Pender County
Planning and Community Development

Phone: 910-259-1202
Fax: 910-259-1295
www.pendercountync.gov

805 S. Walker Street
PO Box 1519
Burgaw, NC 28425

AGENDA
Pender County Planning Board
Wednesday, September 7, 2016 7:00 p.m.
Pender County Public Meeting Room
805 S. Walker Street, Burgaw, North Carolina

Call to Order: Chairman Williams

Roll Call: Chairman Williams
Pender County Planning Board Members:
Williams: __ Fullerton __ Baker: __ Carter: __ Edens: __ McClammy: __ Nalee: __

1.

2.

Adoption of the Agenda:

Adoption of the Minutes: (August 2, 2016)
Public Comment:

*(Public Hearings Open)*

Conditional Zoning Map Amendment:

DRC Hampstead, LLC., applicant, on behalf of Jesse F. Lea SR et al, owner, is requesting approval of
a Conditional Zoning Map Amendment for three (3) tracts totaling approximately 78.39 acres from
RP, Residential Performance zoning district to RM- CD 2, Residential Mixed Conditional zoning district
2. The request is to allow only the following NAICS uses: Single Family Detached Homes (NAICS
236117) and Multi-Family Housing (NAICS 236116) in a proposed residential mixed subdivision
project to be called Sparrows Bend. The project proposal consists of 264 apartment units and 135
single family homes with associated neighborhood amenities. The subject property is located on the
north side of US HWY 17 and may also be accessed off of the east side of Hoover Road (SR 1569).
The subject property is in the Topsail Township and may be further identified by Pender County
PINs: 3293-01-5693-0000, 3293-11-0659-0000 and 3293-01-9640-0000.

Anyone wishing to address the Pender County Planning Board shall make a request on the “Public Comment” sign-up sheet.
Please provide the information requested.

If you wish to speak on a specific public hearing item, please sign-in on the appropriate “Public Hearing” sign- up sheet.
Speakers will be allowed to speak prior to any action/vote taken by the Board.

*A time limit of two minutes per speaker or up to ten minutes for groups of five or more, with a designated speaker will be
imposed.
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10.

Master Development Plan Revision:

Signature Top Sail NC, Ltd. applicant, on behalf of Capstone Ventures LLC., Ruth C. Kalmar Lewis et
al, J L Morris Enterprises of Hampstead Inc., and Morris Jeffrey et al, owners, are requesting a
revision to the previously approved Master Development Plan for the mixed use development known
as Wyndwater. Specifically this request is to; increase the overall project area from + 204.07 acres to
* 221.42 acres and increase the total units from 500 units to 529 units. The subject properties are
zoned PD, Planned Development zoning district. The Properties are located to the east of US HWY 17
north of Doral Drive (SR 1693), northwest of Sloop Point Loop Road (SR 1563), south and east of the
Cardinal Acres Lane (private) in the Topsail Township. The properties may be further identified by
Pender County PINs; 4213-59-0181-0000, 4214-04-6027-0000, 4214-12-3906-0000, 4214-22-7567-
0000, and a portion of 4214-50-8387-0000.

Comprehensive Land Use Plan Amendment:

Creative Commercial Properties, applicant, on behalf of P.H. LANCO, Inc., owner, is requesting
approval of an amendment to the 2010 Pender County Comprehensive Plan Future Land Use Map for
one (1) tract totaling approximately 8.42 acres from Rural Growth to Mixed Use future land use
designation. The subject property is located along the west side of US HWY 17 and to the south of
Pinnacle Parkway (private), directly northwest of the US HWY 17 intersection with Champion Drive
(private) in the Topsail Township and may be further identified by Pender County PIN: 4204-65-
5211-0000.

Zoning Map Amendment:

Creative Commercial Properties, applicant, on behalf of P.H. LANCO Inc., owner, is requesting
approval of zoning map amendment to the Pender County Unified Development Ordinance for one
(1) tract totaling approximately 8.42 acres from the PD, Planned Development zoning district to the
GB, General Business zoning district. The subject property is located along the west side of US HWY
17 and to the south of Pinnacle Parkway (private), directly northwest of the US HWY 17 intersection
with Champion Drive (private) in the Topsail Township and may be further identified by Pender
County PIN: 4204-65-5211-0000.

Zoning Text Amendment:

Marsh Creek Investments, LLC, applicant, is requesting a Zoning Text Amendment to the Pender
County Unified Development Ordinance, Section 5.2.3 Table of Permitted Uses. Specifically, the
proposal is to amend the Miscellaneous Use section to allow dry stacks and boat storage in the GB,
General Business zoning district and to add these definitions to Appendix A.

Zoning Text Amendment:

Pender County, applicant, is requesting a Zoning Text Amendment to the Pender County Unified
Development Ordinance, Section 7.5 Street Design. Specifically, the proposal is to amend
requirements for permanent and temporary dead end streets.

Zoning Text Amendment:

Pender County, applicant, is requesting a Zoning Text Amendment to the Pender County Unified
Development Ordinance, Section 7.5.1 Street Design. Specifically, the proposal is to add objective
criteria for administrative flexibility for the roadway design requirements.

*(Public Hearings Closed)*
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11. Discussion Items:
a. Planning Staff Items:
i. TRC Update
ii. Comprehensive Plan
b. Planning Board Members Items:
12. Next Meeting: October 4, 2016

13. Adjournment:
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PLANNING STAFF REPORT
Conditional Zoning Map Amendment

SUMMARY:

Hearing Date: August 2, 2016 Planning Board (1 hearing)
September 7, 2016 (2 hearing)
October 17, 2016 BOCC

Applicant: DRC Hampstead, LLC

Property Owner: Jesse F. Lea SR et al

Case Number: CZMA 305-2016

amenities in a proposed residential mixed use development known as Sparrows Bend. The project proposal consists of
137 conventional single family detached homes and 228 multifamily units.

Property Record Numbers, Acreage, and Location: The subject properties are located to the west of US HWY 17 and
along the east side of Hoover Road (SR 1569). The subject properties are in the Topsail Township and may be further
identified by Pender County PINs 3293-01-5693-0000, 3293-11-0659-0006 and 3293-01-9640-0000.

RECOMMENDATION

the project design. The Applicant has submitted a revised plan that addresses both of these concerns.

units in 12 buildings. The new version of the plan has density of 7.1 units per acre and features 137 single family homes
and 228 apartment units in 10 buildings.  The new plan also features specific areas where exceptional design will be
utilized, as was requested at the August 2, 2016 Planning Board meeting. These areas have been incorporated into the
plan, which if approved will serve as a binding contract with the developer.



DESCRIPTION

This application consists of a conditional rezoning of three (3) tracts totaling approximately 78.39 acres from RP,
Residential Performance zoning district to RM-CD 2, Residential Mixed conditional zoning district 2. The density proposed
on the entire tract is 7.1 units per acre.

Proposed Uses

It is the Applicant’s intention to develop the site for a single family residential subdivision and a multifamily housing
complex. There are 137 Proposed residential units on single family lots and 228 multifamily units in 10 (ten) apartment
buildings on the subject parcel. The multifamily units will range between 1 (one)and 3 (three) bedrooms according to the
Applicant.

Proposed Lot Sizes
According to the submitted site plan; the minimum lot size proposed is 6,000 sq. ft. and the maximum lot size proposed
is 12,000 sq. ft. As proposed, the maximum height of the single family units is requested at 35 feet. The maximum height
of the multifamily buildings is requested at 45-feet according to the Applicant, consistent with RM, Residential Mixed
regulations. Setbacks of this conditional rezoning are proposed below:

Residential Performance (RP)
Existing Zoning District
Setbacks (in feet)

Residential Mixed (RM)
Proposed
Setbacks (in feet)

Side Yard

An intent to service letter was provided by the applicant on behalf of the private wastewater provider Pluris Hampstead
LLC to service the entire project (Attachment 5). The Applicant shall work directly with Pluris Hampstead LLC and Pender



Total Apartment Units: 228
Total Single Family Units: 137

Grand Total Units: 365
Total Non-Residential Acreage (ROW,parking,sidewalks) _
Total Wetlands Acreage (11.65) ~Total Passive Open Space (5.45) _

Total Open Space (.03 acres/unit)
Active Open Space
Passive Open Space

Total Developable Land Acreage
Maximum Allowable Density Units/Acre (max. 5du/ac allowed
Total Proposed Density Units/Acre using 399 units

Open Space

Section 8.2.8, Project Boundary Buffer. The south project border is Proposed to be a B-3 Buffer. The north project border
is proposed to be a B-4 Vegetative Buffer. The east project border is proposed to be a C-4 Buffer. The western project
border is proposed to be a B-4 Vegetative Buffer, as well as undisturbed project area.

purpose of this transfer is to give the property owners the land they have historically utilized for access to their properties,
which currently belongs to the Applicant. Additionally, there is still a 10-foot buffer with a fence proposed in this area.



Recreational Units
All developments containing thirty-four (34) units or more are required to provide recreational units per Section 7.6.2 of

the Pender County Unified Development Ordinance. With 365 units proposed the applicant is required to provide 4 (four)
recreational units, which equates to $40,000. This can be installed on the Property, approved in conjunction with the Parks
and Recreation Master Development Plan or a payment in lieu of dedication can be made as the Board deems appropriate.
The Applicant intends to develop the recreation facilities within the subject property. The Parks and Recreation Supervisor
stated in her TRC report that a playground should be installed for children ages 2-12 (See Attachment 8). The Applicant
has agreed to provide this amenity as requested, and has demonstrated it on the site plan. Recreation amenity estimates

are provided in Attachment 10.

Roadways

Figure 1:

by Roads A and C.

Ingress and Egress Opportunities
The Applicant has provided evidence of legal rights for ingress and egress from US HWY 17. Presently there is a full-
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This project is located within the U-5732 project bounds. Any full access or signal requests are reviewed and approved
through NCDOT.

Road A will intersect with Hoover Road (SR 1569) and provide ingress and egress opportunities to the development as
well.

Roads

as a 60" public right of way and the notes indicate there will be sidewalks on both sides, demonstrating compliance with
the Pender County Collector Street Plan. Road C will also be constructed as a 60’ public right of way with dual sidewalks,
demonstrating compliance with the Pender County Collector Street Plan. The remaining roads are proposed as 50-foot
public right of ways. Road cross section compliance is demonstrated on the site plan provided. The Addressing
Coordinator has requested that road names be submitted at the earliest opportunity. The proposed cul de sac has a radius
of 40-feet. This is in compliance with Section 7.5 and has been approved by the Fire Marshal.

ROAD NAME & DIRECTION DESCRIPTION

Road A — COLLECTOR (generally east-west) 60’ Public ROW with dual sidewalks with 24’ pavement
Road B (connects A & C) 50’ Public ROW with sidewalk with 24’ pavement

Road C - COLLECTOR (generally north-south) 60" Public ROW with dual sidewalks with 24’ pavement
Road D (south of road A, generally east-west) 50’ Public ROW with sidewalk with 24’ pavement

Road E (connects F & A, generally north-south) 50’ Public ROW with sidewalk with 24’ pavement

Road F (connects B & C & intersects E, generally north-west) 50’ Public ROW with sidewalk with 24’ pavement
Apartment Road Traffic will be two-way, 24’ wide and require a street name

For road cross section requirements, refer to Section 5, Design Requirements, of the Pender County Collector Street Plan.
They have been included as Attachment 13. The roads as proposed appear to be compliant with the Pender County
Collector Street Plan.

Traffic

Traffic Impact Analysis

According to Section 6.1.4 (A) 16 of the Pender County Unified Development Ordinance, any Master Development Plan
proposal in a mixed use district that Pproposes to generate more than 100 trips during the peak morning or evening hours,
or 1,000 trips per day requires a Traffic Impact Analysis. Trip estimates must be based on the latest version of the Institute

were proposed.

Environmental Concerns
The subject parcels, of +78.39 acres does contain portions of environmentally sensitive areas including wetlands and

floodplains.

Wetlands

There are wetlands located throughout the property.  These areas have been delineated and a Notification of
Jurisdictional Determination has been provided (Attachment Four). Any development within these areas may be subject
to the permit requirements of Section 404 of the Clean Water Act.

Flood



CAMA
After a preliminary analysis, it appears there are no CAMA Areas of Environmental Concern located on the project site.

