
 
CITY OF SOUTHPORT 

PLANNING BOARD 
REGULAR MEETING AGENDA 

 
September 15, 2022 

6:00 PM 
 

Agenda 
Please turn off all cell phones 

Meetings are open to the public. Face masks and social distancing may be used at the discretion of 
each individual. Changes to this policy may occur, as needed to help prevent the spread of the 
Coronavirus. 
 
The regular monthly meeting of the Planning Board will be held at 6:00 p.m. on the third Thursday of 
each month. All members are asked to attend.  

 
 

 
A. Call to Order 
B. Invocation 
C. Pledge of Allegiance 
D. Approval of Minutes 
  1. Minutes of the Regular Planning Board August 18, 2022 
E. Approval of Agenda 
F. Public Comment 
G. Old Business 
  1. Conditional Zoning Request for Rhetson Companies, Inc.  (From BD to CZ-HC) 
  2. Major Site Plan Review: Revised Plan for 115 N. Howe Street 
H. New Business 
  1. Major Site Plan: Bullfrog Corner Mixed Use (for Andrew Laing) 
I. Other Business 
  1. Planning Board Member Roster 
J. Announcements 
K. Adjourn 
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Planning Board Meeting Minutes 
Southport Community Building 

223 E. Bay Street 
August 18, 2022 

6:00 P.M. 
 
 

1 
 
 

 
 
Members Present: Sue Hodgin, Will Hewett, Christopher Jones, Donnie Joyner,  

Fred Fiss, Mo Meehan, Scott Jones, and Dick Sloan 
 
Members Absent: Gustavo Mibelli 
 
Staff Present:  Gordon Hargrove, City Manager 
    Dorothy Dutton, City Clerk 
    Tanya Shannon, Deputy Clerk 
    Tori Deviney, Permit Technician 
 
 Others:  Sam Shore, Cape Fear Council of Government 
 
       
Board of Aldermen Karen Mosteller and John Allen  
     Liaisons:  

 
 

A. Chair Sue Hodgin called the Meeting to order at 6:02 p.m. 
 

B. Mr. Donnie Joyner gave the Invocation.  
 

C. Chair Hodgin led the Pledge of Allegiance. 
 

In the absence of Mr. Gustavo Mibelli, Alternate Member Mr. Fred Fiss was appointed as a 
voting member.  
 

D. Swearing in reappointed Planning Board Member Mr. Will Hewett. 
 

E. Motion to approve the July 21, 2022, meeting minutes by Mr. Donnie Joyner and seconded 
by Mr. Scott Jones.   Unanimous vote; motion carried.  

 
F. Motion to approve the Meeting Agenda by Vice-Chair Hewett and seconded by Mr. Fred 

Fiss. Unanimous vote; motion carried. 
 

G. Public Comment:  
 

Vice-Chair Hewett motioned to enter Public Comment and was seconded by Mr. Dick Sloan. 
Unanimous vote; motion carried. 
 

1. Bob Lambert, 109 W. Nash St, has concerns regarding the proposed mixed-use development 
at 115 N. Howe St. He said the feedback from the neighbors is not in favor of this development 
and discourages this type of use adjacent to residential properties. He suggested that the retail 
shops be located on the first floor, short-term rental units and office space use the second, 
and the restaurant/roof-top bar move somewhere more appropriate. Decisions that are made 
will have consequences, and the neighborhood will have to bear the results. 
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   2. Tracy Beaulieu, 206 W. Nash St, is opposed to the proposed development at 115 N.  Howe 
 St. She said this type of use and design does not fit with the character of Southport. She 
 Is concerned about the impact on the surrounding residents and the availability of parking 
 for customers of the proposed use, especially for the restaurant and roof-top bar during 
 parties and events. She implored the Planning Board and the  Board of Aldermen to preserve 
 the charm of Southport.  

 
 Being that there were no other questions or comments, Mr. Joyner made a motion to go out 
 of Public Comment and was seconded by Mr. Sloan.  

Unanimous vote; motion carried.  
 

H. Old Business: 
 

1. Zoning Text Amendment: Tree Preservation Changes (Article 3.18) 
 
 Mr. Sam Shore with the Cape Fear Council of Government gave an overview of the 

proposed Amendment. The Text Amendment is proposed to provide new regulations and 
guidelines to the current Tree Preservation Article in the UDO, such as:   

 
• Requiring an as-built tree survey for residential and non-residential new 

construction and subdivisions. 
• Defining how to calculate mitigation credit for retaining Heritage Live Oak trees. 
• Setting penalties for violations of the regulations. 
• Defining the responsibilities of the City, the Forestry Committee, and the Citizens. 
• Defining “Regulated Tree.” 

 
Staff has forwarded some legal questions to the City Attorney that the Review Committee 

submitted. Once there are answers, there may be further amendments to the Tree Preservation 
Ordinance. 

The Review Committee, which included Ms. Mo Meehan, Mr. Fiss, and Mr. Chris Jones, met 
to discuss the proposed revisions in detail. Along with recommendations from the Forestry 
Committee, the changes and modifications to the Article will be beneficial for clarification of some of 
the language and defining terms. The Board was provided the proposed language to the amendments 
in their Board packets for review prior to the Meeting. 

Mr. Scott Jones asked for clarification on the proposed requirement for an as-built tree survey 
before a Certificate of Occupancy is issued. He asked if this would come from the landscape surveyor 
or from the final as-built provided by the developer/builder that has done their own tree survey. He 
questioned the fact that many people are ready to move in, but they do not have the landscaping as-
built completed. He asked if the as-built tree survey would be a part of the building as-built survey or 
completely separate. 

Mr. Sam Shore said that prior to issuance of the Certificate of Occupancy, a submission for 
the dwelling’s final as-built survey and the as-built tree survey should be provided at the same time. 
Mr. Chris Jones agreed and said the intent of the language is to have them both sent simultaneously 
to ensure that nothing is missed and that they are meeting all the requirements.  

Mr. Shore explained that the tree and landscape plan would need to be submitted for review 
and approval, but only the tree survey must be completed and submitted before the final CO is 
issued. Mr. Shore said that the proposed language may need to be revised, so there is no confusion.  

Mr. Fiss suggested that a temporary CO could be issued, and then when the final as-built 
along with the tree-as-built is received, the final CO could be issued. Mr. Chris Jones 
recommended adding the as-built tree survey to a checklist for builders to remind them that this 
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too will need to be included for issuance of the final CO. Mr. Fiss reiterated that this is to ensure 
that there will be a record of what the survey states will be planted. For example, if the record 
states that there are supposed to be 6 trees planted, and then they all die, that information can be 
verified to ensure that the intent of the Tree Preservation Ordinance is being regulated efficiently. 

It was the consensus of the Board to make a recommendation to the Board of Aldermen for      
approval as drafted. 

Mr. Chris Jones read the Statement of Consistency. He motioned to adopt the Consistency     
Statement that recommended approval of the Zoning Text Amendment for changes to the Tree 
Preservation Article 3.18 and was seconded by Mr. Fred Fiss.                                            
 Unanimous vote; motion carried. 

                                                                      
2.  Zoning Map Amendment: R-22-0701-01: 1403 Howe St; PUD to BD, submitted by RDK 

 Investments. 
 

 Mr. Shore gave an overview of the application. The Zoning Map Amendment is for a 0.35- 
acre tract within the City limits. The property is located on N. Howe Street, at the corner of N. Howe 
and W. 14th Street. It is currently zoned PUD, and the applicant would like to rezone it to BD. The 
legal description indicates that it is part of the historic Southport Heights subdivision originally 
platted in 1910. The parcel is approximately 101 feet by 150 feet. The BD does not designate a 
minimum lot size, only a 10- foot setback, and a 40-foot maximum height. The proposed Zoning 
Map Amendment would remove PUD zoning and replace it with BD zoning on the zoning map. This 
would match most of the adjacent properties and encourage the Business District's continuity. 
 The Board established a Review Committee on July 21, 2022 that included Vice Chair 
Hewett, Dick Sloan, and Chris Jones.   
 It was reported that the City and the Applicant are in continuing discussion regarding this 
application. It was the consensus of the Board to table the proposed amendment. A motion was 
made by Vice-Chair Hewett to table the proposed amendment and was seconded by Mr. Sloan.  

Unanimous vote; motion carried. 
 
3.  Exterior Lighting Amendment. 

 
 During the City’s Street Light Policy update process, the Street Light Committee recognized 
the need to also update the City's Code of Ordinances to include general exterior lighting consistent 
with the lighting ordinance in the UDO and the Street Light Policy. While changes to the Code of 
Ordinances do not require Planning Board review, the Committee understands that lighting is 
important to the community at large and an essential element in the planning process. Prior to final 
consideration by the Board of Aldermen, the Committee, recommended submitting the draft 
language for the Exterior Lighting amendment to the Planning Board for review. A Review 
Committee, consisting of Chair Hodgin, Vice-Chair Hewett, and Chris Jones, met and discussed 
any potential issues or suggestions. After its favorable review with no suggestions, a motion was 
made by Vice-Chair Hewett and seconded by Ms. Meehan, to send the Exterior Lighting Ordinance 
Amendment back to the Board of Aldermen, acknowledging the Planning Board’s positive review. 
 Unanimous vote; motion carried. 

 
I. New Business 
1. Central Business District Committee: UDO Text Amendments  
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 Chair Hodgin gave an introduction and referred to Southport’s CAMA Core Land Use Plan. 
She stated that in the Southport Vision and Core Values statement, the first Core Value is to 
“Preserve the City’s Historical Character.” She said that there is tremendous growth in Southport 
and, with that, the disappearance of open space. She said that people have moved to Southport to 
enjoy the quiet, quaint, and slow pace of the City but that it is being significantly altered. She 
reiterated the amount of growth that is also surrounding the City and bringing more people to the 
destination of Southport. She said one thing that is not growing in Southport is parking. When 
considering what can be done in the City’s planning efforts, the Board must always consider parking 
as a part of the impacts of its actions. 
  

She stated that also included with the Vision and Core Values statement is the commitment to 
“Preserve the City’s Residential Areas.” She said there must be a consideration for the effects on 
the surrounding residential areas when there is contemplation regarding the proposed changes for 
business buildings and their use in the Central Business District. She stated the commitment to 
preserve the residential areas must include seeing to every side street and the overflow of parked 
cars in the ROW’s. She said this is not only a safety issue but an aesthetics issue. 

  
She commented on some of the current trends in other larger cities for business districts, 

concluding by asking the full Board and attendees to envision whether the taller, more modern and 
industrial city-type buildings and uses are appropriate for Southport’s CBD, or whether the Board 
should recommit itself to the stated Core Values and act to preserve the city’s historical character 
in the CBD while protecting the city’s residential areas. See the attached addendum for verbatim 
comments by Chair Hodgin. 

 
 Chair Hodgin, Mr. Fiss and Mr. Sloan were members of the Review Committee that met on 
August 9th to discuss possible Text Amendments regarding the Central Business District and 
Business District, with the concerns noted earlier by the Chair and a desire to see to the City’s best 
interest in changing standards for the Central Business District. Their presented changes include 
reducing the maximum height of any new or repurposed building in the CBD to 30’; limiting the 
number of stories that can be built in the CBD to two;  and redefining the amount of parking that 
might be available based on the use, change of use, and dimensions of the parcel.  
 

The Board received the proposed amendments that were discussed and prepared by the 
Review Committee in their agenda packets, the proposed changes highlighted. Once the Planning 
Board makes a recommendation to the Board of Aldermen, a Public Notice will be issued with the 
date and time of a Public Hearing. After the Board of Aldermen holds the Public Hearing, they will 
consider approving the Ordinance amendments along with the Land Use Consistency Statement. 
 Mr. Sam Shore gave an overview of the Committee’s review and proposed amendments for 
the standards for mixed uses, dimensional requirements, parking, and buffers. See the proposed 
draft language below.  
 Chair Hodgin commented that after research and consultation with the Cape Fear Council of 
Government regarding (Section 3.3 A. item 1. Parking Overlay Districts), it was determined that this 
item was unnecessary after the proposed change in (Section 3.14. Table 3.4) to include CBD. 
Therefore, changes to (Section 3.3 Establishment of Overlay Districts) can be disregarded from the 
draft.  
 Mr. Fiss commented that the suggested text amendments are consistent with (Section 3.11 
Building Design Standards A. Purpose), which states: “The purpose of this section is to ensure 
architectural compatibility and the establishment and preservation of architectural character 
throughout the city.” He said it’s like the three C’s: Compatibility, Character, and Co-existence. He 
stated that downtown Southport is unique in that there is a cemetery that borders residential 
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neighborhoods, and businesses immediately adjacent to residential areas. He said it is essential to 
have guidelines and standards for these areas to co-exist, and the proposed amendments are 
intended to hold true to the Core Values to preserve the character of Southport and protect the 
residential communities.  
 Ms. Meehan questioned changing (Section 3.14 Parking D. item 2) and including CBD in 
(Section 3.14 Parking D. item 3). Ms. Meehan said that existing text states there are 0- lot lines in 
the CBD for non-residential uses, and she feels that it’s appropriate to continue to allow for on-street 
parking. She said it appears the drafted text would be lumping the CBD and BD districts together. 
Ms. Meehan recommended instead to leave (Section 3.14 Parking D. item 2) unchanged and add 
language in (Section 3.14 Parking D. item 3) to clarify that the parking requirement reduction does 
not apply to residential uses.   
 

Section 3.14 D. MINIMUM OFF-STREET PARKING RATIOS 
 
Current UDO pg. 3-67 states: 
 
2. Within the CBD zoning district, no off-street parking shall be required for any nonresidential use, 
whether new construction or change of use/redevelopment. Within the CBD zoning district, all 
residential uses require full compliance with the off-street parking requirements contained herein.  
 

 The proposed UDO Draft Text Amendment states: 
 

  2. In the CBD and BD zoning districts, for nonresidential uses, where on-street or public 
 parking facilities are located within (500) linear feet of a proposed use, measured as a 
 straight-line distance from the entrance of the building, the minimum off-street parking 
 requirement may be reduced by 50%. This requirement shall not apply to residential  uses. 

 

  Mr. Sam Shore proposed the following changes to the draft amendment as follows: 
 

2. Within the CBD zoning district, no off-street parking shall be required for any nonresidential 
use, whether new construction or change of use/redevelopment. Within the CBD zoning 
district, all residential uses require full compliance with the off-street parking requirements 
contained herein. 

3. In the BD zoning districts, for nonresidential uses, where on-street or public parking facilities 
are located within (500) linear feet of a proposed use, measured as a straight-line distance from 
the entrance of the building, the minimum off-street parking requirement may be reduced by 
50%. This reduction shall not apply to residential uses. 

 

  It was the consensus of the Board to recommend approval of the proposed Central 
Business District UDO Text Amendments with the revisions as stated.   

 
  Mr. Fiss read the Consistency Statement and motioned to adopt the Consistency 

Statement that recommended approval of the Central Business District UDO Text Amendment 
to the Board of Aldermen and was seconded by Ms. Meehan.  

  Unanimous vote; motion carried.  
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2.    Revised Conditional Rezoning Request: BD to HC-CZ, 14th, and N. Howe St;         
 submitted by Rhetson Companies.   
  Mr. Shore gave an overview of the application. He explained that the request is for a 
2.07-acre tract currently in the Extraterritorial Jurisdiction (ETJ). The property is located on the 
corner of W.14th and N. Howe Street. It is currently zoned Business District (BD), and Ms. Amy 
Shaffer, a representative of Rhettson Companies, said they first submitted an application for 
rezoning in April, but there were some challenges with that request. She said they are unfamiliar 
with Conditional Zoning but eager to follow this process. She thanked the  Board and Staff for 
their time and consideration.  

 
  The Board established a Review Committee to discuss the application in more detail.  
 Vice Chair Hewett, Mr. Fiss, and Mr. Chris Jones were appointed to the Committee. 
 
 3.   UDO Review Process: PUD and Subdivision Standards. 
  Chair Hodgin stated that a City Government should never let policies and regulations go 

stagnant. The Unified Development Ordinance is a living document and must remain open for 
examination and revisions as circumstances warrant. She said that since the UDO’s last revision 
was done in 2020, a periodic review should begin for any modifications and updates to be presented 
to the Aldermen for their action.  

With the City’s continuing growth, she said the Planned Unit Development and Subdivision 
Standards might be the best place to start such a review and appointed Mr. Gustavo Mibelli, Vice-
Chair Hewett, and Ms. Meehan to the Review Committee. 

 
 J. Other Business:  None 

 K. Chair Hodgin noted that the Members Table and Attendance Record are always in the 
 back of the Board Agenda Packet for Member’s information, but there was no action to be 
 taken.   

 L.  Announcements: None 

 

• Mr. Fiss was confirmed back to the Alternate Member position.  

  
 There being no further comments or questions, Vice-chair Hewett made a motion to adjourn and 

was seconded by Mr. Sloan.   
   Unanimous vote; motion carried. 
 
  Adjournment: 7:02 p.m. 
 
  
 
 
 
   __________________________         _______________________________ 

 Chair, Sue Hodgin      Deputy Clerk, Tanya Shannon 
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Chair’s Comments 
CBD/BD Text Amendments  

 August 18, 2022 
 
The first item under New Business is a report from the Central 
Business District Committee, and proposed text amendments for 
Section 3 of our UDO.  
 
Before we start with our discussion, I want to refer everyone back to 
Southport’s CAMA Core Land Use Plan, originally adopted in 2014 and 
last amended in 2020.  In our Vision and Core Values statement, we 
state our very first Core Value to be ‘Preserve the city's historic 
character’.   
 
There's a lot of growth taking place in North Carolina’s towns, 
including so many along the coast.  Here in Southport, we continue to 
see tremendous growth and the disappearance of open space. What 
so many of us moved here to enjoy -- Southport’s quaint, quiet life in 
slow motion – is being altered significantly, and for a lifetime.   
 
As we continue to grow we see ourselves as a destination for so many 
of the existing communities on Hwy 211 – and think of how many more 
are under construction.  Southport will become THE place to go for all 
those communities.   
 
I believe we can all agree that one thing that is NOT growing in 
Southport is PARKING. We all fuss about it.  It’s discussed in Public 
Comment at almost every Planning Board meeting, as well as every 
Board of Aldermen meeting.   Whether it's a new subdivision being 
considered that will tax our parking and infrastructure, or just the 
ability for our own citizens to get around town to run errands or meet 
friends, parking in Southport IS finite, at least for now.  So when this 
Board considers what can be best in planning for Southport, we must 
ALWAYS consider the impacts of our actions on parking.  
 
