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To: Mayor and Members of the City Council

From: Reginald Goodson, City Manager
Kellen Long, Development Services Director

Date: May 23, 2025

Subj: Consideration — Call for a Public Hearing — SUB 01-25 — Tooley Harbor
Phase 3 Submitted by Timmons Group for 55 Single Family Lots on a
35-Acre Tract

BACKGROUND:

What began as a development originally named Rivers Glen, and later became
Mariners’ Landing is now known as Tooley Harbor. The site was annexed into the
City on September 27, 2005, and zoned R-15. The Sketch Plan for what was at
that time River Glen Phase 1 (now Tooley Harbor Phase 1), was approved in
December 2004. In August 2006, the Sketch Plan for River Glen Phase 2 was
approved. That Sketch Plan would eventually become Tooley Harbor Phase 2.
Nearly two decades later in November 2024, the Sketch Plan for Tooley Harbor
Phase 3 was approved. The preliminary plat was reviewed and conditionally
approved at the same meeting in November 2024.

In 2005, a Traffic Impact Analysis (TIA) was prepared for the proposed
developments along River Road. This project is included in that analysis. The
recommended road improvements consisted of constructing a northbound right-
turn lane with at least 50’ of storage with additional taper at Grandview Drive at
River Road and constructing a westbound left-turn lane with at least 50" of
storage at the entrance to Sailor's Way from River Road. These road
improvements have since been completed.

ANALYSIS:

For Phase 3, the owners are seeking Preliminary Plat approval for 55 single-
family lots through the major subdivision process. The total acreage of this phase
of the development is approximately 35 acres. This development will have a
gross density of 1.6 units per acre.

The property is zoned R-15 with lot sizes ranging from 15,300 square feet to
approximately 24,000 square feet with a typical lot size of approximately 16,500
square feet. The UDO requires that approximately 0.6 acres of open space be
dedicated for Parks and Recreation. The applicant is proposing to dedicate




approximately 1.3 acres of open space located adjacent to the detention ponds.
Since the open space was not considered usable for recreation purposes due to
the detention ponds, the Parks and Recreation Department has requested fees in
lieu of dedication.

The subdivision has two street connections to Sailor's Way. At the northern
portion by Tooley Harbor Phase 1 there is a street connection that leads to River
Road. At the southwestern portion of the site by Tooley Harbor Phase 2 there is
a street connection that connects to Pleasant View Drive, which leads out to
River Road.

This project was heard at the November 2024 Technical Review Committee
meeting. Departmental comments have been included in the staff analysis
attached to this memo.

The Planning Commission considered the application during their regularly
scheduled meeting on May 6, 2025. The only public comments were from one
adjacent property owner who had direct questions about the site plan, which the
project engineer was able to explain. There were no objections from the
adjacent property owner or anyone eise in the audience. The Planning
Commission unanimously recommended approval with conditions presented by
staff.

Prior to final plat approval:

1. The state permit authorizing the construction of the water improvements
shall be secured;

2. Fire hydrants are required to be within 400 feet of each lot;

3. Street name signs shall be similar to those used by the City, with an
extruded metal blade type with green background and reflective white
lettering;

4, Supplemental HOA declarations shall be submitted for review and shall
provide perpetual maintenance of the proposed stormwater facilities,
detention ponds and outfall drainage pipes.

STAFF RECOMMENDATION:

By motion, call for a Public Hearing to be held on Monday, June 9, 2025 at the
7:00 p.m. City Council Regular Session in Council Chambers, located on the
second floor of the Gardner Municipal Building at 306 East Colonial Avenue to

gather citizen input regarding preliminary plat approval for Tooley Harbor Phase
3.




CITY OF ELIZABETH CITY
DEVELOPMENT SERVICES DEPARTMENT
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STAFF ANALYSIS

MEETING DATE:

May 27, 2025

ITEM:
Tooley Harbor Phase 3, Preliminary Plat for 55 Residential Lots - SUB 01-25

LOCATION/DESCRIPTION:

The 35-acre site is located on the north side of the River Road and directly west of the
termini of Pleasant Drive and Grand View Drive.

