AGENDA
Town of Southern Pines Planning Board Regular Meeting
Douglass Community Center
1185 W. Pennsylvania Avenue, Southern Pines, NC
February 20, 2020

I.

Call to Order

II.

Approval of Minutes: December 19, 2019 and January 23, 2020

III.

Public Hearings:
1.

CU-01-20 Amendment to an Existing Conditional Use Permit for Special Home Events;
790 E. Connecticut Avenue; Donald Naysmith and Caroline Naysmith of
Cardon Properties, LLC

2.

CU-02-20 Conditional Use Permit; 801 SW Broad Street; B&R Holding Company, LLC by
Brandon Goodman, Authorized Agent

IV.

New Business

V.

Old Business

VI.

Adjournment

MINUTES
Town of Southern Pines Planning Board Regular Meeting
Douglass Community Center, 1185 W. Pennsylvania Avenue
December 19, 2019 at 6:00 PM
The regular meeting of the Town of Southern Pines Planning Board was held on Thursday, December
19, 2019, at 6:00 PM at the Douglass Community Center, 1185 W. Pennsylvania Avenue, Southern
Pines, North Carolina.
Board members present: Vice Chairman Gary Carroll, Benjamin Greene, Kim Wade, Lemuel Dowdy
and Cooper Carter. Diane Westbrook was unable to attend.
Town staff present: B.J. Grieve, Planning Director, and Cindy Williams, Secretary to the Planning
Board.
Vice Chairman Carroll called the meeting to order.
APPROVAL OF MINUTES:
Benjamin Greene made a motion, which was seconded by Kim Wade, to approve the Minutes of the
November 21, 2019 meeting with noted corrections. The motion carried unanimously.
OATH OF OFFICE:
The oath of office was administered to new members Lemuel Dowdy and Cooper Carter.
BOARD APPOINTMENTS:
Benjamin Greene made a motion, which was seconded by Kim Wade, to nominate Gary Carroll as
Chairman. The motion carried unanimously.
Kim Wade made a motion, which was seconded by Benjamin Greene, to nominate Diane Westbrook
as Vice Chairperson. The motion carried unanimously.
Comprehensive Long Range Plan Short Term Work Program Calendar Year 2020 Update &
Prioritization Plan
As set forth in Chapter 11 of the Town of Southern Pines Comprehensive Long Range
Plan (CLRP), the Planning Director shall report the implementation status of the Short
Term Work Program (STWP) to the Planning Board in December of each year. The
STWP was formulated during the 2015-16 Comprehensive Long Range Plan update
as part of a coordinated effort between the Town Council, the Planning Board, and
Town staff. The STWP is a tool for establishing budgetary priorities for non-recurring
operational expenses. It is not intended to replace the capital improvement planning
process, but should complement that process. It is also not intended to include ongoing
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operational tasks necessary to provide services assigned to each of the Town’s
departments. Rather, the purpose of the STWP is to ensure that, in addition to carrying
out normal operations, the Town maintains a focus on completing additional tasks that
are necessary to achieve the goals of the CLRP. The STWP is reviewed on an annual
basis to reflect Town’s accomplishments and to incorporate new program proposals.
STAFF REPORT – B.J. Grieve, Planning Director:
Mr. Grieve provided an overview of the tasks listed in the December 19, 2019 staff report as follows:
Task #1 Facilities Inventory is complete.
Task #2 Levels of Services: Performance measures and workload indicators are being incorporated
into the annual budget.
Task #3 US Highway 1: The concern was the area of US Highway 1 between Old US Highway 1
and Aberdeen. There was an interest in preparing a gateway corridor study that was going to be part
of the NCDOT synchronized street project. This task has been placed on hold for the time being so
rather than doing a gateway corridor study that includes design standards and access and land use
issues, the Town is going to look at design standards only. Southern Pines, Aberdeen and Pinehurst
have already begun working with the Triangle Joint Council of Governments on a project looking at
highway corridor overlay design standards to make them consistent among all three jurisdictions.
Task #4 Morganton Road: When the CLRP was adopted, the Morganton Road Conceptual
Development Plan was becoming outdated and it had moved further away from its original intent.
The Morganton Park North Conceptual Development Plan has been completely refreshed and since
that time development has accelerated within the Morganton Park North area.
Benjamin Greene asked if there are any plans to deal with increased traffic in that area given all of
the development that has occurred on that portion of Morganton Road.
Mr. Grieve responded that the number of curb cuts on Morganton Road will be limited based on the
current plans for Morganton Park North and Morganton Park South. There are a lot of internal road
networks, you might say local commercial, rather than everything fronting directly on Morganton
Road. There is one more curb cut at Patriot Drive to access the north side and there is already a curb
cut on the south side for the entrance into Lowes Foods. There might be one more curb cut east of
there for one more main corridor.
Chairman Carroll commented that there is still going to be a lot of traffic at the intersection of US
Highway 15-501.
Mr. Grieve stated that a major project to upgrade the intersection of US Highway 15-501 and West
Morganton Road is planned and has been funded and he believes that project is in the three to five
year timeframe.
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Dr. Greene stated that he wants to make sure that traffic in that area is addressed with any future
development.
A discussion regarding increased traffic and possible solutions ensued.
Task #5 Utility Master Plans: A study of future utility needs of the Town with respect to anticipated
repairs and replacements, as well as capacity analyses of the current infrastructure, has been
conducted. The Town anticipates completion of Capital Improvements Plans for water and sewer
infrastructure in early 2020.
Task #6 Stormwater Management: The Town continues to work towards creating a Stormwater
Management Master Plan that will identify problem areas and provide a list of actions that can be
taken over time for better capital budget planning in the future. This task is ongoing.
Task #7 Old US Highway 1: An Existing Conditions Report was created by TJCOG in 2019 which
staff plans to discuss with the Town Council in 2020 to determine the Council’s interest in proceeding
with development of a land use plan to guide redevelopment of the approximately sixty (60) acre
area.
Task #8 Facilities Needs Assessment: This is basically the same as Task #1. The two projects were
done together and this task is complete.
Task #9 IT/GIS Master Plan: The IT Department has completed the IT/GIS Strategic Plan. The IT
and Community Development Departments have collaborated to implement SmartGov, the new
software application for processing building permits and planning applications.
Task #10 Facilities Needs Plan: This is phase two of the facilities needs assessment. Building
Needs Assessment and Space Needs Assessment studies were completed in May 2019. This task is
determining how to implement the projects that were identified in the studies.
Task #11 UDO Revisions per S.L. 2019-111: Staff recommends that this be added as a new task.
Part II of Session Law 2019-111 consolidated the various statutes related to land use regulations that
were previously separate for counties and municipalities into Chapter 160D of the North Carolina
General Statutes. The Town of Southern Pines Unified Development Ordinance will need to be
revised and reformatted to comply with Chapter 160D NCGS by January 1, 2021.
Task #12 Bicycle Transportation Plan: Robert Reeve, Recreation and Parks Director, is interested
in updating the Bicycle Transportation Plan that was created in 2010. Mr. Grieve stated that Planning
staff is in support of this update and asked the Board if they would be interested in including this
update to the short term work program.
Task #13 CLRP Update: The Town needs to start thinking about updating the CLRP if the 5 to 7
year update cycle is to be followed.
Mr. Grieve asked the Board for they had any comments or questions.
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Lemuel Dowdy noted that the West Southern Pines Neighborhood Plan had not been addressed.
Mr. Grieve responded that the Short Term Work Program is for work that needs to be done and the
West Southern Pines Neighborhood Plan has already been adopted and is in the Comprehensive Long
Range Plan. That plan is not on the current list to be updated but can certainly be recommended for
consideration.
Chairman Carroll referenced Task #10 and asked if there is a reason why the Facilities Needs Plan is
so far in the future.
Mr. Grieve responded that the assessment has been completed and now the plan needs to be created.
There is a good chance that there will be an update on the status in December 2020.
Chairman Carroll asked for clarification regarding the Bicycle Transportation Plan update.
Mr. Grieve responded that Robert Reeve has been asking to update the Plan for three years. Many of
the projects in the Plan are currently underway or have already been completed and he feels it is
appropriate to support updating that Plan.
Mr. Grieve summarized the status of the current tasks as follows: Task #1 has been completed; Task
#2 is ongoing; Task #3 is being revised to basically be the Triangle JCOG Corridor Design Standards;
Task #4 is ongoing; Task #5 is ongoing; Task #6 is ongoing; Task #7 is now the Small Area Plan and
is ongoing; Task #8 has been completed; Task #9 has been completed; Task #10 is ongoing; and
Tasks #11, 12 and 13 are new.
Dr. Greene stated that he was not familiar with the West Southern Pines Task Force and that he was
interested in hearing Mr. Dowdy’s concerns.
Mr. Dowdy responded that the West Southern Pines Task Force has been working on several issues
including abandoned properties and vehicles and looking for ways to encourage commercial
development, especially along W. Pennsylvania Avenue and other thoroughfares, and ways the Town
can invest in that area to encourage revitalization.
Dr. Greene stated that he would like to understand how the West Southern Pines Neighborhood Plan
and the West Southern Pines Task Force relate to one another.
Mr. Dowdy stated that the Task Force is in the process of retaining an outside entity to conduct a
detailed study of West Southern Pines, which is not something that is included in the Neighborhood
Plan. The study is scheduled to commence in March 2020 and the findings will enable them to make
informed recommendations.
Dr. Greene stated that he wanted to make sure the Task Force is comfortable with the direction the
Town is going in its overall development.
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Kim Wade said a recommendation was made at the November 2019 Planning Board meeting to
amend the UDO to allow food trucks in the NB zoning district to provide another option for business
opportunities in West Southern Pines.
Mr. Grieve stated that the document that is created as a result of the study will be a very valuable
resource to have in hand when updating the West Southern Pines Neighborhood Plan.
Mr. Dowdy stated that an analysis and recommendation will be the first part of the study and there
will probably be a second part as well, so it will most likely be completed by March 2021.
Cooper Carter stated that it seems that the Neighborhood Plan needs to be updated anyway given the
changes that are taking place. He asked if updating the Neighborhood Plan should be added as a task
since other tasks have been completed and are being removed from the Short Term Work Program.
Mr. Grieve responded that a recommendation could be made to the Town Council that updating the
Neighborhood Plan be added as a Priority 2 project.
Mr. Dowdy responded that he thought that was an excellent idea.
Discussion ensued regarding continuing the discussion at the January regular meeting prior to making
a recommendation.
PLANNING BOARD ACTION:
Lemuel Dowdy made a motion, seconded by Benjamin Greene, to postpone making a
recommendation to the Town Council until the January 23, 2020 regular meeting. The motion
carried unanimously.
OLD BUSINESS:
Mr. Grieve asked the Board how they would like to be informed about new members as they are
appointed to the Board. Discussion ensued and it was agreed that new members will introduce
themselves and share their background at their first meeting.
NEW BUSINESS:
No new business was discussed.
There being no further business, the meeting adjourned at 7:40 PM.
Respectfully submitted:
Cindy Williams
Secretary to the Planning Board
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MINUTES
Town of Southern Pines Planning Board Regular Meeting
Douglass Community Center, 1185 W. Pennsylvania Avenue
January 23, 2020 at 6:00 PM
The regular meeting of the Town of Southern Pines Planning Board was held on Thursday,
January 23, 2020, at 6:00 PM at the Douglass Community Center, 1185 W. Pennsylvania Avenue,
Southern Pines, North Carolina.
Board members present: Chairman Gary Carroll, Vice Chairperson Diane Westbrook, Benjamin
Greene, Kim Wade, Lemuel Dowdy and Cooper Carter.
Town staff present: B.J. Grieve, Planning Director, Suzy Russell, Planner, and Cindy Williams,
Secretary to the Planning Board.
Chairman Carroll called the meeting to order.
APPROVAL OF MINUTES:
Approval of the Minutes of the December 19, 2019 regular meeting was postponed until the next
meeting.
Comprehensive Long Range Plan Short Term Work Program Calendar Year 2020 Update
& Prioritization Plan (continued from the December 19, 2019 regular meeting)
Chairman Carroll stated that the discussion regarding the Short Term Work Program was
continued from the December 19, 2019 regular meeting of the Planning Board.
STAFF REPORT – B.J. Grieve, Planning Director:
Mr. Grieve stated that pursuant to the Comprehensive Long Range Plan, the Planning Director is
to review and provide a report on the Short Term Work Program tasks to the Planning Board and
the Planning Board may recommend changes to the Short Term Work Program to the Town
Council. The first ten tasks are the same as reported to the Planning Board during the December
19, 2019 regular meeting.
With regard to STWP Task #7, it was decided that a Small Area Plan would be created for the
properties previously occupied by the Bill Smith Ford dealership. A contract was signed in January
2019 with the Triangle J Council of Governments in Raleigh (TJCOG) to perform three tasks at a
cost of approximately $11,000.00, the first being a site visit, the second being an existing
conditions report, and the third task is to make a presentation to the Town Council. The first draft
of the existing conditions report was received in April 2019 and the second draft was received in
May 2019, but no further action has been taken. In the meantime, redevelopment is occurring in
that area.
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Mr. Grieve stated that he has contacted TJCOG and requested a sample of other plans they have
created. The samples that he received are very policy intensive and not particularly infrastructure,
design, marketing or redevelopment focused. The next step is to finish the project as contracted.
TJCOG will present their existing conditions report to the Town Council at a work session and
learn what the Town’s vision is for that area.
Lemuel Dowdy asked if the Town is owed any other deliverable from TJCOG.
Mr. Grieve confirmed that the next task is to present their existing conditions report.
Benjamin Greene asked if there is any land remaining given the redevelopment that has occurred
or that is planned.
Mr. Grieve responded that there are approximately 100 acres remaining and the owners of the
existing businesses have made it known that they would be amenable to relocating and retaining
their properties as an investment if an opportunity presents itself. If the Small Area Plan does not
move forward, the area will still improve because any redevelopment will be subject to the Town’s
current site design standards.
New Task #1 UDO Revisions per Session Law 2019-111: Planning staff will need to make a
significant number of revisions throughout the UDO to comply with S.L. 2019-111 which was
adopted on July 11, 2019 and will be called Chapter 160D of the North Carolina General Statutes.
New Task #2 DFI Neighborhood Revitalization Strategy: Updating the West Southern Pines
Neighborhood Plan was discussed at the January meeting. Mr. Grieve stated that after that meeting
he learned that the Neighborhood Plan had been replaced with the Development Finance Initiative
Revitalization Strategy, which is essentially a market analysis and strategic redevelopment plan
for the West Southern Pines area.
Lemuel Dowdy stated that he felt it would be appropriate for the Town to use the analysis and
recommendations of Development Finance Initiative as a starting point for revising the West
Southern Pines Neighborhood Plan.
Kim Wade agreed.
Mr. Dowdy stated that Development Finance Initiative is going to begin its study at the beginning
of March 2020 and it should be completed in approximately six (6) months. He is hoping it will
be a very detailed study of current land uses and income potential for West Southern Pines.
Mr. Grieve added that the strategic outcome of this task may include changes to zoning or
modifications to the West Southern Pines zoning overlay.
New Task #3 Update the Bicycle Transportation Plan for Southern Pines: The current Plan is
ten (10) years old and many of the cut sheets are for projects that have either been completed or
are no longer feasible. Both passive and active recreation, such as adjoining trails and pathway
corridors, are major in communities right now. People care about recreational amenities and
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having them nearby or within walking distance is a major selling point. Mr. Grieve requested that
the Board recommend updating this Plan to the Town Council.
Diane Westbrook asked how many of the twenty-three (23) project cut sheets in the Bicycle
Transportation Plan have been completed.
Mr. Grieve responded that approximately ten (10) projects have been completed.
Ms. Westbrook asked if there are estimates of the cost to complete the remaining projects.
Mr. Grieve responded that many of the projects have become infeasible financially. Re-evaluating
the costs and reassigning priorities is the main reason for updating the Plan.
Ms. Westbrook asked if there is anything in the UDO that addresses what developers should be
doing to create green spaces that could ultimately be connected.
Mr. Grieve responded that the UDO does have requirements for open space within subdivisions
and that developers may receive credit for building a shared use path as part of their required open
space.
Ms. Westbrook asked if there is any type of overlay for bicycle and greenway paths.
Mr. Grieve responded that if the Bicycle Transportation Plan calls for a path in a certain area that
certainly lends credibility to working with a developer.
New Task #4 Update the Comprehensive Long Range Plan: As of July 1, 2022, any jurisdiction
within the State of North Carolina that has zoning will be required to have a CLRP so it would be
appropriate to update the CLRP by that deadline.
Mr. Dowdy inquired about the start date for each of these tasks.
Mr. Grieve responded that the first ten items are taken from the CLRP that was adopted on
March 8, 2016, so that is the date used for the timeline for those tasks. He added the four new
tasks have been assigned priorities based on deadlines for completion and the timelines will begin
once they are approved by the Town Council.
Mr. Grieve asked Cooper Carter for his feedback on the TJCOG Plan.
Mr. Carter responded that he thought the project area TJCOG established is larger than it seems
when you are traveling through it. He thought they focused on zoning-type overlays instead of
providing a survey of existing infrastructure but that it was interesting to look at the area from a
geospatial angle.
Chairman Carroll asked members of the Board if they had any additional questions and there were
none.
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PLANNING BOARD ACTION:
Diane Westbrook made a motion, which was seconded by Lemuel Dowdy, to recommend that the
Town Council accept the actions listed in the Short Term Work Program as set forth in the Town
of Southern Pines Comprehensive Long Range Plan, that it be stated that Section II tasks began
on March 8, 2016 and Section III tasks began on January 1, 2020, and that the January 23, 2019
staff report be corrected as noted during the meeting. The motion carried unanimously.
OLD BUSINESS:
No old business was discussed.
NEW BUSINESS:
Mr. Grieve stated that the Planning Board will meet in February.
There being no further business, the meeting adjourned at 7:02 PM.
Respectfully submitted:
Cindy Williams
Secretary to the Planning Board
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Agenda Item

