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Site Analysis 


1. Location and Access:  The site is located on NC- 50 (South Anderson Boulevard) and Davis Avenue, at the "front door" of downtown Topsail Beach.  The useable area within the right of way has 240.20 feet fronting S. Anderson Boulevard and 182.00 feet fronting Davis Avenue.  The site is rectangular in shape and contains approximately 43,716 SF of usable or net area.  The site is level with street grade.  Access to the property is adequate.  The site is bordered on two sides by NCDOT Public Roadways, allowing great multi-modal access.  The vehicular access will be located off Davis Avenue and not Anderson Blvd.  Bike and pedestrian access will be encouraged.  In all cases, public safety will maintained.
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2.  General Description: Formerly, the property contained the Florida Apartments, a small detached cluster of rental apartments.  A private party purchased the property in 2004 and the aging apartments were demolished to redevelop the property into residential units.  The demolishment of the apartment complex and existing infrastructure created a “construction ready” site.  The proposed redevelopment project halted with the economic real estate downturn and the property was listed for sale.  In 2012, the Town of Topsail Beach began the planning process to develop a Town Center.

3. Zoning and Land Uses:  The property is zoned B-1 (General Business District).  The general business district is established as a district in which the principal use of the land is for commercial and service uses for the surrounding urban market.  In promoting the general purposes of this appendix, the specific intent is to:
a. Encourage the construction of and the continued use of the land for commercial and service uses; 
b. Provide for the orderly expansion of such uses within the general business district, as designated on the zoning map; 
c. Permit a concentrated, intensive development of the permitted uses while maintaining a substantial relationship between the intensity of land use and the capacity of utilities and streets; 
d. Discourage the continuance of existing uses that would not be permitted as new uses under the provision of the district. 

The district has the following dimensional requirements.

	Minimum Lot Area
	5,000 SF

	Minimum Lot Width
	50 Feet

	Front Yard Setback
	7.5 Feet

	Rear Yard Setback
	10 Feet

	Side Yard Setback 
	5 Feet



 The proposed site is currently a vacant lot and conforms to the dimensional requirements of the B-1 zoning district.  The legal characteristics of the site allow it to be developed into its highest and best use. 
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4. Topography and Flooding:  The site is relatively flat and has no major topographic features.  The surface has a 1% or less slope from south to north. The entire site is within the Coastal Flooding Zone and all regulated structures must comply with the building code regulations. The site is located in an AE-11 flood zone, indicating that it is susceptible to flooding from rising tidal waters in major storm events.  Reference FEMA Flood Map No. 3720421200J, dated Feb. 16, 2007. 

5. Vegetation: The site is void of any significant vegetation with the exception of a few volunteer cedars.  The surface is grassed with a 1% or less slope from south to north.  The subsurface was augured in order to verify the dominate soils.  The soils are consistent with the island’s sands with a shallow topsail upper horizon needed for grass growth.  The hydrology of the site is typical of the mid-island location.  There is no standing surface water and the site is well drained.  There is a lense of perched fresh water at a 12-17 foot depth that is suitable for irrigation use.  Below the 17 foot depth, salt intrusion becomes an issue.

6. Wetlands:  During the site analysis process, the Town hired an Environmental Consultant to evaluate the wetlands and consulted with the NC State Historic Preservation Office to evaluate any archeological impacts.  The evaluation concluded that there are no site wetlands or archaeological impacts.  The Town's interest in acquisition of this site includes the protection of environmentally sensitive land.  Please see attached evaluation letter.  

7. Wildlife: There are no wildlife habitats or species existing on the project site. 

8. Public Access.  Public access to the site is excellent.  The property is located on NC 50 at the corner of South Anderson (NC-50) and Davis Avenue.  The site is very visible and easy to locate in the heart of the Topsail Beach downtown.  

9. Water, Sewer, Electricity.  Municipal water can be extended to the tract by the Town of Topsail Beach and the existing septic tank will require an upgrade to increase the capacity for the proposed project.  The property is served by Jones-Onslow Electric Membership Corporation, and necessary power lines for the project will be buried underground.  Currently, an overhead power line exists along the property frontage; however, the easement is within the NCDOT Right of Way.  There are no additional utility easements within the boundaries of the property.  