Also included there in our Core Values is our commitment to ‘Preserve 
the city's residential areas’.  As we contemplate changes to business 
buildings and their uses in our Central Business District we must face 
that along with those usage changes, we will be impacting the 
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residential neighborhoods immediately adjacent to businesses in the 
CBD.  See, parking wraps its tentacles around this too; our 
commitment to preserve our residential areas MUST include seeing to 
every sidestreet NOT being full of parked cars in the right-of-ways – 
it’s an aesthetic AND a safety issue.  
 
I read with great interest several different daily newspapers, and city 
officials’ blogs.  I've been so fortunate to have lived in more than one 
NC coastal town, and I’ve seen big changes in small towns right on up 
to huge changes in big towns. When you look at new business 
building plans being considered in towns and cities much larger than 
Southport, you see contemporary, industrial construction with iron 
railings and gray or tan exteriors:  Asheville, Charlotte, Winston-
Salem, Greensboro, Raleigh, Leland, Wilmington, Wrightsville and 
Carolina Beaches.  None of those are Southport ....  and that’s NOT 
what we know to be our ‘historic character’.    
 
When you come into Southport, you see red brick or white clapboard- 
or siding- buildings. Nothing's tall or outlandish. Yes, Southport 
streets are paved now rather than dirt, but a lot of Southport’s 
buildings are not too far adrift from the original construction and 
intent. Facades may have been added to change the front a bit, or the 
bricks may’ve been painted, but there's alot of Southport’s history that 
shows as you ride into our town --- and it's one of the things that 
draws in tourists and new residents alike. There's so much about our 
small Southern coastal town of which we should be extremely proud 
and want to protect and preserve.  I believe this Planning Board 
recognizes that.  
 
Another growing trend in bigger towns is the establishment of ‘social 
drinking districts’ where many bars and restaurants are closely 
aligned, in their location and their food offerings.  Seating is spilled 
out onto sidewalks and into the streets.  Open carry is allowed in the 
confines of these designated districts.  I want to leave that thought, 
that vision, for you ... as we hear rumors and talk of more than one 
restaurant-and- rooftop-bar being considered by property owners 
downtown.  Is this what we want to see to exemplify Southport’s 
‘historic character’ ... is this how we want to be known? 
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I say all of this to tell you that as our Committee met about the text 
amendments that we're going to discuss and propose tonight, we 
determined that it's time for this body – charged with the responsible 
PLANNING for our city -- to rededicate itself to our stated Core values.  
 
It's time for us to say who we are, and ACT on who we say we are.  Are 
we a town who's dedicated to our history and the quaint charm and 
small-town feel of Southport, and are we working to preserve those? 
Are we going to take care of our residential neighborhoods?  Or are 
we going to go the way of some of our neighboring towns who’ve 
allowed development and businesses who state that their interests are 
to ‘maximize their profits’ to forever change Southport?  
 
That said, let’s look now at your packet item beginning on Page 36.  I’ll 
ask City Staff and Mr. Sam Shore from the Cape Fear Council of 
Governments to give Staff’s report and ask the CBD Committee 
Members (Fred, Dick, Sue) to lead full Board discussion on the 
proposed text amendments.  
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MEMORANDUM 

To: Chair Sue Hodgin, and Members of the Planning Board 
From: Dorothy Dutton, City Clerk, CZO, CFM 
  Sam Shore, Planner, Cape Fear Council of Governments 
  Wes McLeod, Local Government Services Director, CFCOG 
RE: Conditional Zoning Amendment, submitted by Rhetson Companies, Inc.  

 
 
BACKGROUND 

 
The attached zoning map amendment application is for a 2.07 acre tract 
currently in the Extraterritorial Jurisdiction (ETJ.) The project area includes (6) 
parcels at the corner of W. 14th and N. Howe St. It is currently zoned Business 
District (BD), and the applicant would like to rezone it to Conditional Zoning-
Highway Commercial (CZ-HC). 
 
The master development plan includes two retail buildings. The larger of the two 
is 11,000 square feet. This area has a proposed (39) parking spaces including 
(2) handicapped spaces. The parking area includes curbs and islands to break 
up the parking and a sidewalk around the building. They plan to remove the 
existing billboard and install a pylon sign at the entrance on N. Howe Street. The 
dumpster area is enclosed and there is a 10-foot buffer around the entire project. 
At the rear of the building, a stormwater management system (pond) is planned, 
and there is an existing stormwater pipe on N. Howe Street.  
 
The second, smaller building is designed as 6,000 square feet. There are (25) 
parking spaces, including (2) handicapped spaces. The parking area is shown 
with curbs, islands, and a sidewalk. A smaller stormwater pond is shown on the 
Lord Street side of the property, but the 10-foot buffer continues around the 
whole project area. The dumpster area is enclosed, and a pylon sign is proposed 
at the entrance on N. Howe Street.  
 
There are several trees identified on the site plan, mostly in the setback areas 
along the perimeter of the property. The parking space dimensions meet the 
ordinance standards (at least 9 x 18) and the drive aisles are wide. 
 
THE PROCESS 
 
The purpose of a conditional zoning map amendment is to consider a development 
that has a high level of certainty of being constructed and the most commonly 
expected application will contain a specified use or uses, permitted by right or special 
use, on small and large-scale projects. All uses listed as part of any application must 
be in the same format and description as listed in the table of uses. All applications to 
establish a conditional zoning district must follow the prescribed regulations for 
conditional zoning, in addition to the standard zoning map amendment (rezoning) 
process. 
 
All applications for Conditional Zoning must be accompanied by a master 
development plan, supporting information, specifics about the uses intended for the 
property and development standards including parking, landscaping, and buffers. All 
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proposals for conditional zoning must abide by the uses and dimensional standards 
required by the underlying base zoning district. (In this case, if approved, the Base 
zoning proposed is HC).  

 
A conditional zoning request is legislative decision. The Planning Board will 
review the application and plans to determine whether the request project is 
consistent with the City’s Land Use Plan and make a recommendation to the 
Board of Aldermen.  
 
Prior to scheduling the public hearing on the application, the applicant must 
conduct at least one public input meeting, and provide results to the UDO 
Administrator.  
 
The Planning Board and Board of Aldermen may consider the following when 
deciding on a conditional zoning map amendment: all uses allowed in that 
zoning district, impacts on neighbors, economic impact, tax base increase, spot 
zoning, road capacity, whether there is adequate infrastructure, community 
opinion, property values, consistency with the CAMA Land Use Plan, the future 
land use map, the land suitability map, jobs, public services, buffering 
requirements, the environmental impacts, site limitations, and consistency with 
other plans and prior decisions. The Boards cannot consider ethnicity, income, 
affordable housing, owner vs. rental housing, or who the owner is when deciding. 
 
The Planning Board and Board of Aldermen may request reasonable and 
appropriate conditions for the project. Any such conditions should be related to 
the proposed uses and possible impacts to the community. This includes 
screening/buffer areas, traffic patterns in the parking lot, or the timing of the 
development. All conditions must be consented to in writing by the applicant and 
the City.  
 
A public hearing must be scheduled by the Board of Aldermen, following a 
recommendation from the Planning Board. A Statement of Land Use 
Consistency and a zoning map ordinance amendment must be approved by the 
Board of Aldermen.  
 
The applicant must make substantial progress on the project within the first three 
years after approval, or the Planning Board can recommend to the Board of 
Aldermen that the property revert back to its original designation.  
 
The Planning Board Review Committee are scheduled to meet on Monday, 
September 12, 2022 at 4:00 p.m. to review the plans under the Conditional 
Zoning standards. They will give a report to the full Planning Board at the 
Regular meeting.  

 
ZONING MAP AMENDMENT (REZONING) 

 
The proposed zoning map amendment would remove BD zoning and replace it 
with HC-Conditional zoning on the zoning map. Figure 1 shows the current 
zoning map in this area and Figure 2 shows the Future Land Use map. The 
surrounding area consists of BD and MF. 
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The surrounding area consists of BD 

to the East, West, and South, and MF 

and PUD to the North. 

 

Figure 1. Existing Zoning Map 

Figure 2. CAMA Future Land Use Map 

The Future Land Use Map shows the 
property as light commercial. According 
to the CAMA Land Use Plan, light 
commercial is generally associated with 
lower intensity commercial uses such as 
offices, boutiques, and places of 
worship.  
Highway Commercial zoning allows 
more intensive uses including major 
retail sales, self-storage facilities, some 
manufacturing, and building material 
dealers.  
By utilizing conditional zoning, some of 
the concerns of rezoning to HC can be 
mitigated.  
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See attached.
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See attached.
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Zoning Map Amendment – City of Southport 

Attachment for Rhetson Companies, Inc. 

 
 

Is the proposed zoning consistent with the Land Use Plan? 

 

Rhetson Companies, Inc. submitted a Zoning Map Amendment application for properties 

in Southport’s ETJ located between S Howe Street, N Lord Street, W 14th Street, and W 13th Street, 

totaling approximately 2.07 acres, from Business District (BD) to Conditional-Highway 

Commercial (C-HC). 

 

This zoning map amendment request is consistent with the CAMA Core Land Use Plan 

(“Land Use Plan”) and any applicable officially adopted plans. These properties are identified as 

Light Commercial in the Land Use Plan. Light Commercial is generally associated with lower 

intensity commercial uses such as offices, boutiques, and places of worship. As evidenced on the 

attached zoning map, the uses within the proposed zoning district are similar or comparable to the 

uses in the district as currently zoned. 

 

Please describe the changing conditions in the area or in the City of Southport that makes 

the proposed amendment necessary to the promotion of the public health, safety and general 

welfare, or that identifies an obvious error in the zoning map based upon the zoning 

classification or current land use of surrounding properties. Also include an explanation on 

why the proposed zoning is or is not consistent with the Land Use Plan and other adopted 

plans. 

 

This area was previously identified on land use maps as office/institutional. However, the 

2020 modifications to the CAMA Core Land Use Plan identified Howe Street specifically as 

appropriate for a variety of commercial uses. The proposed amendment is in the interest and will 

benefit the general public by increasing access to goods and services to the community as well as 

creating potential employment opportunities. The properties are located on Howe Street, a major 

corridor identified in the Plan as the proper location for future commercial development. 

 

The Howe Street location provides sufficient infrastructure and utilities to support 

commercial development. In addition, multiple policies support rezoning the properties from BD 

to HC, specifically Policy 2.11: Southport supports development that blends a mix of uses at a 

reasonable scale offering convenient retail facilities to nearby residents in an effort to reduce traffic 

flow on main thoroughfares; and Policy 2.12: Southport supports commercial development along 

the Howe Street Corridor and other areas consistent with the City’s future land use map. 

 

This zoning map amendment request is consistent with the CAMA Core Land Use Plan 

and any applicable officially adopted plans. These properties are identified as Light Commercial 

in the Land Use Plan. Light Commercial is generally associated with lower intensity commercial 

uses such as offices, boutiques, and places of worship all of which are also consistent with uses 

permitted in the Highway Commercial. 
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  STATE OF NORTH CAROLINA 

  DEPARTMENT OF TRANSPORTATION 

ROY COOPER  J. ERIC BOYETTE 
 

GOVERNOR   SECRETARY 
 

Mailing Address: 

NC DEPARTMENT OF TRANSPORTATION 

DISTRICT 3 ENGINEER’S OFFICE 

300 DIVISION DRIVE  

WILMINGTON, NC 28401-8883 
 

04-11-03 COURIER 

 

Telephone: 910-398-9100 

Customer Service:  1-877-368-4968 

 

Website: ncdot.gov 

Location: 

300 DIVISION DRIVE 

WILMINGTON, NC 28401 

 

 

 

August 03, 2022 

 

Botts Smith 

Bowman  

880 Island Park Drive, Suite 400 

Charleston, SC 29492 

 

RE:  Approval of the Traffic Impact Analysis (TIA) associated with the proposed 

Southport Retail Store in Southport, NC. 

 

The NCDOT and Brunswick County staffs have reviewed the Southport Retail TIA dated 

July 8, 2022. This development consists of: 

 

o 10,640 square feet: Variety Store (LUC 814) 

o Build Year: 2023 

 

Based on review of the analysis provided in the TIA report, the following improvements 

are required by the developer: 

 

NC 211 (N Howe Street) at W 14th Street (stop-controlled full movement intersection)  

• Construct an eastbound right turn lane on W 14th Street with 50 feet of storage, 

50 feet full-width deceleration and 50 feet of taper 

 

NC 211 (N Howe Street) and Site Access 1 (proposed stop-controlled T-intersection)  

• Construct site access with one ingress and one egress lane 

• Provide stop-control for eastbound approach 

• Provide an internal protected stem of 50 feet, measured from the right-of-way 

 

W 14th Street and Site Access 2 (proposed stop-controlled T-intersection)  

• Construct site access with one ingress and one egress lane 

• Provide stop-control for northbound approach 

• Provide an internal protected stem of 50 feet, measured from the right-of-way 

 

If changes are made to the proposed site driveways, land uses, land use intensity, or 

other study parameters, or if the build year studied in the report has passed, a revised 
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Mailing Address: 

NC DEPARTMENT OF TRANSPORTATION 

DISTRICT 3 ENGINEER’S OFFICE 

300 DIVISION DRIVE  

WILMINGTON, NC 28401-8883 
 

04-11-03 COURIER 

 

Telephone: 910-398-9100 

Customer Service:  1-877-368-4968 

 

Website: ncdot.gov 

Location: 

300 DIVISION DRIVE 

WILMINGTON, NC 28401 

 

 

 

Traffic Impact Analysis will be required for review by NCDOT. Any such changes will null 

and void this TIA approval. 

 

The applicant is required to obtain all applicable Brunswick County and NCDOT permits 

for access to the road network. A copy of this TIA approval shall be included with any 

NCDOT driveway permit application. All applicable NCDOT and Brunswick County 

technical standards and policies shall apply. 

 

Please contact me at 910-398-9100 with any questions regarding this approval. 

 

Sincerely, 

 

 

 

Jon Roan 

Deputy District Engineer 

Division 3, District 3 

 

ec:     Benjamin T. Hughes, PE, District Engineer, NCDOT  

Michael Bass, Assistant District Engineer, NCDOT  

Jessi Leonard, PE, Division Traffic Engineer, NCDOT  

Stonewall Mathis, PE, Deputy Division Traffic Engineer, NCDOT  

Krupa Koilada, Senior Assistant Traffic Engineer, NCDOT  

Marc Pages, Brunswick County Planning  

Helen Bunch, Brunswick County Zoning Administrator 
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1.0 Executive Summary 
 
Bowman has been retained to perform a Traffic Impact Analysis (TIA) for the proposed Southport 
Retail project, a 10,640 square-foot (sq ft) retail store. The project is proposed to be constructed 
on the southwest corner of the intersection of N Howe Street and W 14th Street/Port Realty 
Driveway in Southport, NC. Access to the site is proposed to be provided via two full access 
driveways, one on N Howe Street and one on W 14th Street. It is anticipated that the development 
will be constructed and fully operational by the end of 2023. 
 
The study area includes the following intersections: 

 
 N Howe Street at W 14th Street/Port Realty Driveway 
 N Howe Street at Site Access #1 (2023 Build and 2023 Build with Improvements conditions 

only) 
 W 14th Street at Site Access #2 (2023 Build and 2023 Build with Improvements conditions 

only) 
 
The intersection of N Howe Street at W 14th Street/Port Realty Driveway operates at level of service 
(LOS) D during the AM peak hour and at LOS E during the PM peak hour in the Existing and 2023 
No Build conditions. In the 2023 Build conditions, the intersection is projected to operate at LOS 
D during the AM peak hour and at LOS F during the PM peak hour. Due to the intersection 
operating at LOS F at buildout, an exclusive eastbound left-turn lane with 50 feet of storage is 
recommended for mitigation. With the addition of the left-turn lane, the intersection is projected 
to operate at LOS D during the AM peak hour and at LOS E during the PM peak hour in the 2023 
Build with Improvements condition. 

In the 2023 Build and 2023 Build with Improvements conditions, the proposed intersection of N 
Howe Street at Site Access #1 is projected to operate at LOS C during the AM and PM peak hours. 
The proposed intersection of W 14th Street at Site Access #2 is projected to operate at LOS A 
during the AM and PM peak hours. 

Based on the results of this study, an exclusive eastbound left-turn lane with 50 feet of storage is 
recommended at the intersection of N Howe Street at W 14th Street/Port Realty Driveway. 

The purpose of this study is as follows: (i) to determine the number of trips generated by the 
proposed site; (ii) to determine the potential impacts of the proposed development on the 
roadway network; (iii) to propose improvements, if required. 
 
2.0 Introduction 
 
The Southport Retail project consists of a 10,640 sq ft retail store. The project is to be located on 
the southwest corner of the intersection of N Howe Street and W 14th Street/Port Realty Driveway 
in Southport, NC. Access to the site is proposed to be provided via two full access driveways, one 
on N Howe Street and one on W 14th Street. It is anticipated that the development will be 
constructed and fully operational by the end of 2023. 
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Figure 1 depicts the location of the proposed development. A conceptual site plan is depicted in 
Appendix A.  
 
 

  
Figure 1 Site Location 

The purpose of this study is as follows: (i) to determine the number of trips generated by the 
proposed site; (ii) to determine the potential impacts of the proposed development on the 
roadway network; (iii) to propose improvements, if required. 
 
3.0 Base Conditions 
 
For the purposes of this study, the following data was collected: 
 

 An inventory of existing roadway geometry, traffic control devices, and location of existing 
and proposed driveways 

 Published North Carolina Department of Transportation (NCDOT) Annual Average Daily 
Traffic (AADT) counts and functional classification information 

 
 

STOP 

© Google Earth, 2022 
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The existing laneage for the following intersections are depicted on Exhibit 1 in Appendix C: 
 

 N Howe Street at W 14th Street/Port Realty Driveway 
 
The following roadways are within the study area: N Howe Street, W 14th Street, and Port Realty 
Driveway 
 
N Howe Street (NC 211): Within the identified study area N Howe Street is a state-maintained, 
three-lane roadway with a two-way left-turn lane (TWLTL). N Howe Street has a North-South 
alignment and a posted speed limit of 35 mph. Per NCDOT AADT counts, N Howe Street had a 
2020 AADT of 16,500 vehicles per day (vpd). N Howe Street will have one full access driveway (Site 
Access #1) for the development. 
 
W 14th Street: W 14th Street is a two-lane, undivided roadway. W 14th Street has an East-West 
alignment and will have one full access driveway (Site Access #2) for the development. 
 
Port Realty Driveway: Port Realty Driveway is a two-lane, divided driveway for Port Realty. 
 
Turning Movement Counts (TMC), including pedestrian counts and heavy vehicle volumes, were 
collected during an average weekday, Wednesday, March 16, 2022, for the AM (7:00 am – 9:00 
am) and PM (4:00 pm – 6:00 pm) peak hours. The counts are presented in Appendix B. The 2022 
Existing peak hour traffic volumes are depicted on Exhibit 2 in Appendix C.  
 
