AGENDA
Town of Southern Pines Planning Board Regular Meeting
Douglass Community Center
March 24, 2022 at 6:00 PM
I.

Call to Order

II.

Approval of Minutes

III.

Proceedings:
1. PD-04-22: Planned Development District - Conceptual Development Plan for 42.2+/- acres on
the north side of Camp Easter Road between Pine Barrens Vista and McDeeds Creek Road;
Petitioner: Very Reverend John J. Forbes, VF represented by Pete Bogle, AIA
2. OA-01-22: Text Amendments to the Unified Development Ordinance; Petitioner: Town of
Southern Pines Administration Department

IV.

Unfinished Business

V.

New Business

VI.

Adjournment

MINUTES
Town of Southern Pines Planning Board Regular Meeting
February 17, 2022 at 6:00 PM
The regular meeting of the Town of Southern Pines Planning Board was held on Thursday,
February 17, 2022, at 6:00 PM at the Douglass Community Center, 1185 W. Pennsylvania Avenue,
Southern Pines, North Carolina.
Present: Chair Gary Carroll, Vice Chair Diane Westbrook, Benjamin Greene, Lemuel Dowdy, Andy
Bleggi, Kim Wade and Cooper Carter.
Town staff present: B.J. Grieve, Planning Director, Jennifer Hunt, Planner I, and Cindy Williams,
Secretary to the Board
CALL TO ORDER
Chair Carroll called the meeting to order at 6:00 PM.
APPROVAL OF MINUTES
Diane Westbrook made a motion, which was seconded by Andy Bleggi, to approve the Minutes
of the January 20, 2022 regular meeting. The motion carried by a vote of 6-0 with Cooper Carter
abstaining due to his absence from the January meeting.
PUBLIC HEARING: PD-01-22 Planned Development District – Conceptual Development Plan
Mr. Bob Koontz of Koontz Jones Design, on behalf of Rhetson Companies, Inc., has submitted
a Planned Development District – Conceptual Development Plan application to allow a
commercial development containing any of the land uses that are allowed in the Town’s GB
(General Business) and OS (Office Service) zoning districts. The subject parcels are currently
zoned PD (Planned Development) and are identified as PIN: 857300963887 (PARID: 00033603)
and PIN: 857300974411 (PARID: 00033604). The property owner is Southern Pines Ace Land
Company, LLC.
Chair Carroll asked if there were any conflicts of interest among the members of the Board and
there were none.
Kim Wade made a motion, which was seconded by Lemuel Dowdy, to open the public forum.
The motion carried by a vote of 7-0.
Mr. Grieve provided an overview of the application and stated that Planning staff has asked the
applicant to consider as requirements of the CDP that the buildings be oriented so that parking
February 2022 Minutes

Planning Board Regular Meeting

Page 1 of 5

is interior to the development and also that all street-facing facades have the same architecture
as the front of the buildings. The applicant has committed to installing a greenway trail that will
connect to Sandhills Community College.
Mr. Bob Koontz stated that the proposed plan will connect Capital Drive all the way to Airport
Road and they are working with Sandhills Community College to determine the best location for
connecting to the existing greenway trail. The college has requested a 50 ft. buffer along the
property boundary and that has been provided on the site plan. Retail, commercial, restaurant
and office land uses are proposed. PD zoning requires 20% open space with 10% of that being
usable. The property is located in a High Quality Watershed so they will be requesting the high
density allocation. They are requesting a reduction in the amount of plantings within the buffer
to ensure safety and visibility on the greenway trail and also the ability to create seating areas
and patios within the setback. The parcels on the front will be required to have the same
architectural character on all four sides of the building. Parking will be oriented behind the
building and toward Capital Drive as opposed to facing Airport Road.
The existing Ace Hardware building and Tyler’s Ridge develop comply with FAA guidelines and
they also have a recorded navigation and noise easement and it is the intent of Mr. Saunders and
the developers to work with the airport to provide a similar easement.
Andy Bleggi asked if there will be a rear buffer and Mr. Koontz responded that there will be at
least 50 ft. of greenspace in the rear.
Mr. Bleggi inquired about the plans for the existing building and Mr. Koontz responded that he
thought the current intent is to repurpose the existing building for another type of facility.
Mr. Bleggi inquired asked if the college had provided a letter in support of the development and
Mr. Koontz responded no. Mr. Bleggi recommended that the applicant request a letter of support
from the college prior to the Town Council hearing.
Mr. Bleggi asked if there will be deceleration lanes on the Airport Road side of the development
and Mr. Koontz responded yes.
Pedestrian safety and sidewalk access throughout the development was discussed.
Mr. Koontz stated that they have agreed to place the building near the road and have the parking
in the back.
Cooper Carter stated that multi-family residential was mentioned in the justification and Mr.
Koontz responded that was a typographical error and there would not be any multi-family within
the development.
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Ron Layne from the college stated that their only concern at this point is that the greenway trail
is configured so that it runs along the back of the horticultural gardens to tie into Reservoir Park.
The college is prepared to submit a letter of support for the project as presented.
Mr. Carter inquired about the building height restriction in the CDP and Mr. Tony Bornhorst with
Rhetson Companies responded that the new building will not be much taller that the existing
building.
Mr. Scotty Malta, Manager of the Moore County Regional Airport, stated that he has no specific
objections to the project as proposed but he does have some concerns. The airport has a
navigation easement with Tyler’s Ridge and specifically the current Ace Hardware store. The
applicant will be required to submit an FAA form 7460 to determine if the project is compatible
with the runway in that area. A significant portion of the project will literally be under the
departure and approach path of the airport. Building height will have to be carefully planned and
no violate any approach pattern height regulations. Illumination that could possibly blind pilots
approaching or departing the airport would be significant. Marketing devices such as balloons,
flashing lights, lasers, etc. would be very distracting and possibly dangerous for pilots. There
should be a navigation easement that covers all of these issues and imposes some conditions.
The area where business could potentially be located is directly under the approach and
departure path.
Mr. Bleggi recommended that a letter of agreement between the Airport and the applicant be
prepared prior to the Town Council meeting.
Lemuel Dowdy asked Mr. Malta if he had any design recommendations.
Mr. Malta responded that he would situate the parking closer to the road instead of the buildings.
Mr. Carter asked if there is a clear FAA standard for building height based on proximity to a
runway.
Mr. Malta responded that approach and departure zones have specific height limitations. The
FAA will conduct an evaluation of what the applicant has proposed for that specific area to make
sure it is compatible.
Dr. Greene stated that if the two outparcels are going to have the parking close to Airport Road
and the buildings behind those are still in line with the runway.
Mr. Grieve stated that both the parking and the buildings will be under the approach.
Benjamin Greene made a motion, which was seconded by Lemuel Dowdy, to close the public
forum. The motion carried by a vote of 7-0.
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Discussion ensued among the members of the Board.
Cooper Carter made a motion, which was seconded by Diane Westbrook, that after reviewing
the proposed Conceptual Development Plan and considering the criteria for approval of a
Planned Development District found in UDO §2.18.4(H), the requested Conceptual Development
Plan is consistent with the Comprehensive Long Range Plan for the reasons set forth in
Attachment “A” to staff report PD-01-22 as revised by the Planning Board and therefore to
recommend approval of PD-01-22 to the Town Council. The motion carried by a vote of 7-0.

PUBLIC HEARING: Z-01-22 Initial Zoning of 4.10 Acres on NC Hwy 22 Following Annexation
Mr. Benjamin Stout, on behalf of Benjamin Stout Real Estate Services, Inc., has submitted a
request to establish the zoning of five (5) existing parcels totaling 4.10 acres as RS-2
(Residential Single-Family) following annexation of the subject parcels into the Town of
Southern Pines. The subject parcels are located on the northeast side of NC Hwy 22 between
Sullivan Drive and Belhaven Drive and were located within the Village of Whispering Pines’
Extra Territorial Jurisdiction and zoned RS (Residential Single-Family) prior to approval of a
petition for voluntary annexation by the Town of Southern Pines Town Council on February 8,
2022. The subject parcels are identified as PIN 857400849276 (PARID 00041291); PIN
857400940142 (PARID 00041293); PIN 857404931919 (PARID 00041294); PIN 857404932803
(PARID 00041296); and PIN 857404932694 (PARID 00041297). The property owner is listed as
Benjamin Stout Real Estate Services, Inc.
Chair Carroll asked if there were any conflicts of interest among the members of the Board and
there were none.
Andy Bleggi made a motion, which was seconded by Diane Westbrook, to open the public
hearing. The motion carried by a vote of 7-0.
Jennifer Hunt provided an overview of the application to establish the initial zoning of the existing
parcels as Residential Single-Family.
Mr. Stout stated that development will be limited to one single-family residence per lot.
Chair Carroll asked Mr. Stout if the reason for the annexation was to have access to Town water
and Mr. Stout confirmed.
Ms. Hunt stated that the water line runs along NC Hwy 22 in front of the subject parcels.
Cooper Carter made a motion, which was seconded by Andy Bleggi, to close the public hearing.
The motion carried by a vote of 7-0.
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Lemuel Dowdy made a motion, which was seconded by Andy Bleggi, that after reviewing the
proposed amendments to the Town of Southern Pines Zoning Map and after considering the
criteria for approval of Zoning Map Amendments found in UDO §2.17.9, the proposed
amendments are consistent with the Comprehensive Long Range Plan for the reasons set forth
in Attachment “A” to staff report Z-01-22 as revised by the Planning Board and therefore to
recommend approval of Z-01-22 to the Town Council. The motion carried by a vote of 7-0.
OLD BUSINESS
Chair Carroll expressed appreciation to Benjamin Greene for his service on the Planning Board.
NEW BUSINESS
Mr. Grieve stated that there will be an agenda meeting and a regular meeting in March.
ADJOURNMENT
Benjamin Greene made a motion, which was seconded by Andy Bleggi, to adjourn the meeting.
The motion carried by a vote of 7-0.
The meeting adjourned at 7:34 PM.
Respectfully submitted:
Cindy Williams
Secretary to the Planning Board
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Agenda Item

I.

To:

Planning Board

From:

BJ Grieve, Planning Director

Subject:

PD-04-22: Planned Development District - Conceptual
Development Plan for 42.2+/- acres on the north side of
Camp Easter Road between Pine Barrens Vista and
McDeeds Creek Road

Date:

March 24, 2022

SUMMARY OF APPLICATION REQUEST:
Mr. Pete Bogle of Bogle Firm Architecture, on behalf of Very Reverend John J. Forbes,
VF, has submitted a Planned Development District – Conceptual Development Plan
application pursuant to §2.18.4 of the Town of Southern Pines Unified Development
Ordinance (UDO) to allow a private school, athletic fields, cemetery, rectory and religious
institution as the permitted land uses. The subject parcels are currently zoned RE (Rural
Estate). The owner of the parcel identified as PIN 858315538280 (PARID 00038409) is
listed as Michael F. Burbidge, Bishop of the Roman Catholic Diocese of Raleigh, North
Carolina; and the owner of the parcels identified as PIN 858315635655 (PARID 00991755)
and PIN 858315635197 (PARID 10001608) is listed as F. Joseph Gossman, Bishop of the
Catholic Diocese of Raleigh.
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Figure 1: Vicinity & Current Zoning Map (Subject Property outlined in Red):

PD-04-22 St. John Paul CDP

March 2022 Planning Board

2 of 123

Figure 2: Aerial Image Looking Northeast at Subject Property (February 25, 2022):
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Figure 3: Proposed Conceptual Development Plan Layout (PD-04-22):
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II.

STAFF REVIEW:
A. Review Process:
Applications for a Planned Development District (PD) are reviewed in accordance with
UDO §2.18. Creating a Planned Development District is a three-step process including
Conceptual Development Plan (CDP), Preliminary Development Plan (PDP) and Final
Development Plan (FDP). The first step, CDP, is when the unique zoning standards to
which the entire project will be subject in the future are established via a rezoning process.
This application is for a CDP.
B. Application Review Dates:
• Prior to submittal of the CDP application, the applicants held a Neighborhood
Meeting on January 25, 2022 in compliance with UDO §2.18.3(D). Adjacent
property notification, meeting minutes, copies of materials presented and a sign-in
sheet from the meeting are all attached to this staff report.
• CDP Application Submitted: February 14, 2022
• Application Deemed Incomplete: February 21, 2022
• Application Deemed Complete: February 22, 2022
• Notice of March 24, 2022 Planning Board Public Hearing:
o Posted On-site: March 2, 2022
o Mailed to Adjacent Property Owners: March 4, 2022
o Newspaper Publication Dates: March 9 & 16, 2022
o Posted on Town website: March 3, 2022.
• Planning Board Regular Meeting: March 24, 2022
• Town Council Regular Meeting: April 12, 2022
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C. Criteria for Review:
The criteria for review and approval of a Conceptual Development Plan (CDP) are found
in UDO §2.18.4(H):
Conceptual Development Plan
1. The proposed PDD satisfies the criteria for a zoning map amendment established
in this chapter;
2. The Conceptual Development Plan represents an overall Development Pattern that
is consistent with the goals and policies of the Comprehensive Plan, Official Zoning
Map, Capital Improvements Program, and any other applicable planning
documents adopted by the Town;
3. The proposed Development is appropriate for the area of the Town in which it is
located; and
4. The proposed Development will not generate the need for inefficient extensions and
expansions of public facilities, utilities and services.
D. Staff Comments:
i.

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

ii.

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

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

•
•

Parking: The proposed Planned Development calls for 500 parking spaces
to serve the large religious institution land use. The applicant sates that this
exceeds UDO Exhibit 4-6, but that exhibit is a minimum parking
requirement, not a maximum. The applicants may propose as much parking
as they choose for consideration by the Planning Board and Town Council.
Transportation (Streets): The proposed Planned Development makes clear
that the internal transportation network may be built as private driveways,
not public or private streets.
Sidewalks: The proposed Planned Development requires sidewalks
connecting buildings and parking areas, but not connecting uses on the
campus. This is a deviation from UDO 4.11.15(D) that would require
sidewalks to connect all on-site activity centers.

iv.

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

v.

