N F O R M  T O  A S T M
A -32 5 .

A LL  R E Q U IR E D  S T E E L  A N C H O R S , S T R A P S , C A P S , J O IS T  H A N G E R S  S H A LL
B E  C O N S T R U C T E D  O F  C O D E  A P P R O V E D  G A LV A N IZ E D  S T E E L .

A LL  C O N N E C T IO N S  S H A LL  C O N F O R M  T O  A IS C  S T A N D A R D S .

F L IT C H  B E A M S :  U N L E S S  N O T E D  O T H E R W IS E , A L L  S T E E L  F L IT C H  B E A M S
S H A LL  B E  A S S E M B L E D  W IT H  2  R O W S  O F  1 /2 " B O L T S  A T  1 2 " O .C . T O P  A N D  
B O T T O M , S T A G G E R  R O W S  6 ".   T H E R E  S H A L L  B E  A  B O L T  T O P  A N D
B O T T O M  8 " F R O M  E A C H  E N D .

S T E E L  P IP E  S H A L L  C O N F O R M  T O  A S T M  A -5 3 .

A LL  W E L D S  S H A L L  C O M P L Y  W IT H  A W S  S T A N D A R D S .

F .

G .

C .

D .

E .

A .

B .

A LL  C E R A M IC  T IL E  S H A L L  B E  IN S T A L L E D  P E R  T IL E  C O U N C IL  O R  A M E R IC A
S P E C IF IC A T IO N S .

P LY W O O D  S U B F L O O R S  S H A L L B E  G L U E D  A N D  N A IL E D  T O  F LO O R  J O IS T S
W IT H  A P A  A P P R O V E  E LE A S T O M E R IC  S T R U C T U R A L  A D H E S IV E  A N D  S d
C O M M O N  N A IL S  S P A C E D  A T  6" O .C . A T  P A N E L  E D G E S  A N D  1 2" O .C .  A T
IN T E R M E D IA T E  S U P P O R T S .

A LL  W O O D  P O S T S  L A B E LE D  C O N T IN U O U S  (C O N T .)  S H A LL  B E  C O N T IN U O U S  
F R O M  U N D E R S ID E  O F  B E A M  T O  C O N C R E T E  O R  S T E E L  B E A R IN G

M A N U F A C T U R E D  F L O O R  T R U S S E S :  U N L E S S  O T H E R W IS E  N O T E D
M A N U F A C T U R E D  F L O O R  T R U S S E S  S H A L L B E  "T J I T R U S  J O IS T S "
M A N U F A C T U R E D  B Y  T R U S  J O IS T  C O R P O R A T IO N .  T J I  T R U S  J O IS T S  S H A LL  
B E  IN S T A L LE D  IN  A C C O R D A N C E  W IT H  M A N U F A C T U R E R S  S P E C IF IC A T IO N S  
A N D  D E T A ILS .

A LL  P L Y W O O D  R O O F , F LO O R  A N D  W A L L  S H E A T H IN G  S H A L L  B E  A P A  
A P P R O V E D  F O R  T H E IR  R E S P E C T IV E  U S E S  A N D  A P P LIC A T IO N S .

Q .

O .

P .

N .

A LL  M A N U F A C T U R E D  W O O D  T R U S S E S  A N D  T R U S S  H E A D E R S  
S H A L L  B E
D E S IG N E D  M Y  M A N U F A C T U R E R  A C C O R D IN G  T O  T P I A N D  O T H E R
R E Q U IR E M E N T S  S P E C IF IE D  B Y  LO C A L  B U IL D IN G  A U T H O R IT Y.
M A N U F A C T U R E R  S H A L L S U B M IT  T O  T H E  D E S IG N E R , S H O P  
D R A W IN G S
A N D  C A L C U L A T IO N S  S E A L E D  B Y  A  P R O F E S S IO N A L E N G IN E E R
R E G IS T E R E D  IN  T H E  G O V E R N IN G  J U R IS D IC T IO N .  E R E C T IO N  
S H A L L  B E
IN  A C C O R D A N C E  W IT H  T P I R E C O M M E N D A T IO N S .  F O R  T R U S S E S  
A N D
A LL  B R ID G IN G  A N D  / O R  LA T E R A L  B R A C IN G  R E Q U IR E D  F O R  
S T R U C T U R A L  IN T E G R IT Y  O F  R O O F  T R U S S  S Y S T E M  IS  T O  B E  
D E S IG N E D  B Y M A N U F A C T U R E R  A N D  IN S T A LL E D  P E R  
M A N U F A C T U R E R 'S  D R A W IN G S .

A LL  S T R U C T U R A L  W O O D  E X P O S E D  T O  O U T S ID E  U N P R O T E C T E D  O R
B E A R IN G  D IR E C T LY  O N  C O N C R E T E  S H A L L  B E  P R E T R E A T E D  W IT H
A P P R O V E D  M A T E R IA L S  T O  R E S IS T  D E C A Y  A N D  IN F E S T A T IO N  B Y
T E R M IT E S  A N D  M O IS T U R E .

