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Long Boat Estates HOA, Inc. Boat Ramp 

Special Use Permit 
 

Case Number: SUP 2024-45 

Application Type: Special Use Permit 

Applicant: Long Point Estates HOA, Inc. 

Owners: Long Point Estates HOA, Inc. 

Location: The subject properties are located along the Intracoastal Waterway on Hughes Road 
approximately 500 feet northeast of the intersection of Hughes Road and Washington Acres 
Road in the Topsail Township. 

Property ID #(s): 3291-07-5002-0000, 3291‐07‐4166‐0000 

Description: Long Point Estates HOA, Inc., applicant & owner, is requesting the approval of a 
revision to a previously issued Special Use Permit (Case SUP 2023-44). The previous Special Use 
Permit allowed the expansion of a community boating facility, which included the addition of 
new dock with five boat slips bringing the total number of boat slips on site to ten. The revision 
seeks to allow a limited number of Hammock Watch and Greystone residents to utilize the Long 
Point Estates community boat ramp. The use is proposed on approximately 1.97 acres within 
the RP, Residential Performance zoning district. 

Current Zoning: RP, Residential Performance 

Technical Review Committee Meeting 
N/A 

Board of County Commissioners Meeting 
7/15/2024 

Included: Application Materials, Application Package, Narrative, Site Plan  

http://www.pendercountync.gov/
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STAFF REPORT FOR SUP 2024-45 
SPECIAL USE PERMIT REVISION APPLICATION 

APPLICATION SUMMARY 

Case Number SUP 2024-45 (Revision to SUP 2023-44) 

Hearing Date 
July 15th, 2024 

Board of County Commissioners 

Applicant Long Point Estates HOA, Inc. 

Property Owners Long Point Estates HOA, Inc. 

Parcel Identification Numbers 
3291-07-5002-0000 

3291‐07‐4166‐0000 

Acreage 1.97 

Township Topsail 

Zoning District RP, Residential Performance 

Pender 2.0 Future Land Use Category Coastal Residential 

SPECIAL USE PERMIT PROPOSAL 

Long Point Estates HOA, Inc., applicant & owner, is requesting the approval of a revision to a 
previously issued Special Use Permit (Case SUP 2023-44). The previous Special Use Permit 
allowed the expansion of a community boating facility, which included the addition of new dock 
with five boat slips bringing the total number of boat slips on site to ten. The revision seeks to 
allow a limited number of Hammock Watch and Greystone residents to utilize the Long Point 
Estates community boat ramp. The use is proposed on approximately 1.97 acres within the RP, 
Residential Performance zoning district. 

LOCATION 

The subject properties are located along the Intracoastal Waterway on Hughes Road 

approximately 500 feet northeast of the intersection of Hughes Road and Washington Acres 

Road in the Topsail Township and may be further identified by Pender County PINs 3291-07-

5002-0000 and 3291‐07‐4166‐0000. 
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Below: Vicinity Map 

 
 

The applicant is seeking to revise a previously issued Special Use Permit (Case SUP 2023-44) to 
allow residents of the Hammock Watch and Greystone communities to utilize an existing 
community boating facility, specifically the boat ramp, in the Long Point Estates Community. 
Special Use Permit Case SUP-2023-44 was approved on December 4th, 2023 and allowed the 
addition of a new pier and dock that consisted of five boat slips. This brought the total number 
of boat slips on-site to ten. According to the applicant, this was to accommodate the five 
remaining homeowners within the Long Point Estates Community without access to the 
waterway.  

Currently ten boat slips are in place as well as a boat ramp. Currently the applicant is seeking to 
allow limited residents of the nearby Hammock Watch and Greystone communities to utilize the 
boat ramp on the property. See attached Application, Project Narrative, site plan, and 
illustrations of the communities in question in the Board’s Packet. Also, see the Board Order 
from the previous Special Use Permit Approval as Attachment 1. 

SPECIAL USE PERMIT PROPOSAL AND BACKGROUND 
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The initial five boat slips were established in 2009 prior to the adoption of the current Pender 
County Unified Development Ordinance (UDO). Under the current UDO, the additional 5 slips 
were approved. Under the previous Pender County Zoning Ordinance, a private pier consisting 
of 5 or fewer boat slips was allowed by right without special approval. Under today’s ordinance 
Community Boating Facilities are defined as follows: 

COMMUNITY BOATING FACILITY: A private, nonprofit boating facility with navigable water 
frontage which includes a dock, pier, and/or launching ramp which is intended to serve five (5) 
or more residential units. Must be owned/controlled by a Homeowners Association (HOA) or any 
type of development association or collective owners group where more than one family has 
privileges to use facility. Commercial activities of any kind, including commercial letting of slips 
to parties that are not residents of the association or development, shall be prohibited. 

