
 
  

 
 
 

 
 
 
 

 

TO:  The Coastal Resources Commission 
 
FROM: Christine A. Goebel, DEQ Assistant General Counsel 
 
DATE:  September 15, 2023 (for the September 21, 2023 Special CRC Meeting) 
 
RE:  Variance Request by North Pier Holdings, LLC (CRC-VR-23-04) 
 
Petitioner is North Pier Holdings, LLC, which last summer purchased a two-building 
condominium complex at 1800 Canal Drive in Carolina Beach. After Petitioner started some work 
adding Total Floor Area to the existing building without a CAMA permit, Petitioner applied for a 
CAMA Minor Permit with the Town’s Local Permit Officer to undertake some maintenance/repair 
and some new development on the two buildings. A portion of Building 1 is waterward of the 180-
foot setback as measured from the pre-project vegetation line/static line. On June 28, 2023, the 
Town issued CAMA Minor Permit 12-23CB authorizing proposed development on Building 2 
landward of the 180-foot setback but conditioned out development at Building 1 which was 
waterward of the setback line (within the setback area). This included enclosing three decks, 
adding three new decks outside the footprint, enclosing the laundry area, adding a 4th story 
Penthouse Unit, and a proposed paver pool area. The Petitioner now seeks a variance to develop 
Building 1 as proposed in their permit application.  
  
The following additional information is attached to this memorandum: 
 
Attachment A:  Relevant Rules 
Attachment B:  Stipulated Facts 
Attachment C:  Petitioner’s Positions and Staff’s Responses to Variance Criteria 
Attachment D:  Petitioner’s Variance Request Materials 
Attachment E:  Stipulated Exhibits including powerpoint 
 
cc(w/enc.):  Todd Roessler, Esq., Petitioner’s Counsel, electronically 
   Mary Lucasse, Special Deputy AG and CRC Counsel, electronically 
   Jeremy Hardison and Haley Moccia, CB LPOs, electronically 
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RELEVANT STATUTES OR RULES                                                            APPENDIX A 

15A NCAC 07H .0301 OCEAN HAZARD CATEGORIES 

The Ocean Hazard categories of AECs encompass the natural hazard areas along the Atlantic 
Ocean shoreline where, because of their vulnerability to erosion or other adverse effects of sand, 
wind, and water, uncontrolled or incompatible development could endanger life or property. Ocean 
hazard areas include beaches, frontal dunes, inlet lands, and other areas in which geologic, 
vegetative and soil conditions indicate a substantial possibility of excessive erosion or flood 
damage. 

15A NCAC 07H .0302 SIGNIFICANCE OF THE OCEAN HAZARD CATEGORY 

(a) Hazards associated with ocean shorelines are due to the constant forces exerted by waves, 
winds, and currents upon the unstable sands that form the shore. During storms, these forces are 
intensified and can cause changes in the bordering landforms and to structures located on them. 
Ocean hazard area property is in the ownership of a large number of private individuals as well as 
several public agencies and is used by a vast number of visitors to the coast. Ocean hazard areas 
are critical due to both the severity of the hazards and the intensity of interest in the areas. 

(b) The location and form of the various hazard area landforms, in particular the beaches, dunes, 
and inlets, are in a permanent state of flux, responding to meteorologically induced changes in the 
wave climate. For this reason, the siting of development on and near these landforms shall be 
subject to the provisions in this Section in order to avoid loss or damage. The flexible nature of 
these landforms presents hazard to development situation immediately on them and offers 
protection to the land, water, and structures located landward of them. The value of each landform 
lies in the particular role it plays in affording protection to life and property. Development shall 
not diminish the energy dissipation and sand storage capacities of the landforms essential to the 
maintenance of the landforms' protective function. 

15A NCAC 07H .0303 MANAGEMENT OBJECTIVE OF OCEAN HAZARD AREAS 

(a) The CRC recognizes that absolute safety from the destructive forces of the Atlantic shoreline 
is an impossibility for development located adjacent to the coast. The loss of life and property to 
these forces, however, can be greatly reduced by the proper location and design of structures and 
by care taken in prevention of damage to natural protective features particularly primary and 
frontal dunes. Therefore, it is the CRC's objective that development in ocean hazard areas shall be 
sited to minimize danger to life and property and achieve a balance between the financial, safety 
and social factors that are involved in hazard area development.  

(b) The rules set forth in this Section shall further the goals set out in G.S. 113A-102(b), to 
minimize losses to life and property resulting from storms and long-term erosion, prevent 
encroachment of permanent structures on public beach areas, preserve the natural ecological 
conditions of the barrier dune and beach systems, and reducing the public costs of development 
within ocean hazard areas, and protect common-law and statutory public rights of access to and 
use of the lands and waters of the coastal area. 
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15A NCAC 07H .0304 AECS WITHIN OCEAN HAZARD AREAS  

The ocean hazard AECs contain all of the following areas: 

(1) Ocean Erodible Area.  This is the area where there exists a substantial possibility of 
excessive erosion and significant shoreline fluctuation.  The oceanward boundary of this area is 
the mean low water line.  The landward extent of this area is the distance landward from the 
vegetation line as defined in 15A NCAC 07H .0305(a)(5) to the recession line established by 
multiplying the long term annual erosion rate times 90; provided that, where there has been no 
long term erosion or the rate is less than two feet per year, this distance shall be set at  180 feet 
landward from the vegetation line.  For the purposes of this Rule, the erosion rates are the long-
term average based on available historical data. The current long-term average erosion rate data 
for each segment of the North Carolina coast is depicted on maps entitled “North Carolina 2019 
Oceanfront Setback Factors & Long-Term Average Annual Erosion Rate Update Study” and 
approved by the Coastal Resources Commission on February 28, 2019 (except as such rates may 
be varied in individual contested cases or in declaratory or interpretive rulings).  In all cases, the 
rate of shoreline change shall be no less than two feet of erosion per year. The maps are available 
without cost from any Local Permit Officer or the Division of Coastal Management on the internet 
at http://www.nccoastalmanagement.net. 

15A NCAC 07H .0305 DEFINITION AND DESCRIPTION OF LANDFORMS 
 
This Rule describes natural and man-made features that are found within the ocean hazard area of 
environmental concern. 
(1) Ocean Beaches. Ocean beaches are lands consisting of unconsolidated soil materials that 
extend from the mean low water line landward to a point where either: 
(a) the growth of vegetation occurs; or 
(b) a distinct change in slope or elevation alters the configuration of the landform, whichever is 
farther landward. 
*** 
(6) Pre-project Vegetation Line. In areas within the boundaries of a large-scale beach fill project, 
the vegetation line that existed within one year prior to the onset of project construction shall be 
defined as the "pre-project vegetation line". The "onset of project construction" shall be defined as 
the date sediment placement begins, with the exception of projects completed prior to the original 
effective date of this Rule, in which case the award of the contract date will be considered the onset 
of construction. A pre-project vegetation line shall be established in coordination with the Division 
of Coastal Management using on-ground observation and survey or aerial imagery for all areas of 
oceanfront that undergo a large-scale beach fill project. Once a pre-project vegetation line is 
established, and after the onset of project construction, this line shall be used as the reference point 
for measuring oceanfront setbacks in all locations where it is landward of the vegetation line. In 
all locations where the vegetation line as defined in this Rule is landward of the pre-project 
vegetation line, the vegetation line shall be used as the reference point for measuring oceanfront 
setbacks. A pre-project vegetation line shall not be established where a pre-project vegetation line 
is already in place, including those established by the Division of Coastal Management prior to the 
effective date of this Rule. A record of all pre-project vegetation lines, including those established 
by the Division of Coastal Management prior to the effective date of this Rule, shall be maintained 
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by the Division of Coastal Management for determining development standards as set forth in Rule 
.0306 of this Section. (non-relevant section omitted). 
 
15A NCAC 7H .0306 GENERAL USE STANDARDS FOR OCEAN HAZARD AREAS 
 
(a) In order to protect life and property, all development not otherwise specifically exempted or 
allowed by law or elsewhere in the Coastal Resources Commission’s rules shall be located 
according to whichever of the following is applicable: 
(1) The ocean hazard setback for development is measured in a landward direction 
from the vegetation line, the pre-project line, or the measurement line, whichever 
is applicable. 
(2) The ocean hazard setback shall be determined by both the size of development and the shoreline  
long term erosion rate as defined in Rule .0304 of this Section. "Development size" is defined by  
total floor area for structures and buildings or total area of footprint for development other than  
structures and buildings. Total floor area includes the following: 
(A) The total square footage of heated or air-conditioned living space; 
(B) The total square footage of parking elevated above ground level; and 
(C) The total square footage of non-heated or non-air-conditioned areas elevated above  
ground level, excluding attic space that is not designed to be load-bearing. 
Decks, roof-covered porches, and walkways shall not be included in the total floor area unless  
they are enclosed with material other than screen mesh or are being converted into an enclosed  
space with material other than screen mesh. 
(3) With the exception of those types of development defined in 15A NCAC 07H .0309(a), no  
development, including any portion of a building or structure, shall extend oceanward of the ocean  
hazard setback. This includes roof overhangs and elevated structural components that are  
cantilevered, knee braced, or otherwise extended beyond the support of pilings or footings. The  
ocean hazard setback shall be established based on the following criteria: 
*** 
(B) A building or other structure greater than or equal to 5,000 square feet but less than 10,000 
square feet requires a minimum setback of 120 feet or 60 times the shoreline erosion rate, 
whichever is greater; 
*** 
(6) Structural additions or increases in the footprint or total floor area of a building or structure  
represent expansions to the total floor area and shall meet the setback requirements established in  
this Rule and 15A NCAC 07H .0309(a). New development landward of the applicable setback  
may be cosmetically but not be structurally attached to an existing structure that does not conform  
with current setback requirements. 
*** 
(8) Development setbacks in areas that have received large-scale beach fill as 
defined in 15A NCAC 07H .0305 shall be measured landward from the pre-project 
vegetation line as defined in this Section, unless an unexpired static line 
exception or Beach Management Plan approved by the Commission has been 
approved for the local jurisdiction by the Coastal Resources Commission 
in accordance with 15A NCAC 07J .1200.  
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15A NCAC 07H .0309 USE STANDARDS FOR OCEAN HAZARD AREAS: EXCEPTIONS 
 
(a) The following types of development shall be permitted seaward of the oceanfront setback 
requirements of Rule .0306(a) of this Section if all other provisions of this Subchapter and other 
state and local regulations are met: 
(1) campsites; 
(2) driveways and parking areas with clay, packed sand, or gravel; 
(3) elevated decks not exceeding a footprint of 500 square feet. Existing decks exceeding a 
footprintof 500 square feet may be replaced with no enlargement beyond their original dimensions; 
(4) beach accessways consistent with Rule .0308(c) of this Section; 
(5) unenclosed, uninhabitable gazebos with a footprint of 200 square feet or less; 
(6) uninhabitable, single-story storage sheds with a foundation or floor consisting of wood, clay,  
packed sand or gravel, and a footprint of 200 square feet or less; 
(7) temporary amusement stands consistent with Section .1900 of this Subchapter; 
(8) sand fences;  
(9) swimming pools; and 
(10) fill not associated with dune creation that is obtained from an upland source and is of the same  
general characteristics as the sand in the area in which it is to be placed. 
In all cases, this development shall be permitted only if it is landward of the vegetation line or pre-
project vegetation line, whichever is applicable; involves no alteration or removal of primary or 
frontal dunes which would compromise the integrity of the dune as a protective landform or the 
dune vegetation; is not essential to the continued existence or use of an associated principal 
development; and meets all other non-setback requirements of this Subchapter. 
*** 
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STIPULATED FACTS                                                                            ATTACHMENT B 

 
1. The Petitioner is North Pier Holdings, LLC (“Petitioner”). Petitioner is a North Carolina 
Limited Liability Company, formed on May 3, 2022 as shown on the Articles of Organization, a 
copy of which is attached as a stipulated exhibit. The Registered Agent is Caleb Kratsa. 

2. On July 27, 2022, Petitioner acquired a fee simple interest in all of the units (42 units) 
within North Pier Ocean Villas Condominiums (the “Property”) from North Pier Ocean Villas 
Homeowners Association, Inc. (the “HOA”) for a sales price of $8.3 million following proceedings 
in bankruptcy court.  The Property has a physical address of 1800 Canal Drive, Carolina Beach, 
New Hanover County, North Carolina.  This transaction was recorded in Deed Book 6583 at Pages 
618 and 795 of the New Hanover County Register of Deeds Office.  The two deeds are attached 
as Stipulated Exhibits. 

3. The Property, currently improved with condominium units, is an irregularly shaped area 
containing 33,541 gross square feet or approximately 0.8 acres. The Property is minimally 
landscaped and is level and clear, at roadway grade with the surrounding streets. 

4. The Property is bounded by Carolina Beach Pier House, a rock revetment, the Carolina 
Beach Pier, and the Atlantic Ocean to the east, Canal Drive to the west, Island North condominium 
complex to the south, and the Pier’s private parking lot (which is leased to the Town for public 
parking) to the north. 

5. According to the Flood Plain Map number 3720313000K, dated August 28, 2018, the 
Property is located within a special hazard flood zone (Zone AE). 

6. Much of the Property is in the Ocean Erodible Area of Environmental Concern.  Therefore, 
proposed development requires a permit pursuant to the Coastal Area Management Act, N.C. Gen. 
Stat. §§ 113A-100, et seq. 

7. The Property is subject to the Coastal Resources Commission’s (the “Commission”) 
oceanfront setback rules applicable to ocean shorelines set forth at 15A NCAC 7H .0306(a). 

8. The history of nourishment at Carolina Beach is summarized in the Town’s 2020 Static 
Line Exception Report, a copy of which is attached as a stipulated exhibit. That report notes that 
the Town’s federal storm damage was approved in 1962 and extends along 14,000 linear feet of 
ocean shoreline. The project was modified to include a 2,050-foot-long rock revetment at the north 
end of the project with an elevation at the revetment of 9.5 feet NAVD. The pre-project/static 
vegetation line where the rock revetment is present, is in the center of the revetment.   A map from 
DCM’s map viewer showing the pre-project vegetation line in the vicinity of the Property is 
attached as a Stipulated Exhibit. Also attached as a Stipulated Exhibit is an image showing the 
historic shorelines in the vicinity of the Property.  

9. On August 27, 2009, the Commission adopted a Static Line Exception for the Town of 
Carolina Beach (the “Town”).  The Commission developed and adopted the exception rules in 
2009 to provide relief from regulations to communities regularly maintaining large-scale 
renourishment projects with a commitment of financial and sand resources to continue to do so.  
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With a Commission-approved Static Line Exception, setbacks can be measured from the actual 
vegetation line, and not the more-restrictive pre-project vegetation/static line, and structures that 
are greater than 5,000 square feet only have to meet a minimum setback of 120 feet, or 60 times 
erosion rate.  Since the effective date of the rule, the Static Line Exception for the Town has been 
reapproved (2009, 2014, 2020) by the Commission and is currently in effect.  

10. The applicable erosion rate in the vicinity of the Property is 3-feet per year. The applicable 
setback for any structures located on the Property is 180-feet from the pre-project vegetation line/ 
static vegetation line.   

11. As part of the Inlet Hazard Area update proposal, the North Carolina Division of Coastal 
Management (“DCM”), the Commission and the Commission’s Science Panel updated the long-
term erosion rates for the inlet areas.  The proposed erosion rate for the Property is 2-feet per year.  
This proposed rate has not been adopted by the Commission.  If the 2-feet per year erosion rate is 
adopted, Petitioner’s proposed development, including Building 1, the pool area, and the pervious 
paver area, would be located landward of the setback line.  During their May 2023 meeting the 
Commission issued a specific set of tasks to its Science Panel in collaboration with DCM staff to 
include: 1) Updating the Inlet Hazard Area Boundaries and reevaluating erosion rate setback 
factors, incorporating data acquired since the 2018 study, and 2) Deliberating on various 
methodologies for calculating erosion rates along oceanfront areas.  DCM Staff estimates that 
these studies will be ready for the Commission’s consideration in the first half of 2024. If approved 
by the Commission, the rulemaking process will resume at that time. If there are no delays in the 
rulemaking process following adoption by the Commission, new boundaries and erosion rates for 
IHAs could be in effect as early as the end of 2024. 

12. Initially constructed by the Corps in approximately 1970, a rock revetment exists along the 
entire ocean shoreline seaward of the Property. 

13. Since 1966, pursuant to a Federal Coastal Storm Risk Management Project, Carolina 
Beach, including the beach in the vicinity of the Property, has regularly been renourished.  Most 
recently, in 2022, nearly 1 million cubic yards of sand was placed on the beaches of Carolina 
Beach.  The federal project is authorized through 2036 and is scheduled to occur every three (3) 
years.  