Noteworthy Project Elements for Planning Board & Town Council
Consideration:
• The only allowed uses within the St. John Paul Planned Development are
as follows, taken from Section 5.1 of the CDP:
Primary Uses:
o Private School (Pre-K through 8th grade) LBCS-6110, 6121, 6122,
6125
o Religious Institution (large church) LBCS-6600
o Residential, single-family home (rectory) LBCS-1111
Accessory Uses:
o Administrative Services (associated with the school/church) LBCS2421
o Athletic Fields / Tennis Courts / Playgrounds (associated with
school/church)
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o Cemetery (accessory to religious institution) LBCS 6720
o Temporary Uses (subject to UDO 5.18 and 5.22 with permitting)
o Accessory Uses (subject to UDO 5.3)
•

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

•

The western portion of the proposed Planned Development (Parcel ID
00038409) is not presently annexed into the Town of Southern Pines. Prior
to approval of a Preliminary Development Plan for development of “Phase
II,” the subject parcel should be annexed into the Town of Southern Pines.

•

The applicants have provided information regarding an access easement
along the west side of the property that has a noteworthy impact on site
design and the use of buffers along the west boundary of the Planned
Development.

•

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

III.

IV.

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

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

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

•

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

ATTACHMENTS:
The following materials are provided as attachments to this staff memorandum:
1. DRAFT Planning Board Resolution to Adopt a Written Recommendation
2. Design Narrative and Design Guidelines
a. CDP
b. Existing Property Information
c. Narrative Addressing CDP Criteria, UDO §2.18.4(H)
d. Narrative Addressing Rezoning Criteria, UDO §2.18.4(A)
3. Application and Support Documents
4. RLUAC Comments
5. NCDOT Comments
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V.

PLANNING BOARD ACTION:
A request for approval of a Conceptual Development Plan is a request for a rezoning. Per
North Carolina General Statute 160D-604(d), prior to consideration by the Town Council
of the proposed Planned Development District - Conceptual Development Plan (CDP), the
Planning Board shall advise and comment on whether the proposed CDP is consistent with
the Comprehensive Long Range Plan. The Planning Board shall provide a written
recommendation to the Town Council that addresses plan consistency and other matters as
deemed appropriate by the Planning Board, but a comment by the Planning Board that a
proposed amendment is inconsistent with the comprehensive plan shall not preclude
consideration or approval of the proposed amendments by the Town Council.
To assist the Planning Board in performing this task, town staff have prepared the following
draft motions for the Planning Board’s consideration, possible modification as necessary,
and adoption:
I move that after reviewing the proposed Conceptual Development Plan and considering
the criteria for approval of a Planned Development District found in UDO §2.18.4(H):
1.

The requested Conceptual Development Plan is consistent with the
Comprehensive Long Range Plan for the reasons set forth in Attachment
“A” of staff report PD-04-22;

2.

The requested Conceptual Development Plan is consistent with the
Comprehensive Long Range Plan for the reasons set forth in Attachment
“A” of staff report PD-04-22 as revised by the Planning Board;

3.

The requested Conceptual Development Plan is inconsistent with the
Comprehensive Long Range Plan for the reasons set forth in Attachment
“A” of staff report PD-04-22 as revised by the Planning Board;

I further move that the following other matters were considered by the Planning Board
and shall be included with Attachment A by town staff as part of the Planning Board’s
written recommendation to the Town Council:
1.

The text of the CDP should be revised as follows:
a. Parking for religious institutions shall be limited to a maximum of one
space for every four seats.
b. Sidewalks shall be required connecting parking areas and on-site
activity centers as well as between on-site activity centers, per UDO
4.11.15(D).
c. A Preliminary Development Plan (PDP) will not be approved for Phase
II until the subject property has been annexed into the Town of Southern
Pines.
d. Add 10’ between east edge of 20’ planted buffer and west side of
parking to accommodate both the required buffer and vehicle use area
perimeter landscaping.
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And, therefore, I move to:
1.

Recommend approval of PD-04-22 to the Town Council;

2.

Recommend conditional approval of PD-04-22 with conditions to revise
the CDP to include issues set forth by the Planning Board;

3.

Recommend denial of PD-04-22;
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ATTACHMENT A
PLANNING BOARD
RESOLUTION TO ADOPT A WRITTEN RECOMMENDATION
FOR CONCEPTUAL DEVELOPMENT PLAN APPLICATION
PD-04-22
WHEREAS, Section 160D-604(d) of the North Carolina General Statutes specifies that the
Planning Board shall provide a written recommendation to the Town Council that addresses plan
consistency and other matters as deemed appropriate by the Planning Board, but that a comment
by the Planning Board that a proposed amendment is inconsistent with the comprehensive plan
shall not preclude consideration or approval of the proposed amendment by the governing board.
WHEREAS, pursuant to Section 160D-701 of the North Carolina General Statutes, zoning
regulations shall be made in accordance with a comprehensive plan and shall be designed to
promote the public health, safety, and general welfare.
WHEREAS, the Planning Board conducted a public hearing on March 24th, 2022 for
consideration of a Planned Development - Conceptual Development Plan for the St. John Paul
Planned Development;
NOW, THEREFORE BE IT RESOLVED that the Planning Board finds and recommends to the
Town Council that the Conceptual Development Plan application PD-04-22 is generally consistent
with the Town of Southern Pines Comprehensive Long Range Plan (CLRP) because the entire
subject property is specifically designated for a future land use of “Residential” and the proposed
Conceptual Development Plan (CDP) allows land uses described in the CLRP as acceptable in the
“Residential” future land use designation. The proposed CDP is located in an area of Southern
Pines that is already transitioning from rural residential to residential and commercial. The
proposed Planned Development is across the street from an approved 558-acre, mixed-use Planned
Development that includes an existing elementary school, is in proximity to recently extended
sewer and water facilities, is adjacent to, and accessed from, a recently improved roundabout
intersection, and is adjacent to a large existing age-in-place senior housing facility. Prior to any
future development, the developer will be required to meet the traffic analysis requirements of
UDO §4.12, and will be required to meet the access improvement requirements of the North
Carolina Department of Transportation for Camp Easter Road.
AND, THEREFORE, BE IT FURTHER RESOLVED that the following additional matters
were considered by the Planning Board as a basis for a recommendation of approval to the Town
Council regarding PD-04-22:
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The text of the CDP should be revised as follows:
1. Parking for religious institutions shall be limited to a maximum of one space for every
four seats.
2. Sidewalks shall be required connecting parking areas and on-site activity centers as
well as between on-site activity centers, per UDO 4.11.15(D).
3. A Preliminary Development Plan (PDP) will not be approved for Phase II until the
subject property has been annexed into the Town of Southern Pines.
4. Add 10’ between east edge of 20’ planted buffer and west side of parking to
accommodate both the required buffer and vehicle use area perimeter landscaping.
ADOPTED this the 24th day of March, 2022.
_____________________________
Gary Carroll, Chairman
ATTEST:

______________________________________
Cindy Williams
Secretary to the Planning Board
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Planned Development District

Conceptual Development Plan
Prepared for:

St. John Paul II Catholic School
Campus Master Plan
Submitted by:
Pete Bogle, AIA, LEED-AP
Principal Architect / Owner
Bogle Firm Architecture
and
Tony Bornhorst
Lead Project Manager
Rhetson Companies, Inc.
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Planned Development District

Conceptual Development Plan
Narrative & Design Guidelines
St. John Paul II Catholic School
& Future Church Campus Master Plan
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1.0: PURPOSE / SUMMARY:
Request Rezoning for three parcels from RE to PD to establish zoning criteria for future
development of the combined ±42.2 acre property and for the immediate purpose of constructing
a New Classroom Building to replace mobile classroom units for St. John Paul II Catholic School.
▪ Need for Rezoning: Existing Pre-K through 8th grade school is non-compliant with current
UDO, which only allows Elementary Schools within RE district. In order to build a
permanent Classroom Building and remove mobile units, property must meet current
UDO standards. Southern Pines Planning staff recommend rezoning to Planned
Development (PD) as is consistent with the recently PD rezoned McDeed’s Creek
Elementary School directly across Camp Easter Road from the St. John’s property. PD will
establish zoning criteria to direct future phases of development on the entire 42.2 acre
property.
▪ For clarity within this document:
o “School Development” includes work proposed primarily on Parcel ID 10001608,
which includes the existing St. John Paul II Catholic School facilities. Athletic fields
shown on Parcel ID 00038409 are included within School Development.
o “Church Development” includes work proposed solely on Parcel ID 00038409 and
involves church facilities, parking lots, and drives.
▪

Development Phasing
o Phase 1 – Immediate Need
▪ New Classroom Building on previously prepared building pad
• Expected Timeline = Completion within 2 to 3 years
o Future Phases
▪ Classroom Expansion Building adjacent to Phase 1
• Expected Timeline = More than 10 years
▪ Athletic Fields / Tennis Courts
• Expected Timeline = 5 to 10 years
▪ Church Facilities and parking
• Expected Timeline = More than 10 years
▪ New Rectory
• Expected Timeline = 5 to 10 years
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2.0: PROJECT OVERVIEW:
2.1 LOCATION
The proposed development is located along Camp Easter Road between Pine Barren’s Court and
McDeed’s Creek Road. St. John Paul II Catholic School is the current major use of the site. Minor
uses include a Rectory, a former horse stable building being used as school administration offices,
and an existing cemetery. These parcels are within Southern Pines City limits and ETJ. Utilities
are available to the site and are currently run into the site to a prepared building pad for the
Phase 1 Classroom Building project. See Appendix 1, Property Information
2.2 DEVELOPMENT VISION:
Catholic School: St. John Paul II Catholic School seeks to replace the mobile classroom units with a
±56,000 square foot, permanent school building on the existing prepared building pad adjacent to
the existing Activity building and expand their student population from 250 students to a
maximum cap of 450 to 500 students (10 grade levels x 2 classrooms each). This permanent
classroom building was anticipated and shown on the Activity Building project which was
approved and constructed in 2017. Much of the infrastructure for the permanent classroom
building was designed and installed as part of this most recent project (water/sewer/fire lines,
stormwater management).
Catholic Church: Local Catholic Church leadership and the Roman Catholic Diocese of Raleigh see
a need to respond to the continuing development in Southern Pines by building a larger church
with seating up to 1,200 to accommodate the growing Catholic community. There is no
established timeline for this new sanctuary and church campus
The Phase 1 classroom building will add approximately 30 to 40 parking spaces along the existing
drive aisles within the center of the site. School traffic patterns will remain unchanged. As needs
arise and funding is met, a tennis court complex and playground improvements will be
constructed within the site, with the closest portion of the tennis court being greater than 75 feet
from the east property line.
The future phase church facilities will be designed to present an architecturally attractive, large
sanctuary building in view through the existing pine trees along Camp Easter Road.
Administration, Classroom, and Parish Hall building(s) will be constructed of similar architectural
detailing adjacent to the sanctuary, to establish a campus environment with potential fountains,
wide sidewalks, formal landscaping, and other site appurtenances. In order to improve
contextual appropriateness to adjacent residential districts, Major and Minor buildings have been
defined at a threshold of 7,000 sf with greater setback requirements for Major buildings.
2.3 APPLICANT AND PROJECT TEAM:
The applicant is St. John Paul II Catholic School. Property Owner is the Roman Catholic Diocese of
Raleigh. Consultants on the CDP are Rhetson Companies and Bogle Firm Architecture.
2.4 COMPLIANCE:
All development within the site must adhere to the approved standards and conditions stated in
this document. As stated in UDO 3.5.14 “Development within a PD district shall occur in
accordance with unique conditions and standards established during the rezoning process that
may vary from those contained with other sections of the UDO.” The conditions stated within this
document shall supersede those established in the UDO. Each phase of development must
submit and obtain approval of a Preliminary Development Plan (PDP). To the extent this
document does not otherwise establish a development standard, the UDO standard in effect at
the time of the application will apply.
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3.0 CONCEPTUAL DEVELOPMENT PLAN APPLICATION, CHECKLISTS, & SUPPORT DOCUMENTS
See separate document, Exhibit A
4.0 EXISTING CONDITIONS
4.1 EXISTING NATURAL FEATURES
Existing trees and vegetation are the expected pine and hardwood mix typical to the area.
Coverage on the west parcel is as expected for a former horse farm with scattered trees and no
undergrowth. The Rectory parcel is more densely wooded and contains understory trees and
shrubs. The existing School parcel is mostly open with clusters of trees around the perimeter and
along the interior private road.
Land is relatively flat with a natural grade flow from Camp Easter Road (southern border) to the
northwest corner of the property. High elevation is approximately 436’ at Camp Easter Road (at
traffic circle). Low elevation is approximately 418’ near the northwest corner. Approximately
1,400 linear feet separate high and low elevations.
No streams, wetlands, or floodplains are present on the property. The property is identified as a
WS-III-P watershed area for the Cape Fear Basin, Little River Stream. WS-III-P is defined by
NCDEQ (15A NCAC 02B .0202) as “Moderately Developed” areas. WS-III has two intensity levels
with CA (critical area) having greater requirements and PA (protected area) having lesser
requirements.
Prevalent soil type is CaB (Candor fine sandy loam) with an average expected permeability of 6.0
to 20 inches per hour, a typical high-water table of greater than 6 feet and bedrock of greater
than 60 feet. (USDA Soils Survey of Moore County, NC). Soils are generally highly permeable and
well suited for underground stormwater control devices.
Approximately 2/3 of the site is within an Active Red Cockaded Woodpecker Foraging Area.
Construction of Phase 1, Classroom Building, and other development that does not remove any
pine trees, will not require a Woodpecker Survey. See letter from Dr. J. H. Carter, III & Associates,
dated 22 October 2021. Development of any portion of the site that proposes tree removal will
require further surveys.
4.2 EXISTING MAN-MADE FEATURES
The property contains many existing man-made features, including the Catholic School, Rectory,
and horse barn / office building. Accessory structures include concession stand, dumpster pad /
enclosure, playground canopies, and a storage shed (at horse barn). Paved private drives with
parking areas provide connection to Camp Easter Road. A large, grassed area between the school
and Camp Easter Road serves as both a baseball/softball and soccer field.
School Development: A building pad was prepared for the proposed Phase 1 Classroom Building.
Stormwater calculations from the 2017 Activity Building project included impervious areas for the
proposed Classroom Building. Sanitary sewer, water, power, telephone/data, and gas services are
available at or very near this existing building pad, ready for use. The existing mobile classrooms
will be removed once the Phase 1 Classroom Building is completed and occupied. Utility
capacities for the Classroom Expansion will be further explored during the future phase PDP.
Church Development: Stormwater control facilities will be constructed as needed and may
include underground detention systems similar to those installed on the school property. Utilities
are available and existing on the existing School site. Phase 2 extensions of water, sewer, power,
telephone/data, and/or gas will be made either on-site or along Camp Easter Road, whichever is
deemed more appropriate during the PDP for that portion of the work.
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4.3 EXISTING LEGAL FEATURES
Zoning information, property lines, rights-of-way, and easements can be seen on the Concept
Development Plans, CDP1, CDP2, CDP3, and CDP4.
Ownership and Property Information is included in Appendix A of this document. Deeds are
included in Exhibit A.
Adjacent parcel information can be seen on CDP1.
5.0 DEVELOPMENT CONDITIONS
5.1 ALLOWABLE USES
Uses within this PD will be limited to the following:
▪ PRIMARY USES
o Private School (Pre-K through 8th grade) LBCS-6110, 6121, 6122, 6125
o Religious Institution (large church) LBCS-6600
o Residential, single-family home (rectory) LBCS-1111
▪ ACCESSORY USES
o Administrative Services (associated with the school/church) LBCS-2421
o Athletic Fields / Tennis Courts / Playgrounds (associated with school/church)
o Cemetery (accessory to religious institution) LBCS 6720
o Temporary Uses (subject to UDO 5.18 and 5.22 with permitting)
o Accessory Uses (subject to UDO 5.3)
▪ Other uses not listed here are excluded from this PD.
5.1 LAND USE
Land use areas are defined on the Conceptual Design Plan. Uses from 5.1 shall be implemented
within the areas outlined on this plan. Accessory Uses are not limited to specified areas.
▪ Total land area = ±42.2 acres
▪ Existing Built-Upon Area = 9% Impervious
Built-Upon / Impervious Areas are projected as follows at the completion of each phase as listed:
▪ PHASE 1 Classroom Building = 12% Impervious Maximum
▪ FUTURE PHASE Classroom Expansion and Tennis Courts = 15% Impervious Maximum
▪ FUTURE PHASE Church Development = 30% Impervious Maximum
o Note: 5/70 Exemption will be required for WS-III-P compliance once built-upon
areas exceed 24%.
5.2 DEVELOPMENT STANDARDS / ADDITIONAL DESIGN CONDITIONS
In general, dimensional standards for the development including building heights, buffers,
setbacks, and landscaping will follow the standard UDO unless modified within this document.
Any modified standard in this document will supersede the UDO requirements.
5.2.1 Basis: Unless modified herein, development and design standards will meet the most
restrictive requirement of the zoning districts adjacent to the development site (RE,
RS3, FRR)
5.2.2 Summary of PD Development Standards
▪ Maximum Building Height: 2 stories + 35 feet to upper floor ceiling height.
Buildings will have pitched roofs or parapets that face front and side yards.
o More restrictive than 4.2.1(F) & (H)
o Height of spires is unlimited and regulated per 4.2.1(I)
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▪