A LL  W A L L S IL L   P LA T E S  S H A L L  B E  M IN . 2x 4  A N D  S H A L L  B E  A N C H O R E D
IN T O  F O U N D A T IO N  W A LL S  W IT H  A P P R O V E D  G A L V A N IZ E D  S T E E L
A N C H O R S  M IN . 8 " IN T O  P O U R E D  IN  P L A C E  C O N C R E T E  A N D  1 5" IN T O  
G R O U T E D  C M U .  M IN IM U M  2  A N C H O R S  P E R  S E C T IO N  O F  P L A T E . 
M A X IM U M  S P A C IN G  O F  A N C H O R S  6 '-0 ", A N D  A N C H O R S  P L A C E D  1 2" 
F R O M  E N D  O F  E A C H  P LA T E .

A LL  E X T E R IO R  W O O D  F R A M E W O R K  S U P P O R T E D  O N  A P P R O V E D
F O U N D A T IO N  W A LL S  S H A LL  B E  M IN IM U M  8" A B O V E  F IN IS H E D  G R A D E .

A LL  W O O D  F R A M E D  E X T E R IO R  C O R N E R S  S H A L L  B E  LA T E R A L LY  B R A C E D
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S U B S E Q U E N T
D R A IN A G E . 

A T  T H E  IN T E R S E C T IO N  O F  C H IM N E YS  O R  O T H E R  M A S O N R Y  
C O N S T R U C T IO N  W IT H  F R A M E  O R  S T U C C O  W A L LS , W IT H  P R O J E C T IN G  
L IP S  O N  B O T H  S ID E S  U N D E R  S T U C C O  C O P IN G S . 

U N D E R  A N D  A T  T H E  E N D S  O F  M A S O N R Y, W O O D
O R  M E T A L  C O P IN G S  A N D  S IL LS . 

C O N T IN U O U S L Y  A B O V E  A L L  P R O J E C T IN G  W O O D  T R IM . 

W H E R E  E X T E R IO R  P O R C H E S , D E C K S  O R  S T A IR S  A T T A C H  T O  A  W A L L  O R  
F L O O R  A S S E M B L Y O F  W O O D  F R A M E  C O N S T R U C T IO N . 

A T  W A L L A N D  R O O F  IN T E R S E C T IO N S . 

A T  B U ILT -IN  G U T T E R S . 

A R O U N D  A L L  R O O F  O P E N IN G S  A N D  P E N E T R A T IO N S .

1 .

2 .

3 .

4 .

5 .

6 .

7 .

8 .

-

-

---

-

---

W A LL  T Y P E  
K E Y

D E T A IL  
K E Y

S E C T IO N  
K E Y

1

1

D O O R  
T Y P E  K E Y

W IN D O W
T Y P E  K E Y

-

---
-

-

P LA N  D E T A IL
K E Y

E L E V A T IO N  
K E Y

1

R o o m
R O O M  T A G  
K E Y

1 P LA N  N O T E  
K E Y

D R A W IN G  
S Y M B O L  
K E Y

1 W IN D O W
H E A D E R  K E Y

A b re via tio n s  K e y
#  P O U N D  O R  N U M B E R
&  A N D
@  A T
A C T  A C O U S T IC  C E IL IN G  T IL E
A D  A R E A  D R A IN
A F F  A B O V E  F IN IS H E D  F L O O R
A LU M  A LU M IN U M
A N O D  A N O D IZ E D  
B S M T  B A S E M E N T
B Y N D  B E Y O N D
B O T  B O T T O M
C IP  C A S T  IN  P LA C E
C H N L C H A N N E L
C J  C O N T R O L  J O IN T
C L G  C E IL IN G
C L R  C L E A R
C M U  C O N C R E T E  M A S O N R Y  U N IT
C O L  C O L U M N
C O M P R  C O M P R E S S IB L E
C O N C  C O N C R E T E
C O N T  C O N T IN U O U S
C P T  C A R P E T
C T  C E R A M IC  T ILE
C T YD  C O U R T YA R D
D B L  D O U B LE
D E M O  D E M O L IS H
D IA  D IA M E T E R
D IM S  D IM E N S IO N S
D N  D O W N  
D R  D O O R
D W G  D R A W IN G
E A  E A C H
E L E LE V A T IO N
E LE C  E LE C T R IC A L
E LE V  E LE V A T O R /E L E V A T IO N
E P D M  E T H Y L E N E  P R O P Y LE N E  

 D IE N E  M -C L A S S  (R O O F IN G )
E Q  E Q U A L
E X IS T  E X IS T IN G
E X P  J T  E X P A N S IO N  J O IN T
E X T  E X T E R IO R
F D  F L O O R  D R A IN
F E C  F IR E  E X T IN G U IS H E R  

 C A B IN E T
F IX T  F IX T U R E
F L R  F L O O R
F M  F ILL E D  M E T A L
F O  F A C E  O F
F N D  F O U N D A T IO N
G A  G A U G E
G A L V  G A L V A N IZ E D
G W B  G Y P S U M  W A L L  B O A R D
H C  H O L LO W  C O R E
H I H IG H
H M  H O L LO W  M E T A L
H P  H IG H  P O IN T  
H R  H O U R
H V A C  H E A T IN G , V E N T IL A T IN G , 

A N D  A IR  C O N D IT IO N IN G

IR G W B  IM P A C T  R E S IS T A N T  
 G Y P S U M  W A L L B O A R D

IL O  IN  L IE U  O F
IN S U L  IN S U L A T E D
IN T  IN T E R IO R
L O  L O W
M A X   M A X IM U M
M O  M A S O N R Y  O P E N IN G
M E C H  M E C H A N IC A L
M E M B R  M E M B R A N E
M IN  M IN IM U M
M R G W B  M O IS T U R E -R E S IS T A N T