I.

To:

Planning Board

Via:

BJ Grieve, Planning Director

From:

Suzy Russell, Planner

Subject:

CU-01-20: Amendment to an existing Conditional Use
Permit for Special Home Events; 790 East Connecticut
Avenue; Petitioner, Caroline and Donald Naysmith,
Cardon Properties LLC

Date:

February 20, 2020

SUMMARY OF APPLICATION REQUEST:
The petitioners, Caroline and Donald Naysmith of Cardon Properties, LLC, are requesting
to amend an existing Conditional Use Permit, CU-01-18, to authorize the operation of
Special Home Events at the existing Bed and Breakfast Inn located at 790 East Connecticut
Avenue. The property is zoned RS-3 Residential Single-Family. The Naysmith’s recently
renovated the existing home into a Bed and Breakfast Inn and are allowed use of the property
for special events, such as weddings, under CU-01-18. The applicant would like to amend
the existing CUP to be allowed to use the newly discovered existing driveway at the eastern
end of the property for emergency vehicles, to use tents that are no larger than 1500 square
feet on the walled rear terrace attached to the house and to create a gravel parking area
instead of the required paved surface parking lot as required in CU-01-18 for the Special
Home Events. In addition to a Conditional Use Permit and the Development and Design
Standards applicable to all land uses in the Town of Southern Pines, Special Home Events
are subject to Supplementary Conditions for Specific Uses found in Chapter 5 of the Town
of Southern Pines Unified Development Ordinance (UDO). The subject parcel is identified
as follows: PIN 858111655620 (PARID 95000294). The property owner is listed as Cardon
Properties, LLC.

II.

PROJECT INFORMATION:
A. Physical Address:
790 East Connecticut Avenue
Southern Pines, NC 28387
B. Owners and Applicant:
Caroline and Donald Naysmith
Cardon Properties, LLC
PO Box 2481
Hendersonville, NC 28793

CU-01-20
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Figure 1: Vicinity Map (Subject Property Outlined in Yellow):

C. Size of Property:
Total Acreage:
Total size of residence:

4.12 Acres/180,338 square feet
7,890 square feet

D. Zoning of Property:
The subject property is zoned RS-3 Residential Single-Family (see Figure 2).
E. Access to Property:
The subject property is an existing single residential lot. Access to the property is
from East Connecticut Avenue between North Highland Road and East
Massachusetts Avenue.
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Figure 2: Zoning Map (Subject Property Outlined in Red):

CU-01-20
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Google Earth Imagery as of September 9, 2018:
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III.

