
 
PLANNING AND ZONING BOARD

DECEMBER 7, 2023
ASSEMBLY HALL

PINEHURST, NORTH CAROLINA
4:00 PM

I. Call to Order

II. Approval of Minutes

A. 11-2-2023 Regular Meeting Minutes

III. General Business

A. Approval of the 2024 Meeting Schedule

B. Board Organizational Items

IV. Next Meeting Date

C. 01-04-24 Regular Meeting

V. Motion to Adjourn

 
 

Vision: The Village of Pinehurst is a charming, vibrant community which reflects our rich history and traditions.
Mission: Promote, enhance, and sustain the quality of life for residents, businesses, and visitors.

Values: Service, Initiative,Teamwork, and Improvement.



11-2-2023 REGULAR MEETING MINUTES
ADDITIONAL AGENDA DETAILS:

FROM:
Shelby Grow

CC:
Pamela Graham, Michael Mandeville, Maria Carpenter

DATE OF MEMO:
11/7/2023

MEMO DETAILS:
Attached is a draft copy of the 11-2-2023 P&Z Regular Meeting Minutes.

ATTACHMENTS:
Description

11.2.2023 P&Z Regular Meeting Draft Minutes
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PLANNING AND ZONING BOARD 

REGULAR MEETING 

THURSDAY, NOVEMBER 02ND, 2023 

ASSEMBLY HALL  

395 MAGNOLIA ROAD 

PINEHURST, NORTH CAROLINA 

4:00 PM 

 

Board Members Present: 

Jeramy Hooper, Chair 

Jack Farrell, 1st Vice-Chair 

Carol Henry 

Paul Roberts 

Bruce Hironimus 

Matt Jones 

Louise Mercuro 

Tom Schroeder 

 

Board Members Absent: 

Sonja Rothstein 

Staff Present: 

Alex Cameron, Planning Director 

Pamela Graham, Planning Supervisor 

Michael Mandeville, Senior Planner 

Maria Carpenter, Planner 

Shannon Konstantinou, Village Clerk 

Shelby Grow, Clerk to the Board 

Lori Hercules, IT Technician 

 

 

Approximately 19 member(s) of the public are in attendance. 

 

I. Call to Order 

Mr. Hooper called the meeting to order at 04:00 PM, confirmed a quorum was present, 

and explained the purpose of this meeting. The Board introduced themselves and Mr. 

Hooper introduced Staff. Mr. Hooper noted the absence of Ms. Rothstein. 

 

Mr. Hooper reminded the public in attendance that there was a sign-up sheet available 

for those who wished to speak during the Public Hearing and asked those wishing to 

speak to limit their time to 3 minutes. 

 

II. Approval of Minutes 

a. 10-05-2023 Regular Meeting Minutes 

Mr. Roberts moved to approve the minutes of the October 05th, 2023 Regular Meeting. 

Seconded by Mr. Jones. Approved by a vote of 7-0. 

 

Mr. Schroeder moved to adjourn the Public Hearing and enter the Regular Meeting. 

Seconded by Ms. Mercuro. Approved by a vote of 7-0. 

 

III. Public Hearing No.1 - Trotter Hills Residential Development Conditional Zoning 

Request  

The purpose of the hearing is to consider an Official Zoning Map Amendment for 

approximately 8.04 acres of land (four parcels) located in the vicinity of Trotter Drive 

west of NC Highway 5 currently owned by Red Pine Investments, LLC and further 

identified by Parcel ID #’s 00052965, 00052966, 00052967, and 00052968. This 
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proposed map amendment would zone the property from PS-FBC-H (Pinehurst South 

Form Based District Block H) to PS-FBC-H-CD (Pinehurst South Form Based 

Conditional District Block H). The proposed rezoning and associated General Concept 

Plan would allow for the development of a mix of 31 single-family detached units and 

34 single-family attached units. The applicant is Michael Etowski of Red Pine 

Investments, LLC. 

 

Mr. Cameron reviewed a PowerPoint presentation outlining the Conditional Zoning 

Process, Request and Background, General Concept Plan, Sections 6.2 and 8.5.2 of the 

PDO, Area Zoning Map, Dimensional Criteria, Conditions, Comprehensive Plan, 

Small Area Plan, Form Based Guidance Plan, Plan Consistency, Planning & Zoning 

Board Action, and Staff Recommendation. 