 G Y P S U M  W A L L  B O A R D
M T L M E T A L
N IC  N O T  IN  C O N T R A C T
N O  N U M B E R
N O M  N O M IN A L
O C  O N  C E N T E R
O H  O P P O S IT E  H A N D
O Z  O U N C E
P C C  P R E -C A S T  C O N C R E T E
P LU M B  P LU M B IN G
P LY D  P LY W O O D
P T  P R E S S U R E  T R E A T E D
P N T  P A IN T /P A IN T E D
P V C  P O L Y V IN Y L  C H L O R ID E  
R B R  R U B B E R
R C P  R E F L E C T E D  C E IL IN G

 P LA N
R D  R O O F  D R A IN
R E Q D  R E Q U IR E D
R M  R O O M
S IM  S IM IL IA R
S P E C  S P E C IF IE D  O R  

S P E C IF IC A T IO N
S P K  S P R IN K LE R
S S T L S T A IN L E S S  S T E E L
S T C  S O U N D  T R A N S M IS S IO N

 C O E F F IC IE N T
S T L  S T E E L
S T R U C T  S T R U C T U R A L
T & G  T O N G U E  A N D  G R O O V E
T E L E T E L E P H O N E
T L T  T O IL E T
T O  T O P  O F
T O C  T O P  O F  C O N C R E T E
T O S  T O P  O F  S T E E L
T P  T O IL E T  P A P E R  

 D IS P E N S E R
T /D  T E L E P H O N E /D A T A
T Y P  T Y P IC A L
U N O  U N L E S S  N O T E D  

 O T H E R W IS E
U /S  U N D E R S ID E
V IF  V E R IF Y  IN  F IE LD
V P  V IS IO N  P A N E L
W / W IT H
W D  W O O D
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First Floor
0' - 0"

T.O.W. 1
9' - 1 1/2"

S ID IN G , T Y P .

C O R N E R  B O A R D , 
T Y P .

S H IN G LE  R O O F

6 " C O R N IC E , T Y P .

Garage
-0' - 8"

M A S O N R Y W A T E R  
T A B L E  A N D  C A P , 
T Y P .

4 " F A S C IA , T YP .

B O A R D  A N D  B A T T E N  
S ID IN G , T Y P .

S H IN G LE  S ID IN G , T YP .

5"
 / 

12
"

8" / 1
2"

18' - 4" AFF

First Floor
0' - 0"

T.O.W. 1
9' - 1 1/2"

Garage
-0' - 8"

S ID IN G , T Y P .

C O R N E R  B O A R D , 
T Y P .

S H IN G LE  
R O O F  T Y P .

6 " C O R N IC E , 
T Y P .

M A S O N R Y  
W A T E R  T A B L E  
A N D  C A P , T Y P .

4 " F A S C IA , 
T Y P .

8"
 / 

12
"

5" / 12"5" / 12"

First Floor
0' - 0"

T.O.W. 1
9' - 1 1/2"

Garage
-0' - 8"

S ID IN G , T Y P .

C O R N E R  B O A R D , 
T Y P .

S H IN G LE  R O O F

6 " C O R N IC E , T Y P .

M A S O N R Y W A T E R  
T A B L E  A N D  C A P , 
T Y P .

4 " F A S C IA , T YP .
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T.O.W. 1
9' - 1 1/2"
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S ID IN G , T Y P .

C O R N E R  B O A R D , 
T Y P .

S H IN G L E  
R O O F  T Y P .

6 " C O R N IC E , 
T Y P .

M A S O N R Y  
W A T E R  T A B L E  
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T YP .
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 1/4" = 1'-0"3 Side A
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First Floor
0' - 0"

T.O.W. 1
9' - 1 1/2"

B.O. Footing
-1' - 8"

R -3 8  B A T T  IN S U LA T IO N  
(T Y P .)

R -1 5  B A T T  IN S U LA T IO N  
(T Y P .)

R O O F  T R U S S  (T Y P .)

2 x4  P L A T E  - (B O T T O M  P L A T E  
T R E A T E D )

S T R U C T U R A L  W A LL  
S H E A T H IN G

2 x4  W A L L  F R A M IN G  
1 6 " o /c
2 x4  B L O C K IN G  A T  
S H E A T H IN G  JO IN T S

R .1 5  B A T T  IN S U L A T IO N

V A P O R  R E T A R D E R

G Y P  B O A R D  
IN T E R IO R  F IN IS H

S LO P E  G R A D E  
A W A Y  F R O M  H O U S E  
6 " IN  1 0 ' M IN IM U M

4 " R E IN F O R C E D  C O N C . S L A B  
O N  G R A D E  W IT H  T U R N E D  
D O W N  C O N C R E T E  F O O T IN G  
(S E E  F O U N D A T IO N  P L A N  / 
D E T A IL S  F O R  S IZ E  A N D  
R E IN F O R C IN G )

R -3 8  B A T T  IN S U L A T IO N

2 x_  S O F F IT  F R A M IN G

2 " C O N T  S C R E E N E D  V E N T

F A S C IA  T R IM  (S E E  
E XT E R IO R  E L E V A T IO N S )