STAFF REVIEW:
A. Application Review Dates:
• Application Submitted: January 10, 2020
•
Application Complete: January 17, 2020
•
Notice of Public Hearing:
o Posted on-site: January 23, 2020
o Internet: January 21, 2020
o Mailed: January 21, 2020
•
Planning Board Agenda Meeting: No discussion regarding CU-01-20 due
to Quasi-Judicial Proceeding for the Public Hearing
•
Planning Board Public Hearing: February 20, 2020
B. Criteria for Review:
• Conditional Use Permit (UDO §2.21.7)
A. The proposed conditional use shall comply with all regulations of
the applicable zoning district and any applicable supplemental use
regulations;
B. The proposed conditional use shall conform to the character of the
neighborhood in which it is located and not injure the use and
enjoyment of property in the immediate vicinity for the purposes
already permitted;
C. Adequate public facilities shall be provided as set forth herein;
D. The proposed use shall not impede the orderly Development and
improvement of surrounding property for uses permitted within the
zoning district or substantially diminish or impair the property
values within the neighborhood;
E. The establishment, maintenance, or operation of the proposed use
shall not be detrimental to or endanger the public health, safety,
comfort or general welfare; and,
F. The public interest and welfare supporting the proposed use shall
be sufficient to outweigh individual interests that are adversely
affected by the establishment of the proposed use.
C. Staff Comments:
• CU-01-18 was approved for Special Home Events by Town Council on
April 23, 2018. The following four (4) conditions were applied to this
CUP:
1. Landscape or fence screening consistent with UDO §4.3.5 shall be
placed along the property lines to provide an opaque screen. The
screen options shall consist of green giant arborvitae or similar
screen planting, privacy fencing, or a combination of the two to
provide an opaque screen. The landscaping shall be placed at a
setback ten (10) in width from the property line shall ensure that
screening does not encroach on neighboring properties as it
grows. The applicant has fulfilled this condition.
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2. The parking areas shall be limited to eastern portion of the
property consistent with the Preliminary Concept Site Plan shown
on page 30 of 64 in the CU-01-18 staff report. Ultimate design
may vary but the approximate location shall be limited to the
eastern side of the existing home. The parking area for the Special
Home Events has not been constructed. However, with the
previously-approved location and the proposed revision to parking
lot materials the applicant will have fulfilled this condition by
keeping the parking area on the eastern side of the existing home.
Again, the Naysmith’s are requesting to design and utilize different
materials for the parking area.
3. Ingress and egress at the driveway locations as shown in the
submittal documentation shall be full movement and not be limited
to a right-in and right-out movement unless otherwise preempted
by the NCDOT. The applicant would like to add another entry and
exit point for emergency vehicle access only.
4. No tents shall be allowed on the property. The applicant is
requesting to use tents:
o No larger than 1500 square feet
o No sides
o Only located on rear yard walled terrace
The applicant submitted a CUP amendment for three (3) reasons.
1. Since remodeling the Bed and Breakfast the applicant has
unearthed an existing driveway on the east side of the property.
The applicant is seeking approval to use this driveway for an
emergency entrance.
2. The applicant is requesting the use of tents no larger than 1500
square feet, only to be placed on the rear walled terrace area.
3. Thirdly, the applicant would like to develop a parking area with
less of a commercial feel than what has been asked of them from
the Technical Review Committee. CU-01-18 allows for them to
develop the parking area with natural pervious surfaces. The
standards set forth in the Town of Southern Pines UDO are
commercial standards. The applicant is requesting not to be held
to those standards and instead create a parking area more in
keeping with the residential aspects of the surrounding area.
As stated previously, the Bed and Breakfast Inn with Special Home Events
was approved subject to Conditional Use Permit review, in April of 2018.
Mr. and Mrs. Naysmith are requesting to amend CU-01-18 with regards
to the Special Home Events. Per UDO §2.21.13 (B) (3) this amendment
request falls under a major amendment which requires them to meet the
six (6) criteria for a Conditional Use permit, each of which is listed above.
The first criteria for Conditional Use Permit review is compliance with the
applicable zoning district and applicable supplemental use regulations.
The request to amend the approval of the Special Home Events is subject
to supplemental use regulations:
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o For Special Home Events, supplemental use regulations are set
forth in UDO §5.19. The applicant has provided a narrative
detailing the manner in which the proposed Special Home Events
will comply with the supplemental use regulations for Special
Home Events as well as UDO §2.21.7. The applicant addresses
compliance with such topics as maximum number of guests, music
amplification, maximum number of events, hours of operation,
minimum property size and minimum house size.
In addition to the narratives submitted by the applicant detailing
compliance with supplemental use regulations, the applicant has provided
a narrative addressing the manner in which the proposed amendments to
the existing conditions for the Special Home Events will meet the five (5)
remaining criteria for a Conditional Use Permit. Topics covered by the
applicant’s narrative include conformance with the character of the
neighborhood in which the proposed amended Special Home Events
would take place, the adequacy of public facilities, the impact on the
surrounding properties, potential impacts on public health, safety, comfort
or general welfare and the manner in which the proposed use supports the
public interest and welfare. The applicant’s narrative is attached to this
staff report below.
The parking requirements for the Special Home Events are found in §4.5
of the UDO. The applicants have provided a site plan showing the location
and size of proposed parking area, as well as proposed access to the
parking area. A gravel surface is planned for the parking area. Staff has
estimated parking requirements as follows:
o For purposes of the Special Home Events, the UDO establishes the
minimum number of required off-street parking spaces that shall be
provided for. The Naysmith’s would need a total of twenty-seven
(27) parking spaces for this proposed use.
If a Conditional Use Permit is approved as an amendment to CU-01-18,
the applicants will be required to comply with commitments made during
the Conditional Use Permit review process. The mechanism for ensuring
compliance with the Conditional Use Permit, as well as all design
requirements of the Town of Southern Pines UDO is site plan review. Site
plan review is a formal, detailed process during which the Town of
Southern Pines conducts a review of all project design elements that are
regulated by the Town of Southern Pines UDO. All applicable project
design requirements of Chapters 4 and 5, as well as commitments made
during Conditional Use Permit review and any conditions of approval
added by the hearing body will be verified at site plan review.
At the recommendation of planning staff, the applicants held a
neighborhood meeting on December 11, 2017 to present the proposed Bed
and Breakfast Inn with Special Home Events to neighbors and interested
citizens. A summary of that meeting has been provided by the applicant
and is included as an attachment to this report. This information remains
relevant for the proposed amendments related to the Special Home Events.
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Please note, unless specifically requested in writing as part of this
application or submitted to the Boards during the public hearings, the
proposed project shall still comply with all other applicable UDO, Code
of Ordinance, state and federal regulations.

D. Outside Agency Comments:
• A request for agency comment was emailed to the Regional Land Use
Advisory Committee (RLUAC) on January 21, 2020. Comment has
been provided regarding the proposed land use stating this request does
not involve any actions therefore RLUAC does not object to approval.
•
A request for agency comment was emailed to the North Carolina
Department of Transportation (NCDOT) on January 21, 2020. No
formal comment has been provided regarding the proposed land use.
•
The Conditional Use Permit Application was presented to the Technical
Review Committee on January 21, 2020. Staff requested a meeting on
January 22, 2020 with the applicant, Fire and Building Inspections to
discuss the regulations that could affect the applicant in regard to
gathering under a tent and guests not entering the building, thus
triggering an “assembly” per fire and building code definitions. The
applicant met with staff on January 27, 2020. In this meeting the
applicant stated:
o Any tent placed on the rear walled terrace will not have walls
o Any tent would only be placed on the walled terrace
o Special Events will take place within the tent and within
Duncraig Manor
o Neil Smith Engineering is assessing the rooms in Duncraig
Manor for maximum occupancy. The applicant will be placing
signs in each room to depict what this assessment states
o The applicant will be responsible for implementing building
code requirements and life safety requirements as presented by
the Town of Southern Pines Fire Department and Building
Inspections Department.
o The applicant will be responsible for site plan review with the
Town of Southern Pines Technical Review Committee (TRC).
IV.

ATTACHMENTS:
1. Application
2. Deed
3. Applicant’s Narrative including responses for UDO §2.21.7 and §5.19 A-I
4. Site Plan
5. RLUAC Email
6. Summary of neighborhood meeting from 2018

CU-01-20
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V.

PLANNING BOARD ACTION:
To either approve or deny a Conditional Use Permit application, the Planning Board
shall make findings of fact and conclusions to the applicable standards. The Planning
Board shall first vote on whether the application is complete and whether the facts
presented are relevant to the case. The Planning Board shall then vote on whether the
application complies with the criteria as set forth in Section 2.21.7(A-F) Criteria for a
Conditional Use Permit, Criteria A-F. The Planning Board may choose one of the
following motions or any alternative they wish:
I move to:
1. Adopt Attachment “A” of the staff report as our Findings of Fact regarding the
proposed Conditional Use Permit CU-01-20.

2. Adopt Attachment “A” of the staff report as our Findings of Fact regarding the
proposed Conditional Use Permit CU-01-20 with the following
changes__________________.

Next, the Planning Board shall vote on whether to approve, deny or approve with
conditions the proposed Conditional Use Permit. The Planning Board may choose
one of the following motions, or any alternative they wish:
I move to recommend:
1. Approve the Conditional Use Permit CU-01-20.
2. Deny the Conditional Use Permit CU-01-20.
3. Approve the Conditional Use Permit for CU-01-20 with the following additional
conditions….

CU-01-20

2020 February Planning Board

9 of 29

ATTACHMENT “A”
Draft Planning Board Findings of Fact
Conditional Use Permit Application CU-01-20
Finding of Fact #1:
The Planning Board finds that the application is complete and that the facts submitted are relevant
to the case because the request for Conditional Use Permit approval has met the specified submittal
requirements as required in the Town of Southern Pines UDO and Appendices and the evidence
submitted was sworn testimony by qualified experts or provided through substantiated
documentation.
Finding of Fact #2:
The Planning Board finds that the application complies with UDO §2.21.7 Criteria for a
Conditional Use Permit, Criteria A-F, in that:
A. The proposed conditional use shall comply with all regulations of the applicable
zoning district and any applicable supplemental use regulations;
The Planning Board finds that the Special Home Events (LBCS 9911) is a conditional use
in the RS-3 zoning district. This conditional use is subject to Supplementary Conditions
for Specific Uses set forth in Chapter 5 of the UDO. The Planning Board finds that the
application materials and the presentation made by the applicant demonstrate compliance
with the applicable criteria with the amending of three (3) of the (4) existing conditions.
B. The proposed conditional use shall conform to the character of the neighborhood in
which it is located and not injure the use and enjoyment of property in the
immediate vicinity for the purposes already permitted;
The Planning Board finds that the amendments to the existing approved conditions for the
Special Home Events Land Use mitigates potential impacts as they relate to the character
of the neighborhood. Evidence of consideration of impacts and mitigation through site
design include revisions to the parking area and design for Special Home Events while
considering that this parcel and the surrounding areas are zoned residential, improving the
internal traffic circulation by allowing emergency vehicles to have their own access to the
property via a separate entry point, and requesting to place event tents no larger than 1500
square feet on the existing walled terrace at the rear of the home, as to not impose upon the
request of the neighbors to not allow tents on the property. Additional assurances of
compliance with the UDO requirements are provided by the requirement for detailed site
plan review by the Town of Southern Pines prior to site construction. The Planning Board
therefore finds that the proposed three (3) amendments of the four (4) existing conditions
conform to the character of the neighborhood in which it is located.
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C. Adequate public facilities shall be provided as set forth herein;
The Planning Board finds that amending the condition to allow the Special Event parking
lot to be designed as requested by the applicant allows for a non-residential use to integrate
into a residential neighborhood while mitigating impacts to the community’s character and
public facilities infrastructure. Amending the condition to allow the entrance for
emergency vehicles only improves movement and mitigation of emergency instances, as
the vehicle can now travel the full length of the site.
D. The proposed use shall not impede the orderly development and improvement of
surrounding property for uses permitted within the zoning district or substantially
diminish or impair the property values within the neighborhood;
The Planning Board finds that the amendments to the conditions for the driveway and
emergency vehicle entrance as well as the allowance of tents on the walled terrace will be
developed and generally function in a manner that is consistent with surrounding properties
as to not diminish or impair property values within the neighborhood for the reason that
the overall look and feel of these elements of the project better fit the residential
neighborhood in which they are placed.
E. The establishment, maintenance or operation for the proposed use shall not be
detrimental to or endanger the public health, safety, comfort, or general welfare;
and
The Planning Board finds that amending the three (3) existing conditions will not have
detrimental impacts on the safety, comfort or general welfare because the implementation
of the parking area and driveway will be required to adhere to all site design standards and
building standards, including, but not limited to compliance with the design standards of
the UDO and state building code. The use of tents will require the applicant to apply for a
special use permit which will be reviewed by the Town of Southern Pines Fire Department
and Building Inspections Department for compliance. The applicants will be required to
meet all conditions imposed as well as meet all regulatory measures set forth at final site
plan review.
F. The public interest and welfare supporting the proposed use shall be sufficient to
outweigh individual interests that are adversely affected by the establishment of the
proposed use;
The Planning Board finds that the applicant has accurately presented mitigation for the
potential impacts of the existing conditions and have presented reasonable amendments
leading to improvements that would benefit the general welfare of the public.
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790 E. Connecticut Avenue, Southern Pines, NC 28387 ~ 704-491-3147 ~ cardonconsulting.net

Conditional Use Permit CU-01-18 Amendment Application: Duncraig Manor - 790 East Connecticut
Avenue
I.

Summary of Application Request:
The petitioner, Cardon Properties, LLC owned by Caroline and Donald Naysmith, is requesting the
approval of a Conditional Use Permit Amendment regarding the residence at 790 East Connecticut
Avenue. Cardon Properties was granted permission to use the property as both a Bed and Breakfast Inn
and for Special Home Events on April 23, 2018 (CU-01-18). Bed and Breakfast Inn operations were
begun in August 2019. Special Home Events related activities were suspended due to engineering as
well as property and space utilization issues. Solutions to these issues have been identified and
incorporated in this amended CUP for Special Home Events for which Cardon Properties is now seeking
approval. This application is fully compliant with the Town of Southern Pines Unified Development
Ordinance Section 5.19.

II.

