
 
 

AGENDA 
Town Council Business Meeting  
Tuesday, May 12, 2026: 6:00 PM 

E.S. Douglass Community Center: 1185 W. Pennsylvania Ave  
1. CALL TO ORDER 
2. PLEDGE OF ALLEGIANCE 
3. TOWN MANAGER’S COMMENTS 
4. PUBLIC COMMENTS 
5. CONSENT AGENDA 

   
a. Budget Amendment 
 Finance and Grounds staff request an amendment appropriating  $7,000 from the cemetery reserve for 

necessary fence work. 

   

b. Approve Construction Contract for North Pressure Zone Elevated Storage Tank 
 Approve Construction Contract for North Pressure Zone Elevated Storage Tank following formal bid. 

Staff ask Council to approve award of the Construction Contract to Phoenix Fabricators and Erectors, 
LLC and authorize the Town Engineer to execute the agreement. 

   

c. Accept Non-Warranty Deed for Partner Circle 
 Partner Circle is currently a town-maintained road. The original dedication of the Partner Circle right-of-

way was via plat. The subsequent acceptance was through inclusion in the Town's Powell Bill reporting 
and ongoing Town maintenance. The property owner now wishes to deed the underlying property to 
the Town. 

   
d. Budget Amendment 
 Budget amendment to transfer funding from the Water/Sewer Upgrade fund to a new Sanitary Sewer 

Modernization - Phase II fund for engineering costs. 

   
e. Reappoint Andrew Speck to Planning Board 
 The Planning Director requests that the Town Council consider reappointing Andrew Speck to a second 

term on the Planning Board. 

   
f. Resolution #1071 Amended — Designate Public Forum Areas in Southern Pines Facilities 
 Resolution #1071 has been amended to include the new Town Hall facility and changes in use for the 

Administration Building, Finance Building and E.S. Douglas Community Center. 

   

g. Meeting Minutes 
 Staff has prepared the following meeting minutes for approval: 

     - April 14, 2026, Town Council Business Meeting Minutes 
     - April 28, 2026, Town Council Work Session Meeting Minutes 

6. ACTION ITEMS 

   
a. Architectural Compliance Permit for Lot 9 of Tyler's Ridge (File #AR-04-26) 
 Request submitted by James B. O'Malley, Trustee for approval of an Architectural Compliance Permit 

for development of a 4,000 square foot single-story retail building located on Lot 9 of the Tyler's Ridge 
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development. The orientation of the proposed building and building materials do not meet the 
standards of UDO Section 4.10.4 so Town Council approval is required. 

7. PUBLIC HEARINGS - EVIDENTIARY 

   

a. Special Use Permit for Expansion of Nonconforming Building & Site at "The Barn" (File #SU-01-26) 
 Request for a Special Use Permit to expand an existing nonconforming commercial site at 305 Rothney 

Avenue (former JFR Barn or "The Barn") into a restaurant/event venue with indoor and outdoor 
gathering spaces. Proposed improvements include additional second-floor space, outdoor structures, 
landscaping upgrades, and operational enhancements. 

   

b. Preliminary Development Plan for Mavis Tire (File #PD-07-25) 
 MSP Outlots, LLC has submitted a Preliminary Development Plan application to develop a Mavis Tire on 

Lot 4 in Phase 4 of the Morganton Park South Planned Development. The property is directly south of 
Morganton Road between Carolina Green Parkway and Old Morganton Road. This agenda item is 
continued from the April 14, 2026 Town Council meeting. 

8. PUBLIC HEARINGS - LEGISLATIVE 

   

a. Right of Way Abandonment Request - Leonard and Beth Gaddis (File #RA-01-26) 
 Leonard and Beth Gaddis are requesting abandonment of an approximately 10,484 square foot 

unimproved right-of-way located off Hill Road adjacent to their property at 1220 E. Indiana Ave. The 
petitioners state the purpose is to allow for additional stormwater management and landscaping 
between adjacent properties. This item is continued from the April 14, 2026 Town Council meeting. 

   

b. Conditional Zoning District for Sandhills Presbyterian Church (File #Z-02-26) 
 A rezoning request has been submitted for an approximately 11.31-acre property at 650 Pee Dee Road, 

currently zoned RS-3, to GB-CD to support the continued operation and phased expansion of Covenant 
Preparatory School within the existing Sandhills Presbyterian Church campus. The proposal includes 
construction of new classroom facilities, removal of temporary structures, additional parking, and site 
improvements in Phase 1, followed by larger school and church expansions, administrative space 
conversion, enhanced outdoor amenities, and trail connections in future phases. This agenda item is 
continued from the April 14, 2026 Town Council meeting. 

   

c. Proposed Amendments to UDO Regarding Open Space Design (File #OA-02-26) 
 Proposed amendments to the Unified Development Ordinance (UDO) to clarify and prioritize how 

required open space is designed, emphasizing preservation of natural features such as mature trees, 
sensitive areas, and buffers while maintaining existing open space quantity requirements. The proposed 
amendments introduce defined open space categories, establish minimum tree preservation 
expectations, add flexibility through administrative modifications, and include incentives to encourage 
developments that maximize preservation of existing natural resources. 

   
d. FY 27 Budget - First Public Hearing 
 The Town Manager will present the draft FY27 Budget for Public Hearing.  A second Hearing and request 

for adoption will occur at the June Business Meeting of Council. 
9. ADJOURNMENT 

 
 
Meetings/work sessions of the Southern Pines Town Council are now available on the Town’s Website at sopinesnc.info/agendas   
Video of the Town Council meetings will be live-streamed on the website for viewing either during the meetings or after they have concluded. Please note, the 
video is provided only for the purposes of viewing the meetings; public comments or questions are not accepted via the live stream.  
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ORDINANCE #3182 
AMEND THE 2025-2026 FISCAL YEAR BUDGET 

Transfer from Cemetery Fund for Cemetery Fence Repair   
 

BE IT ORDAINED AND ESTABLISHED by the Town Council of the Town of Southern Pines in regular 
session assembled this 12th day of May, 2026 that the Operating Budget for the Fiscal Year 2025-2026 be 
and hereby is amended as follows:     
   
DEPARTMENT LINE ITEM CODE  INCREASE DECREASE 
     
Revenues/Fund Balance Appropriations:    
     
General Fund Transfer In – Cemetery Perpetual 

Care Fund 
10-397-2200 $7,040 

 
 

     
     
Expenditures:      
     
Recreation & 
Grounds 

Contractual Services 10-620-4550 $7,040  

     
I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at its meeting 
of May 12, 2026 as shown in the minutes of the Town Council for that date. 

 
 
 

________________________________ 
Elizabeth Robertson, Town Clerk 
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ORDINANCE #3183  
AMEND THE CEMETERY PERPETUAL CARE FUND BUDGET  

 
 
BE IT ORDAINED, by the Town of Southern Pines Town Council, that pursuant to Section 13.2 of Chapter 
159 of the General Statutes of North Carolina, the following budget is hereby amended: 
 
 
Section 1: The fund was established for the perpetual care of the municipal cemetery. 

 
 

Section 2: The officers of this unit are hereby directed to proceed with the perpetual care within the 
terms of the budget contained herein. 
 
 

Section 3: The following amount is appropriated: 
     
   Transfer to General Fund  $ 7,040 
 
   Total Additional Appropriation  $  7,040 
       
 
Section 4: The following amount is reduced: 
      
   Reserved for Future Expense    $ 7,040 
 
   Total Reduced Appropriation    $  7,040 
  
 
Section 5: Copies of this ordinance shall be furnished to the Clerk to the Governing Board, and to the 

Finance Officer for direction in carrying out this project. 
 
 
Section 6: This amended ordinance becomes effective May 12, 2026. 
 
 
I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at its meeting of 
May 12, 2026 as shown in the minutes of the Town Council for that date. 
 

 
 

________________________________ 
          Elizabeth Robertson, Town Clerk 
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1001 Tuckaseegee Road, Suite 120  +  Charlotte, North Carolina 28208  +  704-251-0178  +  FAX  817-735-7491 

 
 
May 4, 2026 
 
 
James Michel, P.E. 
Town Engineer/Assistant Public Works Director 
Town of Southern Pines 
801 SE Service Road 
Southern Pines, NC 28387 
 
Re: Construction Contract Award Recommendation 
 SPN24119 | North Pressure Zone Elevated Storage Tank 
 
Dear Mr. Michel: 
 
A total of three bid proposals for the referenced project were opened and read publicly at 2:00 PM on 
Thursday April 2, 2026 in a public bid opening held in the Town of Southern Pines. The project required 
bidders to provide a base bid price for the below scope of work: 
 
The Town of Southern Pines (Town) is planning to construct a 1.0 MG elevated storage tank (EST) in the 
North Pressure Zone.  The EST will be used to reduce pressure between pressure zones and will include 
approximately 670 linear feet of 12-inch water line and valves to connect the EST to the existing system. 
Miscellaneous site items like a driveway, grading and fencing will be required as well as electrical, 
instrumentation and controls and SCADA. 
 
The results of the bid are shown on the attached bid tabulation. 
 
Freese and Nichols, Inc. (FNI) has reviewed the bid proposals for completeness and accuracy in 
accordance with the project documents and the bidding requirements as set forth in the applicable 
North Carolina General Statutes. FNI has identified Phoenix Fabricators and Erectors, LLC as the lowest 
responsible and responsive bidder in the total base bid amount of $7,922,400. It is recommended that 
the Town proceed with Phoenix Fabricators and Erectors, LLC. 
 
If you agree with our recommendations, we will deliver the Notice of Award to Phoenix Fabricators and 
Erectors, LLC along with the other contract document requirements. FNI will also initiate value 
engineering negotiations between the Town and Phoenix Fabricators and Erectors, LLC in an attempt to 
bring the project cost within the Town’s budgeted amount for the project 
 
Please let us know if you have any questions or need further information.  
 
Sincerely, 
Freese and Nichols, Inc. 

 
Joanna Alley, PE 

www.freese.com 
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# Description Quantity Unit Unit Cost Total Cost Unit Cost Total Cost Unit Cost Total Cost

1 Mobilization 1 LS $250,000.00 $250,000.00 $376,400.00 $376,400.00 $396,120.00 $396,120.00

2 1.0 MG Composite EST, Foundation, and Appurtenances 1 LS $8,127,000.00 $8,127,000.00 $6,699,700.00 $6,699,700.00 $6,414,740.00 $6,414,740.00

3 12" Altitude Control Valve 1 EA $20,000.00 $20,000.00 $55,000.00 $55,000.00 $19,625.00 $19,625.00

4 Chlorine Analyzer 1 EA $10,000.00 $10,000.00 $5,000.00 $5,000.00 $15,000.00 $15,000.00

5 2" Air Release Valve 1 EA $5,000.00 $5,000.00 $5,000.00 $5,000.00 $9,625.00 $9,625.00

6 12" Ductile Iron Water Line 670 LF $180.00 $120,600.00 $180.00 $120,600.00 $231.00 $154,770.00

7 12" Gate Valve with Box 5 EA $7,500.00 $37,500.00 $8,400.00 $42,000.00 $7,625.00 $38,125.00

8 Fire Hydrant Assembly 1 EA $10,000.00 $10,000.00 $16,000.00 $16,000.00 $9,625.00 $9,625.00

9 Connection to Exisitng 12" Water Line 2 EA $4,000.00 $8,000.00 $9,800.00 $19,600.00 $19,125.00 $38,250.00

10 Trench Safety 670 LF $5.00 $3,350.00 $10.00 $6,700.00 $5.00 $3,350.00

11 Clearing and Grubbing 1 AC $60,000.00 $54,000.00 $21,000.00 $18,900.00 $31,250.00 $28,125.00

12 Grading 1 AC $300,000.00 $270,000.00 $35,000.00 $31,500.00 $16,750.00 $15,075.00

13 6" Thick Concrete Driveway 230 SY $150.00 $34,500.00 $240.00 $55,200.00 $150.00 $34,500.00

14 5" Thick Asphalt Driveway 500 SY $65.00 $32,500.00 $190.00 $95,000.00 $100.00 $50,000.00

15 Chain Link Fencing 610 LF $50.00 $30,500.00 $50.00 $30,500.00 $50.00 $30,500.00

16 Hydro-mulch Seeding 1 LS $3,500.00 $3,500.00 $7,500.00 $7,500.00 $19,125.00 $19,125.00

17 Erosion Control 1 LS $50,000.00 $50,000.00 $24,000.00 $24,000.00 $16,000.00 $16,000.00

18 Manual Slide Gate 1 LS $5,550.00 $5,550.00 $10,000.00 $10,000.00 $10,000.00 $10,000.00

19 Tank and Site Electrical 1 LS $400,000.00 $400,000.00 $450,000.00 $450,000.00 $399,845.00 $399,845.00

20 Instrumentation and SCADA 1 LS $200,000.00 $200,000.00 $190,000.00 $190,000.00 $115,000.00 $115,000.00

$9,672,000.00 $8,258,600.00 $7,817,400.00

# Description Quantity Unit Unit Cost Total Cost Unit Cost Total Cost Unit Cost Total Cost

1 Owner's Allowance 1 LS $50,000.00 $50,000.00 $50,000.00 $50,000.00 $50,000.00 $50,000.00

2 Quality Control Testing by Owner Allowance 1 LS $50,000.00 $50,000.00 $50,000.00 $50,000.00 $50,000.00 $50,000.00

3 Permitting Allowance 1 LS $5,000.00 $5,000.00 $5,000.00 $5,000.00 $5,000.00 $5,000.00

$105,000.00 $105,000.00 $105,000.00

$9,777,000.00 $8,363,600.00 $7,922,400.00

TOTAL AMOUNT - ALLOWANCE

TOTAL AMOUNT - BASE BID + ALLOWANCE

4000 Tpwer Road

Louisville, KY 40219

TOTAL AMOUNT - BASE BID

Phoenix Fabricators and Erectors, LLC.

182 S. County Road 900 E

Avon, IN 46123

Project:  North Pressure Zone Elevated Storage Tank

Bid Date:  April 2, 2026

Caldwell Tanks, Inc

Project No.:  SPN24119

Landmark Structures I, LP

3120 Sabre Drive, Suite 350

Southlake, TX 76092

Client:  Town of Southern Pines

Freese and Nichols, Inc.
801 Cherry Street, Suite 2800
Fort Worth, TX 76102
BID TABULATION
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MEMO 
 

 

 
 
 
 
 
 
 
 
 
SUMMARY 
The Town has been in communication with Rachel C. Van Camp of Van Camp, Meacham & Newman, 
PLLC, regarding the legal status of Partner Circle. While this roadway has been historically maintained 
by the Town as a public street, it was recently identified that the underlying fee interest remained with 
a private party. Staff research confirms that a valid offer of dedication was made in 2004, which the 
Town accepted through maintenance and administrative actions. This deed formalizes the Town’s 
ownership of the asset. 
 
PRIOR ACTIONS 
In January 2004, the plat for VonCannon Property, Section Two was recorded in Plat Cabinet 11, Slide 
639 of the Moore County Registry 

• Offer of Dedication: The 2004 plat included a formal certificate of ownership and dedication, 
stating that the owners "dedicate to public use all areas shown on this plat as streets, alleys, 
walks, parks, open space and similar utilities" 

• Town Acceptance: The Town of Southern Pines formally accepted the dedication of Partner 
Circle through inclusion in the Town’s certified mileage for the Powell Bill program, beginning in 
2005, and continuous performance of roadway maintenance since its construction. 
 

CURRENT REQUEST 
Rachel C. Van Camp, representing the current owner, Corinne L. Kern Frye, reached out to the Town to 
clarify the status of the road. To ensure the Town holds a clear title and a recorded interest, Ms. Van 
Camp has provided a draft Non-Warranty Deed for Council approval. 
 
Property Description 

• Roadway Name: Partner Circle 
• Area: Approximately 0.84 acres (36,756 square feet) 
• Legal Description: Labeled "Roadway & Utility Easement" on the VonCannon Property map, 

bordered by Lot 4 to the North, Lot 6 to the West, and Lot 5 to the South 
• PIN: 00016962 

 
RECOMMENDATION 
Staff recommends that the Town Council approve the acceptance of this deed. This action formalizes 
the existing operational status of Partner Circle and provides a clear legal record of the Town's fee-
simple interest. 
 
Upon approval, the Town Engineer and Town Attorney will coordinate with Van Camp, Meacham & 
Newman, PLLC to execute and record the document with the Moore County Register of Deeds. 

To: Reagan Parson, Town Manager 
Cc: Mac McCarley, Town Attorney 
 
From: James Michel, PE, Town Engineer/Asst. Public Works Director 
Date: May 5, 2026 
Re: Approval of Non-Warranty Deed for Partner Circle 
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Paved To\\111 Streets 

Unpaved Town Streets 
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New Annexed Areas 

Inside City Limits 

TOWN SYSTEM STREETS 

PAVED 
SOIL OR GRAVEL 

77.69 MILES 
1.53 MILES 

79.22 MILES 

N 

I, B .S. TEAGUE, REGISTERED PROFESSIONAL ENGINEER, 
DO HEREBY CERTIFY THAT TO THE BEST OF MY 
KNOWLEDGE, THE STREETS AND MILEAGES ASSHC 
ARE CORRECT AS OF 2005>"·~--

TOWN OF SOUTHERN PINES 
MOORE COUNTY, NORTH CAROLINA 

POWELL BILL MAP 

JULY 12, 2005 
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NON-WARRANTY DEED 
 

 
THIS INSTRUMENT PREPARED BY: 

 

Rachel C. Van Camp, Esq. 

Van Camp, Meacham & Newman, PLLC 

2 Regional Circle (28374) 

P.O. Box 1389 

Pinehurst, North Carolina 28370 

 

TO BE RECORDED IN THE 

PIN.: 00016962 DEED RECORDS OF 

Excise Tax: $0.00                       MOORE COUNTY, NC  

 

 

THIS DEED made this _____ day of October, 2025, by and between: 

 

GRANTOR 

 

CORINNE L. KERN FRYE, 

widow 
 

GRANTEE 

 

TOWN OF SOUTHERN PINES 

MOORE COUNTY, NC  

 
Mailing Address: Post Office Box 870 

Southern Pines, NC 28388 

 

 

The designation Grantor and Grantee as used herein shall include said parties, their heirs, successors, and 

assigns, and shall include singular, plural, masculine, feminine or neuter as required by context. 

 

WITNESSETH, the Grantor, for valuable consideration paid by the Grantee, the receipt of which is hereby 

acknowledged, has and by these presents does grant, bargain, sell and convey unto the Grantee in fee 

simple, all that certain lot or parcel of land (referred to in the singular, whether one or more) situated in the 

Sandhill Township, Moore County, North Carolina, and more particularly described as follows: 

 

That certain parcel of land labeled “Roadway & Utility Easement”, 

containing approximately .84 acres and 36756 square feet, as shown on a 

Map recorded in Plat Cabinet 11, Slide 639 of the Moore County, North 

Carolina Register of Deeds entitled “VonCannon Property, Section Two”, 

which parcel is bordered to the North by  Lot 4, bordered to the West by Lot 

6, bordered to the South by lot 5 and other properties, including the 
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property now or formerly owned by Hollie Sisk. See also attached Exhibit A 

for a metes and bounds description of the same. 
 

  

And being the same property received by Grantor in instrument recorded in Book 6122, Page 281 in the 

Moore County, North Carolina, Register of Deeds. The attorney preparing this instrument has not searched 

the title to the real property hereby conveyed and makes no opinion relative to the status of the title to the 

real property hereby conveyed.  

 

This conveyance is made subject to (i) the lien of the County of Moore for taxes and other assessments for 

the current year, which taxes or other assessments shall be pro-rated as of the date of closing and which 

Grantee by acceptance of this deed expressly agrees to pay; (ii) utility easements of record; and (iii) 

unviolated restrictive covenants of record that do not materially affect the value of the property.     

 

TO HAVE AND TO HOLD the aforesaid lot or parcel of land and all privileges and appurtenances thereto 

belonging to the Grantee in fee simple. 

 

The Grantor covenants with the Grantee, that Grantor is sized of the premises in fee simple, has the right to 

convey the same in fee simple, that title is marketable and free and clear of all encumbrances, and that 

Grantor will warrant and defend the title against the lawful claims of all persons whomsoever except for the 

exceptions noted herein.  

 

IN WITNESS WHEREOF, the said Grantor has hereunto set his hand and seal the day and year first above 

written. 

 

      

 

 

 

(SIGNATURES AND NOTARY ACKNOWLEDGMENT TO FOLLOW ON NEXT PAGE) 

 

(REST OF THIS PAGE INTENTIONALLY LEFT BLANK) 
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                                                                           (SEAL)  ___________________ 

Corinne L. Kern Frye         Date 
 

 

 

 

 

 

STATE OF _____________________ 

COUNTY OF ________________________ 

 

I, ____________________  a notary public for the County of  _______________  

and the State of                                                , certify that Corinne L. Kern Frye, 

personally appeared before me this day, and  

a)  (    )   I have personal knowledge of the identity of the principal(s)  

b)  (    )  I have seen satisfactory evidence of the principal’s identity, by a current state 

                     or federal identification with the principle’s photograph in the form of a:  

                                                               . 

c)  (    )   A credible witness has sworn to the identity of the principal(s) 

each acknowledging to me that he or she voluntarily signed the foregoing document for 

the purpose stated therein and, in the capacity, indicated.  

 

WITNESS my hand and seal this ______ day of ______________, 2025. 

Signature of Notary Public:                                                                         

My Commission Expires:                                                            

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 [Notary Seal] 
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ORDINANCE #3184 
ESTABLISHING A CAPITAL PROJECT FUND FOR SANITARY SEWER MODERNIZATION 

PHASE II 
 
 

BE IT ORDAINED by the Town of Southern Pines Town Council, that pursuant to Section 13.2 
of Chapter 159 of the General Statutes of North Carolina, the following capital project budget is 
hereby adopted:     
   
 
Section 1:  The project authorized is to establish a fund for the purpose of identifying, 

investigating, rehabilitating and/or replacing the Town’s sewer infrastructure. 
 
 
Section 2:  The officers of this unit are hereby directed to proceed with the capital project within 

the terms of the budget contained herein.  
 
 
Section 3:  The following amount is appropriated for the project: 
 
 Design & Construction $  75,000 
 
  $  75,000 
 
 
Section 4:  The following revenue is anticipated to be available to complete this project: 
 
 Transfer In – Capital Project Fund – Sewer Upgrade $  75,000 
 
  $  75,000 
 
 
Section 6: Copies of this capital project ordinance shall be furnished to the Clerk of the 

Governing Board, and to the Finance Officer for direction in carrying out this project. 
 
 
Section 7: This ordinance becomes effective May 12, 2026. 
 
 
I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at 
its meeting of May 12, 2026 as shown in the minutes of the Town Council for that date. 

 
 

 
___________________________________ 
Elizabeth Robertson, Town Clerk  
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ORDINANCE #3185  
AMENDING THE WATER & SEWER UPGRADES CAPITAL PROJECT FUND  

 
 
BE IT ORDAINED, by the Town of Southern Pines Town Council, that pursuant to Section 13.2 of 
Chapter 159 of the General Statutes of North Carolina, the following capital project fund budget is 
hereby amended: 
 
 
Section 1: The project authorized is to establish a fund for the purpose of upgrading and 

repairing the Town’s water distribution system and sewer collection system. 
 

 
Section 2: The officers of this unit are hereby directed to proceed with the capital project within 

the terms of the budget contained herein. 
 
 

Section 3: The following additional amount is appropriated for the project: 
     
   Transfer Out – Capital Project Fund–Sanitary Sewer Mod.–Phase II     $ 75,000 
    
   Total Additional Project Appropriation                    $ 75,000 
       
 
Section 4: The following amount is reduced for the project: 
      
   Construction – Sewer                   $ 75,000 
            
   Total Reduced Appropriation                 $ 75,000 
       
 
Section 5: Copies of this capital project ordinance shall be furnished to the Clerk to the 

Governing Board, and to the Finance Officer for direction in carrying out this project. 
 
 
Section 6: This amended ordinance becomes effective May 12, 2026. 
 
 
I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at its 
meeting of May 12, 2026 as shown in the minutes of the Town Council for that date. 
 

 
 

_________________________________ 
         Elizabeth Robertson, Town Clerk 
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MEMO 

 

 

 

 

 

 

 

 

 

 

 

 

I. REQUEST: 

 

The Planning Director requests that the Town Council consider reappointing Andrew Speck to 

a second term on the Planning Board. The Planning Director also requests that the Town 

Council consider appointing a new member to fill a current vacancy. 

 

II. BACKGROUND: 

 

Mr. Speck initially served the remainder of a former member’s term beginning February 11, 

2025 and ending May 8, 2026.  His first full term would begin on May 12, 2026 and end on 

May 11, 2029. A copy of Mr. Speck’s board application from January of 2025 (with his home 

address, email address and telephone number redacted) is attached. 

 

Jason Scribner was an ETJ member serving his first term which was scheduled to end on 

February 10, 2028.  Mr. Scriber resigned from the Board on April 23, 2026. 

 

III. LEGAL REVIEW: 

 

In accordance with UDO §8.13.1(B), the Planning Board shall consist of seven (7) members. 

Five members appointed by the Town Council shall reside within the Town.  Two members 

appointed by the County Board of Commissioners shall reside within the Town’s 

Extraterritorial Planning Area. 

 

• The Board currently consists of four (4) active members who reside in Town and two (2) active 

members who reside in the Town’s ETJ.  

 

In accordance with UDO §8.13.1(C), Planning Board members shall be appointed for three-year 

staggered terms but may be appointed to not more than two (2) successive complete terms.  

 

To: Reagan Parsons, Town Manager 

From: BJ Grieve, Planning Director 

 

Date: May 12, 2026 

Re: Planning Board Reappointment and Vacancy 
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DATA SHEET FOR APPOINTMENT TO 
COMMITTEES, COMMISSIONS 

 AND BOARDS 
 

 
COMMITTEE, COMMISSION, OR BOARD IN WHICH INTERESTED:  

 

NAME:         TELEPHONE: 

ADDRESS:      EMAIL:  

EDUCATIONAL BACKGROUND 

 

 

EMPLOYMENT 

JOB TITLE:  

EMPLOYER:  

 

CIVIC AND PROFESSIONAL ACTIVITIES:  

 

 

PAST MEMBERSHIP IN ORGANIZATIONS AND OFFICES HELD:  

 

 

ANY ADDITIONAL INFORMATION AND COMMENTS:  

 

 

 

DATE:      SIGNATURE:  

 
   PLEASE RETURN TO: Administration 
      125 SE Broad Street 
      Southern Pines, NC 28387 
       
      admin@southernpines.net 
 
 

*Your application will remain on file 12 months from the date of completion* 
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TO AMEND AND RESTATE RESOLUTION #1071 

DESIGNATE PULIC FORUM AREAS, LIMITED PUBLIC FORUM AREAS, AND 
NON-PUBLIC FORUM AREAS IN TOWN OF SOUTHERN PINES FACILITIES 

 
 
WHEREAS, the Town of Southern Pines has acquired the property located at 300 S.W Broad Street 
for use as a Town Hall, and desires to add this property to the provisions of Resolution 1071, and 
may concurrently be vacating some space previously and currently being used as Town office or 
meeting space; 
 
NOW, THEREFORE BE IT RESOLVED by the Town Council of Town of Southern Pines, 
North Carolina: 
 
 Section 1. Resolution 1071 is hereby amended as follows: 
  

The paragraph in Section 1 titled “The Old Library/Finance Building” shall be amended to 
add the following words at the beginning of the first sentence: “To the extent that 180 S.W. 
Broad Street is still used as office or meeting space for the Town…” 
 
The paragraph in Section 1 titled “Administration Building” shall be amended to add the 
following words at the beginning of the first sentence: “To the extent that 125 S.E. Broad 
Street is still used as office or meeting space for the Town…” 
 
The paragraph in Section 1 titled “The Campbell House” shall be amended to add the 
following words at the beginning of the first sentence: “To the extent that 482 E. Connecticut 
Avenue is still used as office or meeting space for the Town…” 
 
The paragraph in Section 1 titled “E.S. Douglas Community Center” shall be amended to add 
the following words at the beginning of the first sentence: “To the extent that 1185 W. 
Pennsylvania Avenue is still used as office or meeting space for the Town…” 
 
After the paragraph in Section 1 titled “E.S. Community Center” add a new paragraph as 
follows:  
Town Hall:  300 S.W. Broad Street: The front lobby of the building (that area fronting S.W. 
Broad Street, inside the front wall of the building and inside of the main entry doors, including 
a reception window and a payment window) is designated as a limited public forum, for the 
intent use of transacting business with the Town.  The Council Chambers on the ground floor 
at the rear of the building are designated as a limited public forum for the purpose of holding 
public meeting of the Town Council, the Planning Board, the Zoning Board of Adjustment, 
the Historic District Commission, and other boards, committees, and commissions of the 
Town.  All other areas of the building are hereby declared to be non-public forums. 

 
Section 2. The Town Clerk is authorized to amend and restate Resolution 1071 and to retain 
the numbering of the amended and restated resolution as Resolution 1071. 

 
Section 3. This Resolution and the actions authorized under it are effective upon adoption. 

 
Adopted this 12th day of May, 2026. 
 
I certify that this resolution was adopted by the Town Council of the Town of Southern Pines at its 
meeting of May 12, 2026, as shown in the minutes of the Town Council for that date. 
 
 

___________________________________ 
Elizabeth Robertson, Town Clerk 
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MINUTES 
Tuesday, April 28, 2026: 3:00 PM 

Town Council Work Session  
C. Michael Haney Community Room:  Southern Pines Police Department 

450 W. Pennsylvania Ave 
 
1. CALL TO ORDER  
Mayor Clement called the meeting to order.  
The following members of Town Council were present: Mayor Taylor Clement; Bill Pate; Ann Petersen 
and Debra Gray. 
Absent: Bob Curtin. 

2. PLEDGE OF ALLEGIANCE   
3. TOWN MANAGER’S COMMENTS  
Town Manager Reagan Parsons reviewed the agenda. 

4. ACTION ITEMS   

   

a. Resolution Opposing State House Committee Recommendations For A Constitutional 
Amendment or Other Efforts to Universally Infringe on Local Authority Regarding Property Taxes 
 A House Study Committee recently passed on to the legislative body a recommendation that a 

Constitutional amendment be placed on the Fall ballot directing the State Legislature to place limits 
on the largest revenue source, ad valorem taxes, for Counties and Cities across the State of North 
Carolina.  The request includes no details regarding what those limits ultimately include or entail.  

Town Manager Parsons summarized the resolution, explaining that a House Study Committee had 
passed a recommendation to place a constitutional amendment on the fall ballot directing the 
legislature to limit ad valorem (property) taxes for local governments, without specifying what those 
limits would be. He noted the resolution was adapted from one adopted by the Town of Troutman 
and supplemented with local data and information from a North Carolina League of Municipalities 
briefing. 
Key concerns discussed included: the absence of alternative revenue sources for municipalities if 
property tax is capped; the disproportionate impact on public safety budgets; the potential "shock" 
effect of delayed property revaluations; and Senator Berger's proposal for a two-year moratorium on 
revaluations. Town Manager Parsons also noted that a constitutional amendment is not legally 
necessary for the legislature to act on local property taxes, and that individual situations of perceived 
local overreach could be addressed through targeted local bills rather than a statewide measure. 
Councilmember Petersen inquired about the League of Municipalities' position, confirming the 
League has been actively educating legislators with a focus on public safety impacts. Mayor Clement 
suggested sharing budget graphics with state legislators to demonstrate responsible stewardship of 
tax revenues. 
 
Councilmember Petersen moved to adopt the resolution as written, seconded by Councilmember 
Gray; the vote was unanimous. 
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Motion passed. 

   

b. Approve Construction Contract for EB-5864 Knoll Road Pedestrian Improvements 
 Approve Construction Contract for EB-5864 Knoll Road Pedestrian Improvements following formal 

bid and Concurrence in Award from NCDOT. Staff ask Council to approve award of the Construction 
Contract and authorize the Town Engineer to execute the agreement.  

Town Engineer James Michel reported that the Knoll Road Pedestrian Improvements project was 
formally bid, receiving two bids. The lowest responsible and responsive bidder was recommended for 
award, and the project came in within budget. NCDOT, which is funding 80% of the project, has issued 
concurrence in award. Town Engineer Michel noted that a construction administration agreement 
and a supplementary agreement with NCDOT would follow as additional administrative steps, with 
no additional budget amendments required beyond what Council had previously approved. 

Mayor Pro Tem Pate moved to approve the Construction Contract for EB-5864 Knoll Road Pedestrian 
Improvements, seconded by Councilmember Gray; the vote was unanimous. 
Motion passed.  

5. COUNCIL UPDATES AND DISCUSSION   

   

a. FY27 Draft Budget Update 
 Staff will provide updated figures following changes made during and since the Council Retreat 

earlier in the month.  
Town Manager Parsons summarized changes made since the Council Retreat: a one-penny reduction 
in the property tax rate; reversion to the current solid waste fee approach; removal of the T-box and 
greens project at Campbell House; reclassification of a software contract back to FY26; removal of 
unimplemented software modules; reductions in training and travel; an upward revision to sales tax 
revenue based on the updated three-year average; and a $40,000 downward revision to projected 
ABC receipts for both FY26 and FY27, reflecting a return toward pre-COVID consumption trends. The 
revised budget shows an available fund balance above the 25% reserve of approximately $261,784. 

Pending items noted included: the fleet garage (anticipated as a future loan); the Town Hall generator 
bid (due mid-May, estimated at $350,000); the reservoir dam project (seeking approximately 
$800,000 in funding); a potential stormwater study ($300,000, contingent on MS4 designation); and 
an enterprise fleet management pilot with Enterprise, expected to be limited to a few vehicles 
initially. 

Town Manager Parsons also noted an upcoming budget amendment to formalize a cemetery 
perpetuity maintenance fund, which will have no impact on the general fund. 

Finance Director Tess Brubaker-Speis presented a multi-year budget forecasting model, walking 
Council through key assumptions including a 15% property value increase in the upcoming revaluation 
year, followed by 3% annual growth; fee escalations tied to contract and usage trends; and a 
placeholder of $4,000,000 in FY29 for the fleet garage loan. Town Manager Parsons emphasized that 
all figures are illustrative and not yet vetted, cautioning against treating projected tax rates in the 
model as adopted figures. 

   
b. Project Updates 
 Staff will discuss the current status of projects to include FY26 Paving, the North Pressure Zone 

Water Tank, Reservoir Dam bids, and Town Hall progress.  
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Town Manager Parsons and Town Engineer Michel provided the following project updates: 

Knoll Road: No additional updates beyond the action item; staff will coordinate a construction start 
date with the contractor. 

FY26 Paving: The paving schedule has been posted online. Town Manager Parsons noted that New 
Hampshire Avenue will require the most significant work, including milling and reclaiming prior to 
paving. 

Water Supply: Town Engineer Michel has been closely monitoring creek levels and the reservoir. No 
usage restrictions are currently in effect, though water supply remains dependent on rainfall. 

North Pressure Zone Water Tank: Bids came in above budget. Staff are working with the consulting 
engineer to verify bid components. A future agenda item will include a transfer from water/sewer 
retained earnings to fund the project without borrowing. 

Reservoir Dam: Bids came in significantly higher than anticipated, consistent with a statewide trend 
for dam work. The Town holds a valid permit and is under notice—but not formal orders—from the 
state. Multiple grant programs have been pursued without success, as the project is classified as 
maintenance rather than remediation, and Western NC Helene-related funding was not applicable. 
Staff continue to explore funding options. 

Downtown Park: The project is substantially complete. Sod is being irrigated during the drought. 
Remaining work includes landscaping and tree plantings along the perimeter, which are being 
coordinated with the farmers market relocation plan. Assistant Town Manager Cameron reported 
that the farmers market is working cooperatively with staff on a layout that keeps vendors within the 
parking lot, eliminating vehicles from the grass to protect irrigation infrastructure. A final plan is 
expected by early the following week, with the market returning to the park in some form by May 9. 

Whitehall Carriage House: Work has commenced on the driveway and surrounding area, with project 
completion anticipated soon. 

Town Hall: First-floor offices are fully furnished. Second-floor work is ongoing. The meeting chamber 
in the basement is under active renovation. Staff are beginning a phased move into the building. A 
final opening date has not been set, though Town Manager Parsons expressed hope that the July 14 
Council meeting could be held in the new building. 

   

c. Planning Department Update 
 Planning staff will briefly update the Town Council on agenda items coming in May and progress 

on Phase 3 Comprehensive Plan implementation projects.  
Planning Director Grieve previewed the following items for the May 12 Town Council meeting: 

• Special Use Permit – Café Boku: Expansion of a nonconformity for the restaurant/bar 
formerly known as "The Bar," located within the highway corridor overlay district. 

• Preliminary Development Plan – Mavis Tire: A tire center proposed along Morganton Road 
on lots previously reviewed as part of a subdivision. 
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• Conditional Zoning District – Sand Hills Presbyterian Church: The church seeks a conditional 
zoning district to facilitate phased expansion of school and church operations at the 
intersection of PD Road and Central Drive (NC-22). 

• UDO Text Amendments – Tree Protection/Open Space: Amendments incorporating tree 
protection concepts into open space requirements, with a policy discussion on whether 50% 
or 100% of open space must include tree preservation. 

• Architectural Compliance Permit – Lot 9, Tylers Ridge ("Pizza Slice"): Building orientation 
does not face the street, requiring Council approval per UDO standards. 

• Right-of-Way Abandonment: A small right-of-way segment to be abandoned to facilitate 
stormwater management, previously continued from an earlier meeting. 

Planning Director Grieve noted that two Planning Board positions require action: a reappointment for 
Andy Speck at the end of his first term, and a vacancy created by the resignation of Jason Scribner. 
The vacancy is an ETJ seat, requiring an ETJ resident applicant. No current applications are on file. 
Staff will attempt to locate a prior list of ETJ residents compiled for a previous recruitment effort. 

Planning Director Grieve also updated Council on the Rightsizing Parking initiative, a Phase 3 
Comprehensive Plan implementation project. Planner Keenan Dale has completed a thorough issue 
paper examining parking minimums, maximums, and peer jurisdiction approaches. The paper will be 
published through the Town's Engage platform in accessible, public-facing segments, and staff will 
actively solicit community feedback at events such as Spring Fest. Text amendment drafting is 
expected to begin mid-to-late summer, contingent in part on the outcome of Senate Bill 382. 

6. COUNCIL ROUNDTABLE  
Councilmember Petersen congratulated Town employee Greg Thompson on being named to the 40 
Under 40 list. She reported that following outreach to NCDOT, engineers have confirmed that a "smart" 
traffic signal with a leading left-turn phase will be installed at the May Street/Indiana Avenue 
intersection, with completion anticipated by end of summer. She raised a constituent concern that Code 
Red emergency notifications are displaying a Seattle, Washington area code, and asked staff to explore 
whether a local 910 area code could be assigned to improve public trust and response rates. She also 
announced that Tristan McNeil, a young woman from the Boys and Girls Club, won the statewide 
competition—the first such win from Moore County—and commended the community effort that 
contributed to her preparation. Councilmember Petersen reiterated her support for proactive 
stormwater planning regardless of MS4 designation. 

Councilmember Gray announced that her doctoral thesis was approved, confirming her eligibility to 
graduate. She extended kudos to Finance Director Brubaker-Speis and the finance team, to 
Communications Director Jessica Clark for her responsiveness to community concerns, and especially to 
Planning Director Grieve for taking time on his own initiative to meet with a West Southern Pines 
business owner—an act she described as meaningfully contributing to community trust and cultural 
change. 

Mayor Pro Tem Pate had no formal items. 

Mayor Clement noted the following community events and recognitions: the Arbor Day celebration at 
Whitehall, expressing a desire for advance notice to full Council in future years; the Broad Street Barbers' 
60th anniversary celebration on Saturday; Brown Presbyterian Church's 90th anniversary on Sunday; the 
opening of the new ABC warehouse near the airport; a successful Spring Fest; and the upcoming 20th 
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anniversary celebration of First Friday on May 2. Mayor Clement also reminded residents of the 
statewide burning ban, directing constituents to contact the fire department regarding any open burning. 

7. ADJOURNMENT 
Upon motion by Mayor Pro Tem Pate and seconded by Councilmember Gray; the vote was unanimous 
and the meeting was adjourned at 4:18 pm.   

  
Respectfully submitted: 
 
 
_______________________________ 
Elizabeth Robertson, Town Clerk 
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MINUTES 
Tuesday, April 14, 2026: 6:00 PM 
Town Council Business Meeting  

E.S. Douglass Community Center: 1185 W. Pennsylvania Ave 
  
1. CALL TO ORDER  
Mayor Pro Tem Pate called the meeting to order.  
The following members of Town Council were present: Bill Pate; Debra Gray; and Robert Curtin. 
The following members of Town Council were absent: Taylor Clement and Ann Petersen 

2. PLEDGE OF ALLEGIANCE   
3. TOWN MANAGER’S COMMENTS  
Town Manager Reagan Parsons reviewed the agenda. 

   

a. Adoption of Agenda 
 Agenda Adoption  
Councilmember Curtin moved to approve the agenda, seconded by Councilmember Gray; the vote 
was unanimous.  
Motion passed. 

4. PUBLIC COMMENTS 
 Several residents addressed the Council, primarily regarding the Town Council's prior vote to deny the 
placement of a commemorative plaque proposed by the Alfred Moore Chapter of the Daughters of the 
American Revolution (DAR) in recognition of the United States' 250th anniversary. 

Carolyn Loeser, past regent of the Alfred Moore DAR Chapter, emphasized that the requested plaque 
was intended to honor all Americans and commemorate the 250th anniversary of the country's founding, 
noting that the patriots it honors represented various races, religions, and beliefs. 

Bruce Fensley, a Southern Pines resident and member of the Sand Hills Chapter of the Sons of the 
American Revolution, spoke in support of the DAR's plaque request. He provided historical context 
regarding the Declaration of Independence and the Constitution, and cited Martin Luther King Jr.'s words 
on the arc of justice. He urged the Council to approve the plaque as a patriotic commemoration. 

Dorothy Brower, a resident of 102 Eastman Road, thanked the Council for ongoing support of community 
initiatives, including the upcoming May 23rd rededication of Pool Park as Heinz Park with the Wynn Pool. 
She expressed appreciation for the Cultural Arts Center and local media coverage, and requested the 
Council consider hosting community-based "Coffee with Council" sessions to better address residents' 
concerns regarding streets, sidewalks, and public safety. 

Patricia Bentley, a resident of 875 East Massachusetts, expressed strong disappointment with the 
Council's denial of the DAR plaque. She argued that the DAR's own published work, The Forgotten 
Patriots, explicitly recognizes contributions of African Americans, Native Americans, and women to the 
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Revolution. She contended that the plaque's language already reflects a broad narrative, and that 
denying it on racial grounds was counterproductive to community unity. 

