AGENDA
Town of Nags Head Planning Board
Nags Head Municipal Complex Board Room
Tuesday, December 17th, 2019; 9:00 a.m.

A. Call To Order
B. Approval Of Agenda
C. Public Comment/Audience Response
D. Approval Of Minutes
November 19th, 2019 Planning Board Meeting
Documents:
NOVEMBER 19 2019 DRAFT MINUTES.PDF
E. Action Items
1. Consideration Of A Preliminary Plat For A Major Subdivision, Known As Coastal Villas
for an approximately 9.86 acre property, zoned R-2 - Medium Density Residential,
owned by Nags Head Construction (applicant), located on the west side of US 158,
approximately 300 feet south of the intersection of W. Soundside Road and US 158
(Parcel# 006749004; PIN# 989108886987); the Preliminary Plat proposes to create 17
lots, along with an associated street and other required improvements.
Documents:
MEMO TO PB WITH ATTACHMENTS_COASTAL VILLAS PRELIM PLAT_1212-2019.PDF
MEMO TO PB_DRAFT CONDITIONS FOR COASTAL VILLAS PRELIM
PLAT_12-16-2019.PDF
2. Consideration Of A Major Site Plan For Gone Coastal Shopping Center
7531 S. Virginia Dare Trail, submitted by Jim and Stephanie Selckmann, to construct
a 6-foot-tall fence along the eastern property boundary and relocate dumpster. The
property is zoned C-2, General Commercial, is located in the CO - CommercialOutdoor Recreational Uses overlay district.
Documents:
GONE COASTAL PACKET FOR PB.PDF
3. Consideration Of A Major Site Plan For The Christmas Mouse
2401 S. Croatan Highway, submitted by House Engineering, P.C. on behalf of
Robeca, LLC; the application involves the redevelopment of the site, including the
construction of a 8,682 sq. ft. building for retail use. The property is zoned C-2,
General Commercial.

3. Consideration Of A Major Site Plan For The Christmas Mouse
2401 S. Croatan Highway, submitted by House Engineering, P.C. on behalf of
Robeca, LLC; the application involves the redevelopment of the site, including the
construction of a 8,682 sq. ft. building for retail use. The property is zoned C-2,
General Commercial.
Documents:
CHRISTMAS MOUSE SITE PLAN PACKAGE FOR PB.PDF
4. Consideration Of Vested Right Site Plan For The Outer Banks Hospital
4923 & 4927 S. Croatan Highway, 4922, 4926 & 4928 Passage Way, submitted by
Quible and Associates P.C. on behalf of Outer Banks Hospital; the application
involves the demolition of the Urgent Care Facility and construction of a 10,400 square
foot addition (Infusion Facility) to the existing Radiation Therapy building. As part of
the application, the applicant is seeking a Conditional Use Permit to reduce the
number of required parking spaces and modify certain parking requirements, and to
rezone the properties at 4922, 4926 & 4928 Passage Way from the SPD-C SingleFamily Two District to the SPD-C Hotel District.
Documents:
OBH CANCER CENTER PACKET FOR PB.PDF
F. Report On Board Of Commissioners Actions
December 4, 2019 BOC Meeting
Documents:
12-4-19 BOC ACTIONS.PDF
G. Town Updates - As Requested
H. Discussion Items
I. Planning Board Members' Agenda
J. Planning Board Chairman's Agenda
K. Adjournment

Town of Nags Head
Planning Board Minutes

-DRAFT–
Town of Nags Head
Planning Board
November 19, 2019

November 2019

The Planning Board of the Town of Nags Head met in regular session on Tuesday, November 19,
2019 in the Board Room at the Nags Head Municipal Complex.
Chair Vaughan called the meeting to order at 9:00 a.m. as a quorum was present.

Members Present
Megan Vaughan, Kristi Wright, Mike Reilly, Megan Lambert, Meade Gwinn

Members Absent
David Elder, Mark Ballog

Others Present
Michael Zehner, Kelly Wyatt, Holly White and Lily Nieberding

Approval of Agenda
Chair Vaughan suggested that the agenda be amended to move the discussion item with Eddie
Goodrich to follow the first action item. Meade Gwinn moved to approve the agenda as amended.
Kristi Wright seconded the motion and it passed by unanimous vote.

Public Comment/Audience Response
None
Approval of Minutes
There being no changes to the minutes, Kristi Wright moved that the minutes from the October 15th
meeting be approved as presented. Mike Reilly seconded the motion and it passed by unanimous
vote.

Action Items
Consideration of a Sketch Plan for a Major Site Plan for the Christmas Mouse, 2401 S. Croatan
Highway; the application involves the redevelopment of the site, including the construction of a 8,682
sq. ft. building for retail use.
Deputy Planning Director Kelly Wyatt presented a Sketch Plan for a Major Site Plan Review submitted
by House Engineering, P.C. on behalf of Robecca Nags Head, LLC for the purpose of reconstructing a
retail structure known as the Christmas Mouse, which was lost to a fire earlier this year. Parking and
site conditions, with minor changes, are intended to remain as currently exist. The existing damaged
structure has been demolished and the owners are now looking to rebuild, as such they must go
through the sketch plan process prior to going to tech review in December.
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The property is located at 2401 S. Croatan Highway, Nags Head. The existing Land Use is retail and
cell tower facility. The property is zoned C-2, General Commercial Zoning District. The property is
located within an AE Flood Zone; the four-corners of the proposed structure are shown at elevation
8.5 ft. MSL and the applicant intends to flood-proof the commercial structure.

Ms. Wyatt noted that the applicant provided revised architectural sheets following staff comments.
This information was received on the afternoon of Friday, November 15th so Staff did not have an
opportunity to completely review the revised plans. Ms. Wyatt stated she would discuss these
revisions as part of this review.
Ms. Wyatt then began to review the applicable Zoning Regulations:
Total allowable lot coverage for this site is 55%, the proposed lot coverage is 54.52% and is
therefore compliant.
Ms. Wyatt presented the originally submitted site plan along with the revised one for the Board to
review. Ms. Wyatt noted that the maximum allowable building height within the Town is 35 feet but
may be increased to 42 feet with the use of an 8:12 roof pitch or greater. The original proposed plan
had the building at 27.5 feet but based on the revised information provided the applicant has
proposed a structure with an overall height of 31.5 feet and is therefore compliant.
The UDO states that Commercial Design Standards shall apply to all building construction or
remodeling projects requiring a conditional use permit or site plan review, therefore, reconstruction of
the fire damaged commercial structure must adhere to these Commercial Design Standards.
Ms. Wyatt explained that prior to the revisions the architectural design renderings provided by the
applicant did not meet the stated design regulations in that 150 architectural design points had not
been obtained. Additionally, Staff had determined that the submitted plans did not comply with the
alternative option of several standards and guidelines provided in Division II., Building Design
standards.
After discussing this further with the applicant, the applicant submitted revised architectural
elevations to demonstrate compliance by achieving the 150 architectural design points; some of these
designs include a porch, cedar shake siding, dormers, gable brackets and column trim. While they are
close to the 150 points required, they are unable to achieve those points with the windows they are
currently proposing; they also do not have the necessary roof variations. Ms. Wyatt discussed with
the Board a few options that the applicant has to achieve the necessary points.
The proposed structure contains 8,682 square feet of gross floor area, requiring 35 parking spaces.
Four employees are proposed, necessitating four additional parking spaces. A total of 39 parking
spaces are required; 47 spaces are provided and therefore parking is compliant. Ms. Wyatt noted the
parking lot layout and design is unchanged except for the conversion of 11 asphalt parking spaces
into TurfstoneTM. This conversion not only results in a decrease in impervious area but allows for
Stormwater infiltration.
Christmas Mouse was originally approved by the Board of Commissioners on March 5, 1987. The code
that was in effect at that time did not require buffering or landscaping on this site. The UDO states
that the design standards contained within this Section shall apply to all building construction or
remodeling projects requiring a conditional use permit or site plan review as such the applicant is
required to provide a Buffer Yard C when there is parking adjacent to the right of way. In this
instance, due to the orientation of the driveway and the need to preserve the sight triangle, the
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applicant will need to provide a minimal number of shrubs and ornamental grasses/herbaceous plants
in those areas where the existing parking lot abuts U.S. Highway 158.

In addition, the UDO outlines the requirements for providing interior parking lot landscaping. The
parking lot, aside from the conversation of asphalt parking into TurfstoneTM parking, is to remain
unchanged. Staff would note that this is an existing site nonconformity; the proposed scope of work
would not increase the degree of nonconformity and therefore it can remain as is. The UDO also
outlines the Vegetation Preservation/Planting Requirements. Again, staff would note that this is an
existing site nonconformity that is not being increased and therefore can remain as is.
No additional signage or lighting is proposed at this time; existing parking lot lighting remains
unchanged. Should additional lighting be desired in the future the required photometrics and fixture
information will be required for review and approval prior to permit issuance.
As far as wastewater, the applicant has received approval from the Dare County Health Department.
Stormwater management measures and traffic flow are unchanged from previous approvals. At this
time the applicants have not proposed any additional impervious coverages or deviations to the
existing traffic pattern for this site.
The project will be required to comply with all applicable NC Fire Prevention Code requirements as
part of building permit application review and issuance.
The Public Works Director has indicated that the current dumpster location may be acceptable if
turned to accommodate a front load dumpster loading. This will be discussed in more detail at the
upcoming Technical Review meeting.
Overall Staff finds that the proposal is consistent with the applicable use and development standards,
as well as relevant land use policies, the architectural piece being the only outstanding item. Ms.
Wyatt stated that Bryan Seawell with House Engineering was present and could discuss this further.
Ms. Wyatt confirmed for Chair Vaughan and the Board that the Residential Design Manual states that
the windows must single or double hung not multi-paned as the applicant is proposing.
Ms. Wyatt confirmed for Ms. Lambert that the applicants are currently 20 points under the necessary
number.
Applicant Bryan Seawell with House Engineering addressed the Board. Mr. Seawell thanked Staff for
guiding them through this new review process.
Mr. Seawell discussed the design of the building noting that it’s a commercial property; they sell
Christmas trees and want them visible from the road. They are also looking at safety issues and
wanted something energy efficient. Mr. Seawell stated that they have two very viable design options
which he will be discussing with the property owners; either changing the windows or the roof pitch.
He does not believe it is a deal breaker either way.
Mr. Seawell, Staff and the Board discussed options for roof variations, including possibly adding shed
dorms, and noted that they will have the necessary changes ready for Tech Review in early
December.
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The Board were in agreement that they liked the overall proposal and that the applicant had made
some positive changes including the addition of the TurfstoneTM.

Discussion Items
Request from Eddie Goodrich to discuss residential cluster development.
Planning Director Michael Zehner explained that Mr. Eddie Goodrich recently meet with Staff to
discuss the concept of residential cluster development. While some form of cluster housing was
formerly allowed in the SED-80 zoning district, and a type of cluster housing is allowed for shoreline
endangered housing, the concept discussed with Mr. Goodrich is different than these other tools.
Mr. Goodrich requested to be included on the Board’s agenda and shared some information for the
Board’s review and consideration.
Generally, the concept raised by Mr. Goodrich would involve an alternative option to conventional
subdivision development, where dwellings/lots could be clustered based on a reduction of minimum
lot size and other dimensional reductions, in exchange for a minimum percentage of open space
(commonly 40% or greater) that is permanently protected and would have otherwise been
incorporated as part of lots. In some cases, density bonuses are allowed to incentivize this type of
development over conventional development; in other applications, cluster development becomes the
requirement for subdivisions of a certain size/area or yielding a certain number of lots. The Board
should consider that this concept is not significantly different than the concept on which the Village at
Nags Head is based, although perhaps on a smaller scale.
Staff believes this concept has merit but recognizes that the opportunity for application may be
limited given the amount of available and undeveloped land. Conversely, the lack of remaining
undeveloped land may be justification for considering such a tool. There are other related applications
based on this concept, some which allow clustering on a smaller scale and associated with the
redevelopment of properties; this type of application may also be worth consideration.
Eddie Goodrich, Nags Head resident, addressed the Board. He is in the real estate business as well as
land development. He developed portions of the Village at Nags Head, Seawatch, Oceanwatch, Seven
Sisters, the hospital property as well as different projects in Kill Devil Hills
Mr. Goodrich stated that historically, most of Nags Head was developed before there was an official
Town. Whalebone Beaches for example, with its 40-foot wide lots, was subdivided prior to there
being a Town of Nags Head and a Planning Board. There are 40-foot wide lots everywhere.
Mr. Goodrich noted that the advantages (to cluster housing) are that there is no increase in density,
no increase in height; it’s just a different way to group the same number of people in the same area.
Mr. Goodrich explained that if you group the houses in one part and leave 30 or 40 percent open
space there is less infrastructure for the town to maintain, better Stormwater management, a
community septic system which is more practical and a home owner’s association for management of
the open space. Mr. Goodrich likened it to the Cottage Court concept that was approved by the Town
but with more open space.
Mr. Goodrich stated that if the Board thinks it’s a good idea, he will bring a formal proposal for a text
amendment.
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Mr. Gwinn expressed concern about ensuring that the open space would remain in perpetuity and
noted there would have to be iron clad guarantees that the open space would always remain open
space.

Mr. Goodrich confirmed that this would be taken care of by deed restrictions which are more powerful
than a covenant. A deed restriction in a recorded plat that references it would ensure that the open
space will remain.
Mr. Goodrich confirmed for Ms. Wright that he does not have a particular location in mind, he just
believes it to be a good idea for the future.
Ms. Lambert asked if there could be a deed restriction to ensure these were for year-round housing
rather than vacation rentals.
Mr. Goodrich noted that the only way to have affordable housing in Dare County is either to reduce
the cost of the land or to reduce height restrictions or allow for central sewage. Property values drive
affordable housing; high value property does not call for affordable housing.
Mr. Zehner agreed that the variables that Mr. Goodrich discussed would affect affordability however
he has seen ordinances that allowed for density bonuses if the development offered affordable units
as part of the development.
Mr. Zehner suggested that Mr. Goodrich may want to bring a couple of concept drawings to give the
Board a better idea of what he is proposing.
Mr. Goodrich confirmed for Chair Vaughan that with the lack of vacant lots in the Outer Banks this
would be mostly geared towards redevelopment.
Mr. Zehner confirmed for Chair Vaughan that when it comes to “open space” it could be truly open
space or there can be community amenities such as pools or playgrounds. Mr. Zehner has seen
examples of both, depending on the size of the development.
Mr. Zehner discussed with Ms. Lambert and the Board the difference between this concept and the
Cottage Court that was recently permitted between the highways.
Mr. Goodrich confirmed for Chair Vaughan that this would require community septic and explained
that the Homeowners Association would be responsible for sewage, stormwater and open space
maintenance.
Ms. Vaughan expressed concern that there might be a brand new HOA responsible for some pretty
important aspects of this type of development.
Mr. Zehner agreed however he noted that they have to start thinking “out of the box” and looking at
different options and ways of managing things, especially if they are concerned about the current
state of development.
After some further discussion the Board agreed that the idea has merit and that they would be willing
to consider and discuss it further. Chair Vaughan stated that it would be helpful for them to get a feel
of the currently available open spaces where cluster housing could be located as well as some
possible redevelopment spots.
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Action Items (continued)
From the October 15, 2019 meeting, continued consideration of text amendments to the Unified
Development Ordinance pertaining to off-street parking requirements associated with alternative and
reduced parking, including bicycle parking.
Mr. Zehner explained that at their October 15, 2019 meeting, the Planning Board discussed possible
amendments to Off-street Parking Ordinance regarding bicycle parking and Conditional Use Permits.
This discussion was based on direction that Staff received from the Board of Commissioners’ Retreat
on September 12, 2019.
The Board and Staff discussed perspectives with regard to the reduction of required parking. The
discussion focused on the reduction of parking based on the provision of bicycle parking, as well as
the reduction of parking by Conditional Use Permit; also discussed was whether, in certain
circumstances, bicycle parking should be a requirement. The Commissioners directed Staff to work
with the Planning Board to consider amendments to the Unified Development Ordinance (“UDO”) that
1) made the reduction of parking based on the provision of bicycle parking a Conditional Use Permit
and took into consideration whether sites had access to bike-friendly routes, 2) standardized findings
for all parking-related Conditional Use Permits, and 3) established minimum standards for required
bicycle parking.
To address the above, Mr. Zehner provided the Planning Board with a copy of Article 10, Part II., OffStreet Parking and Loading Requirements, with markups consistent with the direction of the Board of
Commissioners and the follow-up discussion held with the Planning Board.
The draft addresses the following:
1. A reduction of parking based on bicycle parking has been allowed without a conditional use permit,
but only where the “the subject property has frontage along a two-lane roadway, or a sidewalk or
similar path crosses the property or is located along the frontage of the property.” A reduction for
bike parking is not otherwise allowed with a conditional use permit. It is an option and it would be
reasonable to allow this reduction, with limitations as drafted, only with a conditional use permit.
2. Only two parking reduction methods have been allowed by-right (bike parking reduction and
shared parking where the total required parking is provided across two sites); the remaining four
reduction (or modification) methods have been clarified and findings standardized.
While a markup has not been provided, Staff would suggest that a minimum requirement for bicycle
parking be added under Section 10.92.15, Pedestrian Access/Facilities, of the Commercial Design
Standards included in the UDO (and the Section be retitled accordingly) to require accommodations
for the “parking of at least five (5) bicycles for commercial sites with ten (10) of more vehicle parking
spaces and located on the east side of US 158 with frontage on a two-lane roadway.” Additionally, it
will be necessary to update a reference to Section 10.15.6. in Section 5.4.4. (to Section 10.15.2.6.),
update the title of Section 10.15 as included in Section 7.35.2., and update the reference to Section
10.15.5 in Section 8.6.6.7.4. (to Section 10.15.1.2.).
Staff and the Board discuss the proposed amendments, with a focus on whether parking reductions
associated with bike parking should be allowed by-right versus with a Conditional Use Permit. Mr.
Zehner explained for Mr. Reilly and the Board the difference between By-Right and Conditional Use.
Mr. Reilly believes that the conditional use process would be the safer way to go.
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The Board agreed on the mandatory bike parking requirement and decided that a parking reduction
for bike parking should be allowed by-right along the Beach Road, but only be a Conditional Use
Permit elsewhere, and only then with frontage along a two-lane roadway, or a sidewalk or similar
path crosses the property or is located along the frontage of the property. Chair Vaughan moved to
recommend approval of the amendment as noted. Megan Lambert seconded, and the motion passed
by unanimous vote.

Report of Board of Commissioners Actions
Planning Director Michael Zehner provided a brief update from the November 6th BOC meeting:
-

The Board removed the Large Residential Dwelling public hearing from the agenda and the
Board indicated they will not be taking any further action on that item.

-

The Board passed a motion to approve the Conditional Use Site Plan for substantial site
improvements to Kitty Hawk Sports with the required three findings of fact and subject to
conditions.

-

The Board adopted the resolution accepting Dove Street into the Town street system as
presented.

-

Town Workforce Housing study/plan - Board members confirmed the housing was for
seasonal employees; Staff reported that Phase 1 completion is expected beginning of January
2020 and Phase 2 completion is expected beginning of March 2020.

-

At the December 4th Board meeting the Board will consider appointments/reappointments for
three Planning Board members whose terms expire December 2019.

-

The Commissioners discussed Cottage Courts and some concerns/items to think about and be
aware of when approving future developments.

-

The Short-Term Rental Registration process was discussed, and it was confirmed that the
deadline for short-term rentals to sign up/register with the Town is December 31, 2019. To
date, Staff has registered 18 Short-term rentals. The registration is good for one calendar
year.

Town Updates
None

Planning Board Members’ Agenda
Ms. Lambert discussed ADUs and Deed of restrictions inquiring if it would it be possible to reintroduce that item with deed of restrictions. Mr. Zehner confirmed that both property owners and/or
the Planning Board can initiate text amendments
Staff updated Mr. Gwinn on information related to electric vehicle charging stations.
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Planning Board Chair’s Agenda
None

Adjournment
There being no further business to discuss, a motion to adjourn was made by Megan Lambert. The
time was 10:53 AM.
Respectfully submitted,
Lily Campos Nieberding
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STAFF REPORT
Town of Nags Head
Planning & Development Department
To: Planning Board
From: Michael Zehner, Director of Planning & Development
Kelly Wyatt, Deputy Director of Planning & Development
Date: December 12, 2019
Subject: Preliminary Plat for a Major Subdivision, known as Coastal Villas, for an
approximately 9.86 acre property, zoned R-2 - Medium Density Residential,
owned by Nags Head Construction (applicant), located on the west side of
US 158, approximately 300 feet south of the intersection of W. Soundside
Road and US 158 (Parcel # 006749004; PIN# 989108886987); the
Preliminary Plat proposes to create 17 lots, along with an associated street
and other required improvements.
OVERVIEW
The subject application is a Preliminary Plat for a Major Subdivision1 of an
approximately 9.86-acre property located on the west side of US 158, approximately 300
feet south of the intersection of W. Soundside Road and US 158 (“the Proposed
Subdivision”). The Proposed Subdivision would create seventeen (17) lots, located along
a new street (Coastal Breeze Way), to connect through to an existing street, Sea Bass

A Subdivision is defined in the UDO as “all divisions of a tract or parcel of land into two or more lots,
building sites or other divisions for the purpose of sale or building development (whether immediate or
future) and shall include all divisions of land involving the dedication of a new street or a change in
existing streets,” with certain exemptions; a Major Subdivision is defined as “any subdivision not classified
as a minor subdivision [(i.e. not more than four lots fronting on an existing street)] including, but not
limited to, subdivisions of five or more lots, or any size subdivision requiring any new street or extension
of municipal facilities.”
1
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Court, with the improvement of an existing public paper/unimproved right-of-way,
Mariners Way. No waivers from the subdivision requirements are being sought. As
noted, the property is zoned R-2, Medium Density Residential; all proposed lots are
conforming, meeting the minimum required lot size of 20,000 square feet.
PROCEDURAL REQUIREMENTS/CONSIDERATIONS
The procedural requirements applicable to subdivisions are provided in Article 4,
Development Review Process, Part IV, Subdivision Procedures, of the UDO;
requirements or considerations of note are as follows:
•

Pursuant to Section 4.22, Initial Conference; Preliminary Sketch, the applicant
was first required to submit a preliminary sketch of the proposed subdivision and
confer with the UDO Administrator. These requirements were completed, with
authorization granted to the subdivider on October 3, 2019 to prepare a
preliminary plat to be submitted to the Planning Board (a copy of an email from
Michael Zehner to Cathleen Saunders, project engineer, is attached). Please
note, the preliminary sketch plan for the subdivision provided for a street
connection to US 158, with no connection through to Sea Bass Court; the
applicant elected to redesign this aspect of the subdivision as part of the
preliminary plat submission.