4.0 Traffic Forecast and Background Traffic 
 
For purposes of this analysis, it is anticipated that the proposed development will be constructed 
by 2023. The following scenarios were evaluated as part of this study. 
 

 Existing Conditions (2022) (Existing) 
 Future Conditions (2023) without the proposed development (No Build) 
 Future Conditions (2023) with the proposed development (Build) 
 Future Conditions (2023) with the proposed development and roadway network and site 

improvements (Build with Improvements) 
 
To develop the future traffic volumes, a background growth rate applicable for the study area was 
defined in coordination with NCDOT. For a conservative approach, a 1.00% average annual growth 
rate was used for all traffic in the study area. This growth rate was applied to the 2022 Existing 
traffic volumes to yield the 2023 No Build Peak Hour Traffic Volumes, which are depicted on 
Exhibit 3 in Appendix C. Note that based on the coordination with the agencies, no committed 
developments were found in the study area. 
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5.0 Trip Generation 
 
The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition was used to 
determine the number of trips generated by the proposed development. The development 
consists of a 10,640 sq ft retail store. Table 1 outlines the trip generation calculations for the 
proposed development.  
Table 1 Trip Generation. 

 
 

As presented in Table 1, the proposed development is expected to generate a total of 677 daily 
trips (338 entering and 339 exiting), 32 trips (17 entering and 15 exiting) during the AM peak hour, 
and a total of 71 trips (36 entering and 35 exiting) during the PM peak hour.  
 

6.0 Trip Distribution  
 
The anticipated trip distribution for the proposed site was developed based on the review of the 
turning movement counts for each roadway segment, the proposed access to/from the project, 
and locations of population centers in the area. The following trip distribution is anticipated for 
the proposed development. 
 

 35% to/from the North on N Howe Street 
 60% to/from the South on N Howe Street 
 5% to/from the West on W 14th Street 

 
The new site trip distribution is presented in Exhibit 4 in Appendix C.  
 
The new site trips are presented in Exhibit 5 in Appendix C.  
 
The new site trips were added to the 2023 No Build volumes to yield the 2023 Build volumes, 
presented in Exhibit 6 in Appendix C. 
 
7.0 Capacity Analysis 
 
The study intersections were analyzed for each scenario following the Highway Capacity Manual 
(HCM 6th Edition) methodologies using the computer software Synchro 11 and SimTraffic. The 
analysis uses capacity, Level of Service (LOS), and control delay as the criteria for the performance 
of the intersections and driveways. 

In Out Total

Weekday 63.66 338 339 677

AM (2) 3.04 17 15 32

PM (2) 6.70 36 35 71

Time period
Equation / 

Average Rate 
 Peak Hour Trips (1)

Land Use
Land Use 
Code(1)

LU 
Intensity 

Units

Variety Store

(1) Based on the Institute of Transportation Engineers Trip Generation, 11th Edition
(2) Peak Hour of Adjacent Street

814 10.64 Sq. Ft. GFA
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Capacity, as defined by the HCM, is a measure of the maximum number of vehicles in an hour 
that can travel through an intersection or section of roadway under typical conditions. LOS is a 
marker of the driving conditions and perception of drivers while traveling during the given time 
period. LOS ranges from LOS A which represents free flow conditions, to LOS F which represents 
breakdown conditions.  
 
Table 2 shows the LOS for signalized and unsignalized intersections as defined by the HCM. 
 
Table 2 HCM Level of Service Criteria 

 
 
Control delay is a measure of the total amount of delay experienced by an individual vehicle and 
includes delay related to deceleration, queue delay, stopped delay, and acceleration. Table 2 
displays the amount of control delay (in seconds per vehicle) that corresponds to the LOS for 
signalized and unsignalized intersections. 
 
A PHF of 0.90 and a heavy vehicle percentage of 2.0% was used for all intersections in all 
conditions per NCDOT Capacity Analysis Guidelines. In addition, a minimum of 4 vehicles per hour 
were used in Synchro at every turning movement in all conditions per NCDOT standards. 
 
Capacity analyses were conducted for the Existing, 2023 No Build, 2023 Build, and 2023 Build with 
Improvements conditions at the following intersections.  
 

 N Howe Street at W 14th Street/Port Realty Driveway 
 N Howe Street at Site Access #1 (2023 Build and 2023 Build with Improvements conditions 

only) 
 W 14th Street at Site Access #2 (2023 Build and 2023 Build with Improvements conditions 

only) 
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7.1 N Howe Street at W 14th Street/Port Realty Driveway 
The AM and PM peak hour capacity results for N Howe Street at W 14th Street/Port Realty Driveway 
during each condition are summarized in Table 3. The corresponding Synchro LOS and SimTraffic 
Queuing and Blocking reports are provided in Appendix D. 
 
Table 3 AM and PM Peak Hour Capacity Analysis – N Howe Street at W 14th Street/Port Realty Driveway 

 
Based on the results of the capacity analysis, the intersection of N Howe Street at W 14th 
Street/Port Realty Driveway currently operates at LOS D during the AM peak hour and at LOS E 
during the PM peak hour and is projected to continue to operate at the same LOS in the 2023 No 
Build condition. In the 2023 Build conditions, the intersection is projected to operate at LOS D 
during the AM peak hour and at LOS F during the PM peak hour.  

Due to the intersection operating at LOS F during the PM peak hour at buildout, an exclusive 
eastbound left-turn lane with 50 ft of storage was added to the 2023 Build with Improvements 
condition. With addition of the exclusive left-turn lane, the intersection is projected to operate at 
LOS D during the AM peak hour and at LOS E during the PM peak hour as shown in the 2023 
Build with Improvements condition. 

95th percentile queuing is considered the maximum queuing to be expected at an intersection. 
The 95th percentile queuing is projected to be less than 50’ at all approaches for all conditions 
during both peak hours. 
 
7.2 N Howe Street at Site Access #1 
The AM and PM peak hour capacity results for N Howe Street at Site Access #1 during the 2023 
Build and 2023 Build with Improvements conditions are summarized in Table 4. The 
corresponding Synchro LOS and SimTraffic Queuing and Blocking reports are provided in 
Appendix D.  

 
 
 
 

Approach Movement DELAY (S) LOS DELAY (S) LOS DELAY (S) LOS DELAY (S) LOS
EB Approach 35.7 D 36.3 D 36.9 D 34.4 D

WB Approach 29.0 D 29.5 D 30.0 D 30.0 D

NB Approach 0.1 A 0.1 A 0.1 A 0.1 A

SB Approach 0.0 A 0.0 A 0.0 A 0.0 A

Approach Movement DELAY (S) LOS DELAY (S) LOS DELAY (S) LOS DELAY (S) LOS

EB Approach 45.7 E 46.1 E 52.2 F 47.1 E

WB Approach 46.5 E 47.4 E 49.5 E 49.5 E

NB Approach 0.1 A 0.1 A 0.1 A 0.1 A

SB Approach 0.1 A 0.1 A 0.0 A 0.1 A

Extracted from Synchro 11 Simulation Software. 

N Howe St &            
W 14th St/            
Port Realty    
Driveway

Existing 2023 No Build

Existing 2023 No Build

 Intersection

N Howe St &            
W 14th St/            
Port Realty    
Driveway

AM PEAK HOUR

PM PEAK HOUR

2023 Build with 
Improvements

2023 Build with 
Improvements

2023 Build

2023 Build

 Intersection
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Table 4 AM and PM Peak Hour Capacity Analysis – N Howe Street at Site Access #1  

 

Based on the results of the capacity analysis, the intersection of N Howe Street at Site Access #1 
is projected to operate at LOS C in the 2023 Build and 2023 Build with Improvements conditions 
during both peak hours. The 95th percentile queuing is projected to be less than 50’ at all 
approaches for both peak hours in both conditions.  

Based on the volume guidelines set in the NCDOT Roadway Design Manual (2022), it was 
determined that a southbound right-turn lane along N Howe Street at Site Access #1 is not 
needed. The corresponding auxiliary turn lane guidelines are provided in Appendix E. 

7.3 W 14th Street at Site Access #2 
The AM and PM peak hour capacity results for W 14th Street at Site Access #2 during the 2023 
Build and 2023 Build with Improvements conditions are summarized in Table 5. The 
corresponding Synchro LOS and SimTraffic Queuing and Blocking reports are provided in 
Appendix D.  

Table 5 AM and PM Peak Hour Capacity Analysis – W 14th Street at Site Access #2  

 

Approach Movement DELAY (S) LOS DELAY (S) LOS
EB Approach 16.2 C 16.2 C

WB Approach - - - -

NB Approach 0.2 A 0.2 A

SB Approach 0.0 A 0.0 A

Approach Movement DELAY (S) LOS DELAY (S) LOS

EB Approach 17.3 C 17.3 C
WB Approach - - - -

NB Approach 0.2 A 0.2 A

SB Approach 0.0 A 0.0 A

N Howe St &               
Site Access #1

Extracted from Synchro 11 Simulation Software. 

N Howe St &               
Site Access #1

 Intersection

2023 BuildPM PEAK HOUR

2023 Build with 
Improvements

2023 Build with 
Improvements

2023 Build

 Intersection

AM PEAK HOUR

Approach Movement DELAY (S) LOS DELAY (S) LOS
EB Approach 0.0 A 0.0 A

WB Approach 3.2 A 3.2 A

NB Approach 8.6 A 8.6 A

SB Approach - - - -

Approach Movement DELAY (S) LOS DELAY (S) LOS

EB Approach 0.0 A 0.0 A

WB Approach 2.1 A 2.1 A

NB Approach 8.6 A 8.6 A

SB Approach - - - -

2023 Build with 
Improvements

2023 Build with 
Improvements

2023 Build

 Intersection

AM PEAK HOUR

W 14th St &                 
Site Access #2

Extracted from Synchro 11 Simulation Software. 

W 14th St &                 
Site Access #2

 Intersection

2023 BuildPM PEAK HOUR
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Based on the results of the capacity analysis, the intersection of W 14th Street at Site Access #2 is 
projected to operate at LOS A in the 2023 Build and 2023 Build with Improvements conditions 
during both peak hours. The 95th percentile queuing is projected to be less than 40’ at the 
northbound approach for both peak hours in both conditions. 

Based on the volume guidelines set in the NCDOT Roadway Design Manual (2022), it was 
determined that an eastbound right-turn lane and a westbound left-turn lane along W 14th Street 
at Site Access #2 are not needed. The corresponding auxiliary turn lane guidelines are provided 
in Appendix E. 

8.0 Summary of Findings and Conclusions 
 
 Based on ITE trip generation rates for land use 814, the proposed development is expected to 

generate a total of a total of 677 daily trips (338 entering and 339 exiting), 32 trips (17 entering 
and 15 exiting) during the AM peak hour, and a total of 71 trips (36 entering and 35 exiting) 
during the PM peak hour.  
 

 Based on the results of the capacity analysis, the intersection of N Howe Street at W 14th 
Street/Port Realty Driveway currently operates at LOS D during the AM peak hour and at LOS 
E during the PM peak hour and is projected to continue to operate at the same LOS in the 
2023 No Build condition. In the 2023 Build condition, the intersection is projected to operate 
at LOS D during the AM peak hour and at LOS F during the PM peak hour.  

 
 Due to the intersection of N Howe Street at W 14th Street/Port Realty Driveway operating at 

LOS F in the 2023 Build condition, an exclusive eastbound left-turn lane with 50 feet of storage 
is recommended. With the addition of the left-turn lane, the intersection is projected to 
operate at LOS D during the AM peak hour and at LOS E during the PM peak hour in the 2023 
Build with Improvements condition. 

 
 Based on the results of the capacity analysis, the intersection of N Howe Street at Site Access 

#1 is projected to operate at LOS C during both peak hours in the 2023 Build and 2023 Build 
with Improvements conditions. It was also determined that a southbound right-turn lane 
along N Howe Street at Site Access #1 is not needed. 

 
 Based on the results of the capacity analysis, the intersection of W 14th Street at Site Access 

#2 is projected to operate at LOS A during both peak hours in the 2023 Build and 2023 Build 
with Improvements conditions. It was also determined that an eastbound right-turn lane and 
a westbound left-turn lane along W 14th Street at Site Access #2 are not needed. 

 
 Based on the results presented in this study, the proposed development is not expected to 

adversely impact the surrounding roadway network. 
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File Name : N Howe St @ W 14th St
Site Code : 00031622
Start Date : 03/16/2022
Page No : 1

-

Groups Printed- Passenger Vehicles - Heavy Vehicles - Buses
N Howe St

Southbound
Port Realty
Westbound

N Howe St
Northbound

W 14th St
Eastbound

Start Time Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Left Thru Right Peds Int. Total

07:00 0 84 0 0 0 0 1 0 0 59 0 1 1 0 0 0 146
07:15 0 109 0 1 0 0 0 0 0 67 0 0 1 0 1 0 179
07:30 0 137 3 0 0 0 0 0 0 71 0 0 1 0 0 0 212
07:45 0 216 0 0 0 0 0 0 0 65 0 0 1 0 4 0 286
Total 0 546 3 1 0 0 1 0 0 262 0 1 4 0 5 0 823

08:00 0 164 0 0 0 0 1 0 0 82 0 0 3 0 0 0 250
08:15 0 224 1 0 0 0 0 0 0 140 0 0 2 0 1 0 368
08:30 0 157 1 0 0 0 0 0 0 175 0 0 2 0 2 0 337
08:45 0 189 2 0 0 0 0 0 1 121 0 1 3 0 1 0 318
Total 0 734 4 0 0 0 1 0 1 518 0 1 10 0 4 0 1273

16:00 0 119 5 0 0 0 0 0 0 220 0 1 1 0 2 0 348
16:15 0 161 3 1 0 0 0 0 0 211 0 0 3 0 0 0 379
16:30 0 164 1 1 0 0 0 0 2 212 0 1 0 0 3 0 384
16:45 0 163 1 0 0 0 0 0 2 220 0 1 3 0 2 0 392
Total 0 607 10 2 0 0 0 0 4 863 0 3 7 0 7 0 1503

17:00 0 149 2 0 2 0 1 0 1 238 0 0 0 0 1 0 394
17:15 0 157 0 1 0 0 0 0 2 189 0 0 4 0 1 0 354
17:30 0 155 4 0 0 0 0 0 1 164 0 0 0 0 0 0 324
17:45 0 147 2 1 1 0 0 0 2 155 0 0 2 0 1 0 311
Total 0 608 8 2 3 0 1 0 6 746 0 0 6 0 3 0 1383

Grand Total 0 2495 25 5 3 0 3 0 11 2389 0 5 27 0 19 0 4982
Apprch % 0 98.8 1 0.2 50 0 50 0 0.5 99.3 0 0.2 58.7 0 41.3 0  

Total % 0 50.1 0.5 0.1 0.1 0 0.1 0 0.2 48 0 0.1 0.5 0 0.4 0
Passenger Vehicles 0 2476 24 3 3 0 3 0 11 2377 0 5 27 0 19 0 4948
% Passenger Vehicles 0 99.2 96 60 100 0 100 0 100 99.5 0 100 100 0 100 0 99.3
Heavy Vehicles 0 8 0 0 0 0 0 0 0 6 0 0 0 0 0 0 14
% Heavy Vehicles 0 0.3 0 0 0 0 0 0 0 0.3 0 0 0 0 0 0 0.3

Buses 0 11 1 2 0 0 0 0 0 6 0 0 0 0 0 0 20
% Buses 0 0.4 4 40 0 0 0 0 0 0.3 0 0 0 0 0 0 0.4

SHORT COUNTS, LLC
735 Maryland St

Columbia, SC 29201

We can't say we're the Best, but you Can!
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File Name : N Howe St @ W 14th St
Site Code : 00031622
Start Date : 03/16/2022
Page No : 2
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File Name : N Howe St @ W 14th St
Site Code : 00031622
Start Date : 03/16/2022
Page No : 3

N Howe St
Southbound

Port Realty
Westbound

N Howe St
Northbound

W 14th St
Eastbound

Start Time Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Int. Total

Peak Hour Analysis From 07:00 to 08:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 08:00

08:00 0 164 0 0 164 0 0 1 0 1 0 82 0 0 82 3 0 0 0 3 250
08:15 0 224 1 0 225 0 0 0 0 0 0 140 0 0 140 2 0 1 0 3 368
08:30 0 157 1 0 158 0 0 0 0 0 0 175 0 0 175 2 0 2 0 4 337
08:45 0 189 2 0 191 0 0 0 0 0 1 121 0 1 123 3 0 1 0 4 318

Total Volume 0 734 4 0 738 0 0 1 0 1 1 518 0 1 520 10 0 4 0 14 1273
% App. Total 0 99.5 0.5 0  0 0 100 0  0.2 99.6 0 0.2  71.4 0 28.6 0   

PHF .000 .819 .500 .000 .820 .000 .000 .250 .000 .250 .250 .740 .000 .250 .743 .833 .000 .500 .000 .875 .865
Passenger Vehicles 0 725 4 0 729 0 0 1 0 1 1 513 0 1 515 10 0 4 0 14 1259

% Passenger Vehicles

Heavy Vehicles 0 4 0 0 4 0 0 0 0 0 0 3 0 0 3 0 0 0 0 0 7
% Heavy Vehicles 0 0.5 0 0 0.5 0 0 0 0 0 0 0.6 0 0 0.6 0 0 0 0 0 0.5

Buses 0 5 0 0 5 0 0 0 0 0 0 2 0 0 2 0 0 0 0 0 7
% Buses 0 0.7 0 0 0.7 0 0 0 0 0 0 0.4 0 0 0.4 0 0 0 0 0 0.5
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File Name : N Howe St @ W 14th St
Site Code : 00031622
Start Date : 03/16/2022
Page No : 4

N Howe St
Southbound

Port Realty
Westbound

N Howe St
Northbound

W 14th St
Eastbound

Start Time Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Left Thru Right Peds App. Total Int. Total

Peak Hour Analysis From 16:00 to 17:45 - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 16:15

16:15 0 161 3 1 165 0 0 0 0 0 0 211 0 0 211 3 0 0 0 3 379
16:30 0 164 1 1 166 0 0 0 0 0 2 212 0 1 215 0 0 3 0 3 384
16:45 0 163 1 0 164 0 0 0 0 0 2 220 0 1 223 3 0 2 0 5 392
17:00 0 149 2 0 151 2 0 1 0 3 1 238 0 0 239 0 0 1 0 1 394

Total Volume 0 637 7 2 646 2 0 1 0 3 5 881 0 2 888 6 0 6 0 12 1549
% App. Total 0 98.6 1.1 0.3  66.7 0 33.3 0  0.6 99.2 0 0.2  50 0 50 0   

PHF .000 .971 .583 .500 .973 .250 .000 .250 .000 .250 .625 .925 .000 .500 .929 .500 .000 .500 .000 .600 .983
Passenger Vehicles 0 633 7 0 640 2 0 1 0 3 5 879 0 2 886 6 0 6 0 12 1541