Project Information:
a. Physical Address:
790 East Connecticut Avenue
Southern Pines, NC 28387
b. Owners:
Cardon Properties, LLC
Caroline & Donald Naysmith
790 East Connecticut Avenue
Southern Pines, NC 28387
c. Applicant:
Cardon Properties, LLC
Caroline & Donald Naysmith
790 East Connecticut Avenue
Southern Pines, NC 28387
d. Size of Property:
Total Current Acreage:

4.14 Acres

e. Zoning of Property:
The subject property, Duncraig Manor, is presently zoned RS-3, Residential Single-Family, and is located
within a National Register Historic District.
CUP Application
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f.

III.

Access to Property:
790 East Connecticut Avenue is an existing single residence lot. Access to the property is from East
Connecticut Avenue, between N. Highland Road and E. Massachusetts Avenue, with one driveway to the
west of the actual residence and two others to the east.

Duncraig Manor – 790 East Connecticut Avenue
Conditional Use Permit Amendment Narrative
The purpose of this Conditional Use Permit (CUP) Amendment application is to provide all information
(including that related to developments since approval of the CUP on April 23, 2018) that is relevant to
the decision-making process concerning the use of Duncraig Manor (the residence located at 790 East
Connecticut Avenue) as a Special Home Events venue.
The owner/applicant, Cardon Properties, LLC, specializes in restoration of historic structures and
purchased Duncraig Manor with the priorities of: (1) restoring the residence, (2) re-landscaping and
beautifying the property, and (3) opening the residence for the public to enjoy and experience the
revitalized property through Bed and Breakfast and Special Events related ventures. Duncraig, a Grand
Tudor Country style home constructed in 1930, is in a National Register Historic District. It was
neglected for more than 2 decades and had become an eyesore in the local Weymouth neighborhood.
Restoration of the home, according to the Department of the Interior’s standards, and implementing a
new landscape design have been completed and ongoing proactive maintenance of the residence and its
grounds is active. Conditional Use Permit CU-01-18 for use of the property as a Bed and Breakfast Inn
was implemented in August 2019. Unsolicited feedback from many neighbors indicates that this
property has been transformed from a liability to a community asset.
Restoration and preservation of historic structures is a key objective of the Department of the Interior.
To further this objective, the Department encourages the development of income producing activity at
the restored property. (This is clearly demonstrated by the increased tax credits available to income
producing restored properties). Goals of such activity include: (1) generating income for ongoing
maintenance and upkeep, and (2) providing opportunity for the public to directly and personally
experience and enjoy the historic property. Opening Duncraig Manor as a Special Home Events venue
further serves to accomplish both goals.
This CUP Amendment is submitted for three reasons: (1) approval for use of the newly discovered “old”
driveway for emergency vehicles; (2) approval for use of tents without side panels and no larger than
1,500 square feet within one of the walled terraces of the home; and (3) a variance to allow concave
sloped parking that will channel storm water to a collection point for management rather than
installation of curbs specified in the UDO section 4.5.4. The basis for these 3 requests is extraordinary
circumstances as provided for in UDO section 2.21.8b. The requests do not conflict with the
requirements or restrictions as given in the UDO section 5.19 governing Special Home Events.
The extraordinary circumstances are follows:
1. Concealed Driveway. The subject property has had 3 driveways for some extended period. As a
result of vegetation overgrowth, the easternmost drive was not identified until September of
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2019. This driveway, once resurfaced, will be a superior access point than the previously
specified driveway for emergency vehicles to access the eastern section of the property, which
includes the Special Home Event parking area and the Manor House.
2. Historic Property Preservation. A primary objective of Historic Property Restoration is to bring a
property back to what it was at its beginning. A detached garage is one of the three Historic
Register structures on this property. It is setback just about 50 feet from E. Connecticut Avenue
right where the newly discovered “old” driveway enters the property. The evidence indicates
that this drive served the detached garage and the other two driveways served the Manor
House with its attached garages. Restoration of this driveway would be another successful
aspect of restoring this historic property.
3. Lack of Interior Assembly Space. The approved Special Home Event CUP provides for up to 80
guests per event. Considering each of the appropriate spaces in the Manor House there is not
enough square footage to accommodate 80 guests. With a limit of only 20 events per year it is
highly desirable to maximize the guest count for each event. A 1,500 square foot tent with no
side panels located just 15 feet from the Manor House within a walled terrace (not out in the
yard) would have adequate space for seated dining of 80 persons.
4. Infrequently Used Parking Lot. UDO section 4.5 and Appendix E specify that a concrete apron
and continuous curbs are to be used on the perimeter of parking lots. It is evident that this
provision is needed for the parking areas of commercial businesses such as the “Big Box” stores,
restaurants and other establishments that are open 6 or 7 days a week and potentially serve up
to hundreds of vehicles per day. But the proposed Special Home Events parking area is for just
27 vehicles to be used no more than 20 times per year. UDO specifications seem too robust a
solution for such a minimal parking requirement. Neal Smith Engineering can design an inward
sloped parking area that will channel storm water to a collection point at the base of the parking
area and from there into an appropriate management system. Considering such an engineered
solution it appears that the UDO requirement may be extreme in this case.
Current zoning of the subject property is RS-3, which permits the requested conditional use. Gross living
space in the residence is 7,890 square feet and it sits on 4.14 acres of land. Its topography slopes
downward and away from East Connecticut Avenue. Property lines to the west and south are lined with
trees and other plantings. Vehicular access to the property is directly from East Connecticut Avenue, an
arterial roadway running from east to west. Duncraig Manor has 3 driveways; 2 were identified on the
previously approved site plan. The third driveway, which is further to the east than the other 2
driveways, was not identified until heavy brush and vine cover was removed in September 2019 for the
purpose of increasing sight distance on E. Connecticut Avenue. This “old” driveway is defined by
absence of mature trees and remnants of pea sized gravel, which has been in place for many years. As
fire truck access to the eastern portion of the property is required, this driveway has the width and slope
to provide adequate ingress and egress.
Twenty-seven parking spaces for vehicles of Special Home Events guests will be provided on the subject
property, most of which will be screened from view by added landscaping. As Special Home Events
parking will occur a maximum of only 20 times per year, a gravel surface designed to accommodate up
to an 80,000-pound vehicle will be used for the parking area and to resurface the “old” driveway.
Wheel stops will be used to define parking spaces. Stormwater will be channeled into the appropriately
engineered landscape, detention or retention areas. New gravel pedestrian access paths will be added.
The circular driveway between the previously identified access points and the courtyards were
CUP Application
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resurfaced with pavers. The driveway from the west entrance is 20 feet wide and about 150 feet long
and meets the load requirements of emergency vehicles.
Neal Smith Engineering was retained to handle all engineering work related to this amendment. Mr.
Smith will be assessing occupancy and defining a building ingress and egress safety plan related to use of
public rooms withing the Manor by less than 50 persons.
The plan detailed in this application amendment embodies the vision of the owner/applicant that this
property is an important piece of Southern Pines history. Approval of the amended application will
provide additional resources for continued preservation of the historic structures and to increase
availability of the historic estate by the public for their viewing and enjoyment. This is already the case
with the Approved Bed & Breakfast Home CUP and would only be enhanced with approval of the
Amendment to the Special Home Events CUP. Requested conditional uses of this amendment will fully
comply with the Town of Southern Pines Unified Development Ordinance. No waivers or exceptions
other that those presented are needed.

IV.

Duncraig Manor – 790 East Connecticut Avenue
Conditional Use Permit Amendment Justification
Below are listed the 6 criteria required to approve a Conditional Use Permit application as described in
Section 2.21.7 of the Town of Southern Pines UDO. Following each criterion is an explanation, indicated
in red text, that describes how the amended project request demonstrates compliance.
(A) The proposed conditional use shall comply with all regulations of the applicable zoning district and
any applicable supplemental use regulations;
The proposed use of the subject property, Duncraig Manor, will comply with all Southern Pines
regulations pertaining to RS-3 zoned properties and it will comply with section 5.19 of the Southern
Pines UDO. As the property is in a National Register Historic District, compliance with the
Department of the Interiors standards governing such properties will be maintained.
(B) The proposed conditional use shall conform to the character of the neighborhood in which it is
located and not injure the use and enjoyment of property in the immediate vicinity for the purposes
already permitted;
Duncraig Manor is located on East Connecticut Avenue in the Weymouth neighborhood.
Surrounding properties are primarily zoned as Residential with at least one designated Rural Estate.
The Weymouth House, a cultural center and special events venue, and Campbell House, a cultural
and social center as well as a special events venue, are both located about ½ mile west of the
property. Duncraig Manor, a Grand Tudor Country style home constructed in 1930, was restored
without changes to its original footprint or design. The proposed use as a Home Special Events
venue, conforming to UDO section 5.19, establishes the operational framework of the property and
at the same time serves to protect the use or enjoyment of other properties in the immediate
vicinity. Just as the current uses of Weymouth and Campbell Houses have not injured the use or
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enjoyment of other properties in the immediate vicinity, it is expected that the proposed use of
Duncraig Manor will not injure the use or enjoyment of surrounding properties.
According to the NC Department of Transportation, the most recent study of vehicular traffic on
East Connecticut Avenue (near its intersection with North Ridge Avenue), conducted in 2015, found
the average daily volume of vehicles is 2,500. If an assumption is made that the Special Home Event
operation of Duncraig Manor is booked to full capacity, then 80 guests, driving an average of 1 car
per 3 guests (ratio derived from §4.5.3 of the UDO) would make 1 round trip to and from the
property 20 times in a calendar year. On each of the 20 days the average traffic volume would be
increased by an additional 54 vehicles (80 guests, 27 vehicles, 1 arrival, 1 departure). This
represents an increase of 2.16% which is also judged to be negligible and virtually undetectable by
surrounding property owners. Even with both the Bed and Breakfast and Special Home Events
booked to capacity on the same day, an increase in the average vehicular traffic is projected to be
just 4.08%. It is expected that a worst-case increase of the average vehicular traffic on East
Connecticut Avenue of up to 2% daily and up to 4% twenty (20) times per year will not injure the use
or enjoyment of surrounding properties.
(C) Adequate public facilities shall be provided as set forth herein;
Public water and sewer as well as natural gas and electric services are already installed and
operational at Duncraig Manor. If in the future, the Southern Pines provided trash removal service
proves to be inadequate a private third-party contractor will be hired.
(D) The proposed use shall not impede the orderly Development and improvement of surrounding
property for uses permitted within the zoning district or substantially diminish or impair the
property values within the neighborhood;
Duncraig Manor is in a mature neighborhood. Its proposed use is in no way dependent on
surrounding properties and therefore will not impact development or improvement of those
properties. Work completed at Duncraig Manor (which was neglected for over 20 years) included
significant landscaping upgrades and proactive maintenance of the buildings, hardscapes and
landscapes. The overall result is a much more attractive and aesthetically appealing property which
has a favorable impact on the neighborhood and on surrounding property values.
(E) The establishment, maintenance, or operation of the proposed use shall not be detrimental to or
endanger the public health, safety, comfort or general welfare;
General: The proposed use will comply with every provision of the Southern Pines UDO section 5.19.
Food Service: The proposed use for Special Home Events is to have all food service provided by
licensed caterers.
Fire, Medical Emergency and CO: Local building codes for smoke and carbon monoxide detectors
have been followed. A fire hydrant is located within 50 feet of the driveway access point on East
Connecticut Avenue. The Southern Pines Fire Department, which provides both fire suppression
and emergency medical services, is located just 1.4 miles away at 500 West Pennsylvania Avenue
with travel time to Duncraig Manor of less than 5 minutes.
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Vehicle Access: To ensure safety of cars entering and exiting the property, a twenty-foot driveway
was installed. Ingress and egress will be allowed from the west driveway and its eastern
counterpart. Only emergency vehicles will have access to the Special Home Events parking area and
the eastern portion of the Manor house via a controlled access gate installed at the entrance to the
eastern-most driveway.
Vehicle Parking: Defined parking spaces with pedestrian access to the rear terrace and residence will
be installed as shown on the accompanying site plan.
Business Model: The applicant has prior successful operations experience with both Bed and
Breakfasts and Special Events Venues, where health, safety, welfare and comfort of guests and
clients is of paramount importance. Applicable aspects of the previously employed business models
will be implemented with the proposed use.
(F) The public interest and welfare supporting the proposed use shall be sufficient to outweigh
individual interests that are adversely affected by the establishment of the proposed use.
The proposed conditional use of Duncraig Manor follows the Town of Southern Pines UDO which
has the public interest and welfare as a cornerstone. There is a lack of private special event venue
spaces in town that provide an intimate home setting, suitable for small parties, weddings and other
gatherings. Overall, the restoration and subsequent conditional use of Duncraig Manor is providing
an additional private, small event space. It will help meet a need in the community and have a
positive impact on the public interest and welfare. No adverse effects are envisioned.
Below are listed the 9 criteria required to approve a Conditional Use Permit application for a Special
Home Events venue as described in Section 5.19 of the Town of Southern Pines UDO. Following each
restriction is an explanation, indicated in red text, that describes how the amended project request
demonstrates compliance.
(A) Maximum number of guests is eighty (80).
The total number of guests at the subject property, Duncraig Manor, during a special event will not
exceed eighty (80) persons.
(B) No amplified music to be located outside.
The source of any amplified music will be restricted to Duncraig Manor.
(C) The number of events permitted per year shall be a maximum of twenty (20).
No more than 20 events will be produced at Duncraig Manor in each calendar year.
(D) Hours of operation shall be from 10:00 a.m. to 10:00 p.m.
Any special home event at Duncraig Manor will not begin prior to 10 AM and it will end no later than
10 PM. This restriction will be clearly stated in any advertising and promotional materials.
(E) All parking shall be located on the property where the special home event is to take place.
Parking for Special Home Events, as set forth in §4.5.3 of the UDO, is calculated to be a total of
twenty-seven (27) spaces; at the required ratio of 1 parking space for every 3 guests. The site plan
shows these spaces with a gravel surface, as Special Home Events will occur a maximum of only 20
times per year.
CUP Application
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(F) Property shall be a minimum of two and nine-tenths (2.90) acres in size for the special home event.
Duncraig Manor is located on a property of 4.14 acres in size.
(G) Minimum house size to hold special home events is three thousand (3,000) square feet.
Duncraig Manor has a gross living area of seven thousand eight hundred ninety (7,890) square feet.
(H) Each special home event shall be registered at the Planning Department with a letter outlining the
event activities.
Upon booking a Special Home Event, the resident manager will draft a letter to the Southern Pines
Planning Department that outlines the event activities.
(I) A Conditional Use Permit is required for any Applicant wanting to hold special home events
The original CUP (CU-01-18) for Special Home Events was approved by Town Council in April, 2018.
This Conditional Use Permit Application Amendment, to which the foregoing demonstrations of
UDO compliance are a part, requests approval for additional provisions pertaining to the conditional
use of Duncraig Manor as a Special Home Events venue.
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From:
To:
Subject:
Date:

Cindy Williams
Suzy Russell
FW: CU-01-20 Duncraig Manor
Monday, January 27, 2020 12:54:27 PM

Suzy,
Please see below.

Cindy Williams, CZO
Planning Technician
Town of Southern Pines
(910) 692-4003

From: Director <director@rluac.com>
Sent: Monday, January 27, 2020 12:51 PM
To: Cindy Williams <CWilliams@southernpines.net>
Subject: Re: CU-01-20 Duncraig Manor

Cindy,
Given the proposed conditional use involves property that is located within a highly developed
area, and does not involve any actions that may have an impact on Fort Bragg, there is no need
for a formal case review. Therefore, RLUAC does not object to approval of this request.
Regards,
Pete
On Tue, Jan 21, 2020 at 1:01 PM Cindy Williams <CWilliams@southernpines.net> wrote:
Good afternoon,
Please see the attached information regarding a Conditional Use Permit Application and
respond with your comments at your earliest convenience.
Sincerely,

Cindy Williams, CZO
Planning Technician
Town of Southern Pines
(910) 692-4003

-Pete Campbell, Executive Director
Regional Land Use Advisory Commission
P.O. Box 1510
CU-01-20
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Fayetteville, NC 28302
(910) 434-4761
www.rluac.com
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P.O. Box 2481 Hendersonville, NC 28793 ~ 704-491-3147 ~ www.cardonconsulting.net

A Community Meeting concerning the submission of a Conditional Use Permit Application for Duncraig
Manor, 790 East Connecticut Avenue, was held on December 11, 2017. The Southern Pines Planning
Department provided a list of neighbors which was used as the basis for sending 11 meeting invitations
to all parties listed. A total of 12 persons attended representing 8 of the invited parties.
The meeting began with a tour of Duncraig, including all living areas and the basement. Most
attendees had never been inside the home before. There was general recognition of the historic
significance of home the and interest in and support for the project that would clean up the property
and restore the structure.
Once the tour was concluded the Naysmith’s, using projected PowerPoint slides, presented their vision
for Duncraig Manor. (The presentation was very similar to that made at the Town Council Work
Session on November 27th). It covered: the Naysmith’s passion for historic restoration, their
experience, and a quick overview of one of their recent projects; a summary of the planned CUP
application; a review of the preliminary site plan showing proposed driveways and parking areas.
Questions and answers followed the presentation. Questions included: timeframe of the project, types
of special events that would be hosted, whether the parking areas would be paved (asphalt was stated
as not desirable, grass was very acceptable), and the nature of music associated with special events.
When the Naysmith’s stated that any and all music would conform to local ordinances, it was voiced by
some attendees that they liked hearing the music from the Weymouth and Campbell Houses.
All-in-all, the group was very supportive. They were excited about changes they had already observed;
removal of trash from around the property, general clean-up of the overgrown landscape, repair of
exterior lights and their use at night. Assistance was offered in the selection of sub-contractors,
invitations were given to see homes of attendees and the work artisans had done for them, and
general support was expressed for the Naysmith’s plans (one party even expressing willingness to write
to Council members of their support). There was no opposition to the proposed conditional uses of
Duncraig Manor as a Bed and Breakfast and Home Special Events Venue.
The Naysmith’s were certainly encouraged by the number of neighbors that attended the session, their
interest in the proposed project and their many expressions of encouragement and practical support.
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Agenda Item

I.

To:

Planning Board

Via:

BJ Grieve, Planning Director

From:

Lauren Long, Planner I

Subject:

CU-02-20: Conditional Use Permit; 1.86 Acres;
Applicant, B & R Holding Company, LLC (Brandon
Goodman on behalf of Rachel Jurgens)

Date:

February 20, 2020

SUMMARY OF APPLICATION REQUEST:
Mr. Brandon Goodman of Redbrand Inc, on behalf of Ms. Rachel Jurgens of B & R
Holding Company, LLC, has submitted a Conditional Use Permit application requesting
approval of a food truck campus development. The 1.86-acre subject property is zoned GB
(General Business) and is located on the southeastern quadrant of the intersection at west
Morganton and southwest Broad Street. It is in close proximity to US Highway 1. Per UDO
§5.9.2 Food Truck Campuses, shall require an approval of a Conditional Use Permit. The
proposed development consists of 6 food truck stations that will also be served by a
permanent building containing office and storage space as well as a bar. The subject
property is identified by the following: PIN: 858100061104 (PARID 20180500) and the
property owner is listed as B & R Holding Company, LLC.

II.

PROJECT INFORMATION:
A. Physical Address:
801 SW Broad Street
B. Owner:
B & R Holding Company LLC
20410 Rogers Rd
Bend, OR, 97703
C. Applicant:
Same as Owner
D. Agent:
Brandon Goodman
Redbrand, Inc.
PO Box 1099
Southern Pines, NC 28388
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E. Size of Property
Total Current Acreage: 1.86

CU-02-20

2020 February Planning Board

2 of 44

Figure 1: Vicinity (Subject Property Outlined Yellow)

CU-02-20

2020 February Planning Board

3 of 44

F. Zoning of Property:
The parcel is zoned GB (General Business) (see Figure 2). A Food Truck Campus is a
Conditional Use Permit in the GB zoning district.
“The GB district is designed to accommodate highway-oriented retail, commercial
service business and in some limited cases light manufacturing, which generally
have as their market area the entire Town and surrounding area. The major
objectives of this district are to:
(1) Encourage planned commercial, light manufacturing conducted within
buildings and office parks;
(2) Discourage small lot development on major highways;
(3) Encourage vehicular access from service drives and other local commercial
streets rather than directly from arterial streets; and
(4) Provide a location for major shopping facilities and land uses requiring large
outdoor spaces.”

Figure 2: Summary of GB Development Standards
A text amendment approving mobile food services as a permitted use in the
General Business zone was approved on December 12, 2019. The amendment is
attachment 3 of this report.
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Figure 3: Zoning Map (Subject Property Highlighted Yellow)
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G. Physical Characteristics of Property:
The proposed site is a partially developed lot that functions as overflow parking for
the lots directly adjacent to the south and southwest. There is an existing building
on the lot that currently serves as the location of Pony Espresso. There is existing
vegetation on the southeastern side of the lot where there is a downward slope
fluctuating between a grade of 506’ and 496’ towards the parcel’s frontage on
Morganton Road. (See figure 4) The property is not located in the High-Quality
Water (HQW) area or within any overlays. There are no special environmental
features or floodplain located on the site.
H. Vicinity Characteristics:
The site is located amongst a mixture of uses. To the northern side of the parcel’s
frontage on Morganton Road is a commercial development where a restaurant is
currently located. To the east across the railroad tracks CSX is an established
multifamily residential development. To the south are a mix of uses including a car
sales lot and a vehicle repair facility. West of the parcel across US HWY 1 is a bank
and a gas station. (See figure 4)
I. Existing Access to Property:
The site has frontage as well as access onto a state road and frontage off of a state
road and a town street. There are two access points located on US HWY 1 and an
additional access off of SW Broad Street. Old US HWY 1 is a state road and SW
Broad Street is a paved town street. (See Figure 4).
J. Existing Public Utility Infrastructure:
There is a 12” gravity sewer main that runs along the site’s frontage of SW Broad
and two manholes located at both ingress and egress points of the existing parking
lot. There is an existing water connection that is currently servicing the Pony
Espresso building. There is also an existing fire hydrant located at the intersection
of SW Broad and old US HWY 1.

CU-02-20

2020 February Planning Board

6 of 44

Figure 4: Existing Conditions and Topographic Map (Subject Property Outlined Yellow)
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Figure 5: Powell Bill Map (Subject Property Highlighted Yellow):
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Figure 6: Existing Public Utilities (Subject Property Highlighted Yellow)
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III.

PROJECT DETAILS:
A. Executive Summary of Proposed Development Narrative:
The applicant is requesting the approval of a Conditional Use Permit for a food
truck campus for 6 food trucks. A text amendment approved by Town Council on
December 10th 2019, allows for a food truck campus in the General Business (GB)
zone for up to six trucks. The applicant proposes that a single permanent building,
in addition to the existing Pony Espresso building, be located on site to serve as
office space and storage as well as offering a beverage service. The proposal also
includes a large amount of open space that is also proposed to be landscaped.
Engineered stormwater management will be required when undergoing site plan
review. A narrative of the proposed development as well as a site plan layout have
been submitted by the applicant and are Attachments 4 and 5 of this staff report.

IV.