•

The following subsections, or parts thereof, to Section 4.24, Review Procedure
for Major Subdivisions, 4.24.1, Preliminary Plat, are applicable to the Proposed
Subdivision:
o 4.24.1.2., in part, “…the UDO Administrator who shall evaluate the plan to
determine whether or not it meets the requirements of this Ordinance.
The UDO Administrator will solicit and receive comments from other
persons or agencies before making final recommendations. If the
application is complete, the UDO Administrator will submit it to the
Planning Board…”
In general, it was determined by the UDO Administrator that the plan for
the Proposed Development meets the requirements of the UDO, to be
discussed further below under REGULATORY & DESIGN
REQUIREMENTS/CONSIDERATIONS. Additionally, comments were
solicited and received from Town Staff; the attached letter from Cathleen
Saunders, P.E., Quible & Associates, P.C., dated December 10, 2019, is
an accurate representation of these comments.
o 4.24.1.3., in part, “The Planning Board shall forward its recommendation
to the Board of Commissioners within thirty (30) days after first
consideration by the Planning Board. If the Planning Board fails to act
within the 30-day period, the subdivision will be placed on the next
available Board of Commissioners agenda. The Board of Commissioners
shall consider the preliminary plat and approve, approve with conditions
acceptable to the applicant, or disapprove the plan.”
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o 4.24.1.4., in part, “The Planning Board shall determine whether the
preliminary plat meets the policy, purposes, and standards established by
this Part and shall study its practicability, taking into consideration the
requirements of the community and the best use of the land being
subdivided. Particular attention shall be given to the arrangement, location
and width of streets, their relation to the topography of the land, water
supply, sewage disposal, drainage, lot sizes and arrangement, the future
development of adjoining lands, construction plans, erosion control plans,
and the requirements of the master plan and the official map, if such exist,
the zoning requirements and this UDO. The Planning Board shall submit
its findings and recommendations to the Board of Commissioners at their
next regularly scheduled meeting. The Board of Commissioners may
approve, reject or grant conditional approval of the preliminary plat. The
Planning Board or the Board of Commissioners, in its discretion, if it
deems that health and sanitary conditions in the area, the subdivision
plans and planned population density warrant, may require percolation
tests of the soil by the subdivider and the installation of appropriate
sanitary and waste disposal facilities as a condition of approval.”
o 4.24.1.5., Conditional Approval, “When recommending conditional
approval of a preliminary plat, the Planning Board shall state in writing the
conditions of such approval, if any, with respect to:
4.24.1.5.1. The specific changes which it will require in the
preliminary plat;
4.24.1.5.2. The character and extent of these required changes; and
4.24.1.5.3. The amount of all bonds which will be required as a
prerequisite to the approval of the preliminary plat.
Conditional approval of a preliminary plat shall not constitute approval of
the final subdivision plat, but rather it shall be deemed an expression of
approval of the design submitted on the preliminary plat as a guide to the
preparation of the final plat, which will be submitted for approval by the
UDO Administrator, and for recording upon fulfillment of the requirements
of this Part and the conditions of the conditional approval, if any. The
Planning Board or the Board of Commissioners may require additional
changes as a result of further study of the subdivision plans or as a result
of new information obtained subsequent to the time of conditional
approval. The fulfillment of these conditions and the incorporation of these
conditions into the preliminary plat shall be determined by the UDO
Administrator in accordance with the instructions of the Board of
Commissioners. At such time, the Board of Commissioners' approval
shall become final, as to the preliminary plat, and the UDO Administrator
shall so signify on the plat.”
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REGULATORY & DESIGN REQUIREMENTS/CONSIDERATIONS
The regulatory and design requirements applicable to subdivisions are provided in
Article 10, Performance Standards, Part V., Subdivision Regulations, Division II.,
Approval and Platting Requirements, and Division III., Improvements, of the UDO;
requirements or considerations of note are as follows:
•

Section 10.51.4., Covenants and Deed Restrictions, requires the submission of
“proposed covenants, deed restrictions and a hold harmless agreement, in
duplicate, which are intended to cover all or part of the tract…For any proposed
subdivision amenities including, but not limited to, tennis courts, swimming pools,
streets, and vehicular and pedestrian accessways for the benefit of the property
owners, the developer shall establish a property owners association having the
responsibility and authority for the upkeep, maintenance, repair, and
reconstruction of such amenities and the authority to assess and collect dues
and fees from the property owners within the subdivision for this purpose.” The
applicant has submitted a draft Declaration of Restrictive Covenants for review,
with a final version required to be approved in conjunction with approval of the
Final Plat.

•

Section 10.62, Required Improvements Enumerated, indicates the improvements
required to be provided by the subdivider, as follows:
o
o
o
o
o

•

Street rights-of-way and paved streets;
Water lines, mains, fire hydrants and services;
Electric and telephone lines and conduit;
Streetlights and supports and related electric wires and conduit;
Easements of right-of-way for utilities, where such are not within the street
right-of-way;

Section 10.63, Dedications, indicates the improvements and easements required
to be offered to the Town or utility authorities for dedication:
o Streets and street rights-of-way;
o Water lines, mains, fire hydrants and services;
o Easements of right-of-way for construction, operation and maintenance of
utilities and cable television lines;
o Streetlights and supports and related electric wiring and conduit;

•

Section 10.66, Streets, establishes the standards for required streets, and
specifically local access streets, as the proposed street is classified. Design
standards for streets are contained in Chapter 36, Streets, Sidewalks and Other
Public Places, of the Town Code.

•

Section 10.68, Lots, reiterates zoning requirements for frontage and lot area, but
also provides that for “lots fronting on a cul-de-sac or street curve, the frontage
may be reduced to not less than thirty (30) feet upon approval of the Planning
Board.” This reduced frontage does apply to lots 1, 2, 10, and 11 in the Proposed
Subdivision.
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•

Section 10.72, Stormwater Runoff, Storm Drains, and Sewer Lines and Mains,
indicates that “stormwater runoff from lots shall be managed in accordance with
Article 11 of this UDO pertaining to Stormwater Management (Part I) and Soil
Erosion and Sedimentation Control (Part II).” However, development of the
Proposed Subdivision will trigger and require North Carolina Department of
Environmental Quality stormwater permitting.

POLICY CONSIDERATIONS
Policy specific to subdivisions is established in Article 10, Performance Standards, Part
V., Subdivision Regulations, Division I., In General, Section 10.41, Jurisdiction; Policy,
Section 10.41.2., of the UDO, as follows:
10.41.2. It is declared to be the policy of the Board of Commissioners and the
Planning Board of the Town to consider land subdivision plats as part of a plan for
the orderly, efficient and economical development of the Town. This means, among
other things, that land to be subdivided shall be of such character that it can be used
safely for building purposes without danger to health, or peril from fire, flood erosion
or other menace; that proper provisions shall be made for drainage, water supply,
sewerage and other needed improvements; that all proposed lots shall be so laid out
and of such size as to be in harmony with the development pattern of the
neighboring properties; that the proposed streets shall compose a convenient
system conforming to the official map, if such exists and shall be properly related to
the proposals shown on the master plan, if such exists and shall be of such width,
grade and location as to accommodate the prospective traffic, to facilitate fire
protection and to provide access of firefighting equipment to buildings, and to
conform with existing or planned streets and with other public facilities; that a
dedication of streets and rights-of-way or easements for pedestrian and utility
purposes shall be made; that proper provisions shall be made for the distribution of
population and traffic which shall avoid congestion and overcrowding and which
shall create conditions essential to public health, safety and general welfare; and
that proper provisions shall be made for open spaces for parks, playgrounds and
public beaches.
With regard to the area of the Proposed Subdivision and applicable policies of the
Comprehensive Plan, this is considered to be within the Neighborhoods Character Area,
described as “areas of primarily low-density single-family development that have limited
to no commercial influence,” and further, “The majority of the development in these
areas is single-family residential. Lot sizes range from 6,000 square feet to greater than
25,000 square feet. Most newer subdivisions (post 1982) include lots that are 15,000
square feet or greater. It is the town’s desire to keep these areas intact and protect
them from incompatible land uses.”
Additionally, given the location of the Proposed Subdivision and the extension of the
multi-use path along US 158, policies and recommendations contained in the Town’s
Pedestrian Plan are applicable; consistent with those policies and recommendations,
the applicant has proposed to provide an extension of the multi-use path through the
Proposed Subdivision, to connect to the to-be-constructed path along US 158.
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December 12, 2019 Memo
Preliminary Plat for a Major Subdivision - Coastal Villas

STAFF RECOMMENDATION
Staff is of the opinion that the submitted Preliminary Plat complies with all applicable
requirements and that the applicant has addressed all issued comments, or has agreed
to necessary conditions. Final comments from the Town Engineer have been attached.
Additionally, Staff is of the opinion that the Proposed Subdivision is consistent with
applicable policy considerations.
Therefore, based upon the above, Staff recommends approval of the Preliminary Plat,
with conditions, to be provided to the Board and applicant prior to the meeting;
conditions are expected to address the following:
1. The phasing of land disturbance and development, and construction upon lots
within the Proposed Subdivision;
2. Permitting the final/top coat of asphalt to be applied to the street following
completion of home construction, and allowing a surety/bond to be submitted in
lieu of completion to allow acceptance;
3. Erosion and sedimentation control requirements and plan submittal prior to the
commencement of development;
4. Explicit requirements for the conveyance of easements to the Town and
homeowner’s association;
5. Requirements for timing of State NCDEQ stormwater management permitting;
and
6. Requirements for the submittal and approval of culvert design plans prior to
commencement of development.
Attachments:
1. Email from Michael Zehner to Cathleen Saunders, dated October 3, 2019,
providing Preliminary Sketch Review authorization;
2. Memo from David Ryan, P.E., Town Engineer, dated December 13, 2019,
provided plan review comments; and
3. Preliminary Plat Application Package under cover letter from Cathleen Saunders,
P.E., dated December 10, 2019
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From:
To:
Cc:
Subject:
Date:
Importance:

Michael Zehner
Cathleen Saunders
Kelly Wyatt
Southridge, Phase VI Preliminary Sketch Review
Thursday, October 3, 2019 5:09:00 PM
High

Cathleen,
Pursuant to Section 38-61, Initial conference; preliminary sketch, of Chapter 38, Subdivisions, of the
Town Code, I am writing to advise you that the preliminary sketch for the subject major subdivision
generally conforms to the policy and standards of the regulations contained in Chapter 38, with the
following issued comments, and to authorize the preparation and submittal of a preliminary plat to
the Planning Board for consideration, with applicable comments addressed therein.
1. Water flow calculation will determine fire hydrant spacing however at a minimum, the
maximum distance from any point on a street to a hydrant should be no more than 250’. This
may decrease if the required fire flow is greater than 2000 gpm.
2. Final approval of this subdivision from a building code and fire code perspective requires the
developer to provide engineered calculations that document compliance with the minimum
fire-flow requirements set forth in Appendix B (Section B105) of the NC Fire Prevention Code.
Section B105.1 specifically states that “the minimum fire-flow and flow duration requirements
for one- and two-family dwellings having a fire-flow calculation area that does not exceed
3600 square feet shall be 1,000 gallons per minute for 1 hour. Fire-flow and flow duration for
dwellings having a fire-flow calculation area in excess of 3600 square feet shall not be less
than that specified in Tables B105.1(1) and B105.1(2) .
3. A vehicle pathing plan will be required to determine sufficiency of emergency vehicle access
to include turnaround for the cul-de-sac. If access is not sufficient, accommodations in the
design of the proposed street and/or appropriate No Parking signs may be necessary.
4. As part of Preliminary Plat submission, please provide supporting documentation that the
appropriate NCDOT district office has issued or been provided an opportunity to issue
preliminary comments.
5. The Preliminary Plat shall allow confirmation that lateral separation between the proposed
wastewater systems and infiltration basins is a minimum of 10’ pursuant to the Towns BMP
manual
6. Consider reduction of number of septic systems by using shared systems, or consider use of
innovative systems.
7. Consider whether there are opportunities for the use of underground infiltration systems.
8. Anticipate that NCDEQ state permit approvals will be required prior to the commencement of
development/improvements.
9. Pursuant to Sec 34-7 and Sec 34-9, please address requirements for operation and
maintenance of stormwater management facilities.
10. A property owners association will need to be established to be responsible for commonly
owned amenities, including but not limited to the maintenance of proposed infiltration
measures.
11. The Preliminary Plat will need to comply with requirements of Sec. 34-7, 34-9, Sec. 36-4
through 36-6, Sec 38.65, Sec 38-125, Sec 38-151 through 38-157
12. The proposed multi-use path crossing of the proposed street should be at 90 degrees. Please

13.
14.
15.

16.

17.
18.

19.

also plan to extend the path along the right-of-way of Mariners Way, accommodate a
connection of the path along 158, and a crossing at the intersection with 158.
Provide specifications for proposed street lights.
Confirm trash collection method (carts or dumpster) and ensure that there is sufficient turn
around for trash collection.
Please review the applicability of Section 26-9, Official town tree, with respect to the removal
or destruction of any live oak with a minimum height of three feet or one inch in diameter
measured at one-half foot above the grade.
This site is directly adjacent to a wellhead protection area. See link
(https://nc.maps.arcgis.com/apps/webappviewer/index.html?
id=5fee819063f241d685d569ef1be357cf, turn on “wellhead protection areas” layer. Should
follow up with Pat Irwin, to determine if there are any concerns from the County.
Consider interconnectivity with existing internal street network.
Significant grading will be required for the development of the subdivision. An over lot grading
plan will be required to determine compliance in conjunction with a driveway culvert plan for
connectivity of drainage improvements within the proposed right-of-way.
The entire State Building Code, including appendices, are adopted by reference in Chapter 10
Article 2 Section 10-41 in the Nags Head Town Code. I mention this now so that it does not
come as a surprise to the developer at the end of the process.

If you have questions as to whether certain comments are advisory recommendations for
consideration, as opposed to requirements, or must be addressed with the submission of the
preliminary plat, as opposed to some later date, please do not hesitate to contact me. As you are
aware, a Technical Review meeting will be held on Tuesday, October 8 at 2:00p, to which you are
invited. Subsequently, consideration of the preliminary plat will be on the agenda for the October 15
Planning Board meeting; as it is likely that staff will require additional time to review the plan and
materials submitted, two meetings before the Planning Board should be anticipated.
Thanks,
Michael
Michael Zehner, AICP
Director of Planning & Development
Town of Nags Head, NC
Physical Address: 5401 South Croatan Highway, Nags Head, NC 27959
Mailing Address: P.O. Box 99, Nags Head, NC 27959
Phone: 252-449-6044
Email: michael.zehner@nagsheadnc.gov

Ben Cahoon
Mayor

M. Renée Cahoon
Commissioner

Susie Walters
Mayor Pro Tem

J. Webb Fuller
Commissioner

Cliff Ogburn
Town Manager

Town of Nags Head

Post Office Box 99
Nags Head, NC 27959
Telephone 252-441-5508
Fax 252-441-0776
www.nagsheadnc.gov

Michael Siers
Commissioner

Date: December 13, 2019
To: Kelly Wyatt, Deputy Planning Director
From: David Ryan, P.E.
RE: Southridge Subdivision- Section VI – Coastal Villas-Town Engineer Plan Review
Comments

Internal Traffic Circulation Review
1. An NCDOT right-of-way encroachment shall be obtained for the proposed improvements
in the S. Croatan Hwy. right-of-way. This shall be required prior to any land-disturbing
activities taking place.
2. Vehicle pathing exhibits have been provided which depict the routing of emergency and
sanitation vehicles. The internal traffic circulation approval is contingent on the Public
Works/Fire Department approval for access of sanitation and emergency vehicle access. It
should be noted that the overhang path for both the sanitation truck and emergency
vehicles may limit the placement of mailboxes for Lots 1-3, 9,12 and 13.
Stormwater Management Review
1. A NCDEQ high-density stormwater management permit shall be acquired for this
application and submitted to the Town upon issuance. This shall be a condition of
approval.
2. Prior to the commencement of construction, request that the applicant submit a driveway
culvert construction plan which depicts the individual driveway culvert invert elevations to
ensure future storm pipes are installed at the correct design elevations.
3. The project shall be designed, constructed, operated and maintained in accordance with
Article 11. Environmental Regulations of the Town of Nags Head Unified Development
Ordinance. This shall be a condition of approval.
4. The submitted subdivision plat has been determined to be in accordance with Article 11.
Environmental Regulations of the Unified Development Ordinance.
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Coastal Villas Subdivision (formerly Southridge Phase VI) –
Preliminary Plat

previously submitted Town operations and maintenance agreement has been provided
for review.
5. Planning Board Meeting will take place 12/17/19. Acknowledged.
6. All updates to the plans/narrative need to be resubmitted by 12/10/19. Acknowledged.
Fire (Chief Wells):
1. Minimum fire department access must be 20’ wide exclusive of shoulders.
Acknowledged. The proposed roadway width is 24’ wide.
Building Inspections (Corey Tate):
1. Confirm ADA access has the appropriate handicap panels. Acknowledged. Construction
plans will provide details for the installation of sidewalks, handicap ramps, detectable
truncated domes, and construction items throughout. It is understood that review and
approval of construction drawings through the Town of Nags Head will be a condition of
approval.
Public Works (Ralph Barile):
1. Provide a 6”x6” tee and stub out at the intersection with Mariner’s Way. The Town will
install this extension. Acknowledged. A 6”x6” tee, valves, and an associated stub is
proposed.
Town Engineer (David Ryan)
1. How will construction be sequenced and the “lots balanced” as part of the sequencing?
The developer proposes the following with respect to the sequence of construction:
a. Clear and grade roadway and associated roadway infiltration basins;
b. Clear and grade all infiltration basins and associated lot line swales;
c. Clear and grade 3-4 lots at a time allowing for soil stockpiling and/or
balancing of lots throughout as clearing takes place.
A more detailed sequence of construction will be prepared and placed on the
construction plans. It is understood that Town review and approval of the Subdivision
construction plans will be a condition of approval.
2. How will stormwater control measures construction be sequenced? See response to
item 1. Stormwater control measures must be installed as a first step in construction as
they will be used as erosion and sediment control measures throughout the site.
3. What is the FFE for lots 2 and 3? The labels for lots 2 and 3 have been shifted on Sheet
3 of 3 so that the FFE is clearly shown.
4. What type of foundation construction is proposed? A combination of slab and low piles
will be used based on house design to meet the minimum FFE.
5. Lot 1 shows grading to the 9’ contour elevation, How will the grading transition be made
to the 10’ FFE? Slab, low piles, or standard piles will be used as required to meet the
required FFE.
6. Is topographic information based upon physical survey data? Yes. The site was
surveyed in October of 2018 as stated within note 9 on Sheet 1.
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Town of Nags Head
Infiltration Basin Operation and Maintenance Agreement

I will keep a maintenance record on this BMP. This maintenance record will be kept in a
log in a known set location. Any deficient BMP elements noted in the inspection will be
corrected, repaired or replaced immediately. These deficiencies can affect the integrity
of structures, safety of the public, and the removal efficiency of the BMP.
Important operation and maintenance procedures:
-

-

The drainage area will be carefully managed to reduce the sediment load to the
Infiltration Basin.
Immediately after the infiltration basin is established, the vegetation will be
watered twice weekly if needed until the plants become established (commonly
six weeks).
No portion of the infiltration basin will be fertilized after the initial fertilization
that is required to establish the vegetation.
The vegetation in and around the basin will be maintained at a height of
approximately 6-inches.

The infiltration basins shall be inspected once every two years by a licensed engineer.
Records of inspections, operation and maintenance shall be provided to the Town of
Nags Head Planning and Development Department within two weeks of performance.
Inspection activities shall be performed as follows. Any problems found shall be
repaired immediately.
BMP element:

Potential
problem:

The entire BMP

Trash/debris is
present.
Areas of bare soil
and/or erosive
gullies have
formed.
The pipe is clogged
(if applicable).

The perimeter of
the infiltration
basin
The inlet device:
pipe or swale

The pipe is cracked
or otherwise
damaged (if
applicable).
Erosion is occurring
in the swale (if
applicable).

How to
remediate
the
problem:
Remove the trash/debris.
Regrade the soil if necessary, to remove the gully,
and then plant a ground cover and water until it is
established. Provide lime and a one-time fertilizer
application.
Unclog the pipe. Dispose of the sediment off-site.

Replace the pipe.

Regrade the swale if necessary, to smooth it over
and provide erosion control devices such as
reinforced turf matting or riprap to avoid future
problems with erosion.
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The forebay

The main
treatment area

The embankment

The outlet device

The receiving
water

Sediment has
accumulated and
reduced the depth
to 75% of the
original design
depth.
Erosion has
occurred or riprap
is displaced.
Weeds are present.

A visible layer of
sediment has
accumulated.

Search for the source of the sediment and remedy
the problem if possible. Remove the sediment and
dispose of it in a location where it will not cause
impacts to streams or the BMP.

Provide additional erosion protection such as
reinforced turf matting or riprap if needed to
prevent future erosion problems.
Remove the weeds, preferably by hand. If
pesticides are used, wipe them on the plants rather
than spraying.
Search for the source of the sediment and remedy
the problem if possible. Remove the sediment and
dispose of it in a location where it will not cause
impacts to streams or the BMP. Replace any media
that was removed in the process. Revegetate
disturbed areas immediately.

Water is standing
more than 5 days
after a storm event.

Replace the top few inches of filter media and see
if this corrects the standing water problem. If so,
revegetate immediately. If not, consult an
appropriate professional for a more extensive
repair.

Weeds and noxious
plants are growing
in the main
treatment area.
Shrubs or trees
have started to
grow on the
embankment.
An annual
inspection by an
appropriate
professional shows
that the
embankment needs
repair.
Clogging has
occurred.
The outlet device is
damaged

Remove the plants by hand or by wiping them with
pesticide (do not spray).

Erosion or other
signs of damage
have occurred at
the outlet.

Remove shrubs or trees immediately.

Make all needed repairs.

Clean out the outlet device. Dispose of the
sediment off-site.
Repair or replace the outlet device.

Contact the local NC Department of Environment
and Natural Resources Regional Office.
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I acknowledge and agree by my signature below that I am responsible for the
performance of the maintenance procedures listed above. I agree to notify the Town of
Nags Head of any problems with the system or prior to any changes to the system or
responsible party.

Property Address: ___________________________________________
Print Name: Alfred Norman
Title: President - Nags Head Construction and Development, Inc._
Address: P.O. BOX 16472 Chesapeake, VA 23328
Phone: (757)652 - 5012___________________________________
Signature: ______________________________________________________________
Date: _____________________________

I, ______________________________________, a Notary Public for the State of
___________________, County of ____________________, do hereby certify that
____________________________________ personally appeared before me this
_______ day of _______________, _______, and acknowledge the due execution of the
forgoing permeable pavement maintenance requirements. Witness my hand and official
seal,

My commission expires ________________________________________
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PRELIMINARY
PLAT-NOT FOR
RECORDATION,
CONVEYANCES
OR SALES

12

20,062.65 Sq.Ft.
0.46 Acres

11

15

14

13

20,010.75 Sq.Ft.
0.46 Acres

16

24,635.58 Sq.Ft.
0.57 Acres

20,078.40 Sq.Ft.
0.46 Acres

17

22,874.90 Sq.Ft.
0.53 Acres

22,722.11 Sq.Ft.
0.52 Acres

ROW

21,292.04 Sq.Ft.
0.49 Acres

68,038.44 Sq.Ft.
1.56 Acres

1

26,836.54 Sq.Ft.
0.62 Acres

10

20,046.35 Sq.Ft.
0.46 Acres

9

20,059.08 Sq.Ft.
0.46 Acres

8

20,007.70 Sq.Ft.
0.46 Acres

7

20,017.34 Sq.Ft.
0.46 Acres

6

20,017.63 Sq.Ft.
0.46 Acres

5

20,013.73 Sq.Ft.
0.46 Acres

4

20,036.24 Sq.Ft.
0.46 Acres

3

20,000.00 Sq.Ft.
0.46 Acres

2

22,850.56 Sq.Ft.
0.52 Acres
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NORTH CAROLINA

SOUTHRIDGE SUBDIVISION

DARE COUNTY

SECTION VI

This Declaration of Restrictive Covenants made and declared this the 16th day of August, 2019, by
Nags Head Construction & Development, Inc. a North Carolina corporation, hereinafter referred to
as Declarant;
WITNESSETH:
WHEREAS, the subdivision known as Southridge has been developed pursuant to a common
development plan known as Sections VI.

1. Permitted Uses: Commercial Uses Prohibited. No lot shall be used except for residential
purposes. No business or business activity may be conducted on the property at anytime; provided
however that nothing herein shall preclude the Declarant, its successors in interest, agents and employees
from using all or part of the dwellings owned by them for the purpose of carrying on business directly
related but not limited to the development and/or management of the subdivision.
2. Permitted Structures: Building Standards and Specifications. No building shall be built,
erected, altered, placed, or permitted to remain on any lot other than one single-family residence
(expressly excluding duplexes, double or multiple-unit houses) and an attached garage approved by the

Architectural Review Committee (hereinafter "ARC"), or its successors in interest or assigns. The ARC shall
consist of the Declarant, its successors and assigns. The approval of the plans and specifications shall be noted
in writing on the plans. In the event the ARC fails or refuses to either approve or disapprove the plans
within 30 days after submission to the ARC, its successors or assigns, then the requirement of this
covenant shall be deemed waived and its enforcement against the lot owner, and the heirs and assigns of
said lot owner, shall be barred by reason of the ARC's failure to approve or disapprove the covenants

within 30 days of the date of submission to the ARC.
No building shall be built, erected, placed, or altered on any lot in the subdivision until the
building plans, specifications, (including exterior colors), and plat or map showing the location of every
such building, have been approved in writing as to conformity and harmony of external design with
existing structures in the development and in accordance with schedule exterior colors, materials, and
design elements and guidelines for building and development approved and published by the ARC. A
copy of the current building standards and regulations adopted by the ARC pursuant to this provision shall
be available at the of the ARC. The ARC shall approve the location of the building or buildings with
respect to topography and finished ground elevation.
Subsequent to the transfer of title by the developer to the first owner of each lot, any exterior
modifications, additions, or renovations to the buildings on the owner's lot must be approved by the ARC
and conforms to the building standards and regulations then in effect as published by the ARC. The

initial landscaping of each lot must be approved by the ARC.
The ARC shall develop and maintain in the office of the ARC a current set of approved guidelines
for building and development within Southridge together with an approved schedule of exterior colors,
building materials, fence standards and regulations, swimming pool and driveway regulations, and such
other building and development standards as the ARC shall adopt from time to time. The initial set of
guidelines for building and development have been designated as Exhibit A and attached hereto and
incorporated herein and recorded with these covenants and restrictions. Subsequent amendments to the
guidelines for building and development, as adopted from time to time by the ARC, shall be effective
upon the adoption and filing of such amendments by the ARC in the Office of the Register of Deeds of
Dare County.
3. Subdivision or Re-subdivision of Lots. No lot shall be subdivided or re-subdivided to create an

additional lot or lots. There may be added to or combined with any lot, however, as shown on the recorded
plat, all or a portion of another lot or lots to produce a larger building site and in such event, any boundary
lines (as well as any boundary line changes within the subdivision for any reason) shall require the written
consent of the Declarant or its successors in interest. When one owner acquires two or more adjoining lots
or a portion of a lot contiguous with a whole platted lot, then in that event, the adjoining one or more lots
or a portion thereof may be used as one building site, which event the side line easements and set backs
referred to herein shall apply to the outside perimeter of the property line of the combined lots
acquired by said property owner.