Marsha Jacobs, Regent of the Alfred Moore DAR Chapter, reiterated the purpose of the America 250 
Revolutionary War marker as a unifying educational tool. She questioned whether the Council had 
adequately researched the precedent-setting concern raised during the prior vote, stating she found no 
evidence that approving such a marker would legally obligate the Council to approve future requests 
from other organizations. 

Rick Herrera, a 21-year Southern Pines resident, acknowledged the prior decision could not be reversed 
and proposed constructive solutions, including forming a committee to explore placing a time capsule 
with the marker for the 250th anniversary, and revisiting the long-discussed concept of a veterans' 
square to consolidate commemorative efforts. He encouraged the Council to over-communicate with 
constituents on significant issues. 

Beth Ann Pratt thanked the Council for its efforts to preserve trees and expressed disappointment with 
the plaque denial. She urged the Council to use broader community input methods—such as surveys and 
open forums—when making decisions that affect the whole community, and cautioned against 
politicizing matters of national unity. 

Dorothy Brower offered a brief additional comment, noting that those who did not experience 
segregation may not fully understand the perspective of residents who view such commemorations 
differently, and indicated she had organizations she would wish to have recognized if the town's property 
were opened to such plaques. 

Mayor Pro Tem Pate thanked all speakers, observing that the act of addressing the Council in open forum 
was itself a reflection of the freedoms established 250 years ago.   

   
a. Budget Amendment: Water Treatment Plant Contractual Services  
 Budget amendment to cover expected expenditures through June 30, 2026.   

   
b. Budget Amendments: Knoll Road Pedestrian Path & Carriage House Paving 
 Budget amendments for paving on the Knoll Road Pedestrian Path project and the Carriage House 

driveway.   

   

c. Budget Amendments: Close Midland Road Waterline Replacement Capital Project Fund and 
Transfer Funds to North Pressure Zone Capital Project Fund 
 Close Midland Road Waterline Replacement Capital Project Fund and transfer the remaining funds 

to the North Pressure Zone Capital Project Fund.   

   

d. Budget Amendment: SBITA Agreement for Performance Management Software Renewal 
 Budget amendment for performance management software agreement renewal as of June 30, 

2026.  This agreement is a Subscription-Based Information Technology Arrangement (SBITA) and 
follows GASB 96 reporting requirements.    

   
e. Town Council Meeting Minutes 
 Staff has prepared the following meeting minutes for approval: 

     - March 10, 2026, Town Council Business Meeting Minutes 
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     - March 24, 2026, Town Council Work Session Meeting Minutes 
     - April 2, 2026, Town Council Budget Retreat Minutes 

Town Manager Parsons confirmed the contract is with Mauldin & Jenkins, PLLC, in the amount of 
$64,000, with an allowance for two single audits at $9,000 each, for a total contract allowance of 
$82,000. This is the second year of a three-year agreement, with each annual contract brought 
forward individually for approval. 

Councilmember Curtin moved to approve the Consent Agenda, seconded by Councilmember Gray; 
the vote was unanimous.  
Motion passed.   

6. ACTION ITEMS   

   

a. Request to Approve Audit Contract for FY26 
 Request approval of the Auditing Services contract for FY 2026 with the firm Mauldin & Jenkins, 

PLLC.  
Councilmember Curtin moved to approve the Audit Contract with Mauldin & Jenkins, PLLC,  seconded 
by Councilmember Gray; the vote was unanimous.  
Motion passed. 

7. PUBLIC HEARINGS - LEGISLATIVE   

   

a. Sandhills Presbyterian Church Conditional Zoning District (Z-02-26) 
 A rezoning request has been submitted for an approximately 11.31-acre property at 650 Pee Dee 

Road, currently zoned RS-3, to GB-CD to support the continued operation and phased expansion of 
Covenant Preparatory School within the existing Sandhills Presbyterian Church campus. The 
proposal includes construction of new classroom facilities, removal of temporary structures, 
additional parking, and site improvements in Phase 1, followed by larger school and church 
expansions, administrative space conversion, enhanced outdoor amenities, and trail connections 
in future phases.  

Town Attorney McCarley advised that both applicants scheduled for public hearings had been notified 
that only three council members were present, meaning a unanimous vote would be required for 
approval. After consulting with their clients, both applicants requested deferral. Town Attorney 
McCarley directed the Council to formally open each hearing and immediately continue it to the May 
12, 2026 Business Meeting. 

Mayor Pro Tem Pate opened the public hearing and moved to continue it to the May 12, 2026 Town 
Council Business Meeting The motion was seconded by Councilmember Gray and the vote was passed 
unanimously, The motion was seconded by Councilmember Gray and the vote was unanimous.                                                                                                   
Motion passed. 

8. PUBLIC HEARINGS - EVIDENTIARY   

   

a. Mavis Tire Preliminary Development Plan (PD-07-25) 
 MSP Outlots, LLC has submitted a Preliminary Development Plan application to develop a Mavis 

Tire on Lot 4 in Phase 4 of the Morganton Park South Planned Development. The property is directly 
south of Morganton Road between Carolina Green Parkway and Old Morganton Road.  

Mayor Pro Tem Pate opened the public hearing and moved to continue it to the May 12, 2026 Town 
Council Business Meeting The motion was seconded by Councilmember Gray and the vote was passed 
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unanimously, The motion was seconded by Councilmember Gray and the vote was unanimous.                                                                                                                                                              
Motion passed  

9. ADJOURNMENT  
Upon motion by Mayor Pro Tem Pate, seconded by Councilmember Gray, the meeting was adjourned at 
6:42 pm.   
Motion passed. 

  
 
Respectfully submitted: 
 
 
_______________________________ 
Elizabeth Robertson, Town Clerk 
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Planning Staff Report 

EXECUTIVE SUMMARY 

The applicant, James B. O’Malley (Trustee), in coordination with V3 Southeast, proposes 

a commercial building at 325 Capital Drive within Lot 9 of Tyler’s Ridge. The site is 

governed by Conditional Use Permit CU-01-11 and Special Use Permit SU-01-25 and is 

located within the Urban Transition Highway Corridor Overlay (UTHCO) and Airport 

Hazard Overlay (AHO). 

The proposed development is generally consistent with the Building Design Requirements 

of UDO §4.10.4; however, two deviations are identified related to building orientation 

and façade materials. The primary entrance is oriented toward the internal parking area 

rather than the street, which does not meet UDO §4.10.4(A). This configuration reflects 

site-specific constraints and the established development pattern within Tyler’s Ridge, 

while a secondary entrance and enhanced façade treatment maintain a street-oriented 

presence. 

Additionally, the north elevation does not meet the 80 percent brick requirement of UDO 

§4.10.4(C), consisting of approximately 64.6 percent brick. Notwithstanding this deviation,

the building incorporates durable, high-quality materials that are consistent with the

architectural character of the original Tyler’s Ridge development. The visual impact is

further mitigated by enhanced green space and additional plantings, including supplemental

landscaping along the south elevation to improve rear screening.

The applicant has been cooperative and responsive throughout the review process. 

Overall, the proposal meets the intent of the UDO and remains consistent with prior 

development approvals. The requested deviations are supported by site constraints, the 

unique configuration of the lot, and continuity with the established architectural character 

of the development. Staff supports the requested deviations. 

To: Reagan Parsons 

From: Gene Ruiz, Planner II 

Date: May 12, 2026 

Item: AR-04-26 – Review of an Architectural Compliance Permit (AR) for 

Tyler’s Ridge Retail Lot 9 

AR-04-26: Tyler's Ridge Lot 9 May 2026 Town Council 1 of 8
Page 50 of 235



TABLE OF CONTENTS 

Planning Board Recommendation..………………..2 

Project Information…………………………………..2 

Staff Review…………………………………………....8 

Attachments…………………………………………..10 

Town Council Action……...…………………….…..11 

 

 

II. PROJECT INFORMATION 

  

A. Property Owner: 

James B O’Malley Trustee 

 

B. Applicant & Authorized Agent: 

James B. O’Malley and V3 Southeast 

 

C. Subject Property Description: 

The subject property is located in Lot 9 of Tylers Ridge 325 Capital Drive 

 

D. Current Zoning: Conditional Use Permit CU-01-11 & Special Use Permit SU-01-25 

Overlays: Urban Transition Highway Corridor Overlay (UTHCO) & Airport Hazard 

Overlay (AHO) 

 

Figure 1: Vicinity Arial Image Conditions 
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Figure 2: Vicinity Zoning Map 

 
 

Figure 3: Tylers Ridge and new Development Ace Hardware/Bullet Parcel. 
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Figure 4: Tyler’s Ridge from East to West  

 

 

Figure 4: Original Commercial Building at Tyler’s Ridge  
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Figure 6: Proposed Plan Layout for Tylers Ridge Retail Lot 9 
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III. STAFF REVIEW  

 

A. Application Review Date 

• Application Submitted: April 2, 2025 

o Additional Material Submitted: May 1, 2025 

• Initial Application Complete: April 17, 2025 

• Town Council Regular Meeting: May 12, 2025 

 
B. Process and Standards for Review  

Applications for Architectural Compliance Permits are reviewed pursuant to UDO §2.26. 

 

C. Staff Comments based on Building Design Requirements per UDO §4.10.4 

Staff has reviewed the project for compliance with UDO §4.10.4 Building Design Requirements. 

See comments below for two areas of non-compliance. Compliance for signage will be 

determined during sign permit review since UDO §4.10.4 (J) states signage shall comply with the 

standards in section 4.6 and any applicable zoning district standards. 

 

• UDO §4.10.4 (A) states the front of Buildings shall face and have the primary customer entry 

facing that street. Corner Lot Buildings shall face and have the primary customer entry facing the 

higher order street, facing the corner or facing each street. Buildings that extend the full depth of 

a block may be required to have entries on each street frontage. 

 

The proposed building orientation does not meet UDO §4.10.4(A), as the primary 

entrance faces the parking area rather than the street. While this layout supports 

functional site design and reflects a common commercial pattern, the building remains 

oriented toward internal parking, with only a secondary entrance facing Capital Drive. 

The street-facing façade incorporates design elements such as increased window area and 
an awning to enhance its appearance. This configuration is consistent with the previously 

approved 2025 Special Use Permit, which removed the original 30’ buffer and 50’ setback 

from the 2011 Tyler’s Ridge Conditional Use Permit. 

 

• UDO §4.10.4 (C) states the exterior finish of building walls shall be primarily comprised of brick. 

Cementitious horizontal lap siding, textured concrete masonry, cast stone and stucco may be used 

for accents, provided that they cover no more than twenty (20) percent of the exterior walls, 

exclusive of doors and windows. Wood and metal may be used as trim around doors and windows. 

(2) Alternative materials satisfying minimum Building code standards on walls that are screened 

and not visible from any public street, walkway or residential zoning district. 

 

North Elevation – Facing the outparcel (“bullet parcel”) and Ace Provision 1, this elevation 

does not meet the 80% brick requirement outlined in UDO §4.10.4(C). This façade 

consists of approximately 64.6% brick (765 sf) and 35.4% EIFS (420 sf), excluding windows 

and doors, which total 443 sf, for a combined façade area of 1,185 sf including glazing. 

 

It is worth noting that the applicant has incorporated a green space exceeding the required 

20%, located east of the building, which will partially screen this façade from Capital Drive. 
All other elevations comply with or exceed the standard, with the west elevation at 91.6% 
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brick, the east at 89.6%, and the south at 80.3% brick. 

 

The proposed elevations utilize compliant materials, including modular brick, fiber cement 

accents, aluminum storefront systems, and metal canopies, consistent with UDO 

standards. While the north elevation does not meet the 80% masonry requirement, the 

use of fiber cement paneling aligns with nearby developments and provides architectural 

variation. This approach is also similar to the original Tyler’s Ridge commercial building 

directly to the north, and staff supports it as consistent with the original development 

approval. 

 

IV. STAFF RECOMMENDATION 
When reviewing an application for an Architectural Compliance Permit, the Town Council shall 

approve, conditionally approve, or deny the application based on the following criteria, as set forth in 

UDO §2.26.7.  

(A) For Buildings with ten thousand (10,000) square feet or more of Gross Floor Area or that do 
not comply with the commercial Building design standards in Section 4.10, the application is 

consistent with the applicable Comprehensive Plan goals and policies;  

 

(B) The application substantially conforms with the applicable Multi-Family or commercial design 

standards and other applicable provisions of the UDO; 

 

(C) The application is consistent with applicable conditions of prior Development Approval. 

 

Considering these criteria, Planning Staff recommend approval of AR-04-26 with the following 

deviations and conditions: 

 
➢ Deviation 1. Regarding UDO §4.10.4(A) – Building Orientation: The primary entrance is 

oriented toward the internal parking area rather than the street and does not meet the 

requirement to face the street. However, this is a unique site with limited layout options, and 

the proposed configuration represents the most practical design while preserving the buffer 

associated with SU-01-25. The layout reflects a common commercial pattern, includes a 

secondary entrance facing Capital Drive, and incorporates enhanced glazing and an awning 

along the front-facing façade. Staff concurs with the applicant that this is the most appropriate 

layout given site constraints and prior approvals. 

➢ Deviation II. Regarding UDO §4.10.4(C) – Building Materials: The north elevation, which 

faces the adjacent outparcel (“bullet parcel”), provides approximately 64.6% brick and does 

not meet the 80% brick requirement. However, this elevation is not prominently visible from 

a public street, walkway, or residential zoning district and is partially screened by existing and 

proposed green space along the east side of the building. In accordance with UDO 

§4.10.4(C)(2), alternative materials may be permitted where elevations are adequately 

screened and not readily visible. The proposed façade incorporates durable, high-quality 

materials and maintains a cohesive architectural design that is consistent with the original 

Tyler’s Ridge commercial development approved under CU-01-11. Given the limited visibility 

of the elevation, the enhanced landscaping, and the overall consistency with the established 

architectural character of the development, the proposed materials meet the intent of the 

UDO. 
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V. ATTACHMENTS  

The following materials have been provided as attachments to this staff report: 

1. Application and Agent form 

2. Narrative (dated 4-17-26)  

3. Site Plan 

4. Elevations and Renderings as of 04-17-26 

 

Additional documents related to this application including, but not limited to: application, property deeds, 

Authorization of Agent forms, email correspondence, meeting minutes, and adjacent property notification 

records are on file in the Town of Southern Pines Planning Office and available for public inspections 

during normal business hours. 

 

VI. TOWN COUNCIL ACTION 

The Town Council should consider the purpose of an architectural compliance permit per UDO 

§2.26 and shall vote on whether the proposed application complies with the criteria per UDO 

§2.26, the commercial building design requirements per UDO §4.10.4 and prior development 

approvals. The Town Council may make one of the following motions or any alternative they 

wish. 

 

I move to: 

 

1. Approve AR-04-26 as set forth in the building elevations dated April 17, 2026 

with proposed deviations to building materials as specifically described in the 

May 12, 2026 staff report.  

 

2. Approve AR-04-26 with the following conditions and/or deviations: 

_________________________________________________________________

_________________________________________________________________

_________________________________________________________________

_____________ 

 

3. Deny AR-04-26. 

AR-04-26: Tyler's Ridge Lot 9 May 2026 Town Council 8 of 8
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TYLER’S RIDGE RETAIL – LOT 9 
ARCHITECTURAL COMPLIANCE PERMIT 
 
This application is for an architectural compliance review of a proposed ±4,000 square foot single-story 
retail building located on ‘Lot 9’ of the Tyler’s Ridge development.  

The following narrative describes elements from each section of 4.10.4 of the Southern Pines UDO. 

Building Orientation and Entries 
The proposed building orientation is inconsistent with the standards of 4.10.4(A), which requires 
buildings to ‘face and have the primary customer entry facing that street.’  As proposed, the primary 
customer entry into the building will face the proposed parking area running parallel with the building 
on its north side.  As such, the building is oriented towards the customer parking area rather than the 
street facing elevation.  The proposed building orientation supports a functional arrangement of the 
building, parking, and drive aisles, while maintaining connectivity to the adjacent development and 
Capital Drive. The layout reflects a common commercial pattern in which customer entrances are 
oriented toward primary parking areas, facilitating convenient and reasonable access.  While not the 
primary customer entrance, a secondary access point is oriented toward Capital Drive.  The street-facing 
(east) façade exceeds the required window percentage, and the inclusion of an awning along a portion 
of this elevation provides a street-oriented appearance.   
 
While the orientation is not consistent with the UDO standards, it is consistent with plans and exhibits 
reviewed during the SUP process.  A Special Use Permit (SUP) application for the property was approved 
by the Town Council in 2025.  The approved SUP removed a 30’ landscape buffer and 50’ building 
setback that were a part of the original 2011 Conditional Use Permit approval for the Tyler’s Ridge 
development.  Prior to the 2025 SUP approval, the applicant team and town staff worked to develop a 
plan that protected existing trees along the west side of the property and, in turn, provided additional 
planting area along capital drive.  As a condition of the approval, the Town Council requested that the 
area along capital drive be planted to the UDO standards for landscape buffers.  Plans reviewed during 
the SUP process included the same building placement and entrance orientation as currently proposed. 
The design has remained consistent with the plans and exhibits developed and reviewed during the SUP 
approval process. 
 
A deviation from the building orientation and entries standard is being requested with this application. 
 
Building Dimensions 
The building height is 22’ -8”at the top of the highest parapet and 19’ at the low parapet.  The length of 
the building is ± 80’ x 50’. The design incorporates horizontal articulation, material changes, and color 
variation to create the appearance of distinct building segments. The longest uninterrupted segment of a 
single material is approximately 24 feet in length along the main customer facing façade.   
 
Building Materials 
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Building facades (not counting windows and doors) are comprised of primarily brick masonry with fiber 
cement panels (stone panels) as accent features.  Building facades are calculated as follows and shown on 
the elevations: 
 

Elevation Fiber Cement Panels Brick  
North Side 35.4% (420 SF) 64.6% (765 SF) 
South Side 19.7% (290 SF) 80.3% (1,185 SF) 
East Side 10.4% (105 SF) 89.6% (905 SF) 

West Side 9.4% (105 SF) 90.6% (1,010 SF) 

Overall  19.2% (920 SF) 80.8% (3,865 SF) 
 
Per section 4.10.4(C) of the UDO, ‘The exterior finish of Building walls shall be primarily comprised of brick. 
Cementitious horizontal lap siding, textured concrete masonry, cast stone and stucco may be used for 
accents, provided that they cover no more than twenty (20) percent of the exterior walls, exclusive of doors 
and windows.’ Per the calculations provided above, brick comprises just over 80 percent of the entirety 
of the exterior walls, consistent with the UDO. 
 
The submitted elevations propose a primary façade composition of modular brick masonry, with accent 
brick, fiber cement cladding, black-anodized aluminum storefront systems, with black metal and fabric 
canopies. These materials fall within the acceptable palette permitted by the Southern Pines UDO, which 
encourages durable, high-quality exterior finishes for commercial structures. No prohibited materials are 
present. 
 
While the north side elevation does not meet the 80% masonry requirement, the use of fiber cement 
paneling as accents is consistent with the character of surrounding buildings (Ace Provisions, Ace 
Hardware Phase 2) that both used similar accent paneling to break up the predominantly brick façade 
providing architectural character and variation.   
 
A deviation from the building materials requirement for the north side elevation is being requested with 
this application.    
 
Windows 
Windows are glazed in non-reflective, light gray tinted glass.  Windows and doors cover 39.3% of the 
street facing façade (east side) between the elevations of 2’ and 10’ above the grade of the building entry 
as required by the UDO. 
 
As part of the completeness review, Town staff noted that the south (rear) elevation is visible from Capital 
Drive and therefore may be considered street-facing, subject to Section 4.10.4(D)(3), which calls for 
windows and doors to comprise at least 25 percent of street-facing façades.  While this elevation could 
reasonably be interpreted as non-street-facing given the requested building orientation deviation and the 
fact that this is not a corner lot, we recognize staff’s interest in ensuring that views from Capital Drive are 
appropriately addressed and ‘back of house’ items are not in direct view from the street. 
 
In response, the south elevation as currently designed presents a high-quality appearance from Capital 
Drive that meets the building material standards.  The most prominent corner visible from Capital Drive, 
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not directly abutting the adjacent parking area, will feature a brick façade consistent with the building 
material standards.  Electrical panels will be located on the west side of the building and will be screened 
with landscaping as shown on the submitted site and landscape plans.  Additionally, the existing parking 
lot landscaping provides partial screening of views from Capital Drive along the portion of the building 
directly adjacent to the existing parking area. 
 
Overall, these design elements work together to ensure that views from Capital Drive are consistent with 
the intent of the ordinance while maintaining the functional layout of the rear of the building and site. 
 
A deviation from the window requirements for the south (rear) side elevation is being requested with this 
application.    
  
Awnings 
A mixture of fabricated metal and fabric canopies are proposed for the building.  Canopies do not 
encroach into streets, parking areas, or required setbacks and are designed as pedestrian-scale building 
accents. Canopy heights are consistent, with a minimum clearance on the main customer entries of 10 
feet, 8 inches projecting 4 feet, 8 inches.  The secondary entrance on the south side has a metal canopy 
with a clearance 7 feet, 4 inches and projecting 3 feet, 8 inches.  The secondary entrance on the north 
side will have no canopy.  The canopies are sized to provide adequate pedestrian protection during 
inclement weather.  No galleries or arcades are proposed.   

Roofs 
The roofline along all facades is broken up using two parapet heights.  The building width is less than 100’ 
thus, no continuous roof plane along any building facade is longer than 200’ in compliance with Section 
4.10.4 (G)(3).   
 
Loading Zones and Garage Bays 
No loading docks or garage bays are proposed. 
 
Mechanical Equipment 
Mechanical equipment will mainly be located on the roof.  Any mechanical equipment located at ground 
level is to be screened to meet the requirements as described in the UDO. 
 
Signage 
All signage for the project will comply with UDO and zoning district standards 
 
In addition to the standards described in section 4.10.4, an architectural compliance permit must meet 
the criteria set forth in section 2.26.7 of the Town of Southern Pines UDO.  Below are listed the three (3) 
criteria required to approve an architectural compliance permit.  Following the individual criteria is an 
explanation, indicated in red, describing how the project demonstrates compliance with each of these 
criteria. 
 
No Architectural Compliance Permit shall be approved unless the Town Council finds that: 
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(A) For Buildings with ten thousand (10,000) square feet or more of Gross Floor Area or that do 
not comply with the commercial Building design standards in Section 4.10, the application is 
consistent with the applicable Comprehensive Plan goals and policies; 
 
The application is consistent with the Town of Southern Pines Comprehensive Plan.  The 
development supports planned commercial growth, contributes to high quality architectural 
design, fits the character of the surrounding commercial development, and utilizes existing 
infrastructure efficiently. 
 
(B) The application substantially conforms with the applicable Multi-Family or commercial design 
standards and other applicable provisions of the UDO; and 
 
The application conforms with the applicable commercial design standards and other relevant 
provisions of the Unified Development Ordinance unless otherwise noted as deviations in this 
narrative.   

 
(C) The application is consistent with applicable conditions of prior Development Approvals. 
 
The application is consistent with prior development approvals, including the approved Special 
Use Permit (SUP) for Lot 9 and other conditions of the approved Conditional Use Permit (CUP) for 
the Tyler’s Ridge Development.  
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O'MALLEY MULTI TENANT RETAIL SHELL

MECHANICAL 
ENGINEER

CIVIL 
ENGINEER

STRUCTURAL 
ENGINEER

ELECTRICAL 
ENGINEER

ARCHITECT

PLUMBING 
ENGINEER

NOVUS ARCHITECTS, INC.
5455 BETHANIA RD.,  

WINSTON-SALEM, NC  27106
336.923.2377

ABSOLUTE ENGINEERING, PLLC
210 N MAIN ST, SUITE 340
KERNERSVILLE, NC  27284

336.999.4097

SELECT ENGINEERING, INC.
1250 REVOLUTION MILL DR

SUITE 144  
GREENSBORO, NC  27405

336.501.6886

LKC ENGINEERING, PLLC
140 AQUA SHED COURT
ABERDEEN, NC  28315

910.420.1437

FIRE ALARM 
ENGINEER

NA

FIRE SPRINKLER 
ENGINEER

NA

ABBREVIATIONS

SECTION REFERENCE

INTERIOR ELEVATION 
REFERENCE

DOOR NUMBER

ROOM NAME & NUMBER

NORTH 
ARROWS

EXTERIOR ELEVATION 
REFERENCE

DETAIL REFERENCE /
LARGE SCALE PLAN 
REFERENCE

MATERIAL DESIGNATIONSSYMBOLS DETAIL NUMBER

SHEET NUMBER

NN

EARTH

GRAVEL

TERRAZZO

PLASTER,SAND,GROUT

BRICK

CMU

75% SOLID CMU

CONCRETE ROUGH WOOD FRAMING

CARPET

CERAMIC TILE

ACOUSTICAL TILE

RIGID INSULATION

BATT INSULATION

BLOCKING

PLYWOOD

FINISHED WOOD

STEEL

LOCATION MAP

A

REFERENCE TO TYPICAL NOTE

REVISION

SPECIAL WALL TYPE

EXISTING SPOT ELEVATION

NEW SPOT ELEVATION

WINDOW\LOUVER\
OTHER OPENING

COLUMN GRID DESIGNATION

100

REFERENCES:

ROOMNAME
100

# / A5.02

_

A6.01

2F
A9.01

1H
A000

_

A5.01

TRUE NORTH PLAN NORTH

4

C2

B

+8'-0"

+8'-0"

1

ABSOLUTE ENGINEERING, PLLC
210 N MAIN ST, SUITE 340
KERNERSVILLE, NC  27284

336.999.4097

ABSOLUTE ENGINEERING, PLLC
210 N MAIN ST, SUITE 340
KERNERSVILLE, NC  27284

336.999.4097
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EST ESTIMATE(D)
ESTB ESTABLISH
EQ EQUAL
EQUIP EQUIPMENT
ES EACH SIDE
ETR EXISTING TO REMAIN
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EWC ELECTRIC WATER COOLER
EWH ELECTRIC WATER HEATER
EXCAV EXCAVATE
EXH EXHAUST
EXIST EXISTING
EXP EXPANSION, EXPOSED
EXT EXTERIOR

FA FIRE ALARM
FAAP FIRE ALARM ANNUCIATOR PANEL
FAB FABRICATE
FACP FIRE ALARM CONTROL PANEL
FBP FURNISHED BY OTHERS
FC FIBER CEMENT
FD FLOOR DRAIN
FDC FIRE DEPARTMENT CONNECTION
FDTN FOUNDATION
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FIN FINISH, FINISHED
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FLR FLOOR, FLOORING
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FO FINISHED OPENING
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FOF FACE OF FINISH
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FPWH FREEZE PROOF WALL HYDRANT
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FRT FIRE RETARDANT TREATED
FS FLOOR SINK / FULL SIZE
FSTN FASTEN, FASTENER
FT FEET
FTF FACE TO FACE
FTG FOOTING
FURN FURNISH
FURR FURRING
FUT FUTURE
FV FIELD VERIFY (SEE ALSO: VIF)

GA GAGE, GAUGE
GALV GALVANIZED
GB GRAB BAR
GC GENERAL CONTRACTOR
GEN GENERATOR
GFCI GROUND FAULT CIRCUIT INTERRUPTED
GFI GROUND FAULT INTERRUPTED
GL GLASS, GLAZING
GND GROUND
GOVT GOVERNMENT
GR GUARD RAIL
GRD GRADE
GRTG GRATING
GT GROUT
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GWB GYPSUM WALL BOARD
GYP GYPSUM

MED MEDIUM
MACH MACHINE
MAINT MAINTENANCE
MAS MASONRY
MATL MATERIAL
MAX MAXIMUM
MBR MEMBER
MC MEDICINE CABINET, MECHANICAL CONTRACTOR
MDF MEDIUM DENSITY FIBERBOARD
MECH MECHANICAL
MED MEDIUM
MEMB MEMBRANE
MTL METAL
MEZZ MEZZANINE
MFG MANUFACTURING
MFR MANUFACTURE, MANUFACTURER
MH MANHOLE
MIN MINIMUM
MIR MIRROR
MISC MISCELLANEOUS
MO MASONRY OPENING
MOD MODIFIED
MOV MOVABLE
MR MOISTURE RESISTANT
MS MOP SINK
MTD MOUNTED
MTL METAL
MUA MAKE UP AIR
MUL MULLION

N NORTH
NIC NOT IN CONTRACT
NIS NOT IN SCOPE
NO NUMBER
NOM NOMINAL
NRC NOISE REDUCTION COEFFICIENT
NTS NOT TO SCALE

O/O OUT TO OUT
OA OVERALL, OUTSIDE AIR
OC ON CENTER
OD OUTSIDE DIAMETER
OF OUTSIDE FACE
OFCI OWNER FURNISHED CONTRACTOR INSTALLED
OFF OFFICE
OH OVERHEAD
OP OPERABLE
OPH OPPOSITE HAND
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OPP OPPOSITE, OPPOSITE HAND
ORD OVERFLOW ROOF DRAIN
OSB ORIENTED STRAND BOARD
OUT OUTVERT
OZ OUNCE

PAF POWDER ACTUATED FASTENER
PC PLUMBING CONTRACTOR
PCF POUNDS PER CUBIC FOOT
PCT PORCELAIN TILE
PEMB METAL BUILDING MANUFACTURER
PGWB PAINTED GYPSUM WALL BOARD
PLAM PLASTIC LAMINATE
PLBG PLUMBING
PLF POUNDS PER LINEAL FOOT
PLS PLASTER, PLASTIC
PLTF PLATFORM
PLYWD PLYWOOD
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PNL PANEL
POTW POTABLE WATER
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AB AIR BARRIER
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AC AIR CONDITIONING
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ACOUS ACOUSTICAL
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C/C CENTER TO CENTER
CAB CABINET
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SK SINK
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STL STEEL
STN STATION
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STR STAIR
STRUCT STRUCTURAL
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SUSP SUSPEND, SUSPENDED
SW SWITCH, STORM WATER, SHEAR WALL
SYM SYMMETRY, SYMMETRICAL
SYP SOUTHERN YELLOW PINE

T TREAD
T&B TOP AND BOTTOM
T&G TONGUE AND GROOVE
TD TRENCH DRAIN
TEL TELEPHONE
TEMP TEMPERATURE, TEMPORARY
TERZ TERRAZZO
TGL TEMPERED GLASS
THK THICK
THRES THRESHOLD
TLT TOILET
TME TO MATCH EXISTING
TOC TOP OF CURB
TOS TOP OF SLAB, TOP OF STEEL
TOW TOP OF WALL
TP TOP OF PAVEMENT
TPD TOILET PAPER DISPENSER
TPTN TOILET PARTITION
TRANS TRANSFORMER
TRTD TREATED
TSTAT THERMOSTAT
TV TELEVISION
TWF THRU WALL FLASHING
TYP TYPICAL

UNFIN UNFINISHED
UNO UNLESS NOTED OTHERWISE
UON UNLESS OTHERWISE NOTED
UR URINAL
UT UTILITY

CI CAST IRON
CIP CAST IN PLACE CONCRETE
CJ CONTROL JOINT
CL CENTERLINE
CLG CEILING
CLKG CAULKING
CLO CLOSET
CLR CLEAR
CMT CERAMIC MOSAIC TILE
CMU CONCRETE MASONRY UNIT
CNTR COUNTER
CO CLEANOUT, CASED OPENING
COL COLUMN
COMP COMPOSITION
CONC CONCRETE
CONF CONFERENCE
CONN CONNECTION
CONSTR CONSTRUCTION
CONT CONTINUOUS, CONTROL
CONTR CONTRACTOR
CORR CORRIDOR
CPT CARPET
CSMT CASEMENT
CT CERAMIC TILE
CTR CENTER
CTSK COUNTERSINK
CW COLD WATER

D DEPTH
DBL DOUBLE
DEMO DEMOLISH, DEMOLITION
DEPT DEPARTMENT
DET DETAIL
DF DRINKING FOUNTAIN
DH DOUBLE HUNG
DHW DOMESTIC HOT WATER
DIA DIAMETER
DIAG DIAGONAL, DIAGRAM
DIFF DIFFUSER
DIM DIMENSION
DIV DIVISION, DIVIDE
DL DEAD LOAD
DMT DEMOUNTABLE
DN DOWN
DO DOOR OPENING
DOAS DEDICATED OUTDOOR AIR SYSTEM
DP DRAIN PIPE, DAMPPROOF
DR DOOR
DS DOWNSPOUT
DWG DRAWING
DWR DRAWER

E EAST
EA EACH
EC ELECTRICAL CONTRACTOR
EF EACH FACE
EF EXHAUST FAN
EFS EXTERIOR FINISH SYSTEM
EIFS EXTERIOR INSULATION AND FINISH SYSTEM
EJ EXPANSION JOINT
EL EACH LAYER
ELAS ELASTOMERIC
ELEC ELECTRIC, ELECTRICAL
ELEV ELEVATOR, ELEVATION
EMER EMERGENCY
ENCL ENCLOSURE
ENG ENGINEER, ENGINEERED
ENTR ENTRANCE
EP ELECTRICAL PANEL
EPS EXPANDED POLYSTYRENE INSULATION

H HIGH
HAZMAT HAZARDOUS MATERIAL
HB HOSE BIB
HC HOLLOW CORE
HCWD HOLLOW CORE WOOD
HDR HEADER
HDW HARDWARE
HDWD HARDWOOD
HM HOLLOW METAL
HORIZ HORIZONTAL
HP HORSEPOWER
HR HANDRAIL
HSS HOLLOW STRUCTURAL SECTION
HT HEIGHT
HVAC HEATING VENTILATION AIR CONDITIONING
HW HARDWARE
HWS HOT WATER SUPPLY
HWY HIGHWAY

ID INSIDE / INTERIOR DIAMETER
IGU INSULATED GLASS UNIT
IN INCH(ES)
INC INCLUDE(ED) (SION)
INS INSULATION
INSUL INSULATION
INT INTERIOR, INTERNAL
INV INVERT
INVEL INVERT ELEVATION
IPS IRON PIPE SIZE
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JF JOINT FILLER
JS JOINT SEALANT
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KD KNOCK-DOWN, KILN-DRIED
KIT KITCHEN
KO KNOCK OUT

L LENGTH, LEFT
LAB LABORATORY
LAM LAMINATE
LAV LAVATORY
LH LEFT HAND
LL LIVE LOAD
LNDG LANDING
LNTL LINTEL
LOD LIMITS OF DISTURBANCE
LP LIGHTING PANEL, LOW POINT
LR LIVING ROOM
LSL LAMINATED STRAND LUMBER
LT LIGHT
LTG LIGHTING
LVL LEVEL, LAMINATED VENEER LUMBER
LVR LOUVER
LW LIGHTWEIGHT

MACH MACHINE
MAINT MAINTENANCE
MAS MASONRY
MATL MATERIAL
MAX MAXIMUM
MBR MEMBER
MC MEDICINE CABINET, MECHANICAL CONTRACTOR
MDF MEDIUM DENSITY FIBERBOARD
MECH MECHANICAL

PR PAIR
PREFAB PREFABRICATED
PREFIN PREFINISHED
PROP PROPERTY LINE
PSF POUNDS PER SQUARE FOOT
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PSL PARALLEL STRAND LUMBER
PT PAINT(ED)
PT PRESSURE TREATED
PTD PAPER TOWEL DISPENSER
PTD/R PAPER TOWEL DISPENSER & RECEPTACLE
PTN PARTITION
PTR PAPER TOWEL RECEPTACLE
PVC POLYVINYL CHLORIDE
PVMT PAVEMENT

QT QUARRY TILE
QTR QUARTER
QTY QUANTITY

R RISER, RIGHT
R/I ROUGH-IN
RA RETURN AIR
RAD RADIUS
RCP REFLECTED CEILING PLAN
RD ROOF DRAIN
RDL ROOF DRAIN LEADER
REBAR REINFORCING STEEL BAR
REC RECESSED
RECP RECEPTACLE
RECT RECTANGLE
REF REFERENCE, REFRIGERATOR
REFR REFRIGERATOR, REFRIGERATION
REFURB REFURBISH
REG REGISTER
REINF REINFORCE, REINFORCING, REINFORCEMENT
REM REMOVE, REMOVABLE
REQD REQUIRED
RESIL RESILIENT
RET RETAINING, RETURN
REV REVERSE, REVISION
RFG ROOFING
RGH ROUGH
RH RIGHT HAND
RIG RIGID
RM ROOM
RND ROUND
RO ROUGH OPENING
ROW RIGHT OF WAY
RS ROUGH SAWN
RTD RATED

S SOUTH
S4S SURFACED 4 SIDES
SA SELF-ADHERED, SUPPLY AIR
SAN SANITARY
SB SPLASH BLOCK
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SC SOLID CORE
SCH, SCHED SCHEDULE
SCJ STRUCTURAL CONTROL JOINT
SCR SCREEN
SCUP SCUPPER
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SD SOAP DISPENSOR, STORM DRAIN
SECT SECTION
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SHT SHEET
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VERT VERTICAL
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VP VENT PIPE
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VRF VARIABLE REFRIGERANT FLOW
VT VINYL TILE
VTR VENT THROUGH ROOF
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W/ WITH
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WC WATER CLOSET
WD WOOD
WF WIDE FLANGE
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WIN WINDOW
WP WATERPROOF, WATERPROOFING
WS WEATHER STRIPPING
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G000 COVER SHEET ■ ■ ■ ■
G001 CODE ANALYSIS (APPENDIX B) ■
G003 FIRST FLOOR LIFE SAFETY PLAN, LEGEND, AND NOTES ■

STRUCTURAL
S-1.0 GENERAL NOTES
S-1.1 TYPICAL DETAILS
S-1.2 TYPICAL DETAILS
S-2.0 FOUNDATION PLAN
S-2.1 HEADER FRAMING PLAN
S-2.2 ROOF FRAMING PLAN
S-4.0 FOUNDATION DETAILS
S-4.1 FRAMING DETAILS
S-4.2 FRAMING DETAILS

ARCHITECTURAL
A001 ARCHITECTURAL SITE PLAN ■ ■ ■ ■
A101 FIRST FLOOR PLAN AND NOTES ■ ■
A190 ROOF PLAN ■ ■
A201 EXTERIOR ELEVATIONS AND MATERIALS KEY ■ ■ ■
A202 EXTERIOR ELEVATIONS AND MATERIALS KEY ■ ■
A203 EXTERIOR ELEVATIONS AND MATERIALS KEY ■
A310 WALL SECTIONS ■
A320 SECTION DETAILS ■
A602 DOOR SCHEDULE, LEGEND AND NOTES ■ ■
A630 STOREFRONT ELEVATIONS AND NOTES ■ ■

ELECTRICAL
E1.1 ELECTRICAL NOTES, SCHEDULES AND DETAILS
E2.1 POWER & LIGHTING PLAN

PLUMBING
P1.1 PLUMBING PLAN, NOTES AND SCHEDULES
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A001

1A

1. REFER TO CIVIL DRAWINGS FOR FULL SCOPE, LOCATIONS AND SIZES OF SIDEWALKS, CURBS, 
PARKING, ETC

GENERAL SITE PLAN NOTES

3

4

1X6 TREX SOILD PLASTIC LUMBER 
BOLTED TO GALV STEEL FRAMES -
4" X 2" STEEL TUBES - MITER 
CORNERS AND GRIND ALL WELDS 
SMOOTH

MODULAR BRICK

PLAN

ELEVATION

14' - 0"

11
' -

 8
"

6" CONC. FILLED STEEL 
BOLLARD - PAINTED

8" CMU FILLED SOLID

3' - 6" 5' - 8"

12' - 0" CLEAR

2"X4" STEEL TUBE FRAME -PAINTED

6"X6" STEEL TUBE - PAINTED

PIVOT  (WELDED) - PAINTED

6'
 - 

8"
 (S

EE
 S

EC
TI

O
N

)

6"X6" STEEL TUBE -
PAINTED

9"

SEE CIVIL PLANS FOR 
APRON DIMENSIONS

8" 3,000 PSI CONCRETE 
WITH 4/4 W.W.M. -
BROOM FINISH

1D
/A

00
1

MASONRY SCREEN WALL

NEW 6'-8" HIGH X 10'-0" WIDE 
PLASTIC LUMBER WITH GALV. 
STEEL FRAMES AND LOCKING 
GATE HARDWARE.

A001

3D

5E
/A

00
1

7E
/A

00
1

MODULAR BRICK

8" CMU GROUTED SOLID

(2) #4 REBAR

#4 REBAR 
@ 48" O.C.

#4 REBAR WITH 
FOOTING DOWELS

1' 
- 4

"
6' 

- 8
"

1' - 8"

FINISH GRADE

CONC. FOOTING 

SECTION

EXPANSION MATERIAL

SOLID 8" CMU
1' 

- 0
"

CONT. SEALANTCONT. SEALANT

1' - 1 3/4"

3 
1/

4"

SOLID CAP CMU BLOCK WITH 
DRIP EDGE PAINTED; REFER TO 
SPECIFICATIONS; COLOR 
SELECTED BY ARCHITECT

1 1/2" CONT. SEALANT
SO

LD
IER

 C
OU

RS
E

2' 
- 8

"

8" RIGID CONCRETE (4,500 PSI). 
REINFORCE SLAB W/ #5 @ 12" 
OC EACH WAY

EXISTING 
SURFACE 
MAT

1/2" EXP JT MATERIAL 
RECESS AND SEAL

SLOPE FOR STABILITY

2"
  C

LE
AR

#5 CONT

6" DIA. SCHED. 40
GALV. STEEL PIPE. FILL SOLID 
WITH CONCRETE

CONCRETE FOOTING

SLOPE AWAY FROM POST

EXISTING GRADE CONDITIONS

2'
 - 

0"

1' - 6"

1'
 - 

0"
3'

 - 
0"

REINFORCED CONCRETE 
SLAB; REFER TO 
STRUCTURAL DRAWINGS

FOR CONCRETE SLAB 
AND BACKFILL 
REQUIREMENT REFER TO 
STRUCTURAL DRAWINGS

PROVIDE ROUND CAP

6" STEEL PIPE PAINTED TO 
MATCH ENCLOSURE FILLED 
SOLID WITH CONCRETE 
FULL HEIGHT

11
"

4'
 - 

4"
1"

 TO STRUCTURAL

REFER
M

AT
C

H
 H

EI
G

H
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O
F 

D
U

M
PS

TE
R

 E
N

C
LO

SU
R

E

6'
 - 

8"

1/2" CONTINUOUS 
EXPANSION JOINT 
MATERIAL

CRUSHED STONE

1/4" = 1'-0"1A
DUMPSTER SCREEN PLAN AND ELEVATION

3/4" = 1'-0"1D
DUMPSTER SCREEN SECTION
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1" = 10'-0"3A
ARCHITECTURAL SITE PLAN

No. Description Date

2 REV 2 3/3/26

3 REV 3 3/6/26

4 REV 4 4/16/26

3/4" = 1'-0"7E
SLAB SECTION

1/2" = 1'-0"5E
SECTION @ EXTERIOR BOLLARD - 6"

1/2" = 1'-0"3D
TYPICAL GATE POST FOUNDATION
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1

A

B

1. 2

201

201

24' - 2"

12
' -

 4
"

5'
 - 

0"

5' - 0"

202

202

202

202

203 203 203 203

204 204

204

205 205

1
/8

" 
/ 
1

'-
0

"

1
/8

" 
/ 
1

'-
0

"

1/8" / 1'-0"

1/8" / 1'-0"

1
/2

" 
/ 
1

'-
0

"

206

206

206

206 206

9A

A310

7A

A310

5A

A310

3A

A310

1A

A310

210

19
' -

 6
"

31' - 4 1/4" 19' - 3 1/2" 31' - 4 1/4"

19
' -

 6
"

3' - 5"

3'
 - 

5"

3'
 - 

5"

3' - 5"

77' - 8"

47
' -

 8
"

12' - 7" 25' - 2" 24' - 4" 15' - 8"

82' - 0"

1. SEE MEP DRAWINGS FOR NEW ROOFTOP EQUIPMENT DEMOLITION AND  NEW ROOF TOP EQUIPMENT.

2. FOR TYPICAL REQUIRED CURB DETAILS REFER TO THIS SHEET
SEE STRUCTURAL DRAWINGS FOR SUPPORT OF ALL NEW ROOF CURBS.

3. FOR TYPICAL ROOF PENETRATION DETAILS, REFER TO THIS SHEET
ALL REQUIRED ROOF PENETRATION DETAILS ARE TO BE REVIEWED AND APPROVED BY ROOFING 
MANUFACTURER / SUPPLIER PRIOR TO INSTALLATION. CONTRACTOR TO VERIFY LOCATION OF 
REQUIRED ROOF PENETRATIONS PRIOR TO INSTALLATION OF ROOF. CONTRACTOR TO SUBMIT SHOP 
DRAWINGS OF MANUFACTURER'S ROOF DETAILS FOR ARCHITECT'S REVIEW.
CONTRACTOR SHALL COORDINATE LOCATION OF REQUIRED PENETRATIONS WITH BUILDING'S 
STRUCTURAL COMPONENTS.

