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Hawksbill Cove Application Information 

Master Development Plan Revision 
 

 

Case Number: MDP 2025-83 

Application Type: Master Development Plan Revision 

Applicant: Ryan Homes 

Owners: Hampstead Properties, LLC 

Location: Located east of Country Club Drive across from Transfer Station Road between 

Kings Landing Road and South Belvedere Drive in the Topsail Township. 

Property ID #(s): 4203-74-3682-0000; 4203-64-1002-0000; 4203-45-2426-0000; 4203-54-

0458-0000; 4203-43-7857-0000; 4203-64-4531-0000; 4203-53-9769-0000; 4203-45-4049-0000; 

4203-53-8553-0000     

Description:  Ryan Homes, applicant, is requesting the approval of a Master Development Plan 

Revision for approximately 369 acres of residential development and 8 acres of commercial 

area. This project, known as Hawksbill Cove, was previously approved for 1,105 residential 

units with a mixture of single family detached, single family attached, and multifamily units. This 

revision is intended to replace the multifamily units with single family units to be more 

consistent with the area. The total unit count will remain the same. 

Total Area of Project: 378 Acres 

Current Zoning: PD, Planned Development 

Application Materials 

Application Package 

Site Plan 

http://www.pendercountync.gov/


APPLICATION 



Pender County 
Planning and Community Development 

 
 
 

805 S. Walker Street 
PO Box 1519 

Burgaw, NC  28425 

  
 

 
Phone:  910-259-1202 
Fax:  910-259-1295 

www.pendercountync.gov 
 

 

I certify that all information presented in this application is accurate to the best of my knowledge. 
Signature of Applicant __________________________  Date___________________ 

Printed Name   __________________________ 

 

Planned Development & Residential Mixed Zoning Districts 
Master Development Plan Submission 

 
Applications will be considered for the Technical Review Committee hearing and reviewed by Staff only 
when deemed complete. The application will be regarded as incomplete until the following items are 
received by the Planning and Community Development Staff. 
 
1.  _______ Signed Application 
2. _______ Payment  

Application fee and initial stormwater review fee Invoices will be generated upon 
receipt of application for online payment. Do not include check with application. $500 
plus $10 per acre for the first 100 acres, $5 per acre thereafter (rounded to the nearest 
whole acre). MDP Stormwater review fee - $200 

3. _______ Paper Plan Sets 
One (1) 24 x 36, Four (4) 11 x 17  

4. _______ Digital Submission 
For all documents submitted in paper copy, provide a digital copy. These may be 
emailed or uploaded to a share folder. Physical media such as CD or USB drives will not 
be accepted.  

5. _______ List of Property Owners Within 500’ 
A numbered list of names and addresses, as obtained from the county tax listings and 
tax abstract, including the applicant, the owner, and all owners of all properties located 
within 500-feet of the of the perimeter of the project bounds as obtained from the 
county tax listings and tax abstract. Instructions to obtain list of addresses, available on 
Pender County’s website on the Planning and Community Development page.  

6. _______ 500’ Buffer Property Envelopes  
The applicant shall provide a set of business envelopes addressed to the applicant, the 
owner, and each of the owners of all properties located within 500-feet of the 
perimeter of the project bounds and accompanied with first class postage adhered. Do 
not include return address or company branding on envelopes.  

7. _______ Permits  
Please include any permits issued on the project including but not limited to: 
environmental, traffic analysis, utility, or other site specific conditions. 

8. _______ Site Plan Requirements 
A prepared site plan in accordance with the Unified Development Ordinance standards 
6.1, Pender County Collector Street Plan, Pender County Transportation Plan, other 
approved State of Federal Transportation Improvement Plan, or any other adopted plan 
in Pender County.  

5/30/2025

Michael Groseclose

http://www.pendercountync.gov/
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PD/RM Master Development 
Plan  

Pre-submittal Meeting 

 

Submit Complete Application 
and Materials 

 

TRC Review 

 

Planning Board Conditions 
Implemented on Plan 

Submittal for Major Site Plan or Preliminary Plat 

 

Planning Board Decision 
Rendered 

 

Planning Staff and TRC 
comments addressed 

 

Planning Staff Review 
(Comments sent to Applicant per 

Section 6.1)                                                                                                                                       
 

Zoning Approval Issuance 

 



Specific requirements can be found in Section 6.1 of the Pender County Unified Development Ordinance 
 
 

Master Development Plan – Mixed Use Districts Specific Requirements 
 

1. Requirements 
a. A land use plan 
b. Boundaries of existing environmental features as defined 
c. The proposed location of entrances to the development 
d. Proposed parking areas. 
e. The proposed location, arrangement, and right-of-way widths of roads and streets, including roads and 

streets -providing access to adjoining parcels 
f. The use of adjoining parcels and the location of adjoining streets and utilities 
g. The approximate location of sewer  
h. Letter of intent for wastewater connection to package plant 
i. The approximate location of water mains  
j. Wastewater disposal method 
k. Water source with statements  
l. A conceptual plan for stormwater management  
m. The proposed location and arrangement of all streets  
n. Estimated AM and PM Peak Hour Trips per the Institute of Transportation Engineers Trip Generation 