4. Setbacks and Building Lines. The front, rear and side set backs of each lot, and the maximum

height of any structure built or placed upon any lot, shall be the same as the front, rear, side set back and
height standards of the town of Nags Head, North Carolina in effect at the time the plans and
specifications are submitted to the ARC for approval. However, uncovered porches, decks and stairways,

and upper level overhangs may extend a distance of not more than 3 feet the side and front setbacks as
established by the town.
5. Completion of Building. All construction shall be completed within 14 months from the start
thereof, provided that the Declarant, its successor in interest or assigns, may extend such time when,
in its opinion, the conditions warrant such extension.

6. Utilities and Cable TV. All utilities and cable TV connections and lines must be installed
underground when and as underground service is available and at the expense of each individual property
owner. The erection of any exposed antennas shall be done only with the approval of the Declarant. As
long as cable service is available, no exposed antenna shall be erected on or used on any of the subdivision
lots.
7. Temporary Structures. No temporary structures, such as a trailer, mobile home, tent or shack,
shall be constructed or placed upon any lot before, during, or after completion of construction of any
buildings and structures except for such structures as are normally used by construction contractors
during the period of construction. Such temporary structures shall be promptly removed after completion
of construction and may not be used as residences while on the property.
8. Occupancy. No single family residence erected upon any lot shall be occupied in any manner prior
to its completion of construction.
9. Signs, Except as herein provided, no signs except "For Sale", "For Rent", and signs giving the
name of the house or owner, shall be erected on any lot The Declarant shall not be prevented from
erecting such signs as may be deemed necessary to the operation of the subdivision or the normal
conduct of its business, and signs of general contractors and construction lenders may be erected during
construction and must be removed prior to obtaining an occupancy permit. The Declarant, its successors

or assigns, may enter upon the lot of any owner and remove any sign violating these covenants and such
entry shall not be deemed a trespass. The sign so removed may be left on the lot to be removed from the
premises or destroyed by either the lot owner or the sign owner.
10. Pets. No animals of any kind shall be kept, raised or bred on any lot, except a reasonable
of the usual household domestic pets such as dogs or cats, provided that such pets shall not be kept, raised

or bred for commercial purposes and provided that all pets are under the control of their owner.
11. Nuisances. It sha11 be the responsibility of each lot owner to maintain the exterior of their

residence and the surrounding grounds of his lot in a clean, tidy and safe manner and shall prevent waste
from occurring to any structure on his lot. In the event of destruction or other casualty to the building or
structure, the premises shall be cleared and debris removed therefrom by the owner of the lot within 90
days from the date of such casualty.

(a) No lot shall be used, in whole or in part, for the storage of anything which might cause such

lot to appear cluttered, unclean or obnoxious to the eye; nor shall substance, thing or material be
kept on any lot that might emit foul or obnoxious odor, noises or other conditions that will or
may di st ur b t he serenity, safety or comfort of the occupants of surrounding property. No
noxious or offensive activity shall be carried on upon any lot, nor shall anything be done thereon
tending to create a nuisance to the neighborhood.

(b)

After construction has commenced, the property owner and his builder shall keep the lot

clean and neat in appearance. A trash and rubbish container at least 8 feet wide and 8 feet long
shall be maintained during construction. All construction trash and debris shall be placed in the
trash container and removed from the premises by the owner or the contractor. The burning of
trash and rubbish is expressly prohibited. No structure, including the residential building, shall
be occupied until all construction trash, rubbish, debris and the trash container have been removed
from the premises.
(c) No junk, wrecks or inoperative automobiles, trucks, buses or boats shall be permitted to
remain on the property unless, otherwise permitted by this declaration nor shall unsightly material
be stored thereon. Owners of unoccupied lots shall at all times keep and maintain their property
in an orderly manner and prevent the accumulation of rubbish and debris upon the premises. Lot
owners shall prune overgrown shrubs and prevent grass or weeds from exceeding a height of 12
inches above the ground surface.
12. Basements for Utilities. Drainage and Cablevision. The Declarant, on behalf of itself and/or

such utility companies that may service the subdivision from time to time, and the cablevision companies,
reserve a perpetual right, privilege and easement ten (10) feet wide along the front and five (5) feet along
the rear and side lot lines of each lot to construct, maintain, and operate in, upon, across and through such
easement in a proper and workmanlike manner, electric, cablevision, telephone, gas, sewer, water, drainage
and other conveniences and utilities and appurtenances necessary or convenient thereto together with the

right at all times to enter upon the said easement with men and equipment for the purpose of inspecting,
altering and repairing the same. The Declarant reserves the right to maintain or otherwise keep clear any
obstructions that may adversely affect the proper maintenance and operation of the various utility
systems and further reserves a perpetual right to enter upon any lot for the purpose of constructing or
maintaining emergency drainage ways for the benefit, health and safety of the neighboring residents.
These reservations, however, shall not be considered an obligation of the Declarant to provide or
maintain any such utilities, services or easements. It is further provided that where any two or more lots
are in common ownership and used as one building site, the easements reserved herein sha11 be located
upon the outside perimeter of the lots only.
13. Duration of Covenants. These restrictions shall be binding on the land and all parties

owning same or in possession thereof for a period of twenty (20) years from the date hereof and shall be
extended for successive periods of ten (10) years thereafter, unless, prior to the expiration of the initial
twenty year period or any such ten year period thereafter, an instrument signed by the owners of record of

the majority in interest of the lots in the subdivision and any subsequent phases subject thereto has been
recorded revoking or modifying said restrictive covenants. Any subsequent land subjected to this
declaration by an amendment hereto shall continue subject thereto for the remainder of the current term
of these covenants and shall be extended on the same date as provided herein unless modified or
rescinded one of the majority in interest of all owners in any subsequent phase or lands upon which
these covenants (and as the same may be amended) have been imposed.
14. Modification of Covenants. As long as the Declarant owns two or more of the lots shown
on the aforesaid plats or amendments thereto, the Declarant, its successors or assigns, reserves the right to
alter, amend, modify, change or eliminate any or all of the covenants contained herein.
15. Enforcement of Covenants. If the owner of such lots or any of them, or their heirs or
assigns, shall violate any of the covenants hereinbefore set out, it shall be lawful for any other lot owner
to institute legal proceedings against the owner or owners violating any of such covenants, either to
prevent him from so doing or to recover damages for such violation or both. Except as herein set forth in
paragraph 2, the failure to enforce any right, reservation, restriction, or condition contained, shall not be
deemed a waiver of the right to do so hereafter, as to the same breach or as to a breach occurring prior to
subsequent thereto and shall not bar or affect its enforcement.
In the event Declarant, its successors or assigns, employs counsel to enforce any of the foregoing
covenants by reason of violation of said covenants, all costs incurred in such enforcement, including
reasonable attorney’s fees, shall be paid by the owner of such lot or lots and the Declarant, its successors
or assigns, shall have a lien upon such lot or lots to secure the payment of all such accounts, which lien
may be enforced by civil action in the nature of a suit to foreclose a lien of a deed of trust.
Invalidation of any of these covenants by judicial decree shall in no way affect any of the other
provisions, which shall remain in full force and effect.
IN WITNESS WHEREOF, Nags Head Construction & Development, Inc. a North Carolina
corporation, Declarant, has caused this instrument to be signed in its corporate name by its duly
authorized officers and its seal to be hereunto affixed by authority of it Board of Directors, the day and
year first above written.
NAGS HEAD CONSTRUCTION & DEVELOPMENT, INC.
__________________________________
William H. Norman, President
I, _______________________________, a Notary Public of the County and State aforesaid, do hereby

certify that William H. Norman personally came before me this day and acknowledged that he is
President of Nags Head Construction and Development, Inc. a North Carolina corporation, and
acknowledged on behalf of Nags Head Construction and Development, Inc., the due execution of the
foregoing instrument. Witnessed by my hand and seal, this ______ day of _________, 2019.

_______________________________________

My Commission Expires:____________________

MEMORANDUM
Town of Nags Head
Planning & Development Department
To: Planning Board
From: Michael Zehner, Director of Planning & Development
Kelly Wyatt, Deputy Director of Planning & Development
Date: December 16, 2019
Subject: Draft Conditions - Preliminary Plat for a Major Subdivision, known as Coastal
Villas, for an approximately 9.86 acre property, zoned R-2 - Medium Density
Residential, owned by Nags Head Construction (applicant), located on the
west side of US 158, approximately 300 feet south of the intersection of W.
Soundside Road and US 158 (Parcel # 006749004; PIN# 989108886987);
the Preliminary Plat proposes to create 17 lots, along with an associated
street and other required improvements.
As noted in the Staff Report for the subject Preliminary Plat, Staff recommended
approval of the Preliminary Plat with conditions. Recommended conditions for
consideration by the Board and applicant, and eventually the Board of Commissioners,
are as follows:
1. Prior to the commencement of land disturbance activities and/or construction of
improvements, the applicant/developer shall submit construction drawings/plans
for all improvements within the subdivision for approval by the UDO
Administrator, who may seek input and comments from Town Staff in the review
and approval of the construction drawings. In addition to providing details for all
improvements, these drawings/plans shall also provide, and not be limited to,
information on erosion and sedimentation control, culvert designs, and take into
account any intended or required phasing/sequence of construction for the
subdivision.
2. The issuance of a necessary North Carolina Department of Environmental
Quality stormwater management permit(s) shall be a prerequisite of the
commencement of land disturbance activities and/or the issuance of any permits
by the Town of Nags Head for land disturbance activities.
3. The clearing and grading of any lot or portions thereof shall be prohibited prior to
the issuance of a building permit for any such lot, except as determined by the
UDO Administrator to be necessary for the installation of stormwater measures.
The developer/applicant is encouraged to address any necessary phasing and
limits of disturbance on submitted construction drawings/plans.
4. The applicant/developer shall be authorized to delay application of any final top
coat of asphalt to the streets, through issuance of sixteen (16) of the seventeen
(17) certificates of occupancy for houses within the subdivision, provided an
appropriate performance guarantee is established. This condition shall not bind
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December 16, 2019 Memo
Draft Conditions - Preliminary Plat for a Major Subdivision - Coastal Villas
the Board of Commissioners to approve a performance guarantee, nor shall it
limit those improvements for which a performance guarantee may be sought.
5. Prior to or in conjunction with approval of the Final Plat for the subdivision,
drainage easements, to be the responsibility of the applicant/developer and/or
their successors (i.e. Property Owners Association), shall be properly conveyed
by recordation with the Dare County Register of Deeds; such easements shall be
reviewed and approved by the UDO Administrator prior to recordation, and the
UDO Administrator may refer the easements to the Town Attorney for review and
comment.
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STAFF REPORT
Town of Nags Head
Planning & Development Department
To: Planning Board
From: Kelly Wyatt, Deputy Planning Director
Date: December 17, 2019
Subject: Gone Coastal Shopping Center, Major Site Plan Review

GENERAL INFORMATION
Applicant: Jim and Stephanie Selckmann
Application Type: Major Site Plan Review
Purpose/Request: Relocation of the dumpster and construction of a 6 foot tall wooden
fence along the eastern property boundary, adjacent to Kitty Hawk Kites Watersports.
Property Location: 7531 S. Virginia Dare Trail, Nags Head.
Existing Land Use: Originally approved as a Shopping Center, current uses include
office, service and restaurant.
Zoning Classification of Property: C-2, General Commercial Zoning District and within
the Commercial Outdoor Recreation Overlay as well as the Hotel Overlay.
Zoning Classification of Surrounding Properties: Properties to the north, east and west
are all zoned C-2, General Commercial and are located within both the Commercial
Outdoor Recreation Overlay and the Hotel Overlay District. The property is bordered to
the south by the Roanoke Sound.
Flood Hazard Zone of Property: The majority of this property is located within an AE 10
Flood Zone. A small portion along the sound front is located within the VE 11 Flood
Zone.
POLICY AND PLAN CONSIDERATIONS
Land Use Plan Map/Policies: The 2017 Comprehensive Plan Future Land Use Map
classifies this property as Waterfront Commercial Recreation. The description of this
classification is below:
The Waterfront Commercial Recreational designation recognizes and capitalizes on the
unique natural resources and viewsheds in this area. This designation is intended to
accommodate high quality development with a focus on small, low scale hotel type
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development and regional point of community gatherings and events. Other appropriate
uses include multi-family, commercial, retail, restaurant (walk-up/sit down), personal
service establishments, indoor entertainment, indoor/outdoor recreation, water
dependent uses, gallery/museum, institutional uses, and gymnasium/fitness studio.
Planned, mixed use development with an emphasis on pedestrian connectivity is highly
desirable. Development should be oriented not only to the road but the water as well.
Additionally, access to the water and protection of viewsheds is important.
When determining if the proposal is consistent with the Land Use designation, staff
considered the following excerpts and policies as being relevant:
•

Page 3-33, LU-26 reads, “Support access management strategies for individual
developments that are appropriate based on a roadway’s functional
characteristics, surrounding land uses, and users (location and spacing of
permitted driveways”.

Staff finds the construction of a fence between two inter-connected business
establishments on the causeway, while may not be inconsistent with the land use
policies, it does present challenges to traffic circulation and bicycle and pedestrian
connectivity between businesses.
SPECIFIC INFORMATION
Applicable Zoning Regulations:
•

Use Regulations: Section 6.6, Table of Uses and Activities lists “Walls and
Fences” as a permitted Accessory Use within the C-2, General Commercial
District, with supplemental standards (UDO Excerpt attached).

•

Lot Coverage: Fencing does not count towards overall lot coverage allowances,
additionally, the area designated for the relocation of the dumpster is already
covered, therefore there is no increase in overall lot coverage.

•

Height: Section 7.78.4 of the UDO, Walls and Fences, states that within any
commercial district, no wall or fence shall exceed ten feet in height. The
proposed fence is 6 feet in height and is therefore compliant.

•

Architecture Design Standards: There are no architectural design standards
required for the proposed scope of work.

•

Parking: The proposed scope of work does not necessitate any additional
parking however it is important to note that current traffic pattern will be altered
as connectivity with the adjoining commercial property will be lost.

•

Buffering/Landscaping: Buffering/Landscaping violations have been resolved, no
additional buffering or landscaping is required as a result of this request.

•

Lighting: No additional lighting is proposed at this time; existing parking lot
lighting remains unchanged.
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•

Signage: No additional signage is being proposed at this time.

Water and Sewage Disposal: Approval from Dare County Health Department is not
necessary with this proposed scope of work.
Traffic Circulation: Upon review of this request the Town Engineer has noted that the
installation of the fence will create a nonconforming situation. Section 10.92.7 of the
UDO, Dead End Drive Aisles states that one dead-end turnaround shall be provided for
parking lots where dead ends exceed either one hundred (100) feet in length or twelve
(12) parking spaces in accordance with the commercial parking lot layout diagram. With
no fencing in place, this parking lot is not considered a “dead end”, however with the
installation of a fence, it will be. The Town Engineer has requested that an existing
parking stall be striped and delineated as a turn-around. The applicant shall submit a
parking analysis to ensure that adequate parking exists onsite with the elimination of
one parking space for the conversion into a turnaround.
Stormwater Management: The proposed scope of work does not necessitate
stormwater management measures.
Fire: The project will be required to comply with all applicable NC Fire Prevention Code
requirements as part of building permit application review and issuance.
Public Works: The Public Works Director has reviewed and approved the proposed
relocation of the dumpster as shown on the proposed site plan.
ANALYSIS
This proposal, if executed, would eliminate inter-parcel connectivity among abutting
commercial establishments. Staff believes this action could have negative impacts,
including but not limited to increased vehicle trips onto S. Virginia Dare Trail. This
scope of work would also create an obstacle to pedestrian connectivity. It is important
to note that Gone Coastal (formerly Caribbean Corners) and Kitty Hawk Kites were
originally developed as one commercial development (Settlers Square), the lots were
subdivided shortly thereafter.
STAFF RECOMMENDATION
While staff acknowledges that the analysis above may not be a basis for a
recommendation of denial, it does present several practical concerns. Staff will be
present to further discuss this application with the applicant and Planning Board
members.

Attachments: Major Site Plan Application, Site Plan Pertinent portions of the UDO.
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STAFF REPORT
Town of Nags Head
Planning & Development Department
To: Planning Board
From: Kelly Wyatt, Deputy Planning Director
Date: December 17, 2019
Subject: Christmas Mouse, Major Site Plan Review

GENERAL INFORMATION
Applicant: House Engineering, P.C. on behalf of Robeca Nags Head, LLC.
Application Type: Major Site Plan Review
Purpose/Request: Reconstruction, following a fire, of retail structure with a gross floor
area of 8,682 square feet. Parking and site conditions, with minor changes, are intended
to remain as currently exist.
Property Location: 2401 S. Croatan Highway, Nags Head.
Existing Land Use: Retail structure lost to fire and cell tower facility.
Zoning Classification of Property: C-2, General Commercial Zoning District.
Zoning Classification of Surrounding Properties: Properties to the north and south are
zoned C-2, General Commercial (vacant and Outer Banks Dermatology). Property to
the west, directly across U.S. Highway 158, is zoned C-2, General Commercial (former
Kelly’s Restaurant). Property to the east, directly across S. Wrightsville Avenue, is
zoned C-4, Arts and Culture District and is developed commercially (vacant, former
Nags Head Florist).
Flood Hazard Zone of Property: The western portion of the property is located within an
AE 9 Flood Zone; the eastern portion of the property is located within an AE 10 Flood
Zone. The four-corners of the proposed structure are shown at elevation 8.5 ft. msl and
the applicant intends to flood-proof the commercial structure.
POLICY AND PLAN CONSIDERATIONS
Land Use Plan Map/Policies: The 2017 Comprehensive Plan Future Land Use Map
classifies this property as General Commercial and it is additionally located within the
General Commercial Activity Node. Descriptions of these classifications are below:
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General Commercial: General Commercial designation is located throughout the town
paralleling US 158 and US 64. The General Commercial designation is intended to
foster a thriving commercial business community with a variety of uses, activities, and
scales. Form is as important as use within this designation and there should be a high
degree of design quality for the building facade. Planned, mixed use developments are
encouraged. Best practices for all types of corridors include: driveway consolidation,
bicycle/pedestrian accommodations, traffic calming, and buffering/landscaping.
General Commercial Activity Node: General Commercial Activity Nodes are focal points
of activity and higher intensity development in the town. These are areas that are
anticipated to have future concentrations of uses that serve as destinations or hubs of
activity for the town and are appropriate for shopping centers or larger footprint retail
stores. General Commercial Activity Nodes are envisioned to be planned commercial
development with a range of uses including retail, office, restaurant, banking, personal
service establishments, gymnasium, indoor entertainment, gallery/museum, hotel
(boutique/small scale), institutional uses, and multi-family. Future development is
characterized by compact development patterns, walkability, and a higher standard of
architectural and site design. Multiple, smaller structures are preferred over large strip
development. Future development should accommodate pedestrian access from
existing pedestrian infrastructure to storefronts. Further, adequate pedestrian
infrastructure should be provided to safely traverse and interconnect commercial sites.
When determining if the proposal is consistent with the Land Use designation, staff
considered the following excerpts and policies as being relevant:
•

Page 3-14, LU-5 reads, “Promote contiguous and cohesive nodes of commercial
development of appropriate size and massing for the surrounding area”.

•

Page 3-25, LU-15 reads, “Promote architectural standards for commercial
development in keeping with the Nags Head style architecture”.

•

Page 3-32, LU-25 reads, “Support continued use and improvement of nonconforming properties”.

•

Page 3-126, EC-10 reads, “Promote the growth of existing businesses and the
recruitment of new business that are compatible with the town’s vision which add
full-time, year-round jobs that work to stabilize the employment market”.

Staff finds the redevelopment of this commercial structure to be consistent with land use
classification and stated Land Use Policies.
SPECIFIC INFORMATION
Applicable Zoning Regulations:
•

Use Regulations: Section 6.6, Table of Uses and Activities lists “General Retail”
as a Permitted Use within the C-2, General Commercial District, no supplemental
standards are provided.

Page 2 of 5

•

Lot Coverage: Total allowable lot coverage for this site is 55%. Proposed lot
coverage is 54.53% and is therefore compliant.

•

Height: The maximum allowable building height within the Town is 35 feet;
however, pursuant to Section 8.2.1, Dimensional requirements, total height may
be increased to 42 feet with the use of an 8:12 roof pitch or greater. The
applicant has proposed a structure with an overall height of 35.5 feet with the use
of an 8:12 roof pitch therefore height is compliant.

•

Architecture Design Standards: Section 10.82, Applicability, of the UDO, states
that Commercial Design Standards shall apply to all building construction or
remodeling projects requiring a conditional use permit or site plan review.
Therefore, reconstruction of the fire damaged commercial structure must adhere
to the Commercial Design Standards set forth within Part VI of the UDO. Section
10.83, Design Standards, of the UDO, states that projects adding a total
habitable building area of 10,000 square feet of less may elect to comply with the
building design requirements by achieving 150 points based on the criteria
outlined in the Town of Nags Head Residential Design Guidelines. Projects that
elect to comply in this manner shall, in addition to the 150 architectural design
points, incorporate specific standards into the design (attached). The proposed
architectural design satisfies the minimum standards required by Section 10.83
and additionally achieves 152 architectural design points with the use of a firstfloor porch, dormers, 8:12 pitched roof, simulated wood shingles and other
miscellaneous architectural details.

•

Parking: Pursuant to Article 10, Table 10-2, Required Parking by Use, General
Retail shall provide parking at least one (1) parking space for each 250 square
feet of gross floor area, plus one (1) parking space for each employee, but no
less than two (2) employee parking spaces for each retail unit or establishment.
The proposed structure contains 8,682 square feet of gross floor area, requiring
35 parking spaces. Four employees are proposed, necessitating four additional
parking spaces. A total of 39 parking spaces are required; 47 spaces are
provided and therefore parking is compliant. Please note, the parking lot layout
and design is unchanged except for the conversion of 11 asphalt parking spaces
into turfstone parking spaces. This conversion not only results in a decrease in
impervious area but allows for stormwater infiltration.

•

Buffering/Landscaping: Christmas Mouse was originally approved by the Board
of Commissioners on March 5, 1987. The code that was in effect at that time did
not require buffering or landscaping on this site. Part VI, Performance
Standards, Section 10.82, Applicability, states that the design standards
contained within this Section shall apply to all building construction or remodeling
projects requiring a conditional use permit or site plan review. Section 10.93,
Landscaping, Buffering and Vegetation Preservation, requires that the applicant
provide buffering as part of the new construction. Section 10.93.3.1.1 Parking
Lot Buffers, requires a buffer strip of at least ten (10) feet in width be provided
between the parking lot and the street right-of-way line. In this instance, due to
the orientation of the driveway and the need to preserve the sight triangle, the
applicant will need to provide a minimal number of shrubs and ornamental
grasses/herbaceous plants in those areas where the existing parking lot abuts
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U.S. Highway 158 to the west and Wrightsville Avenue to the east. The applicant
has made notation on the site plan of the required landscape buffer area and will
work with planning staff to identify the proper plantings prior to the Board of
Commissioners review.
Section 10.93.3.7 of the UDO outlines the requirements for providing interior
parking lot landscaping. The parking lot, aside from the conversation of asphalt
parking into turfstone parking, is to remain unchanged. Staff would note that this
is an existing site nonconformity, the proposed scope of work would not increase
the degree of nonconformity and therefore it can remain as is.
Section 10.93.3.8 of the UDO outlines the Vegetation Preservation/Planting
Requirements. Again, staff would note that this is an existing site nonconformity
that is not being increased and therefore can remain as is.
•

Lighting: No additional lighting is proposed at this time; existing parking lot
lighting remains unchanged. Should additional lighting be desired in the future
the required photometrics and fixture information will be required for review and
approval prior to permit issuance.

