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STAFF REPORT FOR S-603M 
 SPECIAL USE PERMIT MODIFICATION APPLICATION 

 

APPLICATION SUMMARY 

Case Number: S-603M 

Request: 
Modification to existing SUP to renovate and expand a Senior Living: Continuing Care Retirement 
Community in the R-20, Residential District from 247 occupied dwelling units to 330 dwelling 
units 

Applicant: Property Owner(s): 

Plantation Village, Inc. Plantation Village, Inc. 

Location: Acreage: 

1200 Porters Neck Rd. 55.51 acres 

PID(s): Comp Plan Place Type: 

R03700-002-002-002 
R03700-002-011-000 
R03700-002-012-000 
R03700-002-013-000 
R03700-002-014-000 
R03700-002-015-000 

General Residential 

Existing Land Use: Proposed Land Use: 

Continuing Care Retirement Community Continuing Care Retirement Community 

Current Zoning:   
R-20 

 

 
 

SURROUNDING AREA 

 LAND USE ZONING 

North Single-Family Residential (Porters Neck Plantation) R-20 
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East 
Golf Course, Single-Family Residential (Porters Neck 
Plantation) 

R-20 

South Golf Course (Eagle Point Golf Club), Undeveloped R-20 

West 
Continuing Care Retirement Community (The Davis 
Community), Undeveloped 

(CUD) R-20, R-20 

 

 
 

ZONING HISTORY  

July 6, 1971 Initially zoned R-20 (Porters Neck), Area 5 

August 1, 1983 SUP granted for Nursing and Personal Care Facility (S-211) 

April 1, 1991 
SUP Modification granted for site revisions to reduce the number of dwelling 
units and increase acreage 

September 7, 
1993 

SUP Modification granted for site plan revisions to remove a driveway 

August 5, 1996 
SUP Modification granted for site plan revisions to reduce the number of 
dwelling units and increase acreage 

April 5, 2004 
SUP Modification granted for site plan revisions to add maintenance 
building 

June 6, 2011 
New SUP granted for Continuing Care Retirement Community (supersedes 
S-211) to construct a new apartment building, two duplexes, and two 
cottages 

 

COMMUNITY SERVICES 

Water/Sewer 
Water and sewer will be provided by CFPUA.  Specific design will be 
determined during site plan review. 

Fire Protection 
New Hanover County Fire Services, New Hanover County Northern Fire 
District, New Hanover County Station Porters Neck  

Schools 
Porters Neck Elementary, Holly Shelter Middle, Laney High Schools 
(No impacts expected due to age-restriction for senior housing) 

Recreation Pages Creek Preserve, Ogden Park 
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CONSERVATION, HISTORIC, & ARCHAEOLOGICAL RESOURCES  

Conservation 

The Countyõs Conservation Resources Map indicates that swamp forests may 
be present on the site.  Conservation space is required for swamp forest 
wetlands when at least five acres of the resource exists on the property. 
Preliminary analysis indicates that fewer than 5 acres exist on the site. 
Verification of regulated swamp forests will be required during the site plan 
review process. 

Historic No known historic resources 

Archaeological No known archaeological resources 

 

EXISTING CONDITIONS & PROPOSED CONCEPTUAL PLAN  

¶ The applicant is seeking to obtain a special use permit modification to renovate and expand a 

Continuing Care Retirement Community in the R-20 zoning district. 
 

 

Existing Conditions & Proposed Demolition Scope (Includes Staff Markups) 
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¶ Plantation Village was originally approved as a special use permit for a Nursing and Personal 

Care Facility in 1983. This original approval included the construction of 252 units, a health 

center, and commons building, on approximately 41.4 acres. The Board approved four 

subsequent modifications to the original special use permit in 1991, 1993, 1996, and 2004, 

resulting in several changes to the property, including the siteõs current size of 55.5 acres and 

contractual nursing service arrangement with The Davis Community. 

¶ In 2011, Plantation Village was granted a new special use permit for a Continuing Care 

Retirement Community. This permit, extinguishing the original 1983 approval and four 

subsequent modifications, resulted in the construction of an additional 33 independent-living 

units (3-story apartment building, two duplexes, and two cottages), 60 additional parking 

spaces, and a new wellness center and auditorium. The special use permit also authorized the 

renovation of the exterior and interior of the Commons Building and Commons parking layout. 

¶ The current use of the campus includes 247 independent-living units, made up of 3-story 

apartment buildings, quadplexes, duplexes, and cottages. The current overall density of the site 

is 4.45 units per acre. The campus also includes a centralized Commons Building, Residential 

Care Center that provides 24/7 nurse availability for residents, Wellness Center with indoor 

pool and fitness center, maintenance building, and indoor and outdoor recreational amenities.  

 

   
          Existing Apartment (to be removed)       Existing Quadplexes (to be removed) 

 

¶ As proposed, the special use permit modification involves the demolition of three existing 

apartment buildings, eight quadplexes, and several accessory structures. These structures would 

then be replaced by 13 new apartment buildings ranging from 45õ to 50õ in height. The net 

result is a maximum increase of 83 independent-living units. The total number of units proposed 

is 330 and total density is 5.94 units per acre for the overall site. 

 

Net Change in Dwelling Units 

 # of Units Density (du/acre) 

Current Total 247 4.45 

Demo -136 -- 

Replacement +219 -- 

Proposed Total 330 5.94 

Net Change: +83 units 
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¶ The modification also includes a new road addition connecting the east and west sides of the 

property; enhancement to existing indoor amenity spaces; replacement of a 1,590 square foot 

hobby shop; relocation and expansion of a 6,092 square foot maintenance building; and new 

outdoor amenities. 

 

Conceptual Site Plan (Includes Staff Markups) 
 

¶ The majority of the renovation and expansion work will take place on the eastern half of the 

property. In order to allow existing residents to remain on the property throughout construction, 

the development will occur over three phases. The maximum total number of units on the site will 

be 330. 
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Project Phasing Plan (Includes Staff Markups) 
 

¶ The existing stormwater infrastructure includes a retention pond located in the center of the 

campus and a retention pond along the southeastern corner. Two new stormwater facilities are 

proposed in the northeastern portion of the project area. This includes a new detention basin 

that will be sized to accommodate a 100-year storm event. 

¶ New outdoor amenities include two pickleball courts, a dog park, a community garden area, 

gazebo, and new water features. 

 

 

 

 

 

 

* 

* 

* 

* 

* May be 

included in 

Phase 2 
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ZONING CONSIDERATIONS 

¶ The applicant is not proposing a change in the use of the property, which will remain a Senior 

Living: Continuing Care Retirement Community and is allowed in the R-20 district with a Special 

Use Permit. 

¶ Unified Development Ordinance standards for Continuing Care Retire Communities include 

height, setbacks, open space, buffers, and parking requirements. The applicant has addressed 

general compliance with these standards as demonstrated by the conceptual site plan and 

project narrative (Applicant Exhibit A). A full review of these standards will be conducted by 

the Technical Review Committee should the SUP modification application be approved. 

¶ The applicant has offered as a condition of the Special Use Permit to retain all existing, 

regulated trees within 30 feet of the northern property line where the project area abuts single-

family homes of the Porters Neck Plantation subdivision, with the exception of any trees needed 

to be removed for the parking area adjacent to Building 4. 

 

AREA SUBDIVISIONS UNDER DEVELOPMENT 

 