4. ROOFING DETAILS TO COMPLY WITH LATEST ADDITION OF SMACNA

5. PROTECT EXISTING ROOF. GENERAL CONTRACTOR TO PROVIDE WALK MATS AROUND ROOFING 
EQUIPMENT AND CURBS.  MATS ARE TO BE CONTINUOUS FROM ROOF. ACCESS POINT TO EACH 
SERVICEABLE SIDE OF ROOFTOP EQUIPMENT.

6. COORDINATE SIZE OF ROOF CURBS TO MATCH  ROOFING MATERIAL THICKNESS OF NEW ROOF.

7. TAPERED INSULATION CRICKET INDICATED W/ STIPPLED HATCH PATTERN.

  

GENERAL ROOF NOTES

1. KEYNOTE NUMBERS THROUGHOUT THIS DRAWING SET ARE NOT NECESSARILY CONTIGUOUS. 

2. KEYNOTES THAT DO NOT APPEAR ON THE KEYNOTE SCHEDULE ON THIS PAGE MAY APPEAR 
ELSEWHERE IN THIS DRAWING SET.

KEYNOTE INFORMATION
TPO OVER 5/8" 
EXTERIOR SHEATHING

PARAPET WALL

TPO FLASHING PER MFR 

APPROPRIATE 
FASTENER 4' O.C. MAX

TPO COATED SCUPPER 
SLEEVE PER MFR

TPO COATED SCUPPER 
SLEEVE PER MFR

TPO COATED FLASHING 
PER MFR

TPO SYSTEM ON 
INSULATION AS 
SPECIFIED

WELD OR SEALANT 
PER MFR

WELD OR SEALANT PER 
MFR

TPO SCUPPER BASE
CUT AND BENT TO FORM
6" DRIP EDGE

WELD PER MFR

WEEPS AND FLASHING 
PER MFR

(2) 3/4" PT PLYWOOD 
BLOCKING

SEALANT PER MFR

APPROPRIATE 
FASTENER 4' O.C. MAX

PARAPET WALL STRUCTURE

WALL AND ROOF 
STRUCTURE

30# FELT

BREAK METAL 
FLASHING 2"

SEAM PLATES AND FASTENERS

SEALANT (IF REQUIRED FOR
THE SPECIFIC SYSTEM)

INSTALL COMPATIBLE SEALANT
OR TAPE BEHIND MEMBRANE

TERMINATION BAR FASTENED
WITH APPROPRIATE FASTENERS
APPROX. 12'' O.C.

INSTALL COMPRESSIBLE
ELASTOMERIC SEALANT OR
TAPE TO SPAN IRREGULARITIES

SHEET-METAL COUNTERFLASHING

INSTALL APPROPRIATE SEALANT
(E.G., POLYURETHANE) AND TOOL
TO FACILITATE WATER RUNOFF

FASTENERS

ADHERED MEMBRANE FLASHING

BONDING ADHESIVE

HOT-AIR-WELDED SEAM8'
' M

IN
IM

U
M

FL
AS

H
IN

G
 H

EI
G

H
T

MEMBRANE ROOFING OVER 1/2" 
RECOVERY BOARD ON
R-20 MIN. POLYISO RIGID INSULATION 
SLOPED
TO DRAIN (SEE ROOF PLAN)

TPO MEMBRANE 
ROOFING SYSTEM

CONDUCTOR 
HEAD

DOWNSPOUT

LOCKED SEAM

LOCKED AND 
SOLDERED, TYP.

CONT. 
SEALANT

(PT) WOOD BLOCKING AS 
REQUIRED

CONT. METAL CLEAT

ROOF SIDE 
FLANGE

SEE PARAPET 
COPING DETAIL 
ON SHEET A320

FLASHING

WALL

WALL AND ROOF STRUCTURE

W
AL

L 
SC

U
PP

ER

8"
 T

H
R

O
U

G
H

WOOD NAILER

PREFABRICATED METAL CURB

2 X 6 MIN. WOOD NAILER
ATTACHED TO SUBSTRATE-OVERALL
THICKNESS TO MATCH INSULATION

SEAM PLATES AND
FASTENERS-SEE NOTE 5

SEALANT (IF REQUIRED FOR
THE SPECIFIC SYSTEM)

BONDING ADHESIVE

HOT-AIR-WELDED SEAM

ROOFTOP EQUIPMENT FRAME

REMOVABLE SHEET-METAL
COUNTERFLASHING-
SEE NOTES 6 AND 7

GASKETED FASTENERS-MIN.
TWO FASTENERS PER SIDE

ADHERED MEMBRANE
FLASHING

PREFABRICATED CORNER
FLASHING PIECE AT EACH
CORNER

FASTENERS APPROX. 8" O.C.,
MIN. TWO PER SIDE

OPTION A:
CURB-BEARING
LOCATION FOR
HEAVYWEIGHT-
LOADING CONDITIONS

OPTION B:
CURB-BEARING LOCATION FOR
TYPICAL LOADING CONDITIONS

FL
AS

H
IN

G
 H

EI
G

H
T

8'
' M

IN
IM

U
M

EXISTING ROOF IS SINGLE PLY MEMBRANE.  PROVIDE CURB DETAILING 
AND MATERIALS COMPATIBLE WITH EXISTING ROOF INSTALLATION.

CONT. SEALANT / HEAT 
WELD AS REQ'D. BY 
MANUFACTURER

ROOFING MEMBRANE
SYSTEM AS SPECIFIED

PRE-MOLDED PRESSURE
SENSITIVE PIPE SEAL / BOOT

CONTINUOUS MASTIC

STAINLESS STEEL 
CLAMPING RING

CONTINUOUS MEMBRANE
FLASHING W/ SEALANT / HEAT 
WELD AS REQ'D. BY MFR.
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1/8" = 1'-0"1A
ROOF PLAN

KEYNOTES - NEW WORK
200 - ROOF & EXTERIOR

201 FABRIC CANOPY, ALUMINUM FRAME. BLACK CANVAS
202 8" ALUMINUM OVERHEAD SUPPORT CANOPY, BLACK POWDER COATED FINISH
203 DOWNSPOUT AND OVERFLOW SCUPPER. COLOR TO BE BLACK
204 PREFINISHED METAL COPING, COLOR TO MATCH CANOPIES, BLACK
205 PARAPET CANTILEVER ROOF
206 ROOF CRICKET, 1/4" SLOPE
210 ROOF ACCESS LADDER WITH SECURITY CAGE

#

1 1/2" = 1'-0"1
OVERFLOW SCUPPER

3/4" = 1'-0"2
ROOF DETAIL - PARAPET FLASHING AXON

1/8" = 1'-0"3
SECTION THROUGH WALL SCUPPER

1" = 1'-0"4
ROOF CURB AXON

3" = 1'-0"5
TYP. PIPE PENETRATION

No. Description Date
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FL01 - FIRST FLOOR

0"

1

T.O. LOW PARAPET

19' - 0"

1.2

9A

A310

7A

A310

5A

A310

TOW

12' - 4 1/2"

205 205204

201

201

202

202

631

631631

631

133132 132 132132

SF-1 SF-2

SF-3 SF-3

SF-2 SF-1

100C 100B

HIGH PARAPET

22' - 8"

10"
1' - 4"

10"

4"

2'
 - 

8"

4"

4.10.4 (D)(3) GLAZING REQ. (2'-10' BAND ONLY)
-AREA TOTAL: 645 SF
-GLAZING AREA: 443 SF
-PERCENTAGE (%) 68.7

MATERIAL % (TOTAL ELEVATION)
FIBER CEMENT 420 SF (35.4%)
BRICK 765 SF (64.6%)
TOTAL W/O GLAZING 1,185 SF

TOTAL W/ GLAZING 1,750 SF

8'
 - 

0"
2'

 - 
0"

3' - 0" 24' - 2" 3' - 0" 20' - 4" 3' - 0" 24' - 2" 3' - 0"

10
' -

 8
"

8"
8'

 - 
0"

2'
 - 

0"
8"

10
' -

 8
"

3'
 - 

10
"

4'
 - 

10
"

2'
 - 

0"
8"

2'
 - 

8"
8'

 - 
0"

220 220

1. NOTES

GENERAL ELEVATION NOTES

1. KEYNOTE NUMBERS THROUGHOUT THIS DRAWING SET ARE NOT NECESSARILY CONTIGUOUS. 

2. KEYNOTES THAT DO NOT APPEAR ON THE KEYNOTE SCHEDULE ON THIS PAGE MAY APPEAR 
ELSEWHERE IN THIS DRAWING SET.

KEYNOTE INFORMATION

BRICK TYPE  # 1 - ENDICOTT - DESERT IRONSPOT 
(MAIN) LIGHTW/ "KHAKI" MORTAR
              

BRICK TYPE  # 2 - ENDICOTT - GOLDEN BUFF
(ACCENT)             W/ "KHAKI" MORTAR

FIBER CEMENT PANEL SYSTEM
CLASSICAL WHITE (SW 2829)

MATERIAL LEGEND

FL01 - FIRST FLOOR

0"

1

T.O. LOW PARAPET

19' - 0"

1. 2

3A

A310

1A

A310

TOW

12' - 4 1/2"

205204202 203

201

203 203 203204205221 221 221 221 132132

HIGH PARAPET

22' - 8"

204

1'
 - 

10
"

1

1 1
1

1

MATERIAL % (TOTAL ELEVATION)
FIBER CEMENT 290 SF (19.7%)
BRICK 1,185 SF (80.3%)
TOTAL 1,475 SF

30' - 2" 20' - 4" 30' - 2"

1'
 - 

10
"

14
' -

 2
"

2'
 - 

8"

8'
 - 

0"
2'

 - 
0"

220 220 220

FL01 - FIRST FLOOR

0"

A B

T.O. LOW PARAPET

19' - 0"

TOW

12' - 4 1/2"

SF-1

205204133132 132 132132

631631631 631

13' - 4"

201 201

2'
 - 

8"
12

' -
 0

"

1'
 - 

4"1'
 - 

0"1'
 - 

8" HIGH PARAPET

22' - 8"

R
 7' - 10 1/8"

3

4.10.4 (D)(3) GLAZING REQ. (2'-10' BAND ONLY)
-AREA TOTAL: 508 SF
-GLAZING AREA: 200 SF
-PERCENTAGE (%) 39.3

MATERIAL % (TOTAL ELEVATION)
FIBER CEMENT 105 SF (10.4%)
BRICK 905 SF (89.6%)
TOTAL W/O GLAZING 1,010 SF

TOTAL W/ GLAZING 1,250 SF

SF-3SF-4

100D

35' - 4" 12' - 4" 3' - 0"

10
' -

 8
"

AW
N

IN
G

3'
 - 

10
"

4'
 - 

10
"

2'
 - 

0"
8"

5' - 10" 7' - 8" 8' - 6" 7' - 8" 6' - 8" 10' - 4" 4' - 0"
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0"
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 - 
0"

2'
 - 

8"
8'

 - 
0"

220220

FL01 - FIRST FLOOR

0"

AB

T.O. LOW PARAPET

19' - 0"

TOW

12' - 4 1/2"

SF-1

205 204 202133 132132132 132

631 631 631631

201

202202 202

HIGH PARAPET

22' - 8"

10"
1' - 4" 10"

10" 1' - 4" 10"

2'
 - 

8"
10

' -
 0

"
8"

1'
 - 

4"

1'
 - 
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 - 

0"

4"
1'

 - 
4"

2'
 - 

8"
12

' -
 0

"
4"

2'
 - 

8"
4"

100A

3

MATERIAL % (TOTAL ELEVATION)
FIBER CEMENT 105 SF (9.4%)
BRICK 1,010 SF (91.6%)
TOTAL W/O GLAZING 1,115 SF

TOTAL W/ GLAZING 1,250 SF

3' - 0" 12' - 4" 35' - 4"

8"
2'

 - 
0"

8'
 - 

0"
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' -

 8
"
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 - 
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Planning Staff Report 

I. EXECUTIVE SUMMARY

Reno and Lynn Rolle, owners of Barnyard Ventures, LLC and the subject property, have 

submitted a request for a Special Use Permit (SUP) to expand a nonconforming site in 

accordance with UDO Section 7.1.8. The property consists of an approximately 11,500-

square-foot, two-story building on ±1.43 acres, formerly operated as the JFR Barn 
steakhouse, which has remained vacant for over a decade. The site has since undergone 

approved site plan and Architectural Compliance Permit review to facilitate renovations 

and reestablishment as “Café Boku,” (though recently the applicant has been referring to 

the project by the former name “The Barn) including the addition of Mercedes EV charging 

stations as an accessory use. As renovations have progressed, the applicant now proposes 

to expand the site’s function beyond a traditional restaurant use to include an event 

center/venue with associated outdoor gathering spaces and a stage. 

The request includes several site and structural improvements associated with the 

proposed expansion, including the addition of an event center use; installation of a 

custom-painted 40-foot CONEX container for use as an art installation and storage; 

construction of two (2) 26-foot by 60-foot pole barns to support outdoor dining and 

gathering areas within the rear “Barnyard” portion of the site; relocation of the Fire 

Department Connection (FDC) outside of the fenced service area along Shaw Avenue to 

improve emergency access; comprehensive landscaping enhancements throughout the 

site, particularly within the Barnyard area, including fire pits, a water feature, and 

associated hardscape elements; installation of an eight (8) foot tall privacy fence around 

the rear Barnyard area to match existing fencing and provide screening, security, and noise 

attenuation; modification of a previously approved cement patio to a wood-framed deck 

of equal or improved design; addition of a steel staircase on the north elevation to provide 

compliant second-floor egress; and connection to a new sewer line along Luther Avenue 

with written authorization from the adjacent property owner. 

The applicant has been able to secure parking agreements with neighboring business and 

staff fully supports this expansion.  

The subject property is identified as PARID 00046498 and is located at 305 Rothney. 

To: Reagan Parsons 

From: Gene Ruiz, Planner II 

Date: May 12, 2026 

Item: File # SU-01-26 Review of a Special Use Permit (SUP) for 305 

Rothney (fka “The Barn”) 
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II. PLANNING BOARD ACTION 

Mrs. Monica Brickey made a motion to adopt the Planning Board’s transmission to the 

Town Council following the April 19, 2025 Preliminary Forum for Special Use Permit 

Application SU-01-26. The motion reflected that no outstanding issues or concerns were 

identified for Town Council consideration. 

 
The motion carried unanimously, 6–0. 

 

III. PROJECT INFORMATION 

  

A. Property Owner: 

Barnyard Ventures, LLC 

 

B. Applicant & Authorized Agent: 

Reno and Lynn Rolle 

 

C. Subject Property Description: 

The subject property is located 305 Rothney Ave. formally known as The JFR Barn 

Steakhouse 

 

D. Current Zoning: General Business (GB) 

Overlays: Urban Village Highway Corridor Overlay  
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Figure 1: Vicinity Aerial Image Conditions 

 
 

Figure 2: Vicinity Zoning Map 
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Figure 3: Drone overhead facing N. West 

 
 

Figure 4: “Café Boku” (ZP-20-24) 
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Figure 5: Café Boku EV Charging Station (ZP-17-25) 
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IV. STAFF REVIEW  

 

A. Application Review Dates 

• Special Use Permit Amendment Application Submitted: February 27, 2026 

• Application Deemed Complete: March 23,2026 

• Notice of March 19, 2026, Planning Board Meeting: 

o Posted On-site: April 1, 2026 

o Mailed: April 1, 2026 

o Internet: March 26, 2026 
o Published: April 8, and April 15, 2026 

• Planning Board Preliminary Forum: April 23, 2026 

• Town Council Evidentiary Hearing: May 12, 2026 

 

B. Process and Standards for Review  

The procedures for the review and approval of a Special Use Permit amendment, per UDO §2.21, 

establish a process and standards to approve certain uses that, because of unique characteristics 
or potential impacts on adjacent land uses, are not permitted in zoning districts as a matter of 

right. Special Use Permit Criteria, UDO §2.21.6 (A-F) apply to the review of this amendment to 

an existing Special Use Permit. 

 

C. Applicable Criteria for Review 

A Special Use Permit (SUP) provides a discretionary review process for uses that may have unique 

characteristics or potential impacts on surrounding properties and are therefore not permitted 

by right. Approval is not guaranteed and must be justified by the applicant on a case-by-case basis. 

To receive a SUP, the applicant must demonstrate that the proposed use complies with all 

applicable zoning and supplemental regulations, is compatible with the surrounding neighborhood, 

and will not negatively impact adjacent properties or future development. Staff analysis of how 

the application addresses these six (6) criteria per UDO §2.21.6 (A-F) and §7.1.8(B) (1-8) 

begins below: 

 

Special Use Permit - UDO §2.21.6 (A-F) 

 

A. The proposed special use shall comply with all regulations of the applicable zoning 

district and any applicable supplemental use regulations; 

This parcel is zoned General Business (GB) and is located within the Urban Highway Corridor 

Overlay. The proposed additional land use is permitted; however, the expansion triggers 

additional parking requirements. 

 

The expansion includes approximately 5,500 square feet of second-story floor area and two 

outdoor pole barns totaling approximately 3,120 square feet. Based on the proposed uses, 

130 parking spaces are required. Pursuant to UDO §2.46(D), the Planning Director approved 

a 26-space administrative reduction, resulting in a requirement of 104 spaces. 

 

The site provides 74 spaces, creating a 30-space deficit. As of May 6, 2026, the applicant has 

secured parking agreements with the Veterans Motorcycle Club (40 spaces) and Our Savior 

Lutheran Church (150 spaces). These agreements exceed the required deficit and adequately 
address the parking demand associated with the proposed expansion of the nonconformity. 
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The proposed CONEX container meets applicable setback requirements. Staff recommends 

a condition of approval requiring the container to be fully screened from public rights-of-way 

and adjoining properties. The applicant has indicated agreement with this condition. 

 

At this time, no additional zoning concerns have been identified, subject to resolution of the 

outstanding parking deficiency through executed parking agreements acceptable to the Town. 

 

B. The proposed special use shall conform to the character of the neighborhood in 

which it is located and not injure the use and enjoyment of property in the 

immediate vicinity for the purposes already permitted; 

The subject property is designated in the Southern Pines 2040 Comprehensive Plan as an 

Employment Center across all applicable mapping frameworks, including the General 

Framework Map (Area to Enhance), the Conservation and Development Map (Suburban 

Settlements), and the Character District Map (Neighborhood Commercial). Collectively, 

these designations support a development pattern that encourages commercial, civic, and 
institutional uses intended to serve the surrounding community. 

 

Consistent with this adopted policy guidance, the proposed special use is compatible with the 

existing and planned character of the area, which anticipates a mix of neighborhood-serving 

commercial and civic activity. The request does not introduce a use that is out of character 

with the surrounding context; rather, it reinforces the intended development pattern and 

contributes to the activation of the corridor in a manner consistent with the Town’s long-

range planning objectives. 

 

In addition, the applicant is proposing site improvements, including relocation of the Fire 

Department Connection (FDC) along Shaw Avenue, which will improve emergency vehicle 

access and functionality without encroaching into the fenced service area. 

 

Based on the information provided, the proposed use is not expected to materially injure the 

use and enjoyment of nearby properties for uses already permitted, but instead supports the 

orderly development of a cohesive, service-oriented neighborhood environment. 

 

C. Adequate public facilities shall be provided as set forth herein; 

The subject property is adequately served by existing public utilities, including available water 

service along Shaw Avenue and sanitary sewer infrastructure along Rothney Avenue. The 

applicant has indicated an intent to connect to the utility improvements currently being 

installed by the adjoining property owner to the north, Trophy Properties, in order to 

enhance service capacity and support the proposed development. Based on the availability of 

these public utility services, staff finds that adequate public facilities can be provided to serve 

the proposed special use, subject to all applicable utility connection approvals and permits. 

 

D. The proposed use shall not impede the orderly Development and improvement 

of surrounding property for uses permitted within the zoning district or 

substantially diminish or impair the property values within the Neighborhood; 

No expert testimony was submitted addressing orderly development nor impact of property 
values within the neighborhood. 
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E. The establishment, maintenance, or operation of the proposed use shall not be 

detrimental to or endanger the public health, safety, comfort or general welfare; 

No health, safety, comfort, or general welfare impacts have been identified by staff. 

 

F. The public interest and welfare supporting the proposed use shall be sufficient to 

outweigh individual interests that are adversely affected by the establishment of 

the proposed use.  

With executed off-site parking agreements now in place and sufficient to meet the identified 

parking demand, staff finds that the proposed use will not materially endanger the public health 

or safety and will not substantially injure the value of adjoining or abutting property, in 

accordance with UDO §2.21.6(A) and (B). 

 

The property has historically operated as a restaurant with access to parking capacity 

exceeding 100 spaces and has functioned at a similar level of intensity. The proposed 
expansion represents reinvestment in an existing commercial site rather than the introduction 

of a new impact-generating use, and is consistent with the character of the surrounding area, 

satisfying UDO §2.21.6(C) and (D). 

 

With adequate parking secured and subject to compliance with all conditions of approval, the 

proposed special use will not materially impede the normal and orderly development of the 

surrounding area and is consistent with the Town’s adopted plans, including the 

Comprehensive Plan, thereby meeting UDO §2.21.6(E) and (F). 

 

Additional Criteria for Expansion of Non-Conformity - UDO §7.1.8(B) (1-8) 

1. The termination of such non-conformity will result in unnecessary hardship; 

The narrative states the property contains a long-vacant former restaurant building that has 

remained blighted for over a decade. The applicant proposes adaptive reuse of an existing two-

story commercial structure rather than demolition or abandonment. A reasonable argument 

can be made that strict elimination of the existing nonconforming conditions could impede 

practical reinvestment and reuse of the property. 

 

Important Note: This should not be framed as financial hardship alone. The hardship should 

focus on the existing site layout, historic building configuration, and practical limitations of 

retrofitting an older developed parcel. 

 

2. The continuation of the non-conformity will not be contrary to the public interest; 

The continuation of the existing nonconformity, subject to compliance with all applicable 

regulations and conditions of approval, will not be contrary to the public interest. The applicant 

is proposing to rehabilitate a long-blighted property and reactivate a commercial site that has 

remained vacant for an extended period. The proposed improvements include reinvestment 

in the structure, upgraded utilities, enhanced fire access, and the establishment of dining and 

event space that will return the property to productive use. In addition, the project is expected 

to generate economic activity, support local employment opportunities, and improve the 

overall appearance and functionality of the site. Collectively, these factors support a finding 
that continuation of the nonconformity is consistent with and beneficial to the broader public 
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interest. 

 

3. The continuation of the non-conformity will not substantially or permanently 

injure the appropriate use of adjacent conforming property in the same district; 

The continuation of the existing nonconformity will not substantially or permanently injure the 

appropriate use of adjacent conforming property in the same district. The applicant has made 

significant site improvements, including added green space, upgraded building systems, roof 

and façade repairs, new windows and shutters, enhanced buffers, and a new landscaping plan. 

These improvements improve the appearance of the property, strengthen compatibility with 

surrounding development, and complement the adjacent office use to the north. 

In addition, these upgrades help mitigate potential external impacts such as parking, noise, 

lighting, and operational activity. Accordingly, the proposed continuation of the nonconformity 

is not expected to impair neighboring conforming properties. 

 

4. The use will be in harmony with the spirit and purpose of these regulations and 
the Comprehensive Plan goals, objectives, and policies; 

The proposed use will be in harmony with the spirit and purpose of these regulations and the 

goals, objectives, and policies of the Comprehensive Plan. The applicant is proposing the 

adaptive reuse of an existing building, reinvestment in an underutilized property, and the 

creation of commercial activity and community gathering space. These outcomes support 

economic vitality, redevelopment, and productive reuse of existing commercial land, which are 

consistent with the intent of the zoning regulations and the broader objectives of the 

Comprehensive Plan. 

 

5. The plight of the Applicant for which the continuation of the non-conformity is 

sought is due to unique circumstances existing on the property and/or within the 

surrounding district; 

The plight of the applicant for which the continuation of the nonconformity is sought is due to 

unique circumstances existing on the property and within the surrounding district. The subject 

property is a previously developed site containing an older commercial building with an existing 

layout established under earlier regulatory standards. The site has also experienced a 

prolonged period of vacancy and blighted conditions. As part of the proposed redevelopment, 

the applicant is in the process of retrofitting the existing structure and site to meet modern 

requirements related to egress, utilities, fire access, and parking management. These 

circumstances are specific to the property itself and not the result of actions taken by the 

current applicant. 

 

6. The continuation of the non-conformity will not substantially weaken the general 

purposes of this UDO or the regulations established for the applicable zoning 

district; 

The continuation of the existing nonconformity will not substantially weaken the general 

purposes of this UDO or the regulations established for the applicable zoning district. The 

property remains located within a commercial zoning district, and the proposed use is 

commercial in nature and consistent with the intended character of the district. Provided that 

the applicable standards related to parking, screening, safety, and compatibility are maintained, 
the continuation of the nonconformity can be found consistent with the overall purpose and 
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regulatory framework of the UDO. 

 

7. The continuation of the non-conformity will not adversely affect the public health, 

safety, and welfare; and 

The applicant has conducted and extensive rehabilitation of an old commercial building that 

has been vacant for more than ten years. An is aware of noise occupancy, event operations 

fire compliance and traffic management still need to be reviewed.  

 

8. Mere financial hardship caused by the cost of meeting the requirements of the 

UDO does not constitute grounds for finding that compliance is not reasonably 

possible. 

The applicant has not claimed financial hardship to staff. 

 

Additional Criteria for Expansion of Commercial Non-Conformity - UDO §7.1.8(C) 

(1-5) 
1. The change or expansion is Compatible with the surrounding uses of land and is 

beneficial to the health, welfare and safety of the community; 

The proposed change or expansion is compatible with the surrounding pattern of land uses, 

which includes General Business development within the Highway Corridor and nearby 

residential areas identified in the Comprehensive Plan. The request represents an appropriate 

commercial expansion in a mixed-use context and, subject to applicable conditions, is 

expected to support the health, welfare, and safety of the community through reinvestment 

in the property and continued productive use of the site. 

 

2. All Non-Conforming Signs shall be brought into compliance with the 

requirements of this UDO; 

All nonconforming signs shall be brought into compliance with the requirements of the Unified 

Development Ordinance. The applicant has acknowledged this requirement and has indicated 

that any existing nonconforming signage will be updated or removed as necessary to achieve 

full compliance with current UDO sign standards prior to installation, replacement, or 

continued use as required. 

 

3. Unsightly or unsafe conditions on the site have been or will be mitigated pursuant 

to the Special Use Permit; 

The applicant has acknowledged the need to bring the property into compliance and has 

indicated a commitment to correcting existing unsightly or unsafe conditions through the 

proposed site improvements, renovations, and any additional requirements imposed as 

conditions of approval. These measures are intended to enhance the appearance, safety, and 

overall functionality of the property. 

 

4. Outdoor storage, displays or operations shall comply with the terms of this UDO; 

Outdoor storage, displays, or operations shall comply with the terms of the Unified 

Development Ordinance. The applicant has acknowledged this requirement and has agreed 

that any outdoor storage or operational areas will be properly screened so as not to be visible 

from adjacent sidewalks, streets, or public rights-of-way. Any outdoor displays or activities 
will be conducted in a manner consistent with all applicable UDO standards and any 
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conditions of approval. 

 

5. The expansion does not increase the degree of non-conformity of the property 

due to the Setback, height, parking or landscaping requirements of this UDO. 

The proposed expansion does not increase the degree of nonconformity of the property with 

respect to setback, height, parking, or landscaping requirements of the Unified Development 

Ordinance, subject to the applicant securing the necessary parking arrangements. While the 

addition of the venue use may increase site intensity, the applicant has proposed mitigation 

through shared parking agreements with neighboring businesses and the availability of nearby 

on-street public parking. Any such parking resources are not exclusive to the site and must 

function within the broader shared parking environment. Continued coordination with 

adjacent property owners and compliance with all approved parking conditions will be 

necessary to ensure the expansion does not create a greater degree of nonconformity. 

 

V. AGENCY REVIEW AND COMENTS  
A request for comments from agencies was emailed on March 26, 2026, to representatives of the 

Town of Southern Pines Engineering, Streets, Utilities, Fire and Recreation & Parks Departments 

as well as representatives of the North Carolina Department of Transportation (NC DOT), U.S. 

Fish and Wildlife Service and the Regional Land Use Advisory Commission (RLUAC). There were 

responses of “no comment” from Duke Energy, the Moore County Economic Development 

Partnership, RLUAC, and USFWS. Any comments received after completion of this staff report 

will be shared during the evidentiary hearing. 

 

VI. STAFF RECOMMENDATION 

Staff recommends approval of the Special Use Permit to allow the expansion of a nonconforming 

site to include a restaurant with an accessory event venue, as the application is consistent with 

the criteria set forth in UDO §2.21.6. 

The applicant has secured shared parking agreements with the Veterans Motorcycle Club and 

Our Savior Lutheran Church, providing parking well in excess of the identified deficit. These 

agreements adequately address parking demand associated with scheduled events and support 

compatibility with surrounding properties. 

The proposed expansion represents reinvestment in an existing commercial site and does not 

preclude future development of neighborhood-serving civic, retail, or institutional uses envisioned 

for the area. With adequate parking secured and subject to compliance with all applicable 

conditions, the request is not expected to adversely impact public health, safety, or welfare. 

Pursuant to UDO §2.27.7, Town Council may impose reasonable conditions as necessary to 

ensure continued compliance and to protect the public health, safety, and welfare. 

 

VII. ATTACHMENTS  

The following materials have been provided as attachments to this staff report: 

1. Application 

2. Narrative 

3. Site Plan 
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Additional documents related to this application including, but not limited to: application, property deeds, 

Authorization of Agent forms, email correspondence, meeting minutes, and adjacent property notification 

records are on file in the Town of Southern Pines Planning Office and available for public inspections 

during normal business hours. 

 

VIII. TOWN COUNCIL ACTION 

 

To either approve or deny a Special Use Permit application to expand a non-conforming lot, the Town 

Council shall make findings of fact and conclusions to the applicable standards. Approval of the request 

will result in the expansion of a non-conforming site by allowing the subject property to continue without 

a principal use and permit a new accessory structure on the property. Pursuant to UDO §2.27.7, in 

approving any special use permit, the Town Council may impose such reasonable standards, conditions, 

or requirements as it may deem necessary to protect the public health, safety and welfare.  

 
The Town Council shall first vote on whether the application is complete and whether the facts presented 

are relevant to the case.  The Town Council shall then vote on whether the application complies with the 

criteria as set forth in §2.21.6(A-F) Criteria for a Special Use Permit as well as additional criteria for 

expansion of a non-conformity. The Town Council may choose among the following motions or any 

alternative at their discretion. 

 

I move to: 

 

1. Adopt Attachment One of the staff report, as drafted, as Findings of Fact for SU-01-26. 

 

-OR-  

 

2.   Adopt Attachment One of the staff report as Findings of Fact for SU-01-26, with the following 

changes: 

____________________________________________________________ 

 

Next, the Town Council shall vote on whether to approve, deny, or approve with conditions the proposed Special 

Use Permit. The Town Council may choose one of the following motions, or any alternative they wish. 

 

I move to: 

 

1. Approve the Special Use Permit for SU-01-26 with the following conditions: 

1. No more than one (1) 40-foot CONEX container shall be permitted on the subject 

property as part of this Special Use Permit approval. The container shall comply with 

the standards of UDO §5.3.2(E), shall remain outside all required setbacks, and shall 

be fully screened from adjacent public rights-of-way and adjoining properties through 

fencing and landscaping approved by the Planning Department. All required screening 

shall be installed prior to operation of the approved event venue use and shall be 

maintained in perpetuity. 

 
2. The approved event venue and expanded restaurant use shall maintain a minimum of 
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104 parking spaces in accordance with the approved administrative parking reduction 

under UDO §2.46(D). The property owner shall maintain valid off-site parking 

agreements sufficient to address the identified parking deficiency associated with the 

expanded nonconforming use and to accommodate parking demand during special 

events and periods of increased occupancy. At a minimum, the executed parking 

agreements with the Veterans Motorcycle Club and Our Savior Lutheran Church shall 

remain in full force and effect for the duration of the approved use, or equivalent 

agreements shall be provided. Any lapse, termination, or reduction in the approved 

off-site parking arrangements resulting in noncompliance with the required parking 

count shall constitute a violation of this Special Use Permit unless otherwise approved 

by the Town and may result in enforcement action, including revocation of the permit. 

 

3. The approved two (2) 26-foot by 60-foot pole barns located within the rear 

“Barnyard” area shall be limited to outdoor dining, gathering, and relaxation activities 

accessory to the approved restaurant and event venue use. The structures shall 
comply with all applicable standards of the Unified Development Ordinance, including 

required setback, height, and building code requirements. The pole barns shall remain 

outside all required setbacks for the General Business (GB) zoning district and Urban 

Highway Corridor Overlay for the duration of the approved use. 

 

4. The approved eight (8) foot tall privacy fence associated with the rear “Barnyard” area 

shall be limited to the interior portions of the site and shall be designed to provide 

screening, security, and noise attenuation for the approved outdoor activity areas. Any 

portion of the fence located along the exterior perimeter of the property shall not 

exceed six (6) feet in height in accordance with applicable Unified Development 

Ordinance standards. Additional landscaping and vegetation may be utilized to 

supplement screening and achieve the intended buffering effect along the property 

perimeter, subject to Planning Department approval. 

 

-OR- 

 

2. Approve the Special Use Permit for SU-01-26 with the following changes or conditions: 

 

-OR- 

 

3. Deny the Special Use Permit for SU-01-26. 
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ATTACHMENT ONE 

Draft Finding of Fact 

Case Number SU-01-26 

 

FINDINGS OF FACT 

 

1. The Town Council finds that the application is complete and that the facts submitted are relevant to 

the case because the request for Special Use Permit approval for expansion of a non-conformity has 

fully met the specified submittal requirements as required in the Town of Southern Pines UDO 

Appendices, the applicants have submitted adequate evidence addressing criteria for a Special Use 

Permit, and the evidence submitted was sworn testimony by qualified experts or provided through 

substantiated documentation. 

 

2. The Town Council finds that the Special Use Permit application complies with the criteria of UDO 

§2.21.6 (A-F). Specifically, in that: 
 

A. The Town Council finds that the proposed special use complies with the applicable regulations 

of the General Business (GB) zoning district and the Urban Highway Corridor Overlay. The 

proposed expansion includes additional floor area and outdoor gathering spaces which increase 

parking demand; however, the applicant has secured executed off-site parking agreements with 

the Veterans Motorcycle Club and Our Savior Lutheran Church sufficient to address the 

identified parking deficiency. The proposed CONEX container meets applicable setback 

requirements and will be screened in accordance with conditions of approval.  

B. The Town Council finds that the proposed special use conforms to the character of the 

surrounding neighborhood and will not injure the use and enjoyment of nearby properties. The 

subject property is designated as an Employment Center and Neighborhood Commercial area 

within the Southern Pines 2040 Comprehensive Plan, which supports neighborhood-serving 

commercial, civic, and institutional uses. The proposed expansion is consistent with the existing 

development pattern and includes site improvements that enhance the functionality and 

appearance of the property.  

C. The Town Council finds that adequate public facilities are available to serve the proposed special 

use, including existing public water and sewer infrastructure. The applicant has indicated 

coordination with adjacent utility improvements to support the proposed development.  

D. The Town Council finds that the proposed use will not impede the orderly development of 

surrounding properties or substantially diminish nearby property values. No expert testimony 

was presented indicating adverse impacts to surrounding development patterns or property 

values.  

E. The Town Council finds that the establishment, maintenance, and operation of the proposed use 

will not be detrimental to the public health, safety, comfort, or general welfare. Staff identified no 

adverse impacts related to health, safety, or general welfare associated with the proposed use.  

F. The Town Council finds that the public interest and welfare supporting the proposed use 

outweigh any individual interests adversely affected by the request. The proposal represents 

reinvestment into an existing commercial property, is consistent with the Comprehensive Plan, 

and, with executed off-site parking agreements in place, will not materially impair surrounding 

properties or the orderly development of the area. 
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3. The Town Council finds that the Special Use Permit application complies with the additional criteria 

for expansion of a non-conformity found in UDO §7.1.8(B)(1-8). Specifically, in that: 

 

1. The Town Council finds that requiring the termination of the existing nonconformity would result 

in an unnecessary hardship due to the unique circumstances associated with the existing site 

layout, historic building configuration, and practical limitations of retrofitting an older developed 

commercial property. The subject property contains a long-vacant former restaurant building 

that has remained underutilized and blighted for more than a decade. The applicant proposes the 

adaptive reuse and rehabilitation of the existing structure rather than demolition or 

abandonment, thereby supporting the productive reinvestment of the property.  

2. The Town Council finds that the continuation of the existing nonconformity will not be contrary 

to the public interest. The applicant proposes substantial reinvestment into the property through 

building rehabilitation, upgraded utilities, enhanced fire access, site improvements, landscaping, 

and the establishment of expanded dining and event space. The redevelopment will reactivate a 

previously vacant commercial site, improve the overall appearance and functionality of the 
corridor, and contribute to local economic activity and employment opportunities.  

3. The Town Council finds that the continuation of the existing nonconformity will not substantially 

or permanently injure the appropriate use of adjacent conforming properties within the same 

district. The applicant has completed and proposed numerous site improvements, including 

upgraded landscaping, additional green space, façade enhancements, new windows and shutters, 

roof repairs, and enhanced buffering and screening elements. These improvements improve 

compatibility with surrounding development patterns and help mitigate potential impacts related 

to noise, lighting, parking, and operational activity.  

4. The Town Council finds that the proposed use is in harmony with the spirit and purpose of the 

UDO and the goals, objectives, and policies of the Town of Southern Pines Comprehensive Plan. 

The adaptive reuse of the existing structure and reinvestment into an underutilized commercial 

property supports economic vitality, redevelopment, and the productive reuse of existing 

developed land while providing a community-oriented gathering space consistent with the 

character of the corridor.  

5. The Town Council finds that the plight of the applicant for which the continuation of the 

nonconformity is sought is due to unique circumstances existing on the property and within the 

surrounding district. The property contains an older commercial structure and site layout 

established under previous regulatory standards and has experienced prolonged vacancy and 

deterioration. The proposed redevelopment requires retrofitting the existing building and site to 

address modern requirements related to utilities, egress, fire access, and parking management. 

These conditions are unique to the property itself and are not self-created by the applicant.  

6. The Town Council finds that the continuation of the existing nonconformity will not substantially 

weaken the general purposes of the UDO or the regulations established for the applicable zoning 

district. The subject property remains located within a commercial zoning district, and the 

proposed use remains commercial in nature and generally consistent with the intended character 

of the area. The proposed improvements and compliance with applicable conditions related to 

screening, parking, compatibility, and safety further support consistency with the intent and 

regulatory framework of the UDO.  

7. The Town Council finds that the continuation of the existing nonconformity will not adversely 

affect the public health, safety, or welfare. The applicant has undertaken substantial rehabilitation 
of a previously vacant commercial building and proposes additional improvements intended to 
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support safe operation of the site, including fire access upgrades, code-compliant egress 

improvements, utility upgrades, and site management measures. The use will remain subject to 

all applicable building, fire, and operational requirements.  

8. The Town Council finds that the request for continuation and expansion of the nonconformity 

is not based upon mere financial hardship associated with meeting UDO requirements. The 

applicant has not asserted financial hardship as justification for the request, and the findings are 

instead based upon the existing physical conditions of the property, the historic site configuration, 

and the practical limitations associated with adaptive reuse of the structure. 

 

4. The Town Council finds that the Special Use Permit application complies with the additional criteria 

for expansion of a commercial non-conformity found in UDO §7.1.8(C)(1-5). Specifically, in that: 

 

1. The Town Council finds that the proposed expansion is compatible with the surrounding pattern 

of commercial and mixed-use development and is beneficial to the health, welfare, and safety of 

the community through the continued reinvestment and productive reuse of the property. 
2. The Town Council finds that all nonconforming signage associated with the property shall be 

brought into compliance with the requirements of the Unified Development Ordinance, and the 

applicant has acknowledged compliance with all applicable sign regulations. 

3. The Town Council finds that existing unsightly or unsafe conditions on the property will be 

mitigated through the proposed renovations, site improvements, landscaping, and conditions of 

approval associated with the Special Use Permit. 

4. The Town Council finds that any outdoor storage, display, or operational areas associated with 

the proposed use will comply with the requirements of the Unified Development Ordinance and 

will be adequately screened from adjacent streets and public rights-of-way. 