▪

▪
▪

▪

▪

Setbacks:
o Front Yard = 40 feet from ROW / 70 feet from centerline of Camp Easter
Road (RE)
o Side Yard, West = 50 feet to Parking, 75 feet to Minor Buildings, 100 feet to
Major Buildings (major/minor as defined by 5.15 = 7,000 sf)
o Side Yard, East = 15 feet (RE)
o Rear Yard = 30 feet (RS3)
Buffers:
o Existing 18’ easement must be maintained along west property line. Future
development will improve this easement as a paved drive.
▪ In order to maintain this easement, drive will run parallel within
buffer. Landscaping will be provided to screen drive.
o Side Yard, West = 10 feet landscaped buffer from property line to drive
o Side Yard, West = 20 feet landscaped buffer on east side of improved drive
Lot Size, Density, and Lot Width (per RE)
Landscaping: per UDO requirements except as follows
o Buffers for PDD as established above.
▪ NOTE: Proposed buffer at west property line is based on UDO
Exhibit 4-2 buffer requirements between RE and GB. Per UDO 5.15
Supplemental Requirements for Religious Institutions only allows
large Religious Institutions in GB district. Thus, buffer required
width is based on GB district.
o Buffers will become required with development activity per parcel.
▪ West buffer will be required with development of church and
parking lot.
▪ Phase 1 Classroom Building, Future Phase Classroom Expansion,
and Tennis Courts do not require additional buffers but will require
existing buffers to be maintained or replaced.
o Landscaping for Vehicle Use Areas, per UDO 4.3.6
▪ NOTE: Added parking spaces at Existing Cemetery are below the
5,000 sf threshold for Internal Parking Lot listed in UDO 4.3.6(B)(3)
▪ NOTE: Added parking spaces south of new Classroom Building are
below the 5,000 sf threshold for Internal Parking Lot listed in UDO
4.3.6(B)(3)
Off Street Parking: UDO Exhibit 4-6 shall apply with the following calculations and
modifications
o Elementary and Middle School = 1.175 spaces per classroom x 46
classrooms (Phase 1 + Future) = 55 spaces required (no modification)
o Bicycle Parking = 0.25 per classroom x 46 classrooms = 12 spaces
o NOTE: Provided parking spaces shown on CDP at school development =
±160 spaces (125 existing).
o Church Development: Minimum number of spaces required by Diocese
exceeds Exhibit 4-6. Parking areas will be designed with curb and gutter as
necessary to capture and control stormwater toward underground basins
or similar stormwater control systems.
Lighting: UDO 4.8 shall apply with the following modifications
o School Development: New lighting shall comply with UDO. Existing lighting
shall remain if unaltered by development.
o Church Development: New lighting shall comply with UDO and…
▪ Parking lot lighting shall be full cut-off, dark-sky compliant, LEDs
▪ Parking lot lighting shall be self-dimming with motion sensors per
parking section (defined by landscape islands) – OR – Parking lot
lighting shall be on timers set to come on at dusk and turn off at
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▪
▪

▪

11:00 PM. Church reserves the right to leave lights on during
special events as defined in Accessory Uses UDO 5.3.
▪ Building mounted area lights facing adjacent properties shall be
controlled with parking lot lights.
▪ Building mounted area lights may provide illumination for security
purposes within the site and are subject to UDO 4.8
Development / Building Standards: UDO 4.10 shall apply unless modified by other
sections within this document.
Transportation (Streets) UDO 4.11 shall apply with the following notes
o Existing streets serving School Development were designed with the
permanent Classroom Buildings in mind. Traffic patterns will not be
changed with School Development
o Church Development will require further TIA during PDP phase of
development. As shown, the majority of traffic ingress and egress will be
directed through the traffic circle on Camp Easter Road.
o Distance between center of traffic circle and centerline of Improved Drive
at west property line is approximately 565 feet. Driveway permitting will be
required per NCDOT during PDP phase of Church Development.
o All streets shown on CDP are intended to remain as Private Streets.
▪ 4.11.14(B): Private drives do not serve multiple lots and therefore
are not required to be built with the same standards and
specifications as would apply to public streets.
▪ 4.11.14(B) shall not apply to Deeded Easement access to 6 acre
tract in northwest corner (Parcel ID 00038796)
▪ 4.11.15(B): Church development drives will comply as required.
▪ 4.11.15: Sidewalks will connect parking lots to the closest major
building but will not be required to connect between uses except as
shown on CDP.
Supplemental Conditions for Specific Uses (UDO 5.15 Religious Institutions)
o 5.15.1(A): PD shall allow Large Religious Institutions (seating capacity of
largest assembly area greater than 250 seats).
o 5.15.6 Setbacks for Large Religious Institutions:
▪ To encourage construction of smaller scale buildings adjacent to
residential properties in this PD, and in lieu of 3 story allowed by
4.2.1(F) and 50 foot height allowed for Religious Institutions by
4.2.1(H), this PD establishes setbacks and buffers for Major and
Minor building sizes based on the 7,000 sf definition in 5.15.6.
▪ Major Building: Setback from Residential Property Line = 100 feet
▪ Minor Building: Setback from Residential Property Line = 75 feet
▪ Buffers are as established above.
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APPENDIX 1
EXISTING PROPERTY INFORMATION:
Property Information by parcel
▪

School Property:
o Property Owner: Roman Catholic Diocese, Raleigh
o Parcel ID: 10001608
o Address: 2878 Camp Easter Road (school mailing address is 2922 Camp Easter)
o Acres: 17.47 acres
o Current Zoning: RE
o Current Use: Pre-K through 8th Grade Private Catholic School, associated athletic
fields, and existing cemetery
o Watershed: WS-III-P ; Basin = Cape Fear ; Stream = Little River
o Property Description: Existing property is located on the north side of Camp
Easter Road between Pine Barrons Vista to the west and McDeed’s Creek Road to
the east. Structures consists of an existing Pre-K through 8th grade private
Catholic School with Activity Building, mobile classroom buildings, athletic fields,
out-buildings, and associated parking, drives, etc. Civil drawings from the Activity
building project (2009) included utilities and storm water control for planned New
Classroom Building. An existing cemetery is located in the northeast corner of the
property. The site is relatively flat with an overall slope from southeast to
northwest and is located within the WS-III-P watershed.
o Utilities: The site currently has access to public water, public sewer, electrical,
gas, telephone, cable, and internet services. A building pad, sewer and water
connections, and stormwater control were provided for the proposed new
classroom building during the construction of the Activity Building.
▪ The proposed development will not require any utility extensions.

▪

Rectory Property:
o Property Owner: Roman Catholic Diocese, Raleigh
o Parcel ID: 00991755
o Address: 2952 Camp Easter Road
o Acres: 3.91 acres
o Current Zoning: RE
o Current Use: Residential
o Watershed: WS-III-P ; Basin = Cape Fear ; Stream = Little River
o Property Description: Existing property is located on the north side of Camp
Easter Road between Pine Barrons Vista to the west and McDeed’s Creek Road to
the east. Property is mostly wooded and structures consists of an existing large
estate house that is currently being used as a Rectory by the Diocese.
o Utilities: The existing estate house currently has water, septic, electrical,
telephone, cable, and internet services.
▪ No development is proposed to this parcel and thus no utility extensions.

▪

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

Watershed: WS-III-P ; Basin = Cape Fear ; Stream = Little River
Property Description: Existing property is located on the north side of Camp
Easter Road between Pine Barrons Vista to the west and McDeed’s Creek Road to
the east. Existing property was a former horse farm with one horse barn (offices
above), a utility shed, scattered trees within open pasture area. The existing
horse barn / office currently has water, septic, electrical, telephone, cable, and
internet services.
▪ No development is proposed to this parcel during this phase of work
▪ Utilities are available along Camp Easter Road to be extended into the site
as needed for future development of potential church facilities. More
study will be required to evaluate these if the diocese moves forward
with development of this site.
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APPENDIX 2
CONCEPTUAL DEVELOPMENT PLAN CRITERIA:
Responses to UDO Section 2.18.4(H) Conceptual Development Plan Criteria
1) The proposed PDD satisfies the criteria for a zoning map amendment established in this
chapter
This CDP conforms to all applicable provisions of Chapter 2 of the Southern Pines
UDO. The narrative describes compliance and is further demonstrated by responses
to UDO Section 2.17.9 Criteria for Zoning Map Amendments below.
2) The Conceptual Development Plan represents an overall Development Pattern that is
consistent with the goals and policies of the Comprehensive Plan, Official Zoning Map,
Capital Improvements Program, and any other applicable planning documents adopted by
the Town.
This CDP seeks consistency with the goals and policies of the UDO by the following:
a) The CDP district supports the existing St. John Paul II Catholic School and provides
UDO compliant means for expansions through master planned and phased
growth.
b) The CDP limits the potential uses of the site to only those listed within the PD
documents and establishes land areas where these uses may be expected to
occur within the Concept Development master plans.
c) The CDP establishes setbacks and buffers to minimize impact to adjacent
residential properties.
d) This CDP establishes these regulations and proposed development patterns in
general and requires a PDP process for each of the development phases.
3) The proposed Development is appropriate for the area of the Town in which it is located;
The School Development portion of this CDP proposes expansion of the existing Pre-K
through 8th grade school. McDeed’s Elementary School was recently constructed
directly across Camp Easter Road from the St. John Paul II site, thus supporting that
area is appropriate for educational facilities.
Development of a Catholic Church adjacent to the Catholic School is a reasonable and
congruous use within the 42.2 acre total site. The proposed future church facilities
are an appropriate use within the developing residential zoned neighborhoods.
Churches traditionally serve communities and thus are appropriately developed
within growing residential areas. Care will be taken to assure that the future church is
developed with minimal adverse effects to existing residences.
Camp Easter Road, the new traffic circle, and the planned extension road from the
traffic circle, south, will be studied during the Church Development PDP to assure
transportation support is adequate or to identify additional needs, remembering that
traffic for Church use is heavy only at very limited times through the week, which are
also generally times when other traffic is light.
4) The proposed Development will not generate the need for inefficient extensions and
expansions of the public facilities, utilities, and services.
The site has access to public water, sewer, electrical, gas, telephone/data and other
utilities currently being used on site by the Catholic School. The proposed CDP will
not require public utility extensions.
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APPENDIX 3
ZONING MAP AMENDMENT CRITERIA:
Responses to UDO Section 2.17.9 Criteria for Zoning Map Amendments

A. Consistency. Rezoning shall be consistent with the adopted Comprehensive plan.
This CDP is consistent with the Comprehensive Plan – Southern Pines’ Vision (Chapter 2)
▪ Natural resources will be protected, with sustainable growth and development:
School development will be accomplished on the existing building pad, thus
minimizing any loss of natural resources. Church development will seek to
maintain as many existing trees as is reasonably appropriate to the development
needs. Further woodpecker foraging area studies will be performed prior to
Church development.
▪ Economic development efforts will diversify employment opportunities and
create a more sustainable local economy: The expanded school will employ
more teachers, but of greater impact is that the expanded school will provide
additional private schooling options to help attract more families to seek jobs
within the area. Church development will have a similar economic affect.
▪ Education opportunities will be available for residents of all ages: Rezoning will
allow for the construction of the new classroom building which will increase the
total number of students which directly increases the education opportunities for
Pre-K through 8th grade students.
▪ Recreational opportunities meeting the diverse needs of residents will be met
through public and private facilities and services: Athletic fields are currently
made available to outside groups who are connected to the school or Catholic
community.
▪ Goal G1 – Community Well-Being: School Development will allow St. John Paul II
Catholic School to serve more students, hire more teachers, and build a wider
community of parents, supporters, and alumni. Church Development will
respond to the continuing development in Southern Pines by providing a larger
church with seating up to 1,200 to accommodate the growing Catholic
community. These have direct positive impact on Community Well-Being.
▪ Goal G2 – Natural Resources: Construction of the New Classroom Building will be
on a previously prepared building pad. No trees will be removed for this
proposed construction. Church Development will seek to minimize loss of trees
and will require more study to ensure that natural resources are carefully
managed.
▪ Goal G3 – Downtown: The proposed CDP is not within the Downtown area.
▪ Goal G4 – Neighborhoods: School Development is built within the center of the
existing campus and will have no adverse impact on neighboring properties.
Proposed PD establishes setbacks, buffers, and landscaping requirements that
minimize impact to neighbors for the Church Development phase. Traffic studies
will be performed during PDP of Church Development, bearing in mind that heavy
traffic for a church happens at minimal hours each week and is generally during
low traffic volume days and times.
▪ Goal G5 – Horse Country: The proposed CDP has no adverse to existing
equestrian facilities. Church Development is on land that was prepared for but
not used as a horse farm. The open pasture aesthetic of “horse country” will be
reflected in the final campus design by maintaining perimeter trees and as many
of the pasture trees as is reasonably conducive to the development goals.
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▪

▪
▪
▪
▪

▪
▪

▪

▪

Goal G6 – Parks & Open Space: The proposed CDP maintains large open spaces
to be used as athletic fields, playgrounds, and other outdoor spaces for the
school. The existing cemetery will be a permanent open space.
Goal G7 – Golf: N/A
Goal G8 – Mobility: N/A
Goal G9 – Connections: N/A
Goal G10 – Economy: The expanded school will employ more teachers, but of
greater impact is that the expanded school will provide additional private
schooling options to help attract more families to seek jobs within the area.
Church development will have a similar economic affect.
Goal G11 – Housing: N/A
Goal G12 – Fiscal Health and Public Services: The proposed School Development
does not require extensions of any public utility or public services and therefore
will not be a burden on municipal funds. Church Development will require
utilities to be run to the parcel. These may be either private, on-site extensions
or minor public extensions, whichever is deemed more appropriate during the
PDP / engineering portion of the Church Development phase.
G-13 Growth: The proposed School Development and Church Development will
serve as a catalyst for growth of families considering a move to the area as both
school and church will be able to serve a larger population.
G14 – Community Involvement: N/A.