Public Input Meeting

were present at the meeting; the roster can be found in Attachment 6. A report of the community meeting can be found
in Attachment 9. Concerns raised at this community meeting include but were not limited to:

There is an existing drainage problem around the Kingsport residential subdivision.
. Peak traffic hour congestion is present at the Hoover Road (SR 1569) and US HWY 17 intersection.
Multi-family housing may decrease single family home values.

vAWN R

Following the Community Meeting, the Director of Planning and Community Development contacted the NCDOT regarding
the perceived speeding on Hoover Road (SR 1569). He requested information on a previously completed study that
considered lowering the speed limit from 45 miles per hour to 35 miles per hour. A written response was provided stating
that the conditions observed in the area did not warrant a reduction in speed.

Technical Review Committee
On July 6, 2016 the Pender County Technical Review Committee reviewed the Applicant’s submittal; the responses were

collected as Attachment 8.

EVALUATION

A) Public Notifications: Public Notice of the proposal for map change has been advertised in the Pender-Topsail Post and
Voice. Adjacent property owners have been given written notice of the request, and a public notification sign has
been placed on the property.

B) Existing Zoning in Area: The subject property is located on the north side of US HWY 17 and is currently zoned RP,
Residential Performance zoning district. The seven (7) properties to the south of this parcel are zoned GB, General
Business. The property located to the southwest is zoned Ol, Office and Industrial zoning district. All other

Low density residential and vacant land surrounds the remainder of the project.
D) 2010 Comprehensive Land Use Plan Compliance: The 2010 Comprehensive Land Use Plan designates the subject

Property as Suburban Growth. The Suburban Growth land use classification identifies those areas of Pender County
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Growth designates areas where public water and public sewer are available or are planned in the near future. The
project request is consistent with this description, as there is both public sewer and water available.

The following goals and policies within this plan which may support the rezoning request:
Growth Management Goal 1.A.1. Manage the physical growth and development of Pender County by

reduce suburban/rural sprawl.

Policy 1A.1.2 Encourage development in areas where the necessary infrastructure-roads, water,
sewer and schools- are available, planned or can be most cost effectively provided and extended
to serve existing and future development.

Policy 1A.1.4 The County should develop and utilize innovative and flexible land planning
techniques that encourage developments to efficiently use land resources that result in more
compact urban areas, infill development, redevelopment, and the adaptive re-use of existing
buildings.

Policy 1A.1.5 The county supports a pro-business/pro-growth attitude, balanced by a concern for
preserving the natural assets and quality of life factors that make the area attractive to visitors
and permanent residents alike.

Policy 1A.1.6 Use conditional zoning process to enable developers to contribute to add ressing the
impact of developments on capital facilities and other resources; incorporate regulations into new
Unified Development Ordinance to enable a small project to address specific impacts to an
existing adjacent community.

Emergency Services Policy 2E.1.2 Ensure that streets and parking lots within new developments
are designed and constructed to accommodate the turning radius and load bearing requirements
for emergency services vehicles and equipment.

Preferred Development Patterns Policy 3A.1.3 Support the inclusion in the UDO of conditional
zoning which provides more flexibility for the land owner/developer and the County to mutually
agree upon specific development conditions and requirements. (Conditional zoning is a method
thatincorporates all the site-specific standards directly into the zoning district regulation and then

encourage a variety of mixed use infill and re-development along the US HWY 17 corridor.

E) Unified Development Ordinance Compliance: Article 3.3.8 of the Unified Development Ordinance provides for

standards that shall be followed by the Planning Board before a favorable recommendation of approval for rezoning
can be made.

A.

1)

2)

| 3)

3.4.4 Review Criteria for Rezoning
When evaluating an application for the creation of a conditional zoning district, the Planning Board and Board

of Commissioners shall consider the following:

The application’s consistency to the general policies and objectives all adopted Land Use Plans and Unified

Development Ordinance.
The potential impacts and/or benefits on the surrounding area, adjoining properties.
The report of results from the public input meeting.




F) Conditions for Approval of Petition

Section 3.4.5 Conditions of Approval of Petition gives the Pender County Planning Board the ability to add reasonable anc
appropriate conditions, Potential conditions include:

1. Specific approval of density bonus, not to exceed 8 units per acre.
2. Finalization of property exchange along OId Marsh Road.

3. Installation of 10-foot fence on western property boundary.
RECOMMENDATION

The application consists of a conditional rezoning of three (3) tracts totaling approximately 78.39 acres from RP,
Residential Performance zoning district to RM-CD 2, Residential Mixed conditional zoning district 2. As submitted, the
request appears to meet al| criteria set forth in Section 3.4.4 Review Criteria for Rezoning of the Pender County Unified
Development Ordinance. The Project is supported by the 2010 Comprehensive Land Use Plan, as it is consistent with one
(1) goal and eight (8) policies of the 2010 Pender County Comprehensive Land Use Plan. The plan application supports
the Pender County Collector Street Plan. The Administrator respectfully recommends approval of this Conditional
Rezoning.

BOARD ACTION FOR REZONING REQUEST
Motion: Seconded:
Approved: Denied: Unanimous:

Williams: Fullerton: Baker: Carter: Edens: McClammy: Nalee:_



Attachments:

1.

2.

10.

11,

12.

13.

Wetlands Location Map (1 page)
Southern Environmental Evaluation (2 pages)
WMPO Scoping for TIA (5 pages)

US Army Corps Jurisdictional Determination (5 pages)
Utilities Commission Pluris Letter (2 pages)
Community Meeting Attendance (1 page)

PCU Water Availability Letter (1 page)

TRC Attendance Form and Comments (12 pages)
Report from Community Meeting (2 pages)
Recreation Estimates (1 page)

US 17/NC 210 Corridor Study Excerpt (1 page)

Draft Traffic Impact Analysis for Lea Tract (42 pages)

Street Cross Sections (2 pages)
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Sparrows Bend Narrative Update — 17 August 2016: 5"%,,%
O,

This narrative and associated plan reflect changes per Planning Board comments from
meeting August 2, 2016. We heard the comments of the planning board regarding density,
collector roads and exceptional (or superior) design criteria. We present our response in
written form by this narrative and in visual and written form on the revised plan submitted
for staff and board reviews.

A. We revised the density for the overall project. Previously we presented 399 units (235
single family and 264 apartments). We now present a lower density at 365 units (137
single family lots and 228 apartments). This density change represents an 18% reduction
in density. It was discussed in the previous board meeting that the previous density of
399 units, or a 60% density bonus request through the exceptional design for
environmentally sensitive design, seemed unreasonable; however, something less than
50% density bonus may be more realistic. The plan now requests a 42% density bonus for
exceptional design for environmentally sensitive design complying with the opinion
discussed in the August 2" planning board meeting.

B. We also bring a plan with approximately 0.2 acres less land allocated to the Sparrows
Bend development. The proposed project density has been adjusted to reflect the
pending property transfer along the Old White Marsh access easement. The easement
area currently located on the Sparrows Bend property has been removed from the overall
site acreage and the subsequent calculations have been adjusted per the Pender County
UDO. The developer is in investigating the legal rights and working with adjacent
homeowners to understand how the adjacent owners are using the existing easement to
access their property. The developer intends to continue conversations and potentially
transfer this easement property to the adjacent owners if all parties are willing.
Therefore, this plan removes that easement land from this density calculation and adjusts
the buffer along Old White Marsh road to a 10’ buffer with a fence at the edge of the
Sparrows Bend adjusted property line.

C. Road C has been changed to a collector road from its original layout to be compliant with
the existing UDO & adopted county wide plans. Revisions to its layout include:

1. New alignment, providing a stub out for potential future connection to the adjacent
parcel and providing 5’ sidewalks on both sides of the road, compliant with Group 1
of Pender County Collector Street Plan

2. Shared driveways have been indicated to allow for a reduction in individual
residential lot access per Pender County UDO 7.2.7: “Lots on Collector Streets of
Major Subdivisions shall not be approved that provide for individual residential lots to
access Minor Collector roads or streets as shown on the Coastal Pender Collector

12 2
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Street Plan, Pender County Transportation Plan or other approved State of Federal
Transportation Improvement Plan” FENoer PLANNING DEpy.

D. Superior Design strategies have been included and highlighted on the plan to qualify the
project for the proposed density increase. These efforts include:

1.

This revised plan outlines the Implementation of LID measures (to the extent
possible) in accordance with Pender County UDO 7.14, NC State Statutes and
Chapter 4: LID Stormwater BMPs of North Carolina State University’s Low Impact
Development: A Guidebook for North Carolina. These measures include the
stormwater management and runcff treatment requirements therein and also
include the implementation of the following:

Compliance with requirements for stormwater management as set
forth in NC State 15A NCAC 02h.1005 (storm water ponds will be sized
with final soils reports)
Utilization of a combination of engineered, structural LID BMPs as
defined in Chapter 4: LID Stormwater BMPs of North Carolina State
University’s Low Impact Development: A Guidebook for North Carolina
and designed in accordance with NC State 15A NCAC 02h.1008 to treat
runoff from all surfaces generated by one and one-half inches of
rainfall, or the difference in the stormwater runoff from all surfaces
from the predevelopment and post-development conditions for a one-
year, 24-hour storm, whichever is greater, in order to achieve average
annual 85% Total Suspended Solids (TSS) removal for the developed
area of the site
Utilization of a combination of engineered structural LID BMPs as
defined in Chapter 4: LID Stormwater BMPs of North Carolina State
University’s Low Impact Development: A Guidebook for North Carolina
to control and treat the increase in storm water runoff volume
associated with post-construction conditions as compared with pre-
construction (existing) conditions for the 1-year frequency, 24-hour
duration storm event in order to achieve a storage volume discharge
rate equal to or less than the predevelopment discharge rate for the 1-
year, 24-hour storm event. This may be achieved by hydraulic
abstraction, recycling or reuse, or the other accepted management
practices as described in the North Carolina Department of Water
Quality’s Stormwater Best Management Practices Manual, and in
consultation with North Carolina State University’s Low Impact
Development: A Guidebook for North Carolina, which includes:

1. bio retention / rain gardens

2. permeable pavement

3. water harvesting / rain barrels
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4. swales %vgsﬁ
5. infiltration strips and basins p“lfw,,m
2. Preservation of majority (+11.15 ac out of + 11.65ac) of wetlands on siter,
intended wetland impact is less than 0.5 ac
3. Preservation of significant trees on site per UDO Section 8.1.3.A.2
4. Preservation of substantial natural site features such as the existing ridge
separating the single family and multi-family areas, as well as other clusters of
old growth trees and vegetation
5. Preservation of existing natural landforms and drainage patterns, reducing
the amount of required grading
6. Use of native and adaptive plants well suited to our southeastern North
Carolina climate
7. Creation of a walkable community with sidewalks on every street &
throughout the apartment community
8. Implementation of pervious paving at amenity area patios
9. Provision of multi-purpose outdoor recreation spaces
10. Installation of an accessible 2-12 year old playground at the multifamily active
open space
11. Creation of courtyards at the apartment area, serving as gathering spaces and
promoting social interaction
E. In addition to the Superior Design measures proposed that fall under the Pender

County UDO and as defined in Chapter 4: LID Stormwater BMPs of North Carolina
State University’s Low Impact Development: A Guidebook for North Carolina, the
project strives to implement strategies found in neighboring municipalities which
result in density increases, such as:

1.

vk wnN

use of LID techniques as described in Section C of this narrative
wetland preservation

inclusion of porous pavement to minimize stormwater runoff
preserving undeveloped open space and existing vegetation
xeriscaping to minimize water use

F. DRC Hampstead, LLC, not only seeking to satisfy Pender County’s requirements for
a Superior Design project, but has investigated other leading exceptionally
designed project standards and requirements and is including the following
strategies integral in those projects:

1.

e wnN

Preservation of wetlands

Managing storm water on site

Using storm water management and treatment features as amenities
Minimizing site disturbance

Use of native and adaptive plants
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Attachment Two

Soutl-ncm E_nvironmcntal Group, Jnc.

5315 South Co“cgc Road, Suitc E Wilmington, NC 28412
Phone: 910452.2711 [Fax: 910452.2899 E mail: office@segi.us

20 June 2016

Mr. D Logan
Logan Homes

60 Gregory Rd
Suite 1

Belville, NC 28451

Re: Lea Tract
Access Road Wetlands and Permitting

Dear Mr. Logan:

Southern Environmental Group, Inc. (SEGi) reviewed the feasibility of constructing an access road along the
eastern property line of your Lea Tract Subdivision in Hampstead, Pender County, North Carolina.
Specifically in regard to the constraints you may encounter due to wetlands (on-site and adjacent) and
subsequent wetland permitting.