5. The Town Council finds that the proposed expansion does not increase the degree of 

nonconformity related to setback, height, parking, or landscaping requirements of the Unified 

Development Ordinance. The applicant has secured shared parking agreements and proposed 

mitigation measures sufficient to address the increased parking demand associated with the 

expanded use. 
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Writen Narra�ve for Special Use Permit Applica�on 

 

 

Property Address: 305 Rothney Avenue, Southern Pines, NC 28387 

PIN: 8571-00-86-0036 

Zoning District: GB - General Business 

Applicant: Barn Yard Ventures, LLC/Reno & Lynn Rolle 

Project Overview 

The applicant proposes to renovate and reac�vate a long-vacant 11,500-square-foot, two-story 
building on approximately 1.43 acres, previously the iconic JFR Barn steakhouse (Moore 
County's largest by sea�ng capacity) from 1974 un�l its closure around 2012. The property has 
remained blighted and an eyesore for over a decade. Phase 1 focuses on interior renova�ons to 
the first floor for a restaurant/event center featuring a superfood-infused cafe offering ultra-
healthy pizza, drinks, cocktails, beer, wine, and other food/beverage op�ons. Major systems 
(HVAC, electrical, plumbing) are being fully updated or replaced to meet current codes. 

The use will operate as both a restaurant for daily dining and an event center for private par�es, 
weddings, markets, holiday fes�vals, and similar gatherings. Phase 2 will ac�vate the second 
floor for expanded event and dining capacity. 

Key elements requiring the Special Use Permit include: 

 • A custom-painted/decorated 40' Connex container as a dynamic art installa�on 
featuring the work of local ar�sts, and storage for event furniture/equipment, not visible to any 
neighbors or from any road. 

 • Two 26'x60' pole barns for shaded/sheltered outdoor dining and relaxa�on in the 
rear "Barnyard" area. 

 • Reloca�on of the Fire Department Connec�on (FDC) point outside the fenced 
service area along Shaw Avenue for improved fire access. 

 • Comprehensive landscaping updates throughout the property, with special focus 
on the outdoor "Barnyard" (rear por�on of the site) featuring the pole barns, three fire pits, a 
water feature, and other hardscape elements. 

 • Modifica�on of the previously approved cement pa�o on the south end of the 
building to a wood-framed deck (with equivalent or improved design standards). 
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 • Addi�on of an exterior staircase on the north end of the building to service an 
exis�ng second-floor exit door, providing compliant exterior egress. 

 • Tie-in to a new sewer line along Luther Avenue (with writen permission from 
Trophy Point Proper�es IV, LLC owner John Pandich). 

The site provides 65 on-site parking spaces (excluding any EV charging spaces). A writen 
agreement is pending with the Veterans Motorcycle Club (360 Shaw Avenue) to provide up to 
30 overflow parking spaces. We are also in ac�ve discussions with both Grace Church and Our 
Savior Lutheran Church for formal writen agreements to u�lize up to 50 spaces at each church 
(totaling up to 100 spaces) in their ample parking lots for addi�onal overflow during special 
events and, upon ac�va�on of Phase 2 (second floor), to provide the necessary addi�onal 
capacity. While on-street parking should easily sa�sfy any overflow demands, these agreements 
should be finalized well before the Town Council hearing on May 12, 2026.  

To meet parking requirements transparently: 

 • Rou�ne restaurant opera�ons will be served by the 65 on-site spaces. 

 • The addi�on of outdoor sea�ng in the pole barns requires an addi�onal 26 
spaces per Town standards; this will be addressed through on-street parking (a minimum of 30 
spaces available on Rothney Avenue and 10 on Shaw Avenue, subject to approval by the Fire 
Marshal and Public Works), and the pending  Veterans Motorcycle Club agreement (up to 30 
spaces). 

 • For Phase 2 (second-floor ac�va�on) and larger special events, the proposed 
agreements with Grace Church and Our Savior Lutheran Church will provide up to 100 
addi�onal spaces (50 at each church), supplemented by on-street op�ons (Rothney and Shaw), 
the pending Veterans Motorcycle Club agreement, and poten�al valet service during high-
demand events. 

These arrangements would ensure full compliance with UDO parking standards and minimize 
neighborhood impacts. Sealed engineering drawings for the interior renova�ons and prior 
landscape/site plans were previously approved by the Town. Updated sealed engineer drawings 
and ar�st renderings for the pole barns, along with details for the proposed deck modifica�on 
and exterior staircase, will be submited with this applica�on. The "Barnyard" enhancements 
are located en�rely in the rear of the property and are not visible from any frontage roads 
(Rothney Avenue, Shaw Avenue, or Luther Avenue), ensuring they remain screened from public 
view and neighboring streets. The exterior staircase is a func�onal addi�on on the north end for 
safety/egress. This project revives a historic community landmark into a modern, welcoming 
gathering place (as detailed on thebarnsp.com). 
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The narra�ve below demonstrates compliance with UDO §2.21.7 criteria: 

(A) The proposed special use shall comply with all regula�ons of the applicable zoning district 
and any applicable supplemental use regula�ons. 

The property is zoned GB (General Business), which permits restaurants, event centers, outdoor 
dining, accessory structures, and similar commercial uses (subject to any supplemental 
standards). The proposed restaurant/event center use aligns with the GB district's intent for 
business and commercial ac�vi�es. The Connex container (as ar�s�c/storage only visible to 
patrons), pole barns (as open-sided shaded structures for outdoor use), FDC reloca�on, 
landscaping enhancements, sewer �e-in, wood-framed deck modifica�on, and exterior staircase 
(for compliant egress per building code standards) are accessory or site improvements. These 
comply with dimensional, setback, screening, and design standards (or seek relief only where 
necessary via this SUP). Parking is provided with 65 on-site spaces plus a pending agreement 
with the Veterans Motorcycle Club for up to 30 overflow spaces, pending agreements with 
Grace Church and Our Savior Lutheran Church for up to 50 spaces each (totaling 100 spaces for 
Phase 2/events), consistent with UDO allowances for satellite/shared parking, on-street credits 
(minimum 30 on Rothney Avenue and 10 on Shaw Avenue subject to approval, and 
phased/event accommoda�ons. Prior approved engineering drawings confirm base compliance 
for interior renova�ons, system updates (HVAC/electrical/plumbing), and core site work. 
Submited sealed drawings and renderings ensure engineering and structural compliance. 

(B) The proposed special use shall conform to the character of the neighborhood in which it is 
located and not injure the use and enjoyment of property in the immediate vicinity for the 
purposes already permited. 

The neighborhood features commercial and mixed uses near downtown Southern Pines, with 
compa�ble businesses (e.g., retail, dining). Revitalizing a vacant, blighted former restaurant 
enhances neighborhood character by elimina�ng an eyesore and restoring a historic dining hub. 
The "Barnyard" area—with pole barns (open-sided, agricultural-inspired design), custom-
painted Connex container (as func�onal art), fire pits, water feature, and landscaping—is 
located en�rely in the rear of the property and is not visible from any frontage roads or public 
rights-of-way. This rear placement, combined with natural screening and site buffers, ensures no 
visual intrusion or adverse impact on neighboring proper�es. The deck modifica�on maintains 
func�onal outdoor space without expanded footprint or impacts. The exterior staircase on the 
north end is a minimal, func�onal addi�on for egress and does not alter building character or 
viewshed. Parking is managed with 65 on-site spaces, pending Veterans Motorcycle Club 
agreement for 30 spaces, pending agreements with Grace Church and Our Savior Lutheran 
Church for up to 100 spaces total, on-street use (minimum 30 on Rothney and 10 on Shaw, 
subject to approvals, and poten�al valet—preven�ng any neighborhood parking disrup�on or 
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injury to nearby uses. No elements will generate excessive noise, light, or ac�vity beyond typical 
restaurant/event uses in the GB district. The project complements surrounding proper�es and 
supports the enjoyment of permited commercial ac�vi�es. 

(C) Adequate public facili�es shall be provided as set forth herein. 

Adequate facili�es are ensured: 

 • U�li�es: Full HVAC/electrical/plumbing upgrades; permited sewer �e-in to the 
new Luther Avenue line (with owner permission). 

 • Fire safety: Relocated FDC along Shaw Avenue improves emergency vehicle 
access without encroaching on the fenced service area. 

 • Parking/Traffic: 65 on-site spaces supplemented by a pending agreement with 
the Veterans Motorcycle Club for up to 30 spaces, pending agreements with Grace Church and 
Our Savior Lutheran Church for up to 50 spaces each (totaling 100 spaces for Phase 2/events), 
on-street parking (minimum 30 on Rothney Avenue and 10 on Shaw Avenue subject to Fire 
Marshal/Public Works approval, and poten�al valet service; traffic impacts remain minimal due 
to reuse of exis�ng site access and established paterns. 

 • Water/stormwater: Addressed in prior approved site plans; enhanced 
landscaping improves drainage and aesthe�cs. All public facili�es meet or exceed Town 
requirements. 

(D) The proposed use shall not impede the orderly development and improvement of 
surrounding property for uses permited within the zoning district or substan�ally diminish or 
impair the property values within the neighborhood. 

This redevelopment posi�vely impacts surrounding proper�es by removing blight and 
introducing a high-quality restaurant/event venue. The rear-only placement of the "Barnyard" 
enhancements ensures no aesthe�c or func�onal disrup�on to adjacent parcels or streetscapes. 
The exterior staircase is a safety-focused addi�on with minimal visual/func�onal impact. 
Aesthe�c upgrades (ar�s�c container, landscaped rear oasis, pole barns) increase overall site 
appeal without nega�ve effects. Parking is adequately addressed with on-site provision, a 
pending agreement with the Veterans Motorcycle Club (30 spaces at no cost), pending 
agreements with Grace Church and Our Savior Lutheran Church (up to 100 spaces total), on-
street options, and potential valet—avoiding overflow concerns. Property values are likely to 
benefit from the site's revitaliza�on and removal of a long-vacant eyesore. No impediments to 
permited GB uses (e.g., retail, offices, dining) are an�cipated. 

(E) The establishment, maintenance, or opera�on of the proposed use shall not be detrimental 
to or endanger the public health, safety, comfort or general welfare. 
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No detriments are an�cipated: 

 • Health/Safety: Updated building systems, improved FDC access, fire pits (with 
standard safeguards), and exterior staircase (providing compliant exterior egress from the 
second floor) ensure safety. 

 • Comfort/Welfare: Controlled opera�ons, rear placement of outdoor features 
(screened from public view), and landscaping buffers minimize any noise or light concerns. The 
project reuses an established site with no added traffic/safety hazards, and parking is managed 
via 65 on-site spaces plus pending agreements/on-street/valet op�ons. Overall, it removes a 
dangerous vacant structure, significantly improving public welfare. 

(F) The public interest and welfare suppor�ng the proposed use shall be sufficient to outweigh 
individual interests that are adversely affected by the establishment of the proposed use. 

Public benefits substan�ally outweigh any minimal or hypothe�cal impacts: 

 • Revitalizes a long-blighted property, restoring a community landmark and former 
dining des�na�on. 

 • Provides healthy dining op�ons, versa�le event space (private par�es, weddings, 
markets, fes�vals), and a shaded outdoor "Barnyard" oasis for residents and visitors. 

 • Enhances sustainability and wellness through though�ul site design. 

 • Aligns with the Town's Comprehensive Plan goals for economic vitality, 
community gathering spaces, and adap�ve reuse of underu�lized proper�es. 

 • Ensures parking adequacy with 65 on-site spaces, pending Veterans Motorcycle 
Club agreement for 30 spaces, pending agreements with Grace Church and Our Savior Lutheran 
Church for up to 100 spaces total, on-street use (minimum 30 on Rothney and 10 on Shaw, 
pending Town approval), and poten�al valet—minimizing community disrup�on. 

 • Generates high paying jobs, tax revenue, and posi�ve ac�vity in a high-visibility 
loca�on. Any individual concerns (e.g., occasional event ac�vity or parking) are mi�gated by 
ample on-site parking, neighbor agreements, opera�onal controls, and phased planning. The 
project serves broad public interest in blight removal and community enhancement. 

The applicant respec�ully requests approval of the Special Use Permit, subject to any 
reasonable condi�ons. We are available for ques�ons and will atend the Planning Board and 
Town Council hearings. 

Thank you for your considera�on. 
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Reno Rolle 

Date:4/15/2026 
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Planning Staff Report 

EXECUTIVE SUMMARY 

The applicant has submitted a Preliminary Development Plan (PDP) in accordance with 

Unified Development Ordinance (UDO) §2.18, which establishes the two-step review 

process for Planned Development (PD) districts, consisting of a Conceptual Development 

Plan (CDP) and a PDP. The CDP for this site (PD-08-21) was approved on September 29, 

2021, and this application represents a subsequent PDP stage of review. 

The proposed use, classified as LBCS 2117 – Automotive Repair and Maintenance 

(including tire sales), is permitted within the retail/office land use category identified for 

Phase 3 of the approved CDP. The site is also designated as a Retail Center and 

Community Activity Center in the 2040 Comprehensive Plan, supporting the 

appropriateness of the proposed use at this location. 

At the March 19, 2026 Preliminary Forum, the Planning Board identified several areas of 

non-compliance related to parking quantity, parking location, and building orientation, 

noting inconsistencies with the approved CDP and the UDO. The Board transmitted 

these concerns to the Town Council for further consideration. 

Following the Preliminary Forum, the applicant, Andrew Mueller with BL Companies, 

worked closely with staff to address all identified issues. The revised PDP reflects 

substantive changes to bring the project into full compliance with the approved CDP and 

all applicable UDO standards. These revisions include adjustments to parking quantity 

consistent with staff-supported thresholds, reconfiguration of parking to meet required 

placement standards, and correction of building orientation to align with frontage 

requirements along the future Northern Road. 

As revised, the proposal demonstrates consistency with the approved CDP, compliance 

with the applicable provisions of the UDO, and responsiveness to the Planning Board’s 

recommendations. Staff find the application to be compliant and suitable for consideration 

of approval by the Town Council. 

This application was continued from the April 14, 2026, Town Council regular meeting 

because only three members of the Town Council were present to vote. The applicant 

was informed of the circumstances and elected to continue the matter to the following 

Town Council meeting on May 12, 2026. 

To: Reagan Parsons, Town Manager 

From: Gene Ruiz, Planner II 

Date: May 12, 2026 

Item: PD-07-25 – Review of a Planned Development District Preliminary 

Development Plan (PDP) for Mavis Tire in Morganton Park South 
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I. PLANNING BOARD RECOMMENDATION 

 

On March 19, 2026, the Town of Southern Pines Planning Board held a Preliminary Forum 

on application PD-07-25. Planning staff provided an overview of the project and outlined 

the requested deviations in relation to the approved Conceptual Development Plan 

(CDP), PD-08-21, and the applicable provisions of the UDO. Following discussion, the 

Board identified several outstanding issues with the proposal. 

 

After deliberation, Monica Brickey made a motion, seconded by Jeremy Haskell, to 

transmit these issues to the Town Council, noting that the requested deviations were not 

consistent with the approved CDP PD-08-21 and did not comply with the applicable 

provisions of the UDO. The motion carried by a vote of 4-0. The Board’s findings and 

justifications are detailed in the Planning Board Resolution included in Attachment One 

of this staff report. 

 

Following the Preliminary Forum and in response to the Planning Board’s comments and 

recommendations, the applicant, Andrew Mueller with BL Companies, has revised the 

proposal to address the identified issues. The updated plans have been modified to meet 

town standards and demonstrate consistency with the approved CDP PD-08-21 and the 

applicable provisions of the UDO. 

 

II. PROJECT INFORMATION 

  

A. Property Owner: 

MSP Outlots, LLC 

 
B. Applicant & Authorized Agent: 

Kristen Morse, Mavis Tire and Andy Mueller, BL Companies 

 

C. Subject Property Description: 

The subject property is located in Lot 4 of Phase 4 of the Morganton Park South 

Planned Development 

 

D. Current Zoning: Planned Development (PD) 

Overlays: Planned Development. Urban Village Highway Corridor Overlay & 

Morganton Road Overlay 
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Figure 1: Vicinity Arial Image Conditions 

 

Figure 2: Vicinity Zoning Map 
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Figure 3: Site from Intersection of W. Morganton Road and Northern Rd. 

 

 

Figure 4: Portion of Major Subdivision Preliminary Plat (MAPP-04-24) 
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Figure 5: CDP Land-Uses (PD-08-21) 

 
 

Morganton Park South CDP 

PD-08-21 

Approved 9-29-2021 
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Figure 6: Proposed Plan Layout of Lot 4 (Full PDP Plan Attached to this Report) 
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III. STAFF REVIEW  

 

A. Application Review Dates 

• Conceptual Development Plan Approved: 29 September 2021 

• Approval of MAPP-04-24: 25 January 2025 

• Preliminary Development Plan Application Submitted: December 24, 2025 

• Application Deemed Complete: January 6, 2026 

• Application Continued: February 11, 2026 

o Comments Requested from Outside Agencies: January 30, 2026 

• Notice of March 19, 2026, Planning Board Meeting: 

o Posted On-site: February 25, 2026 

o Mailed: March 3, 2026 

o Internet: February 25, 2026 

o Published: January 30, and February 11, 2026 

• Notice of April 14, 2026, Town Council Meeting:  

o Mailed: March 23, 2026 

o Internet: March 20, 2026 

o Published: April 1, and April 8, 2026 

• Application Continued: April 14, 2026 

• Notice of May 12, 2026, Town Council Meeting:  

o Continued at request of the applicant on April 14, 2026. 

 

B. Process and Standards for Review  

Applications for a Planned Development District (PD) are reviewed in accordance with UDO 

§2.18. Creating a Planned Development District is a three-step process including Conceptual 

Development Plan (CDP), Preliminary Development Plan (PDP), and Final Development Plan 

(FDP). This application is for a PDP.   

 

C. Applicable Criteria for Review 
The criteria for review and approval of a PDP are found in Chapter 2, §2.18.5(H), of the Town 

of Southern Pines Unified Development Ordinance. The applicants have provided a narrative 

addressing the purpose of a Planned Development per UDO §2.18.5(A), and addressing the 

criteria for a PDP per UDO §2.18.5(H). Copies of the applicant’s narrative documents containing 

their descriptions of the project’s alignment with applicable criteria are attached to this staff 

report. Staff analysis of how the application addresses these four (4) criteria begins below: 

 

Preliminary Development Plan - UDO §2.18.5(H) 

1. The application demonstrates that it will achieve the purposes of the PD and this 

section. 

Pursuant to UDO §3.5.14 (PD – Planned Development), the Preliminary Development Plan 

(PDP) demonstrates consistency with the stated purposes of the Planned Development (PD) 

district as outlined in the Town’s Unified Development Ordinance. The PDP achieves this by 

promoting a coordinated development pattern that integrates a mix of uses, including 

residential, office, and commercial components. 
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2. The Preliminary Development Plan is consistent with the Conceptual 

Development Plan and conforms to all applicable provisions of this UDO; 

The previously identified zoning and design issues associated with the PDP have been 

comprehensively addressed by the applicant. Earlier concerns related to parking counts and 

configuration, building orientation, and overall consistency with the approved Conceptual 

Development Plan (CDP PD-08-21) and applicable provisions of the UDO have been resolved 

through revised plans and coordination with staff. 

 

Specifically, the applicant has revised the parking layout to meet both the minimum and 

maximum requirements established under the UDO and the Highway Corridor Overlay, 

while adhering to the approved administrative reduction. Parking has been relocated to 

comply with required placement standards, ensuring it is no longer situated between the 

building and the street in a manner inconsistent with UDO §3.6.6(F)(2). Additionally, the 

building orientation has been modified so that the primary entrance now faces the future 

Northern Road, which is consistent with UDO §4.10.4(A) and town design standards. 
 

These revisions bring the PDP into alignment with the CDP and applicable UDO standards, 

eliminating the need for the previously requested deviations. Based on the updated submittal, 

the proposed development now demonstrates full compliance with all applicable design 

standards. 

 

3. The proposed Development is located in an area of the Town that is appropriate; 

and; 

The proposed development is located in an area of Southern Pines that is appropriate for the 

proposed use. The 2040 Comprehensive Plan designates this area as both a Retail Center and 

a Community Activity Center, and the Planned Development (PD) zoning allows for a wide 

range of commercial uses. The proposed PDP generally aligns with the broader development 

framework established in the approved CDP by contributing to the site’s role within a 

connected commercial corridor. 

 

The proposed use is classified under LBCS 2117: Automotive Repair and Maintenance, which 

includes tire sales. Within the approved CDP, the Phase 3 area is described as accommodating 

retail and office space, and the LBCS 2117 land use was explicitly identified as a permitted use 

within that retail/office category. As such, the proposed use is consistent with the land use 

framework established in the CDP. 

 

4. The proposed Development will not cause the need for inefficient extensions and 

expansions of public facilities, utilities, and services. 

As stated in Section 4.2.3 and further detailed in Section 5.5.5 of the CDP, all necessary utility 

infrastructure including water, sewer, electric, gas, and communications, is either already 

available or will be extended by the developer. The PDP narrative confirms that water and 

sewer utilities will be readily available upon the completion of the Northern Rd. 

 

IV. AGENCY REVIEW AND COMENTS  

A request for comments was emailed to agencies on January 30, 2026. Agencies notified include 
Town of Southern Pines Streets, Utilities, Fire, Recreation and Parks, and Engineering 
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departments, the Regional Land Use Advisory Commission, U.S. Fish and Wildlife Service, Moore 

County Airport and the North Carolina Department of Transportation.  

• The Town’s Engineering Department formally responded with “no issues” regarding the 
Traffic Design Analysis.  

• The U.S. Fish and Wildlife Service (USFWS) Raleigh Field Office reviewed the proposal and 

noted that the site is located just outside the Moore County red-cockaded woodpecker 

(RCW) red zone. The nearest active RCW cluster is approximately 0.9 miles away, with the 

edge of the active partition about 0.3 miles from the site. Because the property is outside the 

red zone, a survey is not required. However, USFWS recommends that a qualified 

environmental consultant conduct a cavity tree survey prior to removing pine trees greater 

than 10 inches DBH to ensure no cavity trees are inadvertently removed. If no trees exceed 

10 inches DBH, a survey is not necessary. USFWS indicated it has no further comments on 

the project. 

• NCDOT commented if any utility connections are proposed within the W. Morganton Road 

right-of-way, an encroachment agreement/permit from NCDOT will be required for that 

work. Plans do not propose any utility connections on Morganton Road.  

• No additional comments have been received as of the publication of this staff report. Any 

additional agency comments received will be presented at the public meeting. 

 

V. STAFF RECOMMENDATION   

Staff recommends approval of the Preliminary Development Plan (PDP), as the applicant has 

satisfactorily addressed all previously identified issues and revised the plans to reflect consistency 

with the approved Conceptual Development Plan (PD-08-21) and the applicable standards of the 

UDO. Specifically, the applicant has provided a compliant parking count consistent with the 20% 

administrative reduction permitted under UDO §2.46.3(D), revised the parking layout to meet 

CDP and UDO location requirements, and reoriented the building to ensure the primary 

entrance faces and is accessible from the future Northern Road in accordance with UDO 

§4.10.4(A). 

Based on these revisions, planning staff find that the proposed PDP is now consistent with the 

approved CDP and fully complies with the applicable provisions of the UDO. Staff therefore 

supports approval of the plan as submitted. 

 

VI. ATTACHMENTS  

The following materials have been provided as attachments to this staff report: 

1. Draft Findings of Fact 

2. Application 

3. Narrative (dated 4-02-26)  

4. Preliminary Development Plan (as of 4-01-26) 

5. Major Subdivision Preliminary Plat 
 

Additional documents related to this application including, but not limited to: application, property deeds, 

Authorization of Agent forms, email correspondence, meeting minutes, and adjacent property notification 

records are on file in the Town of Southern Pines Planning Office and available for public inspections 

during normal business hours. 
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VII. TOWN COUNCIL ACTION 

To either approve or deny a Preliminary Development Plan application, the Town Council must make 

findings of fact and conclusions to the applicable standards. 

• The Town Council shall first vote on whether the application is complete and whether the facts 

presented are relevant to the case. 

 

• The Town Council shall then vote on whether the application complies with the criteria as set 

forth in Section 2.18.5(H) Criteria for a Preliminary Development Plan, Criteria 1-4. Staff has 

drafted a finding of fact for consideration in Attachment One. The Town Council may make 

modifications or provide an alternative to the draft findings of fact and related motions at their 

discretion. 

 

I move to: 

 

1. Adopt Attachment One of the staff report, as drafted, as Findings of Fact for PD-07-25. 

 

-OR-  

 

2.   Adopt Attachment One of the staff report as Findings of Fact for PD-07-25, with the following 

changes: 

____________________________________________________________ 
 

Next, the Town Council shall vote on whether to approve, deny, or approve with conditions the proposed 

Preliminary Development Plan. The Town Council may choose one of the following motions, or any alternative 

they wish. 

 

I move to: 

 

1. Approve the Preliminary Development Plan for PD-07-25. 

 

-OR- 

 

2. Approve the Preliminary Development Plan for PD-07-25 with the following changes or 

conditions: 

 

-OR- 

 

3. Deny the Preliminary Development Plan for PD-07-25. 
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ATTACHMENT One 

Draft Findings of Fact 

Case Number PD-07-25  

 

A. The Town Council finds that the application is complete and that the facts submitted are relevant to 

the case because the Preliminary Development Plan application has met the specified submittal 

requirements in accordance with the Town of Southern Pines Unified Development Ordinance 

(UDO). The applicant has submitted sufficient documentation and narrative addressing the applicable 

criteria for a Preliminary Development Plan, and staff has reviewed the materials for accuracy and 

consistency with adopted regulations.  

  

B. The Town Council finds that the Preliminary Development Plan application complies with the 

provisions of UDO §2.18.5(H). Specifically, in that: 

 

1. The application demonstrates that it will achieve the purposes of the PD and this section.  
The Town Council finds that the application achieves the purposes of the Planned 

Development (PD) district in that the proposal supports a coordinated development pattern 

and contributes to the mix of commercial uses envisioned in the approved Conceptual 

Development Plan (PD-08-21). The proposed Automotive Repair and Maintenance use is 

permitted within the PD and is consistent with the intent to promote economic development 

and an organized land use pattern. 

 

2. The Preliminary Development Plan is consistent with the Conceptual Development Plan and 

conforms to all applicable provisions of this UDO.  

The Town Council finds that the Preliminary Development Plan is consistent with the 

approved Conceptual Development Plan (PD-08-21) and complies with the applicable 

provisions of the UDO in that, as revised, the plan addresses previously identified 

inconsistencies related to parking, building orientation, and site layout. Moreover, no 

deviations from the UDO are requested. 

 

3. The proposed Development is located in an area of the Town that is appropriate.  

The Town Council finds that the proposed development is located in an appropriate area of 

the Town for the proposed use in that the site is designated as a Retail Center and 

Community Activity Center in the adopted 2040 Comprehensive Plan and is surrounded by 

existing and planned commercial development. The proposed use is compatible with the 

surrounding area and consistent with the land use framework established in the CDP. 

 

4. The proposed Development will not cause the need for inefficient extensions and expansions 

of public facilities, utilities, and services.  

The Town Council finds that the proposed development will not require inefficient extensions 

or expansions of public facilities, utilities, or services in that water, sewer, and other necessary 

infrastructure are available or will be extended to serve the site in accordance with the 

approved CDP and supporting plans. The development is, therefore, adequately served by 

existing and planned infrastructure. 
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3420 Toringdon Way, Suite 210  ▪  Charlotte, North Carolina 28277  ▪  T (704) 565-7070   ▪  www.blcompanies.com 

 

An Employee-Owned Company 

 
April 2,  2026 
 
 
 
Planning Department  
Town of Southern Pines 
801 SE Service Road 
Southern Pines, NC 28387 
 
 
Re: Mavis Tires #2254 – Preliminary Development Plan 

PIN: 085710588078 
Address: 540 E. Morganton Rd 

 
Dear Sir or Madam: 
 
On behalf of our client Mavis Tire, LLC we are hereby submitting our preliminary Development 
Plan for a Mavis Tire store at 540 E. Morganton Rd as part of the Morganton Park South  
Planned Development District. The site is consistent with the Conceptual Development Plan 
approved on 9-29-2021 as described below. 
 
The proposed project meets the criteria listed in Section 2.18.5(H) as follows: 
 

1. The application demonstrates that it will achieve the purposes of Preliminary Development by 
being an acceptable use and meeting the conditions of the PD. 
 

2. The plan is consistent with the CDP and meets all provisions of the plan. 
 

3. The proposed development is located within a commercial center and is an appropriate use. 
 

4. The proposed development will not cause need for inefficient extensions and expansions od 
public utilities and services as it will use the already proposed utilities and services and 
infrastructure from the overall development center. 

 
The project is within multiple overlays including the Urban Village Highway Corridor Overlay 
and Morganton Park Overlay. Site design will follow the requirements of all applicable overlays 
and ordinances. 
 

1. Zoning and Land Use  
 

The Morganton Park South CDP calls for a mixed-use development to include Multi-
family, Residential, commercial and office use. The commercial nature of the Mavis Tire 
fits within that intention. An auto parts, accessories or tire facility allowed per the land 
use table in exhibit 7.2 of the CDP. 
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2. Architectural Standards 
 

The architectural standards of the project will be in accordance with Section 4.10.4 of  
the Southern Pine UDO. 
 

3. Site Design and Infrastructure 
 

The project will provide stormwater management in accordance with the Southern Pines 
Stormwater Management Ordinance and regulation of the NCDEQ. An underground 
SWM BMP will be provided to the treat the 1” storm water quality storm and reduce the 
runoff from the 2- and 10-year storms. 
 
An administrative parking deviation will be requested for the site to reduce the required 
parking by greater 20% in accordance with the Southern Pines UDO. Vehicular 
circulation will be via a driveway entrance to the extension of Old Morganton Rd. A 
requested cross connection to the property to the west will not be installed as the adjacent 
owner was not required to provide such a connection. 
 
Landscaping will be provided that meets or exceeds the requirements of Section 
3.5.14(H) of the Southern Pines UDO. Open space will be provided per the UDO and all 
vegetation buffers and overlay requirements will be provided. 
 
Utilities will be installed to connect to the utility system for Morganton Park South in 
compliance with Southern Pines and NCDEQ regulations. 

 
As part of the Planned Development Plan, we are requesting the following Deviations from the 
Southern Pine Unified Development Ordinance. 
 

1. Relief from parking requirements. Per the Urban Highway Overlay ordinance a total of 35 
parking spaces are required for a retail building of 6,950 sf (1 per 200 sf). A 20% administrative 
reduction of the requirement is requested for the 28 spaces. 

 
 Should you require additional information, feel free to contact me at 704-851-7102. 
 
Sincerely, 
 
 
 
Andrew Mueller, P.E. 
Project Manager II 
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PARKING INFORMATION

03/24/2026

LOCATION: SOUTHERN PINES, MOORE COUNTY

ZONE: PD (PLANNED DEVELOPMENT)

USE: AUTOMOBILE SALES AND MAINTENANCE

ITEM REQUIREMENTS PROPOSED VARIANCE

MINIMUM LOT AREA NONE REQUIRED 59,396 S.F.
(±1.36 AC.) NO

MAXIMUM BUILDING HEIGHT 45 FEET 35 FEET NO

FRONT LANDSCAPE BUFFER 40 FEET (HIGHWAY CORRIDOR OVERLAY) 47 FEET NO

SIDE LANDSCAPE BUFFER

EAST - 5 FEET
 (HIGHWAY CORRIDOR OVERLAY)

WEST - 20 FEET
(EXTERIOR PERIMETER BUFFER FOR CDP)

EAST - 5 FEET
WEST - 21 FEET NO
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Planning Staff Report 

I. SUMMARY OF APPLICATION REQUEST:

Jeremy Sparrow, on behalf of Leonard and Beth Gaddis, is requesting an abandonment of a

+10,484 SF unimproved right-of-way located off of Hill Road, south of its intersection with Little

Road. The purpose of the request is to provide additional space for stormwater management and

landscaping. The right-of-way for which the applicants are requesting abandonment is situated

between the parcels identified as PIN 858114427502 (PAIRD 00048964) owned by Leonard &

Beth Gaddis; and PIN 858118424461 (PARID 00050480) owned by Justin Michael & Hannah

Richey.

II. PRIOR TOWN COUNCIL ACTION:

Pursuant to NCGS §160A-299 and UDO §2.29, in order for a public right-of-way to be

abandoned, a Resolution of Intent to Vacate a Town Right-of-Way must be adopted by the Town

Council and a public hearing regarding the request must be held. During the March 24, 2026

Town Council work session, the Council approved Resolution #1138, setting April 14, 2026 as

the date of the public hearing.

This application was continued from the April 14, 2026 Town Council Regular Meeting after the

applicant was advised by the Town’s legal counsel that two Council members would be absent.

In response, the applicant elected to defer consideration to the subsequent meeting.

III. STAFF COMMENTS:

• The right-of-way for which the applicant is requesting abandonment is not included in

the Town’s street listing and the Town does not receive any state street aide

allocations under the NCDOT Powell Bill Program for the right-of-way.

• There are no existing water or sewer utilities located within the right-of-way. The

Town Engineer has confirmed that there should be no impact on existing or future

utilities as a result of abandonment of the section of right-of-way.

To:  Reagan Parsons, Town Manager 

From:  Cindy Williams, Planning Technician 

Date:  May 12, 2026 

Re:  RA-01-26 Abandonment of a +10,484 SF Right-of-Way off of Hill Road 

RA-01-26: Leonard & Beth Gaddis May 2026 Town Council 1 of 3
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Figure 1:  Vicinity Map (approximate location of right-of-way outlined in Red) 

 

 
            

    

IV. ATTACHMENTS: 

1. Request to abandon the right-of-way 

2. Map of the subject right-of-way 

3. Draft Order to Vacate 

 

V. TOWN COUNCIL ACTION: 

 

The Town Council shall vote on whether the request to vacate the proposed right-of-way 

does or does not deny adjacent property owners their rights or means of reasonable access 

and whether or not the closure is in the public interest. The Town Council may choose one 

of the following motions or any alternative they wish: 

 

1) I move that the request to vacate the right-of-way is not contrary to the public 

interest, and that no individual owning property in the vicinity in which it is located 

would thereby be deprived of reasonable means of ingress and egress to his or her 

property. 

 

-or- 

 

2) I move that the request to vacate the right-of-way is contrary to the public interest, 

and those individuals owning property in the vicinity in which it is located would 

thereby be deprived of reasonable means of ingress and egress to their property. 

 

 

RA-01-26: Leonard & Beth Gaddis May 2026 Town Council 2 of 3
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Therefore, I further move to: 

1) approve the Order to Vacate a Town Right-of-Way as drafted; 

-or- 

2) approve the Order to Vacate a Town Right-of-Way with the following modifications: 

-or- 

3) deny the request to vacate a Town right-of-way. 

 

RA-01-26: Leonard & Beth Gaddis May 2026 Town Council 3 of 3
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Longitude Planning Group, PLLC 
PO Box 1466  
Southern Pines, NC 28388 

February 5, 2026 
 
Reagan Parsons, Town Manager 
Town of Southern Pines 
125 SE Broad Street 
Southern Pines, NC 28387 
 
 
RE:  Right-of-Way Abandonment Request 
 (South of Hill Road, West of Indiana Avenue) 
 
Dear Mr. Parsons, 
 
On behalf of Leonard and Beth Gaddis, we respectfully request the abandonment of the vacant right-of-way 
(±10,484 SF) located off Hill Road, south of its intersection with Little Road, and in between the parcels (PIN 
858114427502 and PIN 858118424461). This right-of-way is adjacent to the Gaddis property (PARID 
00048964) located at 1220 East Indiana Avenue, and as recorded in Deed Book 1423 on Page 35. 
 
According to the Town’s GIS website there are no existing water or sewer utilities within this section of right-
of-way. This has been reviewed with the Town’s Engineering Department (James Michel and David Byrd) 
and has been determined that there should be no impact to existing or future utilities with the abandonment 
of this section of right-of-way.  
 
This abandonment would allow for the recombination of the existing right-of-way with the Gaddis tract, giving 
adequate area to provide stormwater management and landscape area off Hill Road onto the Gaddis property 
due to the existing runoff from this area. 
 
Longitude Planning Group (LPG), on behalf of Leonard and Beth Gaddis, request the abandonment of the 
aforementioned right-of-way be considered by the Town Council and pursuant to UDO 2.29.2 to advertise 
and conduct a public hearing at its next available meeting. 
 
Please advise of any additional information needed by the Town to execute this abandonment process. 
 
Sincerely, 
 
 
 
 
 
 
Jeremy Sparrow, PLA, LEED AP© 
Partner 
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ORDER TO VACATE TOWN RIGHT-OF-WAY  
OFF OF HILL ROAD 

(RA-01-26) 
 
THAT WHEREAS, North Carolina General Statute 160A-299 authorizes towns to vacate streets 
or portions thereof; and 
 
WHEREAS, the Town has adopted, at its Regular Meeting on March 24, 2026, a Resolution 
Declaring Its Intent to Vacate a Town Right-of-Way south of its intersection with Little Road and 
calling a public hearing thereon; and 
 
WHEREAS, the Town published notice each week for four (4) weeks before a hearing thereon 
and posted notice on Hill Road; and 
 
WHEREAS, the Town has held a public hearing at which the Town Council found, and hereby 
finds, that closing a right-of-way off of Hill Road is not contrary to the public interest and that no 
individual owning property in the vicinity of the street or in any subdivision in which it is located 
will be deprived of reasonable means of ingress and egress to that individual’s property by the 
vacation of the right-of-way. 
 
NOW THEREFORE, BE IT ORDAINED AND ESTABLISHED by the Town of Southern 
Pines Town Council in regular session assembled this 12th day of May, 2026:  
 

A. That the right-of-way in the Town of Southern Pines is hereby vacated. 

B. That the total area of the right-of-way to be vacated is approximately 10,484 square feet 
off of Hill Road that is situated between the parcels identified as PIN 858114427502 
(PAIRD 00048964) and PIN 858118424461 (PARID 00050480).  

 
C.  That the unimproved right-of-way is described as follows: 

 
Being all of an unimproved and un-open street in the Town of Southern Pines, bounded on 
the north by Hill Road, on the east by Lot 208 of Weymouth Heights as shown in Map 
Book 1, Page 53, on the south by Lot 301, and the west by Lot 300 of Weymouth Heights 
as shown in Map Book 1, Page 52 of the Moore County Registry and being described as 
follows: 

 
BEGINNING at an existing concrete monument in the southern right-of-way of Hill Road 
and being further described as being a common corner of Lots 207 and 208 of Weymouth 
Heights as shown in Map Book 1, Page 53 of the Moore County Registry and running 
thence from said beginning and with the western line of Lot 208 S 33°46’14” E 177.72 feet 
to an existing iron pipe, a common corner with Lot 301 of Weymouth Heights as shown in 
Map Book 1, Page 52; thence with the northern line of Lot 301 S 53°13’39” W 60.07 feet 
to an existing iron pipe, common corner with Lot 300 of Weymouth Heights; thence with 
the eastern line of Lot 300 N 33°47’26 W 172.98 feet to an existing iron pipe in the southern 
right-of-way of Hill Road; thence with Hill Road as a curve to the left with a radius of 
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628.95 feet and having a chord bearing of N 48°44’50” E and a chord distance of 60.57 
feet to the beginning containing 10,495.1 Square Feet (0.24 acres). 

 
D. That this Order shall be and remain in full force and effect from and after the date of its 

adoption. 
 

Adopted this the 12th day of May, 2026. 
   

ATTEST:      TOWN OF SOUTHERN PINES 
 
 
__________________________________  ____________________________________ 
Elizabeth Robertson, Town Clerk   Taylor Clement, Mayor 
 
 
I certify that this Order was adopted by the Town of Southern Pines Town Council at its regular 
meeting on May 12, 2026, as shown in the Minutes of the Town of Southern Pines Town Council 
for that date. 
 
 
        _________________________________ 
        Elizabeth Robertson, Town Clerk 
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COUNTY OF MOORE 
STATE OF NORTH CAROLINA 
 
I swear that this is a true and accurate copy of an Order to Vacate Section of Town Right-of-Way 
for a portion of Town Right-of-Way adjacent to Hill Road within the Town of Southern Pines 
jurisdiction, adopted on May 12, 2026. 
 
 
 
Date: _________________    ___________________________________ 
        Elizabeth Robertson, Town Clerk 
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Planning Staff Report 

 

I. EXECUTIVE SUMMARY

Longitude Planning Group, PLLC, on behalf of Sandhills Presbyterian Church, has submitted an

application to rezone the +11.31-acre parcel located at 650 Pee Dee Road. The property is

currently zoned Residential Single-Family 30,00 sq. ft. lots (RS-3). The site is developed with

Sandhills Presbyterian Church and Covenant Preparatory School (Pre-K through Grade Eight),

with the school currently operating from a modular classroom structure.

The applicant requests rezoning to a General Business Conditional Zoning District (GB-CD) to 

unify the property under a single set of zoning standards for the church and school, while 

facilitating continued operation and phased expansion.  

The proposal includes the following elements in two phases: 

Phase One (A) – School Expansion 

1. Construction of a ±9,000 SF building to have seven (7) classrooms.

2. Remove the existing modular classroom structure upon completion of the new facility.

3. Provide additional parking for the school building.

4. Construction of port-cochere at the main entrance of the church building.

5. Construction of front and rear patios at the church building.

6. Provide a service / dumpster / recycle area.

Phase Two (B) Future Phases – Church Expansion & Second School Expansion 

1. Construction of a new 2-story school building (±30,000 SF) to provide additional

classroom space and supporting facilities, along with additional parking, a drop-off

loop, and associated stormwater facilities.

2. Convert the Phase 1 School Building into administrative offices.

3. Expand the existing church facilities with a multi-story structure.

4. Additional outdoor patio / gathering spaces for the church.

5. Trail connections to Whitehall Park, which borders the existing property.

6. Construction of a campanella (bell tower) structure.

Based on the criteria for approval set within UDO §2.17.9 and the proposed Conditional Zoning 

District’s consistency with the 2040 Comprehensive Plan, staff recommend approval of the 

proposed application and conditions as written. The full staff analysis as it pertains to the criteria 

for approval is enclosed within this report.  

This application was continued from the April 14, 2026 Town Council Regular Meeting after the 

applicant was advised by the Town’s legal counsel that two Council members would be absent. 
In response, the applicant elected to defer consideration to the subsequent meeting. 

To: Reagan Parsons, Town Manager 

From: Mason Mattox, Planner II 

Date: May 12, 2026 

Item: Application #Z-02-26 Conditional Zoning District for Sandhills 

Presbyterian Church to Rezone from RS-3 to GB-CD. 
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II. PLANNING BOARD RECOMMENDATION 

 

On March 19, 2026, the Town of Southern Pines Planning Board held a public hearing on 

application Z-02-26. Planning staff presented the proposal and explained how the requested 

Conditional Zoning District is consistent with the 2040 Comprehensive Plan and satisfies the 

approval criteria set forth in UDO §2.17.9. During the hearing, one member of the public 

expressed concerns about increased traffic on NC-22 associated with the proposed school, 

particularly during peak morning and evening hours. A representative of Kimley-Horn responded 

to questions and provided information regarding the Traffic Impact Analysis prepared by the firm. 