•

Signage: No additional signage is being proposed at this time.

Water and Sewage Disposal: The Dare County Health Department has reviewed and
approved the proposal as presented (DCHD Approval Attached).
Traffic Circulation: The internal traffic circulation approval is contingent on the Public
Works/Fire Department approval for access of sanitation and emergency vehicle
access.
Stormwater Management: See memorandum from Town Engineer dated December 13,
2019 (Attached).
Fire: The project will be required to comply with all applicable NC Fire Prevention Code
requirements as part of building permit application review and issuance.
Public Works: The Public Works Director has indicated that the current dumpster
location may be acceptable if angled to accommodate front load dumpster loading. The
applicant has since angled the dumpster as requested, staff believes the applicant has
satisfied this comment.
ANALYSIS
Staff finds that the proposal is consistent with the applicable use and development
standards, as well as relevant land use policies.
STAFF RECOMMENDATION
Staff recommends approval of the Major Site Plan request as presented.
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Attachments: Major Site Plan Application, Site Plan and Architectural Elevations,
DCHD Approval, Town Engineer memorandum dated December 13, 2019..
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Michael Siers
Commissioner

Date: December 13, 2019
To: Kelly Wyatt, Deputy Planning Director
From: David Ryan, P.E.
RE: Christmas Mouse- Town Engineer Plan Review Comments

Internal Traffic Circulation Review
1. The internal traffic circulation approval is contingent on the Public Works/Fire Department
approval for access of sanitation and emergency vehicle access.
Stormwater Management Review
1. Article 11.4.1 of the UDO indicates “Redevelopment of property with existing commercial
use, mixed land uses or residential uses other than single-family or duplex residential uses
does not require submission of a stormwater plan under the following circumstances;”
11.4.1.1. The redevelopment is consistent with the zoning regulations of this UDO relating
to redevelopment and nonconformities;
11.4.1.2. The redevelopment does not result in a net gain in built upon area;
11.4.1.3. The redevelopment does not include the importation of any fill material;
This application is found to be consistent with the above referenced regulation with
additional requirement for stormwater management control measures.
2. The project shall be designed, constructed, operated and maintained in accordance with
Article 11. Environmental Regulations of the Town of Nags Head Unified Development
Ordinance. This shall be a condition of approval.
3. The submitted site development plan has been determined to be in accordance with Article
11. Environmental Regulations of the Unified Development Ordinance.
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STAFF REPORT
Town of Nags Head
Planning & Development Department
To: Planning Board
From: Kelly Wyatt, Deputy Planning Director
Michael Zehner, Director of Planning and Development
Date: December 17, 2019
Subject: Outer Banks Hospital Cancer Center, Rezoning and Conditional Use/Vested
Right/Site Plan Application
GENERAL INFORMATION
Applicant: Quible & Associates, P.C. on behalf of Outer Banks Hospital, Inc.
Application Type:
Application.

Conditional Use/Vested Right/Site Plan Review and Rezoning

Purpose/Request: The scope of work associated with this project request is denoted
below:
•

Demolition of the existing 3,000 square foot Urgent Care building at 4923 S.
Croatan Highway, the construction of a 10,400 square foot addition to the
existing 4,500 square foot radiation therapy building located at 4927 S. Croatan
Highway, to house an infusion center, and the development of parking and
stormwater improvements.

•

The applicant has requested that consideration be given to allowing a reduced
loading zone berth based on the anticipated deliveries to this facility being by
cargo van. The applicant has noted that medical supplies and linens will be the
primary deliveries to the location and do not require the specified loading zone
outlined in Section 10.17 of the UDO, Off-Street Loading. The applicant is
seeking to reduce the loading zone berth from 12’ x 60’ to 20’ x 23’.

•

The applicant has requested that consideration be given to a reduction of
required parking, based on a Medical Office use, as allowed by Conditional Use
Permit under Section 10.15.5 and 10.15.6 of the Unified Development
Ordinance. The proposed use of an infusion center is unique and not currently
covered within Section 10.16 of the UDO, Required Parking by Use.

•

In addition to the Site Plan application, a rezoning of three (3) lots along S.
Passage Way from SPD-C/SF4 (Special Planned Development – Community
District, specifically the Village at Nags Head SPD-C Zoning Ordinance, and
Single-Family Four District) to SPD-C/Hotel District is also being requested to
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accommodate the use of the site, and specifically the provision of requisite
parking to support the use.
Property Location: 4923 and 4927 S. Croatan Highway and 4922, 4926 and 4928 S.
Passage Way, Nags Head.
Existing Land Use: Medical Offices and Vacant Lots.
Zoning Classification of Property: 4923 and 4927 S. Croatan Highway is zoned SPDC/Hotel and 4922, 4926 and 4928 S. Passage Way is zoned SPD-C/SF-4.
Note: The applicant is seeking rezoning of properties 4922, 4926 and 4928 S. Passage
Way from SPD-C/SF-4 to SPD-C/Hotel, consistent with the existing medical facilities
located adjacent to S. Croatan Highway.
Zoning Classification of Surrounding Properties: Properties to the north of the proposed
site is zoned SPD-C/Hotel (Outer Banks Center for Women). Properties to the south of
the proposed site is zoned SPD-C/Hotel (La Fogata Restaurant). Properties to the east,
directly across S. Passage Way is zoned SPD-C/SF-4 and developed residentially.
Properties to the west, directly across US Highway 158 is zoned SPD-C/Commercial-1
and is developed with the Outer Banks Mall.
Flood Hazard Zone of Property: The entire project area is located within an AE 9 Flood
Zone. The existing Radiation Therapy Facility has a compliant first floor elevation
above the regulatory flood protection elevation of 10 feet msl. All new construction will
be required to have a first-floor elevation compliant with the regulatory flood protection
elevation.
POLICY AND PLAN CONSIDERATIONS
Land Use Plan Map/Policies: The 2017 Comprehensive Plan Future Land Use Map
classifies the properties at 4923 and 4927 S. Croatan Highway as General Commercial
and they are additionally located within the General Commercial Activity Node.
Descriptions of these classifications are below:
General Commercial: General Commercial designation is located throughout the town
paralleling US 158 and US 64. The General Commercial designation is intended to
foster a thriving commercial business community with a variety of uses, activities, and
scales. Form is as important as use within this designation and there should be a high
degree of design quality for the building facade. Planned, mixed use developments are
encouraged. Best practices for all types of corridors include: driveway consolidation,
bicycle/pedestrian accommodations, traffic calming, and buffering/landscaping.
General Commercial Activity Node: General Commercial Activity Nodes are focal points
of activity and higher intensity development in the town. These are areas that are
anticipated to have future concentrations of uses that serve as destinations or hubs of
activity for the town and are appropriate for shopping centers or larger footprint retail
stores. General Commercial Activity Nodes are envisioned to be planned commercial
development with a range of uses including retail, office, restaurant, banking, personal
service establishments, gymnasium, indoor entertainment, gallery/museum, hotel
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(boutique/small scale), institutional uses, and multi-family. Future development is
characterized by compact development patterns, walkability, and a higher standard of
architectural and site design. Multiple, smaller structures are preferred over large strip
development. Future development should accommodate pedestrian access from
existing pedestrian infrastructure to storefronts. Further, adequate pedestrian
infrastructure should be provided to safely traverse and interconnect commercial sites.
The 2017 Comprehensive Plan Future Land Use Map classifies the properties at 4922,
4926 and 4928 S. Passage Way as Planned Unit Development Residential. The
description of this classification is below:
The Planned Unit Development (PUD) residential designation is intended to
accommodate residential development in the Village at Nags Head Planned Unit
Development.
These properties are also located within the Village Municipal Service Character Area
and the Village Municipal Service Activity Node.
Table 2.4.2.A of the 2017
Comprehensive Plan, Appropriate Land Uses in the Village Municipal Service Character
Area lists “Hospital/Medical Care Facilities” as an appropriate and desirable use in this
character area.
When determining if the proposal is consistent with the Land Use designation, staff
considered the following excerpts and policies as being relevant:
•

Page 3-14, LU-5 reads, “Promote contiguous and cohesive nodes of commercial
development of appropriate size and massing for the surrounding area”.

•

Page 3-20, LU-9 reads, “Encourage land uses that serve the needs of both yearround and seasonal residents in support of the town’s overall vision for the
community”.

•

Page 3-25, LU-15 reads, “Promote architectural standards for commercial
development in keeping with the Nags Head style architecture”.

•

Page 3-31, LU-23 reads, “Require sufficient parking for commercial businesses
with parking area design regulations that limit impacts on neighbors and
surrounding land uses”. LU-23b further reads, “Monitor the use of parking and
utilize this information to evaluate changes in parking standards”.

•

Page 3-117, EC-3 reads, “Meet the infrastructure and service needs of the
community at appropriate levels as the community continues to grow”.

Staff finds that the expansion of medical services to include a cancer center as well as
the rezoning associated with the request to be consistent with the land use classification
and stated Land Use Policies.
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SPECIFIC INFORMATION
Applicable Zoning Regulations:
•

Use Regulations: Section 9.36, Table of Uses and Activities for the SPD-C
District, lists 6.6, Table of Uses and Activities lists “Medical Office” as a Permitted
Use within the SPD-C/Hotel District, no supplemental standards are provided.
Note that Staff recommends that the Board first make a recommendation on the
rezoning request as the use will not be permissible should the rezoning not
occur.

•

Lot Coverage: If the parcels are rezoned, they will be combined into one parcel.
The SPD-C/Hotel District sets forth maximum allowable coverages based upon
area encumbered with specific uses as noted below:
Maximum Allowed Building Coverage: 25%; Proposed: 19% - Compliant.
Maximum Parking Lot Coverage: 45%; Proposed: 31% - Compliant.
Minimum Landscaped Area: 30%; Proposed: 49% - Compliant
Min. Interior Parking Lot Landscaping Required: 1,174 sf. Proposed:1,491 sf.

•

Height: The maximum allowable building height within the Town is 35 feet;
however, pursuant to Section 8.2.1, Dimensional requirements, total height may
be increased to 42 feet with the use of an 8:12 roof pitch or greater. The
applicant has proposed a structure with an overall height of 33.3 feet therefore
height is compliant. Note that the roof pitch meets the desired pitch as well with
the use of 9:12 roof pitch.

•

Architecture Design Standards: Section 10.82, Applicability, of the UDO, states
that Commercial Design Standards shall apply to all building construction or
remodeling projects requiring a conditional use permit or site plan review.
Section 10.83, Design Standards, of the UDO, states that projects adding a total
habitable building area of 10,000 square feet or less may elect to comply with the
building design requirements by achieving 150 points based on the criteria
outlined in the Town of Nags Head Residential Design Guidelines. Projects that
elect to comply in this manner shall, in addition to the 150 architectural design
points, incorporate specific standards into the design (attached). The proposed
architectural design satisfies the minimum standards required by Section 10.83
and additionally achieves 160 architectural design points with the use of a firstfloor porch, dormers, minimum 8:12 pitched roof, combination base form,
simulated wood shingle siding, single hung windows and other miscellaneous
architectural details.
Note that the existing Radiation Therapy Building is compliant at 125
architectural design points as that was the requirement within the Town Code at
that time. The 10,400 square foot addition must meet the current code
requirements of 150 architectural design points. Staff determined compliance
with the UDO based upon the proposed new construction.
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•

Parking: As noted above under “Purpose/Request” the applicant is requesting
that consideration be given to a parking reduction as allowed by Sections 10.15.5
and 10.15.6, of the UDO, Reduction of Required Parking for Commercial Uses
with the Use of Bicycle Racks and Modification of Parking Requirements by
Conditional Use Permit respectively. The applicant has asserted, and staff
agrees, the proposed use of Infusion Center/Cancer Center is not specifically
addressed within Article 10, Table 10-2, Required Parking by Use, of the UDO.
Uses of “Medical Office” and “Dialysis Center” are listed, staff believes the
proposed use most closely resembles the medical office use, however
acknowledges notable differences.
When applying the Code, a “medical office” shall provide parking at the rate of
one parking space for every 300 square feet of gross floor area of each building
or portion thereof devoted to medical use, plus one parking space for each
employee and for each doctor. The existing Radiation Therapy Building site
provides 22 onsite parking spaces. Applying this standard would require an
additional 50 parking spaces for an overall parking count of 72 parking spaces.
In support of their request for a parking reduction, the applicant has provided an
excerpt from the ITE (Institute of Transportation Engineers) Parking Generation
Manual, which has evaluated anticipated parking rates for Outpatient Cancer
Centers and supports a rate of 3.5 to 4.5 spaces per 1,000 square feet of floor
area. If applying this standard, the proposed site would require between 52 and
67 parking spaces. The applicant is proposing to provide 57 parking spaces.
Specifically, they applicant a seeking a reduction of one (1) parking space with a
bike rack pursuant to Section 10.15.5 and an additional 14 parking space
reduction under Section 10.15.6, and justified by the number of employees, the
number of patient/treatment rooms available, the waiting room capacity and the
availability of Dare County Transit services for many of the patients receiving
treatment at this facility. With the requested reduction, a total of 57 onsite
parking spaces is consistent with the recommended parking ratio for this use in
the ITE Manual. Staff recommends approval of the requested parking reduction,
however, would recommend a condition that a parking study/assessment be
conducted by a third-party, at 6 months and one-year after the receipt of
Certificate of Occupancy, to ensure onsite parking is adequate; if parking is
determined to be insufficient, the applicant would be required to install additional
parking spaces along the shared drive leading to the site.
Additionally, Section 10.92.14.4 requires a minimum of 20% of the surface area
of the parking area and drive aisles to be constructed using permeable surface
materials. An excess of 20% has been provided and is therefore compliant.
Section 10.17 of the UDO sets forth Off-street Loading Requirements.
Commercial structures shall provide at least one loading space with minimum
plan dimensions of 12 x 60 feet and a 14-foot overhead clearance. If a reduction
in berth of a loading space is requested the Town Engineer shall determine the
sufficiency of the proposed loading space.

•

Buffering/Landscaping: Several sections of the UDO address Buffering and
Landscaping as it applies throughout this proposed site:
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➢ Section 9.24.10 of the UDO, SPD-C Hotel District, Landscaping requires
that all commercial and office uses install a 20-foot wide landscaped or
natural buffer area when a commercial use abuts a residential use or
designation. A compliant buffer has been shown along the rear property
line that abuts a residential subdivision (Moongate Subdivision).
➢ Section 10.92.6.2 of the UDO, Parking and Drive Aisle Setbacks, requires
that where off-street parking is provided between the building and the
street right-of-way line, a parking lot buffer of at least ten (10) feet in width
shall be provided between the parking lot and the street right-of-way. This
buffering has not been shown however, it will be a continuation of the
existing buffering provided for the Radiation Therapy Facility to the south.
work with planning staff to identify the proper plantings prior to the Board
of Commissioners review.
➢ Section 10.93.3.7 of the UDO, Interior Parking Lot Landscaping, requires
parking landscaping be provided at a minimum rate equal to ten percent of
the total area of parking spaces. The minimum area necessary for
compliance is 1,174 square feet of vegetation. The applicant has
proposed 1,491 square feet therefore interior parking lot landscaping is
compliant.
➢ Section 10.93.3.8.2 of the UDO, Vegetation Preservation Requirements,
requires that a minimum of 10% of the lots total area be preserved with
existing natural vegetation. Approximately 11.5% of the vegetation
throughout the site will be maintained therefore this proposal is compliant.
•

Lighting: The proposed lighting plan and fixtures are compliant with the
requirements of UDO. A light audit will be required prior to issuance of
occupancy permits.

•

Signage: No additional signage is being proposed at this time.

Water and Sewage Disposal: This development will be served by Carolina Water
Service due its location within the Village at Nags Head SPD-C District. Included in
your packet is a letter from Carolina Water Service stating their commitment to serve
the development as proposed (Appendix D).
Traffic Circulation:
Vehicle pathing exhibits have been provided, internal traffic
circulation approval is contingent upon the Public Works/Fire Department approval for
access of sanitation and emergency vehicles. See memorandum from Town Engineer
dated December 13, 2019 (attached).
Stormwater Management: The proposed development plan has been determined to be
in accordance with Article 11, Environmental Regulations of the Unified Development
Ordinance. A NCDEQ high-density stormwater management permit shall be acquired
and submitted to the Town upon issuance and the project shall be designed,
constructed, operated and maintained in accordance with Article 11, Environmental
Regulations of the UDO. See memorandum from Town Engineer dated December 13,
2019 (attached).
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Fire: The project will be required to comply with all applicable NC Fire Prevention Code
requirements as part of the building permit application review and issuance.
Public Works: The Public Works Director has reviewed the proposed plan and
expressed general concern about the location of the dumpster with regard to the
pathing of the refuse truck. The applicant shall work with the Public Works Director to
ensure an acceptable location prior to review by the Board of Commissioners.
ANALYSIS
Analysis of Rezoning Request: Staff supports the request to rezone the parcels located
at 4922, 4926 and 4928 S. Passage Way from SPD-C/SF-4 to SPD-C/Hotel. This area
was originally zoned SPD-C/Hotel however in 2009 the area was rezoned to SPD-C/SF4 to accommodate the Moongate Subdivision.
The applicant has been in
communication with Village at Nags Head Architectural Control Committee as well as
the adjoining property owners, all of whom have expressed support for the development
and associated rezoning. Additionally, staff finds that the rezoning is supported by the
2017 Comprehensive Plan with the land area being located within the Village Municipal
Service Character Area where medical facilities are considered appropriate uses.
Analysis of Conditional Use/Vested Right/Site Plan Application: Staff finds that the
proposal is consistent with the applicable use and development standards, as well as
relevant land use policies.
With regard to the affirmative findings of fact for conditional use permits, pursuant to Section
3.8.4.6, Staff is of the opinion that:
1. The use will not materially endanger the public health and safety if located where proposed
and developed according to the plan as submitted.
2. The use, as proposed, will not overburden the firefighting capabilities and the municipal
water supply capacity of the Town as such facilities and capabilities will exist on the
completion date of the conditional use for which application is made.
3. The conditional use will be in harmony with the existing development and uses within the
area in which it is to be located.

4. Adequate utilities, access roads, drainage, parking or necessary facilities have been or are
being provided.

STAFF RECOMMENDATION
Recommendation on Rezoning Request: Based upon the analysis above staff
recommends approval of the requested rezoning of parcels located at 4922, 4926 and
4928 S. Passage Way from SPD-C/SF-4 District to SPD-C/Hotel District.
Recommendation on Conditional Use/Vested Right/Site Plan Request: Staff finds that
the proposed project is consistent with the required use and development standards.
Additionally, staff recommends approval of the reduced parking pursuant to Sections
10.15.5 and 10.15.6, of the UDO, as well as a reduced loading berth given the type and
frequency of anticipated deliveries. Staff would ask that consideration be given to
placing a condition upon the approval of the reduced loading berth that any deliveries
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being made to the site by vehicles larger than this reduced zone can safely
accommodate be directed, via signage, to take that delivery to the main hospital/Outer
Banks Hospital located at 4800 S. Croatan Highway.

Attachments: Conditional Use/Vested Right/Site Plan Review Application, Site Plan
and Architectural Elevations, Project Narrative, Carolina Water Approval, Town
Engineer Memorandum dated December 13, 2019.
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4917 Croatan Highway - Outer Banks Medical Suites, LLC; PO Box 960 Kitty Hawk, NC 27949
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4930 S. Passage Way - Moongate Partners, LLC; PO Box 90 Kill Devil Hills, NC 27948
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SITE NARRATIVE
Outer Banks Hospital – Cancer Center
Nags Head, Dare County, North Carolina
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Overview
The Outer Banks Hospital, Inc. (Applicant) is proposing an expansion of their Cancer Center,
which includes the existing Radiation Therapy building and a proposed Infusion Facility located
in Nags Head, Dare County, NC. The proposed development will require the recombination of
4923 & 4927 S. Croatan Highway along with 4922, 4926, & 4928 S. Passage Way to create an
+/-1.45 acre parcel of land. The Outer Banks Hospital proposes to remove the existing Urgent
Care Facility to expand the existing Radiation Therapy building approximately 10,400 sf (two
stories), provide associated pedestrian access, and vehicular accommodation areas to serve
the proposed outpatient Cancer Center Treatment facility.
The proposed building expansion will require an increase in the existing number of parking
spaces, modification of the existing storm sewer system, verification of the Town’s water
system, and a revised connection into the existing onsite sanitary sewer collection system. As
the site disturbance is greater than 1 acre, a State soil erosion and sediment control permit is
required. In addition, it is understood that a State high-density stormwater permit will be required
prior to any disturbance onsite. The Outer Banks Hospital strives to continue to provide the
necessary medical services that benefit the Outer Banks Community.
Rezoning
The parcels located at 4922, 4926, & 4928 S. Passage Way are currently zoned as single family
(SF-2). These parcels were originally zoned as Village Hotel and a rezoning took place in April
2009 to rezone these properties to single family for the Moongate Subdivision. The current
proposed development would require rezoning of the existing single family zoning to Special
Planned Developed – Community District (SPD-C)(Hotel District Overlay). The proposed
rezoning would revert the three parcels back to prior 2009 zoning.
The Town of Nags Head Comprehensive Plan shows the existing land use for the subject
parcels as vacant. The site is within the Village Municipal Service Character Area, specifically
the Village Municipal Activity Node. This area is envisioned to provide commercial services
including medical facilities. The proposed use for this site is consistent with the Town of Nags
Head Comprehensive Plan based on the proposed development. The proposed structure is just
under 15,000 sf, which is encouraged for this area within the comprehensive plan and the
building façade will be reviewed by the Villages at Nags Head Architectural Committee to
determine compatibility to the surrounding area.
Coverages
The parcels, if rezoned, will be recombined to make one parcel for the proposed development of
approximately 1.45 acres. The proposed zoning of Village Hotel will require the following
coverages shown within Table 1 (a summary of the proposed coverages is also included):
Table 1: Summary of Coverages
Maximum Building Coverage (25%)
Minimum Landscaped Area (30%)
Minimum Interior Parking Lot
Landscaping
Maximum Parking Coverage (45%)

Allowable Coverage
<15,755 sq. ft.
>18,906 sq. ft.
1,174 sq. ft.

Proposed Coverage
12,105 sq. ft.
31,096 sq. ft.
1,491 sq. ft.

<28,359 sq. ft.

19,819 sq. ft.

QUIBLE & ASSOCIATES, P.C.
ENGINEERING - ENVIRONMENTAL SCIENCES - PLANNING - SURVEYING
WWW.QUIBLE.COM
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Access
The Cancer Center will be accessed by an existing unnamed access road that connects S.
Croatan Highway and S. Virginia Dare Trail. This drive aisle is within an existing 40’ wide
access and utility easement as defined by PC D, SL 84 and PC E, SL 134. The existing
entrance at the Urgent Care building will remain in place with a second proposed access added
at the rezoned residential properties (previously Lot 21, Part “A”).
We respectfully request a reduced loading and unloading zone be considered. Based on the
anticipated use and building size, we are requesting a 20’x23’ dedicated loading zone. Because
of the low volume of patients and the nature of the treatment, radiation therapy and infusion
entail very limited use of non-durable products and generate very limited need for product pickup and delivery. Given these limited needs, it is reasonable to expect no more than two brief
loading or unloading events on any given day. The applicant can accurately anticipate the
following events:
•

Supplies for medical treatment and administration needs: 1 or 2 visits per week, via Van
(Vehicle consistent with a Ford Cargo Transit Van 220” long by 82” wide)

•

Clean/soiled linens pick-up and delivery: 1 visit per week, via Van (Vehicle consistent
with a Ford Cargo Transit Van, 220” long by 82” wide)

Given the types of frequency of loading/unloading events, the developer proposes to provide a
reduced loading berth of 20’x23’.
Parking
As the proposed use of an infusion center addition is unique and not currently covered within
the Uniform Development Ordinance (Article V Section 48-167 Table showing Minimum OffStreet Parking Standards) an alternative parking plan is proposed through a Conditional Use
Permit per Town Code Section 48-165. Three different alternatives were considered during the
sketch plan review process.
The project proposes the addition of a 10,400 sf infusion center. The existing Urgent Care
facilities at this location currently provide for 19 parking spaces associated with the Urgent Care
facility (per permit documents signed by W.C. Owen issued 6/28/00) and 22 spaces associated
with the Radiation Therapy building (per the approved site plan latest revised 8/27/18). The
existing Urgent Care Facility is currently under parked at a parking rate of one parking space for
every 300 square feet of gross floor area of each building or portion thereof devoted to medical
use, plus one parking space for each employee and for each doctor. At 21 employees and
3,000 sf (2-story) the Urgent Care Facility would be required to have 31 parking spaces based
on the current Town of Nags Head ordinance. The proposed change in use to an infusion center
will improve the available parking at the site as the 19 available spaces will be expanded to
provide 35 spaces related to the infusion center addition.
The Town of Nags Head Unified Development Ordinance currently has parking rates available
for a “Medical Office” or “Dialysis Center”. These two parking rates are the closest comparable
to our proposed use of an infusion center. The existing Radiation Therapy building requires 22
parking spaces based on the Town’s Medical Office parking rate. In addition, the 10,400 sf
infusion center addition will have 15 employees and 10 infusion bays. An infusion center, similar
to a dialysis center, can only treat one patient at a time within an infusion bay. At any given time
within this building addition only 10 patients can be seen with a waiting area that can seat 12
2

Site Plan Narrative
Outer Banks Hospital – Cancer Center
Revised December 4, 2019

visitors. We will compare this anticipated maximum capacity with the two parking rates available
within the Town of Nags Head Ordinance in the Table below.
Similar
Use

Required Parking for
Comparable Use Type

# Spaces for
Existing Radiation
Therapy Building

Dialysis
Center

One parking space for each
dialysis machine available for
treatment, plus one parking
space for each staff member.
One parking space for every 300
square feet of gross floor area of
each building or portion thereof
devoted to medical use, plus
one parking space for each
employee and for each doctor.