Manual.  
o. A Traffic Impact Analysis is required when the development generates 100 trips in the morning or peak 

hours or 1,000 trips per day.  The Traffic Impact Analysis must state the dates and times the counts 
were conducted. 

p. The location and treatment proposed for all historical structures  
q. Timing of construction for all amenities 

2. Roadways 
a. Public roadways - Built to NCDOT Subdivision Roads Minimum Construction Standards 
b. Private roadways - All designated private streets designed and constructed in compliance with the 

current NCDOT Subdivision Roads Minimum Construction Standards  
c. Private streets will be subject to requirements to construct public collector streets under any of the 

following conditions (per Section 7.5.3.C) 
- Dimension of more than 5280 ft. 
- -Any street in the subdivision has the potential to serve more than 200 residential or 

commercial units 
- -Access to any lot or unit in the subdivision is more than 5280 ft. by a private street to a public 

street 
- -Existing public streets have been dedicated or constructed to the property line of the 

subdivision 
- -Access to adjacent properties will be hindered as a result of private streets being allowed in 

the subdivision 
3. Access (per Section7.4) 

a. All lots shall have direct or indirect access to a public street, private street, or private access easement.  
b. Access must provide a reasonable means of ingress and egress for emergency vehicles as well as for all 

those likely to need or desire access to the property in its intended use.  
4. Public and Private Street Design (per Section 7.5.1) 

a. Adjoining street systems,  
b. Existing, planned and proposed streets, topographic, drainage and other natural features of the 

property,  
c. Continuity in existing streets and proposed streets,  



Specific requirements can be found in Section 6.1 of the Pender County Unified Development Ordinance 
 

d. Adequate right-of-way for collector streets 
e. Reasonable access provided to adjacent properties for development 
f. Street intersections are directly aligned if possible.  
g. If not aligned not offset centerline to centerline by not less than 125 ft.  
h. Intersect as nearly as possible at right angles 
i. Permanent dead end streets (cul-de-sacs) or temporary dead end (stub) streets are longer   than 1,000 

ft.  
j. Street name approval from the Pender County Addressing Coordinator.  
k. Sight triangles as required in the NCDOT     

5. Buffers (8.2 please refer to Section 4.15 of the Pender County UDO) 
a. Along all boundaries adjacent to a street Buffer A  
b. Along all boundaries adjacent to single family residential uses or residential lots with a parcel size of 

less than 1 acre and when a single family structure is within 50’ of the boundary of the development 
Buffer C  

c. Along all other boundaries Buffer B  
d. -Boundaries and location of common open space, with the percentage of the total acreage of the site to 

be common open space.  
6. Housing Types (per Section 4.15) 
7. Residential Dimensional Requirements 

a. Front Setbacks 
b. Side Setback 
c. Rear Setbacks  
d. Corner Setbacks 
e. Building Height 
f. Structure Separation  
g. Minimum Chord distance  
h. Minimum lot width 

8. Commercial Dimensional Requirements 
a. Front Setbacks 
b. Side Setback 
c. Rear Setbacks  
d. Corner Setbacks 
e. Building Height 
f. Structure Separation  
g. Minimum Chord distance  
h. Minimum lot width 

9. Density 
a. Non-Residential Acreage 
b. Wetlands Acreage 
c. Passive Open space Acreage 
d. Active Open Space Acreage 
e. Right of Way Acreage 
f. Total Units 
g. Developable Land 
h. Net Density 

10. Open Space Labeled Cleary with Acreages (per Section 7.6) 
a. Open Space 
b. Passive Open Space 
c. Active Open Space 



Pender County 
Planning and Community Development 

 
 

Planning Division 
805 S. Walker Street 

PO Box 1519 
Burgaw, NC  28425 

  
 

 
Phone:  910-259-1202 
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MASTER DEVELOPMENT PLAN 

 
Prior to submission of a preliminary master development plan for approval, the applicant shall request a pre-
application review conference with the County staff.  
 

1. The purpose of the pre-application conference shall be to discuss the proposal in relation to the requirements 
of the Land Use Plan and UDO and to obtain advice on the preparation of the master development plan.  

2. At the pre-application conference, the applicant shall provide a land use plan describing the following:  
a. The general location of the site. 
b. The general location of proposed roads. 
c. The general location of proposed uses, environmental areas, housing types or open space.  
d. The uses on adjoining properties.  
e. Utility requirements. 