14. The condominium structures were constructed beginning in 1984 and 1985 and consist of 
two (2), cosmetically attached but structurally independent, three-level, piling-supported wood 
frame buildings containing 42 individual residential units:  Building 1 consisting of 15 (3 floors x 
5) individual residential units and Building 2 consisting of 27 (3 floors x 9) individual residential 
units.  The pool area was constructed sometime between 1985 and 1992.  Building 1 which is the 
more-waterward building, the pool area, and a proposed pervious paver area are the subject of this 
variance petition. 

15. Following deferred maintenance by the prior HOA, during Hurricane Dorian in 2019, 
Building 1 experienced significant storm damage. Petitioner describes it as uninhabitable but was 
not condemned by the Town. The HOA chose not to make the necessary repairs for financial 
reasons and Building 1 remained in this state of disrepair for several years.  Building 2, which is 
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not part of this variance petition, experienced minor damage from Hurricane Dorian and continued 
to be used as second homes and/or vacation rentals following the storm. 

16. At the time that Petitioner acquired the Property, the buildings, in particular Building 1, 
were in significant disrepair, including mold and structural issues. The Town’s building inspector 
at that time, Mr. Darrell Johnson, informed Petitioner that he had the authority to require either 
demolition to prevent the structures from becoming storm debris if a major hurricane neared the 
coast or to secure it. On July 28, 2020, the Town received an engineering report from Jason Wade, 
PE regarding the foundation and condition of Building 1, a copy of which is attached.  Photos of 
the condition of Building 1 prior to any repair activities are attached as a Stipulated Exhibit.  

17. Shortly after Petitioner purchased the Property on July 27, 2022, beginning in August 2022, 
Petitioner began maintenance and repair activities of Buildings 1 and 2. Attached as a stipulated 
exhibit is the Town’s summary of the permits applied for and issued for the Property in a timeline. 
This included repairs to existing decks of Units 112, 212, and 312 and also enclosing these 
previously open decks which added Total Floor Area (“TFA”) to Building 1.   

18. In addition to these activities, in February 2023, the existing pool plumbing under the in-
ground pool’s surrounding deck was not functioning and Petitioner contends it needed to be 
replaced.  The concrete pool deck was cracked and created dangerous conditions for the pool users.  
Due to these conditions Petitioner removed the pool deck and proposes to fix the plumbing, repair 
the retaining wall, and replace the pool deck. 

19. On April 20, 2023, the Town’s LPO issued a Notice of Violation to Petitioner for 
conducting minor development by the unauthorized expansion of the Total Floor Area of Building 
1, a copy of which is attached as a stipulated exhibit. The NOV instructed Petitioner to stop work 
immediately and requested that Petitioner conduct certain restoration activities. Petitioner 
contends that there was a misunderstanding with the building inspector regarding the ability to 
enclose the decks. 

20. On April 21, 2023, the Town notified Petitioner that subject to 15A NCAC 7K .0103 
certain maintenance and repair activities were exempt from CAMA permit requirements.  These 
exempted activities are not subject to this variance petition.  The exempt maintenance and repair 
activities proposed by Petitioner amount to $3,430,900 ($1,048,400 for Building 1, and $2,382,500 
for Building 2).  A copy of this letter is attached as a Stipulated Exhibit. 

21. On or about May 31, 2023, DCM confirmed through a letter that the required restoration 
in the NOV had been resolved. A copy of this letter is attached as a Stipulated Exhibit. 
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22. As set forth in its Application for a CAMA Minor Development Permit submitted to the 
Town’s LPO and dated May 22, 2023, Petitioner proposed the following additions and renovations 
of North Pier Ocean Villas Condominiums. 

• The addition of four (4) new penthouse units on the top floor of Building 2 (6,023 sq ft 
with no expansion of footprint) (Not subject of the variance);   

• Expansion of Building 2 with decks, breezeways, replace piles, stairwells, and 
elevators; (Not subject of the variance) 

• The addition of one (1) new penthouse unit on the top floor of Building 1 (2,213 sq ft 
a vertical expansion within the existing Building 1 footprint); (Part of the variance 
request) 

• Expansion of Building 1 with decks, breezeways, replace piles, stairwells, and elevators 
(enclosing three decks for a total of approximately 216 sq ft TFA; enclosing two, 
exposed laundry rooms for a total of approximately 266 sq ft TFA; adding three new 
decks for a total of approximately 663 sq ft TFA). (Part of the variance request) 

• Install new pool and new 3,407 square foot pool deck, including new hot tub, 
removable sunshade cabanas, and grilling area on pool deck; and (Part of the variance 
request) 

• Install a pervious paver drive area which is 8,735 sq. ft. (Part of the variance request) 

A copy of Petitioner’s CAMA Minor Development Permit application is attached as a Stipulated 
Exhibit. 

23. The proposed expansion of Building 1 will not expand the footprint or foundation of 
Building 1. except for the new decks, which would be constructed within the northeastern corner 
of Building 1.  The height of Building 1 will increase and add new TFA where a new penthouse 
level is proposed. Each of the three new decks which increase the footprint will be supported by 
two pilings with helical anchors driven to bedrock.  Unlike the existing decks, which are proposed 
to be enclosed, each of the three (3) new decks would be handicap accessible in compliance with 
the American with Disabilities Act. 

24. As shown in the Stipulated Exhibits, the footprint of the pool deck will be smaller and 
within the prior footprint of the pre-existing pool deck. 

25. As part of the CAMA minor permit review process, notice of the proposed development 
was sent to adjacent riparian owners, CB Pier LLC, North Pier Associates LLC, and Island North 
HOA.  At that time in May 2023, the LPO did not receive any objections to the proposed 
development. However, during the process for developing these stipulated facts, counsel for Staff 
tracked the notices sent in May of 2023 to the three adjacent riparian owners and discovered that 
none of the certified letters had been delivered where USPS tracking indicated that as of June 1, 
the letters were still “moving through the network” and not showing delivery. Copies of the notice 
letters and tracking information is attached as a stipulated exhibit. 

26. On June 28, 2023, DCM issued CAMA Minor Permit 12-23 CB (the “Permit”) authorizing 
the work proposed on Building 2, including the additional penthouse units and expansion with 
decks, breezeways, replace piles, stairwells, and elevators.  These authorized activities are not 
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subject to this variance petition.  A copy of CAMA Minor Permit 12-23 CB is attached as a 
Stipulated Exhibit. 

27. A portion of the existing and proposed development of Building 1, the pool area, and the 
pervious paver driver area is located within the 180-foot setback. This can be seen on the attached 
Stipulated Exhibits. The Permit expressly conditioned out of the Permit the following proposed 
work: 

(1) In accordance with 15A NCAC .0306(a)(6), this permit does not authorize any 
expansion (of the TFA for the penthouse, the enclosure of the corner decks and the 
footprint of the covered decks in the NE corner) of Building 1 as shown on work 
plat drawings 3, 6, 7, and 8 of 8 dated received on 05/24/2023 and proposed work 
listed under “Building 1 CAMA Minor Permit — Expansion or changes in 
footprint” on the work plan provided by the authorized agent, Kievit Construction 
dated received on 05/24/2023. 

(2) In accordance with 15A NCAC .0306(a)(3)(b), this permit does not authorize 
any development of the proposed pool area as shown as “PROPOSED NEW POOL 
AND NEW CONCRETE POOL DECK TO MATCH PREVIOUS DECK 
FOOTPRINT” on work plat drawing 3 and 5 of 8 dated received 05/24/2023, 
“POOL AREA” on work plat drawing 8 of 8 dated received 05/24/2023, and 
proposed work listed under “Existing Ground floor Pool and Common area” on 
work plan provided by the authorized agent, Kievit Construction dated received on 
05/24/2023. 

(3) In accordance with 15A NCAC .0306(a)(3), this permit does not authorize the 
“PROPOSED PERVIOUS PAVER DRIVE AREA” that is waterward of the 180’ 
setback line as shown on work plat drawing 3 of 8 dated received on 5/24/2023 as 
a “pervious paver drive area” does not meet any of the setback exceptions in 15A 
NCAC .0309(a)(1-10).  (7H.0309 requires parking areas within the setback to be 
clay/packed sand/gravel and not pavers/concrete). 

28. Following DCM’s issuance of the Permit, the Town required additional parking for the 
new penthouse units.  To accommodate the additional required parking, Petitioner has decreased 
the proposed size of the pool and pool deck.  In addition, Petitioner is modifying the proposed 
paver area to seek either pervious pavers or concrete.  An architectural drawing comparing the 
different plans is attached as a Stipulated Exhibit. 

29. In a letter dated July 7, 2023, the Town confirmed that structures may be repaired in a 
similar manner, size and location as the original structures.  The Town further notified Petitioner 
that no expansions or additions are permissible under CAMA, and the repairs are limited to 50% 
of the as-is market value of the existing structure and subject to certain conditions.  A copy of this 
letter is attached as a Stipulated Exhibit. 

30. The Commission’s rules require that “[b]efore filing a petition for a variance from a rule 
of the Commission, the person must seek relief from local requirements restricting use of the 
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Property.”  15A NCAC 7J .0701(a) Petitioner has not sought a variance from the Town’s 
applicable lot setbacks.  The Property has preexisting development and proposed development on 
the Property meets all applicable Town setbacks and will not increase the footprint of existing 
development, and Petitioner contends that seeking a local variance will not eliminate or reduce the 
need for a variance from the Commission. 

31. Petitioner’s counsel sent three rounds of notice letters giving notice of the Variance Petition 
to the three adjacent riparian property owners.  The first round sent August 9, 2023 were mailed 
by certified mail to the same street addresses used by Petitioner in their permit application. Upon 
receiving two of the letters returned as undeliverable, Petitioner’s counsel sent a second round by 
certified mail on September 8, 2023 to the Registered Agents of the adjacent owners (as they are 
INC/LLC). The second round of letters does not yet show delivery as of September 13, 2023 on 
USPS tracking.  On September 11, 2023, Petitioner’s counsel sent the letters by overnight Fed-Ex 
delivery. Two showed delivery to the receptionists at the Registered Agents of North Pier 
Associates, LLC and Island North HOA, Inc on September 12, 2023. The Fed-Ex to CB Pier, LLC 
was delivered on September 12, 2023 but the Fed Ex photo showed the package left at the door. 
Petitioner’s counsel then received email confirmation from the Registered Agent for CB Pier, LLC 
on September 14, 2023. 

No comments from the adjacent riparian property owners have been received to date, but if any 
comments are received prior to the Commission Meeting, they will be provided to the 
Commission. 

32. Petitioner stipulates, pursuant to 15A NCAC 7J .0701, that the Permit was properly 
conditioned as that proposed development was contrary to the Commission’s oceanfront setback 
rules as described in the denial letter. 

33. Without a variance, Petitioner could move forward with the work authorized in the Permit, 
but without adding TFA for the Penthouse in Building 1, without enclosing three decks and 
laundry, and without adding three new decks, In the pool area, Petitioner would be limited to 500 
square feet of wooden decking within the setback area (plus any required pool apron under health 
rules) per 7H .0309, and would be limited to clay, packed sand or gravel for the new parking area 
and pervious area.  

34. The powerpoint is a Stipulated Exhibit which contains aerial and ground-level photographs 
of the Property and surrounding area. 
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Stipulated Exhibits: 

A. Articles of Incorporation for Petitioner 
B. 2 deeds to Petitioner at 6583/618 and 6583/795 
C. 2020 Town of Carolina Beach Static Line Exception Report 
D. DCM Map Viewer photos showing PPVL/Static Line and historic shorelines 
E. July 28, 2022 Report of John Wade PE 
F. Town’s permitting timeline for the Property 
G. April 20, 2023 CAMA NOV from Town’s LPO 
H. April 21, 2023 CAMA Exemption letter 
I. May 31, 2023 CAMA Restoration Close-out letter 
J. May 2023 CAMA Permit Application 
K. May 2023 CAMA Application notice documents and tracking 
L. CAMA Minor Permit 12-23CB, as conditioned 
M. Modified pool/parking proposal with new parking spaces 
N. July 7, 2023 Letter from Town to Petitioner 
O. Powerpoint 
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PETITIONERS’ and STAFF’S POSITIONS                                              ATTACHMENT C 

 

1. Will unnecessary hardships result from strict application of the rules, standards, or 
orders? 

Petitioner’s Position:  Yes.  

The Petitioner will suffer unnecessary hardship from strict application of the Coastal Resources 
Commission’s (the “Commission”) setback rules applicable to coastal shorelines set forth at 15A 
NCAC 7H .0306(a) to the North Pier Ocean Villas Condominiums (the “Property”).  Section 15A 
NCAC 7H .0306 establishes general use standards for ocean hazard areas and provides setbacks 
designed to protect life and property calculated on the total square footage of heated/air-
conditioned living space. The ocean erosion setback rule is designed to ensure that development 
within the coastal shorelines is compatible with and cannot do harm to the biological and physical 
functions of the shoreline system. 15A NCAC 7H .0303(b) (The intent of the rules is to “minimize 
losses to life and property resulting from storms and long-term erosion, preventing encroachment 
of permanent structures on public beach areas, preserving the natural ecological conditions of the 
barrier dune and beach systems, and reducing the public costs of inappropriately sited 
development.”). 

Petitioner will suffer unnecessary hardship from strict application of 15A NCAC 7H .0306(a) as 
it applies to Petitioner’s proposed expansion of Building 1, which includes: (i) an addition of a 
penthouse on the top floor of Building 1 (approximately 2,313 square feet); (b) new decks on units 
112,212,312 (total of approximately 663 square feet); (c) enclosure of the three (3) existing decks 
in units 112, 212, 312 (total of approximately 216 square feet); and (d) enclosing the two interior 
outdoor laundry areas (total of approximately 266 square feet).  First, a rock revetment exists along 
the entire ocean shoreline seaward of the Property, and since 1966, Carolina Beach, including the 
beach in the vicinity of the Property, has regularly been renourished pursuant to a federally-
authorized project minimizing the risk of storm damage.  This federal project is authorized through 
2036 and is scheduled to occur every three (3) years.  The Commission has adopted a static line 
exception for the Town, which has not expired.  Further, the Carolina Beach Pier House is located 
directly seaward of Building 1.  Second, the erosion rate in the vicinity of the Property is 
decreasing.  Third, Building 1 straddles the 180-foot setback line; the majority of Building 1 is 
located landward of the 180-setback line. Fourth, Petitioner is making a significant investment of 
$3,430,900 to repair Buildings 1 and 2.  In addition to these repairs, enclosing the exposed laundry 
rooms will prevent further damage to Building 1 and make it structurally stronger. Fifth, the 
proposed expansion of Building 1 will not expand the roofline or foundation of Building 1.  The 
only proposed expansion of the footprint of Building 1 would be the new decks, which would be 
constructed within the northeastern corner of Building 1.  Each new deck will be supported by two 
pilings with helical anchors driven to bedrock minimizing the risk of storm damage. 

Petitioner will suffer unnecessary hardship from strict application of 15A NCAC 7H .0306(a) as 
it applies to Petitioner’s proposed pool and pool deck.  Due to deteriorating conditions and safety 
concerns, Petitioner removed the concrete pool deck.  If the pool deck was not removed, Petitioner 
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could have proceeded under the maintenance and repair exemption set forth in 15A NCAC 7K 
.0103.  Petitioner is proposing to replace the existing pool deck with a new, concrete pool deck.  
Following submission of the CAMA permit application, the Town of Carolina Beach required 
additional parking spaces.  As a result, Petitioner revised its pool area plan and is proposing eight 
new parking spaces.  The new pool deck would be within and smaller than the preexisting footprint 
of the prior pool deck.  Petitioner also plans to replace the existing pool and proposes a new, small 
100 square foot hot tub. 

Petitioner will suffer unnecessary hardship from strict application of 15A NCAC 7H .0306(a) as 
it applies to Petitioner’s proposed pervious paver area.  First, neither pavers nor concrete would 
pose a significant risk during storms.  The rock revetment, federally-authorized beach 
renourishment project, and the Carolina Beach Pier House are located seaward of the proposed 
paver area minimizing risk during storms.  Second, a significant portion of the proposed pervious 
paver area is located landward of the 180-foot setback line. 

 

Staff’s Position: No for decks/penthouse/paver parking, Yes for pool deck.  

The strict application of the Commission’s setback rules does not cause Petitioner unnecessary 
hardships. Petitioner correctly notes the purpose of the setback rules- to “minimize losses to life 
and property resulting from storms and long-term erosion, preventing encroachment of permanent 
structures on public beach areas, preserving the natural ecological conditions of the barrier dune 
and beach systems, and reducing the public costs of inappropriately sited development.”  