SEGi previously delineated the wetlands within the Lea Tract and obtained US Army Corps of Engineers
(USACE) concurrence. This included the delineation of a cypress — gum swamp or bottomland system along
the northern property line. This wetland system extends north onto the adjacent property and also runs east-
west along the length of the property line. (see Exhibit)

Based on the Pender County Collector Street Plan (CSP) the access road will require a USACE wetland
permit or the construction of a pile supported bridge. It is my understanding that the size and construction of
a bridge in this location is not economically practical and a traditional earthen filled wetland crossing would
be more suitable. The wetland impact area for the roadway would be approximately 2.0 acres which is a
significant impact for a road crossing and would require adequate justification. (see Exhibit)

The USACE requirements for this type of road crossing require a purpose and need for the impact that is
clearly definable and defendable. After reviewing the Pender Street Collector Plan the proposed access road
would provide access to residents and businesses which are already accessed from Highway 17, which
questions the need for additional access. Future development within the wetlands to the west of the proposed
road (adjacent to the impact area) is also unlikely as both construction restrains and significant wetland
impacts would be required. This also limits the need for the access road and therefore the purpose of the
proposed wetland impact.

In summary, due to the significant size of the proposed impact and unclear need for additional access to
existing and future residents and businesses; it is my opinion that the USACE would not issue a permit for
the access road as proposed.

It is SEGi’s hope the information found within and attached are adequate to address your questions regarding
the access road feasibility. However, should you have questions or need additional information, please feel
free to contact me at 910.452.2711.

Thank you,

President
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Attachment Three

305 Chestnut Street
PO Box 1810
Wilmington, NC 28402
Ph: (910) 341-3258
Fax: (910) 341-7801
WWW.WmMpo.otg

June 8, 2016

Rynal Stephenson, PE
5805 Farringdon Place, Suite 100
Raleigh, NC 27609

RE:  Approval of the Traffic Impact Analysis (TIA) associated with the proposed
Lea Tract Development
Pender County, NC

Dear Mr. Stephenson:

Based on the information provided, and conversations held to date, it is our understanding
that the proposed development will consist of 130 single family homes and 264
apartments. This development is located west of Us 17 with frontage on Hoover Road and
an access to US 17 via Arrow Wood Road in Pender County, North Carolina.

The site plan provided proposes access at the following points:

* US 17 and Arrow Wood Road
* Hoover Road and Neighborhood Access

Below please find the scope to be used for the Traffic Impact Analysis:

1. Data Collection - Analysis Parameters:

a. Existing Conditions
i. Turning movement counts weekday AM (6:30 AM - 8:30 AM) and PM (4:00 PM -
6:00 PM) peak periods, Signal Timing (if applicable) and Lane Geometry;

= US 17 and Hoover Road
* US 17 and Arrow Wood Road
* Hoover Road and Neighborhood Access

Wilmington Urban Area Metropolitan Planning Organization

City of Wilmington ¢ Town ot Carolina Beach * Town of Kure Beach ® Town of Wrightsville Beach
County of New Hanover * Town of Belville ® Town of Leland * Town of Navassa ¢ County of Brunswick
County of Pender » Cape Fear Public Transportation Authority ¢ North Carolina Department of Transportation



ii. Signal plans may be acquired by sending an email request to NCDOT Traffic
Services: Ross Kimbro, rkimbrof@ncdot.gov or by calling (910) 341-0300

b. Site Trip Generation, Site Trip Distribution and Background Traffic Assumptions

i. Site Trip Generation Estimate
= See attached (provided by Ramey Kemp & Associates)

ii. Site Trip Distribution

* To be determined based on collected traffic count data. Trip distribution MUST
be approved prior to use in the TIA.

iii. Adjacent Development (approved (but as of yet to be built)) development
including but limited to;

= N/A

iv. Planned Roadway Improvements
= U-5732
v. Background Traffic Assumptions

* Horizon year - 2019
* Growth rate - 1% per year

vi. Other Information

2. Capacity Analysis: Week day AM & PM Peak Hour (as listed and for locations per
1.a.i)

a. Existing - 2016
b. 2019 Future No-Build Conditions
[existing +1% background growth]
c. 2019 Full Build Conditions
[existing +1% background growth + site trips]
d. 2019 Future No-Build Conditions (with TIP)
[existing +1% background growth]
e. 2019 Full Build Conditions (with TIP)
[existing +1% background growth + site trips]

3. Final Report Submittal:
a. Completed TIA Application




b. Signed and sealed by a Professional Engineer

c. Four bound copies

d. Four Electronic copies to include PDF of TIA and Synchro files and Synchro
analysis files in digital format

4. Notes:

I. TIA’s shall be prepared according to NCDOT Congestion Management
Guidelines. Any deviations from such shall be approved prior to preparation of
the TIA.

ii. This scope shall remain valid for three months from the date of this letter.

iii. Please note that if any changes occur (including but not limited to; land use,
intensity, phasing, and/or site access) additional analysis may be required.
iv.
Please contact me at 910-473-5130 with any questions regarding this scope.

Sincerely,

S

Amy Kimes, PE
Project Manager
Wilmington Metropolitan Planning Organization

Attachments: Trip Generation Summary (provided by Ramey Kemp & Associates)

Site Map (provided by Ramey Kemp & Associates)

Cc:  Robert Vause, PE, Division Maintenance Engineer, NCDOT
Allen Hancock, Assistant Traffic Engineer, NCDOT
Kyle Breuer, Planning Director, Pender County
Megan O’Hare, Senior Planner, Pender County
Bill McDow, Transportation Planner, WMPO
Mike Kozlosky, Executive Director, WMPO
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Summary of Multi-Use Trip Generation

Average Weekday Driveway Volumes (Unadjusted for Internal Trips)

Project: Open Date:
Phase: Rnalysis Date:
Description:
24 Hour AM Pk Hour PM Pk Hour
Two-Way
ITE:Land Use Volume Enter Exit Enter Bxit
210: Single Family Detached Housing 1337 25 76 84 49
130 Dwelling Units [E]
220: Apartments 1723 27 106 106 57
264 Dwelling Units [E]
Total Driveway Volume 3060 52 182 190 106
Total Peak Hour Pass-By Trips 0 0 0 0
Total Peak Hour Vol. Added to Adjacent Btreets 52 182 190 106

Note: A zero indicates no data available.
Source: Institute of Transportation Engineers
Trip CGeneration Manual, Sth Edition, 2012

TRIP GENERATION 2013, TRAFFICWARE, LLC



Attachment Four

E@:;‘Eﬂ‘y'ﬁ-’, .
U.S. ARMY CORPS OF ENGINEERS =Bl B
WILMINGTON DISTRICT RC:L?FJ D

v

Action Id. SAW-2005-00300 County: Pender U.S.G.S. Quad: NC-TOPSAIL
NOTIFICATION OF JURISDICTIONAL DETERMINATION

Property Owner:

Jesse Lea
Address: PO Box 335
Hampstead, NC, 28443
Telephone Number: 910-520-4381
Size (acres) 79 Nearest Town Hampstead
Nearest Waterway Old Topsail Creek River Basin  Northeast Cape Fear. North Carolina.
USGS HUC 3030007 Coordinates  Latitude: 34.3791430344578

Longitude: -77.705571029516
Location description: The site is located approximately 0.4 miles north of the intersection of Hoover Road with NC
Hwy 210 in Hampstead, North Carolina (PIN# 3293-01-5484).

Indicate Which of the Following Apply:

A. Preliminary Determination

Based on preliminary information, there may be wetlands on the above described property. We strongly suggest you have
this property inspected to determine the extent of Department of the Army (DA) jurisdiction. To be considered final, a
jurisdictional determination must be verified by the Corps. This preliminary determination is not an appealable action
under the Regulatory Program Administrative Appeal Process (Reference 33 CFR Part 33 1). If you wish, you may request
an approved JD (which may be appealed), by contacting the Corps district for further instruction. Also, you may provide
new information for further consideration by the Corps to reevaluate the JD.

B. Approved Determination

There are Navigable Waters of the United States within the above described property subject to the permit requirements of
Section 10 of the Rivers and Harbors Act and Section 404 of the Clean Water Act. Unless there is a change in the law or
our published regulations, this determination may be relied upon for a period not to exceed five years from the date of this

notification.

There are wetlands on the above described property subject to the permit requirements of Section 404 of the Clean Water
Act (CWA)(33 USC § 1344). Unless there is a change in the law or our published regulations, this determination may be
relied upon for a period not to exceed five years from the date of this notification.

I

_ We strongly suggest you have the wetlands on your property delineated. Due to the size of your property and/or our
present workload, the Corps may not be able to accomplish this wetland delineation in a timely manner. For a more timely
delineation, you may wish to obtain a consultant. To be considered final, any delineation must be verified by the Corps.

X The wetlands on your property have been delineated and the delineation has been verified by the Corps. We strongly
suggest you have this delineation surveyed. Upon completion, this survey should be reviewed and verified by the Corps.
Once verified, this survey will provide an accurate depiction of all areas subject to CWA jurisdiction on your property
which, provided there is no change in the law or our published regulations, may be relied upon for a period not to exceed
five years.

_ The waters of the U.S. including wetlands have been delineated and surveyed and are accurately depicted on the plat
signed by the Corps Regulatory Official identified below on . Unless there is a change in the law or our published
regulations, this determination may be relied upon for a period not to exceed five years from the date of this notification.

There are no waters of the U.S., to include wetlands, present on the above described project area which are subject to the
permit requirements of Section 404 of the Clean Water Act (33 USC 1344). Unless there is a change in the law or our
published regulations, this determination may be relied upon for a period not to exceed five years from the date of this

notification.

Page 1 of 2



X The property is located in one of the 20 Coastal Counties subject to regulation under the Coastal Area Management Act
(CAMA). You should contact the Division of Coastal Management in Wilmington, NC, at (910) 796-7215 to determine

their requirements.

Placement of dredged or fill material within waters of the US and/or wetlands without a Department of the Army permit may
constitute a violation of Section 301 of the Clean Water Act (33 USC § 1311). If you have any questions regarding this
determination and/or the Corps regulatory program, please contact Crystal Amschler at 910-251-4170 or

Crystal.C.Amschler@usace.army.mil.

C. Basis For Determination: Determination was based on review of aerial photography, USGS, soils and Lidar

maps and from observations made during the site visit. Wetlands met criteria set forth in the Corps 1987
delineation manual and the Atlantic and Gulf Coastal Plain Region Supplement and are adjacent to a tributary of

Godfrey Creek, which flows northwest, then southwest into Harrisons Creek, which flows northwest until it
becomes a Section 10 Navigable water,

D. Remarks:

E. Attention USDA Program Participants

This delineation/determination has been conducted to identify the limits of Corps’ Clean Water Act jurisdiction for the
particular site identified in this request. The delineation/determination may not be valid for the wetland conservation
provisions of the Food Security Act of 1985. If you or your tenant are USDA Program participants, or anticipate participation
in USDA programs, you should request a certified wetland determination from the local office of the Natural Resources

Conservation Service, prior to starting work.

F. Appeals Information (This information applies only to approved jurisdictional determinations as indicated in
B. above)

This correspondence constitutes an approved jurisdictional determination for the above described site. If you object to this
determination, you may request an administrative appeal under Corps regulations at 33 CFR Part 331. Enclosed you will find a
Notification of Appeal Process (NAP) fact sheet and request for appeal (RFA) form. If you request to appeal this
determination you must submit a completed RFA form to the following address:

US Army Corps of Engineers

South Atlantic Division

Attn: Jason Steele, Review Officer
60 Forsyth Street SW, Room 10M15
Atlanta, Georgia 30303-8801

In order for an RFA to be accepted by the Corps, the Corps must determine that it is complete, that it meets the criteria for
appeal under 33 CFR part 331.5, and that it has been received by the Division Office within 60 days of the date of the NAP.
Should you decide to submit an RFA form, it must be received at the above address by 7/29/2013.

*X[{ js not necessary to submit an RFA form to the Division Office i fou do not object to the determination in this
correspondence. ** '

Corps Regulatory Official: (—2

¥ e
Date: May 30,2013 Expiration Date: May 30, 2018

The Wilmington District is committed to providing the highest level of support to the public. To help us ensure we continue to
do so, please complete the attached customer Satisfaction Survey or visit http://per2.nwp.usace.army.mil/survey. html to

complete the survey online.

