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Town of Nags Head
Planning and Development
Post Office Box 99
Telephone 252-441-7016
Department
Nags Head, North Carolina 27959
FAX 252-441-4290



www.townofnagshead.net
MEMORANDUM

TO:
Board of Commissioners
FROM:
Large Structures Committee, Planning Board, and Planning and Development Staff

DATE:
February 23, 2004

SUBJECT:
Request for Public Hearing to amend to Town Code Section 22-272 Residential Design Standards to modify allowable building sizes for large residential structures; amendment to Town Code Section 22-262 Minimum dimensional requirements for principal buildings to amend length to width ratio.
The Large Structures Committee met twice in January to discuss ordinance changes which would allow homes greater than 5,000 square feet in heated living area.  As of August 20, 2003, the Town no longer allows homes greater than eight bedrooms or 5,000 square feet.  Briefly, two of the primary reasons for limiting the size of homes and number of bedrooms were to control the number of persons occupying a structure and to prevent the ‘shoe-horning’ of large homes on small lots.  The Large Structures Committee has agreed that the Town should allow homes greater than 5,000 square feet on lots that are large enough to preserve a desirable low-density character and to mitigate impacts to surrounding houses.  
The attached ordinance allows homes greater than 5,000 square feet on lots with a minimum lot area of 20,000 square feet.  The heated living area of the home can increase one square foot above 5,000 for every five square feet of lot area over the minimum of 20,000.  For example, the maximum house square footage for a 25,000 square foot lot would be 6,000 square feet (5:1).  The Committee agreed that the number of bedrooms should not be increased.

The Committee also established additional requirements for homes over 5,000 square feet.  These include:

· The lot must meet the minimum lot width requirement for the district in which the lot is located.

· The side yard setbacks for homes over 5,000 square feet shall be 20 feet.

· All accessory structures located on the same property as a home greater than 5,000 square feet shall be required to meet the setbacks for the principal structure.

· To prevent large, ‘shotgun’ style houses, the length to width ratio for homes over 5,000 square feet shall not exceed 2 to 1.  (Currently, the ratio is 3 to 1).  
Planning Board Recommendation

The Planning Board voted 6-0 to recommend approval of the proposed ordinance as presented.  
AN ORDINANCE AMENDING THE CODE OF ORDINANCES
OF THE TOWN OF NAGS HEAD, NORTH CAROLINA


BE IT ORDAINED by the Board of Commissioners of the Town of Nags Head, North Carolina, that the Code of Ordinances shall be amended as follows:

PART I.
That Section 22-153 Definitions of Specific Words and Terms be amended by modifying the following terms and definitions to read as follows:

Dwelling, large residential.  A single-family dwelling or two-family dwelling (duplex) as defined by this chapter that contains between six (6) and eight (8) bedrooms or has three-thousand five hundred (3,500) or more square feet of enclosed habitable living space.  Such dwelling shall not exceed a maximum number of eight (8) bedrooms. or a Maximum total enclosed habitable living space shall not exceed of five-thousand (5,000) square feet unless in conformance with all provisions of Section 22-272 (g). 

PART II.
That Section 22-272 Residential Design Standards (g) be amended to read as follows:

(g)
Dimensional Requirements. The minimum lot area for large residential dwellings shall be sixteen thousand (16,000) square feet.  The total enclosed habitable living space for large residential dwellings may only exceed five thousand (5,000) square feet when located on a lot that is twenty thousand (20,000) square feet or greater in area and which meets the minimum lot width requirement for the zoning district in which the lot is located.  

Where applicable, the allowable increase exceeding five thousand (5,000) square feet in total enclosed habitable living space shall be proportional to the area of the lot that is greater than twenty thousand (20,000) square feet at a ratio of 1:5 respectively.  Thus, for every five (5) square feet of lot area greater than twenty thousand (20,000), the allowable enclosed habitable living area of the dwelling may increase by one (1) square foot.  Minimum width of the side yards for dwellings exceeding five thousand (5,000) square feet in total enclosed habitable living space shall be twenty (20) feet.  Minimum width of the side yards for accessory structures located on the same lot as a dwelling exceeding five thousand (5,000) square feet in total enclosed habitable living space shall be twenty (20) feet.  The minimum dimensional requirements for large residential dwellings with five thousand (5,000) square feet or greater of total enclosed habitable living space shall be consistent with the minimum dimensional requirements of Section 22-262 (b).
PART III.
That Section 22-262 Minimum dimensional requirements for principal buildings be amended to read as follows:
(a) 
The length of a principal building shall not exceed three (3) times the width of the building. The length shall be considered the longest dimension of enclosed habitable space of the building. The width of a building shall be the widest portion of that building which occupies at least forty (40) percent of the length of the building in accordance with the following diagram. 

(To use Y as the width, X must extend at least forty (40) percent along the length (Z) of the building.) 

The minimum width of the enclosed habitable space of a principal building shall be eighteen feet measured at the first floor level. A building shall be at least eighteen (18) feet wide along at least forty (40) percent of its length. Outside dimensions shall be used in determining length and width.

(b)
The length for a single-family or duplex dwelling that has a total enclosed habitable living space of five thousand (5,000) square feet or greater shall not exceed two (2) times the width of the building.  Determination of length and width of the principal building shall be consistent with the method established in Section 22-262 (a).
(b)(c)
Buildings erected in the C-3 Commercial Services District shall be exempt from these minimum dimensional requirements since the uses permitted in this district are recognized by the Town of Nags Head as being generally incompatible with residential and commercial uses. Such uses are regulated with appropriate buffering and separation requirements.

(c)(d) 
In approving site plans for developments where more than one (1) building is permitted on a site, the board of commissioners may permit enclosed or unenclosed pedestrian walkways no more than fifteen (15) feet wide between buildings, provided that the buildings meet the requirements of this section and provided that the buildings are otherwise separated by the required distance as provided for in this chapter or the North Carolina State Building Code.  (Ord. No. 93-08-020, § 6.12, 8-4-93; Ord. No. 00-10-047, Pt. I, 10-4-00)

PART IV.
All ordinances or parts of ordinances in conflict with this ordinance are hereby repealed.

PART V.
This ordinance shall be in full force and effect from and after the ____ day of _____________, 2004.

Robert W. Muller, Mayor

ATTEST:

Town Clerk

APPROVED AS TO FORM:

Town Attorney

Date adopted:

Motion to adopt by Commissioner 

Motion seconded by Commissioner 

Vote: 
Ayes
Nays
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