Medical
Office

Total #
Spaces
Required

22

# Spaces
Required
(for addition
only)
25

22

50

72

47

Based on the medical staff available at the proposed Cancer Center, it was decided that the
expansion will need to follow the Medical Office parking rate and request a Conditional Use
permit for the reduced parking based on the anticipated use.
This parking rate would require 72 total parking spaces (22 spaces for the Radiation Therapy
building and 50 spaces for the infusion center expansion). As this parking rate requires more
parking spaces than anticipated for use at the infusion center, a reduction of 15 parking spaces
is requested by providing 1 bike rack (equal to 1 parking spaces per the Town of Nags Head
Ordinance Sect 48-165(e)), and a 14 space reduction for access/use of the bus transit system.
A total of 57 parking spaces would be provided for the Cancer Treatment Center.
This parking rate would leave 35 parking spaces allocated to the addition, allowing for 15
employees, 10 patients receiving treatment, and 10 patients within the waiting room. This
parking rate would provide more parking spaces than typical capacity of the infusion center.
The proposed building and associated parking, if ever sold in the future, would comply with the
following potential uses:
Potential Future Use
Professional Office

Bank

Required Parking for # Spaces Provided
Potential Use Type
One space per office 57
or workspace plus a
minimum of two
customer parking
spaces.
One parking space
57
for each 500 square
feet of gross floor
space plus one
space for each
employee.

Allowable Areas
Allows for up to 55
offices within the
14,880 sf

Allows for up to 27
employees within the
14,880 sf
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The proposed Cancer Treatment Center including the proposed infusion addition can be a great
asset to The Town of Nags Head and the surrounding area. The Center will help to improve
health care for those who require this type of treatment. An infusion center as a standalone
facility is a unique use that is not covered by Town Codes and an international parking rate has
not been set by International Standards, the American Planning Association, or the Town of
Nags Head. Typically, an infusion center is found within a Hospital facility and the parking would
be met through Hospital parking standards (ie. a per bed rate). As this standalone use is unique
to the Town code, the provided options allow for a parking rate that the Outer Banks Hospital
feels are more reflective of the actual use and parking rate of an outpatient cancer treatment
center.
The ITE has evaluated anticipated parking rates for Outpatient Cancer centers and supports a
parking rate of 3.5-4.5 spaces per 1,000 sf of floor area (Appendix A). This study would
recommend a parking ratio of 52-67 spaces, which is consistent with our proposed 57 spaces. A
condition of approval of the conditional use permit, would require the owner to obtain a thirdparty parking study 6 months after obtaining the building certificate of occupancy. This study
would determine if the provided parking is adequate for the use. If the parking is deemed
inadequate, the owner can be required by Town personnel to install up to 11 additional parking
spaces.
The proposed drive aisle will be 22’ wide and capable of withstanding 75,000 lbs, allowing for
fire access to the site. Signage will be provided within the parking area to notify employees and
visitors that the drive aisle is a provided fire lane. An exhibit illustrating fire access to an
adjacent hydrant has been provided within Appendix B.
Stormwater Management Plan
Stormwater to serve the proposed site improvements will continue to be managed by infiltration
basins and permeable pavements. The existing basins are to be resized and reshaped to
account for the new building footprint. The proposed stormwater management facilities have
been designed to provide for greater than 4.3” of storage, which is in agreement with the Town
ten-year two-hour storm (4.3”) requirement.
The USDA NRCS Soil Survey lists the soil in the vicinity of the stormwater infiltration basin as
described below. Geotechnical reports for the site indicate the seasonal high-water table is
approximately at elevation 5.8’.
•

DtA – Duckston fine sand
This soil typically has 0 to 2 percent slopes. Duckston fine sand typically has a very high
runoff rate and is typically well drained. This soil is categorized in Hydrologic Soil Group:
A/D

•

NeC—Newhan fine sand
This soil typically has 0 to 10 percent slope. Newhan fine sand typically has a very low
runoff class and is somewhat poorly drained. This soil is categorized in Hydrologic Soil
Group: A.

The infiltration basin along U.S. 158 (Drainage Area #1) will remain as previously designed and
permitted during the radiation therapy building site plan. This front basin 1 currently treats
stormwater runoff from the parking area in between the building and U.S. 158.
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Table 2: Above Grade Storage Calculations For Infiltration Basin 1
Elev (Ft.)

Area (Sf)

6.80

2,139

7.00

2,330

Avg Area
(Sf)

Volume
(Cf)

2,235

447
447

4,050
8.00

Cum Vol. (Cf)

4,050

5,770

4,497 (Vg)

The above grade storage provided within the front infiltration basin is approximately 4,497 cf.
Table 3: Below Grade Storage Calculations For Infiltration Basin 1
Storage Area (A) =

5,770.00 sf

Storage Elev. (E)
Season High Water Table (Wt) =
Soil Depth Above Swht (Ds) = B-Wt
Soil Volume (Sv) = A*Ds-Vg =
Void Ratio (Vr)=
Subsurface Void Vol. (Vss) = A*Ds*Vr=

8.00 ft
5.8 ft
2.2 ft
8,197 cf
20%
1,639 cf

The below grade storage provided within infiltration basin 1 is approximately 1,639 cf. The total
storage provided within the front infiltration basin is 6,136 cf. This exceeds the storage required
by State regulations (1,796 cf) and Town of Nags Head requirements (5,149 cf). Assuming the
minimum allowable infiltration rate for permitted basins, 0.52 in/hr, the anticipated drawdown is
calculated at approximately 1.15 days.
Infiltration basins and permeable pavement within drainage area #2 have been sized to store
greater than 4.3” of rainfall total (above and below grade). The provided interconnected basins
are designed with the following dimensions:
TABLE 4: DIMENSION SUMMARY FOR DRAINAGE AREA #2
Basin 2
Basin 3
BOTTOM
7.1’
7.1’
TOP
9.0’
9.0’
SIDE SLOPES
3:1
3:1
ABOVE GRADE
2,024
1,315
STORAGE (CF)
BELOW GRADE
731
374
STORAGE (CF)

Basin 4
7.0’
8.5’
3:1
2,002
788

Detailed calculations for the onsite stormwater storage within these basins are available within
Appendix C.
The void space under the proposed permeable pavement within drainage area 2 contributes an
additional 1,191 cf of storage. See the detailed calculations within Appendix C for a breakdown
of storage within the aggregate base and soil under the permeable pavement.
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The total storage within this drainage area is 8,427 cf. This exceeds the storage required by
State regulations (2,922 cf) and Town of Nags Head requirements (8,377 cf). At an infiltration
rate of 0.52 in/hr the drawdown in the rear infiltration basins is approximately 1.44 to 1.83 days.
These stormwater management facilities will provide an adequate system to meet State and
local requirements for stormwater storage. As the proposed impervious coverage exceeds
10,000 sq. ft., a high-density stormwater permit is required by NC DEQ DEMLR prior to
construction.
Utilities
The site has an existing meter and backflow preventer. This service connection will be reused
with the existing Radiation Therapy building plumbing. The existing water supply is provided by
the Town of Nags Head. The second existing service at the Urgent Care Building will be reused
for the building addition. Disturbance is not proposed to the existing waterline within the right-ofway and a permit to construct from NC DEQ Public Water Supply is not required.
The proposed wastewater effluent from the existing radiation therapy building and proposed
building expansion will be conveyed via gravity to the existing onsite sanitary manhole. Sanitary
sewer flows have been estimated using State regulations (15 NCAC 02T.0114) at 250
gal/practitioner/shift. Twenty-two (22) total employees are anticipated at the proposed building
including the expansion, which will require approximately 5,500 gallons per day. A commitment
to serve letter has been obtained from Carolina Water Service, Inc. of North Carolina to confirm
the system can handle this additional capacity and a copy is included with this site plan package
within Appendix D. Two commitment to serve letters are included from CWS, Inc. this includes
a commitment to serve letter for the existing radiation therapy building and a commitment to
serve letter for the proposed addition.
Buffers and Site Vegetation
A 20’ landscape buffer is required adjacent to the residential properties to the East and South
(zoned SF-2). This buffer has been proposed to require 50% of the buffer be planted with a
minimum height of 42”. The existing landscaping buffer adjacent to U.S. 158 will remain in
place. Approximately 11.5% of the vegetation throughout the site will be maintained, meeting
landscaping requirements for the site.
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Appendix A
Parking Study

Parking Requirements for Outpatient
Cancer Care Centers
A parking demand study of
outpatient cancer centers
was conducted to determine
the peak period range, mean,
median, and 85th percentile
values of parked cars per 1,000
gross square feet (GSF) of
building space. Providing 3.5
or 4.5 spaces per 1,000 GSF for
medium/large (ⱖ15,000 GSF) or
small (⬍15,000 GSF) outpatient
cancer centers, respectively,
is an 85th percentile
recommendation consistent
with recognized and published
industry standards.

BY JOHN W. DORSETT, AICP, CPP
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Study Purpose
The development of cancer care centers
continues in response to our aging population and consequent increased demands
for health care. One particular challenge for
planners is to properly determine the number of parking spaces needed without any
preexisting or published data regarding parking requirements for outpatient cancer care
centers. In response to this challenge, Walker
Parking Consultants conducted a study documenting the parking requirements of this
land use type. A major component of this
study includes new primary research.
This study gathers data from various
cancer centers, calculates parking demand
ratios per 1,000 gross square feet (GSF),
and provides a database that can be used
for project planning purposes.
The following are the objectives of this
research project:
s 4O IDENTIFY AND REPORT ON OUTPATIENT
cancer center peak hour parking
demand ratios;
s 4O CREATE A DATABASE OF OUTPATIENT
cancer center peak hour parking demand ratios that employ the number
of parking spaces needed per 1,000
GSF, the variable most commonly
referenced by municipal codes; and
s 4O SUMMARIZE lNDINGS BY MEAN
median, and 85th percentile values.
Meeting these objectives provides information useful to planners who project
outpatient cancer center parking demand.
One limitation of this study is that it
focuses on outpatient cancer care center
parking demand and
not parking demand
for other types of cancer care centers. Cancer care centers can be
CLASSIlED INTO THE FOLLOWING THREE CATEGORIES
s .ATIONAL #ANCER )NSTITUTE .#) nDESignated cancer centers are institutions
that are dedicated to research into
more effective approaches to prevent,
diagnose, and treat cancer. Most of

THE  .#) DESIGNATED CANCER CENTERS
ARE AFlLIATED WITH UNIVERSITY MEDICAL
centers, while others are freestanding
centers that engage only in cancer research. Their missions typically include
cancer research, clinical programs,
training for researchers and caregivers,
and public education and outreach.
s #OMMUNITY BASED OUTPATIENT CANCER
centers, which tend to be smaller,
community-based treatment centers
that often range from 5,000 to 50,000
ft.2 and in some cases are larger. All
care is provided on an outpatient basis.
s #ANCER HOSPITALS WHICH TEND TO BE
larger, more comprehensive treatment centers that attract patients
from several hundred miles and focus
on clinical treatment on both an
inpatient and outpatient basis. These
facilities tend to be about 250,000
ft.2. Typical services include surgery,
radiation therapy, chemotherapy,
and supportive therapies including
pain management, nutrition therapy,
naturopathic medicine, oncology
rehabilitation, mind-body medicine,
and spiritual support.
The application of this study’s results
should be limited to outpatient cancer
care centers and should not be used for
.#) DESIGNATED CANCER CENTERS OR CANCER
hospitals.

Methodology
This study is important to health care
planners and developers because prior
to this study, there were no published
data regarding parking requirements for
outpatient cancer centers. To complete
our primary research, we performed the
following steps:
s )DENTIlED  STANDALONE OUTPATIENT
cancer centers located throughout
the United States.
s 2ESEARCHED THE FOLLOWING VARIABLES
for each property:
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– Freestanding location dedicated
exclusively to oncology care;
– City, state, and ZIP code;
– Building GSF; and
– Parking space supply.
#ALCULATED THE NUMBER OF SPACES
provided per 1,000 GSF.
#OUNTED THE NUMBER OF PARKED
VEHICLES DURING THE PEAK TIME OF A
weekday.
$ETERMINED THE NUMBER OF SPACES
PER   '3& BASED ON THE OCCUPIED BUILDING '3& AND THE NUMBERS
OF VEHICLES COUNTED AT THE PEAK ACCUMULATION OR OCCUPANCY
3UMMARIZED BY SPACES PER  
'3& OF OCCUPIED BUILDING SPACE THE
MEAN MEDIAN AND TH PERCENTILE
FOR THE FOLLOWING
– Parking space supply; and
n /BSERVED PEAK PERIOD PARKING
occupancy.
$EVELOPED RECOMMENDATIONS REGARDING THE NUMBER OF SPACES TO BE PROVIDED BY OUTPATIENT CANCER CARE CENTERS

)NTERNET SEARCHES WERE CONDUCTED TO
IDENTIFY FREESTANDING CANCER CARE CENTERS
WHICH IN THIS STUDY ARE DElNED AS CENTERS
THAT SPECIALIZE IN CANCER CARE TREATMENT OCCUPY A BUILDING THAT EXCLUSIVELY HOUSES A
CANCER CARE CENTER AND HAVE ADJACENT PARKING THAT MEETS THE PARKING NEEDS OF THE
CANCER CARE CENTER WHILE AT THE SAME TIME IS
NOT USED BY OCCUPANTS OF ADJACENT BUILDINGS
&REESTANDING CENTERS WERE IDENTIlED AND
SELECTED FOR STUDY TO PROTECT THE INTEGRITY
OF THE DATA -ANY CANCER CARE CENTERS ARE
INTEGRATED INTO EXISTING MEDICAL CENTERS AND
IT IS NOT PRACTICAL AND IN MANY CASES NOT
FEASIBLE TO ACCURATELY DETERMINE THE PARKING
REQUIREMENTS OF THESE INTEGRATED CENTERS
4HE )NTERNET SEARCH FOCUSED ON METROPOLITAN AREAS WHERE 7ALKER 0ARKING #ONSULTANTS HAS OFlCES 4HESE GEOGRAPHIC AREAS
WERE SELECTED BECAUSE OF THE CONVENIENT
PROXIMITY OFFERED TO 7ALKER STAFF MEMBERS
WHO THEN PERFORMED lELD VISITS TO COLLECT
THE FOLLOWING INFORMATION A VERIlCATION
OF THE EXISTENCE OF A FREESTANDING CANCER
CENTER AND CONlRMATION OF THE LIKELY INTEGRITY OF THE DATA TO BE COLLECTED B INVENTORY
OF THE EXISTING ON SITE PARKING SPACES AND
C COUNT OF THE NUMBER OF ON SITE PARKED
CARS BETWEEN THE HOURS OF  AM TO
NOON OR  TO  PM ON A WEEKDAY
ITE JOURNAL / FEBRUARY 2013

Table 1. Number of outpatient
cancer centers by size.
 n  '3&



   '3&



0REVIOUS STUDIES BY 7ALKER INDICATE THAT
PARKING DEMAND AT MEDICAL CENTERS PEAKS
ON A WEEKDAY DURING THE LATE MORNING
HOURS UP TO THE LUNCH HOUR AND CARRIES ON
UNTIL MID AFTERNOON 4HIS WAS CONlRMED
THROUGH A PARKING ACCUMULATION STUDY PERFORMED AT 3T 6INCENT #ENTER FOR #ANCER
#ARE )NDIANAPOLIS ). 53! ON 3EPTEMBER   $URING THIS STUDY THE NUMBERS OF PARKED CARS WERE COUNTED AT 
AND  AM AND  AND  PM
WITH LITTLE DIFFERENCE IN THE FOUR COUNTS

Data Collection Results
Proﬁle of Cancer Centers
Included in This Study
&IFTY THREE FREESTANDING OUTPATIENT CANCER
CENTERS WERE INCLUDED WITHIN THIS STUDY
4HESE CENTERS RANGE IN SIZE FROM   TO
  '3& WITH PROPERTIES IN !RIZONA
 #ALIFORNIA  #OLORADO  &LORIDA
 )LLINOIS  )NDIANA  -AINE 
-ASSACHUSETTS  -ICHIGAN  .EW
*ERSEY  .EW 9ORK  AND 4EXAS  
4HE MEDIAN SQUARE FOOTAGE OF THE 
CENTERS IS   '3& #ENTERS FOCUS ON
OUTPATIENT CANCER CARE WHICH CAN INCLUDE
PATIENT CONSULTATIONS AND CHECK UPS CHEMOTHERAPY AND RADIATION TREATMENTS
Number of Buildings by Size
4HE OUTPATIENT CANCER CENTERS IDENTIlED
WERE THEN COMPARED ON THE BASIS OF OCCUPIED '3& 4ABLE  SHOWS THAT  PERCENT OF THE BUILDINGS SURVEYED OCCUPIED
  OR MORE '3& OF OCCUPIED mOOR
AREA AND  PERCENT OF THE BUILDINGS SURVEYED WERE LESS THAN   '3&
Parking Supply
%ACH INDIVIDUAL OUTPATIENT CANCER CENTERS
PARKING SUPPLY WAS INVENTORIED 4HE MEAN
MEDIAN AND TH PERCENTILE NUMBER OF
parking spaces supplied per 1,000 square
FEET OF '3& WERE   AND 
RESPECTIVELY &IGURE  ILLUSTRATES THE NUMBER
OF PARKING SPACES SUPPLIED PER   '3&
-OST OF THE FACILITIES SURVEYED PROVIDE
AN OVERABUNDANCE OF PARKING AND SIG-

Figure 1. Data plot and statistical summary.

NIlCANTLY MORE SPACES THAN ARE DEMANDED
BY USERS 4HE MEAN MEDIAN AND TH
percentile parking occupancies recorded
FOR THE  PROPERTIES WERE  PERCENT 
PERCENT AND  PERCENT

Parking Demand
Parking occupancy counts were recorded
FOR THE OUTPATIENT CANCER CENTER PARKING
SPACES TO DETERMINE PARKING UTILIZATION
DURING THE PEAK PERIOD OF  AM TO
NOON OR  TO  PM #ARE WAS TAKEN
TO AVOID THE NOON LUNCH HOUR AS SOME
EMPLOYEES SPEND THEIR LUNCH HOUR OFF SITE
AND THE NUMBER OF PATIENT APPOINTMENTS
IS FEWER 4HESE COUNTS WERE COMPARED
WITH THE OCCUPIED '3& OF THE BUILDING
4ABLE  LISTS THE TOTAL NUMBER OF PARKING FACILITIES SURVEYED AT THE PEAK HOUR
BY RANGE OF OCCUPIED PARKING SPACES PER
  '3& /BSERVED PEAK HOUR PARKING DEMAND FOR THE SAMPLE RANGED FROM
 TO  SPACES PER   '3& 4HE
OBSERVED MEAN AND MEDIAN PEAK HOUR
PARKING DEMAND RATES WERE  AND 
RESPECTIVELY 4HE TH PERCENTILE RATE WAS
 SPACES PER   '3&
4HE DATA SET SHOWS A SIGNIlCANT DIFFERence in parking generation rates depending
ON THE SIZE OF THE FACILITY 3MALLER CENTERS
THOSE DElNED AS LESS THAN   '3& OF
21

Table 2. Occupied spaces.
per 1,000 GSF
0.00 to 1.00
1.01 to 2.00
2.01 to 3.00
3.01 to 4.00
4.01 to 5.00
5.01 to 6.00
6.01 to 7.00

Number of Facilities
3
13
15
15
5
0
2

building area, generated more parked cars
per thousand square feet of GSF than medium and larger centers, those centers that
exceed 15,000 GSF of building area.
Table 3 shows the mean, median, and
85th percentile statistics separated by medium/large centers and small centers.

Parking Requirements for
Medical Ofﬁce Buildings
Walker studies parking demand characteristics of medical ofﬁce buildings as a
routine course of its practice, often when
it conducts hospital parking studies. Previously, Walker performed a special study of
50 medical ofﬁce buildings (MOBs), and
the results of this study were published by
the Institute of Transportation Engineers in
2007. This study served as the basis for the
recommended number of parking spaces
for MOBs as documented in the second
edition of Shared Parking, a joint publication of the Urban Land Institute (ULI) and
International Council of Shopping Centers
(ICSC), and an industry standard that was
vetted and approved by dozens of parking
and transportation consulting professionals.
Shared Parking recommends 4.50 spaces per
thousand square feet of gross ﬂoor area.1
The observed mean peak-hour parking
accumulation rate for 50 MOBs is 3.17
spaces per 1,000 GSF of occupied building
area. These MOB parking generation rates
are greater than those parking generation
rates observed for medium and large outpatient cancer centers but comparable to
the parking generation rates observed for
small outpatient cancer centers.
Parking Supply at
Cancer Hospitals
Although limited data on parking requirements for cancer hospitals were collected,
enough information was collected to de22

Table 3. Parked cars by size of outpatient cancer center
Ratio of Peak Period Parked Cars per 1,000 Occupied GSF
Type of Center
Medium/Large:
15,000–85,000 GSF
Small: < 15,000 GSF

#

Mean

Median

85th Percentile

30

2.51

2.69

3.55

23

3.17

3.08

4.44

termine that cancer hospitals should be excluded from the study of outpatient cancer
care centers. Five cancer hospitals operated
by Cancer Treatment Centers of America
(CTCA) were brieﬂy studied, and these
ﬁt the previous proﬁle of cancer hospitals.
Based on information obtained
through the Internet, including CTCA’s
website and Google Maps, these facilities
provide 1.80 to 2.66 spaces per thousand
square feet of building area. This information suggests that this type of facility
generates demand for even fewer spaces
than an outpatient cancer center. Further
study is recommended for this type of
cancer center.

Conclusions
Fifty-three outpatient cancer centers were
surveyed as part of this research. The following is a summary of ﬁndings:
s -EDIUM TO LARGE SIZED OUTPATIENT
cancer care centers, deﬁned as those
with at least 15,000 GSF of building
area, generate parking demand at a
rate that is less than the rate generated
by the typical medical ofﬁce building.
s 3MALL OUTPATIENT CANCER CARE CENTERS
deﬁned as those with less than 15,000
GSF of building area, generate parking demand at a rate that is similar to
typical medical ofﬁce buildings.
s !N INDUSTRY STANDARD TH PERCENtile-type of recommendation for
medium/large and small outpatient
cancer care centers is 3.5 and 4.5
parking spaces per 1,000 GSF of
building area, respectively. This
recommendation can be expected to
provide sufﬁcient parking for outpatient cancer centers. This recommendation includes an effective supply
cushion of spaces equal to about 10
percent of the supply and is necessary
for a number of reasons, including
user convenience and compensation
for the temporary loss of spaces due

to construction, maintenance, and
snow removal.
s 4HE NUMBERS OF CARS PARKED AT OUTPAtient cancer centers during the 10:00
a.m. to 3:00 p.m. peak hours is almost
always exceeded by the number of onsite parking spaces. This suggests that
most developers are building more
parking spaces than most outpatient
cancer centers need. The observed
mean parking supply ratio for the 30
medium and large and 23 small outpatient cancer centers is 4.77 and 6.35
spaces per 1,000 GSF of occupied
building area, respectively.
s 4HE OBSERVED MEAN PEAK HOUR
parking accumulation rate for the
30 medium and large and 23 small
outpatient cancer centers is 2.51 and
3.17 spaces per 1,000 GSF of occupied building area.
s 4HE OBSERVED TH PERCENTILE PEAK
hour parking accumulation rate for
the 30 medium and large and 23
small outpatient cancer centers is
3.55 and 4.44 spaces per 1,000 GSF
of occupied building area. ■
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Table 4. Outpatient Cancer Center Statistical Data
#

Cancer Ctr.
State

Sq. Ft.