In response to these concerns, the Planning Board recommended adding a condition requiring 

the applicant to comply with the NCDOT requirements for future roadway improvements. The 

applicant agreed to this condition, which has been incorporated into the list of conditions included 

in this report. Following the public comment period, the Planning Board voted 4-0, with three 

members absent, to recommend approval.  

 

III. PROJECT INFORMATION 

 

A. Physical Address 

650 Pee Dee Road (Parcel ID 99000100) 

 

B. Property Owner and Applicant 

Sandhills Presbyterian Church 

650 Pee Dee Road 

Southern Pines, NC 28387 

 

C. Authorized Agent:  

Longitude Planning Group, PLLC 

PO Box 1466 

Southern Pines, NC 28388 

  
D. Existing Zoning 

The subject property is currently zoned RS-3 (Residential Single-Family).  

Two zoning overlays are present on the site: 

• Water Supply Watershed High Quality Water (See Figure 4). 

• Urban Transition Highway Corridor (See Figure 5). 
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Figure 1. Drone Aerial 

 

Figure 2. Aerial Vicinity Map (Subject Property Outlined in Blue).  
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Figure 3. Zoning Vicinity Map (Subject Property Outlined in Blue).  

 

Figure 4. High Quality Watershed (Entire Site) 

 

Figure 5. Highway Corridor Overlay 
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Figure 6. Red Cockaded Woodpecker Survey 
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Figure 7. Existing Conditions 

 

Figure 8. Proposed Development – Phase 1 Site Plan 
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Figure 9. Conceptual Plan (See Full Plan in Attachments) 
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E. Applicant’s Proposed Conditions 

 

Condition 1. Land Uses. 

The land uses shall be limited to the following Land-Based Classification Standard 

(LBCS) Codes: 

• Religious Institution – Other (more than 250 seats) (LBCS #6600). 

• Grade School – Elementary (PreK – 8th) (LBCS # 6121). 

• Grade School – Middle or Junior (LBCS #6122). 

 

Condition 2. Site Access. 
Main access to the parcel will be provided by the existing access road from Pee Dee 

Road. All stacking / queueing for the school during drop-off and pick-up will be 

provided on-site.  

 

Condition 3. Traffic. 

The site shall meet the North Carolina Department of Transportation’s requirements 

for improvements.  

 

Condition 4. Buffers and Setbacks. 

The site shall comply with buffering and setback requirements of the Unified 

Development Ordinance as depicted in “Preliminary Plans” document S100.  

 

Condition 5. Landscaping. 

All landscaping shall comply with the Unified Development Ordinance.  

 

Condition 6. Open Space. 

The site shall comply with the Open Space standards of the Unified Development 

Ordinance.  

 

Condition 7. Water Supply Watershed. 

The entire property is located within High Quality / Protected Water (WS-IIIP), 

making the maximum impervious surface 24% without Watershed Allocation from the 

Town Council. The site will not be permitted to exceed this percentage without 

approval from the Town Council.  

 

Condition 8. Stormwater 

There is an existing retention pond that collects stormwater for the existing church 

and parking areas. All proposed stormwater design will be consistent with all aspects 

of applicable local and state regulations for stormwater management and watershed 

protection. This will also include erosion and sedimentation control. Best management 
practices will be utilized in accordance with NCDEQ and shall be maintained as 

required. Final design and location of these systems will be completed at site plan 

review. 

 

Condition 9. Utilities (Water / Sewer) 
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The current property is served by both water and sewer from the Town of Southern 

Pines and is adequately available for the proposed development. Final layout and design 

of these utilities will be provided during final site plan approval and will meet all local 

utility regulations / design requirements. 

 

Condition 10. Grading. 

The overall property has rolling terrain that slopes towards the rear the property. In 

order to balance the site and maintain existing vegetation (where feasible), low 

retaining walls will be required. These locations will be determined during final 

engineering design. 

 

Condition 11. Religious Institution Parking. 

Off-street parking requirements shall apply for the following: 

(1) space for every four seats in the portion of the church Building to be used for 

services plus spaces for any residential use as determined in accordance with the 
parking requirements set forth above for residential uses, plus (1) space for every 200 

square feet of Gross Floor Area designed to be used neither for services nor 

residential purposes.  

 

Condition 12. School Parking. 

Off-street parking requirements shall apply for the following: 

(1.175) spaces per classroom in elementary schools, and 3 spaces per classroom in 

bicycle parking spaces. 

 

Condition 13. Interconnectivity with Existing Trail Networks. 

A natural trail path at least three feet wide will be provided from the project site to 

Whitehall Park, located west of the existing parcel. The final location will be 

determined based on coordination with the Town of Southern Pines, as well as final 

grading and engineering design. 

 

Condition 14. Lighting. 

Lighting shall comply with the Unified Development Ordinance. 

 

Condition 15. Signage. 

New signage shall comply with the Unified Development Ordinance. 

 

Condition 16. Phasing.  

Phase One of the Site Plan shall include the new School Building (±9,000 sf) and 

associated parking as depicted on S100 (Exhibit C). 

 

Condition 17. Final Building Layouts and Locations. 

Final building layouts and locations for future phases will be determined by engineering 

design based on architecture, grading, and utilities and shall meet the standards and 

conditions set forth by this application and the UDO. These future uses / buildings are 

proposed as depicted on the Overall Master Plan (Exhibit B). 
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Condition 18. Architectural Compliance of Existing Church Structure. 

Any expansion to the existing Church may be administratively approved by staff, 

provided that the following standards are met: 

1. Materials shall match or be substantially similar in type, color, texture, quality, and 

pattern to those of the existing structure. 

2. Roof design shall match the existing structure in pitch, form, and color. 

3. Windows and doors shall be consistent with the existing structure in proportion, 

style, and placement to the greatest extent practicable. 

4. Architectural detailing (Trim, cornices, façade articulation, etc.) shall be consistent 

with the existing structure. 

5. Any deviation from the above architectural standards shall require approval by the 

Town Council through an Architectural Compliance permit. 

 

Condition 19. Architectural Compliance of New Buildings. 

New principal or accessory buildings on the site may be administratively approved by 
staff, regardless of size, provided they are fully compliant with all applicable 

Architectural Standards of the Unified Development Ordinance. Any proposed 

deviation from the architectural standards shall require approval by the Town Council 

through an Architectural Compliance permit. 

 

Condition 20. Height. 

The maximum height of structures shall be restricted to the General Business default 

of 45’ (forty-five feet), except for the portion of the site within the Highway Corridor 

Overlay, which restricts height to 35’ (thirty-five feet). 

 

Planning staff recommends approval of the proposed list of conditions, as they provide a 

clear and enforceable framework that limits the range of permitted uses while ensuring 

compliance with applicable Unified Development Ordinance standards. The conditions 

also address potential impacts likely to be identified during the review process, including 

traffic, site access, watershed protection, and architectural compliance. Collectively, staff 

find that these conditions mitigate potential adverse impacts on neighboring properties 

while preserving the rural living designation of the site.  

 

II. STAFF REVIEW 

 

Application Review Dates 

1. Pre-Application with the Technical Review Committee: November 25, 2025 

2. Additional Internal Technical Review Committee Review: February 24, 2026 

3. Application Submitted: February 10, 2026 

4. Application Deemed Complete: February 17, 2026 

March 19, 2026 Planning Board Public Hearing Notice 

• Publication: March 04 & March 11, 2026 

• Mail: March 03, 2026 

• Signage: March 04, 2026 

• Internet: February 25, 2026 

April 14, Town Council Public Hearing Notice 
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• Publication: March 27 & April 01, 2026 

• Mail: March 23, 2026 

• Signage: March 04, 2026 

• Internet: March 20, 2026 

May 12, Town Council Public Hearing Notice 

• Continued at request of the applicant on April 14, 2026.  

 

1. Process and Criteria for Review 

When reviewing an application for rezoning, the hearing bodies (Planning Board and Town 

Council) shall consider the criteria as set forth in UDO §2.17.9. Furthermore, additional 

standards are expected of a Conditional Zoning District—a reclassification of property 

subject to specific conditions that ensure compatibility of the use with the use and enjoyment 

of neighboring properties—such as the one being proposed by the applicant. Conditional 

zoning is voluntary. Additionally, UDO §2.17.11(G) notes that “in approving a petition for the 

reclassification of property to a Conditional Zoning district, the petitioner, Planning Board 

and the Council may propose specific conditions to approval of the petition, but only those 

conditions approved by the Council and consented to by the petitioner in writing may be 
incorporated into the Conditional Zoning district.” 

 

2. Consistency with UDO §2.17.9, Zoning Map Amendment Criteria. 

Each criterion is listed below in bold, followed by underlined staff comments. 

 

(A) Consistency. Rezoning shall be consistent with the adopted Comprehensive Plan. 

 

General Framework Map Designation: Area to Preserve. These areas safeguard 

rural and environmentally-sensitive lands, protect open space and viewsheds, and limit 

future development primarily to very low-intensity uses such as large-lot homes, horse 

farms, park-related activities, and trails or greenways. Areas to Preserve may also include 

historic or cultural resources where protection of their integrity and context-sensitive 

development is paramount. The applicant states that the proposed new school structures 

will be located toward the rear of the property with building heights consistent with the 

Comprehensive Plan (recommended two story limit) and that the project will maintain 

connections to surrounding open space through trail connections to adjacent parks. Staff 

find the narrative to be consistent with the intent of protecting the rural character and 

open space connections identified for Areas to Preserve. 

 

Conservation and Development Map Designation: Rural Living. Rural Living 

areas are characterized by large lots, significant separation between buildings, and 

development that is integrated into the natural landscape with minimal grading and tree 

removal. Small nodes of commercial or institutional activity may occur at rural crossroads 

to serve the daily needs of nearby residents, provided they are designed at a small scale 

and reinforce the surrounding rural character. The applicant notes that the church and 

school are located at the intersection (‘crossroads’) of NC 22 and Pee Dee Road, 

functioning as a local institutional use serving nearby residents, and indicates that building 

placement and scale will remain compatible with the rural setting. Staff agree with the 

applicant’s narrative, and finds the proposed expansion to be consistent with the Rural 
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Living designation. 

 

Character District Map Designation: Rural Living. The Rural Living Character 

District is defined by low-intensity development, irregularly shaped lots, large setbacks, 

and significant separation between buildings, often served by rural roads and private 

driveways. Homes and other structures are integrated into the landscape with natural 

features such as trees, pastures, and drainage patterns preserved where possible. The 

applicant states that new school structures will be located toward the rear of the property 

to maintain large setbacks and will remain within the typical building height range identified 

in the Comprehensive Plan. Staff again agree with the applicant’s narrative and find the 

proposed expansion to be consistent with the character and development patterns 

described for the Rural Living Character District. 

 

Staff find that the proposed rezoning from RS-3 to GB-CD is generally consistent with 

the Southern Pines 2040 Comprehensive Plan. The property lies within the Rural Living 
Character District and contains an established church and school campus that has 

operated on the site since 2001 and 2014, respectively. The proposal also supports 

Comprehensive Plan policies encouraging reinvestment in existing areas and improved 

connectivity through the proposed trail connection to Whitehall Park. 

 

(B) Adverse Impacts on Neighboring Lands. The Hearing Body shall consider the nature 

and degree of an adverse impact upon neighboring lands. Lots shall not be rezoned in a 

way that is substantially inconsistent with the uses of the surrounding area, whether more 

or less restrictive. The Town finds and determines that vast acreages of single-use zoning 

produce uniformity with adverse consequences, such as traffic congestion, air pollution, 

and social alienation. Accordingly, rezonings may promote mixed uses subject to a high 

degree of design control.  

 

The proposed rezoning is unlikely to produce significant adverse impacts. The church 

campus has existed for more than two decades, and the proposal represents expansion 

of an existing institutional use rather than the introduction of a new land use. The applicant 

has included a Traffic Impact Analysis (TIA) which estimates an additional 80 A.M. peak-

hour trips and an additional 48 PM peak-hour trips after the site is fully built-out. This 

represents 2% of traffic at the NC-22 and Pee Dee Road Intersection. The TIA did not 

recommend that any roadway improvements are warranted as a result of this proposal. 

Future development will remain subject to site plan review and other applicable 

regulations, unless otherwise noted in the applicant’s list of conditions. 

 

(C) Suitability as Presently Zoned. The Hearing Body shall consider the suitability or 

unsuitability of the Tract for its use as presently zoned. This factor, like the others, should 

be weighed in relation to the other standards, and instances can exist in which the land 

may be rezoned to meet public need, to reflect substantially changed conditions in the 

neighborhood, or to effectuate important goals, objectives and policies of the 

Comprehensive Plan or UDO. 
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The property is currently zoned RS-3, which does not currently permit the School land 

uses, which are only permitted under Conditional Zoning. The Religious Institution is 

allowed to exist and expand on the property per UDO 5.15.2(A) which states that: 

“Existing religious institutions that are not authorized shall be considered confirming uses 

for purposes of reconstruction or expansion, subject to the provisions of this section.”   

The proposed conditional zoning district would allow these existing uses to remain and 

expand while bringing the school property into compliance with the Unified Development 

Ordinance. 

 

(D) Health, Safety, and Welfare. The amending ordinance must bear a substantial 

relationship to the public health, safety or general welfare, or protect and preserve 

historical and cultural places and areas. The rezoning may be justified, however, if a 

substantial public need or purpose exists, even if the private owner of the Tract will also 

benefit.  

 
The proposed development will comply with all applicable Town regulations related site 

development, including but not limited to utilities, stormwater management, site design, 

and parking requirements. The rezoning would formalize the existing campus and allow 

future improvements under current development standards.  

 

(E) Public Policy. Certain public policies in favor of the rezoning may be considered. 

Examples include a need for affordable housing, economic Development, mixed-use 

Development, or sustainable environmental features, which are consistent with 

Neighborhood, area, or specific plans.   

 

The proposal supports public policy goals encouraging reinvestment in existing 

institutional facilities and expanding connections to public open space. The proposed trail 

connection to Whitehall Park would improve access to the Town’s recreational network. 

 

(F) Size of Tract. The Hearing Body shall consider the size, shape, and characteristics of 

the Tract in relation to the affected neighboring lands. Amendatory ordinances shall not 

rezone a single Lot when there have been no intervening changes or other saving 

characteristics. Proof that a small Tract is unsuitable for use as zoned, or that there have 

been substantial changes in the immediate area, may justify ordinance rezoning. 

 

The subject property contains approximately 11.31 acres, which provides sufficient area 

to accommodate the existing campus and potential future buildings, parking, and 

stormwater facilities based on staff’s review of a conceptual site plan. 

 

(G) Other Factors. The Hearing Body may consider any other factors relevant to a rezoning 

application under state law.  

 

The property is located within the Cape Fear Little River (Intake No. 2) watershed, 

designated WS-IIIP, with the Town’s restrictions for Protected/High Quality water, which 

limits built-upon area to 24 percent unless additional allocation is obtained.  
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Environmental review from J.H. Carter and Associates determined that no Red-cockaded 

Woodpecker cavity trees are present on the site. 

 

(H) Applicant Representations. Except for rezoning requests submitted in accordance 

with the provisions herein for conditional zoning districts, the Hearing Body shall not 

consider any representations made by the petitioner that, if the change is granted, the 

rezoned property will be used for only one of the possible ranges of uses permitted in 

the requested classification. Rather, the Hearing Body shall consider whether the entire 

range of permitted uses in the requested classification is more appropriate than the range 

of uses in the existing classification. 

 

Because the request is for a Conditional Zoning District, the applicant’s proposed 

conditions, site plan, and conceptual plan may be considered as part of the rezoning review 

and approval process. The applicant’s list of conditions consents to limiting land uses to 

those associated with a Religious Institution and School, rather than the full list of 
allowable uses under the General Business designation.  

 

3. Agency Comments 

Planning staff distributed the rezoning application for review to the following Agencies and 

Departments on February 25, 2026: 

The Town of Southern Pines: 

• Engineering and Public Works Department 

• Utilities Department 

• Fire Department 

• Parks and Recreation Department 

Outside Agencies: 

• The Regional Land Use Advisory Commission (RLUAC) 

• The United States Fish and Wildlife Services (USFWS) 

• The Moore County Airport 

• The Moore County Economic Development Partnership (MCEDP) 

• The North Carolina Department of Transportation (NCDOT) 
 

The initial pre-application was reviewed by the Technical Review Committee (TRC) on 

November 25, 2025. The Town’s Engineering Department stated that a Traffic Impact 

Analysis (TIA) would be required. A TIA has been submitted and included with this report. 

As of the publication of this report, staff received “no comment” from the MCEDP and the 

comment that the development “may affect, but is not likely to adversely affect the RCW” 

from USFWS. Any additional comments received following this staff report’s publication, but 

prior to the public hearing, will be shared during staff’s presentation. 

 

4. Staff Recommendation 

Planning staff recommend approval of the proposed rezoning from RS-3 to GB-CD with the 

list of conditions as proposed by the applicant. Staff finds that the application satisfies the 

rezoning criteria of UDO §2.17.9, including consistency with the 2040 Comprehensive Plan.  
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III. ATTACHMENTS 

The following materials are provided as attachments to this staff memorandum: 

1. Planning Board Resolution 

2. Application 

3. Narrative 

4. Conditions 

5. Applicant’s Plans 

6. Red Cockaded Woodpecker Study 

7. Traffic Impact Analysis Executive Summary 

 
Additional documents related to this application including, but not limited to: the full Traffic Impact Analysis 

(TIA), property deeds, Authorization of Agent forms, email correspondence, meeting minutes, and adjacent 

property notification records are on file in the Town of Southern Pines Planning Office and available by public 

information request.  
 

IV. TOWN COUNCIL ACTION 

A request for a zoning map amendment approval is a request for a rezoning. Per North Carolina General 

Statute 160D-601(a), before adopting the rezoning, the Town Council shall hold a legislative hearing. Per 

North Carolina General Statute 160D-605(a) the Town Council shall also approve a statement addressing 

consistency or inconsistency with the 2040 Comprehensive Plan. Furthermore, per North Carolina General 

Statute 160D-605(b), the Town Council must also approve a statement about the reasonableness of the 

rezoning and shall approve a brief statement describing whether its action is consistent with an adopted 

comprehensive plan. 

 

To assist the Town Council in performing this task, Town staff have prepared the following draft 

motions for consideration, possible modification as necessary, and adoption. 

* * * 

I move that after reviewing the proposed Conditional Zoning District and after 

considering the criteria for approval of zoning map amendments found in UDO 

§2.17.9: 

 

1. The proposed amendment to the Town of Southern Pines Zoning Map is 

reasonable, in the public interest, and consistent with the criteria set forth in the 

Town of Southern Pines Unified Development Ordinance §2.17.9. 

 
-OR- 

 

2. The proposed amendment to the Town of Southern Pines Zoning Map is reasonable, in the 

public interest, and consistent with the criteria set forth in the Town of Southern Pines 

Unified Development Ordinance §2.17.9. However, the following amendments to the 

proposed conditions and/or site plan are necessary to fully comply with the rezoning criteria 

under UDO §2.17.9 and/or the 2040 Comprehensive Plan: 

 

________________________________________ 
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With the above listed amendments, the requested conditional rezoning is a reasonable 

request for the reasons described within the Z-02-26 staff report and as modified by the 

Town Council above. 

-OR-

3. The requested rezoning is inconsistent with the 2040 Comprehensive Plan and is not a

reasonable request for the following reasons:

________________________________________ 

And, therefore, I move to: 

1. Approve Z-02-26 with the conditions submitted by the applicant and as listed

in this Staff Report for the General Business Conditional Zoning District.

-OR-

2. Approve Z-02-26 with the following amendments made by the Town Council and

accepted by the applicant:

________________________________________ 

-OR-

3. Deny Z-02-26 for the following reasons:

________________________________________ 

Note that the effect of Town Council approval of a Conditional Zoning District and all conditions that have been 

attached to the approval are binding on the property as an amendment to the Zoning Map. All subsequent 

Development and use of the property shall be in accordance with the standards for the approved Conditional Zoning 

district; the approved petition and all conditions attached to the approval. Only those uses and structures indicated in 

the approved petition shall be allowed on the subject property. Any Development in the district shall comply with all 

provisions of and conditions to the approved petition. Any uses and structures on the subject property also shall comply 

with all standards and requirements for Development in the underlying general zoning district. Lastly, minor changes 

in the detail of the approved petition or Site Plan that do not involve a change in uses permitted or the density of 

overall Development permitted and that will not alter the basic relationship of the proposed Development to 

surrounding properties or the standards. Lastly, minor changes in the detail of the approved petition that do not involve 

a change in uses permitted or the density of overall Development permitted and that will not alter the basic relationship 

of the proposed Development to surrounding properties or the standards. 
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Longitude Planning Group, PLLC 
PO Box 1466  
Southern Pines, NC 28388

Sandhills Presbyterian Church 
Conditional Zoning District Application 

Project Narrative and Conditions 
February 9, 2026 

Project Narrative 

Sandhills Presbyterian Church, located at 650 Pee Dee Road, is requesting a Conditional Zoning 
for the ±11.31 AC parcel (ParID 99000100) from RS-3 (Residential Single-Family) to GB-CZ 
(General Business – Conditional Zoning) for the use and operation of a church and Covenant 
Preparatory School (PreK-8).  The original church was constructed in 2001 and has grown over 
the past several years and is currently seeking to expand its current facilities.  In 2014, Sandhills 
Presbyterian commenced operations of Covenant Preparatory School, which currently operates 
within the existing church facilities and a modular classroom structure.   

Covenant Preparatory School (PreK-8) operates out of Sandhills Presbyterian Church three (3) 
days a week (Monday, Wednesday and Friday) and has a current enrollment of 180 students and 
12-15 faculty and staff.  The school is looking to increase its enrollment to 220 students and 18-
21 faculty and staff.

The overall goal for this application is to provide for future phases / expansion of the existing 
church, while expanding and bringing the existing school into compliance with the Town of 
Southern Pine’s Unified Development Ordinance (UDO). Below is a summary of the proposed 
development and phasing of both the church and school, along with the proposed conditions. 
The future phases / timing of these projects have not yet been determined and will be based on 
need and funding of the projects. 
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File #Z-02-26  
Sandhills Presbyterian Church List of Conditions Proposed by the Applicant: 

 
Condition 1. Land Uses. 

The land uses shall be limited to the following Land-Based Classification Standard (LBCS) 
Codes: 
• Religious Institution – Other (more than 250 seats) (LBCS #6600). 
• Grade School – Elementary (PreK – 8th) (LBCS # 6121). 
• Grade School – Middle or Junior (LBCS #6122). 

 
Condition 2. Site Access. 

Main access to the parcel will be provided by the existing access road from Pee Dee Road. 
All stacking / queueing for the school during drop-off and pick-up will be provided on-site.  
 

Condition 3. Traffic. 
The site shall meet the North Carolina Department of Transportation’s requirements for 
improvements.  
 

Condition 4. Buffers and Setbacks. 
The site shall comply with buffering and setback requirements of the Unified Development 
Ordinance as depicted in “Preliminary Plans” document S100.  
 

Condition 5. Landscaping. 
All landscaping shall comply with the Unified Development Ordinance.  
 

Condition 6. Open Space. 
The site shall comply with the Open Space standards of the Unified Development 
Ordinance.  
 

Condition 7. Water Supply Watershed. 
The entire property is located within High Quality / Protected Water (WS-IIIP), making 
the maximum impervious surface 24% without Watershed Allocation from the Town 
Council. The site will not be permitted to exceed this percentage without approval from 
the Town Council.  
 

Condition 8. Stormwater 
There is an existing retention pond that collects stormwater for the existing church and 
parking areas. All proposed stormwater design will be consistent with all aspects of 
applicable local and state regulations for stormwater management and watershed 
protection. This will also include erosion and sedimentation control. Best management 
practices will be utilized in accordance with NCDEQ and shall be maintained as required. 
Final design and location of these systems will be completed at site plan review. 
 

Condition 9. Utilities (Water / Sewer) 
The current property is served by both water and sewer from the Town of Southern 
Pines and is adequately available for the proposed development. Final layout and design of 
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these utilities will be provided during final site plan approval and will meet all local utility 
regulations / design requirements. 
 

Condition 10. Grading. 
The overall property has rolling terrain that slopes towards the rear the property. In 
order to balance the site and maintain existing vegetation (where feasible), low retaining 
walls will be required. These locations will be determined during final engineering design. 
 

Condition 11. Religious Institution Parking. 
Off-street parking requirements shall apply for the following: 
(1) space for every four seats in the portion of the church Building to be used for services 
plus spaces for any residential use as determined in accordance with the parking 
requirements set forth above for residential uses, plus (1) space for every 200 square feet 
of Gross Floor Area designed to be used neither for services nor residential purposes.  
 

Condition 12. School Parking. 
Off-street parking requirements shall apply for the following: 
(1.175) spaces per classroom in elementary schools, and 3 spaces per classroom in bicycle 
parking spaces. 
 

Condition 13. Interconnectivity with Existing Trail Networks. 
A natural trail path at least three feet wide will be provided from the project site to 
Whitehall Park, located west of the existing parcel. The final location will be determined 
based on coordination with the Town of Southern Pines, as well as final grading and 
engineering design. 

 
Condition 14. Lighting. 

Lighting shall comply with the Unified Development Ordinance. 
 
Condition 15. Signage. 

New signage shall comply with the Unified Development Ordinance. 
 
Condition 16. Phasing.  

Phase One of the Site Plan shall include the new School Building (±9,000 sf) and associated 
parking as depicted on S100 (Exhibit C). 

 
Condition 17. Final Building Layouts and Locations. 

Final building layouts and locations for future phases will be determined by engineering 
design based on architecture, grading, and utilities and shall meet the standards and 
conditions set forth by this application and the UDO. These future uses / buildings are 
proposed as depicted on the Overall Master Plan (Exhibit B). 

 
Condition 18. Architectural Compliance of Existing Church Structure. 

Any expansion to the existing Church may be administratively approved by staff, provided 
that the following standards are met: 
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• Materials shall match or be substantially similar in type, color, texture, quality, and 
pattern to those of the existing structure. 

• Roof design shall match the existing structure in pitch, form, and color. 
• Windows and doors shall be consistent with the existing structure in proportion, 

style, and placement to the greatest extent practicable. 
• Architectural detailing (Trim, cornices, façade articulation, etc.) shall be consistent 

with the existing structure. 
• Any deviation from the above architectural standards shall require approval by the 

Town Council through an Architectural Compliance permit. 
 
Condition 19. Architectural Compliance of New Buildings. 

New principal or accessory buildings on the site may be administratively approved by staff, 
regardless of size, provided they are fully compliant with all applicable Architectural 
Standards of the Unified Development Ordinance. Any proposed deviation from the 
architectural standards shall require approval by the Town Council through an 
Architectural Compliance permit. 

 
Condition 20. Height. 

The maximum height of structures shall be restricted to the General Business default of 
45’ (forty-five feet), except for the portion of the site within the Highway Corridor 
Overlay, which restricts height to 35’ (thirty-five feet). 
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RED-COCKADED WOODPECKER 

FORAGING HABITAT ANALYSIS AND BIOLOGICAL ASSESSMENT 

FOR IMPROVEMENTS TO 

SANDHILLS PRESBYTERIAN CHURCH, 

SOUTHERN PINES, MOORE COUNTY, NORTH CAROLINA  

 

1. INTRODUCTION 

Sandhills Presbyterian Church is proposing to expand their existing church building and 

construct additional facilities on their 11.38 acre property on Pee Dee Road, Southern Pines, 

Moore County, North Carolina (NC).  The proposed project will impact foraging habitat 

associated with an active cluster (SOPI 26) of the federally Threatened red-cockaded 

woodpecker (Dryobates borealis) (RCW).  This assessment evaluates the impacts of this project 

on the RCW pursuant to Section 9 of the Endangered Species Act (ESA), as amended. 

 

2. PROJECT AREA 

The project is located in the Greater Sandhills of south-central NC (Figure 1), an area 

characterized by pine-forested, gently rolling topography and sandy soils.  Elevations in the 

immediate project area range from 400-500 feet (ft.) above mean sea level.  Upland soils are well 

drained and consist predominantly of Candor sand and Ailey, Gilead and Vaucluse loamy sands 

(US Department of Agriculture (USDA), Natural Resources Conservation Service (NRCS) 

2019).  The most widespread wetland soil is Bibb loam.  The project area is located in the Cape 

Fear River Basin.  Major hydrological features include Reservoir Park Lake, Mill Creek and 

unnamed tributaries thereof. 

Historically, upland vegetative communities in the project area were predominantly Xeric 

Sandhill Scrub, Pine-Scrub Oak Sandhill and Mesic Pine Savanna.  The most widespread 

palustrine communities were Streamhead Pocosin and Coastal Plain Small Stream Swamp. 

The Xeric Sandhill Scrub community had a longleaf pine (Pinus palustris) overstory, 

turkey oak (Quercus laevis) understory and a Carolina wiregrass (Aristida stricta) ground cover.  

It occurred on very dry sandy sites such as ridges.  The Pine-Scrub Oak Sandhill community had 

2
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Sources: Esri, HERE, Garmin, Intermap, increment P Corp., GEBCO, USGS, FAO, NPS, NRCAN,
GeoBase, IGN, Kadaster NL, Ordnance Survey, Esri Japan, METI, Esri China (Hong Kong), (c)
OpenStreetMap contributors, and the GIS User Community
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Legend
Proposed limits of disturbance
Sandhills Presbyterian property boundary MOORE
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0 1,700 3,400850 Feet

Figure 1.  Location of the Sandhills Presbyterian Church, Southern Pines, Moore County, North Carolina.  
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a longleaf pine overstory, mixed scrub oak (Quercus spp.) or xeric hardwood understory and an 

often-diverse ground cover dominated by Carolina wiregrass.   

Mesic Pine Savanna on frequently burned, undisturbed sites typically had a canopy of 

longleaf pine and an open or sparse midstory of mesic hardwoods, especially sweetgum 

(Liquidambar styraciflua).  The ground cover was dominated by Carolina wiregrass and a very 

diverse assemblage of herbaceous plants. In unburned or rarely burned sites, the midstory was 

sparse to dense and the ground cover was sparser and less diverse, sometimes dominated by 

bracken fern (Pteridium latiusculum).   

Streamhead Pocosins occurred in small drainages, on poorly drained flats and along some 

of the larger streams.  Dense thickets of shrubs and vines characterized this habitat, along with an 

overstory of pond pine (P. serotina), sometimes mixed with loblolly pine (P. taeda), tulip poplar 

(Liriodendron tulipifera), swamp blackgum (Nyssa biflora) and red maple (Acer rubrum).  

Typical understory vegetation consisted of swamp red bay (Tamala palustris), fetterbush (Lyonia 

lucida), sweet gallberry (Ilex coriacea), inkberry (I. glabra), titi (Cyrilla racemiflora), sweet 

pepperbush (Clethra alnifolia), switch cane (Arundinaria tecta) and laurel-leaved greenbrier 

(Smilax laurifolia).  Cinnamon fern (Osmundastrum cinnamomeum) was common in the sparse 

herb layer.  Small stands of Atlantic white cedar (Chamaecyparis thyoides) sometimes occurred 

in these communities.   

Coastal Plain Small Stream Swamp communities were found along small to medium-

sized streams and were predominantly forested with swamp blackgum, red maple, tulip poplar 

and pond pine.  Midstory species included red maple, sweetbay magnolia (Magnolia virginiana) 

and titi and understory species included coastal fetterbush (Leucothoe axillaris), Virginia 

sweetspire (Itea virginica) and yellowroot (Xanthorhiza simplicissima).  The ground cover was 

typically sparse with cinnamon fern and netted chain-fern (Lorinseria areolata). 

The Sandhills area contains the second largest metapopulation of RCWs and is a 

designated Primary Core Recovery Population (US Fish and Wildlife Service (USFWS) 2003).  

This metapopulation includes RCWs on the Fort Liberty Military Reservation, Camp Mackall, 

Sandhills Game Land (SGL), Calloway Tract, McCain Tract, Carver’s Creek State Park, 

Weymouth Woods Sandhills Nature Preserve and private lands around Southern Pines and 

Pinehurst (SOPI).  In 2005, the Sandhills East Primary Core Population, which includes Fort 

Liberty, reached its population goal of 350 potential breeding groups (pbgs) (USFWS 2006) and 

4
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the Sandhills West Essential Support Population, which includes the SGL and Camp Mackall, 

reached its population goal of 100 pbgs in 2002 (NC Sandhills Conservation Partnership, 

unpublished data). 

 

3. PROJECT SITE 

The project site is located on Pee Dee Road (Rd.) (State Route (SR) 1848) just west of its 

convergence with NC Highway (Hwy.) 22 in Southern Pines, Moore County, NC (Figure 2).  

The site is bordered by the Sandhills Children’s Center to the north, the Town of Southern Pines’ 

Whitehall at Reservoir Park to the west and southwest, a private parcel to the south and SR 1848 

and Hwy. 22 to the east.   

 

4. PROJECT DESCRIPTION 

Proposed construction on the Sandhills Presbyterian campus include construction of 2 

new buildings with classrooms and administrative offices, expansion of the church and a pavilion 

(Figure 2).  Additional improvements will include a relocated basketball court, a new stormwater 

pond, new parking areas, an outdoor classroom and a walking trail to connect with the Southern 

Pines trail system.  Construction will be completed in phases, beginning with one classroom 

building and associated parking.   

 

5. METHODS 

Natural vegetative communities were classified according to Schafale (2023) and plant 

nomenclature follows Weakley et. al (2024). 

 

5.1.  RCW Survey 

All cavity trees associated with Cluster SOPI 26 were visited by JCA or Sandhills 

Ecological Institute (SEI) biologists in the spring and summer of 2024 and their activity status 

and other attributes were updated.   

The Sandhills Presbyterian Church property, the adjacent Town of Southern Pines 

property and additional areas within 0.5 mile of the affected RCW cluster (SOPI 26) were 

surveyed for RCW cavity trees in October 2024 by a qualified JCA biologist (JCA 2024a, b).  

5
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SOPI 26

SOPI 31
SOPI 24

19207

16379
16262

05263

04703

0331E
0330E0328E

01514

01490

01285
01284 01283

01281
01280

RCW cavity trees September 2024
Proposed limits of disturbance
Sandhills Presbyterian property boundary
SOPI 26 0.25 mile radius foraging partition
0.5 mile radius RCW foraging partitions 0 660 1,320330

Feet

Figure 2.  Location of the proposed limits of disturbance for improvements to Sandhills 
                Presbyterian Church, Southern Pines, Moore County, North Carolina.  Also shown are 
                cavity trees and the foraging habitat partition associated with red-cockaded woodpecker
                (Dryobates borealis) (RCW) SOPI Cluster 26.  
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Surveys were conducted and transects spaced so that all potential RCW nesting habitat 

(defined as pine or pine-hardwood stands potentially containing pines ≥ 60 years old) was 

viewed at least once (USFWS 2003).   

 

5.2.  Foraging Habitat Analysis 

A foraging habitat analysis (FHA) was completed for SOPI 26 in October 2024 for an 

unrelated project (JCA 2024a).  North-south transects were plotted on aerial photography 5 

chains apart (1 chain = 66 ft.) within the 0.5-mile radius RCW foraging habitat partition.  Sample 

plots were placed 5 chains apart along the transect lines.  Foraging substrate was measured with 

a 10-factor basal area (BA) prism using the prism-plot method.  Pine BA, the number of pine 

stems ≥ 4 inches in diameter at breast height (dbh) in 2-inch diameter classes and the age of a 

representative dominant pine were obtained in each plot.   

Stands were delineated in the field on aerial photographs according to characteristics such 

as pine age or density.  Hardwood encroachment in a given pine stand was assessed by the 

density and height of the midstory in accordance with the 2003 RCW Recovery Plan (USFWS 

2003) and its designation of quality requirements for RCW foraging habitat.  Determining 

midstory density was subjective, but followed these basic criteria: a stand with a sparse 

hardwood midstory had few or no hardwoods present, a stand with a dense hardwood midstory 

had limited visibility and movement through the stand was difficult, and a stand with a 

moderately dense hardwood midstory was intermediate.  Each habitat type was further 

subdivided according to hardwood midstory height.  Midstory hardwoods less than 7 ft. in height 

were considered low, hardwoods 7-15 ft. high were considered medium and hardwoods more 

than 15 ft. high were considered tall.   

Impacts were assessed pursuant to Section 9 of the Endangered Species Act, as amended, 

using the 2003 RCW Recovery Plan – Standard for Managed Stability (SMS) foraging habitat 

guidelines (USFWS 2003).  The SMS requires a minimum of 3,000 square feet (ft.2) of pine BA 

in stems ≥ 10 inches dbh on at least 75 acres of good quality foraging habitat as defined below 

(USFWS 2003). 

1. Pine stands must be at least 30 years of age or older. 

2.  Average BA of pines ≥ 10 inches dbh should be between 40 and 70 ft.2/acre. 

7
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3.  Average BA of pines < 10 inches dbh should be less than 20 ft.2/acre. 

4.  No hardwood midstory exists, or if a midstory is present, it must be sparse and 

less than 7 ft. in height. 

5.  Total stand BA, including overstory hardwoods, should be < 80 ft.2/acre. 

Additionally, it is recommended that all land counted as foraging habitat be within 200 ft. 

of another foraging stand or the cluster and all stands counted as foraging habitat be within 0.25 

mile of the cluster (USFWS 2003).   

USFWS guidance (W. McDearman, USFWS, pers. comm.) since the 2003 Recovery Plan 

has established the following clarifications of the total stand BA requirement:   

• Overstory hardwood BA must be ≤ 10 ft.2/acre.  

• Total stand BA can exceed 80 ft.2/acre if the maximum limits for overstory 

hardwood BA and pines < 10 inches dbh are not exceeded, and the BA in pines 

10-14 inches dbh is 40-70 ft.2/acre (in other words, the excess BA is comprised of 

pines ≥14 inches dbh) (W. McDearman, USFWS, personal communication). 

Pine stands that met the SMS overstory guidelines and had a sparse midstory, a 

moderately dense midstory that was low in height or a dense midstory that was low in height 

were considered “suitable” foraging habitat.   

“Potentially suitable habitat” was described as stands that met all minimum requirements, 

but exceeded the maximum limits for pine BA in certain dbh classes, hardwood midstory 

density/height and/or overstory hardwood density.  These stands have the necessary pine BA and 

could meet the SMS with midstory removal, prescribed burning and/or thinning.  Stands with 

suitable overstory characteristics containing a moderately dense or dense midstory that was 

moderate or tall in height were categorized as potentially suitable.  

All pine-dominated stands that did not fall into the suitable or potentially suitable 

categories were classified as “future potential habitat.”  These stands will require time and 

management to meet the SMS requirements. 

Foraging habitat available for a cluster was first evaluated using a 0.25-mile radius 

foraging partition.  If the minimum SMS requirements were not met within the 0.25-mile radius 

partition, a 0.50 mile radius partition was used.   

RCW foraging habitat separated by more than 200 ft. from other foraging habitat was 

considered non-contiguous and was not counted as available habitat (USFWS 2003).   

8
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The acreage for each stand was calculated using ArcGIS software.  These acreages were 

multiplied by the average pine BA and stems per acre calculated for each stand to determine the 

total amount of foraging substrate available within the foraging habitat partition.   

Foraging habitat impacts within the RCW partition were calculated using project designs 

and input from Longitude Planning Group, PLLC.   

 

6. RESULTS 

6.1. RED-COCKADED WOODPECKER (DRYOBATES BOREALIS) 

The RCW is a small black and white woodpecker with horizontal bars on its back, 

spotted flanks and a white belly.  The cap and chin stripe are black and the male has a small red 

spot on each side of the black cap that is difficult to see.  RCWs are most easily identified by the 

large white cheek patch that distinguishes them from similar species (USFWS 2003).   

The RCW is endemic to mature, fire-maintained pine forests in the southeastern United 

States, where it was historically common.  Typical nesting habitat includes pine or pine-

hardwood stands with a minimum age of 80 to 120 years where the RCW excavates nest and 

roost cavities in living pines.  The RCW requires a large area of pines ≥ 30 years old for foraging 

habitat with a preference for pine trees ≥ 14 inches dbh (Walters et al. 2002).  Logging, fire 

exclusion and conversion of forestlands to agricultural and other uses have destroyed most of this 

species’ habitat.   

 

6.2. RCW CLUSTERS IMPACTED BY THE PROJECT 

No previously undocumented RCW cavity trees were found during ground surveys of the 

project site or within the SOPI Cluster 26 0.5-mile foraging partition in October 2024 (JCA 

2024a, b).   

In 2024, SOPI 26 contained 18 trees with RCW cavities in various stages of completion 

and suitability.  Three cavities were active and 3 cavities were possibly active.  SOPI Cluster 26 

has been active for over 20 years and the group successfully nested and fledged 3 young in 2024 

(Sandhills Ecological Institute, unpublished data). 
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6.3. FORAGING HABITAT ANALYSIS 

Foraging habitat analyses using the SMS for SOPI Cluster 26 are summarized below.   

 

6.3.1. 0.25 mile radius foraging habitat totals 

Within the 0.25 mile radius foraging habitat partition for SOPI Cluster 26, the pre-project 

SMS foraging habitat totals were 6,649.91 ft2 of pine BA on 50.56 acres of suitable habitat and 

2,552.77 ft2 of pine BA on 23.81 acres of potentially suitable habitat (Figure 3, Table 1).   

The proposed improvements to the Sandhills Presbyterian Church will remove 42.37 ft2 

of pine BA on 2.06 acres of potentially suitable habitat within the 0.25-mile radius foraging 

partition (Table 1).   

The post-project SMS foraging habitat totals are 6,649.91 ft2 of pine BA on 50.56 acres 

of suitable habitat and 2,510.40 ft2 of pine BA on 21.75 acres of potentially suitable habitat 

(Figure 3, Table 1).  This cluster will not meet the SMS requirements post-project within a 0.25-

mile radius foraging partition due to a lack of acreage (deficient by 2.69 acres, using suitable and 

potentially suitable acreage).   

 

6.3.2. 0.5 mile radius foraging habitat totals 

Within the 0.5 mile radius foraging habitat partition for SOPI Cluster 26, the pre-project 

SMS foraging habitat totals were 10,391.21 ft2 of pine BA on 89.76 acres of suitable habitat and 

4,788.10 ft2 of pine BA on 68.66 acres of potentially suitable habitat (Figure 3, Table 2).   

The proposed improvements to the Sandhills Presbyterian Church will remove 124.58 ft2 

of pine BA on 2.44 acres of potentially suitable habitat (Table 2).   

The post-project SMS foraging habitat totals are 10,391.21 ft2 of pine BA on 89.76 acres 

of suitable habitat and 4,663.52 ft2 of pine BA on 66.22 acres of potentially suitable habitat 

(Figure 3, Table 2).  This cluster will meet the SMS requirements post-project within the 0.5 

mile radius foraging partition.   