S O F F IT  B O A R D

R O O F  T R U S S  (S E E  R O O F  
F R A M IN G  P L A N )

H U R R IC A N E  C L IP  - (S E E  
R O O F  F R A M IN G  P LA N )

C O R N IC E  T R IM  (S E E  
E XT E R IO R  E LE V A T IO N S )

R O O F IN G   (S E E  E X T E R IO R  
E LE V A T IO N S )

R O O F  S H E A T H IN G

M E T A L  E A V E  S T R IP

V A P O R  R E T A R D E R

(2 )-2 x_  T O P  P L A T E  ( M A T C H  
W A LL  S T U D  S IZ E , S E E  
F L O O R  P L A N )

S ID IN G

S T R U C T U R A L  W A L L  
S H E A T H IN G , N A IL  P A T T E R N  
A S  P E R  N C  IR C  R 4 5 0 6 .2  A N D  
4 5 0 8.4

1' - 4"

1'
 - 

8"

3"

First Floor
0' - 0"

T.O.W. 1
9' - 1 1/2"

Porch
-0' - 4"

B.O. Footing
-1' - 8"

2 x_  S O F F IT  F R A M IN G

2 " C O N T  S C R E E N E D  V E N T

F A S C IA  T R IM  (S E E  
E XT E R IO R  E L E V A T IO N S )

S O F F IT  B O A R D

R O O F  T R U S S  (S E E  R O O F  
F R A M IN G  P L A N )

H U R R IC A N E  C L IP  -
(S E E  R O O F  
F R A M IN G  P L A N )

C O R N IC E  T R IM  (S E E  
E XT E R IO R  E LE V A T IO N S )

R O O F IN G   (S E E  E X T E R IO R  
E LE V A T IO N S )

R O O F  S H E A T H IN G

M E T A L  E A V E  S T R IP

V A P O R  R E T A R D E R

2 x8  L E D G E R

2 " S T O N E  V E N E E R  
IN S T A L L E D  A S  P E R  
M A N U F A C T U R E S  
IN S T R U C T IO N S , T Y P .

S H E A T H IN G , F L U S H  W IT H  
S LA B , E D G E  A N D  S IL L  
S E A L E R
N O N -C O R R O S IV E  
F L A S H IN G  W / W E E P  
H O L E S , M IN  3/1 6 " D IA . @  4 " 
O .C . (T Y P .)

N O N -C O R R O S IV E  
F L A S H IN G  W / W E E P  
H O L E S , M IN  3/1 6 " D IA . @  4 " 
O .C . (T Y P .)

2  1 /2" x  2  1 /2 " S T O N E  
V E N E E R  C A P , T YP .

N O N -C O R R O S IV E  
F L A S H IN G  A T  S T O N E  
C A P

P T  2x 4  F R A M IN G  
B LO C K IN G

P T  2 x4  C A P  T R IM

2 x3  B LO C K IN G

B E A M  (S E E  R O O F  
F R A M IN G  P L A N ), S H IM  
A S  N E C C E S A R Y

T R IM  P A N E L  
O V E R  
S H E A T H IN G , 
T Y P .

M O N O L IT H IC  S LA B  E D G E , 
(S E E  F O U N D A T IO N  P L A N  
F O R  R E IN F O R C IN G )

F L A S H IN G

S ID IN G  O V E R  V A P O R  
B A R R IE R

R O O F  T R U S S

First Floor
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 1/4" = 1'-0"1 Building Section Typical
 3/4" = 1'-0"4 Typical Wall Section

 3/4" = 1'-0"5 Typical Porch Section

 1/4" = 1'-0"3 Building Section at Garage
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2 x4  W A L L  F R A M IN G  
1 6 " o /c  W / R 1 5  B A T T  
IN S U L A T IO N .

S LO P E  G R A D E  
A W A Y  F R O M  H O U S E  
6 " IN  1 0 ' M IN IM U M

S ID IN G

S T R U C T U R A L  W A L L  
S H E A T H IN G , N A IL  
P A T T E R N  A S  P E R  N C  IR C  
R 4 5 06 .2  A N D  4 5 0 8 .4

M
IN

.
1'

 - 
0"

(2 ) # 5  B A R S  
L O N G IT U D IN A L  W  # 5 
B A R S  T R A N S V E R S  
@  24 " O .C .

1' - 4"

2 x4  P LA T E  - (B O T T O M  
P LA T E  T R E A T E D )

4 " R E IN F O R C E D  C O N C . 
S LA B  W / 6 x 6  W 1.4 x W 1.4  
W .W . M E S H  O N  6 M IL  P O L Y 
V .B . O V E R  4 " C O M P A C T E D  
G R A V E L  F IL L  (T Y P .)

1 /2 " G A L V . T H R E A D E D  R O D  
W  / 1 2"  H O O K  @  6 '-0" O .C . &  
M A X . 2 4" F R O M  E A C H  
C O R N E R . G A L V . 3 x3 x1 /4  
W A S H E R  A N D  N U T  

2 x4  P L A T E  - (B O T T O M  
P LA T E  T R E A T E D )

2 x4  W A L L F R A M IN G  1 6 " o /c  
W / R 1 5  B A T T  IN S U LA T IO N .