Petitioner first notes that the Property is located behind the rock revetment along a regularly 
nourished shoreline and that the Town has a Static Line Exception. However, in the location of the 
Property, the setback is measured from the static/pre-project vegetation line because, despite the 
rock revetment and regular nourishment, the vegetation line or a dune system has not survived 
waterward of the rock revetment which would allow setbacks to be measured from a more 
favorable vegetation line location.  

Petitioner makes an economic argument, which Staff believe on its own does not support the 
finding of an unnecessary hardship. Any economic determinations by Petitioner should have been 
made in light of and with understanding of the applicable rules of the Commission. 

With the possible exception of the enclosure of the three existing decks within the Building 1 
footprint and the enclosure of the existing laundry area, which are both small in size and within 
the existing building footprint, Staff believes that the strict application of the setback rules to the 
Property are working to keep the proposed addition of over 2,000 square feet of Total Floor Area, 
which would be outside of the existing dimensions of Building 1, behind the setback line and 
farther away from ocean hazards. 

As to the pervious paver parking areas, these are additional spots required by the Town for the 
additional penthouse units on Building 1 and Building 2. Staff believe the Commission’s rules at 
7H .0309 which allow parking areas in the setback made of clay/packed sand/gravel are sufficient 
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to allow these new parking spaces, and that the permit condition not allowing new pavers is not a 
hardship. 

As to the pool deck, Petitioner apparently lacked an understanding of what would be allowed 
within the setback if they demolished the pre-existing deck instead of undertaking smaller-scale 
repairs (where the cost of the proposed work is less than 50% of the value of the existing deck), 
and that replacement of the concrete deck would not be allowed oceanward of the setback, even 
where the proposed replacement deck is smaller than the pre-existing deck area. Staff believe that, 
given the circumstances of this particular case, it would constitute an unnecessary hardship to limit 
the new pool deck to the maximum of 500 sf allowed as an exception to the setback in the 
Commission’s rules.  

2. Do such hardships result from conditions peculiar to Petitioner’s property such as the 
location, size, or topography of the property? 

Petitioner’s Position:  Yes.   

Although the Property is located in the Ocean Erodible Area, the hardships of strictly applying the 
CRC’s setback rules result from the peculiar location of the Property.  Building 1 straddles the 
180-foot setback, and a rock revetment located along the entire ocean shoreline seaward of the 
Property, a federally-authorized beach storm risk management project, and the Carolina Beach 
Pier House provide protection to the Property minimizing the risk to life and property resulting 
from storms and long-term erosion. 

Staff’s Position: Yes.  

Staff agree that the Property’s location behind the rock revetment on a beach which has been 
regularly nourished for over 50 years and has been approved for additional nourishment is 
somewhat unique. Staff acknowledge that it appears the placement of the rocks and regular 
nourishment cycles at the Property have resulted in a lower rate of erosion at 2-foot per year as 
measured in the Science Panel’s pending/not yet approved Inlet Hazard Report compared to the 
existing 3-foot per year rate currently applicable for the Property. However this report has not been 
adopted by the Commission yet. 

Staff disagree that straddling the 180-foot ocean erosion setback line as measured from the 
static/pre-project vegetation line is a peculiar condition which causes Petitioner a hardship, as 
many structures in Carolina Beach and the coast have setback lines bisecting structures.  

Staff also disagree that being “second row” behind the Carolina Beach Pier House “provide(s) 
protection to the Property minimizing risk to life and property.” In fact, being located behind the 
pier house and its parking lot may provide less protection than if the parking area were allowed to 
be planted and a dune were to form instead of use for parking. 
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3. Do the hardships result from actions taken by the Petitioner? 

Petitioner’s Position:  No.  

The unnecessary hardship does not result from actions taken by the Petitioner.  Building 1 and the 
pool area were constructed long before Petitioner acquired the Property in approximately the 1984 
time period.  Petitioner acquired the Property on July 27, 2022.  Petitioner did not cause the erosion 
of the vegetation line and dune system oceanward of the Property, and the proposed development 
will not expand the roofline or foundation of Building 1.  The only proposed expansion of the 
footprint of Building 1 would be the new decks, which would be constructed within the 
northeastern corner of Building 1.  Each new deck will be supported by two pilings with helical 
anchors driven to bedrock minimizing the risk of storm damage.  The footprint of the pool deck 
will be smaller and within the preexisting footprint of the pool area. 

Staff’s Position: Yes.  

While the location of Building 1 and the 180-foot ocean erosion setback bisecting the building was 
something Petitioners inherited when they purchased the Property, Petitioners could have 
performed maintenance and repair (where the cost of the proposed work is less than 50% of the 
value of the existing deck), within the existing footprint without needing a variance. The 
Commission in the past has granted some variances for the de minimis expansion of TFA by the 
enclosure of small roof-covered porches within the existing footprint similar to the enclosure of 
these three existing decks and the laundry area. However, in this case, Petitioner goes further by 
proposing to add three new decks beyond the existing footprint and to add a new Penthouse on top 
of the existing units which is over 2,000 square feet of new TFA. These proposed additions, 
especially those outside the existing limits of Building 1, are beyond de minimis (for example, 
2000 sf exceeds the 1,200 “small structure” exception the Commission defines for purposes of the 
30’ buffer rules at 15A NCAC 7H .0209(d)(10)(I). 

 

4. Will the variance requested by the Petitioner (a) be consistent with the spirit, purpose 
and intent of the rules, standards, or orders issued by the Commission; (b) secure public 
safety and welfare; and (c) preserve substantial justice? 

Petitioner’s Position:  Yes.  

The variance requested by Petitioner is consistent with the spirit, purpose and intent of the rules or 
orders of the Commission; will secure the public safety and welfare; and will preserve substantial 
justice.  The proposed development would not impact any biological, social, economic or aesthetic 
values, based on the physical properties of the structures.  The proposed expansion of Building 1 
will not expand the roofline or foundation of Building 1.  The only proposed expansion of the 
footprint of Building 1 would be the new decks, which would be constructed within the 
northeastern corner of Building 1.  Each new deck will be supported by two pilings with helical 
anchors driven to bedrock minimizing the risk of storm damage.  Unlike the existing decks, which 
are proposed to be enclosed, each of the three (3) new decks would be handicap accessible in 
compliance with the American with Disabilities Act.  The footprint of the pool deck will be smaller 
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and within the preexisting footprint of the pool area.  Allowing the pool and pool deck will also 
preserve substantial justice.  If the pool deck was not previously removed, it could have been 
repaired without a CAMA Minor permit or variance. 

Staff’s Position: No for decks/penthouse/paver parking, Yes for pool deck. 

The Commission’s rules at 15A NCAC 7H .0303 describe the management objectives for the 
Ocean Hazard AEC as siting development “to minimize danger to life and property and achieve a 
balance between the financial, safety and social factors that are involved in hazard area 
development.” This rule is based on “the goals set out in G.S. 113A-102(b), to minimize losses to 
life and property resulting from storms and long-term erosion, prevent encroachment of permanent 
structures on public beach areas, preserve the natural ecological conditions of the barrier dune and 
beach systems, and reducing the public costs of development within ocean hazard areas, and 
protect common-law and statutory public rights of access to and use of the lands and waters of the 
coastal area.” 

In this case, Staff agree that the small-scale enclosures of the three existing decks (216 sq.ft.) and 
the laundry rooms (266 sq.ft.) within the Building 1 dimensions are de minimis in nature and may 
meet the spirit, purpose and intent of the setback rules where there is not a significant increase in 
Total Floor Area. However, Staff disagree that a variance for the proposed three new decks (663 
sq.ft.) and Penthouse (2,213 sq.ft.) would be appropriate. This large (+2,000 sf) increase in 
proposed TFA within the setback area is neither de minimis nor is it within the existing Building 
1 dimensions. Likewise, Staff believe that the Commission’s rules in 7H .0309 allowing parking 
areas in the setback of clay/packed sand/gravel allow Petitioner to develop the new parking spaces 
and that adding new pavers would not meet the spirit of the setback rules and the exceptions 
already allowed in 7H .0309. 

Staff acknowledges that, with respect to the proposed pool deck area, Petitioners caused their own 
hardship by undertaking demolition of the existing pool deck without understanding that only 500 
square feet total of decking could be in this setback area instead of simply undertaking repairs to 
the originally-existing concrete deck. The pool deck is smaller than the originally-existing pool 
deck area and is therefore in keeping with the spirit, purpose and intent of the Commission’s rules. 

While public safety and welfare may not be significantly impacted by the enclosure of the three 
existing decks and laundry area within the existing Building 1 dimensions, the proposed decks and 
Penthouse outside the Building 1 dimensions would not protect public safety and welfare where it 
would add over 2,000 square feet of new TFA within the setback area. In addition to enclosing a 
significant amount of new TFA, the addition of this new fourth story adds to the permanence of 
Building 1 and increases the difficulty of possible future attempts at relocation of Building 1 if the 
Property suffers long-term erosion and were to not benefit from future nourishment. 

Substantial justice will not be served by allowing a variance from the ocean erosion setbacks in 
place in lieu of approving the Science Panel’s Inlet Erosion Rate Report and adopting the 
associated rules.  At such time when that report is adopted by the Commission, it may offer relief 
to Petitioners and others.  
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PETITIONER’S VARIANCE REQUEST MATERIALS 
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CAMA VARIANCE REQUEST FORM    DCM FORM 11 
         DCM FILE No.:_________ 
 

PETITIONER’S NAME:  NORTH PIER HOLDINGS, LLC 
COUNTY WHERE THE DEVELOPMENT IS PROPOSED:  NEW HANOVER 

 
Pursuant to N.C.G.S. § 113A-120.1 and 15A N.C.A.C. 07J .0700 et seq., the above named 
Petitioner hereby applies to the Coastal Resources Commission (CRC) for a variance.  
 

VARIANCE HEARING PROCEDURES 
 
A variance petition will be considered by the CRC at a regularly scheduled meeting,  heard in 
chronological order based upon the date of receipt of a complete petition. 15A N.C.A.C. 07J 
.0701(e).  A complete variance petition, as described below, must be received by the Division of 
Coastal Management (DCM) a minimum of six (6) weeks in advance of the first day of a regularly 
scheduled CRC meeting to be eligible for consideration by the CRC at that meeting. 15A N.C.A.C. 
07J .0701(e).  The final set of stipulated facts must be agreed to at least four (4) weeks prior to the 
first day of a regularly scheduled meeting. 15A N.C.A.C. 07J .0701(e).  The dates of CRC 
meetings can be found at DCM’s website: www.nccoastalmanagement.net 
 
If there are controverted facts that are significant in determining the propriety of a variance, or if the Commission 
determines that more facts are necessary, the facts will be determined in an administrative hearing. 15A N.C.A.C. 07J 
.0701(b). 
 

VARIANCE CRITERIA  
 

The petitioner has the burden of convincing the CRC that it meets the following criteria:  
 

(a) Will strict application of the applicable development rules, standards, or orders issued by the 
Commission cause the petitioner unnecessary hardships?  Explain the hardships. 
 

(b) Do such hardships result from conditions peculiar to the petitioner's property such as the 
location, size, or topography of the property? Explain.  

 
(c) Do the hardships result from actions taken by the petitioner?  Explain. 

 
(d) Will the variance requested by the petitioner (1) be consistent with the spirit, purpose, and intent 

of the rules, standards or orders issued by the Commission; (2) secure the public safety and 
welfare; and (3) preserve substantial justice?  Explain. 

 
Please make your written arguments that Petitioner meets these criteria on a separate piece of paper.  
The Commission notes that there are some opinions of the State Bar which indicate that non-attorneys may 

not represent others at quasi-judicial proceedings such as a variance hearing before the Commission.  

These opinions note that the practice of professionals, such as engineers, surveyors or contractors, 

representing others in quasi-judicial proceedings through written or oral argument, may be considered the 
practice of law.  Before you proceed with this variance request, you may wish to seek the advice of counsel 

before having a non-lawyer represent your interests through preparation of this Petition.  
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For this variance request to be complete, the petitioner must provide the information listed 
below.  The undersigned petitioner verifies that this variance request is complete and 
includes:  
 
__X__ The name and location of the development as identified on the permit application; 
 
Ex. A A copy of the permit decision for the development in question; 
 
Ex. B A copy of the deed to the property on which the proposed development would be located;  
 
Ex. C A complete description of the proposed development including a site plan; 
 
Ex. D A stipulation that the proposed development is inconsistent with the rule at issue; 
 
Ex. E Proof that notice was sent to adjacent owners and objectors, as required by 15A N.C.A.C. 

07J .0701(c)(7);  
 
N/A Proof that a variance was sought from the local government per 15A N.C.A.C. 07J 

.0701(a), if applicable; 
 
Ex. F Petitioner’s written reasons and arguments about why the Petitioner meets the four variance 

criteria, listed above; 
 
Ex. G A draft set of proposed stipulated facts and stipulated exhibits.  Please make these verifiable 

facts free from argument.  Arguments or characterizations about the facts should be 
included in the written responses to the four variance criteria instead of being included in 
the facts. 

 
  X    This form completed, dated, and signed by the Petitioner or Petitioner’s Attorney.  
 
 
 

Due to the above information and pursuant to statute, the undersigned hereby requests a variance.  

 

 
_______________________________________ _August 9, 2023______________________ 
Signature of Petitioner or Attorney   Date 
 
__Todd S. Roessler________________________ _TRoessler@KilpatrickTownsend.com_____ 
Printed Name of Petitioner or Attorney  Email address of Petitioner or Attorney 
 
__4208 Six Forks Road, Suite 1400____________ (919) 420-1726___ __________________ 
Mailing Address     Telephone Number of Petitioner or Attorney 
 
__Raleigh, NC  27609________________________(919) 510-6121_______________________ 
City    State  Zip Fax Number of Petitioner or Attorney 
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DELIVERY OF THIS HEARING REQUEST 
 
This variance petition must be received by the Division of Coastal Management at least six (6) 
weeks before the first day of the regularly scheduled Commission meeting at which it is heard. A 
copy of this request must also be sent to the Attorney General's Office, Environmental Division. 
15A N.C.A.C. 07J .0701(e). 
 
Contact Information for DCM:  Contact Information for Attorney General’s Office: 
 
By mail, express mail or hand delivery: By mail: 
Director     Environmental Division 
Division of Coastal Management  9001 Mail Service Center 

400 Commerce Avenue   Raleigh, NC 27699-9001 

Morehead City, NC 28557 

   By express mail: 
By Fax:     Environmental Division 
(252) 247-3330    114 W. Edenton Street 
      Raleigh, NC 27603 
By Email:     
Check DCM website for the email  By Fax: 
address of the current DCM Director (919) 716-6767 
www.nccoastalmanagement.net 
  
     
Revised: July 2014 
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EXHIBIT C 
 

Variance Petition 
Description of Proposed Development 

 
The proposed North Pier Ocean Villas Condominiums project is located at 1800 Canal Drive, 
Carolina Beach, North Carolina.  The site consists of two, three-level, wood frame buildings 
containing 42 individual residential units with related site improvements.  The following areas are 
subject to this variance petition:  (1) Building 1 outlined in red below; (2) prior pool deck and 
existing pool outlined in green below; and (3) the proposed pervious paver driver area and parking 
spaces outlined in yellow below. 
 
 
 
As more fully set forth in the letter dated March 30, 2023 from Kievet Construction Services, LLC, 
North Pier conducted certain repair and maintenance activities, including removing the existing 
pool deck, pump house, and surrounding planter area. 
 
On April 21, 2023, the Town of Carolina Beach (the “Town”) notified North Pier that subject to 
15A NCAC 7K .0103 certain maintenance and repair activities were exempt from CAMA permit 
requirements.  These exempted activities are not subject to this variance petition . 
 
As set forth in its Application CAMA Minor Development Permit submitted to the North Carolina 
Division of Coastal Management (“DCM”) and dated May 22, 2023, North Pier proposed the 
following additions and renovations of North Pier Ocean Villas Condominiums: 
 

• The addition of a four (4) new penthouse units on the top floor of Building 2 (6,023 sq 
ft with no expansion of footprint); 

• Expansion of Building 2 with decks, breezeways, replace piles, stairwells, and 
elevators; 

• The addition of one (1) new penthouse unit on the top floor of Building 1 (2,213 sq ft 
with no expansion of footprint); 

• Expansion of Building 1 with decks, breezeways, replace piles, stairwells, and elevators  
(enclosing three decks, total of approximately 216 square feet; enclosing two, exposed 
laundry rooms, total of approximately xxx square feet; adding three new decks, total of 
approximately 663 square feet); 

• Install new pool and new pool deck, including new hot tub, removable sunshade 
cabanas, and grilling area on pool deck; and 

• Install pervious paver driver area (total approximately xxx square feet). 