 
The purpose of the master development plan (MDP) is to promote orderly and planned development of property within 
Pender County. It is the purpose of the MDP to ensure that such development occurs in a manner that suits the 
characteristics of the land, is harmonious with adjoining property, is in substantial compliance with the goals and 
policies of the adopted Land Use Plan, and is in the best interest of the general public. The MDP shall be used to 
illustrate the characteristics of the property proposed for development and of surrounding properties.    
 
*See Figures 2 and 3 at the end of Section 3.4, Pender County UDO for an illustrative process 
 

1. The MDP shall at least include all contiguous land under single or common ownership in the above zoning 
districts.  

2. A preliminary MDP may be submitted with an application for a conditional rezoning but shall not be considered 
binding until approval of a final MDP.   

 
Waivers to MDP – Residential Districts 

The Administrator may waive the requirements of a MDP in the Residential Districts if the proposed development 
contains all of the following criteria:  

1. Contains ten (10) or less traditional detached single-family dwelling units; 
2. Is not an integral portion of a property proposed or planned for future development or subdivision; 
3. Is planned to be developed in a manner that is harmonious with surrounding properties and land uses; and 
4. Does not substantially affect the purpose and intent of its zoning district and the intent of this article. 

 
Waivers to MDP – Commercial and Industrial Districts 

The Administrator may waive the requirement of a MDP in the Commercial and Industrial Districts if the proposed 
development contains all of the following criteria:  

1. If the proposed subdivision or development is less than five (5) acres in size; 
2. Includes no new streets, roads or rights-of-way, does not further extend any existing or dedicated street, 

road or rights-of-way and does not significantly change the layout of any existing or dedicated street, road 
or rights-of-way; 

3. Is not an integral portion of a property proposed or planned for future development or subdivision; 
4. That such development is limited to one individual parcel and one single use in accordance with Section 5.2.

http://www.pendercountync.gov/


 
APPLICATION FOR MASTER DEVELOPMENT PLAN 

 
 
 

SECTION 1: APPLICANT INFORMATION 
Applicant’s 
Name:    

 Owner’s Name:      
 

Applicant’s 
Address: 

 Owner’s 
Address: 

 

City, State, & 
Zip 

 City, State, & 
Zip 

 

Phone Number:  Phone Number:  

Email Address:  Email Address:  

Legal relationship of  
applicant to landowner:  

SECTION 2: PROJECT INFORMATION 
Type of Master 
Development Plan  

 Residential 
RP, PD, RM MH District 

 Commercial  
GB, OI, IT, GI District 

 Mixed Use 
PD 

 

Property 
Identification 
Number (PIN): 

 Total property acreage:  
(rounded to the nearest whole acre)  

 

Zoning 
Classification: 

 Acreage to be 
disturbed: 

 

Water Provider 
 Wastewater Provider:  

Project Address :  Township:  

Description of 
Project Location: 

 NAICS:   

 Road Type: Public/Private/Both 

Describe activities 
to be undertaken 
on project site:  

 

 

 

SECTION 3: SIGNATURES 
Applicant’s Signature  Date:  

Applicant’s Printed 
Name 

 Date:  

Owner’s Signature   Date:  

Owner’s Printed Name  Date:  
Carl Hellman, Manager 30-May-25

30-May-25

Michael Groseclose 5/30/2025

5/30/2025

carl.hellman@pharmabio.com
919-233-9901

sriosmoore
Typewritten Text
Ryan Homes
Attention: Michael Groseclose

sriosmoore
Typewritten Text
mgrosecl@nvrinc.com

sriosmoore
Typewritten Text
843-534-0594

sriosmoore
Typewritten Text
1105 Military Cutoff Road, Suite 201

sriosmoore
Typewritten Text
Wilmington, NC 28411

sriosmoore
Typewritten Text
Developer

sriosmoore
Typewritten Text
Hampstead Properties, LLC

sriosmoore
Typewritten Text
4721 Emperor Blvd., Suite 300


sriosmoore
Typewritten Text
Durham, NC 27703

sriosmoore
Typewritten Text
X

sriosmoore
Typewritten Text
Planned Development (PD)

sriosmoore
Typewritten Text
Pender County Utilities

sriosmoore
Typewritten Text
Planned Development (PD)

sriosmoore
Typewritten Text
Pluris

sriosmoore
Typewritten Text
TBD

sriosmoore
Typewritten Text
Topsail

sriosmoore
Ellipse

sriosmoore
Typewritten Text
378 Acres

sriosmoore
Text Box
Approximately 369 acres of Residential development, 8 acres of Commercial area, and associated infrastructure. 

sriosmoore
Typewritten Text
N/A

sriosmoore
Text Box
4203-74-3682; 4203-64-1002; 4203-45-2426; 4203-54-0458; 4203-43-7857; 4203-64-4531; 4203-53-9769; 4203-45-4049; 4203-53-8553    

sriosmoore
Text Box
Approximately 1.7 miles southeast from the intersection of US-17 N and Country

Club Drive, across from Transfer Station Road.    