 

7. BIOLOGICAL CONCLUSION 

The proposed driveway and parking lot project will remove approximately 2.44 acres of 

potentially suitable RCW foraging habitat from the foraging partition associated with active 

SOPI Cluster 26.  This cluster meets the SMS guidelines post-project using suitable habitat 
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Table 1.  Red-cockaded woodpecker (Dryobates borealis ) (RCW) foraging habitat totals using the Standard for Managed Stability (USFWS 2003) within the 0.25 mile radius foraging habitat partition for 

               SOPI Cluster 26, Southern Pines, Moore County, North Carolina.  Habitat impacts assessed for proposed improvements to Sandhills Presbyterian Church, January 2025.

A 12.51 95 59.01 17.78 59.71 46.67 28.79 47.78 88.50 94.44 0.00 Dense Sparse Moderate 12.51 1509.21

Sub-total 12.51 1,509.21 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

B 1.89 116 19.19 4.00 3.36 2.50 24.96 46.50 28.32 49.00 0.00 Moderate Moderate Tall 1.89 931.00 0.86 42.37

Sub-total 0.00 0.00 0.00 0.00 1.89 931.00 0.86 42.37 0.00 0.00 0.00 0.00

C 17.29 102 5.66 2.50 23.59 21.25 74.08 113.75 97.67 135.00 0.00 Dense Sparse Low 17.29 2,332.80

Sub-total 17.29 2,332.80 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

D 15.63 95 7.55 3.33 58.55 50.00 65.70 93.33 124.50 143.33 0.00 Dense Sparse Low 15.63 2,269.25

Sub-total 15.63 2,269.25 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

E 12.59 106 12.98 4.55 32.71 26.36 36.83 61.36 69.54 87.73 0.00 Dense Moderate Tall 12.59 1,127.28

Sub-total 0.00 0.00 0.00 0.00 12.59 1,127.28 0.00 0.00 0.00 0.00 0.00 0.00

F 5.13 99 49.33 15.00 49.10 36.67 33.12 55.00 82.22 91.67 0.00 Dense Sparse Low 5.13 538.65

Sub-total 5.13 538.65 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

G 9.32 94 0.00 0.00 11.49 9.00 23.60 44.00 35.09 53.00 0.00 Moderate Dense Tall 9.33 494.49 1.19

Sub-total 0.00 0.00 0.00 0.00 9.33 494.49 1.19 0.00 0.00 0.00 0.00 0.00

Total 74.36 50.56 6,649.91 0.00 0.00 23.81 2,552.77 2.06 42.37 0.00 0.00 0.00 0.00

Stand Descriptions Acreage Suitable Potential Future Totals Total S&P

BA = basal area Stand A - Dense, approximately 95 year old, longleaf pine habitat. Total Pre-Project 50.56 23.81 0.00 74.37 74.37

dbh = diameter at breast height Stand B - Moderately dense 116 year old longleaf pine habitat with Total Removals 0.00 2.06 0.00 2.06 2.06

S&P = Suitable + Potentially Suitable habitat a moderately dense, tall midstory. Total Post-Project 50.56 21.75 0.00 72.31 72.31

Value does not meet Standard for Managed Stability requirements. Stand C - Dense 102 year old longleaf pine habitat with a sparse, BA

low midstory. Total Pre-Project 6,649.91 2,552.77 0.00 9,202.68 9,202.68

Stand D - Dense 95 year old longleaf pine habitat in a residential area. Total Removals 0.00 42.37 0.00 42.37 42.37

Stand E - Dense 106 year old longleaf pine habitat with a moderately Total Post-Project 6,649.91 2,510.40 0.00 9,160.31 9,160.31

dense, tall midstory.

Stand F - Dense 99 year old longleaf pine habitat with a sparse, 

low midstory.

Stand G - Moderately dense 94 year old longleaf pine habitat with a  

dense, tall midstory.
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Figure 3.  Red-cockaded woodpecker (Dryobates borealis) (RCW) habitat within the 0.25- and 
                0.5-mile radius foraging habitat partitions for SOPI Cluster 26, Southern Pines, Moore 
                County, North Carolina.  Also shown are the limits of disturbance for proposed 
                improvements at Sandhills Presbyterian Church.
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Table 2.  Red-cockaded woodpecker (Dryobates borealis ) (RCW) foraging habitat totals using the Standard for Managed Stability (USFWS 2003) within the 0.5 mile radius foraging habitat partition for 

               Cluster SOPI 26, Southern Pines, Moore County, North Carolina.  Habitat impacts assessed for proposed improvements to Sandhills Presbyterian Church, January 2025.

A 19.04 90 59.01 17.78 59.71 46.67 28.79 47.78 88.50 94.44 0.00 Dense Sparse Moderate 19.04 1798.24

Sub-total 19.04 1,798.24 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

B 22.04 103 19.19 4.00 3.36 2.50 24.96 46.50 28.32 49.00 0.00 Moderate Moderate Tall 22.04 1,080.16 1.22 59.84

Sub-total 0.00 0.00 0.00 0.00 22.04 1,080.16 1.22 59.84 0.00 0.00 0.00 0.00

C 17.36 100 5.66 2.50 23.59 21.25 74.08 113.75 97.67 135.00 0.00 Dense Sparse Low 17.36 2,343.07

Sub-total 17.36 2,343.07 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

D 26.28 96 7.55 3.33 58.55 50.00 65.70 93.33 124.50 143.33 0.00 Dense Sparse Low 26.28 3,767.14

Sub-total 26.28 3,767.14 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

E 27.45 106 12.98 4.55 32.71 26.36 36.83 61.36 69.54 87.73 0.00 Dense Moderate Tall 27.45 2,408.62 0.00

Sub-total 0.00 0.00 0.00 0.00 27.45 2,408.62 0.00 0.00 0.00 0.00 0.00 0.00

F 27.08 97 49.33 15.00 49.10 36.67 33.12 55.00 82.22 91.67 0.00 Dense Sparse Low 27.08 2,482.76

Sub-total 27.08 2,482.76 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

G 9.80 94 0.00 0.00 11.49 9.00 23.60 44.00 35.09 53.00 0.00 Moderate Dense Tall 9.80 519.31 1.22 64.74

Sub-total 0.00 0.00 0.00 0.00 9.80 519.31 1.22 64.74 0.00 0.00 0.00 0.00

H 9.36 95 49.39 10.00 38.66 31.67 27.89 51.67 66.55 83.33 0.00 Dense Moderate Moderate 9.36 780.01

Sub-total 0.00 0.00 0.00 0.00 9.36 780.01 0.00 0.00 0.00 0.00 0.00 0.00

Total 158.42 89.76 10,391.21 0.00 0.00 68.66 4,788.10 2.44 124.58 0.00 0.00 0.00 0.00

Stand Descriptions Acreage Suitable Potential Future Totals Total S&P

BA = basal area Stand A - Dense, approximately 90 year old, longleaf pine habitat. Total Pre-Project 89.76 68.66 0.00 158.42 158.42

dbh = diameter at breast height Stand B - Moderately dense 103 year old longleaf pine habitat with Total Removals 0.00 2.44 0.00 2.44 2.44

S&P = Suitable + Potentially Suitable habitat a moderately dense, tall midstory. Total Post-Project 89.76 66.22 0.00 155.98 155.98

Value does not meet Standard for Managed Stability requirements. Stand C - Dense 100 year old longleaf pine habitat with a sparse, BA

low midstory. Total Pre-Project 10,391.21 4,788.10 0.00 15,179.31 15,179.31

Stand D - Dense 96 year old longleaf pine habitat in a residential area. Total Removals 0.00 124.58 0.00 124.58 124.58

Stand E - Dense 106 year old longleaf pine habitat with a moderately Total Post-Project 10,391.21 4,663.52 0.00 15,054.73 15,054.73

dense, tall midstory.

Stand F - Dense 97 year old longleaf pine habitat with a sparse, 

low midstory.

Stand G - Moderately dense 94 year old longleaf pine habitat with a  

dense, tall midstory.

Stand H - Dense, approximately 95 year old, pine-scrub oak habitat.
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within its 0.5 mile radius foraging habitat partition.  No disturbance or clearing within 50 ft. of 

cavity trees will occur. 

 

Biological Determination:  May Affect, Not Likely to Adversely Affect 
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Sandhills Presbyterian  Southern Pines, NC 

ES-1 

Executive Summary

Kimley-Horn and Associates, Inc. has performed a Traffic Impact Analysis for the proposed expansion of 

Sandhills Presbyterian Church and of Covenant Preparatory School, located on the northwest quadrant NC 

22 (Central Drive) and Pee Dee Road in Southern Pines, NC. The church is proposing to expand their 

existing fellowship hall. Covenant Preparatory School currently operates out of the existing fellowship hall 

with approximately 140 students in grades K-8. The proposed expansion will happen in two phases. The 

first phase will add a new building on the west side of campus with Covenant Preparatory School relocating 

to this building with no increase in enrollment. The second phase will include a second larger building and 

increase enrollment to 220 students in grades K-8. As there is no change in enrollment with the first phase, 

no analysis was prepared for that scenario. The site is currently accessed via a full movement driveway 

along Pee Dee Road, and no changes to site access are proposed with the expansion. Build-out of the 

development is anticipated by the year 2030.  

This report presents trip generation, distribution, traffic analyses, and recommendations for transportation 

improvements required to meet anticipated traffic demands in conjunction with the development. The traffic 

conditions studied include the existing (2025) traffic condition and the projected (2030) background and 

build-out traffic conditions. The weekday AM and school PM peak hours were studied. 

Study Intersections 
The following study intersections were included in this analysis: 

 NC 22 (Central Drive) at Pee Dee Road  

 Pee Dee Road at Azalea Road/Existing Site Access 

Existing Traffic Data 
Weekday AM (7:00  9:00am) and school PM (2:00  4:00pm) peak hour turning movement counts were 

collected at each of the existing study intersections on February 26, 2025, while Moore County schools and 

Covenant Preparatory School were in session. 

Background Traffic Data 
To calculate projected (2030) traffic volumes, a 1.5% annual growth rate was applied to the existing traffic 

volumes up to the build-out year of 2030. Based on coordination with the North Carolina Department of 

Transportation (NCDOT) and Town of Southern Pines (Town) staff, no approved developments were 

included in this analysis. 

Trip Generation 
The traffic generation potential of the proposed expansion was determined using the NCDOT Municipal 

and School Transportation Assistance (MSTA) Private/Non-Urban Charter School Traffic Calculator. As 

currently envisioned, the proposed expansion is expected to increase enrollment by approximately 80 

students. 
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Sandhills Presbyterian  Southern Pines, NC 

ES-2 

Table ES-1 
Trip Generation (Vehicles) 

Condition Intensity 
AM  

Peak Hour
School PM  
Peak Hour

In Out In Out 

Grades K-8 (Existing) 140 students 85 65 45 65 

Grades K-8 (Proposed) 220 students 130 100 64 94 

Proposed Increase 80 students 45 35 19 29 

Table ES-1 shows that the proposed expansion of the development has the potential to generate 80 new 

trips during the AM peak hour and 48 new trips during the school PM peak hour. 

Capacity Analysis 
Capacity analyses were performed using Synchro Version 12 software. For purposes of this analysis, NC 

22 was assumed to run east/west, and Pee Dee Road was assumed to run north/south. Due to the 

configuration of the intersection of NC 22 at Pee Dee Road, multiple nodes were used to model the 

intersection in Synchro as follows: 

 Node 1  

o NC 22 eastbound through movement (free-flow) 

o NC 22 westbound left-turn (yield to eastbound through) and through movement (free-flow) 

o Pee Dee Road northbound left-turn (stop-control) 

 Node 102 

o Pee Dee Road northbound through movement (free-flow) and right-turn (free-flow)

o NC 22 eastbound right-turn (free-flow) 

o Pee Dee Road southbound through movement (yield to eastbound right-turn)

 Node 103 

o NC 22 eastbound through movement (free-flow) 

o NC 22 westbound through movement (free-flow) 

o Pee Dee Road northbound right-turn (stop-control) 

Table ES-2 summarizes the operation of the study intersections for the AM and school PM peak hour traffic 

conditions. 
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AM PM AM PM AM PM
NC 22 (Central Drive) at Pee Dee Road - (-) - (-) - (-) - (-) - (-) - (-)
Northbound F (76.6) F (61.4) F (129.2) F (98.9) F (167.5) F (118.8)
Westbound Left A (8.9) A (8.6) A (9.1) A (8.7) A (9.2) A (8.7)

NC 22 (Central Drive) at Pee Dee Road - (-) - (-) - (-) - (-) - (-) - (-)
Southbound A (5.6) A (3.2) A (5.6) A (3.2) A (5.8) A (3.7)
NC 22 (Central Drive) at Pee Dee Road - (-) - (-) - (-) - (-) - (-) - (-)
Northbound B (12.2) B (11.6) B (12.7) B (12.0) B (12.9) B (12.1)
Pee Dee Road at Azalea Road/Existing Site Access - (-) - (-) - (-) - (-) - (-) - (-)
Eastbound C (15.1) B (13.0) C (16.0) B (13.4) C (18.4) B (14.2)
Westbound B (14.6) B (13.4) C (15.4) B (14.0) C (17.3) B (14.6)
Northbound Left A (8.7) A (8.0) A (8.8) A (8.1) A (9.0) A (8.2)
Southbound Left A (7.5) A (7.8) A (7.6) A (7.8) A (7.6) A (7.8)

Table ES-2 - Level of Service Summary

Unsignalized

Unsignalized

Background (2030)
Traffic

Build-out (2030)
Traffic

2

Intersection and Approach/Movement Traffic Control
Existing (2025)

Traffic

Unsignalized

Unsignalized

Synchro Node
Number

103

102

1
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Sandhills Presbyterian  Southern Pines, NC 

ES-4 

On-Site Vehicular Operations 
The current enrollment of Covenant Preparatory School is 140 students in one academic building. For the 

given student capacity, MSTA calculations state that the school should provide enough storage to 

accommodate an average queue length of 466 feet and a high demand queue length of 607 feet. The current 

site layout provides approximately 350 feet of single-lane queue for the school.  

The first phase of the proposed expansion is expected to add a new building to the west side of the campus 

with the school relocating to this building. This relocation is expected to provide an additional 300 feet of 

queue length for a total of approximately 650 feet, satisfying MSTA requirements. With the second phase 

of the proposed expansion, enrollment is expected to increase to 220 students. Based on this enrollment, 

MSTA calculations state that the school should provide enough storage to accommodate an average queue 

length of 596 feet and a high demand queue length of 774 feet. The proposed site layout and circulation 

provides approximately 950 feet of queue for the school, exceeding the MSTA required high demand 

length.  

Conclusions 
The intersection of NC 22 (Central Drive) at Pee Dee Road currently operates with long delays for the 

northbound left-turn from Pee Dee Road onto NC 22. This minor street approach is expected to continue to 

operate with long delays in both peak hours. While the proposed expansion is expected to account for only 

approximately 2% of the projected build-out traffic volumes, projected delays at this intersection are 

expected to increase by more than 10% at this minor street approach from background to build-out traffic 

conditions. Per the Town of Southern Pines Unified Development Ordinance (UDO), improvements must 

be identified to mitigate this increase in delay. The only feasible improvement to achieve an acceptable 

level of service at this intersection is the installation of a traffic signal. Therefore, it is recommended that 

this intersection be monitored for signalization. 

All other approaches and intersections are expected to operate at acceptable levels-of-service and no 

queuing issues at project build-out. Therefore, no additional improvements are recommended with the 

proposed church and school expansions.  
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Planning Staff Report 

I. EXECUTIVE SUMMARY

The Town of Southern Pines Planning Department, in accordance with the 2040

Comprehensive Plan and Phase III of implementing that plan, is proposing to amend the

Unified Development Ordinance (UDO) with multiple text amendments aimed to

improve the Open Space standards and tree protection provisions during new

development. Planning staff request that the Town Council review the proposed changes

per UDO §2.17. The proposed amendments are as follows, with reference to applicable

UDO sections:

Amend: UDO §3.5.14 (PD)–Planned Development District), §4.3 (Landscaping), §4.9

(Open Space), and §9.3 (Definitions).

Fundamentally, the proposed changes intend to revise the town’s Open Space standards

and related sections to foster new development design that better integrates with the

natural environment and preserves more existing mature trees. The proposed changes

will bring the town’s UDO in closer alignment with the 2040 Comprehensive Plan, and

especially further Policies 3.2, 4.1, 4.4, 4.7, 4.9, and 4.10. The changes will also not

conflict with NC G.S. §160D-601(d) (Down-Zoning).

With these changes: depending on the natural conditions at the date of development

application, Open Space will be prioritized as one or a combination of five types:

1. Sensitive Natural Areas

2. Tree Protection Areas

3. Undisturbed Buffers

4. Usable Open Space

5. Planted Buffers

A key policy decision arises in the proposed §4.9.1(C). As originally drafted, if a 

development site contains sufficient natural areas (Open Space types 1-3), at least half 

(50%) of required Open Space must use those areas. The Planning Board recommends 

reviewing both policy options (found in Attachments 2 and 3), but ultimately recommends 
adopting the “100% requirement” option as written in Attachment 3.  

The specific text of the proposed changes, along with margin comments providing 

additional explanation and staff analysis, is in the attachments to this staff report. Planning 

staff will present the proposed options at the public hearing on May 12, 2026.  

To:  Reagan Parsons 

From:  James Broadwell, Senior Planner 

Date:  May 12, 2026 

Item: Proposed Open Space and Tree Protection Amendments to the Unified 

Development Ordinance (UDO) 
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I. PLANNING BOARD REVIEW AND RECOMMENDATION: 

At the April 23, 2026 Planning Board regular meeting, a public hearing was held on the 

proposed Open Space and tree protection amendments. Planning staff presented a 

summary of the proposed amendments to the UDO. Staff also answered questions from 

the Planning Board about how implementing the changes would play out, and about the 

tradeoffs between requiring 100% of Open Space to be preservation-types or only 50% 

(if such types existing on a proposed development site), with included incentives. The 

Planning Board recognized the merits of including flexibility and incentives in the original 

draft proposal. However, the board overall agreed that requiring 100% of Open Space to 

be preservation types (if existing) is more consistent with the Comprehensive Plan and 

will better protect natural areas and integrate Open Space as a meaningful development 

component. No members of the public spoke during the hearing. After closing the public 

hearing, the Planning Board made a motion to adopt a Resolution regarding consistency 

between the proposed amendments and the Comprehensive Plan, and recommended 

approval of OA-02-26 to the Town Council. Additionally, the Planning Board 

recommended that the council review both text amendment options, as drafted by staff, 

but ultimately recommend that the Town Council adopt the “100% option.” The motion 

carried unanimously by a vote of 5–0. 

 

II. APPLICATION REVIEW: 

 

A. Review Process: 

Applications for text amendments are reviewed pursuant to UDO §2.17.  

 

B. Criteria for Review:  

When reviewing an application for amendments to the text of the UDO, the 

hearing bodies (Planning Board followed by Town Council) shall consider and be 
guided by the following criteria, as set forth in UDO §2.17.10: 

 

2.17.10. Criteria for UDO Text Amendments  

In its review of an application for a UDO text amendment, the Hearing Bodies shall 

consider the following criteria. No single factor is controlling; instead, each must be 

weighed in relation to the other standards. 

  

(A) Consistency. The text amendment shall be consistent with the adopted 

Comprehensive Plan.  
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(B) Health, Safety, and Welfare. The amending ordinance must bear a substantial 

relationship to the public health, safety, or general welfare, or protect and preserve 

historical cultural places and areas.  

(C) Public Policy. Certain public policies in favor of the text amendment may be 

considered. Examples include a need for affordable housing, economic development, 

mixed-use development, or sustainable environmental features, which are consistent 

with the Town, area, neighborhood, or specific plans.  

(D) Other Factors. The Hearing Body may consider any other factors relevant to a text 

amendment application under state law.  

(E) Impacts. The Hearing Bodies shall not regard as controlling any advantages or 

disadvantages to the individual requesting the change, but shall consider the impact 

of the proposed amendment on the public at large. 

 

C. Overall Timeline:  

• September 2023: The 2040 Comprehensive Plan was adopted and the Phase 

1 implementation project of “Tree Protection and Landscaping Reform” was 

chosen (to further Comp Plan policies 3.2, 4.1, 4.4, 4.7, 4.9 and 4.10 especially). 

• October 2023–July 2024: Planning staff craft the proposed “Tree Protection 

and Landscaping” amendments (file #OA-03-24) alongside a tree protection 

focus group of professional experts. 

• July–October 2024: OA-03-24 Planning Board hearings and review. 

• November 2024: OA-03-24 Town Council hearing and review (continued). 

• December 2024: Senate Bill 382 (new “Down-Zoning” rules) is passed by 

the NC legislature as S.L. 2024-57, which precluded OA-03-24’s legal 

adoption; the Town Council opted to continue OA-03-24 until possible 

changes occurred with the Down-Zoning provision.  

• December 2024–February 2026: OA-03-24 subsequent continuances. 

• February 9, 2026: The Town Council adopted the proposed amendments 

to Appendix F (recommended species list) of OA-03-24 only, ended the 

remainder of the file, and instructed staff to initiate a new file that achieves the 

same purpose under the Comp Plan without violating the new state Down-

Zoning provisions (now known as NC G.S. 160D-601(d)).  

• February–April 2026: Staff worked with the tree protection focus group, 

the town’s land use legal consultant, the town attorney, and other stakeholders 

to reformulate the “Tree Protection and Landscaping Amendments” into the 

“Open Space and Tree Protection” amendments – now as file #OA-02-26.  

• April 23, 2026: “Open Space and Tree Protection” Text Amendment 

Planning Board public hearing.  

• May 12, 2026: “Open Space and Tree Protection” Text Amendment Town 

Council public hearing.  
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D. Staff Comments: 

Both versions of the proposed amendments to the UDO are depicted on copies 

of the UDO that are attached to this staff report using strikeouts for proposed 

deletions and underline for proposed additions. Only the sections being amended 

are attached. Margin comments that explain the reason for each proposed 

amendment are also included.  

 

2040 Comprehensive Plan Consistency. The Town Council, when reviewing 

proposed amendments to the UDO, should assess whether the proposed 

amendments are consistent with the 2040 Comprehensive Plan (criterion A), 

timely and salient public policy (criterion C), and impacts to the public at large 

(criterion E).  

 

The Town of Southern Pines 2040 Comprehensive Plan (Comp Plan) establishes 

a vision to help guide growth for the next decade. Zoning is adopted (and amended 
from time to time) in order to implement the vision contained in the plan. In 

multiple instances, the Comp Plan calls for changes to the UDO that improve 

protections of the town’s natural character, safeguard Open Space as a meaningful 

development component, discourage the disturbance of sensitive natural areas, 

and minimize tree loss during new development.1 For that reason, in the Fall of 

2023, updates to the UDO to improve tree protection and landscaping provisions 

were selected as a top priority for phase I implementaiton.  

 

Due to changes with the NC legislature, this implementation project had to be 

largely reformed to ensure consistency with state statute, which is why it’s now a 

part of phase III implementation under the new file # OA-02-26. However, the 

original tree protection amendments (file OA-03-24) and these proposed 

amendments both intend to achieve the same purpose and goals within the 

Comprehensive Plan. Staff find that the changes are especially conssitent with 

policies 3.2, 4.1, 4.4, 4.7, 4.9, and 4.10.2 

 

Proposed Open Space Changes. Following renewed recommendations from 

a focus group of technical and industry experts and legal consultation, staff are 

proposing UDO amendments to foster development design that better integrates 

with the natural environment and preserves more existing trees. Dedicated Open 

Space is required for most new development in Southern Pines – 10% for new 

commercial sites and major subdivisions, and 20% for Planned Developments, for 

example. The proposed amendments do not alter the required amount of Open 

Space or the types of projects for which they apply. Rather, they clearly define 

what Open Space should comprise, prioritize certain types, require a baseline level 

of tree preservation (if existing), and incentivize maximized tree preservation.  

Under the changes, Open Space may be defined as one or a combination of the 

five types listed below. The composition will depend on the existing natural 

 
1 Town of Southern Pines. 2040 Comprehensive Plan, pages 34, 158-161, and 186-190. 
2 Town of Southern Pines. 2040 Comprehensive Plan, pages 176-189. 
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conditions of the site proposed for development at the date of application, and 

will follow the order of prioritization listed below. For example, a site that’s a 

100% mature forest will need to utilize types 1, 2, and/or 3 below, whereas an 

entirely vacant lot would only need to use types 4 and 5. 

Open Space Types by Priority: 

1. Sensitive Natural Areas (SNAs) – Wetlands, Flood Hazard Areas, 

Specimen Tree root zones, or other areas of significant natural resources. 

2. Tree Protection Areas (TPAs) – Existing tree stands that comprise at 

minimum the following requirements: 

o Density – a minimum of 1-inch diameter per 100 square feet of 

open space. 

For example, for a 100,000 square foot site requiring 20% of Open 

Space, or 20,000 square feet, 200 total inches of tree diameter 

would be required (or twenty 10-inch trees). 

o Dimensions – TPAs must be at least 20-feet in width. 

o Maturity – only trees at least 6-inches in diameter may count 

toward the TPA tree total.  

3. Undisturbed Buffers – Buffers adjacent to property lines or rights-of-

way that are at least 20-feet in width that comprise the same minimum 

standards as TPAs.  

4. Usable Open Space – Recreational type Open Space that is properly 

landscaped and typically includes amenities like playgrounds, picnic areas, 

ball fields, and walking trails.  

5. Planted Buffers – These buffers are planted according to the buffers 

section of the UDO under §4.3.4 and are at least 20-feet in width. 

 

New State Down-Zoning Statute (NC G.S. §160D-601(d)) and the 

Administrative Minor Modifications Provision. An important note about 

this text amendment is the careful attention that was taken to ensure compliance 

with NC G.S. 160D-601(d) (the state Down-Zoning statute change). First, by 

ensuring Open Space may be defined as any or a combination of the five types 

mentioned above, no nonconformities are created on existing sites. For example, 

a commercial site may only meet its 10% Open Space requirement through a 40-

foot-wide highway yard planted Buffer. That works fine under this change, as the 

site’s Open Space is a type 5 – Planted Buffer. Only when applications for new 

development occurs for a site with existing trees or natural features would staff 

require designating types 1, 2, and/or 3 of Open Space, as applicable.  

 

Additionally, after significant focus group and legal feedback, the new UDO 

§4.9.1(D) was crafted (Open Space Administrative Minor Modifications). This 

section ensures that the new standards would not render a property 

undevelopable, reduce the otherwise allowable density, or make the property 
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inaccessible due to preservation requirements. For example, without an 

Administrative Minor Modification provision, if a 10,000 square foot site had nine 

15-inch trees in the middle of it, the new requirements could largely preclude the 

ability to develop the site according to what the underlying zoning allows. A 

requirement for the Planning Director to modify the Open Space prioritization, 

location, and/or composition under such circumstances will prevent conflict with 

the Down-Zoning provision, legal precedent3, and/or any unreasonable use and 

design limitations. Lastly, the provision prohibiting a reduction in otherwise 

allowable density derives directly from the Down-Zoning statue and ensures 

consistency with its intent. 

 

Unlocked Incentives (“50% Option” Only). Finding a way to employ 

incentives was an idea raised by multiple parties in the crafting of this text 

amendment. For that reason, four have been outlined in the first text amendment 

option of the proposed amendments (see the second attachment). If a proposed 
development designates 100% of its required Open Space as Sensitive Natural 

Areas, Tree Protection Areas, or Undisturbed Buffers, as opposed to just 50%, 

then the following incentives are unlocked: 

• Setbacks: Front setbacks can be 75% and side and rear setbacks can be 

60% of the underlying zoning standards.  

• Street Trees: The street tree planting rate can drop from one tree per 

30-feet to one tree per 50-feet. 

• Shrub Plantings: For planted buffers less than 50-feet in width, the 

planting rate can drop to one shrub per 100 square feet.  

• Parking: the minimum parking requirement applicable is reduced by 50%.  

 

The second text amendment option, or requiring 100% of a proposed 

development’s Open Space to use preservation types (if existing), eliminates the 

purpose of the incentives. Therefore, this section is not included in the second 
text amendment option (see third attachment).  

 

Town Actions for Preemptive or Unauthorized Clearing. Under the 

proposed changes, if preemptive or unauthorized clearing to influence the 

outcome of a Development’s Open Space takes place, then the proposed UDO 

§4.9.1(F) permits the town to take one of three possible courses of action. Those 

actions are: 

1. Prohibiting development approval for a period of three years. 

2. Require the replanting of all applicable cleared areas with longleaf pines 

(at the rate of one tree per 400 square feet) and appropriate ground 

cover plants.  

3. Double the width of required buffers, or increase their width to 20-

feet, whichever is greater. 

 
3 Lucas v. South Carolina Coastal Council, 505 U.S. 1003 (1992) 
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These penalty provisions come from the originally proposed tree protection and 

landscaping amendments file from 2024, but they were amended slightly for 

greater clarity and overall results (if used). When the original file underwent its 

hearing process, including penalties for preemptive or unauthorized tree clearing 

was strongly called for. Moreover, these measures do not present any conflicts 

with the state Down-Zoning provision, so staff opted to keep them in this 

proposed amendment package. 

 

E. Staff Conclusion:  

Comprehensive Plan Consistency. Staff find that both versions of the 

proposed amendments to the town’s Open Space standards will meaningfully 

increase the preservation of trees and natural areas during new development and 

fully align with 2040 Comprehensive Plan and the criteria for text amendments 

found in UDO §2.17.10. The amendments establish enhanced tools and 

requirements to more effectively integrate existing natural features with the built 
environment and the town’s landscaping code. Achieving increased tree 

preservation and protection is a key priority of the Comp Plan, and why this 

implementation project was one of the first projects chosen to execute following 

its adoption.  

 

Policy Decision–Maximized Preservation vs. Flexibility & Incentives. 

Staff find that the choice between the proposed amendment options would be 

best decided with a policy discussion and decision from the Town Council. The 

proposed §4.9.1(C) says: “if a proposed Development site contains sufficient Sensitive 

Natural Areas, Tree Protection Areas, and/or Undisturbed Buffers, then these areas shall 

account for at least 50% of the required Open Space and may satisfy up to 100% of the 

total Open Space requirement.”  

One may ask why – if a site can reasonably provide 100% of its Open Space 

requirement as Sensitive Natural Areas, Tree Protection Areas, and/or 

Undisturbed Buffers – would it not be required? 

The requirement that 50% of Open Space consist of preservation-type areas 

(when such areas exist), while allowing the remaining 50% to be met through 

Usable Open Space and planted buffers originated with the 2024 amendment 

package (OA-03-24). The rationale was that this framework would provide greater 

design flexibility and recognize the Usable Open Space typically incorporated into 

Planned Developments, which often include recreational amenities. Requiring 

100% of Open Space to consist of preserved areas – where such areas exist – in 

addition to meeting buffer requirements and accommodating desired recreational 

features, may be viewed as overly restrictive and inflexible. For that reason, the 

original proposal maintained the 50% requirement while introducing incentives to 

encourage 100% of Open Space as preservation-types.  

By including the incentives, staff intended to bridge the gap in promoting 

development to maximize preservation without instituting requirements that may 

be too strict. The tree protection focus group overall concurred with retaining 

this level of flexibility.  
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However, the Planning Board found that not requiring Open Space to be 100% 

preserved areas (if existing) does not align as closely with the goals and intent of 

the Comprehensive Plan. Two of the guiding principles and six policies of the 

Comp Plan revolve around Open Space and natural character preservation. Given 

that updating the UDO to better reflect these policy goals was a top priority 

following the Comp Plan’s adoption, staff overall concur with the Planning Board’s 

assessment and recommendation. However, staff also assess that choosing the 

best course of action should involve a policy discussion and choice from the Town 

Council.  

Both courses of action, being: 

(1) requiring 50% of Open Space to be preservation-type (where such areas exist) 

while incentivizing the full 100% to be preservation-type (to maintain design 

flexibility) (attachment 2), OR 

(2) requiring 100% of Open Space to be preservation-type (where such areas 

exist) to maximize the protection of trees and natural areas (attachment 3) 

are consistent with the Comprehensive Plan. The remaining policy question is 

which approach better advances its intent.  

Planning staff are available during regular business hours prior to the Town Council 

public hearing on May 12, 2026 for questions and/or to discuss any of the proposed 

amendments. 

 

F. Outside Agency Comments: 

A request for comment was emailed to representatives from the Regional Land 

Use Advisory Commission (RLUAC), North Carolina Department of 

Transportation (NCDOT), U.S. Fish and Wildlife Service (USFWS), the Sandhills 

Metropolitan Planning Organization, the Moore County Airport, and 

representatives of the Town of Southern Pines on March 27, 2026.  

 

As of the completion of the staff report, the two comments received have come 

from the USFWS, stating they have no comments, and RLUAC, stating their 

support for the amendments (see attachment four). Any responses received from 

agencies following completion of this staff report but prior to the Town Council 

public hearing will be provided verbally at the hearing. 

 

III. ATTACHMENTS: 

1. Planning Board Resolution 

2. “50% Option” – Sections of the current UDO with proposed amendments, using 

strikeout for proposed deletions and underline for proposed additions. 

3. “100% Option” – Sections of the current UDO with proposed amendments, 

using strikeout for proposed deletions and underline for proposed additions. 

4. RLUAC Agency Comment  
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IV. TOWN COUNCIL ACTION: 

The Town Council shall consider the criteria for text amendments found in UDO 

§2.17.10, including consistency with the Comprehensive Plan. Per NCGS §160D-605, the 

Town Council shall approve a brief statement addressing plan consistency and 

reasonableness of the proposed amendments. The Town Council may wish to use the 

following motions for guidance: 

 

I move that after considering the criteria for text amendments found in in 

UDO §2.17.10, the Town Council finds that: 

 

1. The proposed text amendments are consistent with the 

Comprehensive Plan and are a reasonable way to implement that plan 

for the reasons set forth in the Planning Board’s resolution that was 

included as an attachment to the staff report for OA-02-26;  

 
2. The proposed text amendment is consistent with the Comprehensive Plan and is 

a reasonable way to implement that plan for the reasons set forth in the Planning 

Board’s resolution that is included as an attachment to the staff report for OA-02-

26, but with the following edits or additions to the resolution… 

 

3. The proposed text amendment is not consistent with the Comprehensive Plan 

and/or is unreasonable for the following reasons…; 

 

And, therefore, I move to:  

 

1. Approve the proposed amendments to the UDO as shown in the second 

attachment to staff report OA-02-26 in the May 12, 2026 Town Council packet 

(if desired, the Town Council may state any additional reasons you support the 

proposed amendment, besides those already listed in the Planning Board resolution); 

 

2. Approve the proposed amendments to the UDO as shown in the third 

attachment to staff report OA-02-26 in the May 12, 2026 Town Council packet 

(if desired, the Town Council may state any additional reasons you support the 

proposed amendment, besides those already listed in the Planning Board resolution); 

 

3. Approve the proposed amendments to the UDO as shown in the second 

attachment to staff report OA-02-26 in the May 12, 2026 Town Council 

packet, with the following additional changes… (if any changes were made to the 

proposed revisions, list the changes and reason(s) the text was changed);  

 

4. Approve the proposed amendments to the UDO as shown in the third 

attachment to staff report OA-02-26 in the May 12, 2026 Town Council 

packet, with the following additional changes… (if any changes were made to the 

proposed revisions, list the changes and reason(s) the text was changed);  
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5. Deny OA-02-26 (the Town Council shall state any reasons for denial of the proposed 

amendment); OR 

 

6. Other… 
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(D) District Development Standards 

Building heights and Setbacks shall conform to those of the abutting district. 

Required buffers shall be based on the use established in the FRR district and 

the abutting use or district, whichever requires the greater buffer.  

3.5.14. PD - Planned Development District  

(A) Purpose 

The PD district is designed to accommodate mixed land uses, such as office, 

residential, service, commercial, public or private recreational Development, 

and where consistent with the future land use map, light manufacturing and 

assembly uses that comply with the employment center Development Patterns 

in section 6.5 of this UDO. This district is intended to allow mixed-use 

Developments in areas where sufficient public water and sewer service is 

available (or can be readily extended) and where the street system is adequate 

(or can be readily improved) to handle the projected traffic volumes generated 

by the Development. The regulations of this district are intended to: 

(1) Encourage planned, large-tract Development, including service, 

office, commercial, residential, public or private recreational 

Development or light industrial uses;  

(2) Exclude heavy commercial and heavy industrial land uses;  

(3) Encourage Development in areas located on major thoroughfares 

and collector streets;  

(4) Encourage vehicular access from service drive and other local 

streets;  

(5) Provide performance standards to help ensure Compatible land 

uses;  

(6) Encourage common or shared parking; 

(7) Promote creativity and innovation in the design that leads to more 

appropriate relationships between land uses and features; 

(8) Facilitate clustering of Development thereby increasing the amount 

of saved land; 

(9) Foster Development of a network of open space to serve a variety of 

recreational and environmental purposes designed and located with 

respect to existing unique natural features and environmentally 

sensitive areas;  

(10) Improve connectivity within and between Developments to 

promote mobility and enhance walkability; 

(11) Integrate public spaces and amenities to promote community 

gatherings and activities; 

(12) Establish coordinated land plan and consistent treatment of 

common design elements;  

(13) Provide the flexibility to respond to market conditions over longer 

projected Development periods due to the scale of such 

Developments; and 

(14) If residential land uses are proposed, provide a variety of Lot sizes 

and Dwelling types to expand the spectrum of housing choices for 

households of various type, size, income and age. 

(Ord. #1714) 

(B) Applicability 

A PD district may be established to accommodate large-scale, master-planned, 

mixed-use Developments that cannot be accomplished through conventional 

zoning districts. Development within a PD district shall occur in accordance 

with unique conditions and standards established during the rezoning process 

that may vary from those contained within other sections of the UDO. Such 

conditions and standards shall be applicable only to the specific Parcel of land 

that comprises that PD District, and shall run with the land regardless of 

ownership.  

(C) Procedures  

PD districts shall be established and developed in accordance with the 

procedures established in chapter 2 of this UDO. 

(D) Land Use Mix 

Each PD district approval shall identify the authorized land uses, which may 

include a mix of residential, retail, office, recreational or light industrial uses. 

The type and location of any and all uses within the PD District must be 
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demonstrated to be appropriate for the project area and surrounding area. All 

land uses listed in the approved zoning application are permitted subject to the 

conditions established through the rezoning process.  

(E) Development Patterns  

The PD district approval may establish any of the Development Patterns 

described in chapter 6 or accommodate alternative Development Patterns that 

comply with PD district standards.  

(F) General Provisions 

(1) Minimum Size and Contiguity 

The PD district shall encompass a sufficient area to accommodate the 

proposed mix of Uses and ensure Compatibility between both internal and 

external land uses. 

(2) Ownership and Division of Land 

No Tract of land may be considered for a PD District unless such Tract is 

under single or unified ownership or control. If listed in several 

ownerships, the application for zoning shall be accompanied by each 

landowner's written consent. The holder of a written option to purchase 

or a Developer under contract shall be considered an owner for purposes 

of this section provided the landowner's (or landowners') written consent 

is included with the application. 

(3) Relationship to the UDO 

Each proposal for development under the PD district is anticipated to be 

unique. Except as provided by this section and the PD approval, PD district 

Development shall be subject to all of the applicable standards, 

procedures, and regulations in other sections of this UDO. Development 

Conditions approved as part of the PD District zoning application shall 

supersede conflicting UDO regulations, unless otherwise prohibited by law. 

Alternative standards may be approved for Development within the PD 

district if they: 

(a) Meet or exceed the general intent of the UDO standards for 

base zoning districts; 

(b) Are appropriate given the specific mix of uses and character of 

the Development; and 

(c) Achieve a more efficient, safe or economical land use without 

detracting from the quality of the Development or 

detrimentally impacting its surrounding Development or the 

community as a whole. 

(4) Relationship to Other Regulations 

Unless otherwise specified in the PD approval, all PDs shall be subject to all 

local, State and Federal regulations. 

(G)  Open Space 

Unless otherwise authorized for a specific development pattern established in 

chapter 5, the following Open Space requirements apply within a PD district: 

(1) Not less than twenty (20) percent of the gross land area of the PD 

shall be devoted to Open Space. The composition of the Open Space 

shall follow the standards as set in the Open Space section of this 

Unified Development Ordinance. 

(2) Not less than fifty (50) percent of the required Open Space (ten (10) 

percent of gross land area) shall be Usable Open Space as defined in 

this UDO. 

(3) The remaining Open Space may be comprised of, but is not limited 

to, any combination of the following: natural areas, wetlands, trails, 

boardwalks, parks, ball fields, equestrian fields or tracks, golf 

courses (not including clubhouse or other vertical structures), 

buffers (outside of a platted Lot), any water bodies including ponds 

and lakes, and/or innovative and accessible water quality ponds that 

are designed as an amenity. 

(4)(2) No more than fifty (50) percent of the required Open Space shall 

consist of ponds, lakes, and/or water quality ponds. 

(5)(3) The site's natural features and surroundings, unique features of the 

subject and surrounding property shall be considered by the Town 

when evaluating the configuration and uses of planned Open Space. 

Where practical, Open Space shall be configured to provide 

connectivity with other Open Space, both on- and off-site, and to 

allow for connectivity to and the extension of the existing Greenway 

Trail System. 

Commented [JB1]: This change intends to simplify Open Space 

composition standards under §4.9. 
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(6)(4) Unless dedicated to and accepted by the Town or a similar legal 

entity, the owner or property owners association is required to 

provide for the continuing maintenance of Open Space. 

(H) Landscaping, Screening, Buffers and Trees 

The standards for landscaping, screening, buffers and trees included in chapter 

4 of this UDO shall apply to all Development within the PD District, with the 

following exceptions: 

(1) Buffer requirements apply only to the perimeter of the PD unless 

otherwise specified in the PD District Conditions. The minimum 

required buffer for each sub-area shall be based on the most 

intensive use authorized within the sub-area that is adjacent to the 

property boundary and shall meet or exceed the standards 

established in chapter 4 of this UDO. 

(2) Land uses internal to the PD shall be buffered in accordance with 

the provisions of chapter 4 unless approved as part of the PD 

Development Conditions. 

(3) Other deviations from landscaping, buffer, street tree and screening 

standards of chapter 4 shall not be allowed unless approved as a PD 

Development Condition. 

(4) If landscaping, buffer or other requirements are included in a 

platted Lot, they shall be protected by the PD's Covenants and 

Restrictions and shall not count as Open Space. 

(I) Common Sign Plan 

Signs within the development shall adhere to the standards set forth in section 

4.6 of this UDO or set forth in the Conceptual Development Plan or an 

amendment thereto. The Applicant may include unique standards for signage 

with the Conceptual Development Plan that establish more specific design 

standards (size, height, color, materials, illumination) and Sign locations for the 

project to ensure a coordinated theme across the PD District. A Unified Sign 

Plan may then be submitted after the approval of the Conceptual Development 

Plan and may be approved by the Planning Director as an alternate to 

individual Sign permits. Any Unified Sign Plan that deviates from the standards 

set forth in section 4.6 of this UDO or set forth in the approved Conceptual 

Development Plan shall require approval by the Board of Adjustment pursuant 

to section 2.22. 