 
A more detailed description of this work is set forth in North Pier’s Application for Minor CAMA 
Development Permit.  Following DCM’s issuance of the Permit, the Town of Carolina Beach (the 
“Town”) required additional parking.  To accommodate the additional required parking, Petitioner 
has decreased the size of the proposed pool deck. 
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On June 28, 2023, DCM issued CAMA Minor Permit 12-23 CB (the “Permit”) authorizing the 
work proposed on Building 2, including the additional penthouse and expansion with decks, 
breezeways, replace piles, stairwells, and elevators.  These authorized activities are not subject to 
this variance petition. 
 
The Permit expressly denied the following proposed work: 
 

(1) In accordance with 15A NCAC .0306(a)(6),this permit does not authorize any 
expansion of Building 1 as shown on work plat drawings 3, 6, 7, and 8 of 8 dated 
received on 05/24/2023 and proposed work listed under “Building 1 CAMA Minor 
Permit — Expansion or changes in footprint” on the work plan provided by the 
authorized agent, Kievit Construction dated received on 05/24/2023. 
 

o The proposed expansion includes a penthouse on the top floor of Building 
1; new decks on units 112,212,312; enclosure of the three (3) existing 
decks in units 112, 212, 312; and enclosure of two interior, outdoor 
laundry areas. 

 
(2) In accordance with 15A NCAC .0306(a)(3)(b), this permit does not authorize 
any development of the proposed pool area as shown as “PROPOSED NEW POOL 
AND NEW CONCRETE POOL DECK TO MATCH PREVIOUS DECK 
FOOTPRINT” on work plat drawing 3 and 5 of 8 dated received 05/24/2023, 
“POOL AREA” on work plat drawing 8 of 8 dated received 05/24/2023, and 
proposed work listed under “Existing Ground floor Pool and Common area” on 
work plan provided by the authorized agent, Kievit Construction dated received on 
05/24/2023. 
 

o The new pool deck would be smaller and within the preexisting footprint 
of the prior pool deck; 

o The new pool deck would be constructed of decorative concrete. 
 
(3) In accordance with 15A NCAC .0306(a)(3), this permit does not authorize the 
“PROPOSED PERVIOUS PAVER DRIVE AREA” that is waterward of the 180’ 
setback line as shown on work plat drawing 3 of 8 dated received on 5/24/2023 as 
a “pervious paver drive area” does not meet any of the setback exceptions in 15A 
NCAC .0309(a)(1-10). 

 
o The proposed pervious paver driver area would be constructed of concrete 

pavers inlayed in decorative gravel or concrete. 
 
Petitioner is seeking a variance from strict application of the Coastal Resources Commission’s (the 
“Commission”) General Use Standards for Ocean Hazard Areas as set forth in 15A NCAC 7H 
.0306.  In addition to general use standards, this rule establishes setbacks designed to protect life 
and property calculated on the total square footage of heated/air-conditioned living space. The 
ocean erosion setback rule is designed to ensure that development within the coastal shorelines is 
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compatible with and cannot do harm to the biological and physical functions of the  shoreline 
system. 
 
Petitioner is seeking to: 
 

(1) Expand Building 1 as shown on work plat drawings 3, 6, 7, and 8 of 8 dated 
received by DCM on 05/24/2023 and proposed work listed under “Building 1 
CAMA Minor Permit — Expansion or changes in footprint” on the work plan 
provided by the authorized agent, Kievit Construction dated received on 
05/24/2023; 
 
(2) Construct a proposed pool area as shown below and in the Stipulated Exhibit. 
 

 
 
(3) In accordance with 15A NCAC .0306(a)(3), this permit does not authorize the 
“PROPOSED PERVIOUS PAVER DRIVE AREA” that is waterward of the 180’ 
setback line as shown on work plat drawing 3 of 8 dated received on 5/24/2023 as 
a “pervious paver drive area” does not meet any of the setback exceptions in 15A 
NCAC .0309(a)(1-10).  In addition to the proposed pervious paver drive area and 
in response to the Town’s required additional parking spaces, Petitioner is 
proposing eight (8) additional parking spaces (shown above). The proposed 
pervious paver drive area and new parking spaces would be constructed of concrete 
pavers inlayed in decorative gravel or concrete. 
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EXHIBIT D 
 

North Pier Holdings, LLC Variance Petition 
Stipulation 

 
 
Petitioner, North Pier Holdings, LLC, through its attorney, Todd S. Roessler, stipulates that the 
proposed development that is the subject of this variance petition is inconsistent with Coastal 
Resource Commission Rules 15A NCAC 7H .0306. 
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EXHIBIT F 
 

Variance Petition 
Petitioner’s Position on Variance Criteria 

 
 
1. Will unnecessary hardships result from strict application of the rules, standards, or 
orders? 
 
Petitioner’s Position:  Yes. 
 
Petitioner’s Argument:  The Petitioner will suffer unnecessary hardship from strict application 
of the Coastal Resources Commission’s (the “Commission”) setback rules applicable to coastal 
shorelines set forth at 15A NCAC 7H .0306(a) to the North Pier Ocean Villas Condominiums (the 
“Property”).  Section 15A NCAC 7H .0306 establishes general use standards for ocean hazard 
areas and provides setbacks designed to protect life and property calculated on the total square 
footage of heated/air-conditioned living space. The ocean erosion setback rule is designed to 
ensure that development within the coastal shorelines is compatible with and cannot do harm to 
the biological and physical functions of the shoreline system. 15A NCAC 7H .0303(b) (The intent 
of the rules is to “minimize losses to life and property resulting from storms and long-term erosion, 
preventing encroachment of permanent structures on public beach areas, preserving the natural 
ecological conditions of the barrier dune and beach systems, and reducing the public costs of 
inappropriately sited development.”). 
 
Petitioner will suffer unnecessary hardship from strict application of 15A NCAC 7H .0306(a) as 
it applies to Petitioner’s proposed expansion of Building 1, which includes: (i) an addition of a 
penthouse on the top floor of Building 1 (approximately 2,313 square feet); (b) new decks on units 
112,212,312 (total of approximately 663 square feet); (c) enclosure of the three (3) existing decks 
in units 112, 212, 312 (total of approximately 216 square feet); and (d) enclosing the two interior 
outdoor laundry areas (total of approximately 266 square feet).  First, a rock revetment exists along 
the entire ocean shoreline seaward of the Property, and since 1966, Carolina Beach, including the 
beach in the vicinity of the Property, has regularly been renourished pursuant to a federally-
authorized project minimizing the risk of storm damage.  This federal project is authorized through 
2036 and is scheduled to occur every three (3) years.  The Commission has adopted a static line 
exception for the Town, which has not expired.  Further, the Carolina Beach Pier House is located 
directly seaward of Building 1.  Second, the erosion rate in the vicinity of the Property is 
decreasing.  Third, Building 1 straddles the 180-foot setback line; the majority of Building 1 is 
located landward of the 180-setback line. Fourth, Petitioner is making a significant investment of 
$3,430,900 to repair Buildings 1 and 2.  In addition to these repairs, enclosing the exposed  laundry 
rooms will prevent further damage to Building 1 and make it structurally stronger. Fifth, the 
proposed expansion of Building 1 will not expand the roofline or foundation of Building 1.  The 
only proposed expansion of the footprint of Building 1 would be the new decks, which would be 
constructed within the northeastern corner of Building 1.  Each new deck will be supported by two 
pilings with helical anchors driven to bedrock minimizing the risk of storm damage.  
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Petitioner will suffer unnecessary hardship from strict application of 15A NCAC 7H .0306(a) as 
it applies to Petitioner’s proposed pool and pool deck.  Due to deteriorating conditions and safety 
concerns, Petitioner removed the concrete pool deck.  If the pool deck was not removed, Petitioner 
could have proceeded under the maintenance and repair exemption set forth in 15A NCAC 7K 
.0103.  Petitioner is proposing to replace the existing pool deck with a new, concrete pool deck.  
Following submission of the CAMA permit application, the Town of Carolina Beach required 
additional parking spaces.  As a result, Petitioner revised its pool area plan and is proposing eight 
new parking spaces.  The new pool deck would be within and smaller than the preexisting footprint 
of the prior pool deck.  Petitioner also plans to replace the existing pool and proposes a new, small 
100 square foot hot tub. 
 
Petitioner will suffer unnecessary hardship from strict application of 15A NCAC 7H .0306(a) as 
it applies to Petitioner’s proposed pervious paver area.  First, neither pavers nor concrete would 
pose a significant risk during storms.  The rock revetment, federally -authorized beach 
renourishment project, and the Carolina Beach Pier House are located seaward of the proposed 
paver area minimizing risk during storms.  Second, a significant portion of the proposed pervious 
paver area is located landward of the 180-foot setback line. 
 
 
2. Do such hardships result from conditions peculiar to Petitioner’s property such as the 
location, size, or topography of the property? 
 
Petitioner’s Position:  Yes. 
 
Petitioner’s Argument:  Although the Property is located in the Ocean Erodible Area, the 
hardships of strictly applying the CRC’s setback rules result from the peculiar location of the 
Property.  Building 1 straddles the 180-foot setback, and a rock revetment located along the entire 
ocean shoreline seaward of the Property, a federally-authorized beach storm risk management 
project, and the Carolina Beach Pier House provide protection to the Property minimizing the risk 
to life and property resulting from storms and long-term erosion. 
 
 
3. Do the hardships result from actions taken by the Petitioner? 
 
Petitioner’s Position:  No. 
 
Petitioner’s Argument:  The unnecessary hardship does not result from actions taken by the 
Petitioner.  Building 1 and the pool area were constructed long before Petitioner acquired the 
Property in approximately the 1984 time period.  Petitioner acquired the Property on July 27, 2022.  
Petitioner did not cause the erosion of the vegetation line and dune system oceanward of the 
Property, and the proposed development will not expand the roofline or foundation of Building 1.  
The only proposed expansion of the footprint of Building 1 would be the new decks, which would 
be constructed within the northeastern corner of Building 1.  Each new deck will be supported by 
two pilings with helical anchors driven to bedrock minimizing the risk of storm damage.  The 
footprint of the pool deck will be smaller and within the preexisting footprint of the pool area.  
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4. Will the variance requested by the Petitioner (a) be consistent with the spirit, purpose 
and intent of the rules, standards, or orders issued by the Commission; (b) secure public 
safety and welfare; and (c) preserve substantial justice? 
 
Petitioner’s Position:  Yes. 
 
Petitioner’s Argument:  The variance requested by Petitioner is consistent with the spirit, purpose 
and intent of the rules or orders of the Commission; will secure the public safety and welfare; and 
will preserve substantial justice.  The proposed development would not impact any biological, 
social, economic or aesthetic values, based on the physical properties of the structure s.  The 
proposed expansion of Building 1 will not expand the roofline or foundation of Building 1.  The 
only proposed expansion of the footprint of Building 1 would be the new decks, which would be 
constructed within the northeastern corner of Building 1.  Each new deck will be supported by two 
pilings with helical anchors driven to bedrock minimizing the risk of storm damage.   Unlike the 
existing decks, which are proposed to be enclosed, each of the three (3) new decks would be 
handicap accessible in compliance with the American with Disabilities Act.  The footprint of the 
pool deck will be smaller and within the preexisting footprint of the pool area.  Allowing the pool 
and pool deck will also preserve substantial justice.  If the pool deck was not previously removed, 
it could have been repaired without a CAMA Minor permit or variance. 
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ATTACHMENT E: 

STIPULATED EXHIBITS 

 
A. Articles of Incorporation for Petitioner 
B. 2 deeds to Petitioner at 6583/618 and 6583/795 
C. 2020 Town of Carolina Beach Static Line Exception Report 
D. DCM Map Viewer photos showing PPVL/Static Line and historic shorelines 
E. July 28, 2022 Report of John Wade PE 
F. Town’s permitting timeline for the Property 
G. April 20, 2023 CAMA NOV from Town’s LPO 
H. April 21, 2023 CAMA Exemption letter 
I. May 31, 2023 CAMA Restoration Close-out letter 
J. May 2023 CAMA Permit Application 
K. May 2023 CAMA Application notice documents and tracking 
L. CAMA Minor Permit 12-23CB, as conditioned 
M. Modified pool/parking proposal with new parking spaces 
N. July 7, 2023 Letter from Town to Petitioner 
O. Powerpoint 
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ATTACHMENT G: Town of Carolina Beach Static Line Re-Authorization Report 

Town of Carolina Beach Static Line Exception Progress Report. 

Prepared By:  
The Town of Carolina Beach 

January 2020 
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8. Purpose  

  
The federal storm damage reduction project has served the Town well over the last 50 
years and continued nourishment of the project will continue to provide storm damage 
reduction to the Town’s infrastructure and development within the Town. Also, in order to 
retain its Static Vegetation Line Exception granted by the NC Coastal Resources 
Commission (CRC) on September 9, 2009 and reauthorized on May 14, 2014, the Town 
must provide a progress report to the CRC every 5 years describing the condition of the 
project and an update of the requirements outlined in the Static Vegetation Line Exception 
rule (15A NCAC 07J).   

  
9. Project Description   

  
The Carolina Beach federal storm damage reduction project was authorized by Congress 
in 1962 (House Document Number 418, 87th Congress, 2nd Session). The project extends 
along 14,000 lineal feet of ocean shoreline as shown in Figure 1. As originally authorized, 
the project consisted of a beach fill shaped in the form a 25-foot wide dune with a crest 
elevation of 12.5 feet above North American Vertical Datum (NAVD) fronted by a 50-foot 
wide storm berm at elevation 9.5 feet above NAVD. The project was later modified to 
include a 2,075-foot long rock revetment at the extreme north end of the project which is 
fronted by a 130-foot wide berm at elevation 5.5 feet above NAVD. The crest elevation of 
the revetment is at 9.5 feet NAVD. The authorization also included periodic nourishment 
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of the project with the nourishment interval estimated to be approximately every three 
years. Maintenance of the rock revetment is a non-federal responsibility. The plan layout 
of the project is shown in Figure 2 with typical profiles of the beach fill and revetment 
sections shown in Figures 3 and 4, respectively. The Carolina Beach portion of the 
authorized project was re-evaluated in February 1993 under authority provided by 
Section 934 of the Water Resources Development Act of 1986 (PL 99-662) and found to 
be eligible for continued Federal participation in beach nourishment for the remaining 
economic life of the project (USACE 1993). Construction of the Carolina Beach portion of 
the project was initiated in 1964; therefore, federal cost-sharing for storm damage 
reduction was authorized to continue through the year 2014. The federal participation in 
periodic nourishment expired in 2014 and the U.S. Army Corps of Engineers - Wilmington 
District (USACE) was authorized a 6-year extension through the Water Resources Reform 
and Development Act (WRRDA) of 2014 and 2016 which allowed the project to 
successfully compete for its 3-year maintenance cycles in FY2016 and FY2019. The last 
renourishment interval was completed in 2019 and federal participation would end after 
2020. With a determination of continued Federal interest, obtaining authorization in the 
Water Resources Development Act (WRDA) of 2020 would facilitate the uninterrupted 
continuation of cost-shared periodic renourishment cycles scheduled for construction 
initiation in fall 2021. Continuation of this project allows the opportunity for Federal 
participation in periodic renourishment through 2036.  

  

1  
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Figure 1. Carolina Beach project limits and baseline stations.  