In addition, Section 5.3.12, Miscellaneous Uses, of the UDO provides additional limitations for 
the proposed uses in Part C as follows: 

C. Community Boating Facility  

1) Must serve five (5) or more residential units and may include a dock, pier, ramp, or 
launching pad.  

2) No commercial activities of any kind shall be allowed within the confines of the facility.  

3) Approved Special Use Permits are required in all zoning districts unless the proposed 
facility is illustrated in conjunction with a development which requires a master 
development plan. Sufficient detail must be provided on the master plan to allow the 
Planning Board to make an informed decision on the facility’s impacts to the surrounding 
properties throughout the public hearing process. 

Under the current UDO, Community Boating Facilities are required to be included as part of an 
approved Master Development Plan or are obtained through the Special Use Permit process 
where allowed. The UDO provides that any type of development association or collective owners 
group can qualify to use a Community Boating Facility. A Memorandum of Understanding 
between Long Point Estates, Hammock Watch, and Greystone is provided as Attachment 2. Also, 
see Attachment 3 for rules of the usage of the boat ramp and proposed permit for users. 
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Below: Aerial Map 
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Below: Applicant’s Site Plan 

 
Figure 1: Previously Proposed Dock and Approved Piers now constructed. 
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Hours of Operation 
No specific hours of operation are proposed. 

Access 
The site is accessed using Hughes Road. As an addition to an already established private pier and 
boat ramp, there should be no need for additional access points. However, emergency vehicle 
access will be assessed to ensure adequate ingress/egress is available. 

Traffic 

A Traffic Impact Analysis (TIA) is not anticipated as the proposed use is estimated to generate 
less than 100 trips in the morning and evening peak hours and less than 1,000 trips per day. Any 
required road improvements would be constructed to NCDOT standards. Based on the trip 
generation of the 11th Edition ITE Trip Generation Manual, a TIA review is not required. 

No traffic counts are available in the vicinity of the subject properties. The boat slips will be 

limited to the use of residents within Long Point Estates with the boat ramp to be utilized by 

limited residents of the Hammock Watch and Greystone communities, therefore there will 

likely be no substantial increase in traffic. However, it is important to note that this facility is 

within walking or biking distances of nearby residences that utilize said facilities. 

Estimated Vehicular Trip Counts 

Land Use (ITE Code) Intensity Unit 
24 Hour 

Volumes 

Saturday 

Peak Hour 

Trips 

Sunday 

Peak 

Hour 

Trips 

Existing: ITE 420 Marina 5 Berths 12 1 2 

Proposed: ITE 420 Marina 10 Berths 24 2 3 

Total +12 +1 +1

Signage 
Signage is not being proposed currently. Any proposed signage shall be required to be in 
conformance with the standards outlined in Article 9 of the Unified Development Ordinance. 

Utilities 
According to the applicant, the property is located on an improved public road with sufficient 
access to the site. There is also sufficient infrastructure currently in place to accommodate the 
proposed low intensity use of the existing residential boating facility. 

Landscaping and Buffers 
No new facilities are proposed. Furthermore, additional vegetative screening would obscure 
water views of nearby residences.  
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1 According to the effective regulatory and preliminary Flood Insurance Rate Maps NC Flood 
Risk Information System (NC FRIS)  

2 According to the NC Division of Coastal Management (NC DCM) 
3 According to the National Wetlands Inventory (NWI) 
4 According to the North Carolina Department of Environmental Quality (NCDEQ) 

Basis for Granting SUP 
Approval and revocation procedures for Special Use Permits are in Sections 3.12.3 and 3.12.4 of 
the Pender County Unified Development Ordinance. See Attachment 4. 

Zoning and Existing Land Use in Area 
There is currently one picnic shelter/pavilion on site as well as a boat ramp and an existing dock 
with five boat slips. Much of the immediately surrounding area consists of single-family 
residential uses, as well as a boat ramp serving another community directly to the north.  

ENVIRONMENTAL CONCERNS 

Special Flood Hazard 

Areas
The subject property does contain Special Flood Hazard Areas1. 

Wetlands 

Portions of the subject property may contain wetlands2,3. No 

Jurisdictional Determination for the U.S. Army Corps of Engineers has 

been submitted by the applicant, which will be required prior to any 

administrative approvals. Any disturbance within these wetlands is 

subject to review and approval by the U.S. Army Corps of Engineers. 

Areas of 

Environmental 

Concern 

The subject property does contain Areas of Environmental Concern 

along the waterway (AEC)4. 

EVALUATION 

CHARACTERISTICS OF THE SURROUNDING AREA 

LAND USE ZONING 

North Residential, Boat Ramp RP, Residential Performance 

East Residential, Waterway RP, Residential Performance 

South Residential RP, Residential Performance 

West Residential, Vacant RP, Residential Performance 
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Unified Development Ordinance Compliance 
The subject property is zoned RP, Residential Performance zoning district and according to 
Section 5.2.3, Table of Permitted Uses, of the UDO, a Community Boating Facility is permitted in 
this zoning district via Special Use Permit. 