(Ord. #2052) 

(J) Landmark Signs 

The Town Council may approve the establishment of one or more on-premises 

Landmark Signs as a condition of approval within a PD district subject to the 

requirements of section 4.12. 

(Ord. #2052) 

(K) Storm Water Control 

Storm water management shall meet or exceed the State's minimum 

requirements for storm water management. A common master storm water 

management plan may be developed for the project as a whole and may 

employ Best Management Practices. This neither prohibits the Development of 

the PD district in phases nor the phased implementation of the storm water 

management system. 

(L) Street Design 

(1) Street design shall adhere to the Town's standards as set forth in 

chapter 4 of the UDO. The Applicant may submit alternative street 

design standards that vary in response to proposed function of the 

street, anticipated adjacent land uses, character of the 

Neighborhood, anticipated traffic volume (subject to Town and/or 

NCDOT approval), hierarchy within the street network, and need for 

traffic calming measures. At a minimum, turn lanes shall be studied 

and contemplated in relation to all intersections of Arterial streets 

within the site and shall be considered for appropriateness as part 

of the Traffic Impact Analysis (TIA), which must be approved by the 

Town. 

(2) Streets within the PD may be private or may be dedicated to the 

Town of Southern Pines with the Town's consent. Dedicated streets 

may be maintained by the Town of Southern Pines or NCDOT 

according to rules of the applicable jurisdiction. 

Commented [JB2]: This section is not consistent with UDO 

§4.3.4(B)(5) 
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(1) All Subdivisions, Development subject to Site Plan approval, and 

planned Developments shall provide street trees along their 

frontage with adjacent public streets.  

(2) Street trees shall be selected from the list of large trees, or, 

where power lines are located, small trees included in section 

4.3.9.  

(3) Planting strips shall be a minimum of six (6) feet wide.  

(4) Planting location shall take into consideration planned roadway 

widening, public safety, standard drainage requirements and 

maintenance of sight distances for traffic safety. Street trees 

may be planted within the Right-of-Way, within planting strip 

abutting the Right-of-Way or other location approved by the 

Permit Issuing Authority. 

(C) Street trees, unless subject to overhead power lines, shall be planted 

at the rate of one (1) two-inch Caliper tree per thirty (30) feet of 

property line abutting a public street, excluding driveways and Traffic 

Visibility Zones. This rate may be varied based upon existing trees and 

the crowns of planted trees. 

(Ord. #1890, 1-6-21) 

(D) Trees used to meet buffer, 4.3.5 and Vehicle Use Area requirements in 

sections 4.3.4, 4.3.5 and 4.3.6, may be used to meet the street 

requirements to the extent that the trees are located within twenty-

five (25) feet of a street. 

4.3.4. Buffers 

Buffers provide Compatible transitions between differing land uses, reduce 

the visual impacts of Development and retain existing plant materials. 

(A) Applicability 

These standards apply to all new Multi-Family, commercial, industrial and 

mixed-use Development; substantial modifications subject to Architectural 

Compliance Permit review; and all Development subject to Subdivision 

approval.  

(1) Buffers are required along the common property lines between 

Developments in different zoning districts or between 

Developments of different uses as established in this section.  

(2) Buffer requirements shall not apply when a public street or 

railroad Right-of-Way separates applicable zoning districts or 

uses. 

(B) Buffer Requirements 

(1) Exhibit 4-2 and 4-3 establish the minimum buffer widths for 

proposed Development. Chapters 5 and 6 establish buffer 

requirements for specific uses and Development Patterns.  

(a) Buffers within and surrounding PDs shall be established 

during the PD approval process. 

(b) Exhibit 4-3 establishes minimum buffer widths for the sides 

of properties abutting the highway corridor within HCO 

districts. These apply to Front Yard buffers, as well as for 

the Side and Rear Yards abutting properties of similar 

zoning. Exhibit 4-2 shall apply to the Side and Rear Yards of 

all Development on property in a HCO District that is 

adjacent to property zoned for residential use. 

(2) Exhibit 4-4 establishes the minimum planting requirements 

within required buffers. Large trees, small trees and shrubs shall 

be dispersed along the entire length of the buffer. Species shall 

be planted in locations in which they are expected to thrive and 

should be dispersed in irregular patterns that reflect natural 

patterns rather than in formal rows or patterns.  

(3) Buffers may have undulating boundaries provided that the 

narrowest point of the buffer is not narrower than eighty (80) 

percent of the minimum buffer width and the total area of the 

buffer is equal to or greater than the product of the length of 

the buffer times the minimum required buffer width. 
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Exhibit 4-2:  Minimum Buffer Widths  

Zoning District or Use of 
Proposed Development 

Zoning/Use of Abutting Development 

RE, RR, RS-1, 
RS-2, RS-3 

RM-1, RM-
2 

NB, OS GB I 
Single-Family 

Residence 

RE, RR, RS-1, RS-2, RS-3 none none none 30’ 80’ none 

RM-1, RM-2 
10’ 10’ none 20’ 80’ 

20’ if Multi-
Family Building  

proposed 

NB, OS 20’ 20’ none none 20’ 20’ 

GB 50’ 30’ none none 20’ 20’ 

I 80’ 80’ 20’ 20' 10’ 30’ 

Golf Course 10’ 10’ 10’ 10’ 30’ 10’ 

Active Recreational Facilities 20’ 20’ none 10’ 30’ 20’ 

Institutions (public, private or 
religious) 

20’ 20’ none none 20’ 20’ 

Shopping Centers 80’ 80’ 10’ 10’ 20’ 80’ 

(Ord. # 1716) 

Exhibit 4-3:  Minimum Buffer Widths in Highway Corridor Overlay Districts 

Planted Buffer 
Urban Transition 

Corridor Overlay District 
Urban/Village Corridor 

Overlay District 

Highway Yard  50’ 40’ 

Side and Rear Yard  15’ 5’ 
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Exhibit 4-4:  Minimum Planting Required in Buffers 

Plant Type Minimum Planting Rate Additional Conditions 

Large Trees 

One tree per 400 square feet 

• At least 50 percent of large trees shall be evergreens 

• Longleaf pines shall be a minimum 2 inch Caliper and 8 
feet tall 

• Other large trees shall be a minimum 2 inch Caliper  

Small Trees 

One tree per 400 square feet 

• At least 20 percent and not more than 30 percent of 
small trees shall be deciduous 

• At least 50 percent of evergreen trees shall be species 
other than pines  

• Small trees shall be a minimum 1.5 inch Caliper 

Shrubs   For buffers 20 feet or narrower 
– one shrub per 50 square feet 

• Not more than 30 percent of shrubs shall be 
deciduous 

• Shrubs shall be at least 18 inches in height at time of 
planting and reach a height of at least 4 feet within 
five years of planting 

For buffers between 20 and 50 
feet wide – one shrub per 75 

square feet  

For buffers 50 feet or wider – 
one shrub per 200 square feet 

(Ord. #1890, 1-6-21) 

(4) The entire buffer shall be located on the property subject to the 

Development Approval requiring the buffer. However, if the 

affected property owners enter into an agreement to establish 

and maintain a buffer meeting the requirements for the most 

intensive zoning or use to be developed next to the less 

intensive use, the Planning Director may allow the buffer to be 

located on one or both of the affected properties.  

(5) Buffers may be established in required Setback areas and may 

be counted towards required open space if located in a 

Common Area measuring at least twenty (20) feet in width.  

(6) When an easement crosses a buffer or is located within a buffer 

area, the TRC shall recommend, and the Planning Director shall 

approve all plantings in the easement to ensure that the 

plantings do not interfere with the use of the easement. When 

an easement is located along a property line that requires a 

buffer, the portion of the buffer located outside the easement 

shall be at least half the width of the required buffer.  

(7) The Planning Director, at time of Site Plan approval, may reduce 

buffer widths and required plantings by up to fifty (50) percent 

if the Site Plan indicates that existing condition or vegetation, 

alternate landscaping, walls, opaque fence or topographic 
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features will achieve the intent of this section and are designed 

to complement adjacent properties. 

(8) No additional plantings are required within an Undisturbed 

Buffer unless more than 400 contiguous square feet of the 

required area is devoid of trees. In such cases, that portion shall 

be planted pursuant to the Buffer planting standards, less any 

preservation credits earned pursuant to the existing vegetation 

credits section of this UDO. 

(C) Permitted Uses Within Buffer Areas: 

(1) Buffers shall be left in an undisturbed natural vegetative state 

or provided with supplemental plantings. 

(2) Selective thinning of vegetation under one and one-half (1.5) 

inch Caliper and removal of dead vegetation shall be permitted 

as long as the intent of the buffer requirement is maintained. 

(3) All Longleaf Pines (Pinus Palustris), Loblolly Pine (Pinus Taeda) 

shall be maintained in a buffer area. The buffer shall be cleared 

of the following under story trees:  Black Jack Oak (Quercus 

Marilandica), and Turkey Oak (Quercus Laveus) 

(4) Driveways may cross a buffer at as near a perpendicular angle 

as practical. Walkways and paths may pass through a buffer. 

(5) Grading in the designated buffer may be allowed subject to PD, 

Subdivision, Special Use or Architectural Compliance Permit 

approval, if the re-vegetation plan is determined to meet the 

intent of this section. 

(6) When stormwater improvements are located within the buffer, 

the TRC shall recommend and the Director shall approve 

plantings to ensure that the vegetation does not interfere with 

the function of the stormwater improvement. 

(Ord. # 1919) 

(D) Landscaping Design Requirements for Buffer Areas: 

(1) Existing Vegetation. Buffers require provision of both physical 

separation and landscape elements to meet the intent of this 

ordinance. Existing vegetation shall be used to meet all or part 

of the requirements of this section wherever possible, if it 

provides the same level of opacity, as the required buffer. 

Vegetation to be saved shall be identified on Site Plans along 

with protection measures to be used during grading and 

construction.  

(2) Planted Vegetation. Exhibit 4-4 allows for a mix of large 

hardwood and/or pine trees, small trees/large shrubs and 

smaller shrubs to provide variable height screening and a 

naturalized planting typical of the ecosystem of the site or 

surroundings. Evergreen trees, other than pine, should be 

added to the wider buffers to provide a more opaque screen, as 

well as a more natural appearance to the buffer. A plant mix 

shall be designed to create a buffer that will give a satisfactory 

screen within five years of planting, under normal maintenance, 

while allowing room for the various plants to grow. In 

calculating buffer planting requirements, areas of driveways 

and sight distance triangles shall be excluded. 

4.3.5. Landscape Screens 

(A) The intent of a screen is to use plant materials and/or other landscape 

architectural elements to obscure views from adjacent properties. 

Breaks in screens shall be permitted to provide adequate ingress and 

egress as needed. 

(B) The following uses shall be screened from unobstructed off-site views: 

(1) Loading docks for semi-trailers and trucks over thirty-five (35) 

feet in length; 

(2) Mini-warehouses; 

(3) Correctional institutions: 
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(I) A Developer or homeowner's association may request non-standard 

street lighting within a Development provided that the street light 

fixture types and locations must be approved by the Town of Southern 

Pines; the Developer or homeowner's association shall be responsible 

for all installation costs and monthly operation costs associated with 

non-standard lighting; the Developer or homeowner's association shall 

be responsible for any costs associated with deletion of non-standard 

street lights and any costs associated with installing the Town's 

standard street lights prior to the expiration of the ten (10) year 

contract with Progress Energy; the Developer shall include all 

responsibilities of the homeowner's association pertaining to non-

standard lighting in the Development covenants. The Developer shall 

inform all purchasers of property in the Development of these same 

responsibilities; non – standard street lighting shall not be used on 

arterial streets and the Developer or the homeowner's association will 

not have the option of deleting the private, non-standard street 

lighting at any time in the future. Staff consultation includes discussion 

of reflector caps or similar devices to reduce Light Pollution. 

(J) The Applicant, Developer, homeowner's association or other 

responsible organization representing the Subdivision Development 

will be responsible for the installation, maintenance and power 

consumption for all landscape lighting or any other device or fixture 

requiring electrical power. 

4.8.8. Excessive Illumination 

Lighting within any Lot that unnecessarily illuminates any other Lot and 

substantially interferes with the use or enjoyment of such other Lot is 

prohibited. Lighting unnecessarily illuminates another Lot if it clearly 

exceeds the standard set forth in section 4.15.6 or if the standard set forth 

therein could reasonably be achieved in a manner that would not 

substantially interfere with the use or enjoyment of neighboring 

properties. 

 

4.9. OPEN SPACE / GREENSPACE 
This section 4.9 shall be referred to as the Town of Southern Pines Open 

Space Standards or open space standards. 

4.9.1. Usable Open Space Required 

(A) Except as provided in paragraph (C) of this section or within a PD 

district, Conditional Zoning district, or authorized Development 

Pattern, every new commercial, industrial, institutional, and Multi-

Family Development and Major Subdivision shall be developed so that 

at least ten (10) percent of the total area of the Development remains 

permanently as Usable Open Space. 

(Ord. #3031) 

(B) For purposes of this section, Usable Open Space means an area that: 

may be defined as any of the five (5) Open Space types listed below, 

and a combination may be used to satisfy the total Open Space 

requirement. Development Applicants must determine the Open 

Space type(s) and label them on the plans based on the site’s existing 

natural conditions as of the date of Development application, to be 

confirmed by town staff during Development review. Technical 

surveys performed by the Applicant may be required by staff to make 

a determination as to whether the standards for an Open Space type 

are met. Finally, the Development plans shall apply the applicable 

Open Space type(s) in the following order of priority to preserve: 

(1) Sensitive Natural Areas – delineated wetlands, flood hazard 

areas, the critical root zones of Specimen Trees, or other areas 

of significant natural resources. Sensitive Natural Areas must be 

entirely protected before any site disturbance pursuant to the 

Existing Vegetation Credits section of this UDO. 

(2) Tree Protection Areas (TPA) – existing tree stands that 

comprise at least the minimum density, dimensional, and 

maturity standards described below.  

Commented [JB3]: This portion intends to make it clear that 

applicants must provide any technical surveying, if necessary, on the 
site plan (wetlands, tree diameters in proposed open space, etc.) to 

determine if the open space type’s standards are met. It’s then on the 

staff to confirm it. If there’s any doubt, the staff and town arborist 
can always visit the site to measure tree diameters, etc., to confirm if 

a TPA or Sensitive Natural area is indeed in the location shown on 

the site plan.   
 

There are certainly scenarios where detailed surveys wouldn’t be 

necessary. For example, in a PD with 20 acres of dedicated open 
space, if those 20 acres are clearly a mature forest and the developer 

is claiming it as a TPA, staff would not require a detailed tree 

survey.  
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(a) TPAs should reflect the character of the land as of the date 

of Development application. TPAs shall be left in their 

natural or undisturbed state except for the installation of 

pervious surface pedestrian trails. 

(b) Protection – TPAs shall be entirely protected before any 

site disturbance pursuant to the Existing Vegetation Credits 

section of this UDO. 

(c) Composition Standards – TPAs must comprise the following 

density, dimensional, and maturity standards:  

1. Density - a minimum ratio of 1-inch diameter-breast-

height (DBH) per 100 square feet;  

For example, for a 50,000 square foot site requiring 10% 

(or 5,000 square feet) of Open Space, 50 total inches 

DBH would be required to meet the density standard – 

or five 10-inch diameter trees.  

2. Dimensions – TPAs must be a minimum of 20 feet in 

width and maintain protection of all applicable critical 

root zones; and 

3. Maturity – only trees greater than or equal to 6-inches 

DBH may count toward the TPA density requirement.  

(d) TPAs that do not meet the requisite density requirement 

may be augmented with additional tree plantings to meet 

the TPA standard, provided that supplemental plantings are 

placed outside of the existing critical root zones and are a 

minimum of 2-inch caliper. 

(e) Trees identified by the developer as unhealthy and at risk 

of dying, to be confirmed by the Town’s Arborist during site 

plan review, may be removed. However, the TPA must still 

meet all composition standards described above. 

Additionally, any Invasive Species within the TPA may be 

removed. 

(3) Undisturbed Buffers. 

(a) Undisturbed Buffers must be entirely protected before any 

site disturbance pursuant to the Existing Vegetation Credits 

section of this UDO. 

(b) Undisturbed Buffers must comprise the same density, 

dimensional, and maturity standards as TPAs. 

(c) No additional plantings are required within an Undisturbed 

Buffer unless more than 400 contiguous square feet of the 

required area is devoid of trees. In such cases, that portion 

shall be planted pursuant to the Buffer planting standards, 

less any preservation credits earned pursuant to the 

existing vegetation credits section of this UDO.  

(d) Trees identified by the developer as unhealthy and at risk 

of dying, to be confirmed by the Town’s Arborist during site 

plan review, may be removed. However, Undisturbed 

Buffers must still meet all composition standards described 

above. Additionally, any Invasive Species within the 

Undisturbed Buffer may be removed. 

(4) Usable Open Space – If a proposed development site does not 

comprise Open Space types (1), (2), or (3), or has already 

designated at least 50% of the required Open Space using those 

types, Usable Open Space may be utilized. Usable Open Space is 

an area that: 

(a) Is not encumbered with any substantial structure; 

(b) Is not devoted to use as a roadway, parking area, or 

sidewalk, provided, however that Multi-user Trails may be 

counted as Usable Open Space;  

(c) Is capable of being used and enjoyed for purposes of 

informal and unstructured recreation and relaxation; 

Commented [JB4]: These standards ensure that TPAs and 

Undisturbed Buffers have at least a minimum substantive 
composition.  

Commented [JB5]: This standard ensures a minimum density. 

It’s a relatively low density as to ensure some tree stands don’t get 
eliminated from qualifying as a TPA. An even more permissive 

option could be 1-inch DBH per 200 square feet. Staff decided to go 
with the 1” per 100sf because if we need to make it less restrictive 

down the line we can, whereas we cannot go back to make it more 

restrictive under G.S. 160D-601(d) (SB 382 / S.L. 2024-57). 

Commented [JB6]: The Tree Protection Focus Group 

recommended increasing from 20 to 30 feet in width because 

existing trees, even if younger than specimen trees, usually need 
more root zone area than newly planted trees. However, after 

consulting with the town’s land use law legal consultant, he pointed 

out there could be a scenario under SB 382 / S.L. 2024-57 where this 
creates a nonconformity. Depending on interpretation, when does a 

planted buffer become an undisturbed buffer for the purposes of 

minimum width? If one is redeveloping a site and – though may 
meet the Open Space percentage requirement – may not meet this 

minimum width requirement. For this reason, staff adjusted back 

down to 20-feet width. 

Commented [JB7]: To ensure trees are mature enough to verify 

long-term viability. 
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(d) Is legally and practically accessible to the residents and/or 

visitors of the Development for which the required Open 

Space is provided, or to the public if the Open Space is 

dedicated to the Town pursuant to this section. 

(e) If applicable and feasible, includes existing trees that are 

not otherwise incorporated in Open Space types (1), (2), or 

(3) above.  

(f) Is properly landscaped and may include recreational 

amenities like open play fields, playgrounds, picnic areas or 

similar facilities, outdoor recreational or pedestrian areas, 

or other areas consistent with the objective of this section. 

(5) Planted Buffers – If a proposed development site does not 

comprise Open Space types (1), (2), or (3), or has already 

designated at least 50% of the required Open Space using those 

types, planted Buffers may be utilized. Planted Buffers must be 

at least 20-feet in width to count as Open Space, must meet the 

planting rate requirements of this UDO, and may use a 

combination of planted and Undisturbed Buffers, if applicable. 

(C) If a proposed Development site contains sufficient Sensitive Natural 

Areas, Tree Protection Areas, and/or Undisturbed Buffers, then these 

areas shall account for at least 50% of the required Open Space and 

may satisfy up to 100% of the total Open Space requirement. 

(D) Open Space Administrative Minor Modifications. Developments shall 

comply with the Open Space prioritization and composition standards 

to the maximum extent feasible. However, the Planning Director shall 

modify the Open Space prioritization and/or composition standards to 

the extent necessary to avoid: 

(1) Rendering a site undevelopable, 

(2) Reducing the allowable density otherwise authorized by the 

underlying zoning district and standards of this UDO, 

(3) Rendering a site inaccessible, or 

(4) Precluding a proposed Development from meeting one or more 

other applicable standards of this UDO without modification. 

(E) Incentives. If a proposed Development designates the entirety of its 

required Open Space as Sensitive Natural Areas, Tree Protection 

Areas, and/or Undisturbed Buffers, then the town shall afford the 

following incentives: 

(1) Setbacks – the minimum setbacks shall be reduced according to 

the “Building Setback Reduction” standards found under the 

Administrative Relief section of this UDO. 

(2) Street trees – the street tree planting rate shall be reduced to 

one 2-inch Caliper tree per 50 feet of property line abutting a 

public street, excluding driveways and Traffic Visibility Zones.  

(3) Shrub plantings in Buffers – the shrub planting rate for all 

required landscape Buffers less than 50 feet in width shall be 

reduced to one (1) shrub per 100 square feet. 

(4) The minimum parking requirement, pursuant to the parking 

section of the UDO, for the proposed Development shall be 

reduced by 50%. 

(F) Preemptive Clearing. In the event that preemptive or unauthorized 

site clearing occurs with the clear intent to influence the design and 

outcome of a proposed Development and/or the type of its required 

Open Space, the Town shall take one of the following actions, 

regardless of whether the tree removal was a willful violation of this 

UDO or not: 

 
(1) Prohibit the approval of a Site Plan, Major Subdivision Plat, or 

Building Permit for a period of three (3) years from the date of 

the most recent unauthorized tree removal activities for which 

the Development Approval is sought. 

(2) If the soil has not been graded nor compacted, the applicant 

shall provide new longleaf pines at a minimum 2-inch caliper 

Commented [JB8]: This is a policy choice and should be well 

evaluated. Requiring only 50% allows for more flexibility and 

usable open space to be better employed in PDs especially; since 
PDs require 20% Open Space, a portion of that Open Space is 

typically devoted to recreational amenities. With this in mind,100% 

Undisturbed areas may not be the most desired outcome in every 
instance. However, it could result in more tree loss even with the 

incentives. To fully maximize natural areas saved, requiring 75% or 

100% of Open Space types 1, 2, or 3 may be something to consider 
(if they’re present on site of course). 

Commented [JB9]: This provision requires staff to adjust the 

Open Space’s configuration and makeup if an issue presented itself 

that meets the listed criteria. This provision also ensures the 
amendments align with G.S. §160D-601 (down-zoning provisions 

from SB 382).  

Commented [JB10]: Because Planned Developments require 

20% open space and often call for a sizable portion of usable Open 

Space, requiring types 1-3 to comprise 100% of the requirement may 
not always be the best outcome. Requiring 50%, but incentivizing up 

to 100% of types 1-3, allows for some flexibility for PDs while 

promoting entirely tree protection areas for more standard 
applications.  

Commented [JB11]: The tree protection focus group 

highlighted that more space between shrubs would help the vitality 
at this rate. 

Commented [JB12]: The following 3 punitive measures 

originated from the Planning Board in 2024. Andy Bleggi and a few 

other board members recommended presenting options for punitive 

measures, as the first one (no approvals for 3 years) could present 
erosion control and other issues in certain contexts. “unauthorized” 

was added in the event Open Space type 1, 2, or 3 clearing happened 

after development plan approval. 
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and wiregrass and/or another appropriate ground cover 

plantings (following guidance in Appendix F) for all applicable 

cleared areas at the densities of: 

(a) For longleaf pines – one 2-inch caliper tree per 400 square 

feet, and  

(b) For wiregrass or another appropriate ground cover – one 

plant per 100 square feet.  

(3) Any Buffer otherwise required by this UDO shall have a 

minimum width that is 100% greater than the otherwise 

required width or 20-feet, whichever is greater. Such Buffers 

shall comply with the Buffer planting rate standards of this 

UDO, and the selected plantings shall include at least three 

different native species. 

(G) The following activities are exempt from the Open Space standards of 

this section: 

(1) The removal or replacement of specific trees approved by the 

Planning Director as part of an administrative minor 

modification during Site Plan review;  

(2) Tree removal associated with normal forestry activity that is 

conducted on land taxed on the basis of its present-use value as 

forestland pursuant to NCGS Chapter 105, Article 12, in 

accordance with a forest management plan prepared or 

approved by a registered forester;  

(3) Agricultural, forestry, or horticultural land activities; 

(4) The selective and limited removal of trees less than 2-inch 

diameter for the purpose of performing authorized field survey 

work and preliminary testing; 

(5) The removal of trees or vegetation for the purpose of sale by 

established commercial garden centers, greenhouses, or 

nurseries; 

(6) Tree removal for non-Development purposes on properties 

zoned for single-family, two-family, three-family, and four-

family Dwelling Units; 

(7) Permitted temporary uses pursuant to this UDO; 

(8) Tree removal for utilities and public works projects; 

(9) Repair or re-use of existing buildings or lands where there is no 

enlargement or additions to existing structures; 

(10) The removal of dead, diseased, or naturally-fallen trees, trees 

that pose an imminent threat of falling onto an existing 

structure or adjacent trees, trees that are so close to an existing 

structure as to endanger the stability of the structure, or the 

removal of trees otherwise found by the Town to be a threat to 

the public health, safety, or welfare, as verified by a certified 

arborist, registered landscape architect, or registered forester;  

(11) The removal of Invasive Species, provided the removal results in 

the complete removal of the Trees (including roots), as verified 

by a certified arborist, registered landscape architect, or 

registered forester; 

(12) The selective and limited removal of trees or vegetation 

necessary to obtain clear visibility within intersection sight 

distance regulations of this UDO; 

(13) The removal of trees that the Town Engineer determines to be 

a hazard to traffic or to interfere with the provision of utility 

lines or public services; and 

(14) The removal of trees as necessary for rescue in an emergency. 

(B)  

(1) Is not encumbered with any substantial structure; 

Commented [JB13]: For new plantings, the trees will need 

more space for the root systems to flourish. For a 10,000 square foot 

site, this would mean the planting of 25 two-inch caliper longleaf 
pines. Though this may seem like a lot, some trees will likely not 

make it over time, so an extra number planted will likely even out to 

an appropriate equilibrium. Additionally, the focus group for this 
project emphasized planting specifically pine savannah species 

because they will best represent the natural environment of the 

sandhills.  

Commented [JB14]: These exemptions are modeled off of 

Holly Springs UDO §4.4(E), Apex UDO §2.3.15(C), and NCGS § 
105, Article 12; they intend to cover reasonable and statutorily 

protected tree removal activities that may conflict with the Open 

Space composition standards. 
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(2) Is not devoted to use as a roadway, parking area, or sidewalk, 

provided, however that Multi-user Trails may be counted 

towards required open space; 

(3) Reflects the character of the land as of the date Development 

began. Wooded Areas shall be left in their natural or 

undisturbed state except for the cutting of trails for walking, 

bicycling or jogging. Areas not wooded shall be landscaped for 

open play fields, picnic areas or similar facilities, or be properly 

vegetated and landscaped with the objective of creating a 

Wooded Area or other area that is consistent with the 

objectives of this section; 

(4) Is capable of being used and enjoyed for purposes of informal 

and unstructured recreation and relaxation;  

(5) Is part of an independent Lot shown on the plan as being 

reserved for open space; and 

(6) Is legally and practicably accessible to the residents of the 

Development from which the required open space subdivided 

or to the public if the open space is dedicated to the Town 

pursuant to section 4.9.3. 

(C)(H) Areas Not Allowed as Open Space 

The following areas shall not count toward common open space set-aside 

requirements: 

(1) Private Lots, Yards, balconies and patios dedicated for use by a 

specific Dwelling Unit; 

(2) Electric or gas transmission line rights-of-way; 

(3) Public Right-of-Way or private streets and drives; 

(4) Open parking areas and driveways for Dwellings; 

(5) Land covered by structures except for ancillary structures 

associated with the use of the open space such as gazebos and 

picnic shelters; 

(6) Designated outdoor storage areas; 

(7) Land areas between Buildings of less than forty (40) feet; 

(8) Land areas between Buildings and parking lots or driveways of 

less than forty (40) feet in width; 

(9) Required Setbacks; and 

(10) Detention/Retention facilities except as provided section 4.9.7. 

(D)(I) Subdivided residential Developments of five (5) or fewer Dwelling 

Units are exempt from the requirements of this section. 
(Ord. #3031) 

4.9.2. Ownership and Maintenance of Recreational Areas and 

Required Open Space: 

(A) Open space required to be provided by the Applicant in accordance 

with these open space standards shall not be dedicated to the public 

but shall remain under the ownership and control of the Developer (or 

his successor) or a homeowners association or similar organization 

that satisfies the criteria established in section 4.9.4. Open space shall 

be designated as an independent Lot on the plat and shall be noted as 

being reserved for their intended purposes. 

(B) The person or entity identified in paragraph (A) as having the right of 

ownership and control over such recreational facilities and open space 

shall be responsible for the continuing upkeep and proper 

maintenance of the same. 

(C) Open space may be dedicated to a registered land trust, if approved 

by the Town Council.  

4.9.3. Dedication of Open Space 

(A) If any portion of any Lot proposed for residential or commercial 

Development lies within an area designated on the officially adopted 

recreation master plan as a Neighborhood park or part of the 
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(7) TIA:   Traffic Impact Analysis 

(8) TRC:  Technical Review Committee 

(9) UDO:  Unified Development Ordinance 

9.3. DEFINITIONS 
As used in the UDO, the following terms shall have the meanings assigned to 

them in this section. When one or more defined terms are used together, their 

meanings shall also be combined as the context shall require or permit. All 

terms not specifically defined shall carry their usual and customary meanings. 

Undefined terms indigenous to a trade, industry or profession shall be defined 

when used in such context in accordance with their usual and customary 

understanding in the trade, industry or profession to which they apply. 

Administrative Decision: Decisions made in the implementation, 

administration, or enforcement of Development regulations that involve the 

Determination of facts and the application of objective standards set forth in 

this Chapter or local government Development regulations. These are 

sometimes referred to as ministerial decisions or administrative 

Determinations. 

Adult Bookstore:  An establishment having as a substantial or Significant 

portion of its stock in trade, books, magazines and other periodicals which are 

distinguished or characterized by their emphasis on matter depicting, 

describing or relating to "Specified Sexual Activities" or "Specified Anatomical 

Area", or an establishment with a segment or section devoted to the sale or 

display of such material. 

Adult Motels and Hotels:  A place where motion pictures not previously 

submitted to or not rated by the Motion Picture Association of America are 

shown in rooms designed primarily for lodging, which said motion pictures 

have as the dominator primary theme matters depicting, describing or relating 

to Specified Sexual Activities. 

 Adult Motion Picture Theater:  An enclosed Building used for presenting 

material distinguished or characterized by an emphasis on matter depicting, 

describing or relating to Specified Sexual Activities or Specified Anatomical 

Areas, for observation by patrons therein. 

Applicant:  A person, including any governmental entity, seeking Development 

Approval approval or a refund, a waiver or a credit. 

Bed and Breakfast Home: A private home of not more than 4 guest rooms that 

offers bed and breakfast accommodations, and that: 

(A) Does not serve food or drink to the general public for pay; 

(B) Serves only the breakfast meal, and that meal is served to overnight 

guests of the business; 

(C) Includes the price of breakfast in the rate; and 

(D) Is the permanent residence of the owner or manager of the business. 

Bed and Breakfast Inn: A private home of more than 4 but not more than 12 

guest rooms that offers bed and breakfast accommodations, and that: 

(A) Does not serve food or drink to the general public for pay; 

(B) Serves only the breakfast meal, and that meal is served to overnight 

guests of the business; 

(C) Includes the price of breakfast in the rate; and 

(D) Is the permanent residence of the owner or manager of the business. 

Best Management Practices (BMP):  A structural or non-structural 

management-based practice used singularly or in combination to reduce non-

point source inputs to receiving waters in order to achieve water quality 

protection goals. 

Boarding House:  A residential use consisting of at least one Dwelling Unit 

together with more than two rooms that are rented out or are designed or 

intended to be rented but which rooms, individually or collectively, do not 

constitute separate Dwelling Units. A rooming house or Boarding House is 

distinguished from a Tourist Home in that the former is designed to be 

occupied by longer-term residents (at least month-to-month tenants) as 

opposed to overnight or weekly guests. 

Buffer: Land with existing or planted vegetation located between a 
structure and the right-of-way or a side or rear Lot line intended to  
obstruct views from rights-of-way and nearby properties. 

Commented [JB15]: Clarifying definitions between planted and 

undisturbed buffers will help improve landscaping plans and Open 

Space plans.  
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Buffer, Undisturbed: A natural area used to satisfy Buffer requirements. 
Activities typically associated with the development process, including, but not 
limited to, grading and installing stormwater improvements, are prohibited in 
Undisturbed Buffers.  

Building. Any structure used or intended for supporting or sheltering any use or 

occupancy. 

Building, Accessory or Accessory Structure:  A Building or structure that is 

located on the same Lot as a Principal Building or Structure, used incidentally to 

a Principal Building or used for purposes that are secondary the Principal Use of 

the site. For example, a storage shed is considered an Accessory Building when 

located on a Lot with a Single-Family residence. 

Building, Principal or Principal Structure:  The Building or structure on a Lot 

that houses the Principal Use. For example, in the example for the previous 

definition, the Single-Family home would be the Principal Building  

Building Front or Frontage:  The length of that side of the Principal Building 

that faces the street. For corner Lots, the front shall be determined by the 

Planning Director based on other Development along the faces of the block on 

which the corner Lot is located. 

Built-Upon Area:  Impervious surface and partially impervious surface to the 

extent that the partially impervious surface does not allow water to infiltrate 

through the surface and into the subsoil. In order to comply with G.S. 143-

214.7, the following shall not be considered Built-Upon Area or an impervious 

or partially impervious surface: 

(A) A slatted deck. 

(B) The water area of a swimming pool. 

(C) A surface of number 57 stone, as designated by the American Society 

for Testing and Materials, laid at least four inches thick over a 

geotextile fabric. 

(D) A trail as defined in G.S. 113A-85 that is either unpaved or paved as 

long as the pavement is porous with a hydraulic conductivity greater 

than 0.001 centimeters per second (1.41 inches per hour). 

(E) Landscaping material, including, but not limited to, gravel, mulch, 

sand, and vegetation, placed on areas that receive pedestrian or 

bicycle traffic or on portions of driveways and parking areas that will 

not be compacted by the weight of a vehicle, such as the area 

between sections of pavement that support the weight of a vehicle. 

(F) Artificial turf, manufactured to allow water to drain through the 

backing of the turf, and installed according to the manufacturer’s 

specifications over a pervious surface. 

Caliper:  A standard measure of size for newly planted trees. Caliper refers to 

the trunk diameter, in inches, at a point six (6) inches above the ground (for 

trees equal to or less than a 4” Caliper), at a point twelve (12) inches above the 

ground (for trees larger than 4” Caliper), or as defined by the American 

Standard for Nursery Stock ANSI Z60.1. 

Certified Arborist: A professional tree care specialist who maintains the 
designation of Certified Arborist as defined and governed by the International 
Society of Arboriculture (ISA). For the purposes of this UDO, a certified arborist 
may also refer to a professional tree care specialist who maintains the 
designation of consulting arborist with the American Society of Consulting 
Arborists (ASCA). 

Child Care Home:  A home for not more than nine orphaned, abandoned, 

dependent, abused or neglected children together with not more than two 

adults who supervise such children, all of whom live together as a single 

housekeeping unit. 

Child Care Institution:  An institutional facility housing more than nine 

orphaned, abandoned, dependent, abused or neglected children. 

Circulation Area:  That portion of the Vehicle Use Area used for access to 

parking or loading areas or other facilities on the Lot. Driveways and other 

maneuvering areas (other than Parking Aisles) comprise the Circulation Area 

Combination Use:  A use consisting of a combination on one Lot of two or more 

Principal Uses separately listed in Exhibit 3-15. 

Compatible/Compatibility - A condition in which land uses or conditions can 

coexist in a relative proximity to each other in a stable fashion over time such 

that no use or condition is unduly negatively impacted directly or indirectly by 

Commented [JB16]: Clarifying this definition will help staff 

during site plan review processes, as well as assessing damage done 

during construction.  
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care or assistance to such persons, all living together as a single housekeeping 

unit. Persons residing in such homes, including the aged and disabled, 

principally need residential care rather than medical treatment. 

Handicapped or Infirm Institution:  An institutional facility housing and 

providing care or assistance for more than nine persons who are physically or 

mentally handicapped or infirm. Persons residing in such homes, including the 

aged or disabled, principally need residential care rather than medical 

treatment. 

Hazardous Material:  Any substance listed as such in: SARA Section 302, 

Extremely Hazardous Substances, CERCIA Hazardous Substances or Section 311 

of CWA (oil and hazardous substances). 

Hearing Body:  The entity assigned responsibility for conducting a hearing on 

any application pursuant to this UDO. 

Illuminating Engineering Society of North America (IES or IESNA):  The 

professional society of lighting engineers, including those from manufacturing 

companies, and others professionally involved in lighting.  

Intermediate Care Home:  A facility maintained for the purpose of providing 

accommodations for not more than nine occupants needing medical care and 

supervision at a lower level than that provided in a Nursing Care Institution but 

at a higher level than that provided in institutions for the handicapped or 

infirm. 

Intermediate Care Institution:  An institutional facility maintained for the 

purpose of providing accommodations for more than nine persons needing 

medical care and supervision at a lower level than that provided in a Nursing 

Care Institution but at a higher level than that provided in institutions for the 

handicapped or infirm. 

Invasive Species: Exotic vegetation transported outside their historic home 
ranges and considered invasive in North Carolina due to their tendency to 
overcrowd vegetation in native natural habitats. Species considered Invasive 
Species in this UDO are those listed as such in the North Carolina State 
University Extension Gardener Plant Toolbox. 

Large Scale Retail:  Retail Development including of one or more businesses 

that encompass at 25,000 square feet or more of Gross Leasable Floor Area.  

Legislative Decision: The adoption, amendment, or repeal of a regulation 

under North Carolina General Statute or an applicable local act. The term also 

includes the decision to approve, amend, or rescind a Development agreement 

consistent with the provisions of Article 10 of Chapter 160D, North Carolina 

General Statute. 

Legislative Hearing: A hearing to solicit public comment on a proposed 

Legislative Decision. 

Licensed Landscape Contractor: Any person licensed by the North Carolina 
Landscape Contractors’ Licensing Board who for compensation or other 
consideration, does landscape construction or contracting as described in 
North Carolina General Statute Chapter 89D-11(3). 

Light Pollution:  Any adverse effect of manmade light including, but not limited 

to, Light Trespass, up-lighting, the uncomfortable distraction to the eye, or any 

manmade light that diminishes the ability to view the night sky; often used to 

denote urban sky glow.  

Light Trespass:  Light falling where it is not wanted or needed, generally caused 

by a light on a property that shines onto the property of others.  

Lot: A Parcel of land whose boundaries have been established by some legal 

instrument such as a recorded deed or a recorded map and which is recognized 

as a separate legal entity for purposes of transfer of title. If a public body or any 

authority with the power of eminent domain condemns, purchases or 

otherwise obtains fee simple title to or a lesser interest in a strip of land cutting 

across a Parcel of land otherwise characterized as a Lot by this definition or a 

private road is created across a Parcel of land otherwise characterized as a Lot 

by this definition and the interest thus obtained or the road so created is such 

as effectively to prevent the use of this Parcel as one Lot, then the land on 

either side of this strip shall constitute a separate Lot. The permit-issuing 

authority and the owner of two or more contiguous Lots may agree to regard 

the Lots as one Lot if necessary or convenient to comply with any of the 

requirements of this ordinance. 

Lot Area:  The total area circumscribed by the boundaries of a Lot, except that: 

(A) When the legal instrument creating a Lot shows the boundary for 

purposes of computing the Lot Area shall be the street Right-of-Way 

Commented [JB17]: The proposed TPA and Undisturbed 

Buffer Open Space types allow for the removal of invasive species, 
and this definition is necessary for species delineation during 

Development review.  
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line or if the Right-of-Way line cannot be determined, a line running 

parallel to and thirty feet from the center of the traveled portion of 

the street; and  

(B) In a residential district, when a private road that serves more than 

three Dwelling Units is located along any Lot boundary, then the Lot 

boundary for purposes of computing the Lot Area shall be the nearest 

boundary of the traveled portion of that road. 

Major Amendment:  Any change to a PD plan, Architectural Compliance permit 

or other approval not classified as a Minor Amendment. 

Major Work:  Exterior work that is involves a significant alteration, addition, 

reconstruction or demolition of an existing Building or structure, or the 

erection of new Buildings or structures.  

Manufactured Home:  A Dwelling Unit that is composed of one or more 

components, each of which was substantially assembled in a manufacturing 

plant and designed for installation or assembly and installation on the Building 

site. 

Manufactured Home, Class A:  A Dwelling Unit constructed with one or more 

components which are pre-fabricated and hauled to the site that are capable of 

producing a Dwelling which is indistinguishable from conventionally built 

homes and which meets the construction requirements of the North Carolina 

Uniform Residential Building Code as amended. 

Manufactured Home, Class B:  A Dwelling Unit that:  

(A) Is not constructed in accordance with the requirements of the North 

Carolina Uniform Residential Building Code as amended; and  

(B) Is composed of two or more components, each of which was 

substantially assembled in a manufacturing plant and designed to be 

transported to the home site; and  

(C) Meets or exceeds the construction standards of the U.S. Department 

of Housing and Urban Development and (iv) conforms to the following 

appearance criteria. 

Manufactured Home, Class C:  Any Manufactured Home that does not meet 

the definition criteria of a Class A or Class B Manufactured Home but which, at 

a minimum, exceeds 32 feet in length and 8 feet in width. 

Manufactured Home Park:  A residential use in which more than one Class B or 

Class C Manufactured Home is located on a single Lot. 

Minor Work:  Exterior work that involves the repair and/or partial replacement 

of an architectural feature or Building element but does not involve a 

significant alteration or addition to the existing Building or structure. All Minor 

Work shall be undertaken in accordance with adopted design standards. In 

addition, Minor Work shall include alterations and new construction of 

significant landscape and natural features. 

Multi-Family Residence:  A Building including three (3) or more Dwelling Units.  

Multi-Use Trail or Path:  A trail designed for Compatible and safe concurrent 

use by pedestrians and bicyclists.  

Neighborhood: An area of a community with characteristics which distinguish it 

from others that may include distinct ethnic or economic bases, housing types, 

schools, or boundaries defined by distinct physical barriers such as railroads, 

arterial streets, rivers, or major drainage channels. 

Non-conforming Project:  Any structure, Development or undertaking that is 

incomplete at the effective date of this UDO and would be inconsistent with 

any regulation applicable to the district in which it is located if completed as 

proposed or planned. 