% Passenger Vehicles

Heavy Vehicles 0 0 0 0 0 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 1
% Heavy Vehicles 0 0 0 0 0 0 0 0 0 0 0 0.1 0 0 0.1 0 0 0 0 0 0.1

Buses 0 4 0 2 6 0 0 0 0 0 0 1 0 0 1 0 0 0 0 0 7
% Buses 0 0.6 0 100 0.9 0 0 0 0 0 0 0.1 0 0 0.1 0 0 0 0 0 0.5
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Southport Retail – Southport, NC 
Traffic Impact Study 
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Existing Laneage
Southport Retail – Southport, NC Exhibit 1

Legend
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Existing Volumes
Southport Retail – Southport, NC Exhibit 2

Legend
XX – AM Volumes

(XX) – PM Volumes
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2023 No Build Volumes
Southport Retail – Southport, NC Exhibit 3
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New Site Trip Distribution
Southport Retail – Southport, NC Exhibit 4

Legend
XX% – Percent Inbound

XX% – Percent Outbound
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New Site Trips
Southport Retail – Southport, NC Exhibit 5

Legend
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Southport Retail – Southport, NC Exhibit 6
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Southport Retail – Southport, NC 
Traffic Impact Study 
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HCM 6th TWSC Existing AM
3: N Howe Street & W 14th Street/Port Realty Driveway 07/06/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 0.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 10 4 4 4 4 4 4 518 4 4 734 4
Future Vol, veh/h 10 4 4 4 4 4 4 518 4 4 734 4
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 1 1 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 11 4 4 4 4 4 4 576 4 4 816 4
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1416 1415 818 1417 1415 579 820 0 0 581 0 0
          Stage 1 826 826 - 587 587 - - - - - - -
          Stage 2 590 589 - 830 828 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 115 137 376 115 137 515 809 - - 993 - -
          Stage 1 366 387 - 496 497 - - - - - - -
          Stage 2 494 495 - 364 386 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 110 136 376 110 136 515 809 - - 992 - -
Mov Cap-2 Maneuver 110 136 - 110 136 - - - - - - -
          Stage 1 364 385 - 493 494 - - - - - - -
          Stage 2 483 492 - 354 384 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 35.7 29 0.1 0
HCM LOS E D
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 809 - - 137 163 992 - -
HCM Lane V/C Ratio 0.005 - - 0.146 0.082 0.004 - -
HCM Control Delay (s) 9.5 - - 35.7 29 8.6 - -
HCM Lane LOS A - - E D A - -
HCM 95th %tile Q(veh) 0 - - 0.5 0.3 0 - -
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HCM 6th TWSC Existing PM
3: N Howe Street & W 14th Street/Port Realty Driveway 07/06/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 0.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 4 6 4 4 4 5 881 4 4 637 7
Future Vol, veh/h 6 4 6 4 4 4 5 881 4 4 637 7
Conflicting Peds, #/hr 0 0 0 0 0 0 2 0 2 2 0 2
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 7 4 7 4 4 4 6 979 4 4 708 8
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1719 1719 714 1721 1721 983 718 0 0 985 0 0
          Stage 1 722 722 - 995 995 - - - - - - -
          Stage 2 997 997 - 726 726 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 71 90 431 70 89 302 883 - - 701 - -
          Stage 1 418 431 - 295 323 - - - - - - -
          Stage 2 294 322 - 416 430 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 66 88 430 66 87 301 881 - - 700 - -
Mov Cap-2 Maneuver 66 88 - 66 87 - - - - - - -
          Stage 1 414 428 - 292 320 - - - - - - -
          Stage 2 284 319 - 403 427 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 45.7 46.5 0.1 0.1
HCM LOS E E
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 881 - - 106 100 700 - -
HCM Lane V/C Ratio 0.006 - - 0.168 0.133 0.006 - -
HCM Control Delay (s) 9.1 - - 45.7 46.5 10.2 - -
HCM Lane LOS A - - E E B - -
HCM 95th %tile Q(veh) 0 - - 0.6 0.4 0 - -
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HCM 6th TWSC 2023 No Build AM
3: N Howe Street & W 14th Street/Port Realty Driveway 07/05/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 0.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 10 4 4 4 4 4 4 523 4 4 741 4
Future Vol, veh/h 10 4 4 4 4 4 4 523 4 4 741 4
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 1 1 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 11 4 4 4 4 4 4 581 4 4 823 4
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1428 1427 825 1429 1427 584 827 0 0 586 0 0
          Stage 1 833 833 - 592 592 - - - - - - -
          Stage 2 595 594 - 837 835 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 113 135 372 112 135 512 804 - - 989 - -
          Stage 1 363 384 - 493 494 - - - - - - -
          Stage 2 491 493 - 361 383 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 108 134 372 107 134 512 804 - - 988 - -
Mov Cap-2 Maneuver 108 134 - 107 134 - - - - - - -
          Stage 1 361 382 - 490 491 - - - - - - -
          Stage 2 480 490 - 351 381 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 36.3 29.5 0.1 0
HCM LOS E D
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 804 - - 135 160 988 - -
HCM Lane V/C Ratio 0.006 - - 0.148 0.083 0.004 - -
HCM Control Delay (s) 9.5 - - 36.3 29.5 8.7 - -
HCM Lane LOS A - - E D A - -
HCM 95th %tile Q(veh) 0 - - 0.5 0.3 0 - -
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HCM 6th TWSC 2023 No Build PM
3: N Howe Street & W 14th Street/Port Realty Driveway 07/05/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 0.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 4 6 4 4 4 5 890 4 4 643 7
Future Vol, veh/h 6 4 6 4 4 4 5 890 4 4 643 7
Conflicting Peds, #/hr 0 0 0 0 0 0 2 0 2 2 0 2
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 7 4 7 4 4 4 6 989 4 4 714 8
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1735 1735 720 1737 1737 993 724 0 0 995 0 0
          Stage 1 728 728 - 1005 1005 - - - - - - -
          Stage 2 1007 1007 - 732 732 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 69 88 428 68 87 298 879 - - 695 - -
          Stage 1 415 429 - 291 319 - - - - - - -
          Stage 2 290 319 - 413 427 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 65 87 427 64 86 297 877 - - 694 - -
Mov Cap-2 Maneuver 65 87 - 64 86 - - - - - - -
          Stage 1 411 426 - 288 316 - - - - - - -
          Stage 2 280 316 - 400 424 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 46.1 47.4 0.1 0.1
HCM LOS E E
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 877 - - 105 98 694 - -
HCM Lane V/C Ratio 0.006 - - 0.169 0.136 0.006 - -
HCM Control Delay (s) 9.1 - - 46.1 47.4 10.2 - -
HCM Lane LOS A - - E E B - -
HCM 95th %tile Q(veh) 0 - - 0.6 0.5 0 - -
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HCM 6th TWSC 2023 Build AM
3: N Howe Street & W 14th Street/Port Realty Driveway 07/06/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 0.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 11 4 5 4 4 4 4 527 4 4 745 6
Future Vol, veh/h 11 4 5 4 4 4 4 527 4 4 745 6
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 1 1 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 12 4 6 4 4 4 4 586 4 4 828 7
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1440 1439 832 1442 1440 589 835 0 0 591 0 0
          Stage 1 840 840 - 597 597 - - - - - - -
          Stage 2 600 599 - 845 843 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 111 133 369 110 133 508 798 - - 985 - -
          Stage 1 360 381 - 490 491 - - - - - - -
          Stage 2 488 490 - 357 380 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 106 132 369 105 132 508 798 - - 984 - -
Mov Cap-2 Maneuver 106 132 - 105 132 - - - - - - -
          Stage 1 358 379 - 487 488 - - - - - - -
          Stage 2 477 487 - 346 378 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 36.9 30 0.1 0
HCM LOS E D
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 798 - - 135 157 984 - -
HCM Lane V/C Ratio 0.006 - - 0.165 0.085 0.005 - -
HCM Control Delay (s) 9.5 - - 36.9 30 8.7 - -
HCM Lane LOS A - - E D A - -
HCM 95th %tile Q(veh) 0 - - 0.6 0.3 0 - -
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HCM 6th TWSC 2023 Build AM
6: N Howe Street & Site Access #1 07/06/2022

Synchro 11 Report
Page 2

Intersection
Int Delay, s/veh 0.2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 4 8 9 525 746 4
Future Vol, veh/h 4 8 9 525 746 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 9 10 583 829 4
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1434 831 833 0 - 0
          Stage 1 831 - - - - -
          Stage 2 603 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 147 370 800 - - -
          Stage 1 428 - - - - -
          Stage 2 546 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 145 370 800 - - -
Mov Cap-2 Maneuver 282 - - - - -
          Stage 1 423 - - - - -
          Stage 2 546 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 16.2 0.2 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 800 - 335 - -
HCM Lane V/C Ratio 0.013 - 0.04 - -
HCM Control Delay (s) 9.6 - 16.2 - -
HCM Lane LOS A - C - -
HCM 95th %tile Q(veh) 0 - 0.1 - -
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HCM 6th TWSC 2023 Build AM
8: Site Access #2 & W 14th Street 07/06/2022

Synchro 11 Report
Page 3

Intersection
Int Delay, s/veh 2.8

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 14 4 4 5 4 4
Future Vol, veh/h 14 4 4 5 4 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 16 4 4 6 4 4
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 20 0 32 18
          Stage 1 - - - - 18 -
          Stage 2 - - - - 14 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 1596 - 982 1061
          Stage 1 - - - - 1005 -
          Stage 2 - - - - 1009 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1596 - 979 1061
Mov Cap-2 Maneuver - - - - 979 -
          Stage 1 - - - - 1005 -
          Stage 2 - - - - 1006 -
 

Approach EB WB NB
HCM Control Delay, s 0 3.2 8.6
HCM LOS A
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 1018 - - 1596 -
HCM Lane V/C Ratio 0.009 - - 0.003 -
HCM Control Delay (s) 8.6 - - 7.3 0
HCM Lane LOS A - - A A
HCM 95th %tile Q(veh) 0 - - 0 -
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HCM 6th TWSC 2023 Build PM
3: N Howe Street & W 14th Street/Port Realty Driveway 07/06/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 1.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 9 4 8 4 4 4 7 899 4 4 652 10
Future Vol, veh/h 9 4 8 4 4 4 7 899 4 4 652 10
Conflicting Peds, #/hr 0 0 0 0 0 0 2 0 2 2 0 2
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 10 4 9 4 4 4 8 999 4 4 724 11
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1761 1761 732 1763 1764 1003 737 0 0 1005 0 0
          Stage 1 740 740 - 1019 1019 - - - - - - -
          Stage 2 1021 1021 - 744 745 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 66 84 421 66 84 294 869 - - 689 - -
          Stage 1 409 423 - 286 314 - - - - - - -
          Stage 2 285 314 - 407 421 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 62 82 420 61 82 293 867 - - 688 - -
Mov Cap-2 Maneuver 62 82 - 61 82 - - - - - - -
          Stage 1 405 420 - 283 311 - - - - - - -
          Stage 2 274 311 - 392 418 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 52.2 49.5 0.1 0.1
HCM LOS F E
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 867 - - 99 94 688 - -
HCM Lane V/C Ratio 0.009 - - 0.236 0.142 0.006 - -
HCM Control Delay (s) 9.2 - - 52.2 49.5 10.3 - -
HCM Lane LOS A - - F E B - -
HCM 95th %tile Q(veh) 0 - - 0.8 0.5 0 - -
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HCM 6th TWSC 2023 Build PM
6: N Howe Street & Site Access #1 07/06/2022

Synchro 11 Report
Page 2

Intersection
Int Delay, s/veh 0.4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 9 19 20 897 653 9
Future Vol, veh/h 9 19 20 897 653 9
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 10 21 22 997 726 10
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1772 731 736 0 - 0
          Stage 1 731 - - - - -
          Stage 2 1041 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 91 422 870 - - -
          Stage 1 476 - - - - -
          Stage 2 340 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 89 422 870 - - -
Mov Cap-2 Maneuver 218 - - - - -
          Stage 1 464 - - - - -
          Stage 2 340 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 17.3 0.2 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 870 - 324 - -
HCM Lane V/C Ratio 0.026 - 0.096 - -
HCM Control Delay (s) 9.2 - 17.3 - -
HCM Lane LOS A - C - -
HCM 95th %tile Q(veh) 0.1 - 0.3 - -
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HCM 6th TWSC 2023 Build PM
8: Site Access #2 & W 14th Street 07/06/2022

Synchro 11 Report
Page 3

Intersection
Int Delay, s/veh 2.7

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 12 4 5 12 4 5
Future Vol, veh/h 12 4 5 12 4 5
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 13 4 6 13 4 6
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 17 0 40 15
          Stage 1 - - - - 15 -
          Stage 2 - - - - 25 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 1600 - 972 1065
          Stage 1 - - - - 1008 -
          Stage 2 - - - - 998 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1600 - 968 1065
Mov Cap-2 Maneuver - - - - 968 -
          Stage 1 - - - - 1008 -
          Stage 2 - - - - 994 -
 

Approach EB WB NB
HCM Control Delay, s 0 2.1 8.6
HCM LOS A
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 1020 - - 1600 -
HCM Lane V/C Ratio 0.01 - - 0.003 -
HCM Control Delay (s) 8.6 - - 7.3 0
HCM Lane LOS A - - A A
HCM 95th %tile Q(veh) 0 - - 0 -
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HCM 6th TWSC 2023 Build AM with Improvements
3: N Howe Street & W 14th Street/Port Realty Driveway 07/08/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 0.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 11 4 5 4 4 4 4 527 4 4 745 6
Future Vol, veh/h 11 4 5 4 4 4 4 527 4 4 745 6
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 1 1 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 50 - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 12 4 6 4 4 4 4 586 4 4 828 7
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1440 1439 832 1442 1440 589 835 0 0 591 0 0
          Stage 1 840 840 - 597 597 - - - - - - -
          Stage 2 600 599 - 845 843 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 111 133 369 110 133 508 798 - - 985 - -
          Stage 1 360 381 - 490 491 - - - - - - -
          Stage 2 488 490 - 357 380 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 106 132 369 105 132 508 798 - - 984 - -
Mov Cap-2 Maneuver 106 132 - 105 132 - - - - - - -
          Stage 1 358 379 - 487 488 - - - - - - -
          Stage 2 477 487 - 346 378 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 34.4 30 0.1 0
HCM LOS D D
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 798 - - 106 205 157 984 - -
HCM Lane V/C Ratio 0.006 - - 0.115 0.049 0.085 0.005 - -
HCM Control Delay (s) 9.5 - - 43.3 23.5 30 8.7 - -
HCM Lane LOS A - - E C D A - -
HCM 95th %tile Q(veh) 0 - - 0.4 0.2 0.3 0 - -
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HCM 6th TWSC 2023 Build AM with Improvements
6: N Howe Street & Site Access #1 07/08/2022

Synchro 11 Report
Page 2

Intersection
Int Delay, s/veh 0.2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 4 8 9 525 746 4
Future Vol, veh/h 4 8 9 525 746 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 4 9 10 583 829 4
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1434 831 833 0 - 0
          Stage 1 831 - - - - -
          Stage 2 603 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 147 370 800 - - -
          Stage 1 428 - - - - -
          Stage 2 546 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 145 370 800 - - -
Mov Cap-2 Maneuver 282 - - - - -
          Stage 1 423 - - - - -
          Stage 2 546 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 16.2 0.2 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 800 - 335 - -
HCM Lane V/C Ratio 0.013 - 0.04 - -
HCM Control Delay (s) 9.6 - 16.2 - -
HCM Lane LOS A - C - -
HCM 95th %tile Q(veh) 0 - 0.1 - -

Page 61 of 139



HCM 6th TWSC 2023 Build AM with Improvements
8: Site Access #2 & W 14th Street 07/08/2022

Synchro 11 Report
Page 3

Intersection
Int Delay, s/veh 2.8

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 14 4 4 5 4 4
Future Vol, veh/h 14 4 4 5 4 4
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 16 4 4 6 4 4
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 20 0 32 18
          Stage 1 - - - - 18 -
          Stage 2 - - - - 14 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 1596 - 982 1061
          Stage 1 - - - - 1005 -
          Stage 2 - - - - 1009 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1596 - 979 1061
Mov Cap-2 Maneuver - - - - 979 -
          Stage 1 - - - - 1005 -
          Stage 2 - - - - 1006 -
 

Approach EB WB NB
HCM Control Delay, s 0 3.2 8.6
HCM LOS A
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 1018 - - 1596 -
HCM Lane V/C Ratio 0.009 - - 0.003 -
HCM Control Delay (s) 8.6 - - 7.3 0
HCM Lane LOS A - - A A
HCM 95th %tile Q(veh) 0 - - 0 -
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HCM 6th TWSC 2023 Build PM with Improvements
3: N Howe Street & W 14th Street/Port Realty Driveway 07/08/2022

Synchro 11 Report
Page 1

Intersection
Int Delay, s/veh 1.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 9 4 8 4 4 4 7 899 4 4 652 10
Future Vol, veh/h 9 4 8 4 4 4 7 899 4 4 652 10
Conflicting Peds, #/hr 0 0 0 0 0 0 2 0 2 2 0 2
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length 50 - - - - - 100 - - 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 10 4 9 4 4 4 8 999 4 4 724 11
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1761 1761 732 1763 1764 1003 737 0 0 1005 0 0
          Stage 1 740 740 - 1019 1019 - - - - - - -
          Stage 2 1021 1021 - 744 745 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 66 84 421 66 84 294 869 - - 689 - -
          Stage 1 409 423 - 286 314 - - - - - - -
          Stage 2 285 314 - 407 421 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 62 82 420 61 82 293 867 - - 688 - -
Mov Cap-2 Maneuver 62 82 - 61 82 - - - - - - -
          Stage 1 405 420 - 283 311 - - - - - - -
          Stage 2 274 311 - 392 418 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 47.1 49.5 0.1 0.1
HCM LOS E E
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 867 - - 62 177 94 688 - -
HCM Lane V/C Ratio 0.009 - - 0.161 0.075 0.142 0.006 - -
HCM Control Delay (s) 9.2 - - 73.9 27 49.5 10.3 - -
HCM Lane LOS A - - F D E B - -
HCM 95th %tile Q(veh) 0 - - 0.5 0.2 0.5 0 - -
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HCM 6th TWSC 2023 Build PM with Improvements
6: N Howe Street & Site Access #1 07/08/2022

