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Application Information 

Cove Landing Master Development Plan  
 

Case Number: MDP-2024-75 

Application Type: Master Development Plan  

Applicant: McAdams Homes, LLC 

Owners: McAdams Homes, LLC 

Location: The subject properties are located northwest of County Club Drive approximately 

850 feet southwest of Transfer Staton Road in the Topsail Township. 

Property ID #(s): 4203-35-3108-0000 and 4203-25-5746-0000 

Description: McAdams Homes, LLC, applicant and owner, is requesting approval of a Master 

Development Plan for a residential development consisting of 79 single family homes across 30 

acres. 

Current Zoning: PD, Planned Development 

Technical Review Committee Meeting: 10/3/2024 

 

Planning Board Meeting: 11/6/2024 

 

Application Materials 

Application & Narrative 

Site Plan 
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September 6, 2024 

 

Pender County 

Planning and Community Development 

805 S. Walker Street 

Burgaw, NC 28425 

 

Re: Cove Landing 

 Project Narrative 

 

McAdams Homes, LLC (“McAdams”) is requesting a Master Development Plan 

approval for parcels 4203-25-5746-0000 and 4203-35-3108-0000 totaling 29.63 acres. 

McAdams proposes a residential development consisting of 79 single family detached 

units at a net density of 4.50 units/acre. The land is currently zoned PD and will remain 

so under this request. The subject property is classified as Low Density Residential 

(“LDR”) in the Pender 2.0 Comprehensive Land Use Plan. However, the Future Land 

Use Map is not intended to be parcel-specific and therefore, the adjacency of the 

Regional Mixed-Use category illustrates an opportunity for a transition of density within 

this area. In addition, Section 4.8.1.C.2) of the Pender County Unified Development 

Ordinance (“UDO”) provides for an increase in density which may be allowed with 

superior design or the provision of additional amenities such as public and/or private 

open space. The property is located in close proximity (shared property corner) to an area 

designated as Regional Mixed Use. The neighboring properties, while designated LDR 

are currently permitted for over two units per acre; Southwater Village is permitted at 

4.71 units/acre, Carolina Creek is at 4.5 units/acre, and Village at Old Pointe is 4.78 

units/acre. as regional mixed-use.  

 

This project seeks the permitted increase in density through both superior design and 

additional amenities. The proposed design provides interconnectivity by connecting 

Coburn Drive by providing connections to Carolina Creek to the southwest and 

Southwater Village to the northwest, extending Arden Drive into the development and 

stubbing the road to an adjacent parcel for possible future connection.  The proposed 

development includes pedestrian infrastructure by providing five (5) foot sidewalks on 

one side of all streets within the development with active open space areas easily 

accessible from the proposed rights of way.  The developer also will amenitize the ponds 

by placing pervious walking paths around the ponds.  The project also proposes 11.02 

Ac. of Open Space which is substantially more than the UDO requirement of 2.37 Ac. 

 

This proposed Master Development Plan will provide an area of transition between the 

higher density land use designations to the north on highway 17 to the lower density land 

use designations to the south closer to the coastal resources. In addition, water and sewer 

services are available to the property subject to this proposed Master Development Plan. 

The site will be served by Pluris of Hampstead, LLC for sewer and Pender County 

Utilities for public water which further supports the request for increased density as 

permitted under the UDO.   
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The primary stormwater measures for this site will be a closed conduit system that will 

direct the runoff to wet detention basins located around the wetlands that will be designed 

to control the peak runoff from the 10 & 25-year storm events and will be analyzed for 

the 100-year storm event which exceeds the minimum requirements under Section 7.9 of 

the UDO.   This project will require approvals from DEQ-Public Water Supply Section 

for the water line extension, NCDEQ-DWR for the sewer main extension & NCDEQ-

Division of Energy, Mineral and Land Resources for Stormwater & Erosion & Sediment 

Control. The traffic impacts to adjacent properties will be minimal based on the project 

generating approximately 784 total daily trips with 58 in the AM peak hour and 78 in the 

PM peak hour based on the ITE Trip Generation Manual 11th edition using ITE Code 210 

for single family homes. 

 

This project proposes an A Buffer along all boundaries adjacent to a street and a C Buffer 

along all other boundaries, which is more intensive than is required by the UDO. This 

project proposes +/-3,500 LF of pervious walking paths around all stormwater detention 

basins with access to the street rights of way at a Recreational Unit Cost of $4.00/LF 

equates to +/-$14,000.   

 

Please contact me immediately at (910) 442-7870 or gpape@gsp-consulting.com if you 

have any questions or require additional information. 

 

Sincerely, 
GSP CONSULTING, PLLC. 

 
Garry S. Pape, P.E. 
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