B. Adverse Impacts on Neighboring Lands. The Hearing Body shall consider the nature and
degree of an adverse impact upon neighboring lands. Lots shall not be rezoned in a way
that is substantially inconsistent with the uses of the surrounding area, whether more or
less restrictive. The Town finds and determines that vast acreages of single-use zoning
produces uniformity with adverse consequences, such as traffic congestion, air pollution,
and social alienation. Accordingly, rezoning may promote mixed uses subject to a high
degree of design control.
▪ The proposed School Development is an expansion of the site’s current use. The
proposed rezoning to PD will not change the use, but instead will allow the
existing school to replace their mobile classroom units with a permanent building
and to expand the study body to their goal of 450 to 500 students, as was
outlined by the school in their approved 2017 Activity Building project.
C. Suitability as Presently Zoned. The Hearing Body shall consider the suitability or unsuitability of the
Tract for its use as presently zoned. This factor, like the others, should be weighed in relation to the
other standards, and instances can exist in which the land may be rezoned to meet public need, to
reflect substantially changed conditions in the neighborhood, or to effectuate important goals,
objectives and policies of the Comprehensive Plan or UDO.

▪
▪
▪

Adjacent property to the south of the site was rezoned PD for the new McDeed’s
Creek Elementary School.
Church Development adjacent to the school is an appropriate connection of uses.
St. Joseph of the Pines, a large, Catholic-based senior living community owned by
the Diocese, is located adjacent to the project site.

D. Health, Safety, and Welfare. The amending ordinance must bear a substantial relationship to the
public health, safety or general welfare, or protect and preserve historical and cultural places and
areas. The rezoning may be justified, however, if a substantial public need or purpose exists, even if
the private owner of the Tract will also benefit.

▪

School Development will provide private education opportunities to more
students within a permanent structure. In comparison to the mobile classrooms
currently being used, this new structure will be visually more attractive, will
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▪

▪

provide greater safety for students, be more energy efficient, and provide a
healthier interior environment for students and staff.
Church Development will provide worship opportunities to fit the needs of the
growing Catholic population of the area. Churches, by nature, promote the
health, safety, and welfare of the community.
No historic or cultural places will be affected by the proposed development.

E. Public Policy. Certain public policies in favor of the rezoning may be considered. Examples include a
need for affordable housing, economic Development, mixed-use Development, or sustainable
environmental features, which are consistent with neighborhood, area, or specific plans.

▪

▪

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

F. Size of Tract. The Hearing Body shall consider the size, shape, and characteristics of the Tract in
relation to the affected neighboring lands. Amendatory ordinances shall not rezone a single Lot
when there have been no intervening changes or other saving characteristics. Proof that a small
Tract is unsuitable for use as zoned, or that there have been substantial changes in the immediate
area, may justify ordinance rezoning.

▪
▪

Existing property is a total of approximately 42.2 acres. Existing site Built-Upon /
Impervious areas calculate to approximately 9%.
Built-Upon / Impervious Areas are projected as follows at the completion of each
phase as listed:
o PHASE 1 Classroom Building = 12% Impervious Maximum
o FUTURE PHASE Classroom Expansion and Tennis Courts = 15% Impervious
Maximum
o FUTURE PHASE Church Development = 30% Impervious Maximum
▪ Note: 5/70 Exemption will be required for WS-III-P compliance
once built-upon areas exceed 24%.

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

▪

None submitted.

H. Applicant Representations. Except for rezoning requests submitted in accordance with the
provisions herein for conditional zoning district rezonings, the Hearing Body shall not consider any
representations made by the petitioner that, if the change is granted, the rezoned property will be
used for only one of the possible range of uses permitted in the requested classification. Rather, the
Hearing Body shall consider whether the entire range of permitted uses in the requested
classification is more appropriate than the range of uses in the existing classification.

▪

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

A. The project boundary and the area surrounding the project that is included in the
Conceptual Transportation Plan.
See Overview Concept Plan, sheet CDP1 for graphics depicting CTP.
B. Proposed transportation facilities within the project boundary including:
1) Location and type of transportation facilities. Examples may include (but are not
limited to) streets, sidewalks, bridges, shared-use paths and trails.
See CDP1 for location of private drives, parking lots, and sidewalks
2) Location and type of intersections where transportation facilities cross.
See CDP1 for intersections. Intersections on site are private and controlled with
signage. Connection to Camp Easter Road is discussed below.
3) Location and type of stormwater management facilities that will serve proposed
transportation facilities.
See CDP1 for locations of existing and proposed stormwater management
facilities. Existing stormwater devices were designed with capacity to serve Phase
1 Classroom Building. Engineering will be submitted in PDP to verify. Future
stormwater devices will be of similar underground design, which are appropriate
for the sandy soil types found on site and will be located within the general areas
shown on CDP1.
4) Identification of street classifications (arterial, collector, local, service, etc.).
▪ All existing roadways are privately owned and in good condition.
▪ Private Driveway: Drive from Rectory to intersection at Camp Easter Road. This
section of roadway is primarily an access to the future Rectory, serves as the
deeded easement for Parcel ID 00038796, and provides a secondary connection
to Camp Easter Road from the rear Church Development Parking lots.
▪ All other transportation facilities are privately owned connections from parking
lots to existing privately owned, existing drives.
5) Identification of ownership arrangement for proposed transportation facilities (public
or private).
Privately owned.
6) For transportation facilities that are to be privately owned, information on long term
maintenance and replacement of facilities.
Maintenance of privately owned paved surfaces shall be the sole responsibility of
the property owner.
7) Estimated rights of way necessary for proposed transportation facilities.
Deeded Easement, per description from deed, is 18 feet.
No other rights of way are proposed for transportation facilities
8) Cross-section illustrations with labelled dimensions of proposed transportation
facilities.
See CTP1, attached below.
9) Identification and description of unique transportation elements to be utilized within
the project. Examples may include (but are not limited to) complete streets, traffic
calming, noise mitigation, public art, landscaping and wayfinding.
See descriptions of buffering and easements in PD Design Guidelines.
C. For proposed transportation facilities within the project boundary that deviate from the
standard design requirements found in Chapter 4 of the UDO, clear identification of the
deviation(s) and explanation of the purpose of the deviation(s).
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No deviations. All paved areas are private drives and parking lot access / drive
aisles.
Location of proposed connection points or "gateways" between project transportation
facilities and existing or future community transportation facilities. Include a description of
the reason for the selected locations as well as a discussion of compliance with basic
transportation engineering concepts with regard to the selected locations.
Existing connections to Camp Easter Road will remain at the traffic circle and
approximately 825 feet east of the traffic circle.
Existing connection to Camp Easter Road will be improved at the exiting deeded
easement connection, approximately 565 feet west of the traffic circle.
Route distances and approximate travel times from project gateways to common
community destinations. Examples may include (but are not limited to) shopping centers,
schools, parks, major employers and downtown.
Site is roughly 3 miles North of Downtown Southern Pines, along Fairway and
Midland Roads, with an approximate travel time of less than 5 minutes.
Site is roughly 4.5 miles East of the traffic circle at US Hwy 15/501, along Aiken
Road, Pee Dee Road, and Highway 2, with an approximate travel time of less than
10 minutes.
An inventory of existing community transportation facilities in the vicinity of the proposed
development including:
1) Location and type of facility,
Primary arterial road = Camp Easter Road
2) Connectivity to other community facilities
Camp Easter Road / Fairway Drive provides connection to US Hwy 2 to the
southwest (less than 2 miles), then connection to US Hwy 1 (less than ½ mile) to
the east or connection to the traffic circle at US Hsy 15/501 to the west (3.5
miles).
3) Information on the condition and capacity of each facility
Existing transportation facilities are in good condition. A recent TIA was
performed in association with the McDeed’s Elementary School site development
by Kimberly Horn. St. John Paul II Catholic School was interviewed as part of this
TIA and reported their growth goals of a 500 student body prior to the design of
the existing traffic circle.
A description of entitled development projects in the vicinity of the proposed development
that involve planned improvements to community transportation facilities.
McDeed’s Creek Elementary School (PD district zoning)
Planned improvements to community transportation facilities intended to mitigate
impacts of the proposed development. Examples may include (but are not limited to)
improvements to connectivity, safety, capacity and aesthetics.
Improved connection to Camp Easter at existing deeded easement, including
appropriate site triangles, pavement design, etc.
If the timeline for completion of any portion of the transportation facility improvements
associated with the project does not match the overall project timeline or phasing plan as
set forth in the Conceptual Development Plan, a separate timeline or phasing plan for
transportation facility improvements shall be included in the Conceptual Transportation
Plan.
School Development will not require any transportation facility improvements.
Proposed transportation improvements will be implemented with the Church
Development phase of the proposed CDP.
Name and professional affiliation(s) of the individual(s) that prepared the CTP.
Pete Bogle, AIA, LEED-AP
Principal / Owner
Bogle Firm Architecture, PLLC
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PROPERTY LINE

NATURAL SWALE TO
CAPTURE AND DISPERSE
STORM WATER.

10'-0"

20'-0"

LANDSCAPED BUFFER

20'-0"

OR MIN. AS APPROVED BY FIRE MARSHAL

CTP1

50' SETBACK

TYP. PRIVATE DRIVE COMPOSITION
2" ASPHALT
8" AGGREGATE BASE
COMPACTED EARTH
2% CROWN TO CENTER

LANDSCAPED BUFFER

PRIVATE DRIVE SECTION

SETBACKS AND BUFFERS SHOWN ARE AS DESCRIBED IN THE PD DESIGN GUIDELINES
ALONG THE WEST PROPERTY LINE.

N.T.S.

OTHER PRIVATE DRIVES CURRENTLY EXISTING ON SITE AND WILL REMAIN
UNCHANGED.
PARKING LOT ACCESS DRIVE AND OTHER PAVING WILL BE FURTHER DEFINED
DURING THE PDP SUBMITTAL FOR THAT PHASE OF THE WORK.
FURTHER ENGINEERING DURING PDP SUBMITTAL RESERVES THE RIGHT TO PROPOSE
IMPROVEMENTS OR ALTERNATIVES TO DRIVE SECTION SHOWN HERE.
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Exhibit A
2.14.22

Planned Development District

Conceptual Development Plan
EXHIBIT A
Checklists, Applications and
Additional Documentation
Prepared for:

St. John Paul II Catholic School
Campus Master Plan
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Planned Development District
Conceptual Development Plan

Checklists
• PDD CDP Checklist
• Appendix A – CDP Application Checklist
• Appendix A – Conceptual Transportation Checklist
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Planned Development District
Conceptual Development Plan
REQUIRED APPLICATION MATERIALS:
_____ Application fee in the amount of $1,800.00.
_____ Completed Application for a Planned Development District - Conceptual Development Plan signed by the
applicant.
_____ Appointment of Agent, if applicable, signed by the property owner(s) and the agent.

____

List of Adjacent Property Owners: Please list all properties that are that are within two hundred (200)

feet of the outermost boundaries of the subject property (not counting streets, railroads or other
transportation corridors). Attach additional pages if needed. No fewer than ten (10) property owners shall
be notified by mail.

_____ Deed copy to provide proof of ownership and property boundaries.
_____ Written narrative: It is the responsibility of the applicant to demonstrate compliance with all applicable
criteria. Please address UDO §2.18.4(H) Criteria (1) through (4). The list of criteria is attached.
_____ Additional documentation: Additional text and/or maps to demonstrate consistency with the approval
criteria listed in UDO §2.18.4(H) Criteria (1) through (4).
_____ Neighborhood meeting materials: Submit copies of graphics presented at the meeting; a copy of the signin sheet showing attendees; representations made by the Applicant regarding the proposed development;
and a summary of public comments and responses.
_____ PDD Conceptual Development Plan: One (1) full-size copy of a scaled drawing (1” to 100’) of the entire
tract to be subdivided. Please refer to the UDO Appendices to obtain plan requirements.
_____ Nature of service: Planned utility services and providers.
_____ Drainage concept plan if applicable.
_____ Conceptual Transportation Plan if applicable.
_____ Electronic copy (PDF) of all application materials submitted to plan@southernpines.net.

PLEASE SUBMIT ONLY ONE (1) COMPLETE SET OF ALL MATERIALS.
REVIEW AND APPROVAL:
1. Staff review: Planning staff will review the application and notify the applicant if additional information or
materials are needed.
2. Public hearings: The applicant is expected to attend a public hearing on the application before the Planning
Board and before the Town Council the following month. (Please refer to the Application Processing
Timeline to determine the hearing dates.) The Planning Board will recommend approval, conditional
approval or denial to the Town Council. The Town Council will consider that recommendation, as well as
evidence and testimony presented, and approve, conditionally approve or deny the request.
3. Approval: Please see UDO §2.18.4(I) Effect of Approval.
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TOWN OF SOUTHERN PINES UDO APPENDICES

PLANNED DEVELOPMENT DISTRICT CONCEPTUAL DEVELOPMENT PLAN
APPLICATION CHECKLIST
Process Overview
Decision Making Body

Review

Technical Review Committee

X

Director

X

Planning Board

Recommend

Decision

X
X

Town Council

X = indicates required action
● = indicates action that may be applicable based on potential impacts.