Copy furnished:

Southern Environmental Group, Inc
Attn: David Scibetta

5315 South College Rd, Suite E
Wilmington, NC 28412



NOTIFICATION OF ADMINISTRATIVE APPEAL OPTIONS AND PROCESS AND
REQUEST FOR APPEAL

Applicant: Jesse Lea ) | File Number: SAW-2005-00300 | Date: May 30, 2013

Attached is: See Section below

[J] INITIAL PROFFERED PERMIT (Standard Permit or Letter of permission)
PROFFERED PERMIT (Standard Permit or Letter of permission)
PERMIT DENIAL
APPROVED JURISDICTIONAL DETERMINATION

[l PRELIMINARY JURISDICTIONAL DETERMINATION

m{O{O| W >

SECTION I - The following identifies your rights and options regarding an administrative appeal of the above decision.
Additional information may be found at ht,m://www.usace.anny.mil/inet!ﬁmcﬁons/cw/cecwo/reg or

Corps regulations at 33 CFR Part 331.
A: INITIAL PROFFERED PERMIT: You may accept or object to the permit.

e ACCEPT: If you received a Standard Permit, you may sign the permit document and return it to the district engineer for final
authorization. If you received a Letter of Permission (LOP), you may accept the LOP and your work is authorized. Your
signature on the Standard Permit or acceptance of the LOP means that you accept the permit in its entirety, and waive all
rights to appeal the permit, including its terms and conditions, and approved jurisdictional determinations associated with the

permit.

e OBJECT: If you object to the permit (Standard or LOP) because of certain terms and conditions therein, you may request
that the permit be modified accordingly. You must complete Section II of this form and return the form to the district
engineer. Your objections must be received by the district engineer within 60 days of the date of this notice, or you will
forfeit your right to appeal the permit in the future. Upon receipt of your letter, the district engineer will evaluate your
objections and may: (a) modify the permit to address all of your concerns, (b) modify the permit to address some of your
objections, or (c) not modify the permit having determined that the permit should be issued as previously written. After
evaluating your objections, the district engineer will send you a proffered permit for your reconsideration, as indicated in
Section B below.

B: PROFFERED PERMIT: You may accept or appeal the permit

e ACCEPT: If you received a Standard Permit, you may sign the permit document and return it 1o the district engineer for final
authorization. If you received a Letter of Permission (LOP), you may accept the LOP and your work is authorized. Your
signature on the Standard Permit or acceptance of the LOP means that you accept the permit in its entirety, and waive all
rights to appeal the permit, including its terms and conditions, and approved jurisdictional determinations associated with the

permit.
e APPEAL: If you choose to decline the proffered permit (Standard or LOP) because of certain terms and conditions therein,

you may appeal the declined permit under the Corps of Engineers Administrative Appeal Process by completing Section II of
this form and sending the form to the division engineer. This form must be received by the division engineer within 60 days

of the date of this notice.

C: PERMIT DENIAL: You may appeal the denial of a permit under the Corps of Engineers Administrative Appeal Process by
completing Section I of this form and sending the form to the division engineer. This form must be received by the division

engineer within 60 days of the date of this notice.

D: APPROVED JURISDICTIONAL DETERMINATION: You may accept or appeal the approved JD or provide new
information.

e ACCEPT: You do not need to notify the Corps to accept an approved JD. Failure to notify the Corps within 60 days of the
date of this notice, means that you accept the approved JD in its entirety, and waive all rights to appeal the approved JD.

e APPEAL: If you disagree with the approved JD, you may appeal the approved JD under the Corps of Engineers
Administrative Appeal Process by completing Section 11 of this form and sending the form to the district engineer. This form
must be received by the division engineer within 60 days of the date of this notice.




E: PRELIMINARY JURISDICTIONAL DETERMINATION: You do not need to respond to the Corps regarding the
preliminary JD. The Preliminary JD is not appealable. If you wish, you may request an approved JD (which may be appealed),
by contacting the Corps district for further instruction. Also you may provide new information for further consideration by the

Corps to reevaluate the JD.

SECTION II - REQUEST FOR APPEAL or OBJECTIONS TO AN INITIAL PROFFERED PERMIT

REASONS FOR APPEAL OR OBJECTIONS: (Describe your reasons for appealing the decision or your objections to an initial
proffered permit in clear concise statements. You may attach additional information to this form to clarify where your reasons or

objections are addressed in the administrative record.)

ADDITIONAL INFORMATION: The appeal is limited to a review of the administrative record, the Corps memorandum for the
record of the appeal conference or meeting, and any supplemental information that the review officer has determined is needed to
clarify the administrative record. Neither the appellant nor the Corps may add new information or analyses to the record.
However, you may provide additional information to clarify the location of information that is already in the administrative

record.

POINT OF CONTACT FOR QUESTIONS OR INFORMATION:

If you have questions regarding this decision and/or the If you only have questions regarding the appeal process you may
appeal process you may contact: also contact:

District Engineer, Wilmington Regulatory Division, Mr. Jason Steele, Administrative Appeal Review Officer

Attn: Crystal Amschler CESAD-PDO

U.S. Army Corps of Engineers, South Atlantic Division
60 Forsyth Street, Room 10M15

Atlanta, Georgia 30303-8801

Phone: (404) 562-5137

RIGHT OF ENTRY: Your signature below grants the right of entry to Corps of Engineers personnel, and any government
consultants, to conduct investigations of the project site during the course of the appeal process. You will be provided a 15 day
notice of any site investigation, and will have the opportunity to participate in all site investigations.

Date: Telephone number:

Signature of appellant or agent.

For appeals on Initial Proffered Permits send this form to:

District Engineer, Wilmington Regulatory Division, Attn: Crystal Amschler, 69 Darlington Avenue, Wilmington,
North Carolina 28403

For Permit denials, Proffered Permits and approved Jurisdictional Determinations send this form to:

Division Engineer, Commander, U.S. Army Engineer Division, South Atlantic, Attn: Mr. Jason Steele,
Administrative Appeal Officer, CESAD-PDO, 60 Forsyth Street, Room 10M15, Atlanta, Georgia 30303-8801

Phone: (404) 562-5137
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Attachment 5

STATE OF NORTH CAROLINA
UTILITIES COMMISSION
RALEIGH

APPENDIX A
DOCKET NO. W-1305, SUB 0
BEFORE THE NORTH CAROLINA UTILITIES COMMISSION

PLURIS HAMPSTEAD. LLC
_—=A Ly

is granted this

CERTIFICATE OF PUBLIC CONVENIENCE AND NECESSITY

to provide sewer utility service
in

BLAKE FARMS, OLDE POINTE VILLAGE, TOPSAIL HIGH SCHOOL, TOPSAIL
MIDDLE SCHOOL, TOPSAIL ELEMENTARY SCHOOL, AND HARDISON
DEVELOPMENT

Pender County, North Carolina,

subject to any orders, rules, regulations,
and conditions now or hereafter lawfully made
by the North Carolina Utilities Commission.

ISSUED BY ORDER OF THE COMMISSION.

This the __5th day of ___November 2015.

NORTH CAROLINA UTILITIES COMMISSION

RS

Jackie Cox, Deputy Clerk



PLURIS

Date: July 12, 2016

Re: Certificate of Public Convenience and Necessity

To Whom It May Concern:

Please be advised that Pluris Hampstead, LLC will accept the wastewater generated by the
development or address listed below, as it is connected to our collection system.

Location:  78.39 acre tract; north side of US HWY 17 behind the Bailey Shops, also access off
of east side of Hoover Rd.

Connected: Not Connected: X
All fees will need to be paid for additions of bedrooms or habitable rooms.

If you have any questions concerning this matter, please feel free to call upon me at anytime at
(910) 327-2880.

With kiptl regards,

arin M. Willtams

1095 HWY 210 Sneads Ferry, NC 28460 | T: 1.888.758.7471 | F: 910.327.0374 | www.plurisusa.com



Attachment 6
Sparrows Bend - Hampstead Community Meeting
July 12, 2016
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Attachment 7

PENDER CounTy UTILITIES
P.O. Box 995
"""‘i.ﬁf;: ”‘::"’“ 605 E. FREMONT STREET

> BURGAW, NC 28425

June 15, 2016

Mr. D. Logan
Representative DRC Hampstead, LLC
60 Gregory Road, Suite 1

Belville, NC 28451

RE: Water Capacity
Sparrows Bend Development

Mr. Logan:

Please find this letter as written confirmation that, at this time, Pender County Utilities has
sufficient water capacity to provide water service to the proposed Sparrows Bend Development,
including up to 135 Single Family Residences, and up to 264 Apartment. Please note that capacity
is allocated on a first come, first serve basis.

Bryan McCabe, PE, Project Engineer
Pender County Utilities

PENDER COUNTY UTILITIES
PHONE: (910) 259-1570
FAX:(910)259-1579



Attachment 8
TRC COVER PAGE

Cape Fear Council of Governments RPO
No Attendance.

Four County Electric Company

No Attendance.

NC DENR Division of Coastal Management
No Attendance.

NC DENR Division of Forestry

No Attendance.

NCDENR, Division of Energy, Mineral, and Land Resources - Land Quality Section
No Attendance.

NC DENR Division of Waste Management
No Attendance.

NC DEQ Division of Water Quality

No Attendance.

NC DOT Division of Highways

No Attendance

NC DOT Transportation Planning Branch
No Attendance.

NC Office of State Archaeology

No Attendance.

NC Wildlife Resources Commission

No Attendance.

Pender County Addressing Coordinator
No Attendance. See Comments.

Pender County Building Inspections

No Attendance. See Comments.

Pender County Emergency Management
No Attendance.

Pender County Environmental Health
Attended. No Comments Provided.



Pender County Fire Marshal
Attended. See Comments.

Pender County Flood Plain Management
Attended. Comments Provided.

Pender County Parks and Recreation

See Comments.

Pender County Public Library

No Attendance

Pender County Public Utilities

Attended. See Comments.

Pender County Schools

No Attendance.

Pender County Sheriff's Department

No Attendance.

Pender County Soil and Water Conservation District
Attended. No Comments,

Progress Energy Corporation

No Attendance.

Pluris

No Attendance.

US Army Corps of Engineers

No Attendance.

Wilmington Metropolitan Planning Organization
Attended. See Comments,



Pender County Emergency Management

Occupancy: Sparrows Bend
Address: US Hwy 17 Building #US Hwy 17
Hampstead NC 284432844

Inspection Type: Tent

Inspection Date: 7/6/2016 By: Batson, Tommy (2342)
Time In: 14:45 Time Out:  15:30
Authorized Date: 07/06/2016 By: Batson, Tommy (2342)

Form: TRC

3 o sld . : i

Inspection Topics:
Requirements
Street frontage

Status: INFORMATION
Notes: Prefer 26 foot roadway in front of the apartment building to allow setup and fire protection with the first in aerial fire
apparatus truck

Dead Ends
Any dead ends 150 ft or more shall have an approved Fire Department turnaround
Status: INFORMATION
LNotes: Cul-de-sac in place
Cul-De-Sacs
Shall have a min. of 40ft radius (DOT Approved)

Status: INFORMATION
Notes: Cul-de-sac at the end of C-street is recommenced to be 40 foot radijus.

Curb radius into the cul-de-sac needs to minimum of 28 foot radius

Hammer heads
Hammer head shall be a min of 60" in both direction from the center of the end of the roadway with a min. of 120' total. Alternate Hammer head will be
required to be 70' deep counting the roadway.

Status: N/A
Notes:
Median Strips

Status: N/A
Notes:

Street signs
Shall be installed as soon as roadways are accessible by vehicle traffic to include during construction and meet the Pender County Street Sign Specifications

Status: INFORMATION
Notes:

Alleys

Shall be a min. of 12a€™ ft. wide
Status: N/A
Notes:

Printed on 7/6/16 at 13:57:34 Page 10f 3
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Fire Hydrants

shall be maintained by the entity supplying water thereto; and 4. i i tandards Thread, 4 2 Als-inch steamer, (2) 2 A% inch
discharge connections, etc.) and Proper maintenance shall be utilized.

Status: INFORMATION
Notes: Additional hydrants ma
Dry Hydrant

In developments with natural or manmade water sources such as ponds and/for bodies of water a dry hydrant ma
fire services.

Status: INFORMATION

Notes:
Gates
Gates for any private roads shall be installed to a sirel

Status: N/A

Notes:

Building Heights

y be required to assist in fire protection for

Dry hydrant at the end of C-street in the pond will assistance in fire protection for the development.

n activated opener.

Status: INFORMATION
Notes: 105' Aerial Fire apparatus from
Set Backs
Setback preferred to be 5 ft from the prope
Status: N/A
[ Notes:
Note

Status: NOT OBSERVED ]

Pender EMS & Fire responses first to this site.

rty line and if 3 ft or closer see NC Building Code Requires

Notes: Addressing of the apartments complex is unknown but meeting with Jan Dawson (Addressing Coordination) will
complete this.