4 " R E IN F O R C E D  C O N C . 
S LA B  W / 6 x 6  W 1.4 x W 1.4  
W .W . M E S H  O N  6  M IL  P O L Y 
V .B . O V E R  4 " C O M P A C T E D  
G R A V E L  F IL L  (T Y P .)

2 " S T O N E  V E N E E R
S T R U C T U R A L  W A L L  
S H E A T H IN G , N A IL  P A T T E R N  
A S  P E R  N C  IR C  R 4 5 0 6 .2  
A N D  4 5 0 8 .4

1 /2 " G A L V . T H R E A D E D  R O D  W  
/ 1 2 " H O O K  @  6 '-0 " O .C . &  M A X . 
2 4 " F R O M  E A C H  C O R N E R . 
G A L V . 3 x3 x1 /4  W A S H E R  A N D  
N U T  

(2 ) # 5  B A R S  
L O N G IT U D IN A L  W  # 5  B A R S  
T R A N S V E R S  @  2 4 " O .C .

1' - 4"
1'

 - 
8"

S H E A T H IN G , F L U S H  W IT H  
S LA B , E D G E  A N D  S IL L  
S E A L E R
N O N -C O R R O S IV E  
F L A S H IN G  W / W E E P  
H O L E S , M IN  3/1 6 " D IA . @  4 " 
O .C . (T Y P .)

4 " P O R C H  S L A B  S L O P E  
S LA B   1 /4 " P E R  F O O T  
A W A Y  F R O M  D W E L L IN G

S IM P S O N  V G T

G IR D E R  T R U S S

1 /2 " G A L V . T H R E A D E D  R O D  
W  / 1 2 " H O O K  @  6 '-0" O .C . &  
M A X . 2 4" F R O M  E A C H  
C O R N E R . G A L V . 3 x3 x 1 /4  
W A S H E R  A N D  N U T  

2 x4  P LA T E  - (B O T T O M  
P LA T E  T R E A T E D )

2 x4  W A L L F R A M IN G  1 6 " o /c  
W / R 1 5  B A T T  IN S U LA T IO N .

4 " R E IN F O R C E D  C O N C . 
S LA B  W / 6 x 6 W 1 .4 xW 1.4  
W .W . M E S H  O N  6 M IL  P O L Y 
V .B . O V E R  4 " C O M P A C T E D  
G R A V E L  F IL L  (T Y P .)

S T R U C T U R A L  W A L L  
S H E A T H IN G , N A IL  P A T T E R N  
A S  P E R  N C  IR C  R 4 5 0 6 .2  
A N D  4 5 0 8 .4

1 /2 " G A L V . T H R E A D E D  R O D  
W  / 1 2"  H O O K  @  6 '-0" O .C . &  
M A X . 2 4" F R O M  E A C H  
C O R N E R . G A L V . 3 x3 x1 /4  
W A S H E R  A N D  N U T  

(2 ) # 5  B A R S  
L O N G IT U D IN A L  W  # 5  B A R S  
T R A N S V E R S  @  2 4 " O .C .

1' - 4"

1'
 - 

8"

4 " P O R C H  S L A B  S L O P E  
S LA B   1 /4 " P E R  F O O T  
A W A Y  F R O M  D W E L L IN G

S ID IN G

S LO P E  G R A D E  
A W A Y  F R O M  H O U S E  
6 " IN  1 0 ' M IN IM U M

4 " R E IN F O R C E D  C O N C . 
S LA B  W / 6 x6  W 1 .4 xW 1 .4  
W .W . M E S H  O N  6  M IL  
P O L Y V .B . O V E R  4 " 
C O M P A C T E D  G R A V E L  
F IL L  (T Y P .)

M
IN

.
1'

 - 
0"

# 5  B A R  L O N G IT U D IN A L

1' - 0"

1'
 - 

4"

S LO P E  G R A D E  
A W A Y  F R O M  H O U S E  
6 " IN  1 0 ' M IN IM U M

4 " R E IN F O R C E D  C O N C . 
S LA B  W / 6 x6  W 1 .4 xW 1 .4  
W .W . M E S H  O N  6  M IL  
P O L Y V .B . O V E R  4 " 
C O M P A C T E D  G R A V E L  
F IL L  (T Y P .)

M
IN

.
1'

 - 
0"

(2 ) # 5  B A R S  
L O N G IT U D IN A L  W  # 5  B A R S  
T R A N S V E R S  @  2 4 " O .C . 
2 '-0 " F R O M  C O L U M N  
C E N T E R L IN E  E A C H  S ID E

1' - 0"

4"  (VARIES)
P T  P O S T , 
(S E E  F O U N D A T IO N  P L A N )

S IM P S O N  P O S T  B A S E  
(S E E  F O U N D A T IO N  P LA N )

1'
 - 

4"

2 x4  P L A T E

2 x_  W A LL  F R A M IN G  16 " 
o /c  (S E E  F L O O R  P L A N )

G Y P  B O A R D  
IN T E R IO R  F IN IS H

4 " R E IN F O R C E D  C O N C . S L A B  O N  
G R A D E  w / 6 x6  W 1 .4 xW 1 .4  
W .W .M E S H  O N  6  M IL  P O L Y V .B . 
O V E R  4 " C O M P C T E D  B A S E  (T YP .)
T H IC K E N E D  S L A B  (S E E  
F O U N D A T IO N  P LA N )