Submittal Requirements*
Please include the following information on all applications for a PDD Conceptual Development Plan. If
any of the information or required materials is missing or incomplete, the application will not be
processed.
PROOF OF OWNERSHIP – Filed deed, vendor’s lien, act of donation or tax assessment with
legal description.
DEVELOPOMENT NAME (if applicable) – The proposed name must be unique and not similar to
an existing subdivision in the Town.
NOTIFICATION MATERIALS – List of the owners of all property located within 200 feet of the
perimeter of the property being rezoned and including not fewer that the 10 closest property
owners.
NEIGHBORHOOD MEETING RECORDS – Records shall include the following:
a. Copies of graphics presented at the meeting;
b. A copy of the sign-in sheet showing attendees;
c. Representations made by the Applicant regarding the proposed development; and
d. A summary of public comments and responses provided by the Applicant.
PDD CONCEPTUAL DEVELOPMENT PLAN – Copies (4 full sized, 1 11” by 17” copy and digital
copy) of scaled drawing (1” to 100’ or other scale approved by the Director) of the entire tract
to be subdivided showing:
a. property boundaries;
b. a project location map at a scale of one (1) inch equals two thousand (2,000) feet or other
scale approved by the Director;
c. the location and right-of-way width of public streets and roads adjoining, providing access
to, or crossing the property;
d. the location and proposed functional classification of proposed public and private streets;
e. the location and size of proposed development areas, their proposed uses, amount of
development (maximum dwelling units for residential, maximum square footage of
building area for non-residential) and proposed Built-Upon Area for each development
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area if within Watershed Protection Overlay District;
f. the location and area of common areas, open spaces and water bodies;
g. the location of easements for pipelines, utilities, drainage or other purposes; and
h. proposed phasing schedule for development and infrastructure and delivery of building
lots, if applicable.

□
□
□
□

NATURE OF SERVICES – Planned utility services and providers.
DRAINAGE CONCEPT PLAN (if applicable) - see separate checklist.
CONCEPTUAL TRANSPORTATION PLAN (if applicable) - see separate checklist.
WRITTEN NARRATIVE - describing the application's consistency with the

Conceptual Development Plan, the UDO, and any other applicable
regulations.

□
□
□

APPLICATION FEE – as specified in Appendix H.
SIGNED APPLICATION – by the applicant or authorized agent. A property
owner authorized agent requires an affidavit giving permission to sign the
application.
ADDITIONAL DOCUMENTATION – Additional text and/or maps provided to
demonstrate consistency with the approval criteria in section 2.17 of the UDO.

*Additional information may be required. Fees are subject to change.
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See Appendix 4 of PDD Design Guidelines document for CTP.
TOWN OF SOUTHERN PINES UDO APPENDICES

CONCEPTUAL TRANSPORTATION PLAN CHECKLIST
A Conceptual Transportation Plan submitted with a Conceptual Development
Plan shall consist of text, photos, illustrations and maps as necessary to provide
the following information:
A.

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

B.

Proposed transportation facilities within the project boundary including:
(1)

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

(2)

Location and type of intersections where transportation facilities cross.

(3)

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

(4)

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

(5)

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

(6)

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

(7)

Estimated rights of way necessary for proposed transportation facilities.

(8)

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

(9)

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

C. For proposed transportation facilities within the project boundary that deviate from the standard
design requirements found in Chapter 4 of the UDO, clear identification of the deviation(s) and
explanation of the purpose of the deviation(s).
D. Location of proposed connection points or "gateways" between project transportation facilities and
existing or future community transportation facilities. Include a description of the reason for the
selected locations as well as a discussion of compliance with basic transportation engineering
concepts with regard to the selected locations.
E. Route distances and approximate travel times from project gateways to common community
destinations. Examples may include (but are not limited to) shopping centers, schools, parks, major
employers and downtown.
F. An inventory of existing community transportation facilities in the vicinity of the proposed
development including:
(1)

Location and type of facility,

(2)

Connectivity to other community facilities,

(3)

Information on the condition and capacity of each facility,

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

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

J.

Name and professional affiliation(s) of the individual(s) that prepared the CTP.
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Planned Development District
Conceptual Development Plan

Application & Forms
• PDD CDP Application
• Applicant Signature Page
• Appointment of Agent Forms (Bogle Firm & Rhetson)
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Planned Development District
Conceptual Development Plan

Application

Fee: $1,800.00

Date Received: __________

Case No.: PD-____-____

Project Information:
St. John Paul II Catholic School & Future Church
Project Name: ________________________________________________________________________________
2878, 2952, & 2978 Camp Easter Road, Southern Pines
Physical address: ______________________________________________________________________________
858315538280, 858315635655, & 858315635197
PIN: _______________________________________

00038409, 00991755, & 10001608
Parcel ID: ________________________________

20.82, 3.91, & 17.47 acres
Site Size: ___________________________________

RE
Zoning: __________________________________

Applicant:
Very Reverend John J. Forbes, VF
Name(s): _____________________________________________________________________________________
fr.john.forbes@raldioc.org
Email: ____________________________________

919.353.4960
Phone: __________________________________

300 Dundee Rd. Pinehurst, NC 29374
Mailing Address: _______________________________________________________________________________
Authorized Agent, if different from Applicant:
Pete Bogle, AIA - Principal/Owner - Bogle Firm Architecture
Name(s): _____________________________________________________________________________________
pete@boglefirm.com
Email: ____________________________________

704.638.2015
Phone: __________________________________

110 N Main St., Suite 200, Salisbury, NC 28144
Mailing Address: _______________________________________________________________________________
Legal Property Owner(s), if different from Applicant:
Luis Rafael Zarama, Bishop of the Roman Catholic Diocese of Raleigh, NC
Name(s): _____________________________________________________________________________________

Michael.Wengenroth@raldioc.org
Email: ____________________________________

919.728.7125
Phone: __________________________________

7200 Stonehenge Drive, Raleigh, NC 27613
Mailing Address: _______________________________________________________________________________
Owner's Contact: Michael Wengenroth, AIA
Dir. of Property, Construction and Risk Management
The Catholic Diocese of Raleigh
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UDO §2.18 Planned Development
§2.18.4(H) Conceptual Development Plan Criteria
(1) The proposed PDD satisfies the criteria for a zoning map amendment established in this
chapter;
(2) The Conceptual Development Plan represents an overall Development Pattern that is
consistent with the goals and policies of the Comprehensive Plan, Official Zoning Map, Capital
Improvements Program, and any other applicable planning documents adopted by the Town;
(3) The proposed Development is appropriate for the area of the Town in which it is located; and
(4) The proposed Development will not generate the need for inefficient extensions and
expansions of public facilities, utilities and services.
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Planned Development District
Conceptual Development Plan

List of Adjacent Property
Owners

PD-04-22 St. John Paul CDP

March 2022 Planning Board

53 of 123

PD-04-22 St. John Paul CDP

March 2022 Planning Board

54 of 123

St. John Paul Catholic School, Southern Pines
Surrounding Property Owners List
SJPCS Properties:
A. 2978 Camp Easter Rd
B. 2878 Camp Easter Rd
C. 2952 camp Easter Rd
Required List of Owners:
(within 200 feet, minimum of 10)
1. Knollwood Partners, LLC
1010 Midland Rd
Southern Pines, NC 28387
2. County of Moore
PO Box 905
Carthage, NC 28327
3. Benjamin Cramer
2795 Camp Easter Rd
Southern Pines, NC 28387
4. William Johnstone
2764 Camp Easter Rd
Southern Pines, NC 28387
5. Robert Pecha
2741 Camp Easter Rd
Southern Pines, NC 28387
6. St Joseph of the Pines
C/O Trinity Senior Living Communities
17410 College Parkway, Ste 200
Livonia, MI 48152
7. Robert & Mary Carrington
PO Box 1276
Southern Pines, NC 28388-1276
8. Robin Cummings
265 Pine Barrens Vista
Southern Pines, NC 28387
9. Lloyd & Sheri Sullivan
PO Box 406
Southern Pines, NC 28388-0406
10. James & Frances Current
141 Pine Barrens Ct
Southern Pines, NC 28387

PD-04-22 St. John Paul CDP

Secondary List of Owners:
(beyond required notification range)
A. Pineneedles Co Club Inc
1010 Midland Rd
Southern Pines, NC 28387-0088
B. Stephen Gent
420 Roundabout Rd
Carthage, NC 28327
C. Jonathan Drew
635 McDeeds Creek Rd
Carthage, NC 28327
D. Sharon Hakas
530 McDeeds Creek Rd
Southern Pines, NC 28387
E. George Rhodes
150 Harmony Lane
Southern Pines, NC 28387
F. Lucy Miller – Arrowhead Farms
2635 Camp Easter Rd
Southern Pines, NC 28387
G. Connemara Farm, LLC
PO Box 336
Pinehurst, NC 28370
H. Pinehurst Area Realty, Inc.
PO Box 1511
Pinehurst, NC 28370
I. Thomas McFadyen
245 Woodland Drive
Pinehurst, NC 28374
J. Donald & Laurie Trexler
PO Box 2288
Southern Pines, NC 28388
K. Peter & Corine Longanbach
290 Pine Barrens Vista
Southern Pines, NC 28387
L. Peter & Joanne Mace
PO Box 2605
Southern Pines, NC 28388-2605
M. Adam Kiker
140 Aqua Shed Ct
Aberdeen, NC 28315

March 2022 Planning Board

55 of 123

H
G
I
8

7

F

J

6
9

C

E
4

5

K

D
L

A
B

3
C

10

2

M

B

1

A

PD-04-22 St. John Paul CDP

March 2022 Planning Board

56 of 123

Planned Development District
Conceptual Development Plan

Deeds &
Proof of Ownership
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Former Horse Farm
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Parcel ID: 00038409
Former Horse
Farm property
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ACCESS EASEMENT TO 6.00 ACRE TRACT
BEGINNING at an iron stake, said stake being in the east line of
the 18 feet wide Camp Easter Road and being the southwest
corner of the above described 6.00 acre tract, running thence
with the south line of the 6.00 acre tract, S 77 54' E 27.00 feet;
thence S 50 06' W 37.77 feet to the east side of the 18 feet wide
Camp Easter Road; thence with the east side of the Camp Easter
Road N 4 55' 30.00 feet to the point of beginning, and being an
easement across the Kelly Miller et al property. Also
conveyed is the right to use the 18 foot wide Camp Easter
Road that extends from Aiken Road (S.R. No. 1853)
northerly to the Camp Easter in the Pines Property.
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UPDATED SURVEY AND
GIS SHOWS 17.47 ACRES
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Parcel ID: 10001608
Current School property
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Parcel ID: 00991755
Current Rectory property
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2952 Camp Easter Road
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Parcel ID: 00038409
Former Horse Farm property
SURVEY - May, 2012
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Parcel IDs: 00991755, 10001608
Existing School & Rectory Properties
SURVEY - February 2007
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Planned Development District
Conceptual Development Plan

Additional Documents
…to demonstrate consistency with UDO 2.18.4(H) Criteria 1 - 4
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Planned Development District
Conceptual Development Plan

Nature of Services
•
•
•
•
•

Power: Duke Energy (on-site)
Water / Sewer: Public (on-site)
Gas: Piedmont Natural Gas (on-site)
Data: Multiple Available, Spectrum in use
Stormwater Management: Existing capacity for Phase 1
Classroom Building installed during previous projects
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Former approved
Civil plan to show
Utilities &
Stormwater for
current CDP
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Former approved
Civil plan to show
Utilities &
Stormwater for
current CDP
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Former approved
Civil plan to show
Utilities &
Stormwater for
current CDP
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Planned Development District
Conceptual Development Plan

Neighborhood Meeting
Materials and Records
Invitation Letter & Mailing List
Sign-In Sheet
Graphics Presented
Representations made by the Applicant regarding the
proposed Development
• Summary of Public Comments and Responses
• Resultant Directions / Decisions
•
•
•
•
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St. John Paul Catholic School, Southern Pines
Surrounding Property Owners List
SJPCS Properties:
A. 2978 Camp Easter Rd
B. 2878 Camp Easter Rd
C. 2952 camp Easter Rd
Required List of Owners:
(within 200 feet, minimum of 10)
1. Knollwood Partners, LLC
1010 Midland Rd
Southern Pines, NC 28387
2. County of Moore
PO Box 905
Carthage, NC 28327
3. Benjamin Cramer
2795 Camp Easter Rd
Southern Pines, NC 28387
4. William Johnstone
2764 Camp Easter Rd
Southern Pines, NC 28387
5. Robert Pecha
2741 Camp Easter Rd
Southern Pines, NC 28387
6. St Joseph of the Pines
C/O Trinity Senior Living Communities
17410 College Parkway, Ste 200
Livonia, MI 48152
7. Robert & Mary Carrington
PO Box 1276
Southern Pines, NC 28388-1276
8. Robin Cummings
265 Pine Barrens Vista
Southern Pines, NC 28387
9. Lloyd & Sheri Sullivan
PO Box 406
Southern Pines, NC 28388-0406
10. James & Frances Current
141 Pine Barrens Ct
Southern Pines, NC 28387

PD-04-22 St. John Paul CDP

Secondary List of Owners:
(beyond required notification range)
A. Pineneedles Co Club Inc
1010 Midland Rd
Southern Pines, NC 28387-0088
B. Stephen Gent
420 Roundabout Rd
Carthage, NC 28327
C. Jonathan Drew
635 McDeeds Creek Rd
Carthage, NC 28327
D. Sharon Hakas
530 McDeeds Creek Rd
Southern Pines, NC 28387
E. George Rhodes
150 Harmony Lane
Southern Pines, NC 28387
F. Lucy Miller – Arrowhead Farms
2635 Camp Easter Rd
Southern Pines, NC 28387
G. Connemara Farm, LLC
PO Box 336
Pinehurst, NC 28370
H. Pinehurst Area Realty, Inc.
PO Box 1511
Pinehurst, NC 28370
I. Thomas McFadyen
245 Woodland Drive
Pinehurst, NC 28374
J. Donald & Laurie Trexler
PO Box 2288
Southern Pines, NC 28388
K. Peter & Corine Longanbach
290 Pine Barrens Vista
Southern Pines, NC 28387
L. Peter & Joanne Mace
PO Box 2605
Southern Pines, NC 28388-2605
M. Adam Kiker
140 Aqua Shed Ct
Aberdeen, NC 28315
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The following graphics were presented at the
Neighborhood Meeting. All slides are included here in
compressed form. A copy of the full PDF presentation is
available upon request.
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Subject: Neighborhood Meeting Agenda
Project: St. John Paul II Catholic School Classroom Building / Master Planning
Date:
1.25.22

Neighborhood Meeting Agenda
6:30 PM - January 25, 2022

▪

Welcome & Introductions
John Donohue / Deb Lawson
o Project Team
▪ St. John Paul, II School
• John Donohue, Principal
• Deb Lawson
• ▪ Rhetson Construction:
• Tony Bornhorst, Project Manager
▪ Bogle Firm Architecture:
• Pete Bogle, Principal Architect
• Rory Gabriel, Project Architect
o Video

▪

Purpose / Need

▪

Master Planning / Project Update
Pete Bogle
o Slideshow Presentation
o Progress Update – Next Steps – Estimated Timeline

▪

Question / Answer Session

John Donohue / Deb Lawson

All
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St. John Paul CDP
March
2022
Planning
Board NC 28144 • 704.638.2015
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St. John Paul II Catholic School
a case statement and feasibility report

This document includes the history and future path of St. John Paul II Catholic School in
Southern Pines, NC. Included in this report are vetted feasibility and case data alongside
project plans for both the future of our school and the development of the property located
on Camp Easter Road in Southern Pines.