  
  

The Area South portion of the Carolina Beach and Vicinity CSRM is immediately adjacent 
on the south side of the Carolina Beach portion of the project. The Area South portion was 
authorized along with the entirety of the Carolina Beach and Vicinity CSRM by the Flood 
Control Act of 1962. The Area South Portion called for protecting 18,000 feet of shoreline 
within the town limits of Kure Beach and a very small portion of the southern part of 
Carolina Beach. Initial construction was completed in 1998. Since initial construction, 
Area South has shared the same three-year renourishment intervals with Carolina Beach. 
The sand source that Area South utilizes, referred to as Borrow Area B, has also been 
evaluated as an alternative borrow source in the Carolina Beach Renourishmnet 
Evaluation Report (BRER) analysis.   
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                           Figure 2. Carolina Beach – Beach Fill Plan.  
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Figure 3. Authorized beach fill cross-section (stations0+00 to 116+40)  

 
Figure 4. Rock revetment cross-section (stations 116+40 to 137+20)  
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10. Storm Damage Reduction Projects  
  
The federal projects covering Carolina Beach and Kure Beach were most recently nourished in 
2019. The two projects were successful in securing federal funding. A breakdown of the 
nourishment volumes and cost contributions for the two projects from 2019 to 2010 is as 
follows:   
  
2019 Nourishment   
Carolina Beach Portion:   
Nourishment Volume = 1,255,981 cy  
Initial Construction:  

$7,325,000 (Federal – 65%)  
$3,944,000 (Non-Federal – 35%)  
 ($3,936,000) (Non-Federal Cash Contribution)  
 ($8,000) (Non-Federal Lands and Damages)  
$11,269,000  

Periodic Nourishment:  
$32,454,000 (Federal – 65%)  
$17,476,000 (Non-Federal – 35%)  
$49,930,000  

Total Estimated Project Cost:  
$39,779,000 Federal  
 $21,420,000 Non-Federal  
 $61,199,000 Total  
  

Area South Portion:  
Nourishment Volume = 625,502 cy  
Initial Construction:  

$9,603,000 (Federal – 65%)  
$5,171,000 (Non-Federal – 35%)  
 ($4,770,000) (Non-Federal Cash Contribution)  
 ($401,000) (Non-Federal Lands and Damages)  
$14,774,000  

Periodic Nourishment:  
$99,353,000 (Federal – 65%)  
$53,498,000 (Non-Federal – 35%)  
$152,851,000  

Total Estimated Project Cost:  
 $108,956,000 Federal  
 $58,669,000 Non-Federal  
 $167,625,000 Total  

  
Attachment 2 provided by the Army Corps of Engineers shows the before and after results of 
the 2019 Periodic Nourishment Event.  
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2016 Nourishment  
Carolina Beach Project:  
Nourishment Volume: 890,000 cy  
Total Cost = $12,300,000  
Federal (65%) = $7,995,000  
Non-Federal (35%) = $4,305,000  
  
2013 Nourishment  
Carolina Beach Project:   
Nourishment Volume = 989,200 cy   
Total Cost = $6,500,000  
Federal = $4,200,000  
State = $ 0  
County = $2,300,000  

  
Area South Project:  
Nourishment Volume = 557,702 cy  
Total Cost = $5,900,000  
Federal = $3,900,000  
State = $1,180,000  
County = $ 900,000  

  
  
2010 Nourishment  
Nourishment Volume = 440,00 cy  

Total Cost = $5,809,718    
Federal: $3776,317  
State: $1,016,701  
New Hanover County: $1,016,701  
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2019 Sand Placement Event  
  

  
Figure 5. 2019 Carolina Beach Project Area (USACE)  
  
In 2019, a USACE CSDR project was completed on Carolina Beach and Kure Beach along three 
reaches of shoreline: 1) Transect 1 to Transect 20 in Carolina Beach, 2) Transect 20 in Carolina 
Beach to halfway between Transects 6 and 7 in Kure Beach, and 3) Transect 10 to Transect 20 
in Kure Beach. USACE records indicate that approximately 1,057,267 cy of material was placed 
on Carolina Beach (dredged from Carolina Beach Inlet) and 824,216 cy of material was placed 
on Kure Beach (dredged from an offshore borrow area). However, the USACE defines the 
boundary between Carolina Beach and Kure Beach to be at Transect CB20. The NHCSMP defines 
the boundary between Carolina Beach and Kure Beach as the municipal bounds, located 
between Transect CB23 and Transect KB01. Therefore, if these boundaries are taken into 
account, a portion of the Kure Beach placement was actually placed in Carolina Beach. Taking 
this into consideration, Figure 8 shows the approximate placement areas and volumes within 
Carolina Beach and Kure Beach municipal bounds for the 2019 CSDR project. (NHC Shoreline 
Mapping Program, 2019)  
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Figure 6. 2019 Carolina Beach and Kure Beach CDSR Project   
  
Project Funding:   
  
The authorization in the Water Resources Development Act (WRDA) of 2020 would facilitate 
the uninterrupted continuation of cost-shared periodic renourishment cycles scheduled for 
construction initiation in fall 2021. Continuation of Federal Participation in the project would 
be anticipated to be cost-shared 50 percent Federal and 50 percent non-Federal. Cost sharing 
for periodic renourishments is based on Section 215 of the Water Resources Development Act 
of 1999. Operations and maintenances costs between scheduled periodic renourishment cycles 
are estimated at $95,000 a year and would be a 100 percent non-Federal responsibility.   
  
Inter-local Agreement   
  
The primary funding mechanism (Federal Project Cooperation Agreement) remains current for 
the Carolina Beach Coastal Storm Damage Reduction Project. A second federal funding 
mechanism is now in place in the form of contributing authority approved by Congress in 2012. 
The contributing authority option allows the nonfederal sponsor the option of augmenting 
federal funding shortfalls.  
  
A key element of the New Hanover County contingency plan was the adoption of an inter-local  
agreement (attached), signed by all three beach towns and New Hanover County, that specifies 
how funds  from the New Hanover County beach nourishment fund would be used to support 
continued  periodic nourishment of all three projects in the absence of federal and/or state 
funding. Under this agreement, if no federal or state funding is provided, the three beach towns 
would provide 17.5% of the funds needed for periodic nourishment of their respective projects 
and the County would contribute 82.5%. If some federal and state funding is provided but the 
combined amount is less than 17.5%, the towns agreed to make-up the difference. For example, 
if the state provided 10% of the nourishment cost, the towns would provide 7.5%. The 
remaining balance of 82.5% would be covered by New Hanover County. Considering only 
funding at current intervals and historical placement volumes, ample funding should be 
available for the Carolina Beach Coastal Storm Damage Reduction Project for the foreseeable 
future (greater than 25 years).   
  
In FY 2019, New Hanover County had approximately $42.1M in room occupancy tax reserve 
funding for future local match or local participation in beach projects. Annual collections totaled 
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an estimated $4M in FY 2019 for CSDR projects and, historically, the fund has grown by 
approximately 3% per year since 1984. The Town of Carolina Beach has placed an additional 
$350,000 in the General Fund for FY 2019-2020 for Beach Maintenance and Storm Damage 
Prevention (Line Item 10-630-018) to augment Room Occupancy Tax funds and is committed to 
setting aside additional funds in future budgets.  

Future Storm Damage Reduction Cost  

Funding Scenario 1. Under Funding Scenario 1, the federal government and the State of North 
Carolina would continue to fund periodic nourishment of the Carolina Beach project in 
accordance with past cost sharing agreements. Under this scenario, all of the periodic 
nourishment costs would be covered by contributions from the federal government (50%), the 
State of North Carolina (25%) and New Hanover County (25%). This scenario carries a positive 
New Hanover County ROT balance beyond 2054.  

Funding Scenario 2. Following the nourishment of Carolina Beach and the Area South Project, 
Funding Scenario 2 assumes if federal and state funding would not be provided for future 
nourishment Carolina  
Beach operations. This represents a “worst-case” with regard to county and town funding 
requirements. Even without future federal funding, there is still a possibility the State of North 
Carolina would provide some limited funding for future nourishment operations but at this 
time future state funding remains an uncertainty.  Under Funding Scenario 2, the Town of 
Carolina Beach would be responsible for 17.5% of the periodic nourishment costs with New 
Hanover County contributing 82.5% of the nourishment costs.  This scenario continues to carry 
a positive New Hanover County ROT balance beyond 2054.  
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For funding Scenario 2 in which the Town of Carolina Beach and New Hanover County assume 
responsibility for storm damage reduction projects. New Hanover County annually allocates a 
portion of ROT funds to cover costs while the Town of Carolina Beach has implemented a 
strategy to allocate a portion of the revenue from Freeman Park to cover costs.     

11. Carolina Beach Inlet Sediment Trap/Borrow Area
The sediment trap/borrow area located is shown in Figure 9.  The volume of material collected 
in the Carolina Beach Inlet sediment trap/borrow area has been sufficient to maintain the 
Carolina Beach project over the past 35 years. For the periodic nourishment operations 
conducted for Carolina Beach since 1985, the average volume of material removed from the 
sediment trap/borrow area has been approximately 880,000 cubic yards. Based on the past 
performance of the sediment trap/borrow area, the material collected in Carolina Beach Inlet 
and bypassed to Carolina Beach is sufficient to satisfy future nourishment needs of Carolina 
Beach.  
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Figure 7. Carolina Beach Inlet Sediment Trap/Borrow Area 

Due to the importance of the Carolina Beach Inlet as a borrow source for CDSR projects, shown 
in Figure 8, it is essential to track the natural morphology of the inlet, specifically the borrow 
area, on an annual basis between CDSR projects. Therefore, for New Hanover County’s 
comprehensive mapping program, select USACE hydrographic surveys were downloaded for 
2018 and 2019 to determine the changes that have occurred over the past year. Based on the 
comparison of a March 2018 survey and a January 2019 condition survey (pre-dredge), the 
Carolina Beach Inlet borrow area gained approximately 230,747 cy of material between March 
2018 and January 2019, after which it was dredged for the 2019 Carolina Beach CDSR project. 
2019 was the sixth year of New Hanover County’s comprehensive mapping program. With 
annual monitoring and analysis, these yearly reports will become a useful tool in determining 
shoreline and volume change trends to help optimize future shoreline management strategies 
by tracking losses in between CDSR projects.  
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Figure 8. Carolina Beach Survey Reach and Sub-Reaches 

12. Project Performance

The Carolina Beach shoreline changes at the recreational berm elevation and at MHW show 
significant seaward advancement along all of the sub-reaches due to the recent 2019 CSDR 
project which placed approximately 1.2 Mcy of material in Carolina Beach. The largest seaward 
advancement occurred in portions of Carolina Beach - North and Carolina Beach - Central due to 
larger quantities of material being placed in this area to combat elevated erosion rates. 
Volumetrically, Carolina Beach experienced a significant gain material, totaling 774,716 cy (42.8 
cy/ft) above -14 ft NAVD88 over the past year. Since it is estimated that approximately 
1,225,981 cy of material was placed within the municipal bounds of Carolina Beach, this 
indicates that approximately -451,265 cy (-25 cy/ft) of erosion likely took place between the 
2018 survey and the beginning of the 2019 CSDR construction. Much of this erosion is likely 
due to the impacts of Hurricane Florence, making it significantly higher than the background 
erosion rate of -16.2 cy/ft/yr (-292,855 cy/yr). As with shoreline change, the largest volume 
accretion occurred in portions of Carolina Beach - North and Carolina Beach - Central due to 
larger quantities of material being placed in this area to combat elevated erosion rates. 

Carolina Beach has a weighted erosion rate of -16.2 cy/ft/yr which indicates significant erosion 
in the absence of any CSDR projects. (NHC Shoreline Mapping Program, 2019)  
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13. Review of Approved Static Line Exceptions

The North Carolina Coastal Resources Commission is to review the status of Large-Scale Beach 
Fill Projects and approved Static Line Exceptions at least every 5 years pursuant to 15A NCAC 
07J .1204.   

Summary of Findings   
15A NCAC 07J .1204 REVIEW OF THE LARGE-SCALE BEACH-FILL PROJECT AND 
APPROVED STATIC LINE EXCEPTIONS - 2009  

(b) The Coastal Resources Commission shall review a static line exception authorized under
15A NCAC 07J .1203 at intervals no greater than every five years from the initial authorization
in order to renew its findings for the conditions defined in 15A NCAC 07 1201 (d)(2) through
(d)(4). The Coastal Resources Commission shall also consider the following conditions:

(1) Design changes to the initial large-scale beach fill project defined in 15A NCAC
07J .1201 (d)(2) provided that the changes are designed and prepared by the U.S. Army
Corps of Engineers or persons meeting applicable State occupational licensing
requirements for the work;

There have been no design changes following the granting of the static line exception 
in 2009 by the Coastal Resource Commission. New Hanover County, on behalf of 
Carolina Beach, have received a local permit for the project using the same design as 
the US Army Corps of Engineers Project. The purpose of a locally held authorization 
would be if Federal funding is not available.  

(2) Design changes to the location and volume of compatible sediment, as defined by
15A NCAC 07 H .0312, necessary to construct and maintain the large-scale beach fill
project defined in 15A NCAC 07J .1201 (d)(2), including design changes defined in this
Rule provided that the changes have been designed and prepared by the U.S. Army Corps
of Engineers or persons meeting applicable State occupational licensing requirements for
the work; and

There have been no design changes to the location and volume of compatible 
sediment following the granting of the static line exception in 2009. New Hanover 
County received a local permit for the project using the same design as the US 
Army Corps of Engineers Project.  

(3) Changes in the financial resources or funding sources necessary to fund the
largescale beach fill project(s) defined in15A NCAC 07J .1201 If the project has been
amended to include design changes defined in this Rule, then the Coastal Resources
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Commission shall consider the financial resources or funding sources necessary to fund 
the changes.   

The primary funding mechanism (Federal Project Cooperation Agreement) remains 
current for the Carolina Beach Coastal Storm Damage Reduction Project. A second 
federal funding mechanism is now in place in the form of contributing authority 
approved by Congress in 2012. The contributing authority option allows the 
nonfederal sponsor the option of augmenting federal funding shortfalls.   

As a local funding strategy, an Inter-local agreement has been approved between 
New Hanover County and each beach community. The agreement sets percentages of 
financial participation (attached) in the event shortfalls occur within federal and 
state budgets. Considering only funding at current intervals and historical placement 
volumes, ample funding should be available for the Wrightsville Beach Coastal Storm 
Damage Reduction Project for the foreseeable future (greater than 25 years).   

New Hanover County currently has approximately $37.5M in room occupancy tax 
reserve funding for future the local match or local participation in beach projects. 
Annual collections total an estimated $3.4M in 2017 for CSDR projects and, 
historically, the fund has grown by approximately 3% per year since 1984. The Town 
of Carolina Beach has placed an additional $350,000 in the General Fund for Beach 
Maintenance and Storm Damage Prevention (Line Item 10-630-018) to augment 
Room Occupancy Tax funds and is committed to setting aside additional funds in 
future budgets.  

15A NCAC 07J .1204 REVIEW OF THE LARGE-SCALE BEACH-FILL PROJECT AND 
APPROVED STATIC LINE EXCEPTIONS - 2014  

(b) The Coastal Resources Commission shall review a static line exception authorized under
15A NCAC 07J .1203 at intervals no greater than every five years from the initial authorization
in order to renew its findings for the conditions defined in 15A NCAC 07 1201 (d)(2) through
(d)(4). The Coastal Resources Commission shall also consider the following conditions:

(1) Design changes to the initial large-scale beach fill project defined in 15A NCAC
07J .1201 (d)(2) provided that the changes are designed and prepared by the U.S. Army
Corps of Engineers or persons meeting applicable State occupational licensing
requirements for the work;

There have been no design changes following the reauthorization of the static line 
exception in 2014 by the Coastal Resource Commission. New Hanover County, on 
behalf of Carolina Beach, have received a local permit for the project using the same 
design as the US Army Corps of Engineers Project. The purpose of a locally held 
authorization would be if Federal funding is not available.  
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(2) Design changes to the location and volume of compatible sediment, as defined by 
15A NCAC 07 H .0312, necessary to construct and maintain the large-scale beach fill 
project defined in 15A NCAC 07J .1201 (d)(2), including design changes defined in this 
Rule provided that the changes have been designed and prepared by the U.S. Army Corps 
of Engineers or persons meeting applicable State occupational licensing requirements for 
the work; and   

  
There have been no design changes to the location and volume of compatible sediment 
following the granting of the static line exception in 2014. New Hanover County 
received a local permit for the project using the same design as the US Army Corps of 
Engineers Project.  

  
  

(3) Changes in the financial resources or funding sources necessary to fund the 
largescale beach fill project(s) defined in15A NCAC 07J .1201 If the project has been 
amended to include design changes defined in this Rule, then the Coastal Resources 
Commission shall consider the financial resources or funding sources necessary to fund 
the changes.   

The primary funding mechanism (Federal Project Cooperation Agreement) remains 
current for the Carolina Beach Coastal Storm Damage Reduction Project. A second 
federal funding mechanism is now in place in the form of contributing authority 
approved by Congress in 2012. The contributing authority option allows the 
nonfederal sponsor the option of augmenting federal funding shortfalls.   
  
As a local funding strategy, an Inter-local agreement has been approved between 
New Hanover County and each beach community. The agreement sets percentages of 
financial participation (attached) in the event shortfalls occur within federal and 
state budgets. Considering only funding at current intervals and historical placement 
volumes, ample funding should be available for the Wrightsville Beach Coastal Storm 
Damage Reduction Project for the foreseeable future (greater than 25 years).   
  
New Hanover County currently has approximately $37.5M in room occupancy tax 
reserve funding for future the local match or local participation in beach projects. 
Annual collections total an estimated $3.4M in 2017 for CSDR projects and, 
historically, the fund has grown by approximately 3% per year since 1984. The Town 
of Carolina Beach has placed an additional $350,000 in the General Fund for Beach 
Maintenance and Storm Damage Prevention (Line Item 10-630-018) to augment 
Room Occupancy Tax funds and is committed to setting aside additional funds in 
future budgets.  
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Summary  

The Carolina Beach project satisfies all of the requirements for the static line exception as 
stipulated in 15A NCAC 07J .1201. By virtue of this updated report, the Town of Carolina Beach 
has demonstrated the project has been maintained for well over the 5-year minimum, it has an 
identified source of beach compatible borrow material that will sustain the project for more 
than the minimum 25 years, and funding strategies are in place continuing to support the 
project beyond 25 years.   