 

The Board and Mr. Cameron discussed the Residential Density allowable based on the 

Small Area Plan, adherence to the Proposed General Concept Plan, how the special 

intensity allocation is calculated and allocated in the watershed district, lot setbacks, 

dedication of roads and alleyways, application of Buffer Requirements, and what 

aspects of the proposal are not consistent with the Comprehensive Plan/Small Area 

Plans/Form Based Guidance Plans. 

 

Mr. Bob Koontz, Mr. Tim Carpenter and Mr. Mike Etowski reviewed a PowerPoint 

presentation outlining the intentions behind the proposed development, Existing Site 

Location, Guiding Principles of the Pinehurst South Small Area Plan, General Concept 

Plan – Illustrative, Proposed General Concept Plan, Dimensional Standards Conditions, 

Roadway Plan, Roadway Sections, Additional Standards, Utilities, Landscape 

Conditions, Architecture - Color Schemes – SFA/SFD, and Architecture – Illustrative. 

 

The Board, Mr. Koontz, Mr. Carpenter, Mr. Etowski and Mr. Cameron, discussed the 

homeowner association maintaining the open space,  alleyway widths and setbacks, the 

aesthetics of frontloading townhomes, the walkability of the proposed development, 

stormwater management, sewer and water services, rear loading units being preferred 

based on the Form Based Guidance Plan, using a brick or rock façade instead of 

cementitious material, fencing not being installed along the perimeter, the existing 

fencing along Bretton Woods property, expanding the width of alleys to 24 feet, 

parking issues, and traffic issues. 

 

Mr. Farrell expressed disappointment in the proposed development and inconsistencies 

with the Small Area Plans and Form Based Guidance Plans, and the lack of rear loading 

garage SFA. Mr. Koontz reviewed the difficulties posed by the site, which impede 

using rear loading.   
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Mr. Jones asked for clarification on the Utility Plan, and the impervious surface 

calculations. Mr. Koontz stated that Duke Energy would be moving the power lines, in 

accordance with the Concept Plan. Mr. Koontz also stated that the proposed impervious 

surface would allow more flexibility for the homeowner, i.e. installing a patio.  

 

Mr. Schroeder expressed concern over the alleyway dimensions for Fire & Waste 

Management access. Mr. Koontz stated that the Fire Department would come from the 

street side, and waste management requires a 16 ft alleyway width. 

 

Mr. Etowski reiterated the intensions behind the design of the proposed development.  

 

Mr. Hooper discussed implementing conditions on the proposed development and how 

the applicants’ proposed conditions align with staff recommendations. Mr. Cameron 

responded with staff recommendations aligning with the Form Based Guidance Plans. 

  

Mr. Hooper asked for clarification on who would be building the dwellings, as well as 

the square footage of the single-family homes. Mr. Etowski stated that they would be 

the builder on this project, and the approximate square footage of the single-family 

homes would be 1900 sq. ft. and townhomes 2100 sq. ft. 

 

Mr. Hooper recessed the Public Hearing for a 5-minute break at 6:15pm. 

 

Mr. Hooper reconvened the public hearing at 6:21 pm. 

 

Mary Flynn, 137 Lark Dr., expressed concern over the space between the dwellings 

and asked if the Board has seen examples of this development in person, and expressed 

concerns over the use of cementitious sidings, and concerns over the removal of large 

trees, and asked that the Board recommend remediation for tree removal. 

 

Thomas Tyson, 1584 NC Hwy 5., expressed concern over the impact the proposed 

development would have on the surrounding neighborhoods, and the increased traffic. 

 

Lydia Person-Jones, 319 Dawkins St., expressed concern over the effect this will have 

on the Jackson-Hamlet neighborhood and asked the Board for consideration for the 

community. 

 

Brenda Brown, 233 Gaines St., expressed concern over stormwater run-off.  

 

Mr. Cameron addressed the concern regarding proximity to Armstrong Ln. stating that 

it does not abut this street. Mr. Koontz and Mr. Carpenter responded to concerns 

expressed over stormwater management and the impact on surrounding properties 

stating that the pre and post development standard has been met, and the run-off flows 

away from Armstong Ln. in a southeast direction.  Mr. Koontz responded to concerns 
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over site clearing, stating that Pinehurst Development Ordinance standards would be 

met, and trees would be re-planted within the development. 

 

Mr. Hooper asked if anyone else wished to provide comments. Hearing none, Mr. 

Hooper asked the Board to move into the deliberation portion of the meeting. 