Add an additional in

gress and egress to support the 260 apartment units. The best location would be in the south east corner
of the property.
{Addltlonal Time Spent on Inspection: |
Category

Start Date / Time End Date / Time

&)tes: No Additional time recorded ‘

Total Additional Time: 0 minutes
Inspection Time: 45 minutes
Total Time: 45 minutes

Overall Résdlt: - Passed with Comments

Inspector Notes:

Printed on 7/6/16 at 13:57:34 Page 2 of 3



linspactor: g
Name: Batson, Tommy
Rank: Fire Marshal

Mobile Phone(s): 91 0-470-4721
Email(s): tbatson@pendercountync.gov

Signature

Printed on 7/6/16 at 13:57:34 Page 30f 3
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Technical Review Committee Review and Response

Date: _06/27/2016 Case Name: _ Sparrows Bend/Nest
Name: Josh Norwood Agency:  GIS & Addressing
Phone: _910-259-0129 Email: 1norwoOd@pendercountvnc.gov

Requirements:

Recommendations:

Comments:

Please refer to the Pender County UDO and review our addressing and display regulations as wel| as our street
sign requirements. They can be found in Article 11 of the UDO. These regulations shall be followed as they
are not just suggestions. Once all requirements are met we can then approve the necessary documents.

Information Requested:

Need to know where the main entrance is going to be. You have access on HWY 17 and Hoover Rd.

Please Follow Up Prior to Meeting: Yes/No



ECENDER

Technical Review Committee Review and Response

Date: 06 22 16

Name: Tommy Garriss

Agency: Building inspection
Phone: 259-1275

Email:

Requirements:

Recommendations:

Comments:

I'have no comments on the items listed for the July 6 TRC meeting

Information Requested:

Please Follow Up Prior to Meeting: Yes/No



Technical Review Committee Review and Response

Date: __7/6/16
Name:_Dee Turner Agency: __Pender County Parks and Recreation

Phone: _ 910-259-1330 Email: dtumer@pendercountvnc.gov

Project:__ Sparrows Nest

Requirements:
Meets the open Space requirements

Recommendations:

Install a playground unit for ages 2-12

Comments:

Information Requested:

Please Follow Up Prior to Meeting: Yes/No

No
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Technical Review Committee Review and Response

Date: TRC 07/06/16
Name:_Margaret/Bryan Agency: PCU
Phone: _ 259-1521 Email:

mgrav@pendercountync.gov

Case 305 - 2016 Major Site Plan — Conditional Zoning Map Amendment Sparrows Bend
® Final utility plans are not required at this st

age of design but please be advised that a watermain

interconnection between Hoover Rd. and the existing 8” water main located at the rear of Bailey
Shoppes will be required.

®  Formal Public Water Suppl

* PCU standard specification

y submittal documents must be submit

ted to PCU for review/approval.
s and details can be found on the PCU

web page.
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Technical Review Committee Review and Response

Date; July 1, 2016

Name: Bill McDow Agency:  WMPO
— 0 e EE——
Phone: (910) 341-7819 Email: Bill.mcdow@wilming;onnc. gov

Requirements: Sparrows Bend
1. The Sparrows Bend Subdivision has started a TIA for this development project.
2. A project scope for this project listed 130 Single Family Houses and 264 Apartment,
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Provide a Cul-De-Sac Cross section for the end of proposed Road C Cul-de Sac,

6. Add typical roadway geometry dimensions to the plans, such as Horizonta] Centerline
Radius, Street Corner Radius, etc,

7. Provide sidewalk for the missing section of Road B, from the intersection of Road D to

Road A.

Provide Sidewalk along Road A from Road D to the entrance to the subdivision,

Provide a public street into the apartments for Phase 4. The current design has a single

e

0 o0

10. Provide the sidewalk and pedestrian access to the active recreation areas,

11. Provide pedestrian amenities in the subdivision and wheg] chair ramps at each street
intersection, where sidewalk is shown.

12. Show internal sidewalk network for the Apartments, along with Handicap Spaces,
handicap ramps, wheel chair ramps, and Tactile Mats and ADA accommodations,

13. Does the site have a Pool and Pool House?

14. Please show the Parking configuration for the proposed Amenity Building in Phase 1 and
the Amenity building in Phase 4.

15. Show parking for the apartments and garages.

Recommendations:
1. Please increase intersection spacing between subdivision streets, numerous streets have

centerline spacing of Jess than 300’ between streets.



2. Provide Sidewalk along property frontage on Hoover Road. Coordinate sidewalk with
Pender County Planning Pedestrian plans.

3. Show the location of Fire Hydrants and Street Lights for each phase.

4. Show the location of any proposed Lift Stations,

5. Show the location of required Regulatory signs and pavement markings, (Stop Signs,
Yield Signs, Stop Bars, Cross Walks, Handicap Parking Signs, etc).

6. Show the landscape plan and street I ght plans for the site.

Comments:

Information Requested: No
Please Follow Up Prior to Meeting: Yes/ No



N

Technical Review Commiittee Review and Response

Date: 7/6/2016

Name:_ Megan O’Hare Agency: Floodplain Administrator
Phone: 910 259 2110 Email: mohare@gendercountync.gov
Sparrows Nest

Comments:

The subject property is not located within a regulatory Special Flood Hazard Area, according to the FIRM
3720329300J effective February 16, 2007. The Preliminary DFIRMS show the subject property to contain a
portion of AQ, with a depth of 2ft. All development within the Special Flood Hazard Areas requires compliance

with the Flood Damage Prevention Ordinance



Attachment 9

Sparrows Bend Community Meeting
Location: pender County Hampstead Annex
Date: July 12, 2016 Time: 4:00-5:3¢ PM

Nearly every attendee asked the price range of the single family homes. The applicant stated
that he intended to provide homes in the $275,000—$325-350,000 range.

Very few questions were asked about the apartments, but those that did ask wanted to know if
they were for rent or for sale. They will be for rent,
©  Some discussion about schools and that children/families would likely be in the
apartments — there was concern about schog| overcrowding. We pointed out the recent
$75 million school bond was in place to address school concerns,



to comply and expressed a willingness to voice his concern about collector street connection at
the board meeting.

Adjacent neighbor to the north discussed his property being largely wetland except a dirt road
that he is working on. He expressed no problems with proposed development.

Adjacent neighbors in Kingsport expressed concern about drainage, but it was determined that
the wetlands adjacent to their site would not be disturbed. No construction will occur on this
piece of Sparrows Bend property. It is suspected that their neighborhood HOA is responsible for
maintaining a ditch on their properties. It does not appear that ditches they referred to are on
Sparrows Bend property, but Sparrows Bend applicant will comply with all applicable laws.



Attachment 10

Date: July 13, 2016
Sparrows Bend Pender County Recreation Units

Preliminary Order of Magnitude Phasing Cost Estimate

This estimate is based on the conditional rezoning site plan as submitted for Planning Board review July 14, 2016 and is
provided to prove the project will comply with the re uired 4 recreation units totaling at least $40,000.

This estimate reflects our current understanding of construction cost and is the result of prices included in recent bids receive
by this office and in discussions with contractors and product representatives. Prices may vary somewhat from this estimate a
the time the bids are let due to design development and revision of the design, material availability, contractor workload and
site conditions. Actual quantities shown below may vary upon completion of construction documentation. This estimate is
based on current 2015-2016 dollars and recent construction costs received or researched in this office and does not take into
account the cost of financing and/or interest expense. All quantities are preliminary. If necessary, plans should be reviewed
by the any boards or regulatory authorities for approval and/or permitting prior to bidding.

Apartment Amenity Site

Item Qty. Unit | Unit Price Total
2-12 year playground with site preparation, play equipment, and surfacing; installed Is $16,000.00 $16,000.00
Seeded multi-use area 20,000 sf $0.11 $2,200.00
Apartment Amenity Sit, $18,200.00

Single Family Amenity Site

Item Qty. Unit | Unit Price Total
Pervious paver patio for active recreation; group gatherings 1350 sf $15.00 $20,250.00
Seeded multi-use area 15,000 sf $0.11 $1,650.00
Single Fam ly Amenity Sit; $21,900.00

| Grand Total] — $40,100 ]

General Notes:

1. Unless otherwise noted, no plans have been completed for these areas beyond conditional rezoning plans. Developer and builder may change
components of recreation units, but cost of provided recreation units will not be less than the Pender County required recreation units.




Attachment 11

* Factory Road/Peanut Road - full median would be constructed restricting all left-turn movements. Only
right-tuens to and from side streets would be allowed. A Paved U-turn bulb would be built 600 feet to the
north to accommodate vehicles wishing to go south from Factory Road, A southbound right-turn would be
constructed.

Adantic Seafood — , U-turn bulb s recommended in the vicinity of a platted, but unpaved, road adjacent to
the Adantic Seafood site.

Hoover Road — ] median opening maintzining existing traffic signal,

Forest Sound Road — full median would be constructed restricting all Jeft-turn movements. U-turn bulbs

are recommended approximately 250 feet north of Forest Sound Road to serve northbound and southbound
U-turns from the paired left-turn median opening located just north of this intersection,

Hampstead United Methodist Church — 4 future collector street js planncd just north of Hampstead United
Methodist Church, ‘The street could serve one parcel, in which case it would intersect US 17 with 5 righe-in /
right-out only configurarion. The collector street could however be extended by private Property owners to serve
multipje parcels; by doing so, sufficient traffic volume may be served such that a traffic signal on US 17 or 5

L]

U-turn bulbs are recommended approximately 800 to 1,000 feet north of the intersection of
US 17 and Loblolly Trail. A bulh would be built on both sides of US 17, to serve northbound and southbound

&
=
2.
F
#
E,
l

* Grandview Drive - 5 leftover type median opening that provides southbound left-turn movements from

US 17, but does not serve left-turns from Grandview Drive onto southbound US 17,

* William Store Road — full median would be constructed restricting all fef-turn movements. U-turn bulbs
are recommended approximately 700 feet north of the intersection of US 17 and William Store Road to serve
northbound and southbound U-turns from the paired left-turn median opening located just north of this

intersection.

* Country Club Drive/Jenkins Road — fy]) median opening ‘maintaining existing traffic signal. No widening
for u-turns. U-turn bulbs are recommended approximately 1,300 feet north of the intersection of US 17 and
Country Club Drive/Jenkins Road 1o serve northbound and southbound U-turns from the paired lefi-turn

Transfer Station Road — a leftover type median opening that provides southbound left-turn movemencs
from US 17. Superstreet or fuf] median opening and traffic signal if warranted and approved by NCDOT, to be
funded by private sources,

Leeward Lane — full median would be constructed restricting all left-turn movements. U-turn bulbs are
tely 1,000 feet north of the intersection to serve northbound and southbound U-tyrns

@

fecommended approxima
from the paired lefr-rurn median opening located north of this intersection,

* Long Leaf Drive leftover median opening for southbound lefy turns. Only right-turn movements would be
allowed to and from Long Leaf Drive,
* Sloop Point Loop Road — ] median Opening maintaining existing traffic signal. No widening for U-turns,

It should be noted that i, addition to the specific median openings listed above, median crossings and openings for

tations and EMS stations wil] be considered during the design phase of the project.

Coordination with People such as the fire chief will be importan¢ during this phase of the process.
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TRAFFIC IMPACT ANALYSIS
LEA TRACT
HAMPSTEAD, NORTH CAROLINA

1. INTRODUCTION

The contents of this report present the findings of the Traffic Impact Analysis (TTA) conducted
for the proposed Lea Tract to be located north of US 17 and west of Hoover Road in
Hampstead, North Carolina. The purpose of this study is to determine the potential impacts to
the surrounding transportation system created by traffic generated by the proposed

development, as well as recommend improvements to mitigate the impacts.

The proposed development, anticipated to be completed in 2019, is expected to consist of 135

single-family homes and 264 apartments.

Site access is proposed via one full movement site access on Hoover Road, and one full
movement site access to Arrow Wood Road that connects to US 17. The study analyzes traffic
conditions during the weekday AM and PM peak hours for the following scenarios:

* Existing (2016) Traffic Conditions

* Background (2019) Traffic Conditions with TIP U-5732

* Background (2019) Traffic Conditions without TIP U-5732

* Combined (2019) Traffic Conditions with TIP U-5732

* Combined (2019) Traffic Conditions without TIP U-5732

1.1.  Site Location and Study Area
The development is proposed to be located north of US 17 and west of Hoover Road in

Hampstead, North Carolina. Refer to Figure 1 for the site location map.