1' - 6"

8"

R E IN F O R C IN G  IF  W A L L  R E S IS T S  
U P L IF T  @  R O O F  T R U S S  / R A F T E R : 
• (2 ) # 5  B A R S  L O N G IT U D IN A L  W  # 5 

B A R S  T R A N S V E R S  @  2 4 " O .C .
• 1 /2 " G A L V . T H R E A D E D  R O D  W  / 

8" H O O K  @  6 '-0 " O .C . &  M A X . 2 4"  
F R O M  E A C H  C O R N E R . G A L V . 
3x 3 x1 /4  W A S H E R  A N D  N U T  

2 x4  P LA T E  - (B O T T O M  
P LA T E  T R E A T E D )

2 x4  W A L L F R A M IN G  1 6 " o /c  
W / R 1 5  B A T T  IN S U LA T IO N .

4 " R E IN F O R C E D  C O N C . S LA B  
W / 6 x6  W 1 .4 xW 1 .4  W .W . M E S H  
O N  6  M IL  P O L Y  V .B . O V E R  4 " 
C O M P A C T E D  G R A V E L  F IL L  
(T YP .)

1 /2 " G A L V . T H R E A D E D  R O D  
W  / 1 2"  H O O K  @  6 '-0" O .C . &  
M A X . 2 4" F R O M  E A C H  
C O R N E R . G A L V . 3 x3 x1 /4  
W A S H E R  A N D  N U T  

1' - 4"

1'
 - 

0"

(2 ) # 5  B A R S  
L O N G IT U D IN A L  W  # 5  B A R S  
T R A N S V E R S  @  2 4 " O .C .

V
S0

(3) 2x4
POST

1 /2 " T H R E A D E D  R O D  
C O N T IN U O U S  F R O M  
F O U N D A T IO N  T O  
S IM P S O N  V G T  A T  T O P  
C H O R D  O F  G IR D E R  
T R U S S  A B O V E

2 x4  W A L L  F R A M IN G  
1 6 " o /c  W / R 1 5  B A T T  
IN S U L A T IO N .

S LO P E  G R A D E  
A W A Y  F R O M  H O U S E  
6 " IN  1 0 ' M IN IM U M

S ID IN G

S T R U C T U R A L  W A L L  
S H E A T H IN G , N A IL  
P A T T E R N  A S  P E R  N C  IR C  
R 4 5 06 .2  A N D  4 5 0 8 .4

M
IN

.
1'

 - 
0"

(2 ) # 5  B A R S  
L O N G IT U D IN A L  W  # 5 
B A R S  T R A N S V E R S  
@  24 " O .C .

1' - 4"

2 x4  P LA T E  - (B O T T O M  
P LA T E  T R E A T E D )

4 " R E IN F O R C E D  C O N C . 
S LA B  W / 6 x 6 W 1 .4 xW 1 .4  
W .W . M E S H  O N  6  M IL  P O L Y  
V .B . O V E R  4 " C O M P A C T E D  
G R A V E L  F IL L  (T Y P .)

1 /2 " G A L V . T H R E A D E D  R O D  
W  / 1 2"  H O O K  @  6 '-0" O .C . &  
M A X . 2 4" F R O M  E A C H  
C O R N E R . G A L V . 3 x3 x1 /4  
W A S H E R  A N D  N U T  

1'
 - 

8"

VA
R

IE
S

8"

S LO P E  G R A D E  
A W A Y  F R O M  H O U S E  
6 " IN  1 0 ' M IN IM U M

4 " R E IN F O R C E D  C O N C . 
S LA B  W / 6 x6  W 1 .4 xW 1 .4  
W .W . M E S H  O N  6  M IL  
P O L Y V .B . O V E R  4 " 
C O M P A C T E D  G R A V E L  
F IL L  (T Y P .)

M
IN

.
1'

 - 
0"

# 5  B A R  L O N G IT U D IN A L

1' - 0"

15' - 8" 1' - 4" 18' - 8"

1' - 2" 15' - 10" 17' - 4" 1' - 4"

5'
 - 

4"
1'

 - 
2"

4'
 - 

2"
1'

 - 
4"

25
' -

 3
"

13
' -

 1
"

1'
 - 

4"
10

' -
 2

"
1'

 - 
2"

63
' -

 0
"

1'
 - 

0"

8 
1/

2"

8 1/2" 4' - 3 3/4"

H
S0

F
S0

D
S0

A
S0

C
S0

A
S0

Sim A
S0

Sim

D
S0

Sim

32' - 8"

F
S0

Sim

F
S0

Sim

S IM P S O N  
C B 6 6

(3) 2x4
POST S0

P

B
S0

E
S0

1'
 - 

4"
40

' -
 2

"
1'

 - 
4"

18
' -

 6
"

1'
 - 

4"

62
' -

 8
"

1' - 2" 12' - 6" 1' - 4" 19' - 4" 1' - 4"

35' - 8"

4"

4"

1' - 4" 13' - 0 1/2" 1' - 4" 18' - 3 1/2" 1' - 4"

13' - 8" 22' - 0"

4"

1'
 - 

4"
18

' -
 6

"
1'

 - 
4"

L
S0

L
S0

Sim

0' - 0"

0' - 0"

-0' - 4"

S IM P S O N  
P B 4 4

32' - 8"

C O N D U IT  F O R  
IS L A N D  P O W E R

9'
 - 

2"

4 " C O N C . S LA B  O V E R  M IN .W / M IN . W W F  6 x 6 -
W 1 .4 x W 1.4  W IR E  M E S H  W IT H  M IN IM U M  L A P S  
O F  8 " O R  S Y N T H E T IC  / M E T A L  F IB E R S  
C O N F O R M IN G  T O  A C I 33 2 -1 4 , A S T M  C 11 1 6 /
C 1 1 16 M  F O R  F IB E R -R E IN F O R C E D  C O N C R E T E .  
O V E R  M IN . 6  M IL  V A P O R  B A R R IE R  . 