STAFF REVIEW:
A. Application Review Dates:
 Conditional Use Permit Application Submitted: January 13, 2020
 Application Complete: January 21, 2020
 Notice of Planning Board Public Hearing:
o Posted On-site: January 24, 2020
o Mailed: January 27, 2020
o Internet: January 27, 2020
 Planning Board Agenda Meeting: February 13, 2020 (Item not discussed
due to quasi-judicial hearing)
 Planning Board Public Hearing: February 20, 2020
 Town Council Agenda Meeting: March 4, 2020
 Town Council Public Hearing: March 10, 2020
B. Criteria for Review:
i. Conditional Use Permit (UDO §2.21.7):
A conditional use is permitted only if the applicant demonstrates that:
A. The proposed conditional use shall comply with all regulations of
the applicable zoning district and any applicable supplemental use
regulations;
B. The proposed conditional use shall conform to the character of the
neighborhood in which it is located and not injure the use and
enjoyment of property in the immediate vicinity for the purposes
already permitted;
C. Adequate public facilities shall be provided as set forth herein;
D. The proposed use shall not impede the orderly Development and
improvement of surrounding property for uses permitted within the
zoning district or substantially diminish or impair the property
values within the neighborhood;
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E. The establishment, maintenance, or operation of the proposed use
shall not be detrimental to or endanger the public health, safety,
comfort or general welfare; and,
F. The public interest and welfare supporting the proposed use shall
be sufficient to outweigh individual interests that are adversely
affected by the establishment of the proposed use.
C. Compliance with adopted plans:
i. Town of Southern Pines’ Comprehensive Long Range Plan (CLRP):
The area is designated “Commercial” on the Future Land Use Map
contained within the Town of Southern Pines Comprehensive Long-Range
Plan (CLRP) (See figure 7). The “Commercial” future land use is described
as follows:
“The Commercial designation applies to all land dedicated to retail,
professional office, or other primarily non-residential, commercial
use. It includes the Downtown portions along Broad Street and
Pennsylvania Avenue, the regional commercial corridor on US
15/501, and all commercial land in between. Higher density
residential may be incorporated into mixed-use developments within
areas designated for this future land use category”
The proposed use is classified as commercial and is consistent with the
CLRP promoting compatible infill development particularly in downtown
neighborhoods where vacant parcels exist. The proposed intensity of use is
also consistent with the mix of uses in the area and further promotes the
transition of the mixed commercial uses that currently exist at the
intersection of E Morganton Road and SW Broad Street.
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Figure 7: CLRP Future Land Use Map (Subject Property Highlighted Yellow)
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ii. Compliance with the Town of Southern Pines Comprehensive
Recreation & Parks Master Plan:
 The Town of Southern Pines Comprehensive Recreation & Parks
Master Plan addresses future access to recreation facilities as well
as pedestrian and bicycle connectivity in the Town of Southern
Pines. The Town of Southern Pines Existing Park Inventory and
Service Area Map (2014) (See figure 8) calls for a proposed
sidewalk along the eastern side of SW Broad Street. The orientation
of the lot would require that approximately 30’ of sidewalk be built
by the developer as well as an accessible ramp facilitating pedestrian
access from SW Broad Street across Morganton Road. The existing
sidewalk has been extended to the NW and NE quadrants on the
eastern side of Morganton Road. The cross section of Old US HWY
1 at its intersection with Morganton Road currently has an accessible
ramp installed to facilitate future pedestrian access from the SW and
SE.
In accordance with UDO §2.21.8 Conditions, in approving a
Conditional Use Permit, the Planning Board may recommend, and
the Town Council may impose such reasonable standards,
conditions, or requirements, in addition to or superseding any
standards specified in the UDO. Standards for access to public and
private streets for the coordination of design between the public and
private realm are located in §4.11 Transportation. Design standards
are located in §4.11.10 Street Width, Sidewalk and Drainage
Requirements in Subdivisions. The standards for the requirement of
the construction of the proposed sidewalk are not applicable to this
proposed development as requested, but Planning Board may
recommend and Town Council may require as a condition of this
permit that the section of sidewalk proposed in the Comprehensive
Recreation and Parks Master Plan be built.

iii. Compliance with UDO:


CU-02-20

UDO§3.5.9 (D) General Business Zoning Standards:
The application appears to generally comply with the development
standards for the GB zone. However, this zone also has architectural
design standards in addition to the development standards
established in chapter 4 of the UDO. The requirements are as
follows:
1. Building walls facing streets shall be finished with brick,
stucco, wood, or other non-metal siding determined by the
planning director to be of comparable appearance and
durability. Side and rear building walls that do not face
streets shall be finished with the same materials as the wall
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facing the streets for at least the lesser of twenty-five (25)
percent or twenty-five (25) feet of the length of the wall
extending from the nearest street facing walls.
2. Building sides facing the streets shall have parapets,
mansard or false mansard roofs or shingled or standing seam
roofs with a minimum pitch of 6:12 (vertical rise: horizontal
run).
3. All buildings shall be designed to comply with the applicable
design standards established in section 4.10.
Building elevations were not submitted with the Conditional Use
Permit application and the development proposal will undergo the
Site Plan and Architectural Compliance Permit review process. The
proposed development must comply with the design standards
outlined in chapter 4 of the UDO, the design standards located in §
5.9.2 (D) as well as those set forth in § 3.5.9.

CU-02-20



UDO §5.9.2 Food Truck Campuses:
The application appears to generally comply with the standards
established for mobile food services and food truck campuses. As
the applicant has not yet taken their proposal through the site plan
review process, there are standards that staff cannot reasonably
determine have been met. With regards to the provision of
bathrooms and individual connections to utility services for the
vehicles, staff cannot determine if the design proposal will meet the
requirements.



UDO §4.2 Lot Development Standards:
The application appears to comply with the standards for lot
development as regards setbacks. As no subdivision is requested, the
site already complies with minimum lot size and width
requirements. Compliance with standards for height cannot be
determined by staff at this time and will be reviewed at Architectural
Compliance Permit and building permit review.



UDO § 4.3 Landscaping:
The application does not include a landscaping plan at this time and
will be reviewed at Site Plan.



UDO § 4.5 Off- Street Parking and Loading:
The application does include information regarding compliance
with parking standards and the site appears to be able to
accommodate the necessary parking. Parking will also be addressed
at Site Plan.
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UDO §4.6 Signs
Signage has not yet been proposed. Applicant must submit a sign
permit for any and all signage related to development that complies
with UDO §4.6 Signs. If applying for a freestanding monument sign,
the applicant must also submit elevation designs with their request
for an Architectural Compliance Permit.



UDO §4.8 Lighting
The application does not include a lighting plan at this time and
lighting will be reviewed at Site Plan.
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Figure 8: The Town of Southern Pines Existing Park Inventory and Service Area Map
(Proposed sidewalk highlighted in red)
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Photo taken from SW Broad Street. View as seen
from the NW quadrant of the parcel from SW
Broad Street.
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View as seen from the rear SE quadrant of the
parcel.
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A.

Outside Agency Comments:


On January 21, 2020, a request for agency comments that contained a public
hearing notice was emailed to the following agencies:
 Town of Southern Pines (Public Works, Fire, Recreation and Parks and
Administration)
 Regional Land Use Advisory Commission (RLUAC)
 North Carolina Department of Transportation (NCDOT)
 United States Fish & Wildlife Service (USFWS)
As of the date of completion of this memo for the Planning Board public meeting,
the following comments have been received:
 Pete Campbell with the RLUAC provided comments via email on January
27, 2020 stating the proposed conditional use involves property that is
located within a highly developed area, and does not involve any actions
that may have an impact on Fort Bragg, there is no need for a formal case
review. Therefore, RLUAC does not object to approval of this request.


Susan Miller with USFWS provided comments via email on January 23,
2020 stating that she had no comments related to red-cockaded woodpecker
recovery efforts.

Comments are attached to this staff report.
V.

ATTACHMENTS:
1. Exhibit A: Findings of Fact
2. UDO §5.9Text Amendment
3. Application Form
4. Site Plan
5. Project Narrative
6. Agency Referral responses
Additional application materials such as adjacent property notification and mailing
lists are available for inspection at the office of the Town of Southern Pines
Planning and Inspections Department.

CU-02-20

2020 February Planning Board

19 of 44

VI.

Planning Board Action:
To recommend either approval or denial of Conditional Use Permit Application CU02-20, the Planning Board may make findings of fact and conclusions to the applicable
standards. The Planning Board may first vote on whether the application is complete
and whether the facts presented are relevant to the case. The Planning Board may
then vote on whether the application complies with the criteria as set forth in Section
2.21.7(A-F) Criteria for a Conditional Use Permit. The Planning Board may choose
one of the following motions or any alternative they wish:
I move to:
1. Adopt Findings of fact in Exhibit A of the staff report regarding the proposed
Conditional Use Permit CU-02-20.
2. Adopt Findings of fact in Exhibit A of the staff report regarding the proposed
Conditional
Use
Permit
CU-02-20
with
the
following
changes:
_____________________________________________________________________
_____________________________________________________________________
_____________________________________________________________________
_____________________________________________________________________
I move to recommend:
1. Approval of the Conditional Use Permit CU-02-20.
2. Approval of the Conditional Use Permit CU-02-20 with the following conditions:
Staff recommended condition: The Planning Board recommends in accordance
with §2.21.8 Conditions for approving a Conditional Use Permit that as a condition
of approval for Conditional Use Permit CU-02-20 Town Council require that the
sidewalk proposed in The Town of Southern Pines Existing Park Inventory and
Service Area Map be built to the standards found in §4.11.10 Street Width,
Sidewalk and Drainage Requirements in Subdivisions.
3. Denial of the Conditional Use Permit CU-02-20.
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“EXHIBIT A”
Draft Planning Board Findings of Fact
Conditional Use Permit Application CU-02-20
Finding of Fact #1:
The Planning Board finds that the application is complete and that the facts submitted are relevant
to the case as the request for Conditional Use Permit approval has met the specified submittal
requirements required in the Town of Southern Pines UDO Appendices and the evidence submitted
was sworn testimony by qualified experts or provided through substantiated documentation.
Finding of Fact #2:
The Planning Board finds that the application complies with UDO §2.21.7 Criteria for a
Conditional Use Permit, Criteria A-F, in that:
A. The proposed conditional use shall comply with all regulations of the applicable
zoning district and any applicable supplemental use regulations;
The Planning Board finds that CU-02-20 is before them because food truck campuses
require a conditional use permit in the General Business Zone. CU-02-20 complies with
GB district use standards and in all development standards. The applicant must adhere to
the UDO in regards to the GB zoning district and there has been no evidence presented of
extraordinary circumstances which may allow the standards to be modified.
B. The proposed conditional use shall conform to the character of the neighborhood in
which it is located and not injure the use and enjoyment of property in the immediate
vicinity for the purposes already permitted;
The Planning Board finds that the proposed food truck campus may be considered an
appropriate transitional land use not inconsistent with multi-family residential as well as
commercial and automotive service-oriented uses. The proposed development may be
considered infill development that is not inconsistent with the character of the
neighborhood.
C. Adequate public facilities shall be provided as set forth herein;
The Planning Board finds that adequate facilities are in place with exception to public
access for pedestrian circulation on the site. The Planning Board finds that it is appropriate
to request that the applicant construct the sidewalk in accordance with The Town of
Southern Pines Comprehensive Recreation & Parks Master Plan to the standards found in
Appendix C-12 of the Unified Development Ordinance.
D. The proposed use shall not impede the orderly development and improvement of
surrounding property for uses permitted within the zoning district or substantially
diminish or impair the property values within the neighborhood;
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The Planning Board finds that the proposed Conditional Use Permit will likely not have
detrimental impacts on the safety or viability of permitted uses on adjacent properties
because it is a compatible land use.
E. The establishment, maintenance or operation for the proposed use shall not be
detrimental to or endanger the public health, safety, comfort, or general welfare; and
The Planning Board finds that the proposed Food Truck Campus will not have detrimental
impacts on the safety, comfort or general welfare because this Conditional Use Permit will
be required to adhere to all site design standards and building standards, including, but not
limited to compliance with the building code. The applicants will be required to meet all
conditions imposed as well as meet all regulatory measures set forth at final site plan
review.
F. The public interest and welfare supporting the proposed use shall be sufficient to
outweigh individual interests that are adversely affected by the establishment of the
proposed use;
The Planning Board finds that the proposed Conditional Use Permit complies with
applicable standards and regulations found within the Town of Southern Pines UDO that
are based on the public interest and welfare.
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ORDINANCE AMENDING THE UNIFIED DEVELOPMENT ORDINANCE
OF THE TOWN OF SOUTHERN PINES