:>RAME! KEmMP .
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Traffic Impact Analysis Lea Tract — Hampstead, NC

The study area for the TIA was determined through coordination with the North Carolina
Department of Transportation (NCDOT) and the Wilmington Metropolitan Planning
Organization (WMPO) and consists of the following existing intersections:

* US 17 and Hoover Road

* US 17 and Arrow Wood Road

intersection, the subsequent U-turn locations are also analyzed.

1.2.  Proposed Land Use and Site Access
The proposed development, anticipated to be completed in 2019, is expected to consist of 135

single-family homes and 264 apartments.

consider for the proposed development.

1.4. Existing Roadways

NC 17 is a four-lane roadway running in an cast-west direction with a posted speed limit of 45
miles per hour (mph) within the study area. Based on the most recent data (2013) from the
NCDOT, US 17 had an AADT volume of 37,000 vehicles per day (vpd) within the study area.

¢ )>RAME! KEmMP
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Traffic Impact Analysis Lea Tract — Hampstead, NC

Hoover Road is a two-lane roadway running in a north-south direction with a posted speed
limit of 45 mph within the study area. Based on the most recent data (2013) from the NCDOT,
Hoover Road had an AADT volume of 3,700 vpd within the study area.

Arrow Wood Road is a two-lane roadway running in a north-south direction with no posted
speed limit in the study area. For the purpose of this study, it was analyzed to have a speed limit
of 35 mph. Based on the current traffic counts from 2016, and assuming that the peak hour
volume is 10% of the average daily traffic, Arrow Wood Road has a daily volume of

approximately 1,200 vpd within the study area.

y =>RAME! KEmMP 3
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PROPOSED
SITE

: : LEGEND

« -1 Proposed Site Location
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TRANSPORTATIDN ENGINEERS

Site Location Map

Scale: Not to Scale Figure 1
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Traffic Impact A nalysis Lea Tract — Hampstead, NC

2. EXISTING (2016) PEAK HOUR CONDITIONS

2.1 Existing (2016) Peak Hour
Existing peak hour traffic volumes were determined based on traffic counts conducted at the

study intersections listed below, in June of 2016 by RKA during a typical weekday AM (6:30
AM - 8:30 AM) and PM (4:00 PM - 6:00 PM) peak periods:

* US 17 and Hoover Road

* US 17 and Arrow Wood Road

results of the analysis are presented in Section 7 of this report.
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Traffic Impact Analysis Lea Tract — Hampstead, NC

be considered in the study.

3.3.  Future Roadway Improvements
Based on coordination with the NCDOT and the WMPO, the NCDOT TIP U-5732 project is
to be considered as 3 future roadway improvement. TIP U-5732 is planned to convert US 17 to

US 17 through the study area and providing corresponding U-turns for left-turn movements,
Refer to Appendix C for the current concept plans for TIP U-5732.

34. Background (2019) Peak Hour Traffic Volumes
Background traffic conditions consider two scenarios. The first background scenario considers
the TIP U-5732 project, which is expected to be completed at the same time as Lea Tract. The
second scenario does not consider the TIP U-5732 project. The same analysis year was used for

both scenarios.

4ARAMEY KEMP
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Traffic Impact Analysis Lea Tract — Hampstead NC

The background (2019) traffic volumes were determined by projecting the existing (201 6) peak
hour traffic to the year 2019. Refer to Figures 5 (with TIP U-5732) and 6 (without TIP U.-
5732) for an illustration of the background (2019) peak hour traffic volumes at the study

intersections,

\RAMEY KEmp
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Traffic Impact 4 nalysis Lea Tract — Hampstead, NC

4. SITE TRIP GENERATION AND DISTRIBUTION

4.1.  Trip Generation

potential for the sites,

Table 1: Trip Generation Summary

Land U Daily AM Peak Hour | pMp Peak Hour
AR Sise Intensity | Traffic Trips (vph) Trips (vph)
(TE Code) .
(vpd) Enter | Exit | Enter Exit
. . 135
Single Family Homes (210) dwellings | 1:290 25 76 85 50
264
Apartments (220) dwellings | 1730 27 106 | 106 | 57
Total Trips 3,020 52 182 191 107

4.2.  Diverted Traffic

Diverted traffic volumes must be considered to better estimate the future traffic volumes. The
current concept plans for TIp U-5732 project show the intersections of US 17 and Hoover
Road, and US 17 and Arrow Wood Road as restricted unsignalized right-in / right-out

Intersections, A median will be installed with two eastbound and two westbound unsignalized

the U-turn intersections where appropriate. Refer to Figure 5 for an illustration of the
background (2019) peak hour traffic with TIp U-5732. Refer to Appendix C for the current
concept plans of TIP U-5732.

AANRAMEY KEMP
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Traffic Impact Analysis Lea Tract — Hampstead, NC

4.3. Site Trip Distribution and Assignment

® 65% to/from the west via US 17
* 35% to/from the west via US 17

The site trip distributions are shown in Figure 7 (with TIP U-5732) and Figure 8 (without TIP
U-5732). Refer to Figure 9 (with TIp U-5732) and Figure 10 (without Tip U-5732) for the site

trip assignments.

AA\RAMEY KEMP
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5. COMBINED (2019) TRAFFIC CONDITIONS

5.1.  Combined (2019) Peak Hour Traffic Volumes

To estimate traffic conditions with the site developed and with the TIP U-5732 project
completed, the total site trips were added to the background (2019) traffic volumes with the
TIP U-5732 project to determine the combined (2019) traffic volumes with the TIP U-5732

with the TIP U-5732 project.

To estimate traffic conditions with the site developed without the TIP U-5732, the total site
trips were added to the background (2019) traffic volumes without the TIP U-5732 project to
determine the combined (2019) traffic volumes without the TIp U-5732 project. Refer to
Figure 12 for an illustration of the combined (2019) peak hour traffic volumes without the TIP

-5732 project.

5.2. Analysis of Combined (2019) Peak Hour Traffic
Study intersections were analyzed with both the combined (2019) traffic volumes with and
without the TIP U-5732 project using the same methodology previously discussed for existing

and background traffic conditions,

The analysis results are presented in Section 7 of this report. Refer to Appendices E-I for the

detailed capacity results at each intersection,

p :>RAME! KEMP 19
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6. TRAFFIC ANALYSIS PROCEDURE

Study intersections were analyzed using the methodology outlined in the 2010 Highway
Capacity Manual (HCM) published by the Transportation Research Board. Capacity and level
of service are the design criteria for this traffic study. A computer software package, Synchro
(Version 9.1), was used to complete the analyses for most of the study area intersections.
Please note that the unsignalized capacity analysis does not provide an overall level of service

for an intersection; only delay for an approach with a conflicting movement.

given time period under prevailing roadway, traffic, and control conditions.” Level of service
(LOS) is a term used to represent different driving conditions, and is defined as a “qualitative
measure describing operational conditions within a traffic stream, and their perception by
motorists and/or passengers.” Level of service varies from Level “A” representing free flow, to
Level “F” where breakdown conditions are evident. Refer to Table 3 for HCM levels of service
and related average control delay per vehicle for both signalized and unsignalized intersections,
Control delay as defined by the HCM includes “initia] deceleration delay, queue move-up time,

stopped delay, and final acceleration delay”. An average control delay of 50 seconds at a

Table 2: Highway Capacity Manual — Levels-of-Service and Delay

UNSIGNALIZED INTERSECTION SIGNALIZED INTERSECTION
AVERAGE CONTROL AVERAGE CONTROL
Iég‘;EVIfC(;:F DELAY PER VEHICLE Iélé‘l;EV?C%F DELAY PER VEHICLE
(SECONDS) (SECONDS)

A 0-10 A 0-10

B 10-15 B 10-20

C 15-25 C 20-35

D 25-35 D 35-55

E 35-50 E 55-80

F >50 F >80

6.1.  Adjustments to Analysis Guidelines
Capacity analysis at all study intersections was completed according to the NCDOT

Congestions Management Guidelines.

¢ ___>RAME! KEmpP
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Lea Tract — Hampstead, NC

7. CAPACITY ANALYSIS

7.1.

US 17 and Hoover Road

The signalized intersection of US 17 and Hoover Road was analyzed under existing (2016)

traffic conditions with existing (2016) lane configurations and traffic control, Background

(2019) and combined (2019) traffic conditions were analyzed both with and without signal,

lane, and volume changes associated with the TIP U-5732 project. Refer to Table 3 for a

summary of the analysis results. Refer to Appendix D for the Synchro capacity analysis reports.

Table 3: Analysis Summary of US 17 and Hoover Road
A WEEKDAY WEEKDAY
P AM PEAK HOUR | PM PEAK HOUR
ANALYSIS 11; LANE LEVELOF MELELOF
SERVICE SERVICE
SCENARIO O | CONFIGURATIONS
A
C Approach O(‘;Zl:;“ Approach 0(: 2‘3’1
H
EB | 1LT,1TH, 1 TH-RT A B
. . WB 1LT,2TH, 1 RT B B B B
Existing (2016) Conditions NB 1 LT-TH, | RT D (16) D (16)
SB 1 LT-TH, IRT D D
EB | 1LT,1TH, 1 TH.-RT A B
Bac‘(‘:gof(‘i‘i't‘i‘i lim) WB 1LT, 2 TH, I RT B B B B
. NB 1 LT-TH, 1 RT D 16) D (17)
thout TIP U-5732 (
(withou ) SB 1 LT-TH, IRT D D
_ EB | 1LT,1TH, 1 THRT A B
C°‘gz;r:fi‘:i$‘:19) WB 1LT, 2 TH, 1 RT C B B B
. NB 1LT-TH, 1 RT D 18) D (20)
thout TIP U-5732 (
(withou ) SB 1 LT-TH, IRT D D
Background (2019) Lp 1 TH, | TH-RT B N
™ WB 2TH, 1 RT - .
Conditions NB 1 RT B! N/A D! N/A
(with TIP U-5732) , :
SB 1RT E D
Combined (2019) LB TR LR T e N
i WB 2TH, 1 RT £ 2
Conditions NB L RT ~ N/A gl N/A
(with TIP U-5732) 2 iE: i B
Combined (2019) EB 1 TH, 1 TH-RT == 2
Conditions with WB 2TH, 1 RT B B B B
Signalization NB 1RT 5 (15) = (13)
(with TIP U-5732) SB 1RT D C

1. Level of service for minor-street approach

TIP U-5732 improvements

to lane configurations and recommended signalizations are shown in bold.
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Traffic Impact 4 nalysis Lea Tract — Hampstead NC

Capacity analysis of existing (2016) conditions indicates the intersection of US 17 and Hoover

Under background (2019) conditions (with TIP U-5732) the southbound approach is expected
to operate at LOS E during the weekday AM peak hour and LOS D during the PM peak hour.
Under combined (2019) conditions (with TIP U-5732) the southbound approach is expected to

addition of a signal, the intersection is expected to Operate at an overall LOS B during the

weekday AM peak hour, under combined (2019) conditions (with TIP U-5732).
The current TIP U-5732 plans show the intersection of US 17 and Hoover Road to be an

unsignalized right-in / right-out intersection, Due to the delays expected under these conditions,

signalization wag considered and combined traffic volumes were analyzed utilizing the criteria

be installed when warranted.,

¢ WRAMEY KEMP
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Lea Tract — Hampsz‘ead, NC

72. US17 and Arrow Wood Road

lane, and volume changes associated with

Table 4; Analysis Summa

ry of US 17 and Arrow Wood Road

itions were analyzed both with and without signal,
the TIP U-
Summary of the analysis results. Refer to Appendix E for

5732 project. Refer to Table 4 for
the Synchro capacity analysis reports.

A WEEKDAY WEEKDAY
ll: AMPEAK HOUR | pm PEAK HOUR
ANALYSIS R LANE LS%KEV%C(;:F IS'%XEVII'C%F
SCENARIO o CONFIGURATIONS
A
C Approach O(ws:z;lll Approach O(::Z;m
H
EB I1LT, 3 TH* A A A A
Existing (2016) Conditions WB 2TH, 1 RT B B
SB 1LT, 1 RT D (10) D (10)
Background (2019) EB I LT, 3 TH* A A A A
Conditions WB 2TH, 1 RT B B
(without TIP U-s737) SB 1LT, 1 RT D (10) D (10)
Combined (2019) EB ILT, 3 TH* A B A B
Conditions WB 2TH, 1 RT B B
(without TIP U-5732) SB 1LT, | RT E (12) D (11)
Background (2019) EB 2TH -- --
Conditions WB 1 TH, 1 TH-RT - N/A - N/A
(with TIP U-5732) SB 1RT C! C!
=
Combined (2019) EB 2TH -- --
Conditions WB 1 TH, 1 TH-RT - N/A - N/A
(with TIP U-5732) SB 1RT F! E!
Combined (2019) . = r
Conditions with 2 1 TH, 1 TH-RT C C
Signalization ‘;V]? + TH . 2 3) < (2 3)
(with TIP U-5732) 1RT D C

1. Level of service for minor-street approach.

* A right-turn lane extends ~900 feet past study j

TIP U-5732 improvements to lane configurations and recommended signalizations are shown in bold.