Source

# Pkg.
Spaces

Spaces/
ksf*

Occupancy

Cars/ksf

Count
Date

Time
of Day

% Occupancy

1

New Jersey

85,000

Assessor's Ofﬁce

264

3.11

214

2.52

10/11

10:15

81%

2

Massachusetts

84,678

Assessor's Ofﬁce

550

6.50

315

3.72

10/15

11:00

57%

3

Arizona

82,000

Facility website

409

4.99

231

2.82

11/1

14:00

56%

4

Illinois

66,655

Assessor's Ofﬁce

416

6.24

237

3.56

10/11

13:00

57%

5

Maine

59,894

Assessor's Ofﬁce

244

4.07

177

2.96

10/17

11:00

73%

6

Michigan

55,000

Online ad

230

4.18

195

3.55

10/9

15:00

85%

7

Illinois

54,838

Assessor's Ofﬁce

130

2.37

65

1.19

10/18

15:00

50%

8

Indiana

52,540

Assessor's website

189

3.60

105

2.00

10/8

14:45

56%

9

Indiana

51,327

Assessor's Ofﬁce

346

6.74

209

4.07

9/25

11:00

60%

10

Florida

50,426

Assessor's website

391

7.75

88

1.75

10/11

14:00

23%

11

New York

50,000

Facility website

284

5.68

185

3.70

10/10

13:00

65%

12

Michigan

43,664

Assessor's Ofﬁce

184

4.21

95

2.18

10/23

10:00

52%

13

Colorado

43,460

Assessor's Ofﬁce

383

8.81

69

1.59

10/11

11:00

18%

14

Illinois

36,842

Assessor's Ofﬁce

92

2.50

31

0.84

10/12

11:15

34%

15

Michigan

31,068

Assessor's Ofﬁce

88

2.83

61

1.96

10/23

10:30

69%

16

Michigan

29,539

Assessor's website

99

3.35

89

3.01

10/9

10:15

90%

17

Indiana

29,307

Assessor's Ofﬁce

81

2.76

52

1.77

10/23

10:00

64%

18

Illinois

24,173

Assessor's Ofﬁce

112

4.63

80

3.31

10/17

13:45

71%

19

Colorado

23,105

Assessor's Ofﬁce

118

5.11

72

3.12

10/19

11:15

61%

20

Florida

22,216

Assessor's Ofﬁce

134

6.03

72

3.24

10/24

10:30

54%

21

Florida

21,503

Assessor's Ofﬁce

126

5.86

44

2.05

10/24

14:30

35%

22

California

20,100

Assessor's website

74

3.68

59

2.94

10/10

10:30

80%

23

Indiana

19,928

Assessor's Ofﬁce

100

5.02

55

2.76

10/10

10:00

55%

24

Colorado

19,254

Assessor's Ofﬁce

97

5.04

17

0.88

10/11

13:30

18%

25

Texas

19,000

Houston Chronicle

112

5.89

49

2.58

10/9

11:45

44%

26

Michigan

18,148

Assessor's Ofﬁce

108

5.95

66

3.64

10/23

10:00

61%

27

Illinois

16,076

Assessor's Ofﬁce

14

0.87

11

0.68

10/17

13:30

79%

28

Indiana

16,000

Architect factsheet

118

7.38

42

2.63

10/11

10:00

36%

29

Texas

15,514

Costar

53

3.42

25

1.61

10/9

11:00

47%

30

Michigan

15,061

Assessor's Ofﬁce

68

4.51

42

2.79

10/23

15:00

62%

31

Michigan

14,929

Assessor's Ofﬁce

155

10.38

22

1.47

10/23

14:45

14%

32

Colorado

14,142

Assessor's Ofﬁce

71

5.02

26

1.84

10/18

13:15

37%

33

Michigan

14,100

Assessor's Ofﬁce

64

4.54

29

2.06

10/9

11:00

45%

34

Illinois

13,977

Assessor's Ofﬁce

112

8.01

43

3.08

10/18

11:00

38%

35

Colorado

12,882

Assessor's Ofﬁce

85

6.60

62

4.81

10/11

14:15

73%

36

Indiana

12,340

Assessor's Ofﬁce

71

5.75

38

3.08

10/10

11:45

54%

37

Florida

12,220

Assessor's website

61

4.99

44

3.60

10/11

14:30

72%

38

Colorado

11,185

Assessor's Ofﬁce

67

5.99

35

3.13

10/11

13:15

52%

39

Illinois

10,681

Assessor's website

101

9.46

23

2.15

10/10

12:30

23%

40

Texas

10,444

Assessor's Ofﬁce

46

4.40

26

2.49

10/24

11:30

57%

41

Florida

9,600

Assessor's website

83

8.65

67

6.98

10/22

10:00

81%

42

Florida

9,579

Assessor's Ofﬁce

77

8.04

40

4.18

10/24

11:15

52%

43

Florida

8,372

Assessor's website

55

6.57

28

3.34

10/19

11:15

51%

44

Florida

8,324

Assessor's Ofﬁce

31

3.72

16

1.92

10/22

14:00

52%

45

Florida

8,249

Assessor's Ofﬁce

42

5.09

22

2.67

10/22

11:00

52%

46

Florida

8,104

Assessor's website

23

2.84

32

3.95

10/23

11:15

139%

47

California

7,600

Assessor's website

28

3.68

8

1.05

10/10

11:00

29%

48

Florida

6,923

Assessor's website

52

7.51

47

6.79

10/19

10:45

90%

49

Florida

5,401

Assessor's Ofﬁce

25

4.63

9

1.67

10/24

13:15

36%

50

California

4,500

Assessor's website

19

4.22

11

2.44

10/10

10:00

58%

51

Florida

4,416

Assessor's website

22

4.98

7

1.59

10/11

14:45

32%

52

Florida

4,168

Assessor's website

42

10.08

19

4.56

10/19

11:45

45%

53

Illinois

3,650

Assessor's website

40

10.96

15

4.11

10/10

10:15

38%

* ksf = 1,000 square feet
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Appendix B
Fire Exhibit
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Appendix C
Stormwater Calculations

date
page

OBH Cancer Center

12/4/2019
1

NCDEQ Stormwater Calculations
Storage Calculations
DA #1 (FRONT)
(sq.ft.)
(acre)
22,266
0.51
9,278
0.21
0
0.00
0
0.00
12,125
0.28
863
0.02
0
0.00
12,988
0.30
12,988
0.30

Drainage Area =
Open Space =
Permeable Walks/Parking =
Building =
Parking =
Walks =
Offsite Impervious =
Impervious =
Total Impervious =

Runoff generated by Rainfall Event (NCDEQ Simplified Method)
Ia = Impervious Percentage = Impervious Area/Drainage Area
Rv= Runoff Coefficient, 0.05+0.9Ia
Rd= Rain fall depth
V= Runoff Volume, 3630*Rd*Rv*A
1 (1.5")
2 (1.5")
1 (4.3")
Ia =
58.3%
56.4%
58.3%
Rv=
0.58
0.56
0.58
Rd (in.)=
1.5
1.5
4.3
A (ac.) =
0.51
0.96
0.51
V (cf.)=
1600
2922
4588
Total Storage Required by NCDEQ =
Total Storage Required by Nags Head =

(sq.ft.)
41,895
18,259
4,514
12,105
6,431
587
0
23,637
23,637

DA #2 (REAR)
(acre)
0.96
0.42
0.10
0.28
0.15
0.01
0.00
0.54
0.54

2 (4.3")
56.4%
0.56
4.3
0.96
8377

4523 cf
12965 cf

Infiltration Basin Stormwater Calculations for NCDEQ
Above Grade Storage Provided In Infiltration Basin
1 (FRONT) - Above Grade Storage
Elev

Area (sf)

6.80

2139

7.00

2330

8.00

Avg area (sf) Volume (cf)

2235

447

4050

4050

1 (FRONT)- Below Grade Storage
Cum Vol. (cf)

447

5770

4497 (Vg)

Above Grade Storage Provided =

4497 cf

Total Storage Provided (above & below) =
Total Storage Rainfall Equivalent Storage =

6136 cf
5.8 in

Storage Area (A) =
Storage Elev. (E)
Season High Water Table (Wt) =
Soil Depth Above SWHT (Ds) = B-Wt
Soil Volume (Sv) = A*Ds-Vg =
Void Ratio (Vr)=
Subsurface Void Vol. (Vss) = A*Ds*Vr=
Below Grade (Voids) Storage Provided =

2 (REAR) - Above Grade Storage
Elev

Area (sf)

7.10

399

8.00
9.00

Avg area (sf) Volume (cf)

633

1391

1391

1007

633

1775

2024

Above Grade Storage Provided =

2024 cf

3 (SIDE) - Above Grade Storage
Elev

Area (sf)

7.10

419

8.00

9.00

Avg area (sf) Volume (cf)

486

829

829

662

996

Above Grade Storage Provided =

Storage Area (A) =
Storage Elev. (E)
Season High Water Table (Wt) =
Soil Depth Above SWHT (Ds) = B-Wt
Soil Volume (Sv) = A*Ds-Vg =
Void Ratio (Vr)=
Subsurface Void Vol. (Vss) = A*Ds*Vr=
Below Grade (Voids) Storage Provided =

1775.00 sf
9.00 ft
5.80 ft
3.20 ft
3656 cf
20%
731 cf
731 cf

3 (SIDE)- Below Grade Storage
Cum Vol. (cf)

486

Storage Area (A) =
Storage Elev. (E)
Season High Water Table (Wt) =
Soil Depth Above SWHT (Ds) = B-Wt
Soil Volume (Sv) = A*Ds-Vg =

1315

Void Ratio (Vr)=
Subsurface Void Vol. (Vss) = A*Ds*Vr=

20%
374 cf

Below Grade (Voids) Storage Provided =

374 cf

0
541

1639 cf

2 (REAR)- Below Grade Storage
Cum Vol. (cf)
0

703

5770.00 sf
8.00 ft
5.80 ft
2.20 ft
8197 cf
20%
1639 cf

1315 cf

996.00 sf
9.00 ft
5.80 ft
3.20 ft
1872 cf

Outer Banks Hospital - Cancer Center
NCDEQ Stormwater Calculations (Cont.)
4 (REAR) - Above Grade Storage
Elev

Area (sf)

7.00

492

8.00
8.50

4 (REAR)- Below Grade Storage

Avg area (sf) Volume (cf)

Cum Vol. (cf)

Storage Area (A) =
Storage Elev. (E)
Season High Water Table (Wt) =
Soil Depth Above SWHT (Ds) = B-Wt
Soil Volume (Sv) = A*Ds-Vg =
Void Ratio (Vr)=
Subsurface Void Vol. (Vss) = A*Ds*Vr=

0
1050

1050

1905

952

1608

1050

2201

2002 (Vg)

Above Grade Storage Provided =

Permeable Pavement Storage
Storage Area (A) =
Storage Elev. (E)
Season High Water Table (Wt) =
Bedding Thickness (Ds) =
Soil Volume (Sv) = A*Ds =
Void Ratio (Vr)=
Subsurface Void Vol. (Vss) = A*Ds*Vr=

2002 cf

Below Grade (Voids) Storage Provided =

4513.00 sf
9.00 ft
5.80 ft
0.66 ft
2979 cf
40%
1191 cf

Bedding (Voids) Storage Provided =

1191 cf

Total Storage Provided (above & below) =
Total Storage Rainfall Equivalent Storage =

Infiltration Basin 1 Drawdown Calculations
Hydraulic Conductivity =
0.52
in/hr
Max Stored Depth =
14.4
in
Drawdown Time = Stored Depth / Hydraulic Conductivity
Drawdown Time =
27.69
hrs
Infiltration Basin 2 Drawdown Calculations
Hydraulic Conductivity =
0.52
in/hr
Max Stored Depth =
22.8
in
Drawdown Time = Stored Depth / Hydraulic Conductivity
Drawdown Time =
43.85
hrs

Infiltration Basin 3 Drawdown Calculations
Hydraulic Conductivity =
0.52
in/hr
Max Stored Depth =
22.8
in
Drawdown Time = Stored Depth / Hydraulic Conductivity
Drawdown Time =
43.85
hrs

Infiltration Basin 4 Drawdown Calculations
Hydraulic Conductivity =
0.52
in/hr
Max Stored Depth =
18
in
Drawdown Time = Stored Depth / Hydraulic Conductivity
Drawdown Time =
34.62
hrs

8427 cf
4.3 in

(minimum for permitted basin)

or

1.15

days

(minimum for permitted basin)

or

1.83

days

(minimum for permitted basin)

or

1.83

days

(minimum for permitted basin)

or

1.44

days

2201.00 sf
8.50 ft
5.80 ft
2.70 ft
3940 cf
20%
788 cf
788 cf

Appendix D
Wastewater Commitment to Serve
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EXECUTIVE SUMMARY
The following items represent a brief summary of the findings of our subsurface exploration and
recommendations for the proposed treatment facility to be located on South Croatan Highway in
Nags Head, North Carolina. A total of 5 borings were advanced to depths of 20 and 40 feet below
the existing ground.


The borings generally encountered loose to medium dense sands underlain by consistently
denser sands at depths greater than 13 to 18 feet. Groundwater ranged from 3 to 5 feet below
the existing ground surface.



The majority of the building can be supported by shallow foundations with the exception of the
linear accelerator. Deep foundations such as driven timber or concrete piles installed to a depth
of about 30 feet below the existing ground surface into the medium dense sands are
recommended to support the large wall loads for the linear accelerator



After site stripping, the exposed subgrade soils in the building footprint and pavement areas
should be densified in place using a medium weight vibratory roller.



After completing the recommended earthwork, shallow foundations bearing on approved native
soils or new engineered fill compacted as recommended and sized for a maximum net
allowable soil bearing pressure of 2,000 psf.



An IBC seismic site classification of “D” is appropriate for this site.



It is the opinion of Terracon that field monitoring of the pile installation is a direct extension of
the design process. Driven pile installation techniques must be observed, weighed against the
pile driving criteria and evaluated to determine the acceptance of each pile.



We recommend Terracon be retained to observe and test the foundation bearing materials as
well as other construction materials at the site.

This summary should be used in conjunction with the entire report for design purposes. Details
were not included or fully developed in this section, and the report must be read in its entirety for
a comprehensive understanding of the items contained herein. The section titled GENERAL
COMMENTS should be read for an understanding of report limitations.

Responsive ■ Resourceful ■ Reliable
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GEOTECHNICAL ENGINEERING REPORT
OBH RADIATION TREATMENT CENTER
SOUTH CROATAN HIGHWAY
NAGS HEAD, NORTH CAROLINA
Terracon Project No. 72175062
September 6, 2017

INTRODUCTION
We have completed the geotechnical engineering report for the proposed treatment facility to be
located on South Croatan Highway in Nags Head, North Carolina. A total of 5 borings were
advanced to depths of 20 and 40 feet below the existing ground. Logs of the borings along with site
location and boring location plans are included in Appendix A of this report.
The purpose of these services is to provide information and geotechnical engineering
recommendations relative to:




Subsurface Soil Conditions
Groundwater Conditions
Earthwork





Floor slab design and construction
Foundation recommendations
Seismic considerations

PROJECT INFORMATION
2.1

Project Description
ITEM

DESCRIPTION

Site Location

See Appendix A, Exhibit A-1, Site Location Plan

Site layout

See Appendix A, Exhibit A-2, Boring Location Plan

Structure

The proposed single-story radiation treatment facility will have an
approximate footprint of 4,000 square feet. The project includes
modifications to an existing parking lot located on the side and in front of
the facility.

Building Construction

Wood framed with a concrete slab on grade on shallow foundations.
Isolated interior steel columns may be required. The project includes a
linear acceleration room with 3.5-foot-thick concrete walls.

Responsive ■ Resourceful ■ Reliable
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ITEM

DESCRIPTION
Columns: 30 kips (assumed)

Maximum loads

Walls: 16 kips/linear foot (per the structural engineer of the linear
accelerator)
Floor Slab: 100 psf (assumed)

Finished Floor Elevation

Unknown, no grading plan was provided.

Grading

Not provided, up to two feet of fill required (assumed).

2.2

Site Location and Description
ITEM

DESCRIPTION

Location

The proposed cancer treatment facility will be located on the South
Croatan Highway in Nags Head, North Carolina.

Site Coordinates

Latitude:

Existing improvements

Undeveloped in the footprint of the proposed building. A building and
parking lot adjoin the proposed facility to the northwest.

Current ground cover

Grass.

Existing topography

Relatively level.

35.9390°

Longitude:

-75.6151°

SUBSURFACE CONDITIONS
3.1

Site Geology

The subject site is located in the Coastal Plain Physiographic Province. The Coastal Plain soils
consist mainly of marine sediments that were deposited during successive periods of fluctuating sea
level and moving shoreline. The soils include sands, silts, and clays with irregular deposits of shells,
which are typical of those lain down in a shallow sloping sea bottom. Recent alluvial sands, silts,
and clays are typically present near rivers and creeks.
According to USGS Mineral Resources On-Line Spatial Data based on the 1998 digital equivalent
of the 1985 Geologic Map of North Carolina updated in 1998, the site is mapped within the Surficial
Deposits, Undivided (Quaternary).

Responsive ■ Resourceful ■ Reliable

2

Geotechnical Engineering Report
OBH Radiation Treatment Center ■ Nags Head, North Carolina
September 6, 2017 ■ Terracon Project No. 72175062

3.2

Typical Profile

Based on the results of the borings, subsurface conditions on the project site can be generalized as
shown on the following table:

Description

Approximate Depth to
Bottom of Stratum (feet)

Material Encountered

Consistency/Density

Stratum 1

13 to 18

Poorly Graded Sand (SP)

Loose to Medium
Dense

Stratum 2

Boring Terminated – 40

Poorly Graded Sand (SP), Silty
Sand (SM)

Medium Dense

Laboratory tests for moisture content, Atterberg limits, and grain size were conducted on selected
soil samples. The test results are presented in the Appendix B of this report and in the boring
logs. Stratification boundaries on the boring logs represent the approximate location of changes
in soil types; in-situ, the transition between materials may be gradual. For a comprehensive
description of the conditions encountered in the borings, refer to the boring logs in Appendix A of
this report.

3.3

Groundwater

Mud rotary drilling techniques which can obscure water levels were used to advance the borings.
Groundwater during drilling were recorded at a depth of 3 feet and at depths of 4 to 5 feet after
24 hours. Groundwater at the site is anticipated to range in depths from 4 to 5 feet below the
existing ground surface.
The groundwater level can change due to seasonal variations in the amount of rainfall, runoff and
other factors not evident at the time the borings were performed. The possibility of groundwater
level fluctuations should be considered when developing the design and construction plans for
the project.

RECOMMENDATIONS FOR DESIGN AND CONSTRUCTION
4.1

Geotechnical Considerations

The borings generally encountered loose to medium dense sands underlain by consistently denser
sands at depths greater than 13 to 18 feet below the ground surface. The majority of the building
can be supported by shallow foundations with the exception of the linear accelerator. Deep
foundations such as driven timber or concrete piles installed to a depth of about 30 feet below the
existing ground surface into the medium dense sands are recommended to support the large wall
loads for the linear accelerator.
Responsive ■ Resourceful ■ Reliable
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After site stripping, the subgrade should be densified in place using a medium weight vibratory
roller. The purpose of the vibratory rolling is to densify the loose, near surface soils and potentially
improve floor slab and foundation support.
Following the recommended site preparation, shallow foundations bearing on approved native soils
or new engineered fill compacted as recommended and sized for a maximum net allowable soil
bearing pressure of 2,000 psf.
A more complete discussion of these points and additional information is included in the following
sections.

4.2

Earthwork

Site preparation should begin with the complete removal of surface vegetation and topsoil within
the footprints of the proposed building and pavement areas. A Terracon representative should
field verify the stripping depth during construction. Topsoil may be reused in areas of the site to
be landscaped but should not be used as structural fill or backfill.
Deeper utility excavations or overexcavation will likely encounter groundwater. The water should
be pumped out with well points. Pumping water, as required, should continue until excavations
are completely backfilled.
After site stripping, the exposed subgrade soils in the building and pavement footprints should be
densified in place using a vibratory roller. The purpose of the vibratory rolling is to densify the
exposed subgrade soils for floor slab and pavement support and to potentially improve the foundation
bearing soils. The roller should make at least 6 passes across the site, with the second set of 3
passes perpendicular to the first set of 3 passes. If water is brought to the surface by the vibratory
rolling, the operation should be discontinued until the water subsides. Vibratory rolling should be
completed during dry weather.
After the vibratory rolling, pore pressures should be allowed to dissipate for a minimum of 16
hours prior to placing fill. After the waiting period, proofrolling should be performed on the exposed
subgrade soils in areas to receive fill or at the subgrade elevation with fully loaded, tandem-axle
dump truck or similar rubber-tired construction equipment. Proofrolling is recommended as a
means of detecting areas of soft or unstable subgrade soils. The proofrolling should be performed
during a period of dry weather to avoid degrading an otherwise suitable subgrade. The
proofrolling operations should be observed by a representative of the geotechnical engineer.
Subgrade soils that exhibit excessive rutting or deflection during proofrolling should be repaired
as directed by the field representative. Typical repairs include overexcavation followed by
replacement with either properly compacted fill or by a subgrade stabilization fabric in conjunction
with a sand fill or crushed stone.
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Engineered fill should meet the following material property requirements:
Fill Type 1
Imported Soil
On-site Soils

USCS Classification

Acceptable Location for Placement

Sand: SM, SC, SP

All locations and elevations.

Sand: SP

All locations and elevations.

2

1. Controlled, compacted fill should consist of approved materials that are free of organic matter and
debris. Frozen material should not be used, and fill should not be placed on a frozen subgrade. A
sample of each material type should be submitted to the geotechnical engineer for evaluation.
2. On site soils that meet the above soil classifications are generally suitable for fill if properly moisture
conditioned.

Compaction Requirements
We recommend that the engineered fill be placed as recommended in the following table:
ITEM

DESCRIPTION

Fill Lift Thickness

9-inches or less in loose thickness (4” to 6” lifts when handoperated equipment is used).

Compaction Requirements 1

Compact to a minimum of 95% of the material’s standard
Proctor maximum dry density (ASTM D 698). 2

Moisture Content – Structural Fill

Within the range of -2% to +2% of optimum moisture content
as determined by the standard Proctor test at the time of
placement and compaction.

1.

Engineered fill should be tested for moisture content and compaction during placement. If in-place
density tests indicate the specified moisture or compaction limits have not been met, the area
represented by the tests should be reworked and retested as required until the specified moisture
and compaction requirements are achieved.

2.

It is not necessary to achieve 95% compaction on the existing ground prior to placing fill or beginning
construction. However, the subgrade should be evaluated by a representative of the geotechnical
engineer prior to placing fill or beginning construction.

Grading and Drainage
During construction, grades should be sloped to promote runoff away from the construction area.
Final surrounding grades should be sloped away from the structure on all sides to prevent ponding
of water. If gutters / downspouts for the proposed building do not discharge directly onto
pavement, they should not discharge directly adjacent to the building. This can be accomplished
through the use of splash-blocks, downspout extensions, and flexible pipes that are designed to
attach to the end of the downspout. Flexible pipe should only be used if it is daylighted in such a
manner that it gravity-drains collected water. Splash-blocks should also be considered below
hose bibs and water spigots.
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Construction Considerations
Performing earthwork operations during warmer periods of the year (May through October) will
reduce the potential for problems associated with wet unstable subgrades. Site drying conditions
are typically enhanced when it is warm. The moisture sensitivity of the on-site soils does not
preclude performing earthwork at other times of the year, but does lead to an increased potential
for having to perform some other form of remedial work.
The site should be graded to prevent ponding of surface water on the prepared subgrades or in
excavations. If the subgrade should become frozen, desiccated, saturated, or disturbed, the
affected material should be removed or these materials should be scarified, moisture conditioned,
and recompacted.
As a minimum, all temporary excavations should be sloped or braced as required by Occupational
Safety and Health Administration (OSHA) regulations to provide stability and safe working
conditions. Temporary excavations will most likely be required during grading operations. The
grading contractor, by his contract, is usually responsible for designing and constructing stable,
temporary excavations and should shore, slope or bench the sides of the excavations as required,
to maintain stability of both the excavation sides and bottom. All excavations should comply with
applicable local, state and federal safety regulations, including the current OSHA Excavation and
Trench Safety Standards.
The geotechnical engineer should be retained during the construction phase of the project to
observe earthwork and to perform necessary tests and observations during subgrade preparation;
vibratory rolling, proofrolling; placement and compaction of controlled compacted fills; and
backfilling of excavations.