Synchro 11 Report
Page 2

Intersection
Int Delay, s/veh 0.4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 9 19 20 897 653 9
Future Vol, veh/h 9 19 20 897 653 9
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 100 - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 10 21 22 997 726 10
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1772 731 736 0 - 0
          Stage 1 731 - - - - -
          Stage 2 1041 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 91 422 870 - - -
          Stage 1 476 - - - - -
          Stage 2 340 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 89 422 870 - - -
Mov Cap-2 Maneuver 218 - - - - -
          Stage 1 464 - - - - -
          Stage 2 340 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 17.3 0.2 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 870 - 324 - -
HCM Lane V/C Ratio 0.026 - 0.096 - -
HCM Control Delay (s) 9.2 - 17.3 - -
HCM Lane LOS A - C - -
HCM 95th %tile Q(veh) 0.1 - 0.3 - -
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HCM 6th TWSC 2023 Build PM with Improvements
8: Site Access #2 & W 14th Street 07/08/2022

Synchro 11 Report
Page 3

Intersection
Int Delay, s/veh 2.7

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Vol, veh/h 12 4 5 12 4 5
Future Vol, veh/h 12 4 5 12 4 5
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Free Free Free Free Stop Stop
RT Channelized - None - None - None
Storage Length - - - - 0 -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 13 4 6 13 4 6
 

Major/Minor Major1 Major2 Minor1
Conflicting Flow All 0 0 17 0 40 15
          Stage 1 - - - - 15 -
          Stage 2 - - - - 25 -
Critical Hdwy - - 4.12 - 6.42 6.22
Critical Hdwy Stg 1 - - - - 5.42 -
Critical Hdwy Stg 2 - - - - 5.42 -
Follow-up Hdwy - - 2.218 - 3.518 3.318
Pot Cap-1 Maneuver - - 1600 - 972 1065
          Stage 1 - - - - 1008 -
          Stage 2 - - - - 998 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - - 1600 - 968 1065
Mov Cap-2 Maneuver - - - - 968 -
          Stage 1 - - - - 1008 -
          Stage 2 - - - - 994 -
 

Approach EB WB NB
HCM Control Delay, s 0 2.1 8.6
HCM LOS A
 

Minor Lane/Major Mvmt NBLn1 EBT EBR WBL WBT
Capacity (veh/h) 1020 - - 1600 -
HCM Lane V/C Ratio 0.01 - - 0.003 -
HCM Control Delay (s) 8.6 - - 7.3 0
HCM Lane LOS A - - A A
HCM 95th %tile Q(veh) 0 - - 0 -
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Queuing and Blocking Report
Baseline 07/06/2022

Existing AM SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB WB SB
Directions Served LTR LTR L
Maximum Queue (ft) 31 31 26
Average Queue (ft) 12 12 5
95th Queue (ft) 37 37 22
Link Distance (ft) 1082 1087
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Queuing and Blocking Report
07/06/2022

Existing PM SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB WB
Directions Served LTR LTR
Maximum Queue (ft) 31 30
Average Queue (ft) 12 6
95th Queue (ft) 37 26
Link Distance (ft) 1082 1087
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0

Page 67 of 139



Queuing and Blocking Report
07/06/2022

2023 No Build AM SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB WB
Directions Served LTR LTR
Maximum Queue (ft) 31 30
Average Queue (ft) 12 6
95th Queue (ft) 37 26
Link Distance (ft) 1082 1087
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Queuing and Blocking Report
07/06/2022

2023 No Build PM SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB WB
Directions Served LTR LTR
Maximum Queue (ft) 31 30
Average Queue (ft) 12 6
95th Queue (ft) 37 26
Link Distance (ft) 1082 1087
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Queuing and Blocking Report
07/06/2022

2023 Build AM SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB WB NB
Directions Served LTR LTR L
Maximum Queue (ft) 31 31 31
Average Queue (ft) 12 6 12
95th Queue (ft) 38 26 36
Link Distance (ft) 1118 1098
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: N Howe Street & Site Access #1

Movement NB
Directions Served L
Maximum Queue (ft) 30
Average Queue (ft) 6
95th Queue (ft) 25
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Site Access #2 & W 14th Street

Movement NB
Directions Served LR
Maximum Queue (ft) 31
Average Queue (ft) 12
95th Queue (ft) 36
Link Distance (ft) 998
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Queuing and Blocking Report
07/06/2022

2023 Build PM SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB NB SB
Directions Served LTR L L
Maximum Queue (ft) 31 30 29
Average Queue (ft) 18 12 11
95th Queue (ft) 43 36 33
Link Distance (ft) 1118
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: N Howe Street & Site Access #1

Movement EB NB
Directions Served LR L
Maximum Queue (ft) 31 31
Average Queue (ft) 19 12
95th Queue (ft) 44 37
Link Distance (ft) 996
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Site Access #2 & W 14th Street

Movement NB
Directions Served LR
Maximum Queue (ft) 29
Average Queue (ft) 6
95th Queue (ft) 25
Link Distance (ft) 998
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Queuing and Blocking Report
07/08/2022

2023 Build AM with Improvements SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB EB WB NB
Directions Served L TR LTR L
Maximum Queue (ft) 30 30 31 30
Average Queue (ft) 6 6 6 12
95th Queue (ft) 26 26 27 35
Link Distance (ft) 1074 1091
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 50 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: N Howe Street & Site Access #1

Movement NB
Directions Served L
Maximum Queue (ft) 29
Average Queue (ft) 6
95th Queue (ft) 25
Link Distance (ft)
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Site Access #2 & W 14th Street

Movement NB
Directions Served LR
Maximum Queue (ft) 31
Average Queue (ft) 12
95th Queue (ft) 36
Link Distance (ft) 1066
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Queuing and Blocking Report
07/08/2022

2023 Build PM with Improvements SimTraffic Report
Page 1

Intersection: 3: N Howe Street & W 14th Street/Port Realty Driveway

Movement EB EB NB SB
Directions Served L TR L L
Maximum Queue (ft) 30 30 30 29
Average Queue (ft) 6 12 12 11
95th Queue (ft) 26 35 35 34
Link Distance (ft) 1074
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 50 100 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: N Howe Street & Site Access #1

Movement EB NB
Directions Served LR L
Maximum Queue (ft) 31 31
Average Queue (ft) 19 24
95th Queue (ft) 44 44
Link Distance (ft) 1019
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft) 100
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Site Access #2 & W 14th Street

Movement NB
Directions Served LR
Maximum Queue (ft) 29
Average Queue (ft) 6
95th Queue (ft) 25
Link Distance (ft) 1066
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Southport Retail – Southport, NC 
Traffic Impact Study 

P a g e  | 15 

Bowman.com 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX E 
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N Howe Street at Site Access #1

Source: NCDOT Roadway Design Manual (April 2022) – Figure 8-8 Right Turn Lane Warrants

Two-Lane Highway Right Turn Lane Warrant

PM Peak Hour:
Total Volume=662
Right Turns=9

AM Peak Hour:
Total Volume=750
Right Turns=4

Radius Only 
Required
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PM Peak Hour:
Total Volume=14
Right Turns=2

AM Peak Hour:
Total Volume=15
Right Turns=1

Radius Only 
RequiredW 14th Street at Site Access #2

Source: NCDOT Roadway Design Manual (April 2022) – Figure 8-8 Right Turn Lane Warrants

Two-Lane Highway Right Turn Lane Warrant
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PM Peak Hour:
Major Volume=17
Left Turns=5

AM Peak Hour:
Major Volume=8
Left Turns=3

Left-Turn Lane 
Not Warranted

Source: AASHTO Green Book (A Policy on Geometric Design of Highways and Streets (2018), 7th Edition

W 14th Street at Site Access #2

Intersections on Arterials in Urban Areas Left-Turn Lane Warrant
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NCDOT-Final Review 7/8/2022 
 

Southport Retail dated 07/08/22 Final Review (Review notes provided in green. 

Recommendations are provided in red) 

 

• Development includes:  

o 10,640 square feet: Variety Store (LUC 814) 

o Build Year: 2023 

 

• NC 211 (N Howe Street) at W 14th Street (stop-controlled full movement intersection)  

o In the AM, no drop in LOS or delay increase >25%. All approaches operate at LOS 

D or better 

o In the PM, EB approach drops from LOS E to LOS F, but the delay increase is 

<25%. All other approaches operate at LOS E or better 

o No queues exceed storage 

Recommended Improvements by Developer: 

o Provide an exclusive eastbound left-turn lane with 50 feet of storage 

Based on review of the analysis, the following improvements are necessary by the 

Developer:  

Construct an eastbound right turn lane on W 14th Street with 50 feet of storage, 50 feet 

full-width deceleration and 50 feet of taper 
 

• NC 211 (N Howe Street) and Site Access 1 (proposed stop-controlled T-intersection)  

o In the AM, all approaches operate at LOS C or better 

o In the PM, all approaches operate at LOS C or better 

o Based on the site trips no turn lanes are warranted 

Recommended Improvements by Developer: 

o No improvements are recommended  

Based on review of the analysis, the following improvements are necessary by the 

Developer: 

Construct site access with one ingress and one egress lane 

Provide stop-control for eastbound approach 

Provide an internal protected stem of 50 feet, measured from the right-of-way 

 

• W 14th Street and Site Access 2 (proposed stop-controlled T-intersection)  

o In the AM, all approaches operate at LOS A 

o In the PM, all approaches operate at LOS A 

o Based on the site trips no turn lanes are warranted 

Recommended Improvements by Developer: 

o No improvements are recommended 

Based on review of the analysis, the following improvements are necessary by the 

Developer: 

Construct site access with one ingress and one egress lane 

Provide stop-control for northbound approach 

Provide an internal protected stem of 50 feet, measured from the right-of-way 
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PLANNING BOARD 
              
 
MEMORANDUM 
 
To: Members of the Planning Board 
From: Dorothy Dutton, City Clerk, CZO, CFM 
 Wes McLeod, Director of Govt Services, CFCOG 
 Sam Shore, Planner, CFCOG 
Re: Major Site Plan, 115 N Howe Street Mixed-Use Development, submitted by Barbee 

Enterprises of Southport 
Date: September 9, 2022 

 

 
BACKGROUND 

 
The attached Major Site Plan application is for the redevelopment of an existing 
property in the city limits. This project triggered a Major Site Plan because it contains 
more than 10,000 sf of impervious area, and (4) dwelling units. The property is located 
at 115 N. Howe Street and is at the Corner of N. Howe and W. Nash St. The site area is 
15,608.45 sf or (.36 acres). The zoning district is the Central Business District. Central 
Business District is defined as a restricted district in which commercial uses are densely 
developed in accordance with the City’s historical commerce center. The proposed uses 
of the site are Retail, Restaurant, and Residential. 
 
The existing structure on site is proposed to be demolished and replaced with a new 
structure. The proposed structure is a multi-story building that is 102 feet x 90 feet. The 
existing impervious area on the site is 11,431 sf. The proposed layout of the site would 
add an additional 2,886 sf for a total of 14,317 sf. The percentage of impervious area for 
the site is 91.73 %, which is an increase of 0.07 acres from the existing conditions. The 
plans propose 4 residential dwelling units. The UDO requires (1) parking space per 
residential unit in a mixed use development regardless of whether it is in the Central 
Business District or not. Within the CBD Zoning district, no off-street parking shall be 
required for any nonresidential use, whether new construction or change of 
use/redevelopment. The only exception to this is for residential uses as mentioned 
above. There are 8 total spaces. Parking facilities less than 10 spaces are not required 
to meet the parking facility landscaping guidelines. Street yard buffers are not required 
in the BD or CBD zoning districts. Buffer yards are also not required in CBD where 
adjacent to R-10 property. However, in this case staff would recommend that a fence be 
installed to help separate the residential neighborhood on Nash Street. 
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Attached are the exterior elevations. New construction in the CBD and BD are subject to 
the following design guidelines: 
 
3.11 BUILDING DESIGN STANDARDS 
 
A. PURPOSE 
The purpose of this section is to ensure architectural compatibility and the 
establishment and preservation of architectural character throughout the city. 
 
B. APPLICABILITY 
The requirements of this section shall apply to the CBD and BD zoning districts in the 
following circumstances: 

1. All new construction other than single-family or two-family dwellings. 
2. Communication towers, religious institutions, government buildings, public 
structures, and uses within the LI and HI districts shall be exempt from these 
requirements. 
 

C. DESIGN STANDARDS 
1. The primary entrance of the structure shall be architecturally and functionally 
designed on the front facade facing the primary street.  
2. Except for corner lots, the front facade of the principal structure shall be 
parallel to the front lot line and street. The structure is facing N. Howe Street. 
3. Façade colors shall be of low reflectance earth tone, muted, subtle, or neutral 
colors. Building trim may feature brighter colors as an accent material. The use of 
high-intensity, metallic, fluorescent, dayglow, or neon colors shall be prohibited.  
The façade of the building is EIFS (Exterior Insulation and Finish Systems). 
Exterior insulation and finish system (EIFS) is a general class of non-load 
bearing building cladding systems that provides exterior walls with an 
insulated, water-resistant, finished surface in an integrated composite 
material system. It can be painted but is often left in a neutral beige color. It 
can be used in both residential and commercial construction.  
There are brick veneer columns on the first level with the EIFS, and hardie 
plank siding on the upper levels.  
4. Ground mounted mechanical equipment, solid waste storage, and recycling 
storage shall be located to the rear or side yard and screened from view of the 
street. The dumpster area is in the rear corner, away from the road and 
screened by a fence.  
5. Outparcels shall be designed and integrated with the main project or principal 
structure. 
6. No portion of a building facing a front or side lot line, unless a zero lot line 
common wall, shall be constructed of unadorned (unfaced) concrete masonry 
units or corrugated and/or sheet metal. 
7. No single facade extending unbroken more than 35 feet in a horizontal plane 
may be visible from a public roadway. Compliance may be obtained through one 
of the following: 
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a) The use of projections or recesses. When used, each projection or 
recess shall have a projection (or depth) dimension of no less than 18 
inches and a width of no less than 36 inches; or 
b) The use of columns or other architectural detail to provide visual 
interest. Where used, columns should be harmonious with the general 
design of the structure. 

8. At least 25% of the first floor of the street facade(s) shall be transparent 
(including all sides facing a street right-of-way). Street level windows shall 
be visually permeable. Mirrored glass is not permitted in any location. False or 
display casements are not permitted in lieu of exterior window treatments for the 
frontage elevation. A window shall be measured as follows: 

a) Minimum area: 16 square feet 
b) Minimum width: 3 feet 
c) Minimum height: 4 feet 

9. A pitched roof shall have eaves a minimum of 12 inches from the building face 
including gutters. This shall not apply to zero lot line structures. 
 

D. COMPLIANCE 
Compliance with the requirements of this section shall be demonstrated through 
submittal of architectural drawings in conjunction with the appropriate approval type. 
Drawings shall include, but not be limited to, a floor plan, roof plan, and all exterior 
building elevations. 
 
Other standards to consider: 
 
3.9: C. HEIGHT EXCEPTIONS Attached chimneys, belfries, cupolas, domes, elevator 
support structures, HVAC units, and similar appurtenances may exceed the maximum 
height requirement by not more than five (5) feet. All other structures shall comply with 
the height requirements of this ordinance. The roof of the third floor is shown at 40’, 
and the elevator height, is 44’ high. This qualifies as an acceptable exception.  
 
3.16 LIGHTING: WALL SCONCES (BDGW -LED): - 18 WATTS - 2420 LUMENS - 0 -
10V DIMMING - DARK SKY COMPLIANT 
 
No bufferyard is required in the CBD at the time of the application.  
 
Any signage must comply with 3.19 F. On-Premises Signs; sign plan submittal to follow.  
 
The revised plan shows the first floor as a total of (7) Retail spaces (total of 7435 sf). 
The second floor is composed of (4) apartments (total of 5998 sf), and business use 
(2870 sf), the third floor is the restaurant (6241 sf) and the rooftop assembly level (3519 
sf).  
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The Planning Board may appoint a review committee to go over this project 
further. 
 
 
 

APPENDIX A CHECKLIST 

 
APPLICATION TYPE 

MAJOR SITE 
PLAN 

REQUIREMENTS 

RECEIVED 
YES OR NO 

(OR NOT REQUIRED) 

Proposed or approved name of development, project, 
subdivision, and/or phase. 

X X 

Developer/applicant name(s), including mailing address 
and telephone number(s). 

X X 

Property owner name(s), including mailing address and 
telephone number. 

X X 

Name, registration number, and seal of professional 
Land Surveyor, Engineer, Landscape Architect, and/or 
Architect. 

X X 

Date of plat/plan preparation and of surveys; North arrow 
and orientation; Map scale, denoted graphically and 
numerically. 

X X 

Sketch vicinity map showing the relationship between the 
proposed property or properties and the surrounding 
area.  

X X 

Tax parcel numbers, owners, zoning classifications, and 
book and page numbers of the site tract and adjacent 
tracts. 

X X 

Exact existing and proposed or pending property 
boundary lines by bearings and distances and the 
location of the intersecting boundary lines of adjacent 
lands.  

 X 

Lots numbered consecutively throughout the subdivision.  N/A 

Boundaries of any proposed or pending zoning districts 
on site. Boundaries much be described by bearing and 
distance where they do not follow described boundaries. 

X N/A 

Sufficient engineering data to determine readily, and to 
be reproducible on the ground, every straight or curved 
boundary line, street line, lot line, right-of-way line, 
easement line, and setback line, including dimensions, 
bearings or deflection angles, radii, central angles, and 
tangent distances for the center line of curved streets 
and curved property lines that are not the boundary of 
curved streets. All dimensions shall be measured to the 
nearest one-tenth of a foot and all angles to the nearest 
minute.  

 
X 

 
X 

Accurate  locations and descriptions of all monuments, 
markets, and control points.  

 N/A 

Location, dimensions, density, and description of 
proposed land uses on each tract or parcel, including 
single family residential, multi-family residential, 
commercial, office, institutional, industrial, and 
recreational. Recreational uses shall specify type and 
future ownership. 

X X 

Location and dimensions of existing and proposed 
buildings or structures on the site and all adjacent tracts, 

X X 
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including existing buildings or structures to be removed. 
Total number of stories of all multi-story buildings and 
height of all buildings must be indicated.  

Location, direction, dimensions, name, and surface type 
of existing or proposed rights-of-way and easements, 
including those being vacated and those on adjacent 
properties.  

X X 

Location of roads appearing on officially adopted plans. X X 

Location of roads, streets, and circulation patterns; 
including any proposed or required bicycle or pedestrian 
facilities.  

X X 

Total square footage of existing and proposed 
impervious surfaces. 

X X 

Names, cross-sections, approximate grades, and 
pavement widths of proposed road rights-of-way, 
including design engineering data for all corners and 
curves. 

X X 

Type of street dedication, either public or private.  N/A 

Location and dimensions of parking and loading spaces 
and drive aisles, including handicapped parking.  

X X 

Location and dimensions of existing and proposed 
sidewalks and accessible accessways. 