 

The Board began deliberations and discussed options for a council recommendation or 

continuation of the Public Hearing, the precedent set by the decision made, what 

conditions could be applied if approval with revisions is given, and the need for the 

applicant to agree to any conditions proposed by the Board and the applicant’s ability 

to proceed with the proposal to Council without implementing any of the Boards 

recommendations. 

 

The Board asked Mr. Koontz and Mr. Etowski whether revisions to the proposed 

setbacks could be made to become more consistent with the requirements of the Small 

Area Plans. Mr. Etowski stated the site constraints prevent revisions to the setbacks, 

and the design is intended to create a sense of community. Mr. Koonts further analyzed 

site constraints and surrounding development that prevents revisions to the proposed 

plans for the east side of the property.  

 

The Board deliberated whether the numbers that must be met are the numbers outlined 

in the PDO requirements or the Small Area Plans requirements. 

 

Mr. Farrell moved the Planning and Zoning Board recommend denial of the zoning 

map amendment to the Pinehurst Village Council and find that the proposed zoning 

map amendment is not consistent with the 2019 Comprehensive Plan. Seconded by 

Mr. Hironimus. The reasons the proposed zoning map amendment is not consistent 

with the 2019 Comprehensive Plan: 

1. Does not conform to the PDO. 

2. Critical dimension standard 9.2B, such as setbacks and build to lines.  

3. The proposed townhomes are not rear loaded and therefore not consistent with 

the adopted plans.  

4. The proposed alleys are not consistent with the recommended 24’ right-of-way. 

5. There is no significant on street parking. 

Vote of 5-2, with Mr. Jones and Mr. Schroeder dissenting. 

 

IV. Next Meeting Date 

A. 12-07-2023 Regular Meeting 

 

V. Motion to Adjourn 

Mr. Jones moved to adjourn the Regular Meeting. Seconded by Mr. Schroeder. 

Approved by a vote of 7-0 at 07:28 PM.  
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Respectfully Submitted, 

 

 

Shelby Grow 

Clerk to the Board & 

Planning Administrative Specialist 

Village of Pinehurst 
A videotape of this meeting is located on the Village website: www.vopnc.org. 

 

The Village of Pinehurst is a charming, vibrant community which reflects our rich history and traditions. 

Mission: Promote, enhance, and sustain the quality of life for residents, businesses, and visitors.  

Values: Service, Initiative, Teamwork, and Improvement. 

http://www.vopnc.org/


APPROVAL OF THE 2024 MEETING SCHEDULE
ADDITIONAL AGENDA DETAILS:

FROM:
Shannon Konstantinou

CC:
Alex Cameron

DATE OF MEMO:
11/1/2023

MEMO DETAILS:
Attached is a draft copy of the 2024 BOA / P&Z Meeting Calendar. The Board may adopt the 2024
meeting schedule by motion.

ATTACHMENTS:
Description

2024 BOA / P&Z Meeting Schedule



 

  2024 Planning and Zoning Board /  
BOARD OF ADJUSTMENT Schedule 

 
 

 

 

 

BOARD/COMMITTEE FREQUENCY LOCATION TIME DATES 

PLANNING AND ZONING BOARD 
 
BOARD OF ADJUSTMENT 
(FOLLOWING P&Z AS NEEDED) 

1st Thursday Assembly Hall 4:00 PM 

01/04/2024 
02/01/2024 
03/07/2024 
04/04/2024 
05/02/2024 
06/06/2024 

07/11/2024* 
08/01/2024 
09/05/2024 
10/03/2024 
11/07/2024 
12/05/2024 

 
*Date has been changed due to a Holiday 

 



BOARD ORGANIZATIONAL ITEMS
ADDITIONAL AGENDA DETAILS:

FROM:
Shannon Konstantinou

CC:
Alex Cameron

DATE OF MEMO:
11/1/2023

MEMO DETAILS:
Attached are items relating to the acknowledgement of the Village's Ethics Policy and Conflict of Interest
Policy for Volunteers for the calendar year 2024.

ATTACHMENTS:
Description

Conflict of Interest PDO Section 3.8

BOA / P&Z Volunteer Conflict of Interest Form

Ethics Policy for 2024

P&Z Rules of Procedure



Section 3.8   Conflict of Interest

3.8.1   Village Council

   (A)   A Council member shall not vote on any legislative decision regarding a development regulation adopted pursuant to
this Chapter where the outcome of the matter being considered is reasonably likely to have a direct, substantial, and readily
identifiable financial impact on the member. A governing board member shall not vote on any zoning amendment if the
landowner of the property subject to a rezoning petition or the applicant for a text amendment is a person with whom the
member has a close familial, business, or other associational relationship.