Attachment 1: Interlocal agreement for Contingency plan beach nourishment 
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Attachment 2: Results of 2019 Periodic Nourishment Event – Before and After 
Nourishment   
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Timeline of Permits for 1800 Canal 
Prepared: 9/12/2023

Between 2018 – 2020 hurricanes Florance (2018) and Dorain (2019) damaged the buildings at 1800 
Canal spurring the following permits:  

2020 
• Reno/Repair Permit COM20-143 - Remove damaged flat roof & replace with new modified

Bitumen Roofing System. (Figure 1)
o Applied: 3/9/20
o Permit Issued: 3/9/20

• Demo Permit COM20-144 - Remove drywall (Figure 2)
o Applied: 3/9/20
o Issued: 3/12/20

• Revision to COM20-143 – Change in Contractor – COM20-526 (Figure 3)
o Applied: 9/11/20
o Issued: 10.2.20

2022 
• Received Reno/Repair Applica�on– COM22-584: Repair & renovate both bldgs. - Founda�on,

exterior, interior & pool, repairs & renova�ons. (Figure 4)
o Applied: 7/20/22
o Never issued – Canceled 8/25/22 due to applicant needing to provide construc�on plans

and an appraisal, as well as plans needing to be revised to meet state building code,
town ordinance, and CAMA requirements.

• Reno/Repair Permit COM22-669 – Repair founda�on pilings. Demo exterior siding, damaged
staircases, breezeways & decks. Demo interior cabinetry, flooring & bathrooms. (Figure 5)

o Applied: 8/19/22
o Issued: 9/9/22

• Revision to COM22-699 – Change in Contractor COM22-819 (Figure 6)
o Applied: 10/26/22
o Issued: 12/8/22 (Permit was ready to be picked up on 10/31/22, but contractor did not

pay for permit un�l 12/8/22)

2023 
• Reno/Repair Permits – Building 1 (COM23-043) and Building 2 (COM23-044) – CANCELED –

Phase 1- Building 1- Remove and replace interior finishes, repair and replace roten exterior
sheathing, structural members, remove and replace PME new windows and stucco exterior.
(Figures 7 & 8)

o Canceled due to plan inconsistencies to meet state building code, town ordinance, and
CAMA requirements. Applicants were not able to submit plans which could be approved
by the town building inspector before the inspector le� 2/8/23. Since the building
inspector could not sign off on the applica�ons before leaving, the applicant was told
they would need to apply for a building permit through New Hanover County, since the
County took over building permit issuance.

o Applied: 1/26/23
o Canceled: 2/9/23
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• Altera�on/Up-Fit/Addi�on COM23-045 – Penthouse addi�ons on Building 2 (Figure 9)
o Canceled because Building inspector did not sign off on plans before leaving. Told to

reapply at the County for building permit.
o Applied: 1/26/23
o Canceled: 2/9/23

• Reno/Repair COM23-186 (NHC23-00174) – Interior renova�on of 36 condo units. Renova�on
includes insula�on, PME, Drywall, cabinets, flooring, interior doors, trim and paint (Figure 10).

o Permit was approved with the s�pula�on: INTERIOR AND EXTERIOR RENO ONLY OF
EXISTING STRUCTURES, EXCLUDING UNITS 112,212,& 312 in Building 1. NO RENOVATION
WORK CAN OCCUR IN OR ON THE EXTERIOR OF UNITS 112,212,& 312 in Building 1. They
are combining a few units, moving interior walls, replacing and for�fying roof, replacing
siding, decking, and windows.

o Applied: 3/21/23
o Town Approved: 4/24/23
o NHC Issued Building Permit: 4/28/23
o Town wrote CAMA exemp�on for reno work (13-23 EX CB) on 4/21/23 – It was amended

4/24/23: “Addi�onally, work to be included under this amended exemp�on includes all
work outlined in the “Proposed Work to be Completed with Exemp�on” sec�ons of the
atached scope of work and cost es�mate document for buildings 1 & 2, received
4/24/2023. These renova�ons will not occur on the interior or exterior of units 112, 212,
and 312 on building 1.”

• Altera�on/Up-Fit/Addi�on COM23-281 (NHC23-00293) - Addi�on of new penthouses on
building 2, Breezeways on building 1, elevators on building 2, decks and storage on building 2
(Figure11).

o Town issued a condi�oned-out CAMA permit 6/28/23 (12-23 CB).
o Applied 5/4/23
o Town Approved: 8/4/23
o NHC Issued Building Permit: 8/10/23
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Atachments 

Figure 1: COM20-143 
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Figure 2: COM20-144 
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Figure 3: COM20-526 – Change in Contractor Revision 
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Figure 4: COM22-584 – CANCELED 
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Figure 5: COM22-669 

170



8 
 

Figure 6: COM22-819 – Change in Contractor Revision 
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Figure 7: COM23-043 
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Figure 8: COM23-044 
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Figure 9: COM23-045 
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Figure 10: COM23-186 
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Figure 11: COM23-281 
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Lynn Barbee
Mayor

Joe Benson
Council Member

Deb LeCompte
Council Member

Jay Healy
Mayor Pro Tem

Mike Hoffer
Council Member

Bruce Oakley
Town Manager

Town of Carolina Beach
1121 N. Lake Park Blvd. 

Carolina Beach, NC 28428
Tel: ( 910) 458- 2999
Fax: ( 910) 458- 2997

4/21/2023 Exemption Number – 13-23-EX CB

Caleb Kratsa
6316 MARYWOOD DR. 
WILMINGTON, NC 28409

RE: EXEMPTED PROJECT ( MINOR) - MAINTENANCE AND REPAIR (15A NCAC 07K .0103)  

PROJECT ADDRESS – 1800 Canal, Building 1 & 2
AREA OF ENVIRONMENTAL CONCERN – Ocean Erodible

Dear Caleb Kratsa: 

I have reviewed the information submitted to this office in your inquiry concerning the necessary filing of an
application for a minor development permit under the Coastal Area Management Act.  After making a site inspection
on 4/20/2023, I have determined that the activity you propose is exempt from needing a minor development permit as
long as it remains consistent with your site drawing and materials list submitted on 4/17/2023, and meets the
conditions specified below.  If your plans should change and your project will no longer meet these conditions, please
contact me before proceeding. 

MAINTENANCE AND REPAIR - ( G.S. 113-103(5)(B)(5) and 7K.0209) - Structures may be repaired in a similar
manner, size and location as the original structure.  No expansions or additions are permissible.  The repairs are
limited to 50% of the physical value of the existing structure and the following specific conditions. 

1. The project consists of the repair of the interior units of building 1 and 2, except for the units containing the enclosed
decks on the NE corner of building 1. Those 3 units (112, 212, and 312) are excluded from this renovation. It does
not include any expansions or include any of the areas of Building 1 which would require a variance. This authorizes
the exempt work for the interior ONLY, as shown on the attached drawing and materials list. Drawings and cost
estimates were provided 4/17/2023. 

2. The proposed repairs shall be consistent with all other applicable local ordinances and North Carolina Building Code
standards.  

This exemption to CAMA permit requirements does not alleviate the necessity of your obtaining any other State, 
Federal or Local authorization and N.C. Building Permits.  This exemption expires 90 days from the date of the letter. 

Sincerely, 

Haley Moccia, LPO – Town of Carolina Beach
1121 N Lake Park Blvd. 
Carolina Beach, NC 28428

Cc: Bryan Hall
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March 30, 2023

Kievit Construction services LLC

2845 Carolina Beach Rd

Wilmington, NC, 28412

NCGCL 85228

CAMA exemption/ CAMA Minor Permit/ CAMA Variance Detail

Construction Plan Detail for 42 Unit Condo Complex Renovation

1800 Canal Dr, Carolina Beach, NC, 28428

Owner: North Pier Holdings LLC

Architect: Romero Architecture

Structural Engineer: Chris Holmes PE & Associates, Inc. 

PM& E Engineer: Tim Hines, PE

Summary of costs.  Full detail below

Building 1
Renovate existing structure  $ 1,048,400.00
NE corner decks  $       26,600.00

Building 1 Total  $ 1,075,000.00

Building 2
Renovate existing Structure  $ 2,382,500.00
New Penthouses and deck between buildings  $ 1,175,000.00
Building 2 Total  $ 3,557,500.00

Pool and Common  $    225,000.00

Building One - Facing Salt Marsh Dr. 
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Structurally independent from Building 2
15 independent units

o 12 -2-bedroom units
o 3 - 1-bedroom units
o Exterior breezeways, balconies and two stairwells.

Work Already Completed – Building 1

Exterior: 

Patched multiple leaks on existing improperly installed existing roof.  Roof continues to have
significant leaks due to rotted sheathing, covered drains, multiple penetrations from HVAC and
plumbing.

o Roof leaks are causing new mold and additional deterioration of interior and exterior.
o This roof will fail during any significant weather event.

Removed and replaced 9 existing rotted exterior rear covered decks.
Removed existing front rotted covered breezeway.

o Installed 6 new Helical anchors to attach new pilings to build back existing covered
breezeway.

o These pilings will also support the roof replacement of existing roof.
o Current supports are 4 2x8 attached to insufficient concrete footer with rusted and

failing clips. This is not allowed in Coastal AE.  We must go back with Helical as
engineered.

Removed 2 existing rotted stairwells.
Replaced existing windows & doorways.
Removed existing damaged siding.
Replaced damaged and rotted existing framing & sheathing.
Removed all existing railings.
Covered all sheathing with fluid applied air and water resistive membrane.
Remove all existing plumbing, electric, and HVAC.
Removed existing Electric Meter panel at ground level in flood zone.
Repaired existing damaged concrete pilings and foundation.
Installed 2 new pilings with helical anchors on NE corner to support proposed decks and roof.

Interior: 

Removed all interior sheetrock, flooring, cabinetry, appliances and finishes.
Removed all electric, plumbing and HVAC.
Removed and replaced all rotted and damaged framing and subfloors.
Enclosed existing roofed deck on the NE corner of building 1
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Proposed Work to be completed with Exemption. 

Exterior

Replace existing Roof.
o New roof will consist of new LVL girders above pilings, new joists, new sheathing.
o New roof covering will be TPO and sloped to drain properly.
o New roof construction removes all current load on the below 3 floors and transfers the

loan directly to the pilings.
o This further stabilizes and strengthens the 3 floors below.
o New roof will be significantly stronger and resistant to severe weather events.
o New roof can additionally support proposed penthouse if approved.

New roof covering will not need to be removed and replaced at later date.
No additional framing will need to be added for support at a later date.

Replace all existing exterior plumbing, electric, and HVAC.
Replace existing breezeways with 6 new pilings and helicals and proper framing per engineering.
Fire protection added to parking underneath and breezeways.
Install new EIFS Siding
Install new handrails and decking on existing repaired decks and breezeways.

Interior: 

Additional Partition framing to match architect plans.
Combine 3- One Bedroom/ 6 two Bedroom Units
Total units after merger 12 Units- 6 two Bedroom, 6 three Bedroom
New Plumbing, Electric, HVAC
Updated and/ or new fire walls, Insulation, Drywall, cabinets, interior doors, flooring, and
fixtures.
New fire protection to be added with approval of penthouse to all floors.

Building 1 Completed and Proposed Work to be completed with Exemption. 

1,048,400.00

Labor Cost Materials Cost Total Cost
Total Relocation Costs

Foundations 6,300.00 4,200.00 10,500.00
Carpentry material ( rough) including decks & 
porches 94,500.00 94,500.00
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Carpentry Labor ( rough) 94,500.00 94,500.00

Roofing 17,900.00 12,000.00 31,500.00

Insulation and weather stripping 18,900.00 12,600.00 31,500.00

Exterior Finish 37,800.00 25,200.00 63,000.00

Doors, windows and shutters 21,000.00 84,000.00 105, 000.00

Lumber finish 33,600.00 50,400.00 84,000.00

Carpentry Labor ( finish) 15,750.00 15,750.00 31,500.00

Hardware ( rough) 18,900.00 12,600.00 31,500.00

Hardware ( finish) 12,600.00 18,900.00 31,500.00

Cabinets 10,500.00 42,000.00 52,500.00

Floor covering ( tile, Carpet, etc) 25,200.00 37,800.00 63,000.00

Plumbing 22,050.00 9,450.00 31,500.00

Shower, tub, toilets, and other plumbing fixtures 21,000.00 21,000.00

Electrical 22,050.00 9,450.00 31,500.00

Lighting fixtures 10,500.00 10,500.00

Built in appliances 21,000.00 21,000.00

HVAC 10,500.00 10,500.00 21,000.00

paint 18,900.00 12,600.00 31,500.00

Overhead and profit 157, 500.00 157, 500.00

Totals 543,950.00 500,250.00 1,048,400.00
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Building 1 CAMA Minor Permit - Expansion or changes in footprint

Install New NE corner decks.  3rd floor deck will be covered by expansion of roof.
o This includes the 2 pilings already mentioned.
o Enclose previously open/ existing exterior decks$        

26,600.00

Labor Cost Materials Cost Total Cost
Total Relocation Costs

Foundations 2,250.00 1,500.00 3,750.00
Carpentry material ( rough) including decks & 
porches 6,250.00 6,250.00

Carpentry Labor ( rough) 6,250.00 6,250.00

Roofing

Insulation and weather stripping

Exterior Finish

Doors, windows and shutters

Lumber finish 500. 00 750. 00 1,250.00

Carpentry Labor ( finish) 625. 00 625. 00 1,250.00

Hardware ( rough) 750.00 500.00 1,250.00

Hardware ( finish) 500. 00 750. 00 1,250.00

Cabinets

Floor covering ( tile, Carpet, etc) 

Plumbing

Shower, tub, toilets, and other plumbing fixtures

Electrical

Lighting fixtures

1000 600 1600
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Built in appliances

HVAC

paint

Overhead and profit 3,750.00 3,750.00

Totals 15,625.00 9,350.00 26,600.00
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Building Two – Facing Canal Drive
Structurally independent from Building 1
27 independent units

o 24 -2-bedroom units
o 3 - 1-bedroom units
o Exterior breezeways, balconies, two stairwells and 1 elevator

Work Already Completed – Building 2

Exterior: 

Patched multiple leaks on existing improperly installed existing roof.  Roof continues to have
significant leaks due to rotted sheathing, covered drains, multiple penetrations from HVAC and
plumbing.

o Roof leaks are causing new mold and additional deterioration of interior and exterior.
o This roof will fail during any significant weather event.

Repaired 21 existing rotted exterior rear covered decks.
Repaired existing front covered breezeways.
Removed 1 existing rotted stairwells.
Replaced existing windows & doorways.
Removed existing damaged siding.
Replaced damaged and rotted existing framing & sheathing.
Removed all existing railings.
Covered all sheathing with fluid applied air and water resistive membrane.

193



Remove all existing plumbing, electric, and HVAC.
Repaired any structurally deficient framing in carport.

Interior: 

Removed all interior sheetrock, flooring, cabinetry, appliances and finishes.
Removed all electric, plumbing and HVAC.
Removed and replaced all rotted and damaged framing and subfloors.

Proposed Work to be completed with Exemption. 

Exterior

Replace existing Roof.

o New roof will consist of new LVL girders above pilings, new joists, new roof decking.
o New roof covering will be TPO and sloped to drain properly.
o New roof construction removes all current load on the below 3 floors and transfers the

loan directly to the pilings.
o This further stabilizes and strengthens the 3 floors below.
o New roof will be significantly stronger and resistant to severe weather events.
o New roof can additionally support proposed penthouse if approved.

New roof covering will not need to be removed and replaced at later date.
No additional framing will need to be added for support at a later date.

Replace all existing exterior plumbing, electric, and HVAC.
New decking to existing breezeways.
Install new EIFS Siding
Install new handrails and decking on existing repaired decks and breezeways.

Interior: 

Additional framing to match architect plans.
Combined existing 6 Office/ Storage units
and 3 Two Bedroom
Total units after merger 18 Two Bedroom
and 6 Three Bedroom
New Plumbing, Electric, HVAC
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Updated and/ or new fire walls, Insulation, Drywall, cabinets, interior doors, flooring, and
fixtures.