10. Stormwater: Stormwater management in Topsail Beach and on Topsail Island is difficult due to the proximity of sensitive coastal waters.  Conversion of this property to park use is likely to reduce the runoff from impervious services.  The Town may find it necessary to install sock tile facilities along any roadways and parking areas for the Town Center.

11.  Ground Disturbance:  The proposed project calls for 0.8 acres of ground disturbance and new facilities will be constructed in phases.  By the end of the project, the proposed structures and concrete walks will total 6,000 SF of impervious surface.  The proposed impervious surface is 14% of the site.  The Town of Topsail Beach allows 35% of impervious surface per lot.    
Recreation Needs 



The acquisition of the 1.004 acre is urgently needed to fulfill the recreation needs of Topsail Beach residents and visitors for the following reasons.
1. Absence of Park Facilities: Topsail Beach does not have any park facilities to serve its citizens – and seasonal population that exceeds 10,000 in peak tourism periods.  The only other public park nearby is located about 5 miles away in the neighboring Town of Surf City.  Town residents expressed a desire for playgrounds in both town recreation surveys; therefore, the Town Center will meet an expressed public need. 

2. Economic Development: The Topsail Beach Board of Commissioners, town residents, and the Town’s Comprehensive plan identified downtown revitalization as a key component of future growth and planning.  The proposed Town Center will serve as a centerpiece for downtown revitalization.  Residents, tourist, and visitors will be attracted to visit the park, and programs held at the Town Center (as seen during the summer of 2013 with Plunder Days), leading to patronage of local businesses.    

3. Critical Resources Conservation: Acquisition of this property for the planned Town Center will: 
a. Insure that the park has adequate acreage to meet the strong demand for these facilities, 
b. Convert a very insubstantial use of the land (vacant lot) to a high use public park site,
c. Insure that a unique natural site -- located in the heart of Topsail Beach is preserved and converted to public use.  The site's location at the entrance of the downtown business district will greet residents and visitors with a beautiful park facility.
Program Description  



The Town of Topsail Beach desires to develop a family-friendly Town Center, supplementing the experience for residents, property owners, and visitors from across North Carolina who visit and vacation along the beautiful beaches and coastline of the North Carolina seaboard.  The envisioned Town Center Park will provide recreational facilities, including the public restrooms, for multi-generational families, who desire different activities to balance and embellish the natural experience associated with the visiting the North Carolina coast.  The proposed park will help address many of the town’s future needs, including increasing public recreational facilities, increasing open space, downtown revitalization, constructing public restrooms for downtown visitors, and preserving the town’s natural resources.  The Topsail Beach Town Center represents more than just a park; it is an outward sign that the Town of Topsail Beach is a viable community committed to the balance of recreational activities and preserving the natural space and resources granted to the town’s care.  

To ensure a broad number of residents, property owners, and visitors can utilize the proposed Town Center, the Town of Topsail Beach desires to see the Town Center utilized for a variety of activities.  New facilities will provides residents and visitors a place to picnic, play volleyball, yard games, play on a playground, gather in an open space, and play a game of pick-up basketball.  Furthermore, the proposed space can be used for Farmer’s Markets, Pillage in the Village (local artisan fair), evening movies in the park, small musical concerts, craft fairs, birthday parties, and family reunions.  Such events will not only serve local residents, but will attract visitors and tourists, who can patronize local businesses. 
Physical Needs 



1. Property Acquisition: A total of 1.004 acres of land is needed to provide adequate facilities for the proposed Town Center and associated parking areas, as well as planned picnicking, restrooms, and recreation facilities.  The area is available if the Town acquires the property.  