TAX ID:
Tax Map: P123
Parcels: 42A and 42B

ZONING DISTRICT:
R-15, Residential

OWNERS/DEVELOPER: APPLICANT/AGENT:

3N1, Inc. Timmons Group

301 South Road Street 1805 West City Drive Suite E
Elizabeth City, NC 27907 Elizabeth City, NC 27909
(252) 335-4520 (252) 621-5030

LAND USE/ZONING OF SURROUNDING PROPERTY:

NORTH: Single Family Lots (Riverview Estate) - Zoned R-15

SOUTH: Single Family (Tooley Harbor) — Zoned R-15

EAST: Cropland — Zoned R-15

WEST: River Road Middle School & Single Family (Tooley Harbor) —
Zoned O&l and R-15

NARRATIVE OF REQUEST:

The owners are seeking Preliminary Plat approval for 55 single family lots, Phase 3,
through the major subdivision process. The total acreage of this phase of the
development is approximately 35 acres. This development will have a gross density of
1.6 units per acre.

This property is zoned R-15 with lot sizes ranging from 15,300 square feet to
approximately 24,000 square feet with a typical lot size of approximately 16,500 square
feet. The UDO requires that approximately 0.6 acres of open space be dedicated for
parks and recreation. The applicant is proposing to dedicate approximately 1.3 acres of
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open space located adjacent to the detention ponds. Since the open space was not
considered usable for recreation purposes due to the detention ponds, the Parks &
Recreation Department requests fees in lieu of dedication.

The subdivision has two street connections to Sailor's Way. At the northern portion by
Tooley Harbor Phase 1, there is a street connection that leads to River Road. At the
southwestern portion of the site by Tooley Harbor Phase 2 there is a street connection
that connects to Pleasant View Drive which leads out to River Road.

BACKGROUND:

Tooley Harbor was originally named River Glen which became Mariners Landing then
finally Tooley Harbor. The site was annexed to the City on September 27, 2005 and was
zoned R-15. The Sketch Plan for River Glen Phase 1, now Tooley Harbor Phase 1, was
approved in December 2004. In August 2006 the Sketch Plan for River Glen Phase 2
was approved. This sketch plan eventually became Tooley Harbor Phase 2. The Sketch
Plan for Tooley Harbor Phase 3 was approved in November 2024, at the same meeting
the preliminary plat for Phase 3 was reviewed and conditionally approved in November
2024.

The current plans have been revised in response to the conditions required for the TRC
approval. Copies of the Technical Review Committee minutes during the Preliminary
Plat deliberations are attached for your information.

Back in 2005 a Traffic Impact analysis (TIA) was prepared for the proposed
developments along River Road. This project is included in that analysis. The
recommended road improvements consisted of constructing a northbound right-turn
lane with at least 50’ of storage with additional taper at Grandview Drive at River Road
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and constructing a westbound left-turn lane with at least 50’ of storage at the entrance
to Sailor's Way from River Road. These road improvements have since been
completed.

TECHNICAL CONSIDERATIONS:
This project was heard at the November 2024 Technical Review Commitiee meeting.

TRANSPORTATION:

Access to the site is via River Road which runs along the western border of the site.
The Pasquotank County-Elizabeth City Comprehensive Transportation Plan {(CTP)
designates River Road as a minor thoroughfare designed to collect traffic from local
access streets and carry it to major thoroughfares

STREETS:

All streets will be built to NCDOT Design and Construction Standards. The developer
plans to dedicate the street within this development to the City of Elizabeth City.
Interconnectivity from both ends of the site have been provided to River Road via
Sailor's Way, Grand View Drive, and Pleasant Drive.

DRAINAGE:

The NC Dept. of Environment and Natural Resources approved an Erosion and
Sedimentation Control Plan for the project which was issued in April 2025. During the
construction phase of the project, the adjacent property owners; City of Elizabeth City, 3
N 1, Inc., and Jon Crouse, have granted permission to perform land disturbing activities
on their property as is necessary to install drainage improvements. The permission will
terminate once the construction has been completed (see attached letters).