Cost Building 2 Completed and Proposed to be Completed with Exemption

2,382,500.00

Labor Cost Materials Cost Total Cost
Total Relocation Costs

Foundations 14,295.00 9,530.00 23,825.00
Carpentry material ( rough) including decks & 
porches 142, 950.00 142, 950.00

Carpentry Labor ( rough) 214,425.00 214, 425.00

Roofing 42,885.00 28,590.00 71,475.00

Insulation and weather stripping 28,590.00 19,060.00 47,650.00

Exterior Finish 71,475.00 47,650.00 119, 125.00

Doors, windows and shutters 28,590.00 114, 360.00 142, 950.00

Lumber finish 190,600.00 285, 900.00 476, 500.00

Carpentry Labor ( finish) 35,737.50 35,737.50 71,475.00

Hardware ( rough) 28,590.00 19,060.00 47,650.00

Hardware ( finish) 9,530.00 14,295.00 23,825.00

Cabinets 23,825.00 95,300.00 119, 125.00

Floor covering ( tile, Carpet, etc) 47,650.00 71,475.00 119, 125.00

Plumbing 33,355.00 14,295.00 47,650.00

Shower, tub, toilets, and other plumbing fixtures 23,825.00 23,825.00

Electrical 50,032.50 21,442.50 71,475.00

Lighting fixtures 11,912.50 11,912.50
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Built in appliances 71,475.00 71,475.00

HVAC 59,562.50 59,562.50 119, 125.00

paint 28,590.00 19,060.00 47,650.00

Overhead and profit 357,375.00 357, 375.00

Totals 1,265,107.50 1,095,950.00 2,382,500.00

CAMA Minor Permit - Expansion or changes in footprint

Install New HVAC platform above flood area – In between Building 1 & Building
2.

o relocate existing HVAC and meter packs out of flood zone
o This platform requires NO new pilings with this design.

New 4th Floor Penthouse Units – 4 units - Each 2 bedroom and 2 bathrooms
o New construction of 4 1494 sq. ft 2 bedroom 2 bathroom penthouse units.
o New construction finishes throughout the penthouse.
o New decking and drain system.

New Elevator/ Stairwell
o Retrofit existing Elevator
o New elevator and stairwell to reach penthouselevelBuilding2 – Cost New Penthouse units and HVAC platform

1,175,000.00

Labor Cost Materials Cost Total Cost
Total Relocation Costs

Foundations 6,450.00 4,300.00 10,750.00
Carpentry ( rough) including decks & porches  $  

96,750.00 193,500.00

Elevator

96,750.00

100,000.00

Roofing 19,350.00 12,900.00 32,250.00

Insulation and weather stripping 19,350.00 12,900.00 32,250.00

Exterior Finish 38,700.00 25,800.00 64,500.00
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Doors, windows and shutters 21,500.00 86,000.00 107, 500.00

Lumber finish 34,400.00 51,600.00 86,000.00

Carpentry Labor ( finish) 16,125.00 16,125.00 32,250.00

Hardware ( rough) 19,350.00 12,900.00 32,250.00

Hardware ( finish) 12,900.00 19,350.00 32,250.00

Cabinets 10,750.00 43,000.00 53,750.00

Floor covering ( tile, Carpet, etc) 25,800.00 38,700.00 64,500.00

Plumbing 22,575.00 9,675.00 32,250.00

Shower, tub, toilets, and other plumbing fixtures 21,500.00 21,500.00

Electrical 22,575.00 9,675.00 32,250.00

Lighting fixtures 10,750.00 10,750.00

Built in appliances 21,500.00 21,500.00

HVAC 10,750.00 10,750.00 21,500.00

paint 19,350.00 12,900.00 32,250.00

Overhead and profit 161,250.00 161,250.00

Totals 657,925.00 512,775.00 1,175,000.00

Existing Ground floor Pool and Common area

Cost $225,000

CAMA Minor Permit

Completed
o Remove existing pool deck, pump house

and surrounding planter.
o reduced existing footprint 350 sqft
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Work to be completed
o Remove existing pool shell
o Replace pool deck with decorative concrete Approx 4000 Sqft
o Add new hot tub, removable sunshade cabanas and grilling area on

pool deck.
o Install new pool equipment out of flood zone
o Grills will be removable
o Install new fencing around pool deck.
o Install pervious surface between buildings and pool.
o Install pervious surface between buildings.
o Install pervious surface on the East side building 1 for driveway to

Saltmarsh Dr.
o Proposed pervious surface will be concrete pavers inlayed in

decorative gravel
o Repair existing concrete and asphalt driveways between buildings and

street
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Mayor 
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Council Member 
 
Deb LeCompte  
Council Member 
 

Jay Healy 
Mayor Pro Tem 

 
Mike Hoffer 

Council Member 
 

Bruce Oakley 
                                 Town Manager 

 
Town of Carolina Beach 
1121 N. Lake Park Blvd. 

Carolina Beach, NC 28428 
Tel: (910) 458-2999 
Fax: (910) 458-2997 

   
NORTH PIER HOLDINGS, LLC and SENT VIA EMAIL to pckratsa@gmail.com 
c/o Caleb Kratsa, Registered Agent 
6316 MARYWOOD DR  
WILMINGTON, NC 28409 
 
RE: RESTORATION ACCEPTANCE – CAMA VIOLATION #NOV 23-11 

 
 
Dear Mr. Kratsa: 
 
This letter is in reference to the Notice of Violation # NOV 23-11 sent to you dated 4/20/2023 for 
the unauthorized development of Total Floor Area expansion within the existing condo buildings 
located within the Ocean Hazard Area of Environmental Concern (AEC) near Atlantic Ocean. The 
violation took place on property located at 1800 Canal Drive, Carolina Beach in New Hanover 
County, North Carolina. This unauthorized activity constituted development and you were 
requested to: 
 

1. Remove all windows and doors associated with the unauthorized expansion of Total Floor 
Area in Building 1, which is partially located oceanward of the 180 ft. Ocean Hazard 
Setback within the setback area landward of the vegetation line. Openings can be covered 
for weather protection with temporary materials. 
 

2. Provide documentation of the Total Floor Area for both original footprints and for the 
proposed enclosed/expanded sections for both Building 1 and Building 2.   

 
3. Cease all additional work outside of what was approved by CAMA Minor Permit #CBE 22-

20, which was issued to North Pier Holdings, LLC on September 6, 2022. Any additional 
work will require further authorization from the Town of Carolina Beach’s CAMA LPO. 
 

4. Submit a CAMA Minor Permit Application to the Town of Carolina Beach’s CAMA LPO and 
include all expansions in Total Floor Area, including unauthorized and proposed work for 
both Buildings by May 4, 2023. 
 

5. The Town understands that North Pier Holdings, LLC intends to seek a variance from the 
Coastal Resources Commission for any proposed expansion of Total Floor Area which 
may be denied through the permit review process. 
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In accordance with the North Carolina Administrative Code, Title 15A, Subchapter 7J.0410, any 
violation involving development which is inconsistent with guidelines for development with Areas of 
Environmental Concern (AEC) must be corrected by restoring the project site to pre-development 
conditions to recover lost resources or to prevent further resource damage. 
 
I conducted a site visit at the aforementioned property on 5/4/2023 to inspect the restoration of the 
unauthorized activity addressed in the Notice of Violation #NOV 23-11. Based on this inspection, 
receipt of the requested documents on 5/4/2023, and receipt of the CAMA Minor Permit application 
submitted on 5/24/2023, it has been determined that the restoration appears to have been 
accomplished to the satisfaction of the Local Permit Officer.  Upon my submission of an 
enforcement report to the Division of Coastal Management, you will be notified by the Division as to 
the amount of the civil penalty for undertaking this unauthorized activity within an Area of 
Environmental Concern. 
 
Thank you for your attention and cooperation in this matter. If you have any questions pertaining to 
this matter, please feel free to call me at 910-707-2042. 
 
Sincerely, 
 
 
 
Haley Moccia 
Local Permit Officer, Town of Carolina Beach 
 
Cc: Tara MacPherson, District Manager, DCM 
 Robb Mairs, LPO Minor Permit Coordinator, DCM 
 Bryan Hall, District Field Specialist, DCM 
 Griffin Kievit, Kievit Construction 
 Jeff O’Brian, Manager, North Pier Holdings, LLC 
 Jeremy Hardison, Director of Planning & Development, Town of Carolina Beach 
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LOT AREA = 33,567 SF

MAX ALLOWABLE LOT COVERAGE = 40%

40% OF 33,567 SF = 13,427 SF

THIS PROJECT 12,386 SF (NOT INCLUDING

HVAC UNIT LOCATIONS)
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Town of Carolina Beach 
Local Government 

CAMA 
MINOR DEVELOPMENT 

PERMIT 
as authorized by the State of North Carolina, Department of Environmental 
Quality and the Coastal Resources Commission for development 
in an area of environment concern pursuant to Section 113A-118 of the 
General Statutes, "Coastal Area Management" 

12-23 CB 
Permit Number 

Issued to North Pier Holdings, LLC do Perry Caleb Kratsa, Registered Agent, authorizing development in the Ocean Hazard AEC 
at 1800 Canal Dr, in Carolina Beach, NC 28428, as requested in the permittee's application, dated 05/22/2023 and received on 
05/24/2023. North Pier Holdings, LLC do Perry Caleb Krasta was issued a Stop Work Order for unauthorized expansion of two 
existing buildings on 04/04/2023. A formal letter was issued on 04/20/2023 with conditions to restore enclosed areas on Building 1 
located within the 180 ft. Ocean Hazard setback, and to apply for any additional proposed work through this CAMA application. This 
permit, issued on 06/28/2023, is subject to compliance with the application and site drawing (where consistent with the permit), all 
applicable regulations and special conditions and notes set forth below. Any violation of these terms may subject the permittee to a 
fine, imprisonment or civil action, or may cause the permit to be null and void. 

This permit authorizes: Expansion of existing condo building "Building 2" with decks, breezeways, stairwells and elevators. The 
following proposed development is conditioned out of this permit in the conditions #1 through #3 below: 

(1) In accordance with 15A NCAC .0306(a)(6),this permit does not authorize any expansion of Building 1 as shown on work 
plat drawings 3, 6, 7, and 8 of 8 dated received on 05/24/2023 and proposed work listed under "Building 1 CAMA Minor 
Permit — Expansion or changes in footprint" on the work plan provided by the authorized agent, Kievit Construction dated 
received on 05/24/2023. 

(2) In accordance with 15A NCAC .0306(a)(3)(b), this permit does not authorize any development of the proposed pool area 
as shown as "PROPOSED NEW POOL AND NEW CONCRETE POOL DECK TO MATCH PREVIOUS DECK 
FOOTPRINT" on work plat drawing 3 and 5 of 8 dated received 05/24/2023, "POOL AREA" on work plat drawing 8 of 8 
dated received 05/24/2023, and proposed work listed under "Existing Ground floor Pool and Common area" on work plan 
provided by the authorized agent, Kievit Construction dated received on 05/24/2023. 

(3) In accordance with 15A NCAC .0306(a)(3), this permit does not authorize the "PROPOSED PERVIOUS PAVER DRIVE 
AREA" that is waterward of the 180' setback line as shown on work plat drawing 3 of 8 dated received on 5/24/2023 as a 
"pervious paver drive area" does not meet any of the setback exceptions in 15A NCAC .0309(a)(1-10). 

(Additional Permit Conditions on Page 2) 

This permit action may be appealed by the permittee or other qualified persons 
within twenty (20) days of the issuing date. From the date of an appeal, any 
work conducted under this permit must cease until the appeal is resolved. This 
permit must be on the project site and accessible to the permit officer when the 
project is inspected for compliance. Any maintenance work or project 
modification not covered under this permit, require further written permit 
approval. All work must cease when this permit expires on: 

DECEMBER 31, 2026 

Haley Moccia Moccia 
CAMA LOCAL PERMIT OFFICIAL 

1121 N. Lake Park Blvd. 
Carolina Beach, NC 28428 

In issuing this permit it is agreed that this project is consistent with the local Land 
Use Plan and all applicable ordinances. This permit may not be transferred to 
another party without the written approval of the Division of Coastal 
Management. 

PERMITTEE 
(Signature required if conditions above apply to permit) 

 

Town of Carolina Beach 
Local Government 

 12-23 CB 
Permit Number 

 

 
 
 
 
 
 
 
 
 
    
 
 
 
 
 
This permit action may be appealed by the permittee or other qualified persons 
within twenty (20) days of the issuing date.  From the date of an appeal, any 
work conducted under this permit must cease until the appeal is resolved. This 
permit must be on the project site and accessible to the permit officer when the 
project is inspected for compliance. Any maintenance work or project 
modification not covered under this permit, require further written permit 
approval. All work must cease when this permit expires on: 
 

DECEMBER 31, 2026 
 

In issuing this permit it is agreed that this project is consistent with the local Land 
Use Plan and all applicable ordinances. This permit may not be transferred to 
another party without the written approval of the Division of Coastal 
Management. 

 

 
 
 

Haley Moccia 
CAMA LOCAL PERMIT OFFICIAL 

1121 N. Lake Park Blvd. 
Carolina Beach, NC 28428 

 
 
 

PERMITTEE 
(Signature required if conditions above apply to permit) 

Issued to North Pier Holdings, LLC c/o Perry Caleb Kratsa, Registered Agent, authorizing development in the Ocean Hazard AEC 
at 1800 Canal Dr, in Carolina Beach, NC 28428, as requested in the permittee’s application, dated 05/22/2023 and received on 
05/24/2023. North Pier Holdings, LLC c/o Perry Caleb Krasta was issued a Stop Work Order for unauthorized expansion of two 
existing buildings on 04/04/2023. A formal letter was issued on 04/20/2023 with conditions to restore enclosed areas on Building 1 
located within the 180 ft. Ocean Hazard setback, and to apply for any additional proposed work through this CAMA application. This 
permit, issued on 06/28/2023, is subject to compliance with the application and site drawing (where consistent with the permit), all 
applicable regulations and special conditions and notes set forth below.  Any violation of these terms may subject the permittee to a 
fine, imprisonment or civil action, or may cause the permit to be null and void.  

 
This permit authorizes: Expansion of existing condo building “Building 2” with decks, breezeways, stairwells and elevators.  The 
following proposed development is conditioned out of this permit in the conditions #1 through #3 below:  

 
(1) In accordance with 15A NCAC .0306(a)(6),this permit does not authorize any expansion of Building 1 as shown on work 

plat drawings 3, 6, 7, and 8 of 8 dated received on 05/24/2023 and proposed work listed under “Building 1 CAMA Minor 
Permit – Expansion or changes in footprint” on the work plan provided by the authorized agent, Kievit Construction dated 
received on 05/24/2023. 
 

(2) In accordance with 15A NCAC .0306(a)(3)(b), this permit does not authorize any development of the proposed pool area 
as shown as “PROPOSED NEW POOL AND NEW CONCRETE POOL DECK TO MATCH PREVIOUS DECK 
FOOTPRINT” on work plat drawing 3 and 5 of 8 dated received 05/24/2023, “POOL AREA” on work plat drawing 8 of 8 
dated received 05/24/2023, and proposed work listed under “Existing Ground floor Pool and Common area” on work plan 
provided by the authorized agent, Kievit Construction dated received on 05/24/2023. 

 
(3) In accordance with 15A NCAC .0306(a)(3), this permit does not authorize the “PROPOSED PERVIOUS PAVER DRIVE 

AREA” that is waterward of the 180’ setback line as shown on work plat drawing 3 of 8 dated received on 5/24/2023 as a 
“pervious paver drive area” does not meet any of the setback exceptions in 15A NCAC .0309(a)(1-10). 

 
(Additional Permit Conditions on Page 2) 

CAMA 
MINOR DEVELOPMENT 

PERMIT 
as authorized by the State of North Carolina, Department of Environmental 
Quality and the Coastal Resources Commission for development 
in an area of environment concern pursuant to Section 113A-118 of the 

General Statutes, "Coastal Area Management" 

Exhibit A
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Name: North Pier Holdings, LLC do 
Perry Caleb Kratsa, Registered Agent 
Minor Permit # 12-23 CB 
Date: 06/28/2023 
Page 2 
(4) Unless specifically altered herein in Conditions 1-3 above, all proposed development and associated construction 

must be done in accordance with the permitted work plat drawings(s) dated received on 05/24/2023. 

(5) All construction must conform to the N.C. Building Code requirements and all other local, State and Federal 
regulations, applicable local ordinances and FEMA Flood Regulations. 

(6) Any change or changes in the plans for development, construction, or land use activities will require a re-evaluation 
and modification of this permit. 

(7) A copy of this permit shall be posted or available on site. Contact this office at 910-458-8218 for a final inspection at 
completion of work. 

(8) The structure must set back a minimum of 180 feet from the pre-project vegetation line (aka static vegetation line), 
nor extend farther seaward than the local CB Development Line, as determined by the DCM, the LPO, or other 
assigned agent of the DCM. 