2. Capital Improvements.  In order to provide opportunities for multiple recreational uses on the site, the Town will need to construct the Town Center in multiple phases.  In the first phase, the land will be developed for construction and a playground (with donated funds), restroom facilities, gathering area, and section for lawn games will be developed.  In the second phase, a picnic shelter, sand volleyball court, basketball hard-court, and associated support facilities, such as parking.  Other facilities, which should be considered for the site, include historical and natural resource educational markers.  The existing overhead utilities need to be placed underground, and septic systems need evaluation and repairs.

3. Acquisition and Improvement Estimates.  The Town has set aside $585,000 to purchase the land and received a pledge of $20,000 in private donations for development of a playground (phase I).  The Town of Topsail Beach estimates that the preliminary costs of development for phase one is $153,350.  Improvements costs in Phase II are estimated at $66,500.  Improvements costs in Phase III are estimated at $44,500.   
Project Costs and Stages  


1. Maintenance and Operation.

a. Maintenance Activities:  The Town has identified the following maintenance activities as necessary in the proposed Town Center:  mowing of grassed areas (approximately .5 acres) during growing season, daily litter pickup, daily waste removal, inspection and repair of structures (restrooms, play structures, shelters), cleaning of restrooms, periodic repair of driveways and parking areas, fertilization and trimming of landscaping.  The Town reviewed on-going maintenance costs to maintain the Town Center and estimates its annual expense at $18,550.

b. Hours of Operation:  The Town intends to open the park from dawn to dusk, seven days a week.  Overnight parking will be prohibited.

c. Operational Expenses: The Town estimates that personnel hours necessary to perform routine maintenance tasks for the Phase I portion of the park will be 8 hours per week.  The Town estimates that the personnel hours necessary to perform routine maintenance tasks in both Phases I and II will be 15 hours per week.  In addition, the Town anticipates contract maintenance costs for such purposes as roadway maintenance, structural maintenance (plumbing, electrical, and similar trades) and landscape maintenance.  

2. Programming:  Programming expenses at the proposed Topsail Beach Town Center are anticipated to be minimal, since most organized events at the park will be carried out by other community groups (e.g. Autumn at Topsail, Pillage in the Village, etc.).  The facilities are designed for passive use.  The Turtle Hospital, one of the largest tourist attractions, recently closed; therefore, without new amenities, the Town of Topsail Beach risks losing a large number of visitors each year. 

3. Administration and Personnel:  Overall supervision of the facility will be carried out by the town manager's office.  The Town’s Public Works Department will carry out routine maintenance of the facility.  Additional personnel resources may be necessary in this department in order to adequately maintain the Town Center.


Plan Implementation   


1. Phase I:  The Town has successfully negotiated a contract for purchase of this property at an appraised value of $585,000.  The Town has sought partnership funding and assistance from other outside sources, receiving $20,000 for playground development.  Survey documents regarding CAMA permits are being discussed in close consultation with the Division of Coastal Management.  So far, no major CAMA permits are required for the proposed site.  The Town is pursuing a $355,000 PARTF grant to assist in the acquisition of the property, and development of phase I.  Phase I includes the development of a playground, events area (for Farmer’s Market, Plunder Days, and other planned events), lawn game area (horseshoe, event field), picnic tables, benches, and restrooms.  The estimated costs of developing these facilities, plus installing water, sewer, and electric utilities, as well as an irrigation system, reach a total cost of $153,350 (plus any associated construction management costs and contingency costs).  If the Town is awarded a PARTF grant, the Town will complete Phase I construction within three years.  

2. Phase II:  If the Town is awarded a PARTF grant, the town will pursue additional sources of funding for Phase II development.  Phase II includes developing shelters, walking paths, and parking facilities.  Improvements costs in Phase II are estimated at $66,500 (plus any associated construction management costs and contingency costs).  The Town of Topsail Beach will attempt to fund these developments through additional grants or from general reserves that will be repaid through the Occupancy Tax over time.  The Town's objective is to begin development of the property by the summer of 2014, with improvements expected to be completed within three years.  