AHARAMEY KEMP
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Traffic Impact 4 nalysis Lea Tract — Hampstead, NC

peak hours. Under background (2019) conditions (with TIP U-5 732) the southbound approach
Is expected to operate at LOS C during both weekday peak hours.

Under combineq conditions (with TIp U-5732) the southbound approach is expected to operate
at LOS F during the AM peak hour and LOS E during the PM peak hour. With the addition of
a signal, the intersection is €Xpected to operate at an overall LOS C during both weekday peak

hours under combined (201 9) conditions (with TIP U-5 732).

The current TIP U-5732 plans show the intersection of US 17 and Arrow Wood Road to be an

unsignalized right-in / right-out intersection. Due to the delays expected under these conditions,

LWDRAMEY KEmp
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Hoover Road and Site Drive 1

Table 5 Analysis Summary of Hoover Road and Site Drive 1
WEEKDAY WEEKDAY
AM PEAK HOUR PM PEAK HOUR
s LEVEL OF LEVEL OF
AN SERVICE
ANALYSIS SCENARIO C ONFIGURATIONS

Overall

Overall
(sec) Approach (sec)
Combined (2019)
Conditions N/A
(with TIP U-5732)

Combined (2019)
Conditions
(without TIP U-5732)

N/A

1. Level of service for minor-street approach,

<$‘_k__>RAMEY KEMP
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74.  U-Turn Intersections for Hoover Road
The proposed U-turn locations for Hoover Road were analyzed under background (2019) and
combined (2019) traffic conditions with the lane configurations and volume changes associated

with the TIP U-5732 project. Refer to Table 6 for a Summary of the analysis resuls, Refer to

Table 6: Analysis Summary of U-Turns for Hoover Road

A WEEKDAY WEEKDAY
P AM PEAK HOUR PM PEAK HOUR
P LEVEL OF LEVEL OF
R LANE SERVICE SERVICE
ANALYSIS SCENARIO O | CONFIGURATIONS
A
Overall o
I({; Approach (:22) Approach (:::;‘u

Westbound U-Turn
Background (2019) EB -
Conditiong WBU N/A E! N/A
(with TIP U-5732)
Westbound U-Turn
Combined (2019) EB
Conditiong WBU
(with TIP U-5732)

NA | & | Na
Eastbound U-Turn ,
Background (2019) EBU E
Conditions WB N/A N N/A
(with TIP U-5732)
Eastbound U-Turn p !
bi 2019 B TH** D F
Combined ( ) EBU 10,2TH N/A N/A

Conditions WB 2TH o o
(with TIP U-5732)

*Westbound U-turn was analyzed as 3 southbound left-turm in the synchro analysis
**Eastbound U-turn wag analyzed as g northbound left-turn in the synchro analysis
1. Level of service for minor-street approach

TIP U-5732 improvements to lane configurations are shown in bold.

Under background (2019) conditions (with TIP U-5 732) the westbound U-turn approach from

westbound U-turn approach is expected to Operate at LOS B during the AM peak hour and
LOSF during the weekday PM peak hour.

<%}_>RAME! KEMP
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Under background (2019) conditiong (with TIP U-5732) the eastbound U-turn approach for
Hoover Road js expected to operate at LOS ¢ during the weekday AM peak hour and 1 0g E
during the weekday PM peak hour. Under combined (2019) conditions (with TIp U-5732) the
castbound U-turn approach is expected to Operate at LOS D during the weekday AM peak
hour and LOS F during the weekday PM peak hour.

<$_§_>RAME! KEMP
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7.5. U-Turn Intersections for Arrow Wood Road

The proposed U-turn Iocations for Arrow Wood Road were analyzed under background (2019)

A WEEKDAY WEEKDAY
P AM PEAK HOUR PM PEAK HOUR
I LEVEL OF LEVEL OF
R LANE SERVICE SERVICE
ANALYSIS SCENARIO 0 CONFIGURATIONS
A
(0] (0}
}(Ij Approach (::z;lu Approach (:::;‘H

Westbound U-Turn
Background (2019) EB
Conditiong WBU N/ A N/ A
(with TIP U-5732)
Westbound U-Turn
Combined (2019) EB
Conditions WBU N/A
(with TIP U-5732)
Eastbound U-Turn
Background (2019) EBU
Conditions WB N/A
(with TIP U-5732)

Eastbound U-Turn
Combined (2019) EBU 10U, 2 TH** D! N/A C!
Conditions WB 2TH £ =
(with TIP U-5732)

N/A

*Westbound U-turn wag analyzed as a southbound left-turn in the synchro analysis
**Eastbound U-turn wag analyzed as 3 northbound left-turn in the synchro analysis
1. Level of service for minor-street approach

TIP U-5732 improvements to lane configurations are shown in bolq,

¢ \;;:AME! KEMP
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Under background (2019) and combined (2019) conditions (with TIP U-5732) the eastbound
U-turn approach js €xpected to operate at LOS D or better during both weekday peak hours,

capacity standpoint.

y ;>RAMEZ KEMP
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8. CONCL USIONS

® Background (2019) Traffic Conditions with TIP U-5732
* Background (2019) Traffic Conditions without TIP .5 732
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* US17and Hoover Road

* US17and Arrow Wood Road

®* US17and westbound U-Typy for Hoover Road

¢ US17and westbound U-tyrm for Arrow Wood Road
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9. RECOMMENDATIONS

Background Improvements:
Improvements at the Westbound U-turn from Hoover Roag intersection are recommended jp
background (2019) conditions (with TIP U-5732), regardless if Whether the Proposed site jg

built or not.

Improvements by NCbhoT TIP U-5733.

US 17 and Hoover Road
~=-=£40d Hoover Road

® Restrict Intersection to right-in / right-out with Stop sign control,

* Construct an unsignalized U-turn location roughly 700 west of the intersection of

US 17 and Arrow Wood Road
T =Aow Wood Road

® Restrict Intersection to right-jn / right-out with Stop-sign contro].

* Construct an unsignalized U-turn location Toughly 800 f west of the intersection of

A\ RAamEY KEmMP
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Traffic Impact Analysis Lea Tract — Hampstead NC

®  Construct an unsignalized U-turn location roughly 1,500 fi east of the intersection

Recommended Improvements by Lea Tract with TIP U-5732;

Hoover Road and Site Drive ]
== h0ad and Site Drive |

® Construct a westbound approach to provide site access with one ingress lane and
one egress lane.

® Provide Stop-sign control on the westbound approach of Site Drive 1.

US 17 and Hoover Road
—==2/7and Hoover Road

®  Monitor the intersection for signalization. Instal] 5 traffic signal when warranted and

* This signal will no longer be necessary from a capacity standpoint if the US 17 and

westbound U-turn from Hoover Road intersection is signalized.

US 17 and Arrow Wood Road
—=—=dlC Arrow Wood Road

* Provide site access by tying into existing Arrow Wood Road providing one ingress
lane and one egress lane.
®  Monitor the intersection for signalization. Insta]] a traffic signal when warranted and

coordinate the signal timings with the signal at the intersection of US 17 and NC

** This signal will no longer be necessary from a capacity standpoint if the US 17

and westbound U-turn from Arrow Wood Road intersection is signalized.

US 17 and Westbound U-Turn from Arrow Wood Road
Monitor the intersection for signalization. Instal] 5 traffic signal when warranted and

L]
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Recommended Improvements by Lea Tract without TIP U-5732:

Hoover Road and Site Drive ]
==L 10ad and Site Drive |

* Construct a westbound approach to provide site access wi

th one ingress lane and
one egress lane.

* Provide stop-sign control on the westbound approach of Site Drive 1.

US 17 and Arrow Wood Road
—~=-=Land Arrow Wood Road

lane and two egress lanes. It should be noted that the pavement provided for the
left-turn lane has adequate storage for the expected tra

ffic volumes and the second
egress lane can be tapered.

7 QN RAMEY KEMP
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PLANNING STAFF REPORT
MASTER DEVELOPMENT PLAN REVISION

WYNDWATER

SUMMARY:

Hearing Date: September 7, 2016
Applicant: Signature Top Sail NC, Ltd.

Property Owners: Signature Top Sail NC, LTD Capstone Ventures LLC., Ruth C. Kalmar Lewis et al, J
L Morris Enterprises of Hampstead Inc., and Jeffrey Morris et al

Case Number: 334-2016

Development Proposal:
Signature Top Sail NC, Ltd. applicant, on behalf of Capstone Ventures LLC., Ruth C. Kalmar Lewisetal, J L

Morris Enterprises of Hampstead Inc., and Jeffrey Morris et al, owners, is requesting a revision to the
previously approved Master Development Plan known as Wyndwater. Specifically this request is to:
1. Increase the overall project area from + 204.07 acres to + 221.42 acres,
2. Increase the overall project density from 3.14 units per acre to 3.29 units per acre,
3. Allow for “alternative” design of a hammerhead in Phase VI as shown on Master
Development Plan submittal page C-3.6.; and
4. The addition of fifty-seven (57) Single Family Dwelling - Attached Duplex housing types.

Wyndwater is proposed to have eight (8) residential phases to include the addition of two (2) new
phases (Phase VI and Phase VII) and areas identified as future development on the + 221.42 acre project
area. Phase VI is proposed to be located to the north of Phase Ill on additional acreage being acquired.
Access to Phase VI will be through a future roadway connection which will be stubbed out to the north.
Phase VI is located to the east of US HWY 17 south of the existing Topsail Plantation Drive (private) and
to the north of the existing Champion Drive (private). Access to Phase VII will be gained through the
existing Topsail Plantation Drive (private). All elements and phases, both recorded and future
development, are included in this Master Development Plan Revision.

Property Record Number, Acreage, and Location:

The subject properties are zoned PD, Planned Development zoning district. The properties are located to
the east of US HWY 17 north of Doral Drive (SR 1693), northwest of Sloop Point Loop Road (SR 1563),
south and east of the Cardinal Acres Lane (private) in the Topsail Township. The properties may be
further identified by Pender County PINs; 4213-59-0181-0000, 4214-04-6027-0000, 4214-12-3906-0000,
4214-22-7567-0000, and a portion of 4214-50-8387-0000.

RECOMMENDATION

Planning Staff is submitting the proposal for Planning Board disposition. The request is consistent with
four (4) policies and conflicting with no policies in the 2010 Pender County Comprehensive Land Use
Plan. The request is consistent with other approved planning documents; therefore Planning Staff
conditionally recommends the approval of the Master Development Plan Revision request as detailed in
the report for the development known as Wyndwater. Any and all future development, phases or



changes to the Master Development Plan is subject to the Planning Board review and conditional
approval.

HISTORY
Please see Attachment 1.

MASTER DEVELOPMENT PLAN

Non-Residential

Currently the non-residential portion of the project is identified as “Commercial” and contains + 4.75
acres isolated on the western side of the subject property adjacent to US HWY 17. Any non-residential
uses and phasing must be approved by the Planning Board as applicable.

Residential

Density

The latest Wyndwater Master Development Plan was approved at the March 1, 2016 Planning Board
meeting with a net density of 3.14 units per acre. The request is to revise the density to 3.29 units per
acre. The proposed Master Development Plan revision is to add twenty-nine (29) units within the
221.42 acres of development area. According to Section 4.8.1.C the net density in the PD, Planned
Development zoning district shall be a maximum of five (5) units per acre. All density calculations shall
be in accordance with Ordinance requirements and examined further if any variables of the project
change from the Master Development Plan submittal. This request is in compliance with the Pender
County Unified Development Ordinance.

Overall Density

Current
Request
Total Acreage 221.42
Non-Residential Acreage 4.75
Wetlands Acreage 7.36
Right-of-Way Acreage 28.07
Open Space Acreage 20.69
Active | 11.63
Passive | 9.06
Total Units 529
Deveiopabie Land | 160.55
Net Density | 3.29




Total Requested Lots
The original Wyndwater Master Development Plan approval included 185 lots with future development.
The current request is to increase the unit count to five 529 total (Attachment 2).