   (B)   Members of any board exercising quasi-judicial functions pursuant to this Chapter shall not participate in or vote on
any quasi-judicial matter in a manner that would violate affected persons' constitutional rights to an impartial decision maker.
Impermissible violations of due process include, but are not limited to, a member having a fixed opinion prior to hearing the
matter that is not susceptible to change, undisclosed ex parte communications, a close familial, business, or other
associational relationship with an affected person, or a financial interest in the outcome of the matter.

(Ord. 21-12, passed 07-27-2021)

3.8.2   Appointed Board

   (A)   Members of appointed boards, including but not limited to the Planning and Zoning Board, Board of Adjustment and
Historic Preservation Commission, shall not vote on any advisory or legislative decision regarding a development regulation
adopted pursuant to this Chapter where the outcome of the matter being considered is reasonably likely to have a direct,
substantial, and readily identifiable financial impact on the member. An appointed board member shall not vote on any
zoning amendment if the landowner of the property subject to a rezoning petition or the applicant for a text amendment is a
person with whom the board member has a close familial, business, or other associational relationship.

   (B)   Members of any board exercising quasi-judicial functions pursuant to this Chapter shall not participate in or vote on
any quasi-judicial matter in a manner that would violate affected persons' constitutional rights to an impartial decision maker.
Impermissible violations of due process include, but are not limited to, a member having a fixed opinion prior to hearing the
matter that is not susceptible to change, undisclosed ex parte communications, a close familial, business, or other
associational relationship with an affected person, or a financial interest in the outcome of the matter.

(Ord. 21-12, passed 07-27-2021)

3.8.3   Staff

   (A)   No staff member shall make a final decision on an administrative decision required by this Chapter if the outcome of
that decision would have a direct, substantial, and readily identifiable financial impact on the staff member or if the applicant
or other person subject to that decision is a person with whom the staff member has a close familial, business, or other
associational relationship. If a staff member has a conflict of interest under this section, the decision shall be assigned to the
supervisor of the staff person or such other staff person as may be designated by the supervisor.

   (B)   No staff member shall be financially interested or employed by a business that is financially interested in a
development subject to regulation under this Chapter unless the staff member is the owner of the land or building involved.
No staff member or other individual or an employee of a company contracting with a local government to provide staff
support shall engage in any work that is inconsistent with his or her duties or with the interest of the local government, as
determined by the local government.

(Ord. 21-12, passed 07-27-2021)



Organizations in Which Volunteer Currently Serves, 

Directly or Indirectly 

(Provide name of organization/entity, and primary endeavor) 

Organization/Entity: ____________________________________________________________ 

Position:  ____________________________________________________________ 

Primary Endeavor: ____________________________________________________________ 

 

Organization/Entity: ____________________________________________________________ 

Position:  ____________________________________________________________ 

Primary Endeavor: ____________________________________________________________ 

 

Organization/Entity: ____________________________________________________________ 

Position:  ____________________________________________________________ 

Primary Endeavor: ____________________________________________________________ 

 

Organization/Entity: ____________________________________________________________ 

Position:  ____________________________________________________________ 

Primary Endeavor: ____________________________________________________________ 

 

Affirmed by:          _____________________________________ Date: ____________ 

 Print name:   

 Position: Planning & Zoning Board and Board of Adjustment  

Witnessed by:  _____________________________________ Date: ____________ 

      Print name: _____________________________________  



Declaration of Potential Conflicts of Interest 

(Describe circumstances i.e. enterprise, family member, relationship or possible conflict with the 

Village of Pinehurst) 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

 

______________________________________________________________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

 

Affirmed by:          _____________________________________ Date: ____________ 

 Print name:   

 Position: Planning & Zoning Board and Board of Adjustment  

  

Witnessed by:  _____________________________________ Date: ____________ 

      Print name: _________________________ 

















Village of Pinehurst 

Ethics Policy 

Employee Acknowledgement 

I have read and understand the Village of Pinehurst Ethics Policy and 

my responsibilities as an employee regarding it.  I have received a copy 

of the Ethics Policy. 

Printed Name:____________________  Date: _______________ 
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