3.  Phase III:  Phase III includes the development of game courts (including possible volleyball court and a basketball hardcourt) and any additional site amenities.   Improvements costs in Phase III are estimated at $44,500 (plus any associated construction management costs and contingency costs).
Town Center Regulations     



The following regulations were developed with input from local officials, the general public, and local law enforcement agencies.  The Town of Topsail Beach Police Department will enforce the regulations at the Topsail Beach Town Center.  The Topsail Beach Police Department can seek to change the regulations at any time if unforeseen issues arise requiring additional regulations.  

All town ordinances must be abided by in the proposed Town Center.  A permit to engage in some prohibited activities may be acquired from either the Topsail Beach Police Department or Topsail Beach Town Hall.  

It will be unlawful to engage in the following at the Topsail Beach Town Center: (unless the Town of Topsail Beach issues a permit)
· Possess or consume alcohol or controlled substances 
· Appear in a state of intoxication
· Aggressive behavior/fighting
· Refuse to comply with lawful order of the police or town official
· Beg, hawk, peddle or solicit
· Engage in gambling or gaming
· Use obscene, profane, abusive or offensive language
· Loiter in, around or in the vicinity
· Remove or mutilate any vegetation
· Cause damage to buildings, signs, or other structures
· Litter or otherwise deposit any material
· Write, paint, or carve on any tree, bench, or structure
· Cook or kindle any fire in any area not designated for that purpose
· Commit, perform, appear in a state of nudity, or engage in lewd, obscene or indecent acts or behavior
· Post or display any sign, banner, advertisement or notice of any sort 
· Disturb the peace and good order
· Use amplified music and sounds
· Play loud music that disturbs recreation park or facility users
· Camp, sleep or park over night
· Drive motorized vehicles other than on roadways or parking areas
· Park in a roadway or block any entrance or loading/unloading zone
· Ride bikes, skateboards, skates or scooters other than on roadways or parking areas
· Violate any Town Ordinance, regulation or law

Animal & Pet Regulations
· ALL pets must be confined to the immediate area of the owner AND on a leash not to exceed six (6) feet at ALL times as to not disturb or endanger other park users.
· Owners are required to clean up their animal litter/waste and dispose of it properly in a bag and placed in a park trash container.
Public Involvement    



Public input played a crucial role in the planning process.  Public input was solicited starting in September 2012.  Public input was generated over the course of the year and valuable information was derived from those in the community who were involved in various recreation related efforts.  Many members of the public showed up early on Saturday mornings for workshops and attended public hearings at board meetings to discuss their views on the proposed Town Center project.  Many of the comments can be seen in the minutes from the meetings and workshops.  The Town of Topsail Beach discussed the plans at numerous board meetings and held various workshops, public hearings, and presentations to outside groups.  The dates are listed below:

Public Hearings
September 19, 2012 – Public Hearing at Board Meeting
October 15, 2012 – Public Hearing at Board Meeting
November 14, 2012 – Public Hearing at Board Meeting
November 28, 2012 – Public Hearing at Planning Board Meeting 
December 12, 2012 – Public Hearing at Board Meeting
December 19, 2012 – Public Hearing at Planning Board Meeting 
January 9, 2013 – Public Hearing at Planning Board Meeting 

Workshops 
December 1, 2012 – Planning Board Design Workshop 
September 21, 2013 - Planning Board Workshop 
October 12, 2013 - Parks and Recreation Advisory Board Workshop
November 9, 2013 – Parks and Recreation Advisory Board Workshop 

Public Presentations
September 12, 2013 – Presentation to Historical Society of Topsail Island 
October 1, 2013 – Presentation to the Kiwanis Club of Surf City 

Resolutions in Support of Project
November 6, 2013 – Town of Surf City, North Carolina 
[bookmark: _GoBack]November 7, 2013 – Town of North Topsail Beach, North Carolina 
November 12, 2013 – Town of Holly Ridge, North Carolina

Additionally, the Town of Topsail Beach conducted two surveys to gather public input.  The Cape Fear Council of Governments conducted a telephone survey on November 8, 2012.  The Town of Topsail Beach conducted a paper/website survey from October 28 through November 5, 2013.  The results of the survey can be seen in the Town’s Parks and Recreation Comprehensive Plan.  
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