The initial stormwater permit was issued in February 2007 and was renewed in March
2021 and is effective until March 2029.The majority of the site’s existing farm ditches
will be filled and drainage will be accommodated via swales, stormwater piping, and two
detention ponds located within the development. The stormwater overflow is handled
via two 66" x 43" storm drains that follow the northward portion of Asbury Lane crossing
through the Crouse estates and discharges into a swale which drains into the
Pasquotank River. The detention ponds were designed for a 25-year storm instead of
the UDO required 10-year storm.

Both ponds will have direct access from Yawl Street for maintenance. To ensure that
both ponds have adequate access for maintenance a 20’ drainage and access
easement will be dedicated along the perimeter of the pond and will encroach into
the rear building setback of all lots with frontage on the ponds. Lot 201, 202, 254,
and 246 will have the 20’ drainage and access easement located along the side
property line abutting the pond area. The HOA will be responsible for the
maintenance of all drainage facilities including the ponds and outfall.
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UTILITIES:

Public water, sewer and electric services will be provided by the City of Elizabeth City.
The Fire Department has approved the road width and fire hydrant locations. A pump
station has been constructed that serves the complete Tooley Harbor subdivision. The
sewer permit for the subdivision was issued in 2007. The pump station has already
been accepted by the City. The water permit is still outstanding. The applicant is to
secure state permit to construct the waterline improvements prior to final plat
approval.

OPEN SPACE:

The UDO requires that 0.6 acres of open space be dedicated. The Parks & Recreation
Department is requesting that a fee be paid to the City in lieu of dedicating the required
open space. The dedicated open space is located around the detention ponds and
includes the outfall ditch. These areas are not considered viable areas for recreational
uses. It is at the discretion of City Council (UDO, Section 10-7.16 D) as to whether the
fee in lieu is acceptable, or if open space will be required.

Rec fees: $343.900 assessed value/19.65 assessed acres = $17,501/ac x 0.6
acres = $10,500 or $190.92/lot

FLOOD ZONES:
Site is located outside of the 100-year flood zone

SCHOOLS:

Amanda Hill with the School Transportation Division was able to provide some
information about the impact of the proposed developments on the school services.
Weeksville Elementary School would service this development. The school is nearing its
capacity of 338 students with a current enroliment of 300 students. Pasquotank
Elementary School has closed and the students were shifted around to four different
schools that were only half full. With the addition of the additional students, each of the
schools are now very close to capacity.

Using a student count of 0.3 students per household, the proposed 55 units shown on
the Sketch Plan and Preliminary Plat will generate approximately 17 students. This will
bring the total enroliment up to 317 students. The middle and high schools have the
capacity to handle the students generated by the 55 homes. Currently the School
system is understaffed for school bus drivers for all of the school routes. At this time
there is no available transportation room to transport the students from this proposed
development.

Dr. Keith Parker the School Superintendent said that while Weeksville Elementary is
near capacity, ECPPS is supportive of any growth and expansion in the City that could
lead to an increase in student enroliment at their schools. The school system will work
with the City to accommodate any growth that might result from new development.
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LAND USE PLAN:

The Joint Elizabeth City and Pasquotank County Draft Land Use Plan designates the
subject property as Low Density Residential (LDR). The LDR classification is intended
to delineate lands where the predominant land use is low density detached residences.
The City’s goals and policies support the continued use of land in LDR areas for low
density dwellings. The proposed density for the 55-lot subdivision is approximately 1.6
units per gross acre and therefore the development is consistent with the Land Use

S
X k’:ﬁ) 8/\

Low Bensity

’ > 4}5’% Site Resiaeftufl

RECOMMENDATION:

Staff recommends approval with the following conditions:
1. Prior to final plat approval, the state permit authorizing the construction of the
water improvements shall be secured,;

2. Fire hydrants are required to be within 400 feet of each lot;

3. Street name signs shall be similar to City used signs with an extruded metal
blade type with green background and reflective white lettering;

4. Prior to final plat approval, supplemental HOA declarations shall be submitted for
review and shall provide perpetual maintenance of the proposed stormwater
facilities, detention ponds and outfall drainage pipes.
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