X X 

Location and dimensions of all trash containers and 
required screening. 

X X 

FEMA-designated flood hazard areas, including flood 
zone designations and map panels. 

X X  (N/A) 

Location and description of CAMA Areas of 
Environmental Concern, including 404 wetlands as 
determined by the Army Corp of Engineers and coastal 
wetlands as determined by NCDEQ.  

X N/A 

Location and description of environmental features such 
as wooded areas, marshes, swamps, rock outcrops, 
ponds or lakes, streams or streambeds, and any other 
natural features affecting the site. 

X N/A 

Existing and proposed topography. X N/A 

Location, dimensions, and description of all areas to be 
dedicated to the public or to a property owners 
association. 

 N/A 

Location, size, and flow direction of existing and 
proposed draining courses within or immediately 
adjacent to the site, including culverts and storm drains. 

X N/A 

Location and size of stormwater basins or other 
comparable stormwater management mechanisms. 

X N/A 

Location and labeling of minimum building setback lines. X X 

Detailed utility plans, including water, sewer, and 
stormwater, and showing connections to existing 
systems or plans for individual water supply systems and 
sewage disposal systems. Plans must show line sizes, 
the location of hydrants, blow-offs, manholes, pumps, 
force mains, gate valves, utility and maintenance 
easements, and daily estimated sewer flow figures. Type 
of construction materials and brand of appurtenances 
may require approval from the City of Southport, 
Brunswick County Utilities, and/or NCDOT. Plans shall 
include profiles based on mean sea level datum for 
gravity sanitary and storm sewers. 

X X 

Total number and type of dwelling units, by development 
phase. 

X X 
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For residential uses, the number of units, heights, and a 
generalized location. For non-residential uses, the 
height, approximate footprint, and location of all 
structures.  

 X 

Signage. X Will apply separately. 

Outdoor Lighting Plan. X X 

Locations, dimensions, and size of required buffers, 
street yards, foundation planting, parking facility planting 
areas.  

X N/A 

Location, species, and size of all regulated and specimen 
trees as defined by this ordinance. 

X N/A 

Location and size of all groves of trees to be protected, 
including the approximate number and species of 
protected trees. 

X X 

Location, species, dimensions, and spacing of all 
required landscaping materials clearly labeled and 
numbered and a legend. 

X N/A 

Note on plan stating that prior to any clearing, grading, or 
construction activity tree protection fencing will be 
installed around protected plans, trees, or groves of 
trees. No construction workers, tools, materials, or 
vehicles are permitted within the tree protection fencing.  

X X 

Any other information considered pertinent by the 
applicant, UDO Administrator, Planning Board or Board 
of Aldermen. 

X  
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Home Office: Wilmington Regional Office:   Serving the Southeast since 2002 
119 Brookstown Ave. Suite PH1 5917 Oleander Drive, Suite 206  
Winston-Salem, NC 27101 Wilmington, NC 28403 
Main: 336.744.1636; Fax:  336.458.9377 Main: 910.251.8912; Fax:  336.458.9377 

August 15, 2022 

Transportation Impact Analysis (TIA) Scoping 
DAVENPORT Project Number 220253 

Beacham Mixed Use 
Southport, NC 

Proposed Land Uses 
Full Build  

• LUC 220 Multifamily Housing - Low-Rise
• LUC 710 General Office Building
• LUC 822 Strip Retail Plaza - < 40K sq ft.
• LUC 932 High-Turnover, (Sit Down) Restaurant

Proposed Study Intersections 
• NC211 (Howe Street) at Nash Street
• Nash Street at Site Drive 1

Proposed annual growth rate – 1%  

Analysis Periods – Weekday, AM peak (7:00-9:00 am) and PM peak (4:00-6:00 pm) 

Turning Movement Counts   
Determine after scope approval 

TIA Analysis Scenarios: 
• 2022 Existing Conditions
• 2024 Future No Build Conditions
• 2024 Future Build Conditions
• 2024 Future Build Conditions with Improvements (if required)

Page 92 of 139



 
 
Page 2 8/12/2022 
 DAVENPORT Project No. 220248 
 

Home Office: Wilmington Regional Office:   Serving the Southeast since 2002  
119 Brookstown Ave. Suite PH1 5917 Oleander Drive, Suite 206  
Winston-Salem, NC 27101 Wilmington, NC 28403 
Main: 336.744.1636; Fax:  336.458.9377 Main: 910.251.8912; Fax:  336.458.9377                                                                   

Trip Generation – ITE Trip Generation 11th Edition - Graphs attached 
 

ITE Trip Generation 11th Edition 
Average Weekday Driveway Volumes 24 Hour AM Peak Hour PM Peak Hour Two-Way 

Land Use 
ITE 

Land 
Code 

Size Method/ 
Type Volume Enter Exit Enter Exit 

Multifamily Homes             
(Low-Rise) 220 4 Dwelling 

Units 
Adjacent/ 
Equation 101 6 18 14 8 

Office Space 710 2.77 1000 sq Adjacent/ 
Equation 51 7 1 1 7 

Retail 822 5.17 1000 sq Adjacent/ 
Equation 448 11 8 24 25 

Restaurant 932 200  Seats Adjacent/ 
Equation 874 54 51 44 34 

Total Unadjusted Trips 1,474 78 78 83 74 
 
Proposed site trip directional distribution - to be completed and sent for approval after taking counts 
 
Approved developments – n/a unless instructed otherwise 
 
Committed Improvements by others - None 

 
Other Remarks – Trips under 3k NCDOT threshold for TIA, but over Southport 500 trips threshold. 
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FIGURE 2A 

SITE LOCATION MAP 

 

 

 
SITE INDICATOR 
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FIGURE 2B 
VICINITY MAP 

STUDY INTERSECTIONS 
EXISTING 
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1

Dorothy Dutton

From: Hughes, Benjamin T <bthughes@ncdot.gov>
Sent: Monday, August 15, 2022 5:32 PM
To: Dorothy Dutton
Subject: RE: [External] Beacham Mixed Use - DAVENPORT project 220253 - 

Hey Dorrie,  
Hope you’re doing well. I agree with Don in this instance, a traditional traffic impact analysis is not possible in 
this situation and I do not recommend. Give me a call tomorrow when you have a chance and I’d be glad to 
elaborate, my direct line is (910) 632-0891.  
 
Thanks! 
 
Benjamin T. Hughes, PE 
District Engineer 
Division 3 | District 3 
(910) 632-0891 Direct 
(910) 398-9109 Office 
 
From: Don Bennett <DBennett@davenportworld.com>  
Sent: Monday, August 15, 2022 10:04 AM 
To: Hughes, Benjamin T <bthughes@ncdot.gov>; Dorothy Dutton <ddutton@cityofsouthport.com> 
Cc: Fatima Al Alshaik <FAlAlshaik@davenportworld.com>; Erin Govea <EGovea@davenportworld.com> 
Subject: [External] Beacham Mixed Use - DAVENPORT project 220253 -  
 
CAUTION: External email. Do not click links or open attachments unless you verify. Send all suspicious email as an attachment to 
Report Spam. 

 
Please see the attached proposed scope of study for the above referenced project.   Being in a downtown area with the 
grid available to disperse the trips, and the limited parking available for the site, a typical TIA for this project where point 
impacts are determined is difficult to define.   Traffic for this site will likely distribute to the available public on street 
parking as is typical in most CBD’s.  We also anticipate that the proposed non-residential uses will provide services to the 
surrounding residents, and pedestrian/cyclist trips from the surrounding residential areas are also a difficult to quantify 
aspect given the typical trip generation methods being oriented to vehicular mode.   I would like to request some time at 
the scheduled intergovernmental review meetings for TIA’s to discuss the attached proposed scope of study for this 
site.   
 
Ms. Dutton,  
Per our telephone call this AM, it would be greatly appreciated if you could copy me when this scope is transmitted to 
the other partner agencies who will be involved in the review of this project.   I will establish a team contact list to 
ensure all persons receive subsequent communications.  
 

 

Don Bennett, PE | Senior Transportation Engineer 
DAVENPORT 
5917 Oleander Drive, Suite 206 | Wilmington, NC 28403 
t (910) 550-3741  c (910) 599-1380 
www.davenportworld.com 
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2018 APPENDIX B 
BUILDING CODE SUMMARY 

FOR ALL COMMERCIAL PROJECTS 
(EXCEPT 1 AND 2-FAMILY DWELLINGS AND TOWNHOUSES)

(Reproduce the following data on the building plans sheet 1 or 2) 

Name of Project: ___________________________________________________________________________ 
Address: ________________________________________________________Zip Code _____________  
Owner/Authorized Agent: _____________Phone # ( _____ ) _____ - _______E-Mail ____________________ 
Owned By:     City/County    Private   State 
Code Enforcement Jurisdiction:   City____________     County_________   State 

CONTACT:  _____________________________________________________________ 
DESIGNER FIRM NAME LICENSE # TELEPHONE # E-MAIL
Architectural ___________________ ____________ ____________ (____)_______ ______________ 
Civil ___________________ ____________ ____________ (____)_______ ______________ 
Electrical ___________________ ____________ ____________ (____)_______ ______________ 
Fire Alarm ___________________ ____________ ____________ (____)_______ ______________ 
Plumbing ___________________ ____________ ____________ (____)_______ ______________ 
Mechanical ___________________ ____________ ____________ (____)_______ ______________ 
Sprinkler-Standpipe   ________________ ____________ ____________ (____)_______ ______________ 
Structural ___________________ ____________ ____________ (____)_______ ______________ 
Retaining Walls >5' High  ____________ ____________ ____________ (____)_______ ______________ 
Other ___________________ ____________ ____________ (____)_______ ______________ 
(“Others” should include firms and individuals such as truss, precast, pre-engineered, interior designers, etc.) 

2018 NC CODE FOR:  New Construction  Addition  Renovation 
 1st Time Interior Completion  
 Shell/Core  
 Phased Construction – Shell/Core 
 Renovation 

2018 NC EXISTING BUILDING CODE:  Prescriptive         Repair        Chapter 14 
 Alteration:     Level I        Level II                Level III 

 Historic Property          Change of Use 
CONSTRUCTED:(date) __________ORIGINAL OCCUPANCY(S) (Ch. 3):______________ 
RENOVATED:     (date) __________CURRENT OCCUPANCY(S) (Ch. 3):______________ 

RISK CATEGORY (table 1604.5)   Current:  I              II  III  IV 
Proposed:  I              II  III  IV 

BASIC BUILDING DATA 
Construction Type:   I-A II-A III-A  IV V-A
(check all that apply) I-B II-B III-B V-B
Sprinklers:  No Partial  Yes  NFPA 13  NFPA 13R  NFPA 13D 
Standpipes:  No Yes     Class  I  II  III  Wet  Dry 
Fire District:  No Yes (Primary) Flood Hazard Area:  No  Yes 
Special Inspections Required:     No  Yes ■

A-2, R-2, B, M

dansmithpe.com

mkilian@kilianengineering.com

mkilian@kilianengineering.com

mkilian@kilianengineering.com

bob@andron.com

264-6050919

438-8778252

438-8778252

438-8778252

616-0405919S ROBERT ANDRON, ARCHITECT P.A.

20090

17304

17304

17304

2764

Daniel C Smith PE

Michael Kilian P.E.

Michael Kilian P.E.

Michael Kilian P.E.

S Robert Andron, AIA

Dan Smith Engineering

Kilian Engineering Inc.

Kilian Engineering Inc.

Kilian Engineering Inc.

Dan Smith @ 919-264-6050

Brunswick

ccbeacham@yahoo.om1016523910Eric/Catherine Beacham

28461115 N. Howe Street, Southport North Carolina

Southport 3-Story Building

2018 NC Administrative Code and Policies Appendix B for Building 

Gross Building Area: 
FLOOR EXISTING  (SQ 

FT) 
NEW  (SQ FT) RENO/ALTER 

(SQ.FT) 
SUB-TOTAL 

6th Floor 
5th  Floor  
Occupied Roof 
3rd  Floor 
2nd  Floor 
Mezzanine 
1st  Floor 
Basement 

TOTAL 

ALLOWABLE AREA 
Primary Occupancy Classification:       

Assembly A-1 A-2 A-3 A-4 A-5
Business 
Educational 
Factory F-1 Moderate F-2 Low
Hazardous H-1 Detonate H-2 Deflagrate H-3 Combust H-4 Health H-5 HPM
Institutional I-1 Condition 1      2

1-2 Condition 1  2 
1-3 Condition 1  2  3  4  5 
1-4

Mercantile 
Residential R-1 R-2 R-3 R-4
Storage S-1 Moderate S-2 Low  High-piled  

Parking Garage  Open  Enclosed  Repair Garage 
Utility and Miscellaneous 

Accessory Occupancy Classification(s): __________________________________________________________ 
Incidental Uses (Table 509): ____________________________________________________________________ 
Special Uses (Chapter 4 – List Code Sections) _______________________________________________________ 
Special Provisions: (Chapter 5 – List Code Sections): _________________________________________________ 
Mixed Occupancy:     No          Yes  Separation: _____  Hr. Exception: ___________________ 

 Non-Separated Use  (508.3) 
The required type of construction for the building shall be determined by applying the height and area limitations 
for each of the applicable occupancies to the entire building.  The most restrictive type of construction, so 
determined, shall apply to the entire building. 
 Separated Use  (508.4)  -   
See below for area calculations for each story, the area of the occupancy shall be such that the sum of the  
ratios of the actual floor area of each use divided by the allowable floor area for each use shall not exceed 1. 

  Actual Area of Occupancy A   + Actual Area of Occupancy B
Allowable Area of Occupancy A Allowable Area of Occupancy B

+   _____________________   +   ……    =  ______  

< 1 

< 1.00 

■

■

28,7010287010

0

7435

8868

8879

3519

7435

8868

8879

3519
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STORY 
NO. 

 

DESCRIPTION AND 
USE 

(A) 
BLDG AREA PER 

STORY (ACTUAL) 

(B) 
TABLE 506.24 

AREA 

(C) 
AREA FOR FRONTAGE 

INCREASE1,5 

(D) 
ALLOWABLE AREA PER 

STORY OR UNLIMITED2,3 

      

      

      

      

      

1  Frontage area increases from Section 506.3 are computed thus: 
a. Perimeter which fronts a public way or open space having 20 feet minimum width =  _______ (F) 
b. Total Building Perimeter  =  _________ (P) 
c. Ratio (F/P)  =  ___________  (F/P) 
d. W = Minimum width of public way   =  _________  (W) 
e. Percent of frontage increase   If =  100 [ F/P - 0.25] x  W/30 =  _______  (%) 

2  Unlimited area applicable under conditions of Section 507. 
3  Maximum Building Area = total number of stories in the building x D (maximum 3 stories) (506.2). 
4  The maximum area of open parking garages must comply with Table 406.5.4   
5   Frontage increase is based on the unsprinklered area value in Table 506.2. 
 

ALLOWABLE HEIGHT 
 

 ALLOWABLE 
(TABLE 503) 

SHOWN ON PLANS CODE REFERENCE 

Building Height in Feet (Table 504.3)    

Building Height in Stories (Table 504.4)    
1  Provide code reference if the “Show on Plans” quantity is not based on Table 504.3 or 504.4. 
2  The maximum height of air traffic control towers must comply with Table 412.3.1 
3  The maximum height of open parking garages must comply with Table 406.5.4 
 

N/A

N/A

N/A

N/A

N/A

18,000

18,000

7,000

27,000

27,000

3,519

6,241

5,998

2,870

7,435

Assembly 2

Assembly 2

Residential 2

Business

Mercantile

33

44'60'

Rooftop

3

2

2

1
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 LIFE SAFETY SYSTEM REQUIREMENTS 

Emergency Lighting:    No   Yes 
Exit Signs:   No   Yes 
Fire Alarm:    No   Yes 
Smoke Detection Systems:    No   Yes   Partial _______ 
Carbon Monoxide Detection:   No   Yes 

LIFE SAFETY PLAN REQUIREMENTS 

Life Safety Plan Sheet #:   _____________________ 

Fire and/or smoke rated wall locations (Chapter 7) _________________________________________________ 
Assumed and real property line locations (if not on the site plan) _____________________________________ 
Exterior wall opening area with respect to distance to assumed property lines (705.8) ______________________ 
Occupancy types for each area as it relates to occupant load calculation (Table 1004.1.2) 
Occupant loads for each area _______________________________________________
Exit access travel distances (1017) ____________________________________________________
Common path of travel distances (1006.2.1 & 2006.3.2(1))___________________ ___________________
Dead end lengths (1020.4)_____________________________________________
Clear exit widths for each exit door ___________________________________________
Maximum calculated occupant load capacity each exit door can accommodate based on egress width (1005.3) ___ 
Actual occupant load for each exit door ____________________________________
A separate schematic plan indicating where fire rated floor/ceiling and/or roof structure is provided for purposes 
of occupancy separation and supporting construction for a fire barrier/fire partition/smoke barrier. ____________  
Location of doors with panic hardware (1010.1.10) ______________________________________________ 
Location of doors with delayed egress locks and the amount of delay (1010.1.9.7)__________________________ 
Location of doors with electromagnetic egress locks (1010.1.9.9) _______________________________________
Location of doors equipped with hold-open devices _________________________________________________
Location of emergency escape windows (1030) ___________________________________________________
The square footage of each fire area (202) ______________________________________________________
The square footage of each smoke compartment for Occupancy Classification I-2 (407.5) _______________ Note 
any code exceptions or table notes that may have been utilized regarding the items above ______________

Section/Table/Note Title 

ACCESSIBLE DWELLING UNITS 
(SECTION 1107) 

TOTAL 
UNITS 

ACCESSIBLE 
UNITS 

REQUIRED 

ACCESSIBLE 
UNITS 

PROVIDED 

TYPE A 
UNITS 

REQUIRED 

TYPE A 
UNITS 

PROVIDED 

TYPE B 
UNITS 

REQUIRED 

TYPE B 
UNITS 

PROVIDED 

TOTAL 
ACCESSIBLE UNITS 

PROVIDED 

ACCESSIBLE PARKING 

 See _____

 See ______

 See ______

Max Sprinkled 100' See LS1.1

Max Sprinkled 250' See LS1.2 - LS1.3

■

■

■

■

■
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(SECTION 1106) 

LOT OR PARKING 
AREA

TOTAL #  OF PARKING SPACES # OF ACCESSIBLE SPACES PROVIDED TOTAL # 
ACCESSIBLE
PROVIDED

REQUIRED PROVIDED REGULAR WITH 
5' ACCESS 

AISLE

VAN SPACES  WITH 
132” ACCESS 

AISLE 
8' ACCESS 

AISLE 

TOTAL 

PLUMBING FIXTURE REQUIREMENTS 
(TABLE 2902.1) 

USE  WATERCLOSETS URINALS LAVATORIES SHOWERS
/ TUBS 

DRINKING FOUNTAINS 
MALE FEMALE UNISEX MALE FEMALE UNISEX REGULAR ACCESSIBLE 

SPACE EXIST’G 
NEW 
REQ’D 

SPECIAL APPROVALS 

Special approval: (Local Jurisdiction, Department of Insurance, SCO, DPI, DHHS, ICC, etc., describe below)

2018 NC Administrative Code and Policies Appendix B for Building 

ENERGY SUMMARY 
ENERGY REQUIREMENTS: 
The following data shall be considered minimum and any special attribute required to meet the North CarolinaEnergy 
Conservation Code shall also be provided. Each Designer shall furnish the required portions of the project information 
for the plan data sheet. If performance method, state the annual energy cost for the standard reference design vs annual 
energy cost for the proposed design. 