4.3

Shallow Foundation Recommendations

The column and wall foundations of the building can be designed on shallow foundations following
recommend site grading. The foundations of the room for the linear accelerator should bear on
driven piles.

Shallow Foundations
The shallow foundations can consist of either isolated column and wall footings or thickened
portions of a monolithic slab. Foundations should be independent of the recommended deep
foundation system for the linear accelerator. Design recommendations are presented in the
following table and paragraphs.
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DESCRIPTION
Maximum Net allowable bearing pressure

VALUE
1

The required embedment below lowest adjacent finished
grade for frost protection and protective embedment 2
Minimum width for continuous wall footings
Minimum width for isolated column footings
Approximate total settlement

3

Estimated differential settlement 3
Ultimate coefficient of sliding friction 4

2,000 psf
12 inches
12 inches for thickened slab
16 inches for isolated strip footings
24 inches
Up to 1 inch
Up to 1/2 inch between columns and
along 40 feet of wall
0.35

1. The recommended net allowable bearing pressure is the pressure in excess of the minimum
surrounding overburden pressure at the footing base elevation. The maximum net allowable bearing
pressure may be increased by 1/3 for temporary wind loads.
2. For frost protection and to reduce effects of seasonal moisture variations in subgrade soils. For
perimeter footings and footings beneath unheated areas.
3. The actual magnitude of settlement that will occur beneath the foundations will depend upon the
variations within the subsurface soil profile, the structural loading conditions and the quality of the
foundation excavation. The estimated total and differential settlements listed assume that the
foundation-related earthwork and the foundation design are completed in accordance with our
recommendations.
4. For uplift resistance, use the weight of the foundation concrete plus the weight of the soil over the plan
area of the footings. 110 pounds per cubic foot should be used for the density of the soil.

Construction Considerations
The foundation bearing materials should be evaluated at the time of the foundation excavation.
This is an essential part of the construction process. A representative of the geotechnical
engineer should use a combination of hand auger borings and dynamic cone penetrometer (DCP)
testing to determine the suitability of the bearing materials for the design bearing pressure. DCP
testing should be performed to a depth of 3 to 5 feet below the bottom of footing excavation.
Excessively soft, loose or wet bearing soils should be overexcavated to a depth recommended by
the geotechnical engineer. The excavated soils should be replaced with compacted engineered fill
or washed, crushed stone (NCDOT No. 57) wrapped in a geotextile fabric (Mirafi 140 N or
equivalent). However, footings could bear directly on these soils at the lower level if approved by
the geotechnical engineer.
The base of all foundation excavations should be free of water and loose soil prior to placing
concrete. Concrete should be placed soon after excavating to reduce bearing soil disturbance.
Should the soils at bearing level become excessively disturbed or saturated, the affected soil
should be removed prior to placing concrete.
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4.4

Driven Pile Recommendations

We recommend that the linear accelerator be supported on a deep foundation system using
driven timber or pre-cast concrete piles. The piles should be installed to an embedment depth of
25 to 30 feet below the existing ground surface into the medium dense sands.
Static pile analyses were used to estimate axial compressive and uplift load capacities of single
vertical piles based on a factor of safety of 2 for compression and 2.5 for uplift. The compressive
capacity is developed from skin friction and end bearing on the dense/hard layer. The design
capacities for the piles are shown on the following table.

Description

Design Axial Capacity
Compressive (tons)

Uplift (tons)

Timber Pile with 8 inch minimum tip diameter

30

14

Square, 12-Inch Pre-Cast Concrete Piles

60

20

A lateral load capacity was estimated using a computer generated L-Pile analysis. We have
assumed a free-head boundary condition (pile top free to rotate) for a lateral load applied to the top
of the pile at the ground surface and a maximum allowable lateral deflection of 1/2-inch. A higher
design lateral capacity can be achieved if the pile is allowed to have a higher deflection or if the pile
to cap connection is designed to create a “fixed head” condition in which the top of the pile can
translate but is not allowed to rotate. Typically, the true condition is between these two design
assumptions. For piles acting as a group, the lateral capacity of an individual trailing pile should be
reduced 50% to consider group effects. Based on the above assumptions, we recommend design
lateral capacities as shown on the following table:

Description

Design Lateral Capacity
Fixed Head (kips)

Free Head (kips)

Timber Pile with 8 inch minimum tip diameter

13

5

Square, 12-Inch Pre-Cast Concrete Piles

24

9

The piles should be spaced on-center no closer than the three times the pile butt diameter; a
center-to-center spacing of approximately 3 feet. The minimum spacing should be maintained to
prevent the pile group compression load capacity from being significantly less than the summation
of individual pile capacities. This spacing restriction also serves to limit surface heave and to
reduce the possibility of damaging previously installed piles.
Timber piles should be Southern Yellow Pine and CCA pressure treated in accordance with the
requirements of AWPA C3.
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Construction Considerations
In our opinion, that field monitoring of the pile installation is a direct extension of the design
process. Pile installation techniques must be observed, weighed against the pile installation
criteria and driving resistance recorded and evaluated to determine the acceptance of each pile.
A series of indicator piles should be installed at the site prior to ordering production piles. We
recommend at least three indicator piles be installed around the linear accelerator footprint. The
results of the indicator pile installation can be used to evaluate installation methods, driving
resistance, develop appropriate termination criteria, and determine pile length. The indicator piles
should be installed at design pile locations and are expected to be part of the final pile layout. We
recommend that 35 foot long indicator piles be used. Production piles should not be ordered until
their length has been determined by the results of driving the indicator piles. Installation of the
indicator piles should be observed by a qualified geotechnical engineer or technician.
The timber piles should be driven with a hammer with a minimum energy rating of 15,000 footpounds. The timber piles could be damaged driving deeper into the very dense sands
encountered in the borings. Timber pile installation should be closely monitored and discontinued
after reaching this layer to help prevent damage to the piles. Concrete piles should be driven with
a hammer with a minimum energy rating of 22,000 foot-pounds.
For timber piles, we recommend dynamic driving criteria required for the recommended design
capacity be developed once the rated energy of the hammer is known. The driving resistance
may be determined by either the Engineering News Record Formula or by a wave equation driving
analysis performed by the geotechnical engineer.
For concrete piles, we recommend using a pile drive analyzer (PDA) and case pile wave analysis
program (CPWAP) analysis for a dynamic strain analysis to determine the pile capacity. .
Driving should be terminated immediately if refusal (i.e., 4 blows per inch for timber) is reached
to reduce damaging the piles. In the event the driving criteria are not being reached during the
installation of an individual pile, we recommend the pile be left 2 to 3 feet high to allow a “re-strike”
48 hours after the initial driving may be performed. The development of the pile skin friction may
be delayed by the build-up of pore water pressures in the soil during driving.
The installation of a pile foundation system should be in accordance with the local and state
building code requirements. In addition, pile installation should be monitored by the Geotechnical
Engineer’s representative. In general, the representative should:
1.
2.
3.
4.
5.

Prepare criteria for final driving.
Be present continuously during installation.
Record the dimensions of each pile, locate, and report obvious defects.
Count and record the blows for each foot of driving, and for the final 6 inches.
Record energy rating of hammer.
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6. Have knowledge of soil conditions at the site and the minimum required penetration of
each pile.
7. Be cognizant of intended support mechanisms of piles on which to base acceptance or
rejection, the need to pre-drill, or evaluating the presence of obstructions.
8. Have authority to suspend driving when unanticipated difficulties or conditions are
encountered.

4.5

Seismic Considerations
Code Used

Seismic Parameters
Seismic Site Class D

2009 International Building Code (IBC) referenced in the
2012 North Carolina State Building Code

Ss = 0.095 S1 = 0.045
Sms = 0.151 Sm1 = 0.107
SDS = 0.101 SD1 = 0.071

Based on our experience with the geology of the area, it is our opinion that the subsurface
characteristics reflect those of Site Class D as described in the 2012 North Carolina State Building
Code. Based on the results of the borings, liquefaction is not expected based on the relatively low
level of ground motions associated with the design earthquake.

GENERAL COMMENTS
Terracon should be retained to review the final design plans and specifications so comments can
be made regarding interpretation and implementation of our geotechnical recommendations in
the design and specifications. Terracon also should be retained to provide observation and testing
services during grading, excavation, foundation construction and other earth-related construction
phases of the project.
The analysis and recommendations presented in this report are based upon the data obtained
from the borings performed at the indicated locations and from other information discussed in this
report. This report does not reflect variations that may occur between borings, across the site, or
due to the modifying effects of construction or weather. The nature and extent of such variations
may not become evident until during or after construction. If variations appear, we should be
immediately notified so that further evaluation and supplemental recommendations can be
provided.
The scope of services for this project does not include either specifically or by implication any
environmental or biological (e.g., mold, fungi, bacteria) assessment of the site or identification or
prevention of pollutants, hazardous materials or conditions. If the owner is concerned about the
potential for such contamination or pollution, other studies should be undertaken.
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This report has been prepared for the exclusive use of our client for specific application to the
project discussed and has been prepared in accordance with generally accepted geotechnical
engineering practices. No warranties, either express or implied, are intended or made. Site
safety, excavation support, and dewatering requirements are the responsibility of others. In the
event that changes in the nature, design, or location of the project as outlined in this report are
planned, the conclusions and recommendations contained in this report shall not be considered
valid unless Terracon reviews the changes and either verifies or modifies the conclusions of this
report in writing.

Responsive ■ Resourceful ■ Reliable
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APPENDIX A
FIELD EXPLORATION
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Geotechnical Engineering Report
OBH Radiation Treatment Center ■ Nags Head, North Carolina
September 6, 2017 ■ Terracon Project No. 72175062

Field Exploration Description
Coordinates of the borings were determined by plotting the points provided on the site plan and
referencing existing site features on aerial photography. The boring locations were marked in the
field by Terracon using a handheld GPS. The location of the borings should be considered accurate
only to the degree implied by the means and methods used to define it.
The soil test borings were performed by a trailer mounted power drilling rig utilizing mud rotary
drilling procedures to advance the boreholes. Representative soil samples were obtained at
intervals of 2.5 feet above a depth of 10 feet and at 5 foot intervals below 10 feet using split-barrel
sampling procedures. In the split barrel sampling procedure, the number of blows required to
advance a standard 2 inch O.D. split barrel sampler the 12 inches after the first 6 inches by means
of a 140 pound automatic hammer with a free fall of 30 inches, is the standard penetration
resistance value (SPT-N). This value is used to estimate the in-situ relative density of
cohesionless soils and consistency of cohesive soils.
An automatic SPT hammer was used to advance the split-barrel sampler in the borings performed
on this site. A greater efficiency is typically achieved with the automatic hammer compared to the
conventional safety hammer operated with a cathead and rope. Published correlations between
the SPT values and soil properties are based on the lower efficiency cathead and rope method.
This higher efficiency affects the standard penetration resistance blow count (N) value by
increasing the penetration per hammer blow over what would be obtained using the cathead and
rope method. The effect of the automatic hammer's efficiency has been considered in the
interpretation and analysis of the subsurface information for this report.
The samples were tagged for identification, sealed to reduce moisture loss, and taken to our
laboratory for further examination, testing, and classification. Information provided on the boring logs
attached to this report includes soil descriptions, consistency evaluations, boring depths, sampling
intervals, and groundwater conditions.
A field log of each boring was prepared by the drill crew. These logs included visual classifications
of the materials encountered during drilling as well as the driller’s interpretation of the subsurface
conditions between samples. Final boring logs included with this report represent the engineer's
interpretation of the field logs and include modifications based on laboratory observation and tests
of the samples. Additional information provided on the boring logs attached to this report includes
soil descriptions, consistency evaluations, boring depths, sampling intervals, and groundwater
conditions.
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BORING LOG NO. B-1
PROJECT: OBH Radiation Treatment Center

3-3-3
N=6

1

3-4-4
N=8

2

3-4-5
N=9

3

5-5-6
N=11

4

3-4-4
N=8

5

6-7-8
N=15

6

ATTERBERG
LIMITS

LL-PL-PI

PERCENT FINES

DEPTH

WATER
CONTENT (%)

Longitude: -75.615057°

SAMPLE

Latitude: 35.939153°

SAMPLE TYPE

LOCATION See Exhibit A-2

WATER LEVEL
OBSERVATIONS

S Croatan Hwy
Nags Head, NC
DEPTH (Ft.)

GRAPHIC LOG

CLIENT: Vidant Health
Greenville, NC

FIELD TEST
RESULTS

THIS BORING LOG IS NOT VALID IF SEPARATED FROM ORIGINAL REPORT.

GEO SMART LOG-NO WELL 72175062 OBH RADIATION TREATMENT CENTER; NAGS HEAD, NC.GPJ TERRACON_DATATEMPLATE.GDT 9/5/17

SITE:

Page 1 of 1

POORLY GRADED SAND (SP), tannish brown, tannish gray and dark
gray, loose to medium dense

5

10

15

20.0

20

Boring Terminated at 20 Feet

Stratification lines are approximate. In-situ, the transition may be gradual.

Advancement Method:
Mud Rotary

Abandonment Method:
Backfilled with soil cuttings upon completion.

Hammer Type: Automatic

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).
See Appendix C for explanation of symbols and
abbreviations.

WATER LEVEL OBSERVATIONS
While drilling
314 Beacon Dr
Winterville, NC

Notes:

Boring Started: 08-25-2017

Boring Completed: 08-25-2017

Drill Rig: Trailer

Driller: Carolina Drilling, Inc.

Project No.: 72175062

Exhibit:

A-4

BORING LOG NO. B-2
PROJECT: OBH Radiation Treatment Center

1-2-2
N=4

1

4

3-4-5
N=9

2

23

3-2-4
N=6

3

26

4-5-7
N=12

4

26

3-4-5
N=9

5

23

4-6-9
N=15

6

23

ATTERBERG
LIMITS

LL-PL-PI

PERCENT FINES

DEPTH

WATER
CONTENT (%)

Longitude: -75.614986°

SAMPLE

Latitude: 35.939055°

SAMPLE TYPE

LOCATION See Exhibit A-2

WATER LEVEL
OBSERVATIONS

S Croatan Hwy
Nags Head, NC
DEPTH (Ft.)

GRAPHIC LOG

CLIENT: Vidant Health
Greenville, NC

FIELD TEST
RESULTS

THIS BORING LOG IS NOT VALID IF SEPARATED FROM ORIGINAL REPORT.

GEO SMART LOG-NO WELL 72175062 OBH RADIATION TREATMENT CENTER; NAGS HEAD, NC.GPJ TERRACON_DATATEMPLATE.GDT 9/5/17

SITE:

Page 1 of 2

POORLY GRADED SAND (SP), tannish brown, light tan, tannish gray
and dark gray, loose to medium dense

5

10

NP

1

15

20
Stratification lines are approximate. In-situ, the transition may be gradual.

Advancement Method:
Mud Rotary

Abandonment Method:
Backfilled with soil cuttings upon completion.

Hammer Type: Automatic

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).
See Appendix C for explanation of symbols and
abbreviations.

WATER LEVEL OBSERVATIONS
While drilling
314 Beacon Dr
Winterville, NC

Notes:

Boring Started: 08-25-2017

Boring Completed: 08-25-2017

Drill Rig: Trailer

Driller: Carolina Drilling, Inc.

Project No.: 72175062

Exhibit:

A-5

BORING LOG NO. B-2
PROJECT: OBH Radiation Treatment Center

6-7-6
N=13

7

26

10-11-9
N=20

8

28

7-9-10
N=19

9

26

8-11-13
N=24

10

26

ATTERBERG
LIMITS

LL-PL-PI

PERCENT FINES

DEPTH

WATER
CONTENT (%)

Longitude: -75.614986°

SAMPLE

Latitude: 35.939055°

SAMPLE TYPE

LOCATION See Exhibit A-2

WATER LEVEL
OBSERVATIONS

S Croatan Hwy
Nags Head, NC
DEPTH (Ft.)

GRAPHIC LOG

CLIENT: Vidant Health
Greenville, NC

FIELD TEST
RESULTS

THIS BORING LOG IS NOT VALID IF SEPARATED FROM ORIGINAL REPORT.

GEO SMART LOG-NO WELL 72175062 OBH RADIATION TREATMENT CENTER; NAGS HEAD, NC.GPJ TERRACON_DATATEMPLATE.GDT 9/5/17

SITE:

Page 2 of 2

POORLY GRADED SAND (SP), tannish brown, light tan, tannish gray
and dark gray, loose to medium dense (continued)

25

28.0

SILTY SAND (SM), trace mica, dark gray, medium dense

30

35

40.0

40

Boring Terminated at 40 Feet

Stratification lines are approximate. In-situ, the transition may be gradual.

Advancement Method:
Mud Rotary

Abandonment Method:
Backfilled with soil cuttings upon completion.

Hammer Type: Automatic

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).
See Appendix C for explanation of symbols and
abbreviations.

WATER LEVEL OBSERVATIONS
While drilling
314 Beacon Dr
Winterville, NC

Notes:

Boring Started: 08-25-2017

Boring Completed: 08-25-2017

Drill Rig: Trailer

Driller: Carolina Drilling, Inc.

Project No.: 72175062

Exhibit:
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BORING LOG NO. B-3
PROJECT: OBH Radiation Treatment Center

2-2-2
N=4

1

4-4-4
N=8

2

3-3-4
N=7

3

3-4-4
N=8

4

5-6-7
N=13

5

6-7-7
N=14

6

ATTERBERG
LIMITS

LL-PL-PI

PERCENT FINES

DEPTH

WATER
CONTENT (%)

Longitude: -75.615147°

SAMPLE

Latitude: 35.939077°

SAMPLE TYPE

LOCATION See Exhibit A-2

WATER LEVEL
OBSERVATIONS

S Croatan Hwy
Nags Head, NC
DEPTH (Ft.)

GRAPHIC LOG

CLIENT: Vidant Health
Greenville, NC

FIELD TEST
RESULTS

THIS BORING LOG IS NOT VALID IF SEPARATED FROM ORIGINAL REPORT.

GEO SMART LOG-NO WELL 72175062 OBH RADIATION TREATMENT CENTER; NAGS HEAD, NC.GPJ TERRACON_DATATEMPLATE.GDT 9/5/17

SITE:

Page 1 of 1

POORLY GRADED SAND (SP), tannish brown, tannish gray, dark
gray and dark brown, loose to medium dense

5

24

NP

1

10

15

20.0

20

Boring Terminated at 20 Feet

Stratification lines are approximate. In-situ, the transition may be gradual.

Advancement Method:
Mud Rotary

Abandonment Method:
Backfilled with soil cuttings upon completion.

Hammer Type: Automatic

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).
See Appendix C for explanation of symbols and
abbreviations.

WATER LEVEL OBSERVATIONS
After 24 hours
314 Beacon Dr
Winterville, NC

Notes:

Boring Started: 08-25-2017

Boring Completed: 08-25-2017

Drill Rig: Trailer

Driller: Carolina Drilling, Inc.

Project No.: 72175062

Exhibit:
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BORING LOG NO. B-4
PROJECT: OBH Radiation Treatment Center

3-3-3
N=6

1

3-2-2
N=4

2

2-3-2
N=5

3

2-4-5
N=9

4

6-6-8
N=14

5

4-5-8
N=13

6

ATTERBERG
LIMITS

LL-PL-PI

PERCENT FINES

DEPTH

WATER
CONTENT (%)

Longitude: -75.615277°

SAMPLE

Latitude: 35.939096°

SAMPLE TYPE

LOCATION See Exhibit A-2

WATER LEVEL
OBSERVATIONS

S Croatan Hwy
Nags Head, NC
DEPTH (Ft.)

GRAPHIC LOG

CLIENT: Vidant Health
Greenville, NC

FIELD TEST
RESULTS

THIS BORING LOG IS NOT VALID IF SEPARATED FROM ORIGINAL REPORT.
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SITE:

Page 1 of 1

POORLY GRADED SAND (SP), gray to dark gray and tannish brown,
loose to medium dense

5

10

15

20.0

20

Boring Terminated at 20 Feet

Stratification lines are approximate. In-situ, the transition may be gradual.

Advancement Method:
Mud Rotary

Abandonment Method:
Backfilled with soil cuttings upon completion.

Hammer Type: Automatic

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).
See Appendix C for explanation of symbols and
abbreviations.

WATER LEVEL OBSERVATIONS
After 24 hours
314 Beacon Dr
Winterville, NC

Notes:

Boring Started: 08-25-2017

Boring Completed: 08-25-2017

Drill Rig: Trailer

Driller: Carolina Drilling, Inc.

Project No.: 72175062

Exhibit:
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BORING LOG NO. B-5
PROJECT: OBH Radiation Treatment Center

3-3-4
N=7

1

2-2-2
N=4

2

2-3-3
N=6

3

4-4-5
N=9

4

6-6-6
N=12

5

5-6-6
N=12

6

ATTERBERG
LIMITS

LL-PL-PI

PERCENT FINES

DEPTH

WATER
CONTENT (%)

Longitude: -75.615219°

SAMPLE

Latitude: 35.938999°

SAMPLE TYPE

LOCATION See Exhibit A-2

WATER LEVEL
OBSERVATIONS

S Croatan Hwy
Nags Head, NC
DEPTH (Ft.)

GRAPHIC LOG

CLIENT: Vidant Health
Greenville, NC

FIELD TEST
RESULTS

THIS BORING LOG IS NOT VALID IF SEPARATED FROM ORIGINAL REPORT.
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SITE:

Page 1 of 1

POORLY GRADED SAND (SP), gray brown to dark gray and tannish
brown, loose to medium dense

5

10

15

20.0

20

Boring Terminated at 20 Feet

Stratification lines are approximate. In-situ, the transition may be gradual.

Advancement Method:
Mud Rotary

Abandonment Method:
Backfilled with soil cuttings upon completion.

Hammer Type: Automatic

See Exhibit A-3 for description of field
procedures.
See Appendix B for description of laboratory
procedures and additional data (if any).
See Appendix C for explanation of symbols and
abbreviations.

WATER LEVEL OBSERVATIONS
While drilling
314 Beacon Dr
Winterville, NC

Notes:

Boring Started: 08-25-2017

Boring Completed: 08-25-2017

Drill Rig: Trailer

Driller: Carolina Drilling, Inc.

Project No.: 72175062

Exhibit:
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APPENDIX B
LABORATORY TESTING

Geotechnical Engineering Report
OBH Radiation Treatment Center ■ Nags Head, North Carolina
September 6, 2017 ■ Terracon Project No. 72175062

Laboratory Test Description
Descriptive classifications of the soils indicated on the boring logs are in accordance with the
enclosed General Notes and the Unified Soil Classification System. Also shown are estimated
Unified Soil Classification Symbols. A brief description of this classification system is attached to
this report. Soils laboratory testing was performed under the direction of a geotechnical engineer
and included visual classification, moisture content, grain size analysis, and Atterberg limits
testing as appropriate. The results of the laboratory testing are shown on the borings logs and in
Appendix B.
The laboratory test methods are described in the ASTM Standards listed below:
ASTM D2216 Standard Test Method of Determination of Water Content of Soil and Rock by Mass
ASTM D2487 Standard Practice for Classification of Soils for Engineering Purposes (Unified Soil
Classification System)
ASTM D2488 Standard Practice of Description and Identification of Soils (Visual Manual Method)
ASTM D422 Standard Test Method for Particle-Size Analysis of Soils
ASTM D1140 Standard Test Methods for Determining the Amount of Material Finer than No. 200
Sieve in Soils by Washing
ASTM D4318 Standard Test Method for Liquid Limit, Plastic Limit and Plasticity Index of Soils
Procedural standards noted above are for reference to methodology in general. In some cases
variations to methods are applied as a result of local practice or professional judgment.

Responsive ■ Resourceful ■ Reliable

Exhibit B-1

GRAIN SIZE DISTRIBUTION
ASTM D422 / ASTM C136
U.S. SIEVE OPENING IN INCHES
6

100

4

3

2

1.5

1

3/4

U.S. SIEVE NUMBERS
1/2

3/8

3

6

4

8

10

14

16

20

30

40

50

HYDROMETER
60

100

140

200
0

95
90

10

LABORATORY TESTS ARE NOT VALID IF SEPARATED FROM ORIGINAL REPORT.