 Zoning Districts 

Use Type 
Ref 
NAICS 

RA RP RM MH PD GB OI IT GI EC 

Community 
Boating Facility 

SD SD SD SD SD 

Below: Zoning Map of the Area 



SUP 2024-45 Staff Report BOCC 7.15.2024 Page 9 of 11 

Pender 2.0 Comprehensive Land Use Plan Compliance 
The Pender 2.0 Comprehensive Land Use Plan designates the subject property as Coastal 
Residential. Supporting the County’s coastal character and natural habitat is a top priority for 
Pender County residents. To more appropriately preserve the County’s coastal character, the 
Coastal Residential future land use category is established. Coastal residential land uses are 
located east of the US 17 corridor and generally within a half-mile of estuarine waters such as 
coastal creeks and the Intracoastal Waterway. Appropriate uses include single-family residences, 
community recreation and open space uses, and water-based recreation uses (public and 
private). Unencumbered access to public trust coastal waters and maximum development 
setback from the shoreline is highly encouraged. Clustering of new communities is encouraged. 
To support adjacent coastal surface water quality, low impact development (LID) is encouraged. 
In general, lots should maximize pervious surfaces. Tree preservation and mitigation is required 
for stormwater purposes and as a means of preserving the coastal habitat. Development density 
within this category is three dwelling units an acre or less. Water and sewer service are typically 
available in these areas. 

Desired Uses: 
• Single-family dwellings – detached
• Recreation, parks, and open space

Inappropriate Uses: 
• Single-family dwellings – attached
• Multi-family residential uses
• Commercial, office, and institutional development
• Industrial development

Transportation Infrastructure: 
• Automobile: Collector (local, minor) and local roads
• Pedestrian: 5 foot sidewalks
• Cyclist: bicycle lanes and multi-use paths

Planning staff finds the proposed request to be consistent with the Future Land Use Map (FLUM) 
classification for the property as it is designated Coastal Residential. The proposed revision to the 
previously issued Special Use Permit falls under the desired use of recreation, parks, and open 
space. 
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Below: Future Land Use Map of the Area 

The request was found to be consistent with the following policies which support the request as 
the proposed use is considered an expanded amenity to an existing residential community.  

Policy 5.1.X: Coastal Residential Development: The County supports the protection of existing 
coastal single-family residential neighborhoods and property values by encouraging low-impact 
development principles, impervious coverage thresholds, public trust access, and preservation of 
tree canopy. 

Policy 5.1.HH: Recreational Development: The County encourages and supports expansion and 
preservation of public and private recreational lands. 

The proposed recreational use is consistent with the above policies and future land use designation as it 

is intended to increase water access for residents of the Long Point Estates, Hammock Watch and 

Greystone communities. 
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Conditions to Consider in Issuing a Special Use Permit for this Project. 
1. The project shall comply with all requirements of the Pender County Unified Developed 

Ordinance. 
2. The obligations imposed by this permit will be the responsibility of the property owner 

and shall continue in effect for the duration of this permit. 
3. The applicant shall meet all other local, state, and federal regulations. 
4. Any violations of the conditions of this permit, confirmed by the Zoning Administrator 

shall result in the pursuit of revocation actions pursuant to N.C.G.S. 160D-403(f), if not 

corrected within 30 days of receipt of the notice of violation. 

5. Unless a request for additional time is granted or approved otherwise as a condition of 
the permit, a Special Use Permit shall expire and become void if final Zoning Approval 
has not been issued for the project within 24 months after the Notice of Approval of the 
Special Use Permit has been served on the applicant.  
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SUP 2024-45 

Narrative 











SUP 2024-45 

Site Plan 









SUP 2024-45 

Communities Overview 



LONG POINT ESTATES



HAMMOCK WATCH



GRAYSTONE



SUP 2024-45 

Attachment 1 – SUP 2023-44 
Board Order 
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Attachment 2 – Memorandum 
of Understanding 









SUP 2024-45 

Attachment 3 – Boat Ramp 
Rules and Permit 







SUP 2024-45 

Attachment 4 - SUP Approval 
and Revocation Procedures 
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7) Existing and proposed streams, drainage ways, ponds, lagoons, wetlands, flood plains, 
berms, etc. 

8) Existing and proposed structures and on-site improvements; 
9) Existing and proposed fencing, vegetative screening and buffering; 
10) Existing and proposed signs, lighting, landscaping, walks, parking and drives; 
11) Detail any expected impact to the community, such as; traffic, noise, vibration, glare, 

odor, dust, etc. and the method being used to lessen these impacts. 
 