2021- 2024
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ACCESS EASEMENT TO 6.00 ACRE TRACT
BEGINNING at an iron stake, said stake being in the east line of
the 18 feet wide Camp Easter Road and being the southwest
corner of the above described 6.00 acre tract, running thence
with the south line of the 6.00 acre tract, S 77 54' E 27.00 feet;
thence S 50 06' W 37.77 feet to the east side of teh 18 feet wide
Camp Easter Road; thence with the east side of the Camp Easter
Road N 4 55' 30.00 feet to the point of beginning, and being an
easement across the Kelly Miller et al property. Also
conveyed is the right to use the 18 foot wide Camp Easter
Road that extends from Aiken Road (S.R. No. 1853)
northerly to the Camp Easter in the Pines Property.
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The
Firm, PLLC
Architecture • Planning • Consulting

Subject: Neighborhood Meeting – 01/25/22
Project: Saint John Paul II Catholic School CDP
Date: 01/26/22

The purpose of this meeting was to present the CDP, help familiarize the neighbors with the
proposed short and long-term master plan, and to address any concerns.
Light Pollution
•
•

How will the impact of light pollution be minimized?
o Landscaping will be planted, and/or berms will be constructed as required.
Will the Phase II athletic fields have lighting?
o That level of detail is outside the scope of this CDP.

Traffic
•

Has a traffic impact analysis been completed?
o The school was contacted during the design phase of the new traffic circle.
The designers were informed that St. John Paul could have a maximum of
450 to 500 students.
o In the future, if the Diocese proceeds with Phase II for the future church
facility, a new TIA would be required. This is outside the scope of this CDP.

Construction
•

•

•

•

Please comment on the school construction phasing and its effect on traffic.
o Construction will have to occur while the school is both in and out of session.
o Fortunately, the school has a lot of open area for delivery, storage, and
staging. Additionally, no work is expected on the different utility lines.
Please comment on the site utilities.
o For the school, the utilities were installed to accommodate the new school
when the original work on the site was done.
o For the future church, new utilities will need to be run to the site at that time.
What is the expected cost of the building and how much money has already been
raised?
o School construction cost is expected to be between $8 and $10 million.
o While the school hasn’t begun any serious fund-raising campaign, it already
has approximately $3 million.
Please comment on tree removal in Phase II (church).
o In Phase I (school), the site is already prepared, and no trees will be
removed. An environmental consultant was contacted, and it was
determined that a RCW survey was not needed.
o In Phase II, trees will have to be removed to accommodate new
construction. All work will be done in coordination with an RCW survey
analysis. Trees will be replanted per the local code.
Page 1 of 2
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Church and School
•
•

•

•

What is driving the number of Phase II parking spaces?
o 500 spaces are projected for the church lot. This number is defined by the
Diocese of Raleigh.
Please comment on the St. Anthony of Padua church.
o St. Anthony’s has approximately 1,200 families but the chapel can only
accommodate 300 people.
o If the school ever proceeds with Phase II and a new church is built, the
existing in town St. Anthony’s church will be closed, and the site sold.
After construction on the school is completed, how long before it is expected to
reach full capacity?
o The school is currently at full capacity with 221 students and must turn away
approximately 40 prospective students each year. It’s expected to take 3
years before the school could reach its new 450 student capacity.
Please comment on the hiring of new teachers.
o The school receives many unsolicited applications from highly qualified
teachers for positions on its staff. Unfortunately, the school does not have
any additional capacity to take on new people.
o A new teacher can only be hired once a minimum class size has been
reached. This way, the number of teachers grows proportionally with the
number of students.

Easement
•

•

•

Will any school/church traffic be directed along the easement road?
o There is no plan to make use of the easement.
o The connection between the Phase II parking lot and the easement will be
removed.
Can the easement be removed?
o The usage rights to the easement belong exclusively to the property owner
of the 6 acre tract at the north end of the easement.
o The easement can only be removed if the owner of that 6 acre tract
establishes another legal connection to a public way and if that owner
petitions to have the easement removed – or if the Diocese purchases the
tract and combines it with the horse farm parcel.
What are the schools plans regarding the fence?
o The school will reach out to the diocese to either repair or remove (most
likely) the portions of the fence that are on the diocese property.

Miscellaneous
•

•
•

Can a school be built on a site (this site) that is zoned as RE?
o UDO matrix allows Elementary School use with a Conditional Use. Existing
school was approved as a Pre-K through 8th grade school under a previous
UDO. Expansion of this use requires compliance with the current UDO.
One neighbor brought up his concern of how his property value and the tax base
could be affected.
How will the neighbors learn about future meetings?
o Signs will be posted, and information will be published on the internet.
o The next scheduled Town Council meeting is March 3rd.
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St. John Paul II Catholic School Master Site Plan, Neighborhood Meeting 6:30 PM - January 25, 2022
Welcome & Introductions & Overview (John Donohue)
Attending:
Project Team ▪ St. John Paul II Catholic School • John Donohue, Principal • Deb Lawson, Director of Institutional
Advancement • Robert Evanila, Asst. Communications
Rhetson Construction: • Tony Bornhorst, Project Manager
Bogle Firm Architecture: • Pete Bogle, Principal Architect • Rory Gabriel, Project Architect
Fr. Forbes, Campaign Administrator, Sacred Heart Parish, Fr. Kane St, Anthony’s Parish
Additional Signed-In Neighbors/Attendees numbering 13

Donohue touched on his background as an educator and principal and codified the purpose of the meeting as an
opportunity within the set process to gain useful feedback and input from our neighbors before submitting a master
site plan to the Town of Southern Pines.
Donohue similarly touched upon the excitement for the prospects of the school, the desirability of the area and the
2922 Camp Easter Road location, as well as the team’s hope to develop the property in a way that respects the
character of Southern Pines, the neighborhoods nearby, and all of its residents.
Donohue stated that the current, temporary units that constitute the school’s academic buildings house 222
students, putting the school at capacity. He categorized the need for a new building as imminent, explaining the
rolling numbers of prospective students whom they’ve had to deny entry based upon space (30 – 40 per year in
previous years). (3 per week in 2021-2022 as per Evanila) Donohue explained that SJPII is a parochial school, part
of The Diocese of Raleigh,a mission of St. Anthony’s parish, that aims to address the growing need for classical
Catholic education in our area with a school building that can house more than double the current student body.

Video – Following introductions and a welcome to our neighbors, Principal Donohue presented a school marketing
video as part of his overview to our guests which outlined the need for a new facility via student and staff
commentary; a video that likewise gave insights into daily life at the school. Sports, music, academics, art, religion,
worship, leadership, students, teachers, etc.

Bogle shared site plan visuals/ renderings of the lot/s and existing buildings, phase 1 plans, future phase
possibilities, mock-ups of the school building design, motion mock-ups, preliminary floor plans, the deed, sections of
the SJPII Capital Campaign feasibility study, and other pertinent layouts and excerpts throughout his presentation.
Bogle mentioned having worked on several projects in the area and partnering with Rhetson to do the master
planning for the proposed SJPII facility.
Bogle explained that, like the adjacent McDeeds elementary property, the town of Southern Pines had made the
SJPII property/ies non-conforming parcel/s that would require a site-specific rezoning to expand, a conditional
district overlay (CDP). As part of this process, the master plan to be submitted to the town needed to contain all
targeted and possible future possibilities for development, despite the fact that SJPII is only presently seeking the
phase 1 school expansion by way of a permanent academic building. He reiterated that the plan need identify all
current and possible future uses. He likewise paraphrased the notion as plans showing both what will happen and
“what could happen.”
•

NOTE ADDED BY BOGLE FIRM: PETE BOGLE USED THE WRONG TERM DURING THIS PORTION
OF THE PRESENTATION. REZONING APPROACH WILL UTILIZE A “PD” PLANNED DEVELOPMENT
APPROACH AND NOT A “CD” CONDITIONAL DISTRICT SINCE CD OVERLAYS ARE RESTRICTED TO
THE USES PERMITTED IN THE UNDERLYING ZONING DISTRICT.
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Bogle explained the SJPII site plan as three pieces of property
•
•
•

Flagship Property (Rectory)
School (SJPII Catholic School)
Horse Farm (current location of additional SJPII offices)

Bogle identified “phase 1” plans as the plan for the upcoming, permanent school building to replace the existing
temporary units. He reviewed that it would be 56000 square feet, enough space for two classes in every grade, a
chapel, two stories, and that the grounds already included almost all of the needed infrastructure to this phrase 1
end. He specifically used drainage/runoff results as examples to illustrate.
Bogle noted that the existing plans for the new school building would require construction throughout the school
year after they break ground and that the phase 1 plans show the new building overlapping a portion the temporary,
modular units where school currently takes place. He noted that at least a portion of the temporary building would
need to be removed for the construction to begin. This led to some brief, extempore discussion with the audience
that seemed to clarify the urgency of the school building plan. Bornhost underscored the point, noting that the SJPII
property is currently at the limit to the number of temporary units the town will allow on the land.
Bogle showed graphics for a future phase that could include a new St. Anthony’s church building and new church
parking lot (for 500) on the parcel now referred to as the horse farm. Bogle referred to this layout as a conceptual
plan, when asked for clarification from the audience, and he explained that these future phase additions of a
possible church building, new lot, new athletic fields, a new rectory, and the possible future additional expansion of
the classroom building, were plans only drawn up to meet the rezoning purposes/requirements of the present goal,
phase 1 only.
Fr. Forbes noted a local legal requirement for a certain number of parking spaces per seats in a church. Fr. Kane
noted that St. Anthony’s current building was a 300 seat church for 1200 parishioners. Fr. Kane and the team also
clarified to the audience that the new church building represented on the future phase was to replace the existing St.
Anthony’s building in Southern Pines and not somehow exist in addition to that church.
Bogle stated that the purpose of meetings like this was to address any concerns on a conceptual plan before
sending it to the Town of Southern Pines. He noted that the future phases are the malleable ones where there might
be adjustments made to meet neighbor concerns and for which future meetings would also be held.
Bogle noted that the “right-to-use” on the 18’ easement to access our neighbors’ 6 acre tract adjacent (easement =
undeveloped road alongside the horse farm section), a right having applied to those neighbors for years, as
provided in the deed, would remain in effect. Several audience members inquired as to if there was anything the
teams invested in this process could do to curtail use of that easement by others who had not retained this “right.” It
was indicated that, by and large, curtailing wrongdoers was not within the purview of the teams present.
When asked, Bogle clarified that they were not currently seeking a PDP as it related to future phase. He conveyed
next steps as :
•
•
•

Scheduling CDP presentation to the town,
PDP for the phase 1 school building itself
Public meeting (March 3rd at the earliest)
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Concerns shared by the audience, during and following Bogle’s presentation, included:

•
•
•
•
•
•
•
•
•
•

•

•

•
•

•

•
•

Light pollution from the proposed lot on the future phase.
Noise pollution from the proposed church and lot on the future phase.
Additional, unwanted traffic using the easement.
Designed points of ingress and egress leading directly to the easement, as shown on the future phase,
adjoining the proposed church parking lot.
The existing poor state of the easement.
The possibility of additional school car-line lengths stretching out onto Camp Easter Road.
The existing poor state of a fence near the easement.
Getting DOT approval for new traffic flows so near the existing traffic circle.
Possible future phase light pollution from additional or augmented athletic fields. Bogle clarified that athletic
field lights were future phase and not phase 1.
A parent in the audience inquired as to phasing of the construction and site use during that time. Bornhorst
estimated a ten-month construction period that would take place while school was in session. Donohue
agreed.
A guest asked about a break-ground date. Lawson characterized the date as funding-dependent. The
follow-up question was asked, what portion of phase 1 would be paid for by the church/diocese, and while it
seemed clear that individual donors do come from both, the the school was responsible for raising the entire
amount themselves. When asked, Bornhorst estimated the cost at between $8M -$10M and Lawson verified
that the current capital campaign targeted an $8M goal.
A guest asked how quickly SJPII thought it would fill the additional seats in the phase 1 building. Lawson
estimated a three-year period before getting back near the new capacity. That same guest asked if there
was enough teacher interest in the SJPII School to make the plan work. Donohue clarified that SJPII was a
sought-after destination for local teachers for multiple reasons. Evanila clarified that there was already an
applied math to ensure there would not be students without teachers or teachers without students.
There were questions about the utilities to support the phase 1 school building. Bogle clarified that all
utilities had been planned for and installed in advance where possible.
Some guests wished to see a traffic impact analysis for all phases before lending any support. While one
guest later conveyed understanding that such studies would take place, again, later in the process if
possibly pursuing a future phase; however, she gently eschewed the previous traffic study referred to by
Lawson (who claimed the study accounted for both the phase 1 new school building and 300 residences that
came to the area), the guest stating that the proposed capacity for the phase 1 building is not the capacity
represented on the town’s website. Post-meeting, this guest further clarified her concern as relating to
additional traffic volume in the area, near her home on the McDeeds side, and as a safety issue given
nearby speed limits.
Impact of the future phases on local property values, particularly SJPII’s closest neighbors; some of that
impact as related to loss of trees in the area and light pollution from the proposed future phase parking lot.
There was no second mention of possible noise pollution during the questions about impact to property
values. One guest, a “constituent of the pine barrens,” noted that for many of the properties we were
speaking about, their value represented a large portion of the town’s property tax base.
Disruption of traffic flow and noise during actual construction of any phase.
One audience member cordially asserted a disagreement as to whether land originally zoned RE (rural
estate) could have a church building added to it. The gentleman’s contention was that only school buildings
could be added. Bogle and Lawson assured the guest that a church building was permitted. The guest
politely disagreed and seemed unconvinced when departing some time after. The ensuing conversation
attempted to clarify for all involved the differences between CDP and PDP zoning as explained by Bogle.
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•

•
•

The layman’s terms breakdown that closed that portion of the discussion was Bogle referring to CDP as
what could be and PDP as what has to be.
o NOTE ADDED BY BOGLE FIRM: GUEST WAS CORRECT THAT RELIGIOUS USE IS NOT
ALLOWED AS CURRENTLY ZONED IN RE. RELIGIOUS USE COULD BE APPLIED AS PART
OF THE PD REZONING.
There was a recurring concern that lending support to the master site plan at the CDP stage while it includes
such a detailed future phase design would, in essence, push through the future phase without any meetings,
stopgaps, or due process come some later date. Bogle noted that even with a future phase in this master
site plan, it would not curtail the requisite studies and meetings should the future phase design ever be
pursued.
Loss of trees.
Impact on wildlife.