80

20

75
70

30

65

PERCENT FINER BY WEIGHT

60

40

55
50

50

45
40

60

35
30

70

PERCENT COARSER BY WEIGHT
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85

25
20

80

15
10

90

5
0

100

10

1

0.1

0.01

100
0.001

GRAIN SIZE IN MILLIMETERS

GRAVEL

COBBLES

coarse

SAND

fine

coarse

medium

SILT OR CLAY

fine

BORING ID

DEPTH

% COBBLES

% GRAVEL

% SAND

B-2

13.5 - 15

0.0

0.0

98.6

% SILT

1.4

SP

B-3

6 - 7.5

0.0

0.0

99.0

1.0

SP

Sieve % Finer Sieve % Finer Sieve % Finer
GRAIN SIZE
D60

0.243

0.321

D30

0.181

0.219

D10

0.138

0.157

CC

0.97

0.96

CU

1.76

2.05

#10
#20
#40
#60
#100
#200

100.0
99.92
96.52
62.85
11.13
1.43

#10
#20
#40
#60
#100
#200

100.0
99.85
85.27
37.7
7.47
1.02

% FINES

% CLAY

SOIL DESCRIPTION
POORLY GRADED SAND (SP)
POORLY GRADED SAND (SP)

REMARKS

COEFFICIENTS

PROJECT: OBH Radiation Treatment Center

PROJECT NUMBER: 72175062

SITE: S Croatan Hwy
Nags Head, NC

CLIENT: Vidant Health
Greenville, NC

314 Beacon Dr
Winterville, NC

EXHIBIT: B-2

USCS

APPENDIX C
SUPPORTING DOCUMENTS

GENERAL NOTES
DESCRIPTION OF SYMBOLS AND ABBREVIATIONS

Macro Core

Ring Sampler

Rock Core

Grab Sample

No Recovery

(HP)

Hand Penetrometer

Water Level After a
Specified Period of Time

(T)

Torvane

(b/f)

Standard Penetration
Test (blows per foot)

(PID)

Photo-Ionization Detector

(OVA)

Organic Vapor Analyzer

Water Level After
a Specified Period of Time

FIELD TESTS

Shelby Tube

Split Spoon

WATER LEVEL

SAMPLING

Auger

Water Initially
Encountered

Water levels indicated on the soil boring
logs are the levels measured in the
borehole at the times indicated.
Groundwater level variations will occur
over time. In low permeability soils,
accurate determination of groundwater
levels is not possible with short term
water level observations.

DESCRIPTIVE SOIL CLASSIFICATION
Soil classification is based on the Unified Soil Classification System. Coarse Grained Soils have more than 50% of their dry
weight retained on a #200 sieve; their principal descriptors are: boulders, cobbles, gravel or sand. Fine Grained Soils have
less than 50% of their dry weight retained on a #200 sieve; they are principally described as clays if they are plastic, and
silts if they are slightly plastic or non-plastic. Major constituents may be added as modifiers and minor constituents may be
added according to the relative proportions based on grain size. In addition to gradation, coarse-grained soils are defined
on the basis of their in-place relative density and fine-grained soils on the basis of their consistency.
LOCATION AND ELEVATION NOTES
Unless otherwise noted, Latitude and Longitude are approximately determined using a hand-held GPS device. The accuracy
of such devices is variable. Surface elevation data annotated with +/- indicates that no actual topographical survey was
conducted to confirm the surface elevation. Instead, the surface elevation was approximately determined from topographic
maps of the area.

STRENGTH TERMS

RELATIVE DENSITY OF COARSE-GRAINED SOILS
(More than 50% retained on No. 200 sieve.)
Density determined by Standard Penetration Resistance
Includes gravels, sands and silts.

CONSISTENCY OF FINE-GRAINED SOILS
(50% or more passing the No. 200 sieve.)
Consistency determined by laboratory shear strength testing, field
visual-manual procedures or standard penetration resistance

Descriptive Term Standard Penetration or Ring Sampler Descriptive Term Unconfined Compressive Standard Penetration or Ring Sampler
N-Value
N-Value
(Density)
Blows/Ft.
(Consistency)
Strength, Qu, psf
Blows/Ft.
Blows/Ft.
Blows/Ft.
Very Loose

0-3

0-6

Very Soft

less than 500

0-1

<3

Loose

4-9

7 - 18

Soft

500 to 1,000

2-4

3-4

Medium Dense

10 - 29

19 - 58

Medium-Stiff

1,000 to 2,000

4-8

5-9

Dense

30 - 50

59 - 98

Stiff

2,000 to 4,000

8 - 15

10 - 18

Very Dense

> 50

>
_ 99

Very Stiff

4,000 to 8,000

15 - 30

19 - 42

Hard

> 8,000

> 30

> 42

RELATIVE PROPORTIONS OF SAND AND GRAVEL
Descriptive Term(s)
of other constituents
Trace
With
Modifier

Percent of
Dry Weight
< 15
15 - 29
> 30

GRAIN SIZE TERMINOLOGY
Major Component
of Sample
Boulders
Cobbles
Gravel
Sand
Silt or Clay

RELATIVE PROPORTIONS OF FINES
Descriptive Term(s)
of other constituents
Trace
With
Modifier

Percent of
Dry Weight
<5
5 - 12
> 12

Particle Size
Over 12 in. (300 mm)
12 in. to 3 in. (300mm to 75mm)
3 in. to #4 sieve (75mm to 4.75 mm)
#4 to #200 sieve (4.75mm to 0.075mm
Passing #200 sieve (0.075mm)
PLASTICITY DESCRIPTION

Term

Plasticity Index

Non-plastic
Low
Medium
High

0
1 - 10
11 - 30
> 30

Exhibit C-1

UNIFIED SOIL CLASSIFICATION SYSTEM
Soil Classification

Criteria for Assigning Group Symbols and Group Names Using Laboratory Tests A

Coarse Grained Soils:
More than 50% retained
on No. 200 sieve

Gravels:
More than 50% of
coarse fraction retained
on No. 4 sieve
Sands:
50% or more of coarse
fraction passes No. 4
sieve

Silts and Clays:
Liquid limit less than 50
Fine-Grained Soils:
50% or more passes the
No. 200 sieve
Silts and Clays:
Liquid limit 50 or more
Highly organic soils:

Clean Gravels:
C
Less than 5% fines
Gravels with Fines:
C
More than 12% fines
Clean Sands:
D
Less than 5% fines
Sands with Fines:
D
More than 12% fines
Inorganic:
Organic:
Inorganic:
Organic:

Based on the material passing the 3-inch (75-mm) sieve
If field sample contained cobbles or boulders, or both, add “with cobbles
or boulders, or both” to group name.
C
Gravels with 5 to 12% fines require dual symbols: GW-GM well-graded
gravel with silt, GW-GC well-graded gravel with clay, GP-GM poorly
graded gravel with silt, GP-GC poorly graded gravel with clay.
D
Sands with 5 to 12% fines require dual symbols: SW-SM well-graded
sand with silt, SW-SC well-graded sand with clay, SP-SM poorly graded
sand with silt, SP-SC poorly graded sand with clay
B

Cu = D60/D10

Cc =

(D 30 )

2

D 10 x D 60
F
G

Cu

4 and 1

Cc

4 and/or 1

3

If soil contains 15% sand, add “with sand” to group name.
If fines classify as CL-ML, use dual symbol GC-GM, or SC-SM.

E

Cc

3

E

Group Name

B

GW

Well-graded gravel

F

GP

Poorly graded gravel

GM

Silty gravel

Fines classify as CL or CH

GC

Clayey gravel

SW

Well-graded sand

SP

Poorly graded sand

Cu
Cu

6 and 1

Cc

6 and/or 1

3

E

Cc

3

E

SM

Silty sand

Fines classify as CL or CH

SC

Clayey sand

PI

7 and plots on or above “A” line

PI 4 or plots below “A” line
Liquid limit - oven dried
Liquid limit - not dried

J

0.75

CL

Lean clay

ML

Silt

OL

Organic clay
Organic silt

PI plots below “A” line

MH

Elastic Silt

Liquid limit - not dried

PT

G,H,I

K,L,M,N

K,L,M,O

K,L,M

Fat clay

OH

I

K,L,M

CH

0.75

I

K,L,M

PI plots on or above “A” line
Liquid limit - oven dried

F,G,H

G,H,I

Fines classify as ML or MH
J

F

F,G,H

Fines classify as ML or MH

Primarily organic matter, dark in color, and organic odor

A

E

Cu

Group
Symbol

K,L,M

Organic clay
Organic silt

K,L,M,P

K,L,M,Q

Peat

H

If fines are organic, add “with organic fines” to group name.
If soil contains 15% gravel, add “with gravel” to group name.
J
If Atterberg limits plot in shaded area, soil is a CL-ML, silty clay.
K
If soil contains 15 to 29% plus No. 200, add “with sand” or “with gravel,”
whichever is predominant.
L
If soil contains 30% plus No. 200 predominantly sand, add “sandy” to
group name.
M
If soil contains 30% plus No. 200, predominantly gravel, add
“gravelly” to group name.
N
PI 4 and plots on or above “A” line.
O
PI 4 or plots below “A” line.
P
PI plots on or above “A” line.
Q
PI plots below “A” line.
I

Exhibit C-2
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SHEET INDEX
1
2
2
4
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EXISTING CONDITIONS/DEMOLITION PLAN
SITE, UTILITY & LANDSCAPING PLAN
GRADING & DRAINAGE PLAN
SOIL EROSION & SEDIMENT CONTROL PLAN
DRAINAGE & SESC DETAILS
SITE & UTILITY DETAILS
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90
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Public
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50
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Stair
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Toilet
50
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Multipurpose
Room
400

0

16 feet
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Building Area
Radiation Therapy:

4,500 SF

Addition First Floor:

6,414 SF

Addition Second Floor:

3,966 SF
20190179

Total:

14,880 SF

Allowable Area Calculation:

-

OBH
CANCER CENTER

NCSBC Table 506.2, B occupancy, Type V-B Construction, Non-sprinklered: 9,000 SF allowable area
NCSBC 506.2.3: Area for Single-occupancy Multistory Buildings
[ 9000 + (9000 x 41%) ] x 2 = 25,380 SF allowable area
At
NS I f
Sa
A
a

FLOOR PLANS:
FIRST FLOOR
AND
SECOND FLOOR

NCSBC 506.3: Frontage Increase
(427 / 647 - 0.25) x 30 / 30 = 41% increase
F
P
W
If
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WALL AREA: 380 SF
WINDOW AREA: 63 SF (17%)

WALL AREA: 610 SF
WINDOW AREA: 84 SF (14%)

WALL AREA: 414 SF
WINDOW AREA: 105 SF (25%)

1

PLAN-SOUTH ELEVATION

PRELIMINARY
DESIGN
DOCUMENTS

Cancer Center
Addition

NOT FOR CONSTRUCTION

WALL AREA: 444 SF
WINDOW AREA: 63 SF (14%)

2

WALL AREA: 610 SF
WINDOW AREA: 84 SF (14%)

PLAN-WEST ELEVATION

WALL AREA: 357 SF
WINDOW AREA: 42 SF (12%)

Project Map

Town of Nags Head
Architectural Style Points Schedule

20190179

(applied to building addition only)

Exterior
Appearance:
Materials, colors, profiles, and
details will match the existing
Radiation Therapy Center

Design Element

Formula/Element Provided

Porches

1st Floor Porch - p1/b1 x 150 =
p1 = perimeter of 1st floor with Porch = 72'
b1 = perimeter of 1st floor = 379'

28

n = number of dormers = 9

25

Dormers

-

Points Earned

9 x 5 = 45

2

1 - 17-foot wide shed dormer
(1 x 10) + 5 = 15

OBH
CANCER CENTER

Existing
Radiation
Therapy Center

Cancer
Center
Addition

45 + 15 = 60
25 point maximum score
Roofs

Building Form

Compliant Form and Pitch
(Minimum 6:12 pitch for commercial buildings)

25

Combination Base Form

40

BUILDING
ELEVATIONS
Plan
North

Siding Materials

Simulated Shingle Siding

12

Miscellaneous Details

Beauty Bands - 5
Porch Column Trim - 5
Windows (single-hung) - 20

30

1

160

Hwy 158

Total Points Earned

North
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Background:
Cancer Center
Addition

Foreground:
Existing Radiation
Therapy Center

CAUTION

RADIATION
HAZARD

Existing Radiation Therapy Center Elevation
2

Project Map

PLAN-EAST ELEVATION
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1

Exterior
Appearance:
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Center
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Materials, colors, profiles, and
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Radiation Therapy Center

-
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■ Branch Office
4325 Lake Boone Trail, Suite 311
Raleigh, NC 27607
Tel 919.784.9330
Fax 919.784.9331

■ NC Engineering License No. C-0206
■ NC Architectural License No. 50213
■ NC Landscape Architectural License No. C-427

THE
OUTERBANKS
HOSPITAL
4800 South Croatan Highway
Nags Head, NC 27959
252-489-9111

PRELIMINARY
DESIGN
DOCUMENTS
NOT FOR CONSTRUCTION
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AREA POLE LIGHT DETAIL
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■ Corporate Office
324 Evans Street
Greenville, NC 27858
Tel 252.758.3746
Fax 252.830.3954
www.eastgroup.com
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ELECTRICAL SITE PLAN
OBH
CANCER CENTER

Luminaire Schedule
Qty
Symbol
4

Label
A4

Calculation Summary
Label
CalcType
Overall Area
Illuminance
Parking Area
Illuminance

Mounting Height
25' - 0" AFG

Units
Fc
Fc

Avg
0.37
1.53

LLF
0.900

Max
2.5
2.5

Lum. Lumens
14931

Min
0.0
0.7

Lum. Watts
136

Avg/Min
N.A.
2.19

Description
VP-L-64L-136-3K7-4W

ELECTRICAL SITE
PLAN

Max/Min
N.A.
3.57
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Adjacent Parcels:
4917 Croatan Highway - Outer Banks Medical Suites, LLC; PO Box 960 Kitty Hawk, NC 27949
4933 Croatan Highway - Carlos Angel Fernandez; PO Box 1325 Nags Head, NC 27959
4930 S. Passage Way - Moongate Partners, LLC; PO Box 90 Kill Devil Hills, NC 27948
4929 S. Passage Way - Margaret K. Galasso; 2403 Hightee Court Crofton, MD 21114
4927 S. Passage Way - Moongate Partners, LLC; PO Box 90 Kill Devil Hills, NC 27948
4923 S. Passage Way - Moongate Partners, LLC; PO Box 90 Kill Devil Hills, NC 27948
4930 S. Passage Way - Moongate Partners, LLC; PO Box 90 Kill Devil Hills, NC 27948
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Ben Cahoon
Mayor

M. Renée Cahoon
Commissioner

Susie Walters
Mayor Pro Tem

J. Webb Fuller
Commissioner

Cliff Ogburn
Town Manager

Town of Nags Head

Post Office Box 99
Nags Head, NC 27959
Telephone 252-441-5508
Fax 252-441-0776
www.nagsheadnc.gov

Michael Siers
Commissioner

Date: December 13, 2019
To: Kelly Wyatt, Deputy Planning Director
From: David Ryan, P.E.
RE: OB Hospital Cancer Center -Town Engineer Plan Review Comments

Internal Traffic Circulation Review
1. Vehicle pathing exhibits have been provided which depict the routing of emergency and
sanitation vehicles. The internal traffic circulation approval is contingent on the Public
Works/Fire Department approval for access of sanitation and emergency vehicle access.
Stormwater Management Review
1. A NCDEQ high-density stormwater management permit shall be acquired for this
application and submitted to the Town upon issuance. This shall be a condition of
approval.
2. The project shall be designed, constructed, operated and maintained in accordance with
Article 11. Environmental Regulations of the Town of Nags Head Unified Development
Ordinance. This shall be a condition of approval.
3. The submitted site development plan has been determined to be in accordance with Article
11. Environmental Regulations of the Unified Development Ordinance.
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BOC ACTIONS
WEDNESDAY, DECEMBER 4, 2019
1.

Call to order - Mayor Cahoon called the meeting to order at 9:00 a.m.

2.

Agenda – The Board approved the December 4th agenda as presented.

3.

Recognition

New employees - Public Works Director Ralph Barile introduced Office Assistant Sue Cummings and Fire Chief
Randy Wells introduced Firefighter Skyla Lamberto-Egan who were welcomed to Town employment.
4.
Presentation - Todd D. Krafft Septic Health Initiative Program - Planning Director Michael Zehner
briefly summarized the Town’s Septic Health Initiative Program and the importance of Todd Krafft to the
program and to the Town; Former Mayor Bob Muller who was a major figure in starting the Septic Health
Initiative for the Town spoke and provided a brief summary – the program, adopted by the Board in 2002 is
recognized, in large part due to Todd Krafft’s work, on local, state, and federal levels. The Board adopted the
resolution renaming the program as the Todd D. Krafft Septic Health Initiative Program as presented. The
original resolution as well as a plaque for each of Mr. Krafft’s children was presented to Kayleigh Krafft.
5.
Presentation - Nags Head Woods - Steward Aaron McCall presented the annual Nags Head Woods
Report via a powerpoint presentation which was well received; Comr. Renée Cahoon thanked Mr. McCall for
his over twenty years of service to the Woods.
6.
Presentation - 2019 Earl Murray, Jr. Employee of the Year Award - Town Manager Ogburn identified
the nominees: Tax Collector Linda Bittner, Dep Fire Chief Shane Hite, Police Officer Joseph (JC) Mitchell,
Sanitation Superintendent Ricky Spencer, and Code Compliance Officer Ed Snyder. Mayor Cahoon announced
Sanitation Superintendent Ricky Spencer as the winner of the 2019 Earl Murray, Jr. Employee of the Year
award.
7.
Presentation - Dare County Motorcycle Toy Run – Terry Gray, President of the Dare County
Motorcycle Toy Run, recognized important partnerships needed to raise money for underprivileged children.
He thanked the Dare County and the local police depts for their assistance in incident-free events each year.
He anticipates $42,000 being raised this year to go to those in need. The video was well received. On behalf
of the Dare County Motorcycle Toy Run, Mr. Gray presented a plaque of appreciation to Police Chief Phil
Webster.
8.
Presentation - 2020 Census Partnership Resolution – The Board adopted the resolution in support of
the upcoming 2020 Census as presented.
9.
Outgoing Board members - Recognition of Outgoing Mayor Pro Tem Susie Walters - Mayor Pro Tem
Susie Walters congratulated Comr. Renée Cahoon and Kevin Brinkley on their Commissioner wins in the
recent election. She read from her prepared speech as she left her position as Mayor Pro Tem. She
emphasized how much she respected and enjoyed working with all Board members over the years whom she
mentioned by name to include current Board members whom she wished well in planning the Town’s future.
She played on screen the song “Don’t Stop Thinking About Tomorrow” by Fleetwood Mac. All Board members
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expressed their appreciation of Mayor Pro Tem Walters and the work she has done for the Town/community.
An engraved plant crock/vase was presented to Mayor Pro Tem Walters on behalf of the Board.
10.
Reorganization - Town Clerk Carolyn F. Morris presented the official results of the November 5, 2019
municipal election; Commissioner oaths of office were taken by Comr. Renée Cahoon and Kevin Brinkley –
followed by a brief photo break. The Board unanimously nominated Comr. Siers as Mayor Pro Tem who then
took the oath of office.
11.

Public Comment – no one present wished to speak during Public Comment.

12.
-

Consent Agenda - The Consent Agenda was approved as presented and consisted of the following:
Consideration of Budget Adjustment #5 to FY 19/20 Budget
Consideration of Tax Adjustment Report
Approval of minutes
Consideration of amendments to the Consolidated Fee Schedule re: Planning fees
Consideration of amendment to Town Code of Ordinances - Vehicle for Hire section
Request for Public Hearing to consider amendments to the UDO re: off-street parking requirements
associated with alternative/reduced parking, bicycle parking, associated conditional use permitting

13.
Planning and Development Department update – Planning Director Michael Zehner provided a detailed
monthly report for the Planning and Development Department in the Board package. He provided the
opportunity for Board members to comment/ask questions of him. In response to Board questions, Director
Zehner indicated that the timeline to be online 100% for building permits would be in the May 2020
timeframe. Online trade permits he anticipates to be available by the Feb/Mar 2020 timeframe. He also noted
28 short-term rental properties currently registered.
14.
From Nov 6th Board meeting – Little Bridge - Town Manager Ogburn reported that he has discussed
with NCDOT Engineer, Jerry Jennings, the Board’s wish to remove what was put in place – however, NCDOT
has stated that they will not remove anything until the north pier is prohibited from fishing. Mayor Cahoon
summarized the Board’s wish to switch to a pedestrian-activated light and to provide the appropriate signage
to indicate the function of the lights for drivers who approach Little Bridge as well as to warn pedestrians
about to cross. The primary request is for NCDOT to make the Little Bridge lights work the way intended.
15.
Speed limit reduction - Town Manager Ogburn said that he would follow up with NCDOT concerning
changing the default speed limit on US 158 to 45 MPH. Mayor Cahoon reported that he has spoken to MayorElect Ben Sproul of the Town of Kill Devil Hills concerning reducing the speed limit on US 158 to 45 MPH for
consistency throughout the towns; Mayor-Elect Sproul indicated that he would discuss this with his Board.
16.
From Nov 6th Board meeting - Update on ADA Study; Workforce Housing Study/Plan; Building Access
Security – The Board approved the Budget Amendment for $15,910 for the Building Access Security Measures
Study as requested.
17.
Committee reports - Mayor Cahoon – he recently attended a NC Rural Conference and one key thing
he took away is the need to invite elected officials, consultants, etc. that can address rural issues to schedule
a conference in the rural areas so those affected can attend and their issues can be addressed.
18.
Committee reports – Comr. Fuller – OBVB Event Site Advisory Board met and is considering ideas for
the site that includes the recently-purchased Pamlico Jack’s restaurant. The Outer Banks Voice, he noted,
has an accurate rendering of the Advisory Board’s recent meeting. Comr. Fuller said that the Advisory Board
has agreed to engage an engineer to review the conceptual value of discussions along with the Town’s
ordinances.
2

Nags Head Board Actions
December 4, 2019

19.
Town Board/Committee appointments/reappointments – The Board reappointed the following five
members to the Arts & Culture Committee who had expressed interest in serving another term: Leslie
Erickson, Lauren Evans, Ginny Flowers, Kerry Oaksmith-Sanders, Peggy Saporito. The Board passed a motion
to consider the Planning Board appointments at the January 8, 2020 Board of Commissioners meeting.
20.
DCTB appointment/reappointment – The Board passed a motion to nominate Comr. Fuller to another
two-year term on the Dare County Tourism Board.
21.
Town Attorney - Attorney Leidy requested a Closed Session so that he and Attorney Ben Gallop can
update the Board on the status of the Beach Nourishment Project condemnation litigation. It was Board
consensus to move the Closed Session to the end of the meeting.
22.

Town Attorney - Attorney Leidy congratulated Comr. Brinkley on his election win and wished him well.

23.

Town Manager Ogburn - Comprehensive Stormwater Maintenance and Projects Update

Hunter Freeman, Withers Ravenel – He provided a report on the upcoming S Nags Head drainage projects
which include improvements to S Old Oregon Inlet Road.
Mike Norris, Town Facilities Maintenance Supervisor – He updated the Board on the status of annual drainage
maintenance work taking place throughout Town to include cleaning out culverts and re-stabilizing ditches.
David Ryan, Town Engineer – Reported on the “IFLOOD” app which processes information from the field into
a common database. Field reports are consolidated and viewed online.
24.
Comr. Renée Cahoon – The Board adopted the resolution opposing the reclassification of jurisdictional
waters as presented. Board members agreed the resolution should be forwarded to local municipalities.
25.
Mayor Cahoon – The Board passed a motion to approve $100 gift cards for Town employees in
appreciation of their work. On behalf of the employees, Town Manager Ogburn thanked the Board.
26.
Closed Session – The Board entered Closed Session to receive an update from the attorney on the
Richardson litigation matter under the attorney/client privilege - The time was 11:32 a.m.
27.

Open Session - The Board re-entered Open Session at 12:40 p.m.

28.
Comr. Renée Cahoon – She asked the Board to consider staggered terms for the Arts & Culture
Committee so that all terms do not expire at the same time.
29.
Adjournment - The Board recessed to Wednesday, December 11th at 9 a.m. in the Board Room – the
time was 12:43 p.m.
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