3.12.3 Procedures for Reviewing Applications 
A. The special uses, as specified in the various districts, may be established only after review 

and approval by the Board of Commissioners.  
B. The Board of County Commissioners, acting in a quasi-judicial manner and setting, shall 

hear evidence from the applicant and any interested members of the public.  
C. The Board of Commissioners shall hold a public hearing on the application for a Special 

Use Permit within sixty (60) days after the completed application is filed.   
D. The Administrator shall cause notice of the hearing to be published once a week for two 

successive calendar weeks.  The notice shall be published for the first time not less than 
ten (10) nor more than twenty-five (25) days before the date fixed for the hearing.   

E. All Special Use Permit applications must be presented to the Administrator for a 
determination of completeness.   

F. An appeal from a completeness determination may be made to the Board of Adjustment 
within twenty (20) days of the determination.   

G. The Board of Commissioners shall approve, modify, or deny the application for a Special 
Use Permit.  In approving a Special Use Permit, the Board of Commissioners, with due 
regard to the nature and state of all adjacent structures and uses in the district within 
same is located, shall make written findings that the following are fulfilled:   

1) The use requested is listed among the special uses in the district for which application is 
made, or is similar in character to those listed in that district; 

2) The requested use will not impair the integrity or character of the surrounding or 
adjoining districts, nor adversely affect the safety, health, morals, or welfare of the 
community or of the immediate neighbors of the property;  

3) The proposed use shall not constitute a nuisance or hazard;  
4) The requested use will be in conformity with the Pender County Land Use Plan and 

other official plans or policies adopted by the Board of County Commissioners; 
5) Adequate utilities, access roads, drainage, sanitation or other necessary facilities have 

been or are being provided;  
6) That adequate measures have been or will be taken to provide ingress and egress so 

designed as to minimize the traffic congestion in the public roads;  
7) That the special use shall, in all other respects, conform to the applicable regulations of 

the district in which it is located; and 
8) The proposed use shall not adversely affect surrounding uses and shall be placed on a 

lot of sufficient size to satisfy the space requirements of said use.     
 
3.12.4 General Provisions Concerning Special Use Permits 
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A. Compliance With Other Codes - Granting of a Special Use Permit does not exempt the 
applicant from complying with all of the requirements of building codes and other 
Ordinances. 

B. Revocation - In any case where the Special Use Permit or the conditions of a Special Use 
Permit have not been or are not being complied with, the Administrator may initiate a 
notice of violation for the provisions of this Ordinance and the conditions of the Special 
Use Permit not in compliance or the Administrator, may initiate notice of a public hearing 
to consider revocation of the permit by the Board of Commissioners or both actions may 
be initiated.  Procedures for notice of such hearing shall be the same as procedures for 
consideration of an initial application for a Special Use Permit and the permittee shall be 
notified. After a public hearing has been held, the Board of Commissioners may revoke 
the Special Use Permit upon finding any of the following: 

1) That the approval was obtained by fraud. 
2) That the use for which such approval was granted is not being executed. 
3) That the use for which such approval was granted has ceased to exist or has been 

suspended for one year. 
4) That the permit granted is being, or recently has been exercised contrary to the terms or 

conditions of such approval.  
5) That the permit granted is in violation of an Ordinance or Statute. 
6) That the use for which the approval was granted was so exercised as to be detrimental 

to the public health or safety, or so as to constitute a nuisance.  
C. Expiration - Unless a request for additional time is granted or approved otherwise as a 

condition of the permit, a Special Use Permit shall expire and become void if final Zoning 
Approval has not been issued for the project within 24 months after the Notice of 
Approval of the Special Use Permit has been served on the applicant.  The Administrator 
may provide one extension of the expiration date by no more than 6 months, for complex 
projects requiring major state or federal permits, upon receipt of a written request for 
such extension by the applicant detailing the reasons for delay in completion of the 
requirements for the Zoning Approval. 

D. Duration of Special Use - Any conditions imposed on a special use authorized and 
exercised shall be perpetually binding upon the property unless expressly limited by the 
Special Use Permit or subsequently changed or amended by the Board of Commissioners 
after application to the Board of Commissioners and a public hearing.   

E. Conditions and Guarantees - Prior to the granting of any special use, the Board of 
Commissioners may stipulate such conditions and restrictions upon the establishment, 
location, or construction, maintenance, and operation of the special use as it deems 
necessary for the protection of the public and to secure compliance with the standards 
and requirements specified in this Ordinance.  In all cases in which special uses are 
granted, the Board of Commissioners shall require such evidence and guarantees as it 
may deem necessary to assure that conditions stipulated in connection therewith are 
being and will be complied with.   

1) Such conditions may include a time limitation. 
2) Conditions may be imposed which require that one or more things be done before the 

use requested can be initiated.  For example, "that a solid board fence be erected 
around the site to a height of six (6) feet before the use requested is initiated". 