THAT WHEREAS, after notice being duly given according to law, a public hearing was
held before the Town Council of Southern Pines, North Carolina, at its regular meeting held at
the Douglass Community Center on December 10, 2019 at 6:00 PM for the purpose of
considering and passing an Ordinance amending the Unified Development Ordinance of the
Town of Southern Pines, North Carolina; and
WHEREAS, after the completion of said public hearing and upon consideration of any
comments, objections or presentations at the hearing, the Town Council of the Town of Southern
Pines deems it advisable and in the best interest of the Town of Southern Pines that the text of
the Unified Development Ordinance of the Town of Southern Pines be amended as herein set
forth below.
NOW, THEREFORE, BE IT ORDAINED AND ESTABLISHED by the Town
Council of the Town of Southern Pines, North Carolina in regular session assembled the 10th day
of December, 2019:
Section 1. That Exhibit 3-15 of the Unified Development Ordinance be amended for
“Mobile food services” (LBCS 2550) as shown on Attachment A to this Ordinance.
Section 2. That Section 5.9 of the Unified Development Ordinance be amended by
deleting the language of that section in its entirety and substituting the language of Attachment B
to this Ordinance.
Section 3. That Section 9.3 of the Unified Development Ordinance be amended to add
the definitions listed on Attachment C to this Ordinance between the existing definitions for
“Floor” and “Gaming Operations.”
Section 4. That this Ordinance shall be and remain in full force and effect from the date
of its adoption.
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Adopted this 10th day of December, 2019.

ATTEST:

TOWN OF SOUTHERN PINES

______________________________
Peggy K. Smith, Town Clerk

____________________________________
W. David McNeill, Jr., Mayor

APPROVED AS TO FORM:

______________________________
Douglas R. Gill, Town Attorney

I certify that this Ordinance was adopted by the Town Council of the Town of Southern Pines at
its meeting on December 10, 2019 as shown in the Minutes of the Town Council meeting for that
date.

_______________________________
Peggy K. Smith, Town Clerk

OA-03-19
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Mobile food services

CU-02-20

2550

Prepare and serve meals and snacks for
immediate consumption from motorized
vehicles
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ATTACHMENT B
5.9. MOBILE FOOD SERVICES - FOOD TRUCKS, TRAILERS AND CARTS
Except as specifically provided in this section or authorized as part of a Special Event Permit,
Variance, Planned Development District, or Conditional Use Permit approval, all mobile retail
sales of food, including but not limited to food trucks, food trailers or food carts, shall comply
with the regulations of this section.
5.9.1 Food Trucks, Trailers, Carts
(A) Districts Where Allowed
(1) Food Trucks and Food Trailers for retail sales of food shall be limited to the GB
and I districts.
(2) Food Carts for retail sales of food shall be limited to the NB, GB and I districts.
(B) Location Requirements
(1) Food trucks, trailers or carts shall not be located on any public right-of-way.
(2) Food trucks, trailers or carts shall be located on an improved surface, to include,
but not limited to, asphalt, concrete, stone or similar surface.
(3) A maximum of one (1) food truck, trailer or cart on a Lot or Parcel at any given
time. Multiple food trucks, trailers or carts may be authorized to operate on a
single parcel but no more than one food truck or food trailer shall operate at any
given time.
(4) Food trucks, trailers or carts shall be located a minimum of one hundred (100)
feet from the main entrance to any eating establishment or similar food service
business, and one hundred (100) feet from any outdoor dining area, as measured
from the designated location on the Lot or Parcel accommodating the food truck
or trailer.
(5) Food trucks, trailers or carts shall be located a minimum distance of fifteen (15)
feet from the edge of any driveway or public sidewalk, utility box or vaults,
handicapped ramp, building entrance, exit or emergency access/exit, emergency
call box or fire hydrant.
(6) Food trucks, trailers or carts shall not be located within any area of the Lot or
Parcel that impedes, endangers, or interferes with pedestrian or vehicular traffic.
(7) Food trucks, trailers or carts shall not occupy any parking spaces required to
fulfill the minimum requirements of the principal use of any Lot or Parcel, unless
the principal use’s hours of operation do not coincide with those of the food truck,
trailer or cart business. Nor shall any food truck, trailer or cart occupy parking
spaces that may be leased to another business and used to fulfill its minimum
parking requirements.
(8) Food trucks, trailers or carts shall not occupy any handicap accessible parking
space as specified in G.S. 20-37.6.
(C) Operational Requirements
(1) No freestanding signage or audio amplification shall be permitted as part of the
food truck, trailer or cart operation.
(2) Hours of operation of food trucks, trailers or carts shall be limited to the hours
between 6:00 a.m. and 8:00 p.m., unless the designated location on the Lot
accommodating the use is located within one hundred (100) feet of the property
line of a single-family or duplex dwelling, in which case the hours of operation
shall be limited to the hours between 7:00 a.m. and 7:00 p.m.
CU-02-20
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(3) When open for business, the food truck, trailer or cart operator, or his or her
designee, must be present at all times, except in cases of an emergency.
(4) Food trucks, trailers and carts and any associated features of the operation
including but not limited to trash receptacles and seating shall be removed from
the Lot or Parcel each day.
(5) The food truck, trailer or cart operator is responsible for the proper disposal of
waste and trash associated with the operation. Town trash receptacles are not to be
used for this purpose. Operators shall remove all waste and trash from their
approved location at the end of each day or more frequently to maintain the health
and safety of the public.
(6) The operator shall keep all areas of the permitted lot free and clean of grease,
trash, paper, cups, cans or other materials associated with the operation. No liquid
waste or grease is to be disposed in tree pits, storm drains or onto the sidewalks,
streets, or other public space. Under no circumstances shall grease be released or
disposed of in the Town’s sanitary sewer system.
(7) All equipment required for the operation shall be contained within, attached to or
within twenty (20) feet of the food truck, trailer or cart. All food preparation,
storage, and sales-distribution shall comply with all applicable Town, County,
State and Federal Health Department sanitary and safety regulations.
5.9.2 Food Truck Campuses
(A) Districts Where Allowed
(1) Food Truck Campuses shall be limited to the GB district and shall require an
approval of a Conditional Use Permit subject Section 2.21 and the performance
standards listed below.
(B) Location Requirements
(1) Food trucks, trailers or carts operating within a Food Truck Campus shall not be
located on any public right-of-way.
(2) Food trucks, trailers or carts operating within a Food Truck Campus shall be
located on an improved surface to include but not limited to asphalt, concrete,
stone or similar surface.
(3) A maximum of six (6) food trucks, trailers or carts may operate concurrently on a
Lot or Parcel. Additional food trucks, trailers or carts may be authorized to
operate within a Food Campus, but no more than six (6) shall operate at any given
time.
(4) Food trucks, trailers or carts operating within a Food Truck Campus shall be
located a minimum of one hundred (100) feet from the main entrance to any
eating establishment or similar food service business, and one hundred (100) feet
from any outdoor dining area, as measured from the designated location on the
Lot or Parcel accommodating the food truck or trailer.
(5) Food trucks, trailers or carts operating within a Food Truck Campus shall be
located a minimum distance of fifteen (15) feet from the edge of any driveway or
public sidewalk, utility box or vaults, handicapped ramp, building entrance, exit
or emergency access/exit, emergency call box or fire hydrant.
(6) Food trucks, trailers or carts operating within a Food Truck Campus shall not be
located within any area of the Lot or Parcel that impedes, endangers, or interferes
with pedestrian or vehicular traffic.
(7) Food trucks, trailers or carts operating within a Food Truck Campus shall not
occupy any parking spaces required to fulfill the minimum requirements of the
CU-02-20
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principal use of any Lot or Parcel, unless the principal use’s hours of operation do
not coincide with those of the food truck, trailer or cart business. Nor shall any
retail sales - food truck, trailer or cart occupy parking spaces that may be leased to
another business and used to fulfill its minimum parking requirements.
(8) Food trucks, trailers or carts operating within a Food Truck Campus shall not
occupy any handicap accessible parking space as specified in G.S. 20-37.6.
(C) Operational Requirements
(1) Restroom facilities open to the public shall be provided.
(2) When open for business, the food truck, trailer or cart operator, or his or her
designee, must be present at all times, except in cases of an emergency.
(3) Electrical, water and sewer utility services shall be run to a central structure and
shall be used by the individual operators instead of generators.
(4) Food Truck Campus shall provide trash receptacles for consumer use and shall
provide a dumpster on site for use by the operators. Dumpsters shall be screened
pursuant to the standards of Section 4.3.5. The food truck, trailer or cart operator
is responsible for the proper disposal of waste and trash associated with the
operation. Town trash receptacles are not to be used for this purpose. Operators
shall remove all waste and trash from the consumer trash receptacles and into the
Food Truck Campus dumpster at the end of each day or more frequently to
maintain the health and safety of the public.
(5) The operator shall keep all areas of the permitted lot free and clean of grease,
trash, paper, cups, cans or other materials associated with the operation. No liquid
waste or grease is to be disposed in tree pits, storm drains or onto the sidewalks,
streets, or other public space. Under no circumstances shall grease be released or
disposed of in the Town’s sanitary sewer system.
(6) All food preparation, storage, and sales-distribution shall comply with all
applicable Town, County, State and Federal Health Department sanitary and
safety regulations.
(D) Design Requirements
(1) Permanent structures on the Lot or Parcel associated with the Food Truck Campus
shall be subject to the commercial design requirements set forth in Section 4.10.
(2) Signs associated with a Food Truck Campus shall be subject to regulations of
Section 4.6. Food Truck Campus signage shall be consistent with GB district
requirements. Freestanding signs, wall signs and logo emblem signs may be
permitted. One sandwich board sign not exceeding six (6) square feet in size and
located within twenty (20) feet of the food truck may be allowed with each food
truck, trailer or cart.
(3) A minimum of five (5) parking spaces per food truck, trailer or cart shall be
provided.
(4) Landscaping for the property including buffers, screening and vehicle use area
landscaping shall be consistent with the standards of Section 4.3.
(5) With exception to property located within the Watershed Protection Overlay,
which is subject to the standards set forth in Section 3.6.8, impervious surfaces
shall not exceed 70%.
(6) Food Truck Campus shall provide 30% open space, of which 75% of the required
open space shall be usable as defined in Section 4.9. Areas for seating may be
counted towards the usable open space requirements.
(7) Electrical, water and sewer utility services shall be run to a central structure for
use by the individual operators.
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(8) Outdoor lighting shall be consistent with the commercial district standards
included in Section 4.8.
5.9.4. Authorization
(A) A Town zoning permit shall be obtained by the property owner (as listed in the Moore
County, North Carolina property tax records) for any Lot or Parcel proposed to
accommodate a food truck, trailer or cart with exception to those with an approved Food
Truck Campus. If at any time evidence is provided that the permitted Lot or Parcel is
being used other than in compliance with these regulations, the zoning permit shall be
rendered null and void, and the owner may be subject to penalties as set forth in Section
5.9.5. This zoning permit shall be renewed annually.
(B) The operator, including those operating within a Food Truck Campus, shall obtain a
Town food truck, trailer or cart permit annually. Prior to the issuance of the permit, the
operator shall provide evidence of having obtained a Town zoning permit or Conditional
Use Permit (as described in paragraph (A) of this subsection), a food vending permit
from the Moore County Environmental Health Department, a North Carolina Sales and
Use Certificate for collecting and paying the proper sales taxes, and a means for the
disposal of grease within an approved grease disposal facility.
(C) If at any time evidence of the improper disposal of liquid waste or grease is discovered,
the food truck permit for the operator shall be rendered null and void and the food truck,
trailer or cart shall be required to cease operation immediately. The operator may be to
penalties as set forth in Section 5.9.5.
(D) Copies of the zoning permit and food-vending permit shall be kept in the food truck,
trailer or cart at all times and be available upon request.
(E) If at any time, the Moore County Environmental Health Department revokes or suspends
the issued food-vending permit, the Town permit for the food truck, trailer or cart
business shall be revoked or suspended simultaneously.
5.9.5. Penalties
(A) This section shall be enforced by law as provided in G.S. 160A-175 or as provided in this
code. All criminal sanctions shall be up to the dollar limit provided in G.S. 14-4(a), as
currently enacted or as hereafter amended, or any similar limitations.
(B) The penalty for violating this section shall be as follows: For the first offense, the fine
shall be $100. For the second offense, the fine shall be $300. The retail sales - food truck
permit and/or the Conditional Use Permit shall be revoked after the third offense.
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ATTACHMENT C
Food Cart: A smaller mobile facility, typically wheeled, from which food is sold that typically
contains cooking facilities where the food is prepared and served. Food carts shall not be selfpropelled and not exceed four (4) feet in width by ten (10) feet in length by eight (8) feet in
height.
Food Trailer: A non-automotive, wheeled vehicle from which food is sold that typically
contains cooking facilities where the food is prepared and served.
Food Truck: An automotive, wheeled vehicle from which food is sold that typically contains
cooking facilities where the food is prepared and served.
Food Truck Campus: A collective of multiple food trucks, food trailers or food carts operating
together on one parcel of land.
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1
Red’s Corner
Conditional Use Permit (CUP) Application
I.