Existing building envelope complies with code:       No       Yes  (The remainder of this section is not applicable) 

Exempt Building:      No         Yes  (Provide Code or Statutory reference): ____________________________ 

Climate Zone:  3A  4A  5A 

Method of Compliance: Energy Code    Performance  Prescriptive 
    ASHRAE 90.1  Performance  Prescriptive 

(If “Other” specify source here) ___________________________ 

THERMAL ENVELOPE (Prescriptive method only) 

Roof/ceiling Assembly (each assembly) 
Description of assembly:  ______________________________ 
U-Value of total assembly:  ___________
R-Value of insulation:  ___________ 
Skylights in each assembly:  ___________ 

U-Value of skylight:  ___________
Total square footage of skylights in each assembly:  ___________ 

Exterior Walls (each assembly) 
Description of assembly:  ______________________________ 
U-Value of total assembly:  ___________
R-Value of insulation:  ___________ 
Openings (windows or doors with glazing) 

U-Value of assembly: ___________ 
Solar heat gain coefficient: ___________ 
Projection factor: ___________ 
Door R-Values:  ___________ 

Walls below grade (each assembly) 
Description of assembly:  ______________________________ 
U-Value of total assembly:  ___________
R-Value of insulation:  ___________ 

     Floors over unconditioned space (each assembly) 
Description of assembly:  ______________________________ 
U-Value of total assembly:  ___________
R-Value of insulation:  ___________ 

     Floors slab on grade 
Description of assembly:  ______________________________ 
U-Value of total assembly:  ___________
R-Value of insulation:  ___________ 
Horizontal/Vertical requirement:  ___________ 
Slab Heated:  ___________ 

SEE COMCHECK ON SHEET ______________________

2018 NC Administrative Code and Policies Appendix B for Building 

 LIFE SAFETY SYSTEM REQUIREMENTS 

Emergency Lighting:    No   Yes 
Exit Signs:   No   Yes 
Fire Alarm:    No   Yes 
Smoke Detection Systems:    No   Yes   Partial _______ 
Carbon Monoxide Detection:   No   Yes 

LIFE SAFETY PLAN REQUIREMENTS 

Life Safety Plan Sheet #:   _____________________ 

Fire and/or smoke rated wall locations (Chapter 7) _________________________________________________ 
Assumed and real property line locations (if not on the site plan) _____________________________________ 
Exterior wall opening area with respect to distance to assumed property lines (705.8) ______________________ 
Occupancy types for each area as it relates to occupant load calculation (Table 1004.1.2) 
Occupant loads for each area _______________________________________________
Exit access travel distances (1017) ____________________________________________________
Common path of travel distances (1006.2.1 & 2006.3.2(1))___________________ ___________________
Dead end lengths (1020.4)_____________________________________________
Clear exit widths for each exit door ___________________________________________
Maximum calculated occupant load capacity each exit door can accommodate based on egress width (1005.3) ___ 
Actual occupant load for each exit door ____________________________________
A separate schematic plan indicating where fire rated floor/ceiling and/or roof structure is provided for purposes 
of occupancy separation and supporting construction for a fire barrier/fire partition/smoke barrier. ____________  
Location of doors with panic hardware (1010.1.10) ______________________________________________ 
Location of doors with delayed egress locks and the amount of delay (1010.1.9.7)__________________________ 
Location of doors with electromagnetic egress locks (1010.1.9.9) _______________________________________
Location of doors equipped with hold-open devices _________________________________________________
Location of emergency escape windows (1030) ___________________________________________________
The square footage of each fire area (202) ______________________________________________________
The square footage of each smoke compartment for Occupancy Classification I-2 (407.5) _______________ Note 
any code exceptions or table notes that may have been utilized regarding the items above ______________

Section/Table/Note Title 

ACCESSIBLE DWELLING UNITS 
(SECTION 1107) 

TOTAL 
UNITS 

ACCESSIBLE 
UNITS 

REQUIRED 

ACCESSIBLE 
UNITS 

PROVIDED 

TYPE A 
UNITS 

REQUIRED 

TYPE A 
UNITS 

PROVIDED 

TYPE B 
UNITS 

REQUIRED 

TYPE B 
UNITS 

PROVIDED 

TOTAL 
ACCESSIBLE UNITS 

PROVIDED 

ACCESSIBLE PARKING 

 See _____

 See ______

 See ______

Max Sprinkled 100' See LS1.1

Max Sprinkled 250' See LS1.2 - LS1.3

■

■

■

■

■

ARCHITECTURAL

REV. # DATE
5 FACILITY LIGHTING PLAN
6
7

1ST & 2ND FLOOR PLAN
3RD FLOOR & ROOF PLAN

Untitled map

Untitled layer

115 N Howe St

2018 NC Administrative Code and Policies  Appendix B for Building 

FIRE PROTECTION REQUIREMENTS 
 

BUILDING ELEMENT FIRE 
SEPARATION 

DISTANCE  
(FEET) 

RATING DETAIL #  
AND 

SHEET # 

DESIGN # 
FOR 

RATED 
ASSEMBLY 

DESIGN # FOR 
RATED 

PENETRATION 

DESIGN # 
FOR 

RATED 
JOINTS 

REQ'D PROVIDED 
(W/_________* 

REDUCTION) 

Structural Frame, 
including columns, girders, 
trusses 

       

Bearing Walls        

Exterior        

North        

East        

West        

South        

Interior        

Nonbearing Walls and 
Partitions 
   Exterior walls 

       

North        

East        

West        

South        

Interior walls and partitions        

Floor Construction 
   Including supporting beams 
   and joists 

       

Floor Ceiling Assembly        

Column Supporting Floors        

Roof Construction, including 
supporting beams and joists 

       

Roof Ceiling Assembly        

Column Supporting Roof        

Shaft Enclosures - Exit        

Shaft Enclosures - Other        

Corridor Separation        

Occupancy/Fire Barrier 
Separation 

       

Party/Fire Wall Separation        

Smoke Barrier Separation        

Smoke Partition        

Tenant/Dwelling Unit/ 
Sleeping Unit Separation 

       

Incidental Use Separation        

* Indicate section number permitting reduction 
 

 
PERCENTAGE OF WALL OPENING CALCULATIONS 

 

FIRE SEPARATION 
DISTANCE (FEET FROM 

PERPERTY LINES 

DEGREES OF OPENINGS 
PROTECTION  
(TABLE 705.8) 

ALLOWABLE AREA  
(%) 

ACTUAL SHOWN ON 
PLANS (%) 

    

    

    

 

0%Not PermittedP8"

N/A

1 HR

N/A

N/A

1 HR

1 HR

1 HR

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

2 HR8"

N/A

N/A

N/A

N/A

VICINITY MAP

ANDRON ARCHITECTS AND ASSOCIATES

115 N. HOWE ST., SOUTHPORT, NORTH CAROLINA, 28461

NEW BUILDING
W/ RESTAURANT & APARTMENTS

GENERAL NOTES

1. ALL WORK IS TO BE DONE IN STRICT ACCORDANCE WITH NORTH CAROLINA
 STATE BUILDING CODE 2018.
2. DIMENSIONS SHOWN ON DRAWINGS GOVERN OVER SCALE.
3. ANY HABITABLE ROOM SHALL MEET ALL LIGHT/VENTILATION AND EGRESS
 AS REQUIRED BY NORTH CAROLINA STATE BUILDING CODE.
4. EACH CONTRACTOR IS TO WARRANTY THEIR WORK ACCORDING
 TO INDUSTRY STANDARDS, AND COORDINATE WITH OTHER
 CONTRACTORS WHEN POSSIBLE TO KEEP A CONTINUOUS PROGRESS
 IN CONSTUCTION AND SAFETY ON THE SITE.
5. ALL TRADES ARE TO RESPECT THE WORK DONE BY OTHER TRADES,
 IF ONE TRADE DAMAGES WORK DONE BY ANOTHER TRADE, IT IS THE
 RESPONSIBILITY OF THE TRADE WHO DID THE DAMAGE TO GET IT
 REPAIRED W/ NO ADDITIONAL COST TO THE OWNER.
6. ALL TRADES ARE RESPONSIBLE FOR VERIFYING ALL EXISTING CONDITIONS
 AND TO NOTIFY OWNER/CONTRACTOR TO POSSIBLE PROBLEMS.
7. ALL TRADES ARE RESPONSIBLE FOR REVIEWING ALL DRAWINGS AND NOTES.

301 South Church Street, Suite 280
Rocky Mount, North Carolina 27804

252.210.9395

THE PURPOSE OF THESE DRAWINGS IS TO SHOW THE INTENT OF THE DESIGN
AND CONSTRUCTION OF THIS BUILDING. ANY ERRORS AND/OR OMISSIONS FOUND
IN THIS SET SHOULD IMMEDIATELY BE REPORTED TO MCRD FOR CLARIFICATION
OR CORRECTION. THE CONTRACTOR SHOULD VERIFY ALL CONDITIONS AND
DIMENSIONS PRIOR TO CONSTRUCTION. ONCE A PERMIT HAS BEEN ISSUED FOR
CONSTRUCTION, THE CONTRACTOR SHALL ASSUME ALL RESPONSIBLITY AS TO
THE ACCURACY OF THE PLANS AND TO ANY CHANGES MADE BY THE CONTRACTOR
AND/OR THE OWNER.

1
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SECTION
DETAIL

City of Southport   
Unified Development Ordinance (UDO) 

Article 3: Zoning                            Page 3-57 
 

B. SETBACK EXCEPTIONS AND ENCROACHMENTS 
1. Nonconforming lots which are located in the R-10 district may be granted rear 

and side yard setbacks proportionate to the size of the lot. Example: If a 10,000 
square foot lot is required and the lot is 6,000 square feet, a 40 percent 
reduction is allowed. 

2. Reduction of Minimum Front setbacks In Residential Districts Where Lots Along 
Block Face Have Less Than The Required Minimum. Where the front setbacks of 
lots along the block face containing a subject lot are less than the minimum front 
yard setback of the district, the average front yard setbacks of the lots along the 
block face containing a subject lot shall be the minimum front yard for such lot, 
with the exception that no house may be constructed over city utility easements, 
including sidewalks. 

3. Docks, piers, boardwalks, and similar water-based appurtenances in compliance 
with CAMA regulations are not subject to setback requirements. 

4. Steps, fire escapes, stairways, balconies and chimneys may project into a 
minimum setback not more than four (4) feet. 

5. Sills, cornices, buttresses, ornamental features, gutters, eaves, heating and air 
conditioning units and similar items may project into a required setback not 
more than 30 inches. 

6. Elevators, liftavators, and other mechanical devices for elevating people and 
cargo may encroach into any required setback not more than 30 inches. 

7. Carports open on three (3) sides may encroach on a side yard to a distance of not 
less than five (5) feet from a side lot line, except on the street side yard of a 
corner lot where the setback shall be one-half (½) of the distance of the required 
front yard setback up to a maximum of 20 feet. Storage areas may be 
constructed across the rear of a carport open on three (3) sides that encroaches 
on a side yard, provided such storage area shall not contain more than 72 square 
feet nor constitute more than eighteen percent (18%) of the area contained in 
the carport, whichever is less. 

8. Canopies. Any non-residential land use that incorporates a canopy which is 
totally or partially supported by a structural pillar (upright support), such as but 
not limited to canopies over gasoline pumps, said canopy may extend to the 
street right-of-way line, or property line of a non-residentially used or zoned 
property if no street right-of-way line is involved, provided that each pillar is 
located at least 10 feet from a property line and the canopy is open on all four 
(4) sides.  Any side of a canopy may be enclosed provided that side meets the 
required yard setbacks.  The canopy roof shall be located horizontally and 
vertically at least 12 feet from any electrical conductor (line). 

9. Signs. Setbacks for signs shall be as provided in Section 3.19. 

C. HEIGHT EXCEPTIONS 
Attached chimneys, belfries, cupolas, domes, elevator support structures, HVAC units, and 
similar appurtenances may exceed the maximum height requirement by not more than five (5) 
feet. All other structures shall comply with the height requirements of this ordinance. 

City of Southport   
Unified Development Ordinance (UDO) 

Article 3: Zoning                            Page 3-56 
 

1. There shall be two parking spaces for each dwelling unit and one (1) parking 
space for each 300 gross square feet of office area. 

2. Transitional Housing Facilities shall be screened from adjacent properties with an 
eight (8) foot opaque fence where adjacent to residential. 

3. Transitional Housing Facilities shall have a maximum of five (5) dwelling units 

OO. WAREHOUSING, GENERAL  
Where permitted, the wholesale of non-durable goods shall not be located within 500 feet of 
any portion of any residentially used or zoned property. 

3.9  DIMENSIONAL REQUIREMENTS 
A. GENERAL 

1. The following dimensional standards shall be regarded as the minimum required 
for each zoning district. The minimum yards, setbacks, or other open spaces 
required by this ordinance, including those provisions regulating intensity of use, 
for each and every building hereafter erected or structurally altered shall not be 
encroached upon, unless specifically authorized by this ordinance, or considered 
as meeting the yard or open space requirements or the intensity of use 
provisions for any other building. 

2. The location of required front, side, and rear yards on irregularly shaped lots 
shall be determined by the UDO Administrator. The determination will be based 
on the spirit and intent of this ordinance to achieve an appropriate spacing and 
location of buildings and structures on individual lots. 

Table 3.2: 
Dimensional Requirements by Zoning District 

Zoning District Minimum Lot 
Size (square 

feet) 

Minimum Lot 
Width (feet) 

Minimum 
Front Setback 

(feet) 

Minimum Rear 
Setback (feet) 

Minimum Side 
Setback [1] 

(feet) 

Maximum 
Height Limit 

(feet) 
 

R-10 10,000 75 25 20 8 40 

R-20 20,000 100 40 25 12 40 

MF 13,750 100 25 20 8 40 

MH 5,000 50 20 20 4 40 

PUD Section 4.15 Section 4.15 Section 4.15 Section 4.15 Section 4.15 40 

O/I 12,000 70 25 15 10 40 

CBD 0 0 0 0 0  40 

BD 0 0 0 10 0 40 

HC 10,000 75 25 20 8 40 

LI 10,000 75 25 20 8 50 

HI 43,560 100 25 25 15 100 

OS None None None None None None 
1. Where any side yard is provided, though not required, the same shall be not less than four (4) feet. 

10
"

8" TO 10"

RUBBER MEMBRANE
SLOPED TOWARDS REAR

OUR BUILDINGPORT CITY JAVA

SCALE: 1/2"   =    1'-0"

1 SECTION BETWEEN BUILDINGS
2

2
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1

2

3

4

5

6

7

8
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14

15

16
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20

UP

20 R (7 13/64")

RE
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" D
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EEN DOORS 61'-6"

DISTANCE BETW
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N 62'-6 11/16"

61'-10"221'-2" TRAVEL DISTANCE FROM ROOF
164'-1" TRAVEL DISTANCE FROM 3RD FLOOR

222'-7" TRAVEL DISTANCE FROM ROOF
184'-10" TRAVEL DISTANCE FROM 3RD FLOOR

115'-11/16" TRAVEL TO EGRESS

SIDEWALK

SIDEWALK
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AL

K

64" CLEAR ÷ 0.2 = 320 OCCUPANTS
ACTUAL 315 OCCUPANTS

32" CLEAR ÷ 0.2 = 160 OCCUPANTS
ACTUAL 160 OCCUPANTS

HOWE STREET
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T

UP

965.95 sq ft
966.58 sq ft941.14 sq ft

965.01 sq ft

2,201.09 sq ft

668.83 sq ft
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APT 2
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T

APT 1

APT 4

APT 3

E M

OFFICE

HOWE STREET

NA
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EE
T

32" CLEAR ÷ 0.2 = 160 OCCUPANTS
ACTUAL 37 OCCUPANTS

32" CLEAR ÷ 0.2 = 160 OCCUPANTS
ACTUAL 18 OCCUPANTS

SCALE: 3/32" =    1'-0"

1 1ST FLOOR LIFE SAFETY PLAN
3SCALE: 3/32" =    1'-0"

2 2ND FLOOR LIFE SAFETY PLAN
3

3
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BAR

RESTAURANT
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KITCHEN
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FIRE ESCAPE
STAIR #3

DN

UP

32" CLEAR ÷ 0.2 = 160 OCCUPANTS
ACTUAL 113 OCCUPANTS

64" CLEAR ÷ 0.2 = 320 OCCUPANTS
ACTUAL 165 OCCUPANTS

32" CLEAR ÷ 0.2 = 160 OCCUPANTS
ACTUAL 160 OCCUPANTS

64" CLEAR ÷ 0.2 = 320 OCCUPANTS
ACTUAL 278 OCCUPANTS

3,327.28 sq ft
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20 
R (8 

3/6
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PLANNING BOARD 
              
 
MEMORANDUM 
 

To: Members of the Planning Board 

From: Dorothy Dutton, City Clerk, CZO, CFM 

   Wes MacLeod, AICP, ASLA: Local Government Services Director, CFCOG 

   Sam Shore, Planner CFCOG 

Re: 101 E. Moore Street (Bullfrog Corner) Redevelopment 

Date: 09/08/2022 

 

 
BACKGROUND 

 

The attached Major Site Plan application is for the redevelopment of an existing property in the 

Central Business District. This project is subject to the Major Site Plan review procedure as 

provided in Section 2.7.B of the Unified Development Ordinance (UDO) as more than four (4) 

dwelling units are proposed. The property is located at 101 E. Moore Street at the intersection 

Moore and Howe Street. The site is comprised of 4,383 square feet (0.10 acres). The subject 

property is located in the Central Business District (CBD). The CBD is defined as a restricted 

zoning district in which commercial uses are densely developed in accordance with the City’s 

historical commerce center. The applicant proposes a mixed use development project comprised 

of retail (existing, first floor use) and four (4) residential dwelling units.  