Bogle addressed many of the questions, pointing out town requirements for berms and landscaping across the
whole of newly developed property that should mitigate the issues about the fence, some of the presumed light
pollution, and noise. Bogle levied the possibility of removing the two future phase points of ingress and egress to the
easement from a parking lot to address some of the traffic concerns.

Bogle noted that there might be an additional easement on the far side of SJPII’s easement belonging to others. If
so, it would be an easement with which his firm would not be aware. While no one could say for certain, this was
one of the possibilities noted to address a claim by a neighbor that a surveyor had indicated to her, there was a
single easement straddling two properties. Lawson and Bogle maintained that this was not the case.
Evanila noted on paper that, questions aside, only two of the concerns expressed by neighbors during the meeting
had to do with phase 1. Car-line length, and disruption during constriction.
Bogle and Donohue thanked guests for attending and remained, along with other master site plan team members,
breaking out into smaller groups to answer individual audience questions after the group meeting drew to a close.
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Planned Development District
Conceptual Development Plan

Conceptual
Development Plan
•
•
•
•

CDP1:
CDP2:
CDP3:
CDP4:

PD-04-22 St. John Paul CDP

Overview Concept Plan
Existing Campus Plan
Phase 1 Campus Plan
Future Phase Campus Plan
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RLUAC
Regional Land Use Advisory Commission

TOWN OF SOUTHERN PINES COURTESY REVIEW
Case: PD-04-22 – Conceptual Development Plan
Location: 2978 Camp Easter Road
PIN#: 858315538280, 858315635655, and 858315635197

March 8, 2022
Following a review of the above referenced Conceptual Development Plan by the RLUAC
staff and Board of Directors, and recognizing that our findings are non-binding on the
Town of Southern Pines, the RLUAC Board of Directors finds that:
•

The southern portion of the site is designated as Critical to Protect in the Fort Bragg
Compatible Use Rating system due to its location within an active red-cockaded
woodpecker foraging area.

•

The entire site is designated as Important to Protect in the Fort Bragg Compatible
Use Rating system due to its location within a designated High Quality Waters
drainage area (Mill Creek HQW Management Area).

Active red-cockaded woodpecker foraging areas are designated as Critical to Protect
because the loss of their habitat in the region, regardless of specific location, has the
potential to impact Fort Bragg’s military mission. If the cumulative loss of habitat outside
of the installation causes a significant impact to the viability of the species in the region,
the use of critical training land on Fort Bragg may be restricted to ensure that the
installation fulfills its environmental protection obligations. This would occur as the result
of an increased requirement to preserve habitat for this federally designated endangered
species, which, in the past, has severely limited certain types of training activity on Fort
Bragg. Constrained training capabilities, in turn, can have a significant impact on military
readiness and the sustainment of Fort Bragg’s mission.
With the proximity of known red-cockaded woodpecker clusters, RLUAC encourages the
applicant to have this property surveyed by personnel experienced in management and
monitoring of the species prior to the removal of any mature pine trees. The protocol can
be obtained at: https://www.fws.gov/ncsandhills/pine_tree_removal.html The results of
this survey can be sent to the US Fish and Wildlife Service office located in Raleigh, NC,
* 6250 Raeford Road * Fayetteville * NC * 28304 * Office: (910) 398-3743 * director@rluac.com *
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ATTN: John Hammond, for review. The applicant is also encouraged to preserve as many
mature pines and as much contiguous undisturbed forested land on the site as possible
within the defined foraging area.
RLUAC also encourages the Town of Southern Pines and the applicant / developer to take
such measures as are feasible to limit the impact of stormwater runoff from the future
development of the site on the watercourses that comprise the Mill Creek High Quality
Waters Management Area. Maintaining the integrity of important environmental assets
contributes to the overall compatibility of our region with Fort Bragg’s environmental
protection mission, which goes hand-in-hand with its military training and operational
missions. Beyond the potential environmental impact of the proposed development, the
nature of the use proposed for the site does not present any additional compatibility
concerns with regard to military training or operations.
Thank you for allowing RLUAC to review this case.
John K. McNeill, Chairman
Vagn K. Hansen II, AICP, Executive Director

* 6250 Raeford Road * Fayetteville * NC * 28304 * Office: (910) 398-3743 * director@rluac.com *
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BJ Grieve
From:
Sent:
To:
Subject:
Attachments:

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

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

Email correspondence to and from this address is subject to the
North Carolina Public Records Law and may be disclosed to third parties.
From: Cindy Williams <CWilliams@southernpines.net>
Sent: Thursday, March 3, 2022 9:43 AM
To: Archie Daniel <adaniel@southernpines.net>; Cindi King <CKing@southernpines.net>; Cory Albers
<calbers@southernpines.net>; David Byrd <DByrd@southernpines.net>; James Michel <JMichel@southernpines.net>;
Ken Skipper <KSkipper@southernpines.net>; Maurice Holland <mbholland63@gmail.com>; JuarezPozos, Dagoberto
<djuarezpozos@ncdot.gov>; ncsandhillsrcw@fws.gov; Pete Campbell <director@rluac.com>; ISTRE, RONALD
PD-04-22 St. John Paul CDP
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<ristre@southernpines.net>; Scotty Malta <smalta@moorecountyairport.com>
Cc: BJ Grieve <BJGrieve@southernpines.net>; Cindy Williams <CWilliams@southernpines.net>
Subject: [External] PD-04-22 St. John Paul II Catholic School
CAUTION: External email. Do not click links or open attachments unless you verify. Send all suspicious email as an attachment to
Report Spam.

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

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

I.

To:

Planning Board

From:

Cindy Williams, Interim Planner I

Subject:

OA-01-22: Text Amendments to the Unified
Development Ordinance (UDO); Petitioner: Town of
Southern Pines Planning Division Staff

Date:

March 24, 2022

SUMMARY OF AMENDMENT REQUEST:
The Planning Division of the Town of Southern Pines Community Development
Department is proposing to amend the Unified Development Ordinance (UDO) with a
variety of text amendments and is asking for Planning Board and Town Council review
and approval per UDO §2.17. The proposed amendments are described below, including
the applicable UDO Sections and Exhibits. The specific text of each proposed amendment
may be found in the attachments to this staff report.
The Planning Division’s requested amendments to the UDO may be described as follows:
1. To amend UDO §4.3.13(B) by replacing the first two sentences of subsection (B)
with the following language:
Credit given for protected trees shall be equal to the diameter breast height
(DBH) of the tree in inches divided by two (2) inches, but no fraction thereof.
Trees so credited must have a minimum DBH of two (2) inches and be shown
on the grading, erosion control and landscape plans.
2. To amend UDO §9.3 by inserting a definition for “Caliper” and a definition for
“Diameter Breast Height (DBH)”; and
3. To amend UDO §8.14.1 by deleting subsection (C) in its entirety so that the number
of successive terms a member of the Board of Adjustment may serve is no longer
limited to two successive terms.

II.

APPLICATION REVIEW:
A. Review Process:
Applications for text amendments are reviewed pursuant to UDO §2.17.

OA-01-22 Mic. Text Amds.

March 2022 Planning Board

1 of 10

B. Criteria for Review:
When reviewing an application for a UDO text amendment, the hearing bodies
(Planning Board and Town Council) shall consider and be guided by the following
criteria, as set forth in UDO §2.17.10:
2.17.10. Criteria for UDO Text Amendments
In its review of an application for a UDO text amendment, the Hearing Bodies
shall consider the following criteria. No single factor is controlling; instead,
each must be weighed in relation to the other standards.
(A) Consistency. The text amendment shall be consistent with the adopted
Comprehensive Plan.
(B) Health, Safety, and Welfare. The amending ordinance must bear a
substantial relationship to the public health, safety, or general welfare, or
protect and preserve historical cultural places and areas.
(C) Public Policy. Certain public policies in favor of the text amendment may
be considered. Examples include a need for affordable housing, economic
development, mixed-use development, or sustainable environmental
features, which are consistent with the Town, area, neighborhood, or
specific plans.
(D) Other Factors. The Hearing Body may consider any other factors relevant
to a text amendment application under state law.
(E) Impacts. The Hearing Bodies shall not regard as controlling any
advantages or disadvantages to the individual requesting the change, but
shall consider the impact of the proposed amendment on the public at large.
C. Outside Agency Comments:
• A request for comment was emailed to representatives from the Regional
Land Use Advisory Commission (RLUAC), North Carolina Department of
Transportation (NCDOT), U.S. Fish and Wildlife Service, and
representatives of the Town of Southern Pines on March 3, 2022.
o As of the completion of the staff report, a response was received
from NCDOT stating that there were no comments.
III.

ATTACHMENTS:
1. Draft Planning Board Resolution to Adopt a Written Recommendation
2. Current sections of the UDO, showing edits
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IV.

PLANNING BOARD ACTION:
The Planning Board shall consider the criteria for text amendments found in UDO
§2.17.10, including consistency with the Comprehensive Long Range Plan. Per North
Carolina General Statute 160D-604(d), prior to consideration of the proposed text
amendments by the Town Council, the Planning Board shall advise and comment on
whether the proposed amendments are consistent with the Comprehensive Long Range
Plan. The Planning Board shall provide a written recommendation to the Town Council
that addresses plan consistency and other matters as deemed appropriate by the Planning
Board, but a comment by the Planning Board that a proposed amendment is inconsistent
with the comprehensive plan shall not preclude consideration or approval of the proposed
amendments by the Town Council.
To assist the Planning Board in performing this task, Town staff has prepared the following
draft motions for the Planning Board’s consideration, possible modification as necessary,
and adoption:
I move that after reviewing the proposed text amendments to the UDO and considering the
criteria for approval of text amendments to a Planned Development District found in UDO
§2.17.10:
1. The proposed amendments are consistent with the Comprehensive Long Range
Plan for the reasons set forth in Attachment A of staff report OA-01-22;
2. The proposed amendments are consistent with the Comprehensive Long Range
Plan for the reasons set forth in Attachment A of staff report OA-01-22 as revised
by the Planning Board;
3. The proposed amendments are inconsistent with the Comprehensive Long Range
Plan for the reasons set forth in Attachment A of staff report OA-01-22 as revised
by the Planning Board;
I further move that the following other matters were considered by the Planning Board
and shall be added to Attachment A by Town staff as part of the Planning Board’s written
recommendation to the Town Council:
1.
And, therefore, I move to:
1. Recommend approval of OA-1-22 to the Town Council.
2. Recommend denial of OA-01-22 to the Town Council.
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ATTACHMENT A
PLANNING BOARD
RESOLUTION TO ADOPT A WRITTEN RECOMMENDATION
FOR ORDINANCE AMENDMENT APPLICATION
OA-01-22
WHEREAS, Section 160D-701 of the North Carolina General Statutes specifies that zoning
regulations shall be made in accordance with a comprehensive plan and shall be designed to protect
the public health, safety and general welfare; and
WHEREAS, Section 160D-604 of the North Carolina General Statutes specifies that the Planning
Board shall, with any ordinance amendment or zoning map amendment, advise and comment on
whether the proposed action is consistent with the adopted Comprehensive Plan and on other
matters as deemed appropriate by the Planning Board, and that the Planning Board shall provide
this in the form of a written recommendation to the Town Council; and
WHEREAS, the Planning Board conducted a public hearing on March 24, 2022 to listen to public
comments, ask questions of the Town’s Planning staff and to consider ordinance amendment
application OA-01-22.
NOW, THEREFORE BE IT RESOLVED that the Planning Board finds and recommends to the
Town Council that the revisions to the Unified Development Ordinance (UDO) that have been
prepared by Planning staff are reasonable, in the public interest and are generally consistent with
the Town of Southern Pines Comprehensive Long Range Plan (CLRP). The amendment to use
consistent terms for measuring trees in the Town’s landscaping code, and to define those terms,
are amendments to the UDO that will improve interpretation and administration for future users of
the regulations. The amendment to remove term limits for Board of Adjustment members will
improve administrative efficiency thereby reducing public expense, and allow for retention of
knowledge on the Board of Adjustment.
Whereas some revisions to the Town of Southern Pines UDO implement a specific portion of the
community vision and/or will help achieve specific goals and policies of the CLRP, the proposed
revisions are intended to ensure that the UDO remains a user-friendly and legally defensible
document that will continue to guide growth via updated land development regulations.
Implementing the CLRP in a manner that is clear and compliant with North Carolina statutes
governing local use of development regulations, is certainly reasonable and in the public interest
and consistent with the CLRP.
ADOPTED this the 24th day of March, 2022.
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_____________________________
Gary Carroll, Chairman
ATTEST:

______________________________________
Cindy Williams
Secretary to the Planning Board
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4.3.12.