Single Family
pwelling - Attached
Townhouse

Single Family
pwelling - Detached
Conventional

Lot Requirements

As outlined in the Unified Development Ordinance, Section 4.8.1.D the Master Development Plan
establishes the required lots sizes, yard setbacks, and building height. Building height was previously
approved at thirty-eight (38) feet; there is no requested change to height. Minimum lot size was
approved at 5,000 sq. feet and there is no requested change in minimum lot size. The setbacks listed
pelow are for the following housing types: Single-family detached, single-family attached duplex, and
single family - attached townhouse. The applicant is currently not requesting setback changes:

Landscaping & Buffers

The applicant is proposing a Buffer C along the portions of the subject property bordering parcels with
existing residential uses. The applicant is proposing 2 Buffer A along the portion of the property
adjacent to the US HWY 17, Topsail Greens Drive (Private), and Champion Drive (Private). The buffers
provided are consistent with the buffer requirements stated in Section 8.2.8 of the Pender County
Unified Development Ordinance, however must be more clearly defined and specific. The buffers can be
seen on the attached Master Development Plan revision.

The specific type of the buffer will be determined during the Master Development Plan Planning Board
hearing. Per Section 6.1.4.A.11 the location and extent of proposed buffers, with statements, profiles,
cross sections or examples clearly specifying the screening to be provided if applicable. Currently the
proposal is not consistent with Section 6.1.4.A.11. The applicant is required to specifically state what
type of buffer is being proposed on the proposed Master Development Plani.e. A-1, A-2,A-3,C-1, C-2or
c-3.



Open Space

Per the Pender County Unified Development Ordinance Section 7.6, all proposed residential subdivisions
shall provide open space in the amount of 0.03 acres per dwelling unit within the subdivision; half of
which must be designated active open space. The open space is in compliance with the Pender County
Unified Development Ordinance requirements.

Open Space Acreage
Required

Proposed

The open spaces proposed are located in a usable shape for active recreation. The location of the
proposed open spaces is in easily accessible areas for the future residents of the subdivision. The
residents of the proposed subdivision will have suitable, safe, and convenient ingress and egress to the
proposed active open space areas through sidewalks, roadways, and easements. Per Section 7.6.1.B.1
providing space for outdoor recreation activities which may include, but not be limited to; cluster boxes,
tennis courts, ball fields, swimming pools, and tot lots with play equipment. The applicant has provided
a pool facility and has started construction. The pool facility is located in the previously approved Phase
M.

The Open Space in Phase VI proposes only passive open space to include a stormwater management
basin. The open space in Phase VIl proposes a pedestrian connection between the two private

roadway’s cul de sacs.

The open space is not unified within the overall Master Development Planned area however the
proposed Master Development Plan shows unity of open space in Phase VII. Per Section 7.6.1.E.1 the
dedicated land shall form a single parcel of land, whether or not the subdivision is developed in phases
or sections, except where it is determined by the appropriate governing body, that 2 or more parcels
would be in the best interests of the residents of the subdivision and the public; and in such case, the
appropriate governing body, may require that such parcels be connected. Currently with the irregular
shaped parcel and the acquisition of adjacent tracts the applicant is attempting their best effort to
accommodate the Master Development Planned area with substantially more than the required open

space.
Recreational Units

Per Section 7.6.2 recreational facilities shall be in a configuration and location that is easily accessible to
the dwelling units that they are designed to serve and may be placed within active or passive open
space required areas. Recreational units are assigned a financial unit to be achieved via installation on
the subject property or through a payment in lieu of in conjunction with the approved Pender County
Parks & Recreation Master Plan. The timing of the installation shall be confirmed on the Master
Development Plan per Section 7.6.2 of the pender County Unified Development Ordinance. The
applicant been issued Zoning Approval and has started constructing a pool facility in Phase lll. The
submittal meets the recreation unit requirements set forth in Section 7.6.1.C of the Pender County
Unified Development Ordinance.



Roadways
The Applicant is proposing public and private roadways within the Master Development Plan revision

which are identified in Attachment 2.

Public Roadways

Public roadways must be built to NCDOT subdivision road standards as outlined in the NCDOT
Subdivision Manual published in January 2010. These roadways are subject to NCDOT review and
approval through a Driveway Permit, the applicant must submit plans to the NCDOT for approval prior
to Pender County approval of this Master Development Plan submission.

Private Roadways

According to Section 7.5.3 all designated private streets shall be designed and constructed in compliance
with the current NCDOT Subdivision Roads Minimum Construction Standards. The proposed private
right-of-ways are identified on the Master Development Plan at forty (40) feet in width; which will meet
the NCDOT standards as outlined in the 2010 Subdivision Manual with a curb and gutter section.

The applicant is also requesting the approval of an alternative turn around of a hammerhead design for
Phase V. This alternative Turn around request has the Fires Marshal’s approval. The Planning Board must
approve the current deviation from the Unified Development Ordinance specified turn around, the
applicant will still be required to design and construct to NCDOT standards.

The proposed Phase VI which is an addition to this Master Development Plan revision to currently has
three (3) private roads. There are currently two (2) cul de sacs located on the private roads which are
proposed to have forty (40) foot edge of pavement radii.

The proposed Phase VIl which is an addition to this Master Development Plan revision currently has four
(4) private roads proposed within the Master Development Plan revision proposal. There are currently
three (3) cul de sacs located on the private roads which are proposed to have forty (40) foot edge of
pavement radii.

Street Connectivity and Access

The PD, Planned Development zoning district per Section 4.8.1.E district requires reasonable access to
be provided to adjacent properties for development. Adequate connections to adjacent parcels will
promote interconnectivity and build road networks throughout the County. Per Section 7.5.3.C.5 these
roadways are required to be designated as public when connected to adjacent parcels. The proposed
private roadways show interconnectivity to the parcels to the north.

The current Phase VI is located to the north of the previously approved Phase Il and shows one (1)
connection to the north. At current the applicant has provided a connection to the parcel located to the
north identified by PIN 4204-95-5947-000L. It is recommended that the proposed roadway connection
to the existing Amanda Lane (private).

Traffic

At this time an examination of traffic impact on the existing road network surrounding the subject
properties has been conducted through a Traffic Impact Analysis (TIA). This required the coordination
with NCDOT and the Wilmington Metropolitan Planning Organization (WMPO). The TIA determined
what improvements are necessary to the existing roadway network. Any change in land uses or densities
requires a revision of the TIA to meet the changes made to the proposed plan. The TIA required



improvements are accomplished through the driveway permit which is approved during the Preliminary
Plat process of each phase (Attachment 4).

Pedestrian Access

The previously approved Doral Drive (SR 1693) emergency access connection and pedestrian facility is in
the process of being constructed and is to be included in Phase lll. The internal pedestrian connectivity
will eventually connect into the awarded North Carolina Safe Routes to School pedestrian path

connecting North Topsail Elementary and Hampstead Kiwanis Park.

The PD zoning district encourages creative design per Section 4.8.1.A.2 to promote quality urban design
and environmentally sensitive development by incorporating walkable, compact, pedestrian, and transit
friendly development by allowing developments to take advantage of special site characteristics,
locations, and land uses. Phase VIl shows a pedestrian friendly open space connection between the two
(2) private proposed cul de sacs through an access easement. However, there are no sidewalks located
on the proposed private roadways within the proposed new Phases VI or VII. This is not consistent with
the characteristics of the PD zoning district.

Services (Wastewater/Water)

An Intent to Service Letter was provided by the applicant on behalf of Pluris Hampstead, LLC
(Attachment 5). The wastewater approval is for up to four hundred seventy-one (471) single family
residences as Pluris Hampstead, LLC accepts future capacity. The applicant shall work directly with Pluris
and the County for wastewater approvals to service future development phases. A new letter of intent
was submitted stating that Pluris is permitting more capacity for the latest revision of the Wyndwater

Master Development Plan.

Phase Total Lot Count Wastewater treatment method
| 37 septic
IB 3 septic
I 38 18 septic/20 private sewer
]3] 27 private sewer

Public water connection to Pender County Utilities was previously approved for Phase | and Phase Il. The
Pender County Utilities Department is working closely with the applicant to satisfy applicable
requirements. Currently the existing water service extends from Sloop Point Loop Road (SR 1563). An
extension from the existing water service located on US HWY 17 will be required for the remainder of
the lots to be developed within the Master Development Planned area. This extension will be required
before Phase Ill can be recorded.

Environmental Concerns

The Master Development Plan area does contain portions of environmentally sensitive areas including
wetlands and floodplains.

Wetlands
There are + 7.36 acres of wetlands on the Master Development Plan area, as shown on wetland

delineation. The National Wetlands Inventory identifies wetlands in the area the Proposed Phase VII.
The proposed Phase VIl located east of US HWY 17 has wetlands located between the two proposed cul



de sacs. Any development within these areas may be subject to the permit requirements of Section 404
of the Clean Water Act. A Jurisdictional Determination of the Wetlands has been conducted by the Army
Corps of Engineers and submitted for review. At current the applicant has avoided the placement of lots
within the designated wetlands.

Flood

A portion of the subject property located directly east of US 17 that is located within the “Approximate
Zone A” Special Flood Hazard Area, according to the 2007 Flood Insurance Rate Maps (FIRMs), Map
Numbers 3720420400 and 3720421400J, Panel Numbers 4204 and 4214. This was the established flood
zone at the time of the original Master Development Plan approval. However, with the preliminary
FIRMs released, to serve as the best available data it appears that the amount of the parcel in the
“Approximate Zone A” was reduced and the subject property contains “Zone AO” with an established
depth of two (2) feet on Panel 4204 and contains “Zone AO” on Panel 4214. All development in these
areas will require re-examination at the time of development submittal in accordance with the best
available flood data. At current the applicant has avoided the placement of lots within the designated

Special Flood Hazard Areas.

CAMA
After a preliminary analysis, it appears there are no CAMA Areas of Environmental Concern located on

the project site. CAMA Areas of Environmental Concern are tidal and/or navigable waters within Pender
County that are classified as Public Trust Area up to the normal high water line or normal water level and
are subject to the CAMA.

Tree Survey
The PD, Planned Development zoning district requires a tree survey to be submitted prior to the Final

Preliminary Plat approval; the applicant has submitted this updated required documentation. This
request is in compliance with the Pender County Unified Development Ordinance.

All applicable state and federal agency permits including a Stormwater Management Permit, Erosion
Control Plan, wetlands impact permits, and NCDOT Driveway Permit will be required prior to the
approval of the for each phase as applicable.

Technical Review Committee (TRC) Responses:
On Tuesday August 2, 2016 the Pender County Technical Review Committee reviewed the Master
Development Plan known as Wyndwater. The responses collected can be seen in Attachment 6.

EVALUATION

A) Public Notifications: Public Notice of the proposal for the Master Development Plan Revision has
been advertised in the Pender-Topsail Post and Voice. Adjacent property owners have been given
written notice of the request, and a public notification sign has been placed on the property.

B) Existing Zoning in Area: The properties are located within a PD, Planned Development zoning district.
The properties to the north and east are zoned RP, Residential Performance zoning district and the
properties to the south and west are zoned PD, Planned Development zoning district.

C) Existing Land Use in Area: The properties are located to the north of Doral Drive (SR 1693), northwest
of Sloop Point Loop Road (SR 1563), south east of the Cardinal Acres Lane (private), and east of US HWY
17 in the Topsail Township. Wyndwater is located to the North of the low density subdivision known as



Greenway Plantation, to the south of the low density residential subdivision known as Cardinal Acres,
surrounding low density subdivision known as Topsail Greens, to west of low density residential
subdivision known as Pecan Grove, and to the north and northeast of Topsail Plantation.

D) 2010 Comprehensive Land Use Plan: Mixed Use: The Mixed Use land use classification designates
locations where a mixture of higher density/intensity uses is to be encouraged. Mixed Use areas should
be characterized by physically and aesthetically unified developments containing a mixture of
commercial, office, institutional, and high- and medium-density residential uses, arranged in a walkable,
compact, pedestrian, and transit friendly manner.

Supporting Comprehensive Plan Policies and Goals:

a. Growth Management Goal 1A.1 Manage the physical growth and development of
Pender County by promoting more intensive land uses in key locations identified for
such growth while preserving and protecting the unique physical character and social
assets of the predominant rural lifestyle and coastal environment that makes the
County a unique place to live.

i. Policy 1A.1.2
Encourage development in areas where the necessary infrastructure — roads,
water, sewer, and schools - are available, planned or can be most cost
effectively provided and extended to serve existing and future development

b. Transportation Goal 2B.1 Manage the timing, location and intensity of <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>