  

The existing building will remain on site, with upper story construction above. The redeveloped 

structure, as proposed, has a height limit of 40 feet in accord with the height requirements of the 

CBD zoning district. No setbacks are required in CBD per the dimensional requirements as 

provided in Section 3.9, Table 3.2 of the UDO. The proposed redevelopment project is subject to 

the mixed use standards of Section 3.7.F of the UDO.  

 

3.7 F. MIXED USES 

Where permitted, the following shall apply: 
1. The floor area devoted to the dwelling(s) shall not exceed twice the floor area 

devoted to the permitted business use(s). 

2. The minimum floor area for each dwelling shall be 500 square feet and the 

maximum floor area shall be 1,000 square feet. 

3. No mixed-use building shall exceed 40 feet (i.e. one (1) floor commercial plus 

two (2) floors residential) in height. 
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4. Each dwelling shall have a direct means of access to the exterior of the building 

so that no access to the dwelling is provided through the use located on the 

lower floor(s) of the commercial building. 

5. Parking for such dwelling(s) shall be in addition to that required for the 

permitted lower floor use(s). 

6. Proposed curb cuts and driveways for required off-street parking lots that 

eliminate existing on-street parking spaces shall replace the number of on-street 

parking spaces eliminated by said curb cut(s) and driveway(s) within the parking 

lot being created, in addition to the number of parking spaces otherwise 

required by this ordinance. 

 

According to the tax records, the existing retail square footage is approximately 3,600 square 

feet. Together, the four (4) proposed dwelling units comprise 4,000 square feet, each 1,000 

square feet, complying with the applicable ratio of business to residential square footage.  

 

Each floor is connected by a separate hallway and staircase/elevator for accessing the exterior 

subject to the requirements of Section 3.7.F.4. Five (5) parking spots are proposed for the project 

as required by the off-street parking requirements for mixed uses in Section 3.14 of the UDO. 

There are no curb cuts or driveways proposed for this project.  

 

Two (2) parking spots are provided on site, with the remaining required two spots provided on an 

adjacent lot under the same ownership in accord with Section 3.14.D.4 of the UDO. 

 
3.14.D.4: Within any zoning district, if the off-street parking space required by this 
ordinance cannot be reasonably provided on the same lot on which the principal 
use is located, such space may be provided on any land within 400 feet of the 
main entrance to such principal use.  

 
The applicant is not subject to parking lot upfit provisions of the UDO in Section 3.14. B.1, 

which requires compliance when 10 or more spaces are proposed. The proposed parking spots 

are in compliance with the required five (5) foot setback per Section 3.14.B.3 of the UDO. One 

(1) ADA accessible is provided on the proposed site plan. 

 

Any proposed signage and lighting will require compliance with the City’s UDO prior to 

permitting. Compliance with NC Building Codes will be required prior to issuance of any 

building permits.  

 

Major site plan requirements of the UDO per Appendix A, Table A.1 submission requirements.  
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Table A.1: Submission Requirements 

 
APPLICATION TYPE 

MAJOR SITE PLAN 
REQUIREMENTS 

ITEMS RECEIVED INDICATED 
BY “X”  

Proposed or approved name of development, project, 
subdivision, and/or phase. 

X X 

Developer/applicant name(s), including mailing address and 
telephone number(s). 

X X 

Property owner name(s), including mailing address and 
telephone number. 

X X 

Name, registration number, and seal of professional Land 
Surveyor, Engineer, Landscape Architect, and/or Architect. 

X X 

Date of plat/plan preparation and of surveys; North arrow and 
orientation; Map scale, denoted graphically and numerically. 

X X 

Sketch vicinity map showing the relationship between the 
proposed property or properties and the surrounding area.  

X X 

Tax parcel numbers, owners, zoning classifications, and book 
and page numbers of the site tract and adjacent tracts. 

X X 

Exact existing and proposed or pending property boundary 
lines by bearings and distances and the location of the 
intersecting boundary lines of adjacent lands.  

  

Lots numbered consecutively throughout the subdivision.   

Boundaries of any proposed or pending zoning districts on 
site. Boundaries much be described by bearing and distance 
where they do not follow described boundaries. 

X N/A 

Sufficient engineering data to determine readily, and to be 
reproducible on the ground, every straight or curved 
boundary line, street line, lot line, right-of-way line, easement 
line, and setback line, including dimensions, bearings or 
deflection angles, radii, central angles, and tangent distances 
for the center line of curved streets and curved property lines 
that are not the boundary of curved streets. All dimensions 
shall be measured to the nearest one-tenth of a foot and all 
angles to the nearest minute.  

 
X 

 
X 

Accurate  locations and descriptions of all monuments, 
markets, and control points.  

  

Location, dimensions, density, and description of proposed 
land uses on each tract or parcel, including single family 
residential, multi-family residential, commercial, office, 
institutional, industrial, and recreational. Recreational uses 
shall specify type and future ownership. 

X X 

Location and dimensions of existing and proposed buildings or 
structures on the site and all adjacent tracts, including existing 
buildings or structures to be removed. Total number of stories 
of all multi-story buildings and height of all buildings must be 
indicated.  

X X 

Location, direction, dimensions, name, and surface type of 
existing or proposed rights-of-way and easements, including 
those being vacated and those on adjacent properties.  

X N/A – no proposed rights-of-
way/easements.  

Location of roads appearing on officially adopted plans. X X 

Location of roads, streets, and circulation patterns; including 
any proposed or required bicycle or pedestrian facilities.  

X X 
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Total square footage of existing and proposed impervious 
surfaces. 

X X 

Names, cross-sections, approximate grades, and pavement 
widths of proposed road rights-of-way, including design 
engineering data for all corners and curves. 

X X 

Type of street dedication, either public or private.   

Location and dimensions of parking and loading spaces and 
drive aisles, including handicapped parking.  

X X 

Location and dimensions of existing and proposed sidewalks 
and accessible accessways. 

X X 

Location and dimensions of all trash containers and required 
screening. 

X X 

FEMA-designated flood hazard areas, including flood zone 
designations and map panels. 

X X   

Location and description of CAMA Areas of Environmental 
Concern, including 404 wetlands as determined by the Army 
Corp of Engineers and coastal wetlands as determined by 
NCDEQ.  

X N/A 

Location and description of environmental features such as 
wooded areas, marshes, swamps, rock outcrops, ponds or 
lakes, streams or streambeds, and any other natural features 
affecting the site. 

X N/A 

Existing and proposed topography. X N/A 

Location, dimensions, and description of all areas to be 
dedicated to the public or to a property owners association. 

 N/A 

Location, size, and flow direction of existing and proposed 
draining courses within or immediately adjacent to the site, 
including culverts and storm drains. 

X N/A - Applicant proposes no 
change to the existing 
drainage system, not 
increase to impervious 
surface.  

Location and size of stormwater basins or other comparable 
stormwater management mechanisms. 

X N/A - Applicant proposes no 
change to the existing 
drainage system, not 
increase to impervious 
surface. 

Location and labeling of minimum building setback lines. X X 

Detailed utility plans, including water, sewer, and stormwater, 
and showing connections to existing systems or plans for 
individual water supply systems and sewage disposal systems. 
Plans must show line sizes, the location of hydrants, blow-
offs, manholes, pumps, force mains, gate valves, utility and 
maintenance easements, and daily estimated sewer flow 
figures. Type of construction materials and brand of 
appurtenances may require approval from the City of 
Southport, Brunswick County Utilities, and/or NCDOT. Plans 
shall include profiles based on mean sea level datum for 
gravity sanitary and storm sewers. 

X N/A – Applicant proposes no 
change to the existing 
drainage system. Property is 
currently served by water 
and sewer.   

Total number and type of dwelling units, by development 
phase. 

X X 

For residential uses, the number of units, heights, and a 
generalized location. For non-residential uses, the height, 
approximate footprint, and location of all structures.  

 X 

Signage. X N/A – No signage proposed 
at present.  
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Outdoor Lighting Plan. X N/A – No proposed lighting 
at present.  

Locations, dimensions, and size of required buffers, street 
yards, foundation planting, parking facility planting areas.  

X N/A 

Location, species, and size of all regulated and specimen trees 
as defined by this ordinance. 

X N/A 

Location and size of all groves of trees to be protected, 
including the approximate number and species of protected 
trees. 

X N/A 

Location, species, dimensions, and spacing of all required 
landscaping materials clearly labeled and numbered and a 
legend. 

X N/A 

Note on plan stating that prior to any clearing, grading, or 
construction activity tree protection fencing will be installed 
around protected plans, trees, or groves of trees. No 
construction workers, tools, materials, or vehicles are 
permitted within the tree protection fencing.  

X N/A 

Any other information considered pertinent by the applicant, 
UDO Administrator, Planning Board or Board of Aldermen. 

X  
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Dorothy Dutton

From: Hughes, Benjamin T <bthughes@ncdot.gov>
Sent: Monday, August 29, 2022 3:13 PM
To: Dorothy Dutton
Subject: RE: [External] TIA

Hey Dorrie,  
Good hear from you and I hope you are doing well and enjoying your many hats. Don in a separate email 
pointed out the following: 
 

Please see the attached proposed scope of study for the above referenced project.   Being in a downtown 
area with the grid available to disperse the trips, and the limited parking available for the site, a typical 
TIA for this project where point impacts are determined is difficult to define.   Traffic for this site will likely 
distribute to the available public on street parking as is typical in most CBD’s.  We also anticipate that the 
proposed non-residential uses will provide services to the surrounding residents, and pedestrian/cyclist 
trips from the surrounding residential areas are also a difficult to quantify aspect given the typical trip 
generation methods being oriented to vehicular mode.  

 
I agree with the above assessment.  A traffic impact analysis would not be possible here as those look at 
individual driveways for a new development with all traffic coming and going using the driveways. Obviously, 
with 5 parking spaces here most if not all of the development traffic will be pedestrian using the existing 
downtown parking infrastructure.  
 
Feel free to reach out to me if you have any questions.  
 
Thanks! 
 
Benjamin T. Hughes, PE 
District Engineer 
Division 3 | District 3 
(910) 632-0891 Direct 
(910) 398-9109 Office 
 
From: Dorothy Dutton <Ddutton@cityofsouthport.com>  
Sent: Monday, August 29, 2022 11:05 AM 
To: Hughes, Benjamin T <bthughes@ncdot.gov> 
Subject: [External] TIA 
 
CAUTION: External email. Do not click links or open attachments unless you verify. Send all suspicious email as an attachment to 
Report Spam. 

 
Good morning, Ben. 
 
We have received an application for a major site plan at N. Howe Street and Moore Street 
intersection. The first floor has an existing retail space (Bullfrog Corner). The applicant wishes to build 
two floors on top of the retail space, creating (4) apartments. There will be a total of (5) parking 
spaces provided off-street. No curb cuts are expected. 
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Our development ordinances state that a TIA is required when a project would generate (500) trips a 
day.  
I don’t believe this project would generate that many trips. Could you please weigh in or forward my 
message to the appropriate person? 
 
I appreciate your help! 
 
Dorothy Dutton 
City Clerk  
City of Southport 
(910) 457-7900 x1010 
 

 
 
 

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

From: Wes Macleod <wmacleod@capefearcog.org>
Sent: Monday, August 29, 2022 12:49 PM
To: Dorothy Dutton
Cc: Gordon Hargrove
Subject: RE: major site plan

Follow Up Flag: Follow up
Flag Status: Flagged

Dorrie and Gordon,  
 
In accord with Section 2.6 of the UDO, I consider the major site plan application to be complete. 
Permit choice statutes (§143-755, §160D-108) afford applicants/owners advantageous 
treatment in addition to awarding attorneys fees in the case of a favorable ruling of the 
applicant/owner. As with any application for a development approval, there are two decisions – 
the first being application completeness; and the second being compliance with all ordinance 
terms in order to grant zoning approval for the subject application. There are still a few minor 
items that should be included on the site plan in accordance with the requirements for major site 
plan submittal. 
 
Please see comments below regarding remaining application completion items:  
 

 Please provide height of the proposed structure. 
 Please indication location of traffic patterns – parking.  
 Please indicate the total amount of existing and proposed impervious surfarace.  
 Please indicate location of handicap parking, if any, in accordance with NC Building Code. 
 Please indication location of trash containers 
 Please provide location, size, and flow direction of existing and proposed drainage 

courses, within or immediately adjacent to the site. 
 Please provide the total number of dwelling units 
 Please indicate the location of proposed signage proposed, if any. Note: sign permits may 

be issued at a later date if the location of proposed signage is unknown.  
 

Regarding UDO compliance, please see comments below regarding the initial review of the major 
site plan application: 

 Please indicate compliance with five (5) foot parking lot setback.  
 Please indicate off-street parking space compliance with Section 3.14.B.6/7, regarding 

conflict with exterior building entry/exit and proximity to existing structure.  
 
These are my initial comments, following my brief review upon receipt of the application/site 
plan this morning.  
 
If you have any questions please let me know.  
 
Thanks,  
 
Wes 
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From: Dorothy Dutton <Ddutton@cityofsouthport.com>  
Sent: Monday, August 29, 2022 10:03 AM 
To: Wes Macleod <wmacleod@capefearcog.org> 
Cc: Gordon Hargrove <ghargrove@cityofsouthport.com> 
Subject: major site plan 
 
Wes,  
 
Good morning! I will call you in a minute to give you some more detail, but we have received an 
application for a Major Site Plan review. Andrew Laing plans to build two floors above Bullfrog Corner 
to be used as (4) apartments. The bottom floor remains retail. There is space for (5) parking spaces, 
and he will add to the site plan the location of the trash receptacles. No buffers are required in the 
CBD. There are always questions about whether applications are complete. Will you please review 
the attachments and reply if the application is complete? 
 
I also have his application and fee.  
 
Thank you! 
 
Dorothy Dutton 
City Clerk  
City of Southport 
(910) 457-7900 x1010 
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    2022 PLANNING AND ZONING BOARD MEMBER ROSTER 
 

Meetings are held on the third Thursday of every month at 6:00 pm at the Community Building. 
223 E. Bay Street  Southport, N.C. 28461 

 
 

  
                     

 
 

 
 

 
 

 
 

 
APPOINTMENT 

 
EXPIRATION 

 
 

 
1 

 
Sue Hodgin, Chair 
beachnsue@gmail.com 

 
608 Cottage Point 

Way 
(910) 

477-1808 
 

Feb. 10, 2022 

 
3 Yr. 

February  2025 

 
IN 

 
 

2 

 
Will Hewett, Vice-Chair 
willhewett.68@gmail.com 

 
129 Cape Fear 

Drive 

 
(910) 

520-3291 

 
August 11, 2022 

 
3 Yr. 

July 2025 

 
IN 

3 

 
Fred Fiss 
ffiss@bellsouth.net  
 

 
216 N. Atlantic 

Ave. 
(910) 

269-6901 Feb. 10, 2022 3 Yr. 
February 2025 

CITY 
ALT 

4 

 
Christopher W. Jones 
cjonessy03@gmail.com 
 

 
1008 Dutchman 

Cove SE 
(910) 

549-1407 March 12, 2020 3 Yr. 
March 2023 

 
ETJ 
ALT 

5 

 
Scott Jones 
southportjones@gmail.com 

 
1001 Pete’s Camp 

Road 

457-9770 
(910) 

471-0802 
C 

 
August 14, 2020 

 
3 Yr. 

August 2023 

 
ETJ 

6 

 
Donnie Joyner 
donnie.joyner@gmail.com 
 

 
635 Jabbertown 

Road 
 

(910) 
368-7501 

 
August 14, 2020 

 
3 Yr. 

August 2023 

 
ETJ 

 
 

7 

 
Maureen Meehan 
Mo@lantanasgallery.com 
 

 
212 Frink Drive  

(252) 
422-8365 

 
August 14, 2020 

 
3 Yr. 

August 2023 

 
IN 

 

 
8 

 
Gustavo Mibelli 
gemibelli@gmail.com 
 

 
5995 Gray Squirrel 

Path 
 

(704) 
491-7879 

 
Oct. 8, 2020 

 
3 Yr. 

October 2023 

 
IN 

 
9 

 
Richard Sloan 
saltydogrhs14@gmail.com  
 

509 E. Moore 
Street (910) 

946-1771 
 

 
Feb. 10, 2022 

 

3 Yr. 
February 

2025 
IN 

 
10 

Tanya Shannon 
tshannon@cityofsouthport.com 

1029 N. Howe 
Street 

(910) 
457-7929 

Staff 
Deputy Clerk 

 

11 
Dorothy Dutton 
ddutton@cityofsouthport.com 

1029 N. Howe 
Street 

(910) 
457-7900 
X 1010 

 
 

Staff 
City Clerk/ Interim Planner 
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2022 PLANNING BOARD ATTENDANCE 

 
 

MEETING 

DATE 
Jan. Feb. Mar. Apr. May June July Aug Sept Oct Nov Dec  

 

NAME 
            Total 

Absences 

Sue Hodgin 

Chair 

P P P P P P P P      

Will Hewett 

Vice-Chair 

P P P P P P P P      

 

Fred Fiss 

N/A P P P P P P P      

Christopher      

Jones 

P P P P A P P P      

1 

Scott Jones P P P P P P P P      

Donnie Joyner 

 

P P P P P P P P      

Maureen Meehan P P A P P P P P      

1 

Gustavo E.  

Mibelli 

P P P P P P A A      

          1 

Dick Sloan P P P P P A P P     1 

Tish Hatem P P _ _    _ _ _ _      

              

 

P = Present 

A = Absent            M:\PLBFILES\2022 ATTENDANCE PB.wpd 
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	A. Call to Order
	B. Invocation
	C. Pledge of Allegiance
	D. Approval of Minutes
	1. Minutes of the Regular Planning Board August 18, 2
	22-0823 Planning Board Minutes  Final


	E. Approval of Agenda
	F. Public Comment
	G. Old Business
	1. Conditional Zoning Request for Rhetson Companies, 
	PB Full Pkt Rhetson Sept 2022

	2. Major Site Plan Review: Revised Plan for 115 N. Ho
	Complete Application Packet Beacham Sept 2022
	8202  115 Howe Street - Conceptual Plans  Set 7 2022.pdf
	Southport 1 COVER
	Southport 1 COVER

	Southport 2 UDO & SECTION DETAIL
	Southport 2 UDO & SECTION DETAIL

	Southport 3 LIFE SAFETY PLANS
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	Southport 5 FACILITY LIGHTING PLAN
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	Southport 8 FRONT ELEVATION
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	Southport 9 RIGHT ELEVATION
	Southport 9 RIGHT ELEVATION

	Southport 10 REAR ELEVATION
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	Southport 11 LEFT ELEVATION
	Southport 11 LEFT ELEVATION





	H. New Business
	1. Major Site Plan: Bullfrog Corner Mixed Use (for An
	PB Bullfrog Pkt 09122022


	I. Other Business
	1. Planning Board Member Roster
	Planning Board Members Table 22-0823 Revised
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	J. Announcements
	K. Adjourn