 

167 East Chatham Street, Suite 210 | Cary, NC 27511 
t: 919.469.3340 | f: 919.467.6008 | www.withersravenel.com | License No. F-1479 

Asheville | Cary | Charlotte | Greensboro | Pittsboro | Powells Point | Raleigh | Southern Pines | Wilmington 
 

June 4, 2025 
 
Justin Brantley, MPA, CZO 
Pender County Planning & Community Development 
805 S Walker Street 
Burgaw, NC 28425 
 
RE: Hawksbill Cove 

 WR#25-0320-A 

 
Dear Mr. Brantley: 
 
Please accept this letter as part of our submittal to revise the Planned Development Master Plan 
for Hawksbill Cove in Hampstead, NC.  As a general statement of justification for the revised 
master plan, it is the interpretation of Pender County Planning staff that since this project is no 
longer proposing a multi-family use, we are required to amend the master plan to remove multi-
family as a proposed use.  Removal of this use is within the spirit of the current comprehensive 
land use plan as both Low Density and Coastal Residential land uses deem Multi-family 
residential as an “inappropriate use”.  Fortunately, this is also in the wishes of the developer.  In 
harmony with the previous approvals, there is no proposed increase in gross density as a result 
of this revision.  Other minor modifications are related to providing a clearer vision for the 
development of this master planned community, as described below:  
 

• Removed multi-family apartments and condominiums as a proposed use 
o This is more in-line with the future land use plan as Apts/Condos are not a 

permitted use.  
• Revised road network and single family lots for North and East Villages (areas north of 

Leatherback Lane and East of the road connection to Avila Avenue; 
o This was due to addressing stormwater management concerns.  Ponds previously 

shown were undersized for stormwater requirements.  Additionally, the new pond 
locations and sizing are more favorable to adequately balancing overall project 
earthwork.  

• Modified calculations in the Development Summary, Housing Summary, Density 
Calculations, Civic and Recreational, and Other Uses charts to be more accurate based on 
the new layout and removal of the multi-family use; 

• Removed references to Wastewater Treatment Facility as sewer service for the project 
will be provided by Pluris; 

• Removed references to an inland marina and potential chapel; 
• Minor modifications to the Development Notes to remove references mentioned above;  
• Net density has changed from 5.67 du/ac to 6.38 du/ac. The primary reason for this 

change has to do with the increase in open space. Net density is calculated by the Gross 
Minus “other uses” such as open space, road right of way, environmental areas.  

o There is no change in gross density (2.94 du/ac) 
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HAWKSBILL CONDITIONS 

 
1. The development team will incur all costs for the installation of a traffic signal at US 

Highway 17 and Transfer Station Road when traffic counts warrant such installation per 
NC Department of Transportation requirements. 

a. Complete.  

 
2. A sidewalk, trail, or multi-use path will be constructed to the proposed Community 

Aquatic Lifestyle Center, MP 09-08-04-03R. A payment in lieu of $62,500 shall be 
furnished to Pender County for the facility to be constructed on the remainder of 
Transfer Station Road. 

a. Complete.  

 
3. Connections to Soundview Drive and Scotch Bonnet Lane are required for 

interconnectivity. 
a. Will be satisfied with development plans. 

 
4. 4. Pedestrian accommodations along the length of the public access road in the main 

development portion are to be provided. 
a. Will be satisfied with development plans. 

 
5. 5. Effluent disposal areas may be shown on the plan for either an on-site wastewater 

treatment plant or regional public wastewater provider. 
a. Completed through Private wastewater provider. 

 
6. 6. The area identified on the Master Plan as “Inland Marina” shall not accommodate 

development other than open space if permitting cannot be obtained. 
a. Will be satisfied by Active Open Space planned. 

 
7. 7. The development team will incur all costs associated with the relocation of the Pender 

County Transfer Station in accordance with the adopted resolution from the Board of 
Commissioners on November 15, 2010. 

a. Complete.  

 
8. 8. Wastewater treatment may be shown as either an on-site facility or noted as being 

provided by an off-site regional public entity. 
a. Completed through Private wastewater provider. 

 
9. 9.Construction of Transfer Station Road extension must be fully completed prior to any 

construction or land-disturbing activities on the main development site, including clearing 
and grading. 

a. Complete.  
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If you have any questions or would like to discuss further, please contact me at 
sriosmoore@withersravenel.com or my direct phone number 919.238.0497.  
 
Sincerely, 

WithersRavenel 
 
 
 
 
Sol Rios-Moore 
Senior Project Manager 



SITE PLAN 
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