4 " C O N C . S LA B  O V E R  M IN .W / M IN . W W F  6 x 6 -
W 1 .4 x W 1.4  W IR E  M E S H  W IT H  M IN IM U M  L A P S  
O F  8 " O R  S Y N T H E T IC  / M E T A L  F IB E R S  
C O N F O R M IN G  T O  A C I 33 2 -1 4 , A S T M  C 11 1 6 /
C 1 1 16 M  F O R  F IB E R -R E IN F O R C E D  C O N C R E T E .  
O V E R  M IN . 6  M IL  V A P O R  B A R R IE R  . 

8 
1/

2"

S IM P S O N  
P B 4 4

F
S0

Sim
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M
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s

 3/4" = 1'-0"A Section at Bearing Wall

 3/4" = 1'-0"D Section at Main Slab to Garage

 3/4" = 1'-0"H Section t Garage Opening

 3/4" = 1'-0"C
Section at Slab to Porch W/ Stone Veneer
Skirt

 3/4" = 1'-0"F Section at Porch Edge

 3/4" = 1'-0"V Section at Girder Truss Uplift Connection

 3/4" = 1'-0"B Section at Slab to Porch

 3/4" = 1'-0"E Section at Porch Column Founation

 3/4" = 1'-0"G Section at Interior Bearing Wall

 1" = 1'-0"P POST AT GIRDER TRUSS

 3/4" = 1'-0"L Section at Garage Exterior Wall

 1/4" = 1'-0"1 Foundation Plan

 1/4" = 1'-0"7 Foundation Plan (partial) w/ Optional Den

C O M P AC T E D  F IL L  / B AS E  N O T E :

R 50 6 .2 .2  B as e .

A  4 -in ch ·th ick  (1 0 2  m m ) b a s e  c o u rse  c on s is tin g  o f c le a n  g ra de d  s a nd , g ra ve l, c ru sh e d  s to n e ,
c ru sh e d  co n c re te  o r c ru sh e d  b la s t -fu rn ac e  s la g  pa s s in g  a  2 -in c h  (51  m m ) s ie ve  sh a ll b e  p lac e d  on
th e  p rep a re d  s ub g ra d e  w he re  th e  s la b  is  be lo w  grad e .

E xc e p tio n : A  b a s e  c o u rse  is  n o t re q u ire d  w h e re  th e  co n c re te  s lab  is  in s ta lled  o n  w e ll -d ra ine d  o r
s an d -g ra ve l m ixtu re  s o ils  c la ss ifie d  a s  G ro up  I a cc o rd ing  to  the  U n ite d  S o il C la s s if ic a tio n  S ys te m
in  a c co rda n c e  w ith  T a b le  R 4 0 5 .1  .
R 50 6 .2 .3
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8" / 12" 8" / 12"

5"
 / 

12
"

5"
 / 

12
"

A L L  H U R IC A N E  T IE S  A T  B O T H  E N D S  O F  E A C H  
T R U S S  T O  B E  S IM P S O N  H 2 A  U N L E S S  IN D IC A T IE D  
O T H E R W IS E

H 1 4

H 1 0 A

H 1 0 A

H 1 0 A

H 1 0 A

H 1 0 A

H 1 0 A

H 1 0 A

H 1 0 A

H 1 0 A

H 1 0 A

V G T

H 1 0 A
S IM P S O N  H A N G E R  T A G

R
O

O
F 

TR
U

SS
 D

BO

R O O F  T R U S S  D B O

R O O F  T R U S S  D B O

H 1 0 A

S IM P S O N  S S P  W / 3 " 
1 0 d  N A IL S  F R O M  D B L . 
T O P  P L A T E  T O  @  
V E R T .  W E B  O F   
G IR D E R  T R U S S , T Y P .

3c 3c 4a

6a

3b
3b

3b

6b

3d

3b
3b

10b

10d 10e
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 1/4" = 1'-0"2
1st Floor Structural Walls / Headers
Optional Den

Structural Framing Schedule

Mark SIZE

JACK
STUDS

EACH END
OF

HEADER

FULL
HEIGHT
STUDS
EACH

SIDE OF
OPENING

NUMBER
OF

HORIZONT
AL SILLS

NUMBER
OF

CRIPPLE
STUDS

EACH END
OF

HORIZONT
AL SILL

 HEADER / BEAM
LENGTH NOTES

3b 2-2x8 2 1 1 1 3' - 6"
3c 2-2x6 1 1 1 1 3' - 6"
3d 2-2x6 1 1 3' - 6" DOOR
3i 2-2x8 2 1 0 0 3' - 0" DOOR
4a 2x8 2 2 1 1 4' - 0"
6a 2-2x8 2 3 0 0 6' - 6" DOOR
6b 2-2x8 2 3 2 2 6' - 6"