Summary of Application Request: Red’s Corner – 801 SW Broad Street
A. The redevelopment of the property described as Red’s Corner is an infill
development located at 801 SW Broad in the Town of Southern Pines. The property
is bound by SW Broad/Old US Hwy 1 to the West, Morganton Rd to the North, and
Seaboard Coastline Railroad to the South. The site, in the past, was Red’s Exxon
which operated for a number of years. The zoning for the property is General
Business (GB). Town Council approved a text amendment on December 10th, 2019
adding food truck campuses as a conditional use in GB zoning. This CUP application
proposes 6 food trucks located to the rear of the property and at an elevation below
the surrounding roadways.
Central to the development will be a structure that will contain an office and storage
and a below-grade beverage service area that will face the rear of the property
towards to complement the food trucks. The south end of town is an area the Town
has expressed interest for redevelopment and contemplated in the Long Range
Comprehensive Plan. This project is a start towards that goal. Red’s Corner is
surrounded by a mix of commercial uses.

II.

Project Information: Red’s Corner – 801 SW Broad Street
A.
B.

C.

D.
E.
F.
G.

CU-02-20

Physical Address
801 SW Broad St
Southern Pines, NC 28387
Owners
B & R Holding Company LLC
20410 Rogers Rd
Bend, OR 97703
Applicant
Rachel Jurgens of B & R Holding Company LLC
20410 Rogers Rd
Bend, OR 97703
Size of Property
1.86 +/- ac
Zoning
General Business (GB)
Access
Access to the property will be from existing curb cuts along SW Broad St. No
additional curb cuts are being requested.
Hours of Operation:
7 days a week 9 am to 9pm
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III.

Project Narrative: Red’s Corner – 801 SW Broad Street
A.

The purpose of this narrative for this Conditional Use Permit (CUP) is to provide
all information that is relevant to the decision-making process concerning the
development of the lot located at 801 SW Broad Street as an outdoor
greenspace/beverage bar/food truck campus...
The owner/applicant, B&R Holding Company LLC, proposes the improvement of
the southeast corner of Broad St and Morganton Ave, from an empty lot to a
green space park-like setting including landscaped southern gardens, walkways,
and a lawn with semi-private arbors. Patrons will enjoy the outdoors with a cold
drink and sample a variety of fare before moving on to shop or socialize in
downtown Southern Pines.
A simple structure situated at the entrance of the gardens, reminiscent of
Southern Pines’ wonderful antebellum and early 20th century country
architecture, will complement the historic Shaw House and our beautiful
Southern Pines Rail Station. The structure, designed by local designer Mark
Parson in the historic southern “Dog Trot” style, will serve as an office and dry
storage for the popular Pony Espresso coffee hut, and as a classic “southern
porch” where people can sit in the shade under fans and sip cool drinks as they
look upon the grounds. The structure and green space will be complimented by
a neatly organized campus for up to 6 food trucks, giving patrons a unique
opportunity to personalize their lunch or dinner choice while allowing the other
members of their family or party to do the same. Children will be able to enjoy a
hotdog and soda or an ice-cream cone, while parents can choose to enjoy great
BBQ with a cold beverage, or something more sophisticated like sushi with a
glass of wine or seltzer or Kombucha, all at the same time.
In addition to providing food and refreshments in a relaxing, landscaped
southern setting, Red’s Corner will provide a location for family reunions, work
gatherings, wedding parties, or a Friday night of “corn hole” out on the lawn. In
the fall, a pumpkin patch for kids to choose their Jack-O-Lantern; in the winter,
Christmas trees and hot chocolate (of course a beverage for dad will always be
available – rain or shine); and in the spring, an Easter egg hunt. During the
summer, golfers can kick up their spikes under a “cigar arbor” and fib about their
scores.
Finally, as an incubator for potential new restaurateurs, Red’s Corner will provide
opportunities for new small businesses in the area, and act as a gateway on the
south side of town to draw consumers to Southern Pines.
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2020 February Planning Board

39 of 44

3

B.

C.
D.

E.
F.

IV.

Design Elements
• Red’s Corner aims to provide a park-like setting surrounding the food trucks
and the central structure. Substantial on-premise pedestrian walks are being
provided to encourage patrons to meander the property while enjoying the
variety of foods available.
• Open Space provided for use by patrons.
Streets and Access
• Current street infrastructure and access is adequate to serve the property
Landscaping
• Landscaping will be provided, along with shade structures
• Planting buffers between adjacent properties will be installed as prescribed
by the UDO
Open Space
• Open Space is a key element to providing the ambiance of the project and
will meet or exceed requirements
Parking Buffer
• Buffering the adjacent properties from parking and or entrance road will be
provided in compliance with the UDO.

UDO Section 2.21.7 Criteria: Red’s Corner – 801 SW Broad Street (Responses in red below)
A.
The proposed conditional use shall comply with all regulations of the applicable
zoning district and any applicable supplemental use regulations.
• The proposed use will comply with GB zoning and the Southern Pines UDO.
B.
The proposed conditional use shall conform to the character of the
neighborhood in which it is located and not injure the use and enjoyment of property in
the immediate vicinity or the purposes already permitted.
• The proposed use is an enhancement to the current use as well as to
surrounding uses by providing a new type of eating venue that is attractive.
The intent is to augment existing uses by creating new dining alternatives
while creating an atmosphere attractive to new uses in the immediate area.
This area is currently served by pedestrian sidewalks near the property.
C.
Adequate public facilities shall be provided as set forth herein.
• Public water, sewer, and other utilities are available and won’t require
modification to existing facilities to support this project.

CU-02-20

•

This area is currently served by pedestrian sidewalks adjacent to the
property.

•

Parking for the establishment will be provided onsite.
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D.
The proposed use shall not impede the orderly development of surrounding
property for uses permitted within the zoning district or substantially diminish or impair
the property values within the neighborhood.
• All surrounding properties are commercially developed and this project is an
infill commercial development. The proposed use will serve as an
enhancement to the surrounding properties as it will provide a unique dining
opportunity. Further, this use will be low impact to the actual property.
E.
The establishment, maintenance, or operation of the proposed use shall not be
detrimental to or endanger the public health, safety, comfort, or general welfare; and
the public interest and welfare supporting the proposed use shall be sufficient to
outweigh individual interests that are adversely affected by the establishment of the
proposed use.
• The use is in harmony with surrounding uses. An inspiration for Red’s corner
is to support the public interest and welfare by providing a unique concept
that is family friendly, outdoor conscious, with a sense of community.
F.
The public interest and welfare supporting the proposed use shall be sufficient to
outweigh individual interests that are adversely affected by the establishment of the
proposed use.
• There are no adverse effects envisioned by this CUP. The proposed
conditional use for Red’s Corner will enhance the food culture in Southern
Pines and enable local establishments to incubate concepts. Red’s Corner
aids in facilitating the redevelopment of the old US 1 corridor described in
the adopted Long Range Comprehensive Plan and the contemplated small
area plan for the south end of town.
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Lauren Long
From:
Sent:
To:
Subject:

Cindy Williams
Thursday, January 23, 2020 2:31 PM
Lauren Long
FW: [EXTERNAL] CU-02-20 Conditional Use Permit Application

FYI

Cindy Williams, CZO
Planning Technician
Town of Southern Pines
(910) 692-4003
From: susan_miller@fws.gov <susan_miller@fws.gov> On Behalf Of NC Sandhills RCW, FW4
Sent: Thursday, January 23, 2020 2:23 PM
To: Cindy Williams <CWilliams@southernpines.net>
Cc: Archie Daniel <adaniel@southernpines.net>; Cory Albers <calbers@southernpines.net>; James Michel
<JMichel@southernpines.net>; Ken Skipper <KSkipper@southernpines.net>; Maurice Holland
<mbholland63@gmail.com>; NCDOT <djuarezpozos@ncdot.gov>; RLUAC <director@rluac.com>; Robert Reeve
<Reeve@southernpines.net>; Ron Istre <RIstre@southernpines.net>; Lauren Long <LLong@southernpines.net>
Subject: Re: [EXTERNAL] CU-02-20 Conditional Use Permit Application

No comments related to red-cockaded woodpecker recovery efforts.
On Tue, Jan 21, 2020 at 1:23 PM Cindy Williams <CWilliams@southernpines.net> wrote:
Good afternoon,

Please see the attached information regarding a Conditional Use Permit application and respond with your
comments at your earliest convenience.

Sincerely,

Cindy Williams, CZO
Planning Technician
Town of Southern Pines
(910) 692-4003
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Lauren Long
From:
Sent:
To:
Subject:

Cindy Williams
Monday, January 27, 2020 12:55 PM
Lauren Long
FW: CU-02-20 Conditional Use Permit Application

Lauren,
Please see below.

Cindy Williams, CZO
Planning Technician
Town of Southern Pines
(910) 692-4003
From: Director <director@rluac.com>
Sent: Monday, January 27, 2020 12:51 PM
To: Cindy Williams <CWilliams@southernpines.net>
Subject: Re: CU-02-20 Conditional Use Permit Application

Cindy,
Given the proposed conditional use involves property that is located within a highly developed area, and does
not involve any actions that may have an impact on Fort Bragg, there is no need for a formal case
review. Therefore, RLUAC does not object to approval of this request.
Regards,
Pete
On Tue, Jan 21, 2020 at 1:19 PM Cindy Williams <CWilliams@southernpines.net> wrote:
Good afternoon,

Please see the attached information regarding a Conditional Use Permit application and respond with your
comments at your earliest convenience.

Sincerely,

Cindy Williams, CZO
Planning Technician
CU-02-20
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Town of Southern Pines
(910) 692-4003

-Pete Campbell, Executive Director
Regional Land Use Advisory Commission
P.O. Box 1510
Fayetteville, NC 28302
(910) 434-4761
www.rluac.com
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