(9) The permittee is required to contact the Local Permit Officer 910-707-2042, shortly before he/she plans to begin 
construction to arrange a setback measurement that will be effective for sixty (60) days barring a major shoreline 
change. Construction must begin within sixty (60) days of the determination or the measurement is void and must 
be redone. 

(10) All buildings constructed within the ocean hazard area shall comply with the NC Building Code, including the 
Coastal and Flood Plain Construction Standards of the N. C. Building Code, and the Local Flood Damage 
Prevention Ordinance as required by the National Flood Insurance Program. If any provisions of the building code 
or a flood damage prevention ordinance are inconsistent with any of the following AEC standards, the more 
restrictive provision shall control. 

(11) All buildings must be elevated on pilings with a diameter of at least 8 inches in diameter if round, or 8 inches to a 
side if square; and the first-floor level of the sills and joists must meet the 100-year flood level elevation. 

(12) All pilings shall have a tip penetration greater than eight feet below the lowest ground elevation under the structure. 

(13) Dune disturbances will be allowed only to the extent necessary for development and if the dune's protective value is 
not weakened or reduced. Disturbed dune areas will be immediately stabilized. 

(14) All unconsolidated material resulting from associated grading and landscaping shall be retained on site by effective 
sedimentation and erosion control measures. Disturbed areas shall be vegetatatively stabilized (planted and 
mulched) within 14 days of construction completion. 

(15) Any structure authorized by this permit shall be relocated or dismantled when it becomes imminently threatened by 
changes in shoreline configuration. The structure(s) shall be relocated or dismantled within two years of the time 
when it becomes imminently threatened, and in any case upon its collapse or subsidence. However, if natural 
shoreline recovery or beach renourishment takes place within two years of the time the structure becomes 
imminently threatened, so that the structure is no longer imminently threatened, then it need not be relocated or 
dismantled at that time. This condition shall not affect the permit holder's right to seek authorization of temporary 
protective measures allowed under CRC rules. 

SIGNATURE:   DATE:  
PERMITTEE 

 

Name: North Pier Holdings, LLC c/o  
Perry Caleb Kratsa, Registered Agent 
Minor Permit # 12-23 CB 
Date: 06/28/2023 
Page 2 
(4) Unless specifically altered herein in Conditions 1-3 above, all proposed development and associated construction 

must be done in accordance with the permitted work plat drawings(s) dated received on 05/24/2023. 
 

(5) All construction must conform to the N.C. Building Code requirements and all other local, State and Federal 
regulations, applicable local ordinances and FEMA Flood Regulations. 
 

(6) Any change or changes in the plans for development, construction, or land use activities will require a re-evaluation 
and modification of this permit. 
 

(7) A copy of this permit shall be posted or available on site.  Contact this office at 910-458-8218 for a final inspection at 
completion of work. 

(8) The structure must set back a minimum of 180 feet from the pre-project vegetation line (aka static vegetation line), 
nor extend farther seaward than the local CB Development Line, as determined by the DCM, the LPO, or other 
assigned agent of the DCM. 

(9) The permittee is required to contact the Local Permit Officer 910-707-2042, shortly before he/she plans to begin 
construction to arrange a setback measurement that will be effective for sixty (60) days barring a major shoreline 
change.  Construction must begin within sixty (60) days of the determination or the measurement is void and must 
be redone. 

(10) All buildings constructed within the ocean hazard area shall comply with the NC Building Code, including the 
Coastal and Flood Plain Construction Standards of the N. C. Building Code, and the Local Flood Damage 
Prevention Ordinance as required by the National Flood Insurance Program.  If any provisions of the building code 
or a flood damage prevention ordinance are inconsistent with any of the following AEC standards, the more 
restrictive provision shall control. 

(11) All buildings must be elevated on pilings with a diameter of at least 8 inches in diameter if round, or 8 inches to a 
side if square; and the first-floor level of the sills and joists must meet the 100-year flood level elevation. 

(12) All pilings shall have a tip penetration greater than eight feet below the lowest ground elevation under the structure. 

(13)       Dune disturbances will be allowed only to the extent necessary for development and if the dune's protective value is 
not weakened or reduced.  Disturbed dune areas will be immediately stabilized. 

(14)       All unconsolidated material resulting from associated grading and landscaping shall be retained on site by effective 
sedimentation and erosion control measures. Disturbed areas shall be vegetatatively stabilized (planted and 
mulched) within 14 days of construction completion. 

(15)       Any structure authorized by this permit shall be relocated or dismantled when it becomes imminently threatened by 
changes in shoreline configuration.  The structure(s) shall be relocated or dismantled within two years of the time 
when it becomes imminently threatened, and in any case upon its collapse or subsidence.  However, if natural 
shoreline recovery or beach renourishment takes place within two years of the time the structure becomes 
imminently threatened, so that the structure is no longer imminently threatened, then it need not be relocated or 
dismantled at that time.  This condition shall not affect the permit holder's right to seek authorization of temporary 
protective measures allowed under CRC rules. 

 

SIGNATURE: 
PERMITTEE 

DATE: 
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Lynn Barbee
Mayor

Joe Benson
Council Member

Deb LeCompte
Council Member

Jay Healy
Mayor Pro Tem

Mike Hoffer
Council Member

Bruce Oakley
Town Manager

Town of Carolina Beach
1121 N. Lake Park Blvd. 

Carolina Beach, NC 28428
Tel: ( 910) 458- 2999
Fax: ( 910) 458- 2997

7/7/2023 Exemption Number – 16-23-EX CB

North Pier Holdings, LLC
c/o Caleb Kratsa
6316 MARYWOOD DR. 
WILMINGTON, NC 28409

RE: EXEMPTED PROJECT ( MINOR) - MAINTENANCE AND REPAIR (15A NCAC 07K .0103)  

PROJECT ADDRESS - 1800 Canal, Building 1 & 2
AREA OF ENVIRONMENTAL CONCERN - Ocean Erodible

Dear Caleb Kratsa: 

I have reviewed the information submitted to this office in your inquiry concerning the necessary filing of an
application for a minor development permit under the Coastal Area Management Act.  After making a site inspection
on 7/6/2023, I have determined that the activity you propose is exempt from needing a minor development permit as
long as it remains consistent with your site drawing and materials list submitted on 7/6/2023, and meets the
conditions specified below.  If your plans should change and your project will no longer meet these conditions, please
contact me before proceeding. 

MAINTENANCE AND REPAIR - ( G.S. 113-103(5)(B)(5) and 7K.0209) - Structures may be repaired in a similar
manner, size and location as the original structure.  No expansions or additions are permissible.  The repairs are
limited to 50% of the physical value of the existing structure and the following specific conditions. 

1. As of 7/6/2023, this exemption specifically allows the pilings on Building 1 to be relocated in front of the existing
pilings along Salt Marsh Ln., as shown on the attached site plan. Also see updated scope of work document for work
completed to date under previous exemption #12-23-EX CB. This exemption is in addition to exemption #12-23-EX
CB, which authorized the following: The project consists of the repair of the interior units of building 1 and 2, except
for the units containing the unauthorized enclosed decks on the NE corner of building 1. Those 3 units of Building 1
112, 212, and 312) are excluded from this authorization. This exemption does not include any expansions of either

building or include any of the areas of Building 1 which would require a variance. This authorizes the exempt work for
the interior ONLY, as shown on the attached drawing and materials list. Drawings and cost estimates were provided
4/17/2023. Additionally, work to be included under this amended exemption includes all work outlined in the
Proposed Work to be Completed with Exemption” sections of the attached scope of work and cost estimate

document for buildings 1 & 2, received 4/24/2023. These renovations will not occur on the interior or exterior of units
112, 212, and 312 on building 1.  

2. The proposed repairs shall be consistent with all other applicable local ordinances and North Carolina Building Code
standards.  
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This exemption to CAMA permit requirements does not alleviate the necessity of your obtaining any other State, 
Federal or Local authorization and N.C. Building Permits.  This exemption expires 90 days from the date of the letter. 

Sincerely, 

Haley Moccia, LPO – Town of Carolina Beach
1121 N Lake Park Blvd. 
Carolina Beach, NC 28428

Cc: Bryan Hall
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July 6, 2023,  

Kievit Construction services LLC

2845 Carolina Beach Rd

Wilmington, NC, 28412

NCGCL 85228

CAMA exemption Construction Plan Detail for 42 Unit Condo

Complex Renovation 1800 Canal Dr, Carolina Beach, NC, 28428

Owner: North Pier Holdings LLC

Architect: Romero Architecture

Structural Engineer: Chris Holmes PE & Associates, Inc. 

PM& E Engineer: Tim Hines, PE

Summary of costs. Full detail below

Building 1
Renovate existing structure $ 1,048,400.00

Building 1 Total $ 1,048,400.00

Building 2
Renovate existing Structure $ 2,382,500.00
New Penthouses and deck between buildings $ 1,175,000.00
Building 2 Total $ 3,557,500.00

Building One - Facing Salt Marsh Dr. 
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Structurally independent from Building 2
15 independent units

o 12 -2-bedroom units
o 3 - 1-bedroom units
o Exterior breezeways, balconies and two stairwells. 

Work Completed under current exemption– 

Building 1 Exterior: 

Patched multiple leaks on existing improperly installed existing roof. Roof continues to have
significant leaks due to rotted sheathing, covered drains, multiple penetrations from HVAC and
plumbing. 

o Roof leaks are causing new mold and additional deterioration of interior and exterior. 
o This roof will fail during any significant weather event. 

Removed and replaced 9 existing rotted exterior rear covered decks. 
Removed existing front rotted covered breezeway. 
Removed 2 existing rotted stairwells. 
Replaced existing windows & doorways. 
Removed existing damaged siding. 
Replaced damaged and rotted existing framing & sheathing. 
Removed all existing railings. 
Covered all sheathing with fluid applied air and water resistive membrane. 
Remove all existing plumbing, electric, and HVAC. 
Removed existing Electric Meter panel at ground level in flood zone. 
Repaired existing damaged concrete pilings and foundation. 

Interior: 

Removed all interior sheetrock, flooring, cabinetry, appliances and finishes. 
Removed all electric, plumbing and HVAC. 
Removed and replaced all rotted and damaged framing and subfloors. 
Enclosed existing roofed deck on the NE corner of building 1
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To be completed with Updated or Newly Issued Exemption

New roof covering will be TPO and sloped to drain properly. 

New roof construction removes all current load on the below 3 floors and transfers the loan
directly to the pilings. 
This further stabilizes and strengthens the 3 floors below. 
New roof will be significantly stronger and resistant to severe weather events. 
New roof can additionally support proposed penthouse if approved. 
New roof covering will not need to be removed and replaced at later date. 
No additional framing will need to be added for support at a later date. 
Replace all existing exterior plumbing, electric, and HVAC. 
Replace existing breezeways with 6 new pilings and helical and proper framing per engineering. 

o New pilings will be placed in front of the old pilings on footers. the current piles located
5’5”away from the existing building, the proposed new location is directly in front of the
existing 7’5” inches. 

Fire protection added to parking underneath and breezeways. 
Install new EIFS Siding
Install new handrails and decking on existing repaired decks and breezeways. 

Interior: 

Additional Partition framing to match architect plans. 
Combine 3- One Bedroom/ 6 two Bedroom Units
Total units after merger 12 Units- 6 two Bedroom, 6 three Bedroom
New Plumbing, Electric, HVAC
Updated and/ or new fire walls, Insulation, Drywall, cabinets, interior doors, flooring, and
fixtures. 
New fire protection to be added with approval of penthouse to all floors. 

Building 1 Completed and Proposed Work to be completed with Exemption. 

1,048,400.00

Labor Cost Materials Cost Total Cost
Total Relocation Costs

Foundations 6,300.00 4,200.00 10,500.00
Carpentry material (rough) including decks & 
porches 94,500.00 94,500.00
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Carpentry Labor (rough) 94,500.00 94,500.00

Roofing 17,900.00 12,000.00 31,500.00

Insulation and weather stripping 18,900.00 12,600.00 31,500.00

Exterior Finish 37,800.00 25,200.00 63,000.00

Doors, windows and shutters 21,000.00 84,000.00 105,000.00

Lumber finish 33,600.00 50,400.00 84,000.00

Carpentry Labor (finish) 15,750.00 15,750.00 31,500.00

Hardware ( rough) 18,900.00 12,600.00 31,500.00

Hardware ( finish) 12,600.00 18,900.00 31,500.00

Cabinets 10,500.00 42,000.00 52,500.00

Floor covering ( tile, Carpet, etc) 25,200.00 37,800.00 63,000.00

Plumbing 22,050.00 9,450.00 31,500.00

Shower, tub, toilets, and other plumbing fixtures 21,000.00 21,000.00

Electrical 22,050.00 9,450.00 31,500.00

Lighting fixtures 10,500.00 10,500.00

Built in appliances 21,000.00 21,000.00

HVAC 10,500.00 10,500.00 21,000.00

paint 18,900.00 12,600.00 31,500.00

Overhead and profit 157,500.00 157,500.00

Totals 543,950.00 500,250.00 1,048,400.00
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Building Two – Facing Canal Drive
Structurally independent from Building 1
27 independent units

o 24 -2-bedroom units
o 3 - 1-bedroom units
o Exterior breezeways, balconies, two stairwells and 1 elevator

Work Completed under current

exemption  – Building 2 Exterior: 

Patched multiple leaks on existing improperly installed existing roof. Roof continues to have
significant leaks due to rotted sheathing, covered drains, multiple penetrations from HVAC and
plumbing. 

o Roof leaks are causing new mold and additional deterioration of interior and exterior. 
o This roof will fail during any significant weather event. 

Replace existing Roof. 

o New roof will consist of new LVL girders above pilings, new joists, new roof decking. 
o New roof construction removes all current load on the below 3 floors and transfers the

load directly to the pilings. 
o This further stabilizes and strengthens the 3 floors below. 
o New roof will be significantly stronger and resistant to severe weather events. 
o New roof can additionally support proposed penthouse if approved. 

New roof covering will not need to be removed and replaced at later date. 
No additional framing will need to be added for support at a later date. 

Replace all existing exterior plumbing, electric, and HVAC. 
Repaired 21 existing rotted exterior rear covered decks. 
Repaired existing front covered breezeways. 
Removed 1 existing rotted stairwells. 
Replaced existing windows & doorways. 
Removed existing damaged siding. 
Replaced damaged and rotted existing framing & sheathing. 
Removed all existing railings. 
Covered all sheathing with fluid applied air and water resistive membrane
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Remove all existing plumbing, electric, and HVAC. 
Repaired any structurally deficient framing in carport. 

Interior: 

Removed all interior sheetrock, flooring, cabinetry, appliances and finishes. 
Removed all electric, plumbing and HVAC. 
Removed and replaced all rotted and damaged framing and subfloors. 
Framed units per architectural specifications
Installed and passed Rough inspection PME

To be completed with Updated or Newly issued Exemption

Exterior

New decking to existing breezeways. 
Install new EIFS Siding
Install new handrails and decking on existing repaired decks and breezeways.  
Exterior paint
Exterior electrical fixture replacement
Fire barrier per fire engineer requirements
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Cost Building 2 Completed and Proposed to be Completed with Exemption

2,382,500.00

Labor Cost Materials Cost Total Cost
Total Relocation Costs

Foundations 14,295.00 9,530.00 23,825.00
Carpentry material ( rough) including decks & 
porches 142,950.00 142,950.00

Carpentry Labor (rough) 214,425.00 214,425.00

Roofing 42,885.00 28,590.00 71,475.00

Insulation and weather stripping 28,590.00 19,060.00 47,650.00

Exterior Finish 71,475.00 47,650.00 119,125.00

Doors, windows and shutters 28,590.00 114,360.00 142,950.00

Lumber finish 190,600.00 285,900.00 476,500.00

Carpentry Labor (finish) 35,737.50 35,737.50 71,475.00

Hardware ( rough) 28,590.00 19,060.00 47,650.00

Hardware ( finish) 9,530.00 14,295.00 23,825.00

Cabinets 23,825.00 95,300.00 119,125.00

Floor covering ( tile, Carpet, etc) 47,650.00 71,475.00 119,125.00

Plumbing 33,355.00 14,295.00 47,650.00

Shower, tub, toilets, and other plumbing fixtures 23,825.00 23,825.00

Electrical 50,032.50 21,442.50 71,475.00

Lighting fixtures 11,912.50 11,912.50
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Built in appliances 71,475.00 71,475.00

HVAC 59,562.50 59,562.50 119,125.00

paint 28,590.00 19,060.00 47,650.00

Overhead and profit 357,375.00 357,375.00

Totals 1,265,107.50 1,095,950.00 2,382,500.00
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Photos of Existing Condition of Building 1 Prior to Petitioner’s Acquisition 
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