10a 3-2x10 10' - 3 1/2" PORCH BEAM
10b 2-2x10 12' - 7 1/2" PORCH BEAM
10c 2-2x10 4' - 9 3/4" PORCH BEAM
10d 2-2x10 10' - 6" PORCH BEAM
10e 2-2x10 4' - 7 1/2" PORCH BEAM
20 (2)1 3/4x11 7/8 LVL 2 2 20' - 0" PORTAL FRAMING NCIRC 2018

Structural Framing Schedule Optional Den

Mark SIZE
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STUDS

EACH END
OF

HEADER
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HEIGHT
STUDS
EACH

SIDE OF
OPENING

NUMBER
OF

HORIZONT
AL SILLS

NUMBER
OF

CRIPPLE
STUDS

EACH END
OF

HORIZONT
AL SILL

 HEADER / BEAM
LENGTH NOTES

6c 2-2x8 2 2 0 0 3' - 4" DOOR
6d 2-2x8 2 3 0 0 6' - 6" DOOR
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VAR 2024-18 

Attachment 3 – Original 
Submitted Site Plan 
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VAR 2024-18 

Attachment 4 – Zoning Permit 
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VAR 2024-18 

Attachment 5 – Revised and 
Approved Site Plan 
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VAR 2024-18 

Attachment 6 – 
Recombination Plat Map Book 

74 Page 69 
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VAR 2024-18 

Attachment 7 – Updated Site 
Plan 
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VAR 2024-18 

Attachment 8 – Building 
Permit 
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P.O. Box 1519
805 S. Walker Street
Burgaw, NC 28425

910-259-1201

Pender County Inspections & Permitting 
PERMIT NUMBER

RBLD-03751-2024
Issue Date: 04/19/2024

15650 US HWY 17
Hampstead, NC 28443

(910) 270-2505 

Permit Type: Residential Building

Parcel Number Street Address

Owner Information Applicant Information

3271-13-7513-0000 Topsail

Name: Silo Ridge, LLC
Address: 228  Main ST 

Venice CA 90291

() -Phone:

Email:

Name: Kelly Jurusik

Address: 6626  Gordon Road  

Wilmington NC 28411
Phone: (910) 798-3006103

Email: kelly@mcadamshomes.net

Township

264 N Limehurst Ridge 

LT 40 PB 72/49 PH 2 SILO RIDGE SUBDIVISION

Work Class:  

Project Description:

Residential Single Family

Zoning District / Flood ZoneProperty Description

Silo Ridge SFR - Lakeview - 3BR 2BA - Lot 40

PD    

Trade Contractor

Milam Plumbing, Inc.Contractor:

Email:

License #: L.23986Contact Type: Plumbing Contractor

mpi@milamplumbing.com

Milam Plumbing, Inc.Contractor:

Email:

License #: 23986Contact Type: Plumbing Contractor

mpi@milamplumbing.com

McAdams Homes LLCContractor:

Email:

License #: 69907Contact Type: General Contractor

grady@mcadamshomes.net

Odyssey Mechanical, LLCContractor:

Email:

License #: 23160Contact Type: Mechanical Contractor

andy.smith@odysseymechanical.com

Odyssey Mechanical, LLCContractor:

Email:

License #: L.08261Contact Type: Mechanical Contractor

andy.smith@odysseymechanical.com
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P.O. Box 1519
805 S. Walker Street
Burgaw, NC 28425

910-259-1201

Pender County Inspections & Permitting 
PERMIT NUMBER

RBLD-03751-2024
Issue Date: 04/19/2024

15650 US HWY 17
Hampstead, NC 28443

(910) 270-2505 

Odyssey Mechanical, LLCContractor:

Email:

License #: L.08261Contact Type: Mechanical Contractor

andy.smith@odysseymechanical.com

T & T Electric CompanyContractor:

Email:

License #: 15199Contact Type: Electrical Contractor

tandtelectric156@gmail.com
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P.O. Box 1519
805 S. Walker Street
Burgaw, NC 28425

910-259-1201

Pender County Inspections & Permitting 
PERMIT NUMBER

RBLD-03751-2024
Issue Date: 04/19/2024

15650 US HWY 17
Hampstead, NC 28443

(910) 270-2505 

Permit Conditions Required Completed

I, the undersigned, understand that the work done shall comply with the State Building Code and all other applicable State and local laws and local 
ordinances and regulations. I have also received a copy of this document and understand that it is my responsibility to inform this office of any change 
of contractor by completing and submitting a change of contractor form if necessary. I further understand that all inspection requests are to be made by 
me or my agent.

  Inspections must be requested through the portal prior to 3pm.

ANY PERMIT ISSUED EXPIRES SIX (6) MONTHS AFTER ISSUANCE IF NO INSPECTIONS HAVE BEEN MADE.  THIS PERMIT IS ISSUED IN 
COMPLIANCE WITH AND SUBJECT TO THE REQUIREMENTS OF GS 143-138-141, 143.2 & 143.3, GS 153A-350,352 & 355-374.
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VAR 2024-18 

Attachment 9 – Foundation 
Survey 
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