Request for Extension of Compliance

(A) The Town recognizes that land Development occurs continuously, and
that vegetation used in landscaping or screening should be planted at
certain times to insure the best chance of survival. To ensure
compliance and to reduce the potential expense of replacing
landscaping or screening materials that were installed at an
inappropriate time or under unfavorable conditions for planting, an
extension of compliance with landscaping requirements may be
allowed for a period not longer than ninety (90) days.
(B) In the event of an extension, the Applicant shall provide a letter
acknowledging a performance guarantee (letter of credit or
performance bond) adequate to cover one hundred and fifty (150)
percent of the installed landscaping costs.
(Ord. # 1716)

(C) The letter shall also acknowledge that the Applicant for the Building
Permit is aware of all landscaping and screening requirements and will
comply with those requirements within ninety (90) days or discontinue
use of the property.
(D) If the initial letter of request for extension of compliance with
landscaping requirements has expired and conditions are still deemed
unsuitable for planting, the Applicant may request one additional
extension of up to ninety (90) days. Failure to comply with the
provisions of this section within the time noted in the letter of request
for the extension of compliance with landscaping requirements shall
be deemed a violation of this ordinance.

issued while there is an active (pending) letter of request for extension
of compliance with landscaping requirements, unless a performance
guarantee (such as a letter of credit or performance bond) sufficient to
cover 125 percent of the installed landscaping costs has been posted
with the Inspections or Planning Department.

4.3.13.

(A) Existing healthy vegetation shall be preserved when possible and may
be credited toward landscape requirements. Vegetation to be saved
and protection measures to be used during grading and construction
shall be specified on site plans. Protection measures maintain a radius
of at least six (6) feet around existing plants or provide a radius of one
(1) foot for each one (1) inch DBH of trees, whichever is greater.
(B) Credit given for protected trees shall be equal to the diameter breast
height (DBH)caliper of the tree in inches, (caliper is the diameter of the
tree measured at breast height) of each protected tree divided by two
(2) inches, but no fraction thereof. Trees so credited must be at least
have a minimum DBH of two (2) inches Caliper and be shown on the
grading, erosion control and landscape plans. Protection of natural
groups of trees is encouraged, with each tree within the grouping
being credited as if standing alone; however, the protected ground
area or tree save area shall encompass all trees within the grouping. 1
(C) The site plan shall:
(1)

(E) The Applicant shall acknowledge that while a Conditional Certificate of
Compliance may be issued, no Final Certificate of Compliance will be

1

Single trees that have developed as individual specimens are the best candidates
for retention. For the most part, trees that have developed as stands, particularly
intermediate and suppressed trees will not function well as individuals. They are
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Existing Vegetation Credits

Indicate trunk locations, DBH and drip lines of all trees and/or
tree stands to be preserved (Note: When stands of trees will be
preserved well away from construction areas, it is not necessary
to plot accurate trunk locations);

prone to failure and decline when their neighbors are removed. Not only are the
trees unstable, but they contribute little to the appearance or landscape quality of
the new project.
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Building, Principal or Principal Structure: The building or structure on a Lot
that houses the Principal Use. For example, in the example for the previous
definition, the Single-Family home would be the Principal Building
Building Front or Frontage: The length of that side of the principal building
that faces the street. For corner Lots, the front shall be determined by the
Planning Director based on other Development along the faces of the block on
which the corner Lot is located.
Built-Upon Area: Built-upon areas shall include that portion of Development
project that is covered by impervious or partially impervious cover including
buildings, pavement, gravel roads, recreation facilities (e.g. tennis courts), etc.
(Note: Wooden slatted decks and the water area of a swimming pool are
considered pervious.)
Caliper: A standard measure of size for newly planted trees. Caliper refers to
the trunk diameter, in inches, at a point six (6) inches above the ground (for
trees equal to or less than a 4” caliper), at a point twelve (12) inches above the
ground (for trees larger than 4” caliper), or as defined by the American
Standard for Nursery Stock ANSI Z60.1.
Child Care Home: A home for not more than nine orphaned, abandoned,
dependent, abused or neglected children together with not more than two
adults who supervise such children, all of whom live together as a single
housekeeping unit.
Child Care Institution: An institutional facility housing more than nine
orphaned, abandoned, dependent, abused or neglected children.
Circulation Area: That portion of the Vehicle Use Area used for access to
parking or loading areas or other facilities on the Lot. Driveways and other
maneuvering areas (other than parking aisles) comprise the Circulation Area
Combination Use: A use consisting of a combination on one Lot of two or more
Principal Uses separately listed in Exhibit 3-15.
Compatible/Compatibility - A condition in which land uses or conditions can
coexist in a relative proximity to each other in a stable fashion over time such
that no use or condition is unduly negatively impacted directly or indirectly by
another use or condition. Compatibility does not require homogeneity, but
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does consider the relative scale, design and intensity of nearby structures, uses
and activities.
Conditional Zoning: A legislative zoning map amendment with site-specific
conditions incorporated into the zoning map amendment.
Conservation Easement: The grant of a property right or interest from the
property owner to a unit of government or nonprofit conservation organization
stipulating that the described land shall either remain in its natural, scenic,
open or wooded state; or be used for agricultural purposes authorized
specifically authorized by the easement.
Conversion Schedule: A table submitted with the application for zoning
approval identifying the proposed range of conversion between different types
of uses within a PD district.
Council or Town Council: The Town Council of the Town of Southern Pines.
Cutoff Fixture: An outdoor light fixture shielded or constructed in such a
manner that no more than two and one half (2½) percent of the total light
emitted by the fixture is projected above the horizontal plane of the fixture.
Determination: A written, final, and binding order, requirement, or
determination regarding an administrative decision.
Developer: A person, including a governmental agency or reDevelopment
authority, who undertakes any Development and who is the landowner of the
property to be developed or who has been authorized by the landowner to
undertake Development on that property.
Development: Any of the following:
a. The construction, erection, alteration, enlargement, renovation,
substantial repair, movement to another site, or demolition of any
structure.
b. The excavation, grading, filling, clearing, or alteration of land.
c. The subdivision of land as defined in G.S. 160D-802.
d. The initiation or substantial change in the use of land or the intensity of
use of land.
Development Approval: An administrative or quasi-judicial approval made
pursuant to this UDO that is written and that is required prior to commencing
Development or undertaking a specific activity, project, or Development
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proposal. Development approvals include, but are not limited to, zoning
permits, site plan approvals, Special Use Permits, variances, and certificates of
appropriateness. The term also includes all other regulatory approvals required
by regulations adopted pursuant to this UDO, including plat approvals, permits
issued, Development agreements entered into, and building permits issued.
Unless provided otherwise by law, Development Approvals attach to and run
with the land.
Development Conditions: The written Development program, dimensional
standards, special conditions and restrictions on Development submitted with
the application for zoning approval.
Development Envelope: Area within which grading, lawns, pavement and
buildings will be located.
Development Pattern: A type of Development described in chapter 6 of this
UDO or otherwise established that is characterized by a mix of uses, intensities
of Development or specific design characteristics.
Diameter Breast Height (DBH): A standard measure of size for existing trees.
The tree trunk diameter is measured in inches at a height of four and one-half
(4 ½) feet above grade. If a tree splits into multiple trunks below 4½ feet, then
the trunk is measured at its most narrow point beneath the split.
Down-zoning: A zoning ordinance that affects an area of land in one of the
following ways:
a.
b.

By decreasing the Development density of the land to be less dense
than was allowed under its previous usage.
By reducing the permitted land uses of the land that are specified in a
zoning ordinance or land Development regulation to fewer than were
allowed under its previous usage.

Dwelling: Any building, structure, manufactured home, or mobile home, or
part thereof, used and occupied for human habitation or intended to be so
used, and includes any outhouses and appurtenances belonging thereto or
usually enjoyed therewith. For the purposes of minimum housing codes, the
term does not include any manufactured home, mobile home, or recreational
vehicle, if used solely for a seasonal vacation purpose.
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Dwelling Unit: A single unit providing complete, independent living facilities
for one or more persons, including permanent provisions for living, sleeping,
eating, cooking and sanitation.
Estoppel: A bar or impediment preventing a party from asserting a fact or a
claim inconsistent with a position that party previously took, either by conduct
or words, especially where a representation has been relied or acted upon by
others.
Evidentiary Hearing: A hearing to gather competent, material, and substantial
evidence in order to make findings for a quasi-judicial decision required by a
Development regulation adopted under this UDO.
Existing Development. Those projects that are built or those projects that at a
minimum have established a vested right under North Carolina zoning law as of
the effective date of this ordinance based on at least one of the following
criteria:
(A) Substantial Expenditures or resources (time, labor, money) based on a
good faith reliance upon having received a valid local government
approval to proceed with the project; or
(B) Have an outstanding valid building permit as authorized by the
General Statutes (G.S. 160D-108); or
(C) Having expended substantial resources (time, labor, money) and
having an approved site specific or phased Development plans as
authorized by the General Statutes (G.S. 160D-108.1).
Existing Lighting: Any and all lighting installed prior to the effective date of this
UDO.
Expenditure: A sum of money paid out in return for some benefit or to fulfill
some obligation. The term also includes binding contractual commitments to
make future Expenditures, as well as any other substantial changes in position.
Extraterritorial Planning Area: That portion of the Town's Planning Jurisdiction
that lies outside the corporate limits of the Town.
Family: One or more persons living together as a single housekeeping unit.
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(E) The Town Council may remove Planning Board members at any time for
failure to attend three (3) consecutive meetings or for failure to attend
thirty (30) percent or more of the meetings within any twelve (12) month
period or for any other good cause related to performance of duties. If an
in-town member moves outside the Town or if an Extraterritorial Planning
Area member moves outside the Planning Jurisdiction, that shall constitute
a resignation from the Planning Board, effective upon the date a
replacement is appointed by the council.

8.13.2.

Responsibilities

(1)

Development and amendment of the Comprehension Plan and
Official Map;

(2)

Development and amendment of this UDO and a Zoning Map;

(3)

Planned Development Districts;

(4)

Special Use Permits;

(5)

Plats and other land subdivision; and

(6)

Development Agreements.

(Ord. #1919)

(A) Prepare a Comprehensive Plan for the future Development, including
recommendations relative to goals, policies and objectives relating to the
growth, Development and reDevelopment of the Town and the
surrounding Extraterritorial Planning Area.
(B) Prepare zoning and subdivision regulations, including recommendations
relative to the location, length, width, and arrangements of the streets,
alleys, bridges, viaducts, parks, parkways, playgrounds, boulevards, or
other public grounds or improvements, the platting of public property into
Lots, plots, streets or alleys, the locations of railroad or street car lines,
transportation or other channels for communication of any kind, the
grouping of public buildings, the design and placing of memorials, works of
art, power or lighting plants, street lighting standards, telegraph and
telephone poles, street name Signs, billboards and Projecting Signs.
(C) Make recommendations in connection with the execution and detailed
interpretation of the Comprehensive Plan and this UDO, and make such
changes and adjustments in the plan as may be deemed desirable from
time to time.
(D) Develop and recommend to the Town Council policies, ordinances,
administrative procedures and other means for carrying out plans in a
coordinated and efficient manner.
(E) Recommend, from time to time, legislation which may be desirable to
further the purpose of Town planning.

(G) In addition to all other powers and duties provided by the provisions of this
UDO, the Planning Board shall have such other powers and/or duties as
may be provided by the Town Council.

8.14. BOARD OF ADJUSTMENT
8.14.1.

Appointment and Terms of Board of Adjustment

(A) There shall be a Board of Adjustment consisting of five regular members
and three alternates. Three regular members and two alternates,
appointed by the council, shall reside within the town. Two regular
members and one alternate, appointed by the county board of
commissioners, shall reside within the Town's extraterritorial planning
area. If, despite good faith efforts, sufficient numbers of residents of the
extraterritorial planning area cannot be found to fill the seats reserved for
residents of such area, then the county board of commissioners may
appoint other residents of the county (including residents of the town) to
fill these seats. If the county board of commissioners fails to make these
appointments within ninety days after receiving a resolution from the
Town Council requesting that they be made, the Council may make them.
(B) Board of Adjustment regular members and alternates shall be appointed
for three-year staggered terms, but both regular members and alternates
may continue to serve until their successors have been appointed.
Vacancies may be filled for the unexpired terms only.

(F) Make recommendations to the Town Council concerning:
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(C) Members may be re-appointed to not more than two successive complete
terms.
Regular Board of Adjustment members may be removed by the
Council at any time for failure to attend three consecutive meetings or for
failure to attend thirty percent or more of the meetings within any twelvemonth period or for any other good cause related to performance of
duties. Alternate members may be removed for repeated failure to attend
or participate in meetings when requested to do so in accordance with
regularly established procedures.

(D)(C)

(E)(D) If a regular or alternate in-town member moves outside the town or if
an extraterritorial area regular or alternate member moves outside the
planning jurisdiction, that shall constitute a resignation from the board
effective upon the date a replacement is appointed.
(F)(E)
Extraterritorial planning area members may vote on all matters
coming before the Board.
(G)(F) The in-town alternate may sit only in lieu of a regular in-town member
and the extraterritorial area alternate may sit only in lieu of the regular
extraterritorial area member. When so seated, alternates shall have the
same powers and duties as the regular member they replace.

8.14.2.

Meetings of the Board of Adjustment

(A) The Board of Adjustment shall establish a regular meeting schedule and
shall meet frequently enough so that it can hear an application within
30 days of submittal.
(B) The Board shall conduct its meetings in accordance with the evidentiary
procedures set forth in chapter 2 of this UDO.
(Ord. #1919)

(C) All meetings of the board shall be open to the public and whenever
feasible the agenda for each board meeting shall be made available in
advance of the meeting.
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8.14.3.

Quorum

(A) A quorum for the board of adjustment shall consist of the number of
members equal to four-fifths of the regular board membership (excluding
vacant seats). A quorum is necessary for the board to take official action.
(B) A member who has withdrawn from the meeting without being excused
shall be counted as present for purposes of determining whether a
quorum is present.

8.14.4.

Voting

(A) The concurring vote of four-fifths of the regular board membership
(excluding vacant seats) shall be necessary to reverse any order,
requirement, decision, or determination of the administrator or to decide
in favor of the applicant any matter upon which it is required to pass under
any ordinance (including the issuance of a Special Use Permit) or to grant
any variance. All other actions of the board shall be taken by majority vote,
a quorum being present.
(B) Once a member is physically present at a board meeting, any

subsequent failure to vote shall be recorded as an affirmative vote
unless the member has been excused in accordance with paragraph
(C) or has been allowed to withdraw from the meeting in
accordance with paragraph (D).
(C) A member may be excused from voting on a particular issue by

majority vote of the remaining members present under the
following circumstances:
(1)

If the member has a direct financial interest in the outcome of the
matter at issue; or

(2)

If the matter at issue involves the member's own official conduct; or

(3)

If participation in the matter might violate the letter or spirit of a
member's code of professional responsibility; or
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