Nursing Care Home:  A facility maintained for the purpose of providing skilled 

nursing care and medical supervision at a lower level than that available in a 

hospital to not more than nine persons. 

Nursing Care Institution:  An institutional facility maintained for the purpose of 

providing skilled nursing care and medical supervision at a lower level than that 

available in a hospital to more than nine persons. 

Open Space: Land area that preserves Sensitive Natural Areas, preserves Tree 

Protection Areas, preserves Undisturbed Buffers, creates Usable Open Space, 

and/or creates new planted Buffers. 

Commented [JB18]: A definition of Open Space was necessary 

to further reinforce the 5 types that it may be defined by.  
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Open Space, Usable:  Usable Open Space areas are comprised of, but not 

limited to, any combination of the following: natural areas, wetlands, trails, 

boardwalks, parks, ball fields for structured recreation, picnic areas, 

playgrounds, equestrian fields or tracks, golf courses (not including clubhouse 

or other vertical structures), buffers (outside of a platted Lot), any accessible 

water bodies including ponds and lakes, and/or innovative and accessible water 

quality ponds (that are designed as an amenity). 

Ordinary Maintenance:  Exterior work that is undertaken on a frequent and 

routine basis to maintain the functional and structural integrity of an existing 

Building, structure, or architectural or appurtenant features. Ordinary 

Maintenance is defined further as being repair work that maintains, and does 

not change, the architectural material, design, style, size and scale, 

arrangement, detailing or texture of the feature. 

Outlot:  A Parcel of real property having access to at least one public street, 

private roadway or private drive that is part of a larger commercial 

Development, but that may be sold or leased without further Subdivision. 

Parcel:  An area of land not dedicated for public or common use capable of 

being described with such definiteness that its location and boundaries may be 

established and includes but is not limited to Lots. 

Parking Aisles. That portion of the Vehicle Use Area consisting of lanes 

providing access to parking spaces. 

Permit Issuing Authority: A person or entity authorized by this UDO to grant 

Development Approval, whether discretionary or administrative. 

Planning Director or Director:  The person designated by the Town Manager to 

carry out the responsibilities established in this UDO or the Planning Director’s 

designee.  

Planning Jurisdiction:  The area within the Town limits as well as the area 

beyond the Town limits within which the Town is authorized to plan for and 

regulate Development, as set forth in this UDO. 

Premises:  A single piece of property as conveyed in a deed or a Lot or a 

number of adjacent Lots on which is situated a land use, a Building or group of 

Buildings designed as a unit or on which a Building or a group of Buildings are 

to be constructed. 

Principal Use Classification: Exhibit 3-15Exhibit 3-15 establishes use 

classifications. For purposes of this UDO, each numbered row is assumed to 

represent a separate Principal Use Classification.  

Quasi-judicial Decision: A decision involving the finding of facts regarding a 

specific application of a Development regulation and that requires the exercise 

of discretion when applying the standards of the regulation. The term includes, 

but is not limited to, decisions involving variances, Special Use Permits, 

certificates of appropriateness, and appeals of administrative determinations. 

Decisions on the approval of Subdivision plats and Site Plans are Quasi-judicial 

in nature if the regulation authorizes a decision-making board to approve or 

deny the application based not only upon whether the application complies 

with the specific requirements set forth in the regulation, but also on whether 

the application complies with one or more generally stated standards requiring 

a discretionary decision on the findings to be made by the decision-making 

board. 

Registered Landscape Architect: A professional who—on the basis of 
demonstrated knowledge acquired by professional education or practical 
experience, or both—has been granted and holds a current certificate entitling 
them to practice mathematical, physical, social, and natural science principles 
in landscape architectural consultation, evaluation, planning, design, and 
construction services, and to use the title “Landscape Architect” in North 
Carolina under the authority of NCGS Chapter 89A. Practice includes 
preparation, submittal, and administration of plans, drawings, specifications, 
permits, and other contract documents for work involving natural and built 
environment. 

Residence, Accessory Dwelling:  A residential Dwelling that is secondary to the 

Principal Use. 

Residence, Multi-Family:  A Building including three (3) or more Dwelling Units. 

Residence, Condominium: A Multi-Family Residential use consisting of 

individually owned Dwelling Units and common elements owned by an 

association of the owners of the Dwelling Units. 

Residence, Multi-Family Conversion:  A Multi-Family Residence containing not 

more than four Dwelling Units and results from the conversion of a single 

Building containing at least 2,000 square feet of Gross Floor Area that was in 

Commented [JB19]: Updating the Usable Open Space 
definition further delineates its difference from other types of Open 

Space. This type is generally the “recreation” type of Open Space. 
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existence on the effective date of this provision and that was originally 

designed, constructed and occupied as a Single-Family residence.  

Residence, Townhouse:  A Single-Family attached Dwelling in which each 

Dwelling Unit shares a common wall (including without limitation the wall of an 

attached garage or porch) with at least one other Dwelling Unit and in which 

each Dwelling Unit has living space on the ground Floor and a separate ground 

Floor entrance and each Dwelling Unit is conveyed through a Subdivision plat.  

Residence, Two-Family or Duplex:  A Two-Family Residential use in which the 

Dwelling Units share a common wall (including without limitation the wall of an 

attached garage or porch) and in which each Dwelling Unit has living space on 

the ground Floor and a separate ground Floor entrance. 

Residential Zone: Areas zoned for residential use include Residential Single-

Family (RS), Residential Multi-Family (RM), Rural Residential (RR), Rural Estate 

(RE), and Planned Development (PD) districts. 

 Retention Pond:  A pond that has a permanent pool and which also collects 

storm water runoff, filters the water and releases it slowly over a period of 

days. 

Reviewing Body or Recommending Body:  The entity assigned responsibility 

for reviewing and making recommendations or taking action on an application 

pursuant to this UDO. 

Right-of-Way:  An interest in land to the Town, County or State that provides 

for the perpetual right and privilege of the Town, its agents, franchise holders, 

successors, and assigns to construct, install, improve, reconstruct, remove, 

replace, inspect, repair, maintain, and use a public street, including related and 

customary uses of street rights-of-way such as sidewalks, bike paths, 

landscaping, mass transit facilities, traffic control, traffic control devices and 

Signage, sanitary sewer, stormwater drainage, water supply, cable television, 

electric power, gas, and telephone transmission and related purposes in, upon, 

over, below, and across the rights-of- way.  

Sensitive Natural Areas – delineated wetlands, flood hazard areas, the critical 

root zones of one (1) or more Specimen Trees, or other areas of significant 

natural resources.  

Setback:  The shortest distance between the Building and the property line. 

Setback, Front:  The shortest distance between the Building Front and the front 

property line or the distance from the street centerline where the Right-of-Way 

line is undefined. 

Setback, Exterior Side:  The shortest distance between the street side of the 

Building and the side property line abutting a street or the distance from the 

street centerline where the Right-of-Way line is undefined. 

Setback, Interior Side: The shortest distance from the side of a Building and the 

property line abutting another Lot or Parcel. 

Setback, Rear:  The shortest distance from the rear of a Building and the 

property line abutting another Lot or Parcel. 

Shopping Center:  A collection of commercial businesses located in one or 

more Buildings on a site that is under common ownership or management. 

Shopping Centers may include Outlots.  

Sign:  Any device, depiction, lettering, or symbol that: 

(A) Is sufficiently visible to persons not located on the Lot where it is 

located to accomplish either of the objectives set forth in paragraph 

(b) of this definition, and 

(B) Is designed to attract the attention of such persons or communicate 

information to them. 

Sign, Awning:  A Sign that is printed, painted or otherwise placed on an awning.  

Sign, Digital:  A sign, any portion of which displays moving, static or stationary 

illuminated digital images, produced by technology such as LED (light emitting 

diode) or LCD (liquid crystal display) display screens, plasma, high-definition, 

interactive touch-screen, or other such technology. 

Sign, Dynamic Digital: Dynamic Digital Sign means any electronic display or 

signage capable of changing its content or appearance based on real-time data, 

interaction with individuals or vehicles, or environmental conditions. This 

includes, but is not limited to, signs that alter their images, text, brightness, or 

messages in response to movement, presence, or other external stimuli. 

Sign, Electronic Message Center: An electrically activated, changeable Sign 

with a variable message and/or graphic presentation capability that can be 

Commented [JB20]: Adding this definition further reinforces 
SNAs as a type of Open Space. 
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(E) The division of a Tract into Parcels in accordance with the terms of a 

probated will or in accordance with intestate succession under 

Chapter 29 of the General Statutes.  

(Ord. #1871, 8-24-20) 

Temporary Emergency, Construction or Repair Residence:  A residence 

(which may be a Manufactured Home if permitted in the district in which 

located) that is:  

(A) Located on the same Lot as a residence made uninhabitable by fire, 

flood or other natural disaster and occupied by the persons displaced 

by such disaster; 

(B) Located on the same Lot as a residence that is under construction or 

undergoing substantial repairs or reconstruction and occupied by the 

persons intending to live in such permanent residence when the work 

is completed; or  

(C) Located on a non-residential construction site and occupied by 

persons having construction or security responsibilities over such 

construction site. 

Tourist Home:  A Dwelling Unit used for periods of less than 30 days for the 

lodging of transients and travelers for compensation. 

Town:  The Town of Southern Pines, North Carolina.  

Town Engineer:  The person designated by the Town Manager to carry out the 

responsibilities established in this UDO or the Town Engineer’s designee.  

Tract:  A Lot. The term Tract is used interchangeably with the term Parcel, 

particularly in the context of Subdivisions, where one "tract" is subdivided into 

several "Lots". 

Travel Trailer:  A structure that (i) is intended to be transported over the 

streets and highways (either as a motor vehicle or attached to or hauled by a 

motor vehicle) and (ii) is designed for temporary use as sleeping quarters but 

that does not satisfy one or more of the definition criteria of a Manufactured 

Home. 

Tree Protection Area: One of the five types of Open Space. More specifically, 
an area shown on a development plan, master plan, 
and/or preliminary plan and recorded on the final plat for the protection of 
existing tree stands that comprise at least the minimum density, dimensional, 
and maturity standards according to the Open Space section of this UDO. 

Use, Accessory: A use incidental to and customarily associated with a specific 

Principal Use located on the same Lot, Tract or Parcel. 

Use, Principal:  The primary or main use of land or structures, as distinguished 

from a secondary or Accessory Use. 

Vehicle Use Area. That portion of a Lot of Parcel that is used by vehicles for 

access, circulation, parking and loading and unloading. It comprises the total of 

Circulation Areas, loading and unloading areas and parking areas (spaces and 

aisles). 

Watershed. The entire land area contributing surface drainage to a specific 

point (e.g. the water supply intake). 

Wooded Area:  An area of contiguous wooded vegetation where trees are at a 

density of at least one six-inch or greater Caliper tree per 325 square feet of 

land and where the branches and leaves form a contiguous canopy. 

Yard:  The area between a Building and the property line. 

Yard, Front:  The area between the Building Front and the front property line. 

Yard, Side:  The area between the side of a Building and the side property line 

that extends from the Building Front to the rear-most part of the Building. 

Yard, Rear:  The area between the rear of a Building and the rear property line. 

Zoning Map or Official Zoning Map:  The map pursuant to this UDO and 

showing the boundaries of zoning districts established herein. 

(Ord. #1716; Ord. #1703; Ord. #1820; Ord. #1981; Ord. #2052; Ord. #3024; Ord.  #3116; 

Ord. #3141) 

 

 

Commented [JB21]: This definition was added to further 
reinforce the TPA as one of the five types of Open Space. 
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Agenda/Ordinance 
Number 

Text Amendment Summary Date Adopted 

Ord. #3031 Amending the Authorized Land Use Table, provisions related 
to Conditional Zoning districts, and open space.  

3/13/24 

Ord. #3044 Amending limitations on telecommunications towers. 5/14/24 

Ord. #3116 Amending provisions related to performance guarantees; 
certificates of occupancy; WPO district; curbs, gutters and 
sidewalks; Board of Adjustment voting; and the definition of 
built-upon area. 

5/13/25 

Ord. #3141 Amending sign regulations in Chapters 2 and 4 of the UDO 8/26/25 

Ord. #3148 Amending exhibit 3-1 and section 8.11(C) 9/9/25 

Ord. #3149 Amending the PD amendment process 9/23/25 

Ord. #3154 Creating the minor-2 and minor-3 Subdivision provisions 
within §2.19, §2.49, §2.50, Appendix A, and Appendix B; 
clarifying the original “minor Subdivision” as the “minor-1 
Subdivision.” 

12/9/25 

Ord. 3166 Amend the recommended landscaping species list under 
Appendix F. 

2/10/26 

Ord. #3167 Amending procedural and Temporary Sign provisions.  2/10/26 

Ord. #XXXX Amend the Open Space chapter of the UDO along with related 
sections under “Planned Development” in chapter 3 and 
“Landscaping” in chapter 4; add definitions in chapter 9.  

MM/DD/YY 

 

File 
Number 

Zoning Map Amendment Summary Date Adopted 

Z-01-14 Rezoning of the Southern Pines Corporate Park from Industrial (I) to 
Planned Development (PD) 

5/13/14 

Z-03-14 Rezoning of Property from OS-CD to RM-2; 360 N. Bennett St. 5/13/14 

Z-04-14 Rezoning of Property from RS-1 to NB; 1064 W. Massachusetts 
Avenue 

5/13/14 

Z-02-15 
1539 

Rezoning of Property from GB to RM-2; Between Midlothian Drive and 
Clark Street 

11/10/15 

Z-01-16 
 

Rezoning of Property from RS-1 to NB-CD:  1650 W. New York Avenue 
- American Legion Post 177 

3/8/16 

Z-02-16 Rezoning of 1515 Midland Rd from RS-2 to RS-1CD 2/14/17 

Z-03-17 Rezoning of 93.04 ac. on Waynor Rd from RR to RS-3 10/16/17 

Z-04-17 Rezoning of 2250 E Connecticut Ave and Lot 1A Ft. Bragg Rd from RS-3 
to RE 

10/16/17 

Z-06-17 Rezoning of Waynor Road & Hwy 22 from PD to FRR 11/14/17 

Commented [JB22]: Ordinance #3166 was not notated in the 

text amendment summary of the 2/10/26 UDO update, and it should 

be added to the summary. 
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(D) District Development Standards 

Building heights and Setbacks shall conform to those of the abutting district. 

Required buffers shall be based on the use established in the FRR district and 

the abutting use or district, whichever requires the greater buffer.  

3.5.14. PD - Planned Development District  

(A) Purpose 

The PD district is designed to accommodate mixed land uses, such as office, 

residential, service, commercial, public or private recreational Development, 

and where consistent with the future land use map, light manufacturing and 

assembly uses that comply with the employment center Development Patterns 

in section 6.5 of this UDO. This district is intended to allow mixed-use 

Developments in areas where sufficient public water and sewer service is 

available (or can be readily extended) and where the street system is adequate 

(or can be readily improved) to handle the projected traffic volumes generated 

by the Development. The regulations of this district are intended to: 

(1) Encourage planned, large-tract Development, including service, 

office, commercial, residential, public or private recreational 

Development or light industrial uses;  

(2) Exclude heavy commercial and heavy industrial land uses;  

(3) Encourage Development in areas located on major thoroughfares 

and collector streets;  

(4) Encourage vehicular access from service drive and other local 

streets;  

(5) Provide performance standards to help ensure Compatible land 

uses;  

(6) Encourage common or shared parking; 

(7) Promote creativity and innovation in the design that leads to more 

appropriate relationships between land uses and features; 

(8) Facilitate clustering of Development thereby increasing the amount 

of saved land; 

(9) Foster Development of a network of open space to serve a variety of 

recreational and environmental purposes designed and located with 

respect to existing unique natural features and environmentally 

sensitive areas;  

(10) Improve connectivity within and between Developments to 

promote mobility and enhance walkability; 

(11) Integrate public spaces and amenities to promote community 

gatherings and activities; 

(12) Establish coordinated land plan and consistent treatment of 

common design elements;  

(13) Provide the flexibility to respond to market conditions over longer 

projected Development periods due to the scale of such 

Developments; and 

(14) If residential land uses are proposed, provide a variety of Lot sizes 

and Dwelling types to expand the spectrum of housing choices for 

households of various type, size, income and age. 

(Ord. #1714) 

(B) Applicability 

A PD district may be established to accommodate large-scale, master-planned, 

mixed-use Developments that cannot be accomplished through conventional 

zoning districts. Development within a PD district shall occur in accordance 

with unique conditions and standards established during the rezoning process 

that may vary from those contained within other sections of the UDO. Such 

conditions and standards shall be applicable only to the specific Parcel of land 

that comprises that PD District, and shall run with the land regardless of 

ownership.  

(C) Procedures  

PD districts shall be established and developed in accordance with the 

procedures established in chapter 2 of this UDO. 

(D) Land Use Mix 

Each PD district approval shall identify the authorized land uses, which may 

include a mix of residential, retail, office, recreational or light industrial uses. 

The type and location of any and all uses within the PD District must be 
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demonstrated to be appropriate for the project area and surrounding area. All 

land uses listed in the approved zoning application are permitted subject to the 

conditions established through the rezoning process.  

(E) Development Patterns  

The PD district approval may establish any of the Development Patterns 

described in chapter 6 or accommodate alternative Development Patterns that 

comply with PD district standards.  

(F) General Provisions 

(1) Minimum Size and Contiguity 

The PD district shall encompass a sufficient area to accommodate the 

proposed mix of Uses and ensure Compatibility between both internal and 

external land uses. 

(2) Ownership and Division of Land 

No Tract of land may be considered for a PD District unless such Tract is 

under single or unified ownership or control. If listed in several 

ownerships, the application for zoning shall be accompanied by each 

landowner's written consent. The holder of a written option to purchase 

or a Developer under contract shall be considered an owner for purposes 

of this section provided the landowner's (or landowners') written consent 

is included with the application. 

(3) Relationship to the UDO 

Each proposal for development under the PD district is anticipated to be 

unique. Except as provided by this section and the PD approval, PD district 

Development shall be subject to all of the applicable standards, 

procedures, and regulations in other sections of this UDO. Development 

Conditions approved as part of the PD District zoning application shall 

supersede conflicting UDO regulations, unless otherwise prohibited by law. 

Alternative standards may be approved for Development within the PD 

district if they: 

(a) Meet or exceed the general intent of the UDO standards for 

base zoning districts; 

(b) Are appropriate given the specific mix of uses and character of 

the Development; and 

(c) Achieve a more efficient, safe or economical land use without 

detracting from the quality of the Development or 

detrimentally impacting its surrounding Development or the 

community as a whole. 

(4) Relationship to Other Regulations 

Unless otherwise specified in the PD approval, all PDs shall be subject to all 

local, State and Federal regulations. 

(G)  Open Space 

Unless otherwise authorized for a specific development pattern established in 

chapter 5, the following Open Space requirements apply within a PD district: 

(1) Not less than twenty (20) percent of the gross land area of the PD 

shall be devoted to Open Space. The composition of the Open Space 

shall follow the standards as set in the Open Space section of this 

Unified Development Ordinance. 

(2) Not less than fifty (50) percent of the required Open Space (ten (10) 

percent of gross land area) shall be Usable Open Space as defined in 

this UDO. 

(3) The remaining Open Space may be comprised of, but is not limited 

to, any combination of the following: natural areas, wetlands, trails, 

boardwalks, parks, ball fields, equestrian fields or tracks, golf 

courses (not including clubhouse or other vertical structures), 

buffers (outside of a platted Lot), any water bodies including ponds 

and lakes, and/or innovative and accessible water quality ponds that 

are designed as an amenity. 

(4)(2) No more than fifty (50) percent of the required Open Space shall 

consist of ponds, lakes, and/or water quality ponds. 

(5)(3) The site's natural features and surroundings, unique features of the 

subject and surrounding property shall be considered by the Town 

when evaluating the configuration and uses of planned Open Space. 

Where practical, Open Space shall be configured to provide 

connectivity with other Open Space, both on- and off-site, and to 

allow for connectivity to and the extension of the existing Greenway 

Trail System. 

Commented [JB1]: This change intends to simplify Open Space 

composition standards under §4.9. 
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(6)(4) Unless dedicated to and accepted by the Town or a similar legal 

entity, the owner or property owners association is required to 

provide for the continuing maintenance of Open Space. 

(H) Landscaping, Screening, Buffers and Trees 

The standards for landscaping, screening, buffers and trees included in chapter 

4 of this UDO shall apply to all Development within the PD District, with the 

following exceptions: 

(1) Buffer requirements apply only to the perimeter of the PD unless 

otherwise specified in the PD District Conditions. The minimum 

required buffer for each sub-area shall be based on the most 

intensive use authorized within the sub-area that is adjacent to the 

property boundary and shall meet or exceed the standards 

established in chapter 4 of this UDO. 

(2) Land uses internal to the PD shall be buffered in accordance with 

the provisions of chapter 4 unless approved as part of the PD 

Development Conditions. 

(3) Other deviations from landscaping, buffer, street tree and screening 

standards of chapter 4 shall not be allowed unless approved as a PD 

Development Condition. 

(4) If landscaping, buffer or other requirements are included in a 

platted Lot, they shall be protected by the PD's Covenants and 

Restrictions and shall not count as Open Space. 

(I) Common Sign Plan 

Signs within the development shall adhere to the standards set forth in section 

4.6 of this UDO or set forth in the Conceptual Development Plan or an 

amendment thereto. The Applicant may include unique standards for signage 

with the Conceptual Development Plan that establish more specific design 

standards (size, height, color, materials, illumination) and Sign locations for the 

project to ensure a coordinated theme across the PD District. A Unified Sign 

Plan may then be submitted after the approval of the Conceptual Development 

Plan and may be approved by the Planning Director as an alternate to 

individual Sign permits. Any Unified Sign Plan that deviates from the standards 

set forth in section 4.6 of this UDO or set forth in the approved Conceptual 

Development Plan shall require approval by the Board of Adjustment pursuant 

to section 2.22. 

(Ord. #2052) 

(J) Landmark Signs 

The Town Council may approve the establishment of one or more on-premises 

Landmark Signs as a condition of approval within a PD district subject to the 

requirements of section 4.12. 

(Ord. #2052) 

(K) Storm Water Control 

Storm water management shall meet or exceed the State's minimum 

requirements for storm water management. A common master storm water 

management plan may be developed for the project as a whole and may 

employ Best Management Practices. This neither prohibits the Development of 

the PD district in phases nor the phased implementation of the storm water 

management system. 

(L) Street Design 

(1) Street design shall adhere to the Town's standards as set forth in 

chapter 4 of the UDO. The Applicant may submit alternative street 

design standards that vary in response to proposed function of the 

street, anticipated adjacent land uses, character of the 

Neighborhood, anticipated traffic volume (subject to Town and/or 

NCDOT approval), hierarchy within the street network, and need for 

traffic calming measures. At a minimum, turn lanes shall be studied 

and contemplated in relation to all intersections of Arterial streets 

within the site and shall be considered for appropriateness as part 

of the Traffic Impact Analysis (TIA), which must be approved by the 

Town. 

(2) Streets within the PD may be private or may be dedicated to the 

Town of Southern Pines with the Town's consent. Dedicated streets 

may be maintained by the Town of Southern Pines or NCDOT 

according to rules of the applicable jurisdiction. 

Commented [JB2]: This section is not consistent with UDO 

§4.3.4(B)(5) 
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(B) To accomplish this objective the following shall apply:  

(1) All Subdivisions, Development subject to Site Plan approval, and 

planned Developments shall provide street trees along their 

frontage with adjacent public streets.  

(2) Street trees shall be selected from the list of large trees, or, 

where power lines are located, small trees included in section 

4.3.9.  

(3) Planting strips shall be a minimum of six (6) feet wide.  

(4) Planting location shall take into consideration planned roadway 

widening, public safety, standard drainage requirements and 

maintenance of sight distances for traffic safety. Street trees 

may be planted within the Right-of-Way, within planting strip 

abutting the Right-of-Way or other location approved by the 

Permit Issuing Authority. 

(C) Street trees, unless subject to overhead power lines, shall be planted 

at the rate of one (1) two-inch Caliper tree per thirty (30) feet of 

property line abutting a public street, excluding driveways and Traffic 

Visibility Zones. This rate may be varied based upon existing trees and 

the crowns of planted trees. 

(Ord. #1890, 1-6-21) 

(D) Trees used to meet buffer, 4.3.5 and Vehicle Use Area requirements in 

sections 4.3.4, 4.3.5 and 4.3.6, may be used to meet the street 

requirements to the extent that the trees are located within twenty-

five (25) feet of a street. 

4.3.4. Buffers 

Buffers provide Compatible transitions between differing land uses, reduce 

the visual impacts of Development and retain existing plant materials. 

(A) Applicability 

These standards apply to all new Multi-Family, commercial, industrial and 

mixed-use Development; substantial modifications subject to Architectural 

Compliance Permit review; and all Development subject to Subdivision 

approval.  

(1) Buffers are required along the common property lines between 

Developments in different zoning districts or between 

Developments of different uses as established in this section.  

(2) Buffer requirements shall not apply when a public street or 

railroad Right-of-Way separates applicable zoning districts or 

uses. 

(B) Buffer Requirements 

(1) Exhibit 4-2 and 4-3 establish the minimum buffer widths for 

proposed Development. Chapters 5 and 6 establish buffer 

requirements for specific uses and Development Patterns.  

(a) Buffers within and surrounding PDs shall be established 

during the PD approval process. 

(b) Exhibit 4-3 establishes minimum buffer widths for the sides 

of properties abutting the highway corridor within HCO 

districts. These apply to Front Yard buffers, as well as for 

the Side and Rear Yards abutting properties of similar 

zoning. Exhibit 4-2 shall apply to the Side and Rear Yards of 

all Development on property in a HCO District that is 

adjacent to property zoned for residential use. 

(2) Exhibit 4-4 establishes the minimum planting requirements 

within required buffers. Large trees, small trees and shrubs shall 

be dispersed along the entire length of the buffer. Species shall 

be planted in locations in which they are expected to thrive and 

should be dispersed in irregular patterns that reflect natural 

patterns rather than in formal rows or patterns.  

(3) Buffers may have undulating boundaries provided that the 

narrowest point of the buffer is not narrower than eighty (80) 

percent of the minimum buffer width and the total area of the 
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buffer is equal to or greater than the product of the length of 

the buffer times the minimum required buffer width. 

Exhibit 4-2:  Minimum Buffer Widths  

Zoning District or Use of 
Proposed Development 

Zoning/Use of Abutting Development 

RE, RR, RS-1, 
RS-2, RS-3 

RM-1, RM-
2 

NB, OS GB I 
Single-Family 

Residence 

RE, RR, RS-1, RS-2, RS-3 none none none 30’ 80’ none 

RM-1, RM-2 
10’ 10’ none 20’ 80’ 

20’ if Multi-
Family Building  

proposed 

NB, OS 20’ 20’ none none 20’ 20’ 

GB 50’ 30’ none none 20’ 20’ 

I 80’ 80’ 20’ 20' 10’ 30’ 

Golf Course 10’ 10’ 10’ 10’ 30’ 10’ 

Active Recreational Facilities 20’ 20’ none 10’ 30’ 20’ 

Institutions (public, private or 
religious) 

20’ 20’ none none 20’ 20’ 

Shopping Centers 80’ 80’ 10’ 10’ 20’ 80’ 

(Ord. # 1716) 

Exhibit 4-3:  Minimum Buffer Widths in Highway Corridor Overlay Districts 

Planted Buffer 
Urban Transition 

Corridor Overlay District 
Urban/Village Corridor 

Overlay District 

Highway Yard  50’ 40’ 

Side and Rear Yard  15’ 5’ 
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Exhibit 4-4:  Minimum Planting Required in Buffers 

Plant Type Minimum Planting Rate Additional Conditions 

Large Trees 

One tree per 400 square feet 

• At least 50 percent of large trees shall be evergreens 

• Longleaf pines shall be a minimum 2 inch Caliper and 8 
feet tall 

• Other large trees shall be a minimum 2 inch Caliper  

Small Trees 

One tree per 400 square feet 

• At least 20 percent and not more than 30 percent of 
small trees shall be deciduous 

• At least 50 percent of evergreen trees shall be species 
other than pines  

• Small trees shall be a minimum 1.5 inch Caliper 

Shrubs   For buffers 20 feet or narrower 
– one shrub per 50 square feet 

• Not more than 30 percent of shrubs shall be 
deciduous 

• Shrubs shall be at least 18 inches in height at time of 
planting and reach a height of at least 4 feet within 
five years of planting 

For buffers between 20 and 50 
feet wide – one shrub per 75 

square feet  

For buffers 50 feet or wider – 
one shrub per 200 square feet 

(Ord. #1890, 1-6-21) 

(4) The entire buffer shall be located on the property subject to the 

Development Approval requiring the buffer. However, if the 

affected property owners enter into an agreement to establish 

and maintain a buffer meeting the requirements for the most 

intensive zoning or use to be developed next to the less 

intensive use, the Planning Director may allow the buffer to be 

located on one or both of the affected properties.  

(5) Buffers may be established in required Setback areas and may 

be counted towards required open space if located in a 

Common Area measuring at least twenty (20) feet in width.  

(6) When an easement crosses a buffer or is located within a buffer 

area, the TRC shall recommend, and the Planning Director shall 

approve all plantings in the easement to ensure that the 

plantings do not interfere with the use of the easement. When 

an easement is located along a property line that requires a 

buffer, the portion of the buffer located outside the easement 

shall be at least half the width of the required buffer.  

(7) The Planning Director, at time of Site Plan approval, may reduce 

buffer widths and required plantings by up to fifty (50) percent 

if the Site Plan indicates that existing condition or vegetation, 
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alternate landscaping, walls, opaque fence or topographic 

features will achieve the intent of this section and are designed 

to complement adjacent properties. 

(8) No additional plantings are required within an Undisturbed 

Buffer unless more than 400 contiguous square feet of the 

required area is devoid of trees. In such cases, that portion shall 

be planted pursuant to the Buffer planting standards, less any 

preservation credits earned pursuant to the existing vegetation 

credits section of this UDO. 

(C) Permitted Uses Within Buffer Areas: 

(1) Buffers shall be left in an undisturbed natural vegetative state 

or provided with supplemental plantings. 

(2) Selective thinning of vegetation under one and one-half (1.5) 

inch Caliper and removal of dead vegetation shall be permitted 

as long as the intent of the buffer requirement is maintained. 

(3) All Longleaf Pines (Pinus Palustris), Loblolly Pine (Pinus Taeda) 

shall be maintained in a buffer area. The buffer shall be cleared 

of the following under story trees:  Black Jack Oak (Quercus 

Marilandica), and Turkey Oak (Quercus Laveus) 

(4) Driveways may cross a buffer at as near a perpendicular angle 

as practical. Walkways and paths may pass through a buffer. 

(5) Grading in the designated buffer may be allowed subject to PD, 

Subdivision, Special Use or Architectural Compliance Permit 

approval, if the re-vegetation plan is determined to meet the 

intent of this section. 

(6) When stormwater improvements are located within the buffer, 

the TRC shall recommend and the Director shall approve 

plantings to ensure that the vegetation does not interfere with 

the function of the stormwater improvement. 

(Ord. # 1919) 

(D) Landscaping Design Requirements for Buffer Areas: 

(1) Existing Vegetation. Buffers require provision of both physical 

separation and landscape elements to meet the intent of this 

ordinance. Existing vegetation shall be used to meet all or part 

of the requirements of this section wherever possible, if it 

provides the same level of opacity, as the required buffer. 

Vegetation to be saved shall be identified on Site Plans along 

with protection measures to be used during grading and 

construction.  

(2) Planted Vegetation. Exhibit 4-4 allows for a mix of large 

hardwood and/or pine trees, small trees/large shrubs and 

smaller shrubs to provide variable height screening and a 

naturalized planting typical of the ecosystem of the site or 

surroundings. Evergreen trees, other than pine, should be 

added to the wider buffers to provide a more opaque screen, as 

well as a more natural appearance to the buffer. A plant mix 

shall be designed to create a buffer that will give a satisfactory 

screen within five years of planting, under normal maintenance, 

while allowing room for the various plants to grow. In 

calculating buffer planting requirements, areas of driveways 

and sight distance triangles shall be excluded. 

4.3.5. Landscape Screens 

(A) The intent of a screen is to use plant materials and/or other landscape 

architectural elements to obscure views from adjacent properties. 

Breaks in screens shall be permitted to provide adequate ingress and 

egress as needed. 

(B) The following uses shall be screened from unobstructed off-site views: 

(1) Loading docks for semi-trailers and trucks over thirty-five (35) 

feet in length; 

(2) Mini-warehouses; 
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(I) A Developer or homeowner's association may request non-standard 

street lighting within a Development provided that the street light 

fixture types and locations must be approved by the Town of Southern 

Pines; the Developer or homeowner's association shall be responsible 

for all installation costs and monthly operation costs associated with 

non-standard lighting; the Developer or homeowner's association shall 

be responsible for any costs associated with deletion of non-standard 

street lights and any costs associated with installing the Town's 

standard street lights prior to the expiration of the ten (10) year 

contract with Progress Energy; the Developer shall include all 

responsibilities of the homeowner's association pertaining to non-

standard lighting in the Development covenants. The Developer shall 

inform all purchasers of property in the Development of these same 

responsibilities; non – standard street lighting shall not be used on 

arterial streets and the Developer or the homeowner's association will 

not have the option of deleting the private, non-standard street 

lighting at any time in the future. Staff consultation includes discussion 

of reflector caps or similar devices to reduce Light Pollution. 

(J) The Applicant, Developer, homeowner's association or other 

responsible organization representing the Subdivision Development 

will be responsible for the installation, maintenance and power 

consumption for all landscape lighting or any other device or fixture 

requiring electrical power. 

4.8.8. Excessive Illumination 

Lighting within any Lot that unnecessarily illuminates any other Lot and 

substantially interferes with the use or enjoyment of such other Lot is 

prohibited. Lighting unnecessarily illuminates another Lot if it clearly 

exceeds the standard set forth in section 4.15.6 or if the standard set forth 

therein could reasonably be achieved in a manner that would not 

substantially interfere with the use or enjoyment of neighboring 

properties. 

 

4.9. OPEN SPACE / GREENSPACE 
This section 4.9 shall be referred to as the Town of Southern Pines Open 

Space Standards or open space standards. 

4.9.1. Usable Open Space Required 

(A) Except as provided in paragraph (C) of this section or within a PD 

district, Conditional Zoning district, or authorized Development 

Pattern, every new commercial, industrial, institutional, and Multi-

Family Development and Major Subdivision shall be developed so that 

at least ten (10) percent of the total area of the Development remains 

permanently as Usable Open Space. 

(Ord. #3031) 

(B) For purposes of this section, Usable Open Space means an area that: 

may be defined as any of the five (5) Open Space types listed below, 

and a combination may be used to satisfy the total Open Space 

requirement. Development Applicants must determine the Open 

Space type(s) and label them on the plans based on the site’s existing 

natural conditions as of the date of Development application, to be 

confirmed by town staff during Development review. Technical 

surveys performed by the Applicant may be required by staff to make 

a determination as to whether the standards for an Open Space type 

are met. Finally, the Development plans shall apply the applicable 

Open Space type(s) in the following order of priority to preserve: 

(1) Sensitive Natural Areas – delineated wetlands, flood hazard 

areas, the critical root zones of Specimen Trees, or other areas 

of significant natural resources. Sensitive Natural Areas must be 

entirely protected before any site disturbance pursuant to the 

Existing Vegetation Credits section of this UDO. 

(2) Tree Protection Areas (TPA) – existing tree stands that 

comprise at least the minimum density, dimensional, and 

maturity standards described below.  

Commented [JB3]: This portion intends to make it clear that 

applicants must provide any technical surveying, if necessary, on the 
site plan (wetlands, tree diameters in proposed open space, etc.) to 

determine if the open space type’s standards are met. It’s then on the 

staff to confirm it. If there’s any doubt, the staff and town arborist 
can always visit the site to measure tree diameters, etc., to confirm if 

a TPA or Sensitive Natural area is indeed in the location shown on 

the site plan.   
 

There are certainly scenarios where detailed surveys wouldn’t be 

necessary. For example, in a PD with 20 acres of dedicated open 
space, if those 20 acres are clearly a mature forest and the developer 

is claiming it as a TPA, staff would not require a detailed tree 

survey.  
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(a) TPAs should reflect the character of the land as of the date 

of Development application. TPAs shall be left in their 

natural or undisturbed state except for the installation of 

pervious surface pedestrian trails. 

(b) Protection – TPAs shall be entirely protected before any 

site disturbance pursuant to the Existing Vegetation Credits 

section of this UDO. 

(c) Composition Standards – TPAs must comprise the following 

density, dimensional, and maturity standards:  

1. Density - a minimum ratio of 1-inch diameter-breast-

height (DBH) per 100 square feet;  

For example, for a 50,000 square foot site requiring 10% 

(or 5,000 square feet) of Open Space, 50 total inches 

DBH would be required to meet the density standard – 

or five 10-inch diameter trees.  

2. Dimensions – TPAs must be a minimum of 20 feet in 

width and maintain protection of all applicable critical 

root zones; and 

3. Maturity – only trees greater than or equal to 6-inches 

DBH may count toward the TPA density requirement.  

(d) TPAs that do not meet the requisite density requirement 

may be augmented with additional tree plantings to meet 

the TPA standard, provided that supplemental plantings are 

placed outside of the existing critical root zones and are a 

minimum of 2-inch caliper. 

(e) Trees identified by the developer as unhealthy and at risk 

of dying, to be confirmed by the Town’s Arborist during site 

plan review, may be removed. However, the TPA must still 

meet all composition standards described above. 

Additionally, any Invasive Species within the TPA may be 

removed. 

(3) Undisturbed Buffers. 

(a) Undisturbed Buffers must be entirely protected before any 

site disturbance pursuant to the Existing Vegetation Credits 

section of this UDO. 

(b) Undisturbed Buffers must comprise the same density, 

dimensional, and maturity standards as TPAs. 

(c) No additional plantings are required within an Undisturbed 

Buffer unless more than 400 contiguous square feet of the 

required area is devoid of trees. In such cases, that portion 

shall be planted pursuant to the Buffer planting standards, 

less any preservation credits earned pursuant to the 

existing vegetation credits section of this UDO.  

(d) Trees identified by the developer as unhealthy and at risk 

of dying, to be confirmed by the Town’s Arborist during site 

plan review, may be removed. However, Undisturbed 

Buffers must still meet all composition standards described 

above. Additionally, any Invasive Species within the 

Undisturbed Buffer may be removed. 

(4) Usable Open Space – If a proposed development site does not 

comprise a sufficient amount of Open Space types (1), (2), or 

(3), Usable Open Space may be utilized. Usable Open Space is 

an area that: 

(a) Is not encumbered with any substantial structure; 

(b) Is not devoted to use as a roadway, parking area, or 

sidewalk, provided, however that Multi-user Trails may be 

counted as Usable Open Space;  

(c) Is capable of being used and enjoyed for purposes of 

informal and unstructured recreation and relaxation; 

(d) Is legally and practically accessible to the residents and/or 

visitors of the Development for which the required Open 

Commented [JB4]: These standards ensure that TPAs and 

Undisturbed Buffers have at least a minimum substantive 
composition.  

Commented [JB5]: This standard ensures a minimum density. 

It’s a relatively low density as to ensure some tree stands don’t get 
eliminated from qualifying as a TPA. An even more permissive 

option could be 1-inch DBH per 200 square feet. Staff decided to go 
with the 1” per 100sf because if we need to make it less restrictive 

down the line we can, whereas we cannot go back to make it more 

restrictive under G.S. 160D-601(d) (SB 382 / S.L. 2024-57). 

Commented [JB6]: The Tree Protection Focus Group 

recommended increasing from 20 to 30 feet in width because 

existing trees, even if younger than specimen trees, usually need 
more root zone area than newly planted trees. However, after 

consulting with the town’s land use law legal consultant, he pointed 

out there could be a scenario under SB 382 / S.L. 2024-57 where this 
creates a nonconformity. Depending on interpretation, when does a 

planted buffer become an undisturbed buffer for the purposes of 

minimum width? If one is redeveloping a site and – though may 
meet the Open Space percentage requirement – may not meet this 

minimum width requirement. For this reason, staff adjusted back 

down to 20-feet width. 

Commented [JB7]: To ensure trees are mature enough to verify 

long-term viability. 
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Space is provided, or to the public if the Open Space is 

dedicated to the Town pursuant to this section. 

(e) If applicable and feasible, includes existing trees that are 

not otherwise incorporated in Open Space types (1), (2), or 

(3) above.  

(f) Is properly landscaped and may include recreational 

amenities like open play fields, playgrounds, picnic areas or 

similar facilities, outdoor recreational or pedestrian areas, 

or other areas consistent with the objective of this section. 

(5) Planted Buffers – If a proposed development site does not 

comprise a sufficient amount of Open Space types (1), (2), or 

(3), planted Buffers may be utilized. Planted Buffers must be at 

least 20-feet in width to count as Open Space, must meet the 

planting rate requirements of this UDO, and may use a 

combination of planted and Undisturbed Buffers, if applicable. 

(C) If a proposed Development site contains sufficient Sensitive Natural 

Areas, Tree Protection Areas, and/or Undisturbed Buffers to satisfy 

the required Open Space, then 100% of the Open Space requirement 

shall be from those areas. If preservation-type Open Space does not 

exist in sufficient quantity to meet the full requirement, the remaining 

obligation may be fulfilled through the provision of Usable Open Space 

and/or planted Buffers. For example, where existing Tree Protection 

Areas can only satisfy 50% of the required Open Space, the remaining 

50% may be provided as Usable Open Space and/or planted Buffers. In 

the absence of any preservation-type Open Space on a subject site, 

100% of the required Open Space may be provided as Usable Open 

Space and/or planted Buffers 

(D) Open Space Administrative Minor Modifications. Developments shall 

comply with the Open Space prioritization and composition standards 

to the maximum extent feasible. However, the Planning Director shall 

modify the Open Space prioritization and/or composition standards to 

the extent necessary to avoid: 

(1) Rendering a site undevelopable, 

(2) Reducing the allowable density otherwise authorized by the 

underlying zoning district and standards of this UDO, 

(3) Rendering a site inaccessible, or 

(4) Precluding a proposed Development from meeting one or more 

other applicable standards of this UDO without modification. 

(E) Preemptive Clearing. In the event that preemptive or unauthorized 

site clearing occurs with the clear intent to influence the design and 

outcome of a proposed Development and/or the type of its required 

Open Space, the Town shall take one of the following actions, 

regardless of whether the tree removal was a willful violation of this 

UDO or not: 

 
(1) Prohibit the approval of a Site Plan, Major Subdivision Plat, or 

Building Permit for a period of three (3) years from the date of 

the most recent unauthorized tree removal activities for which 

the Development Approval is sought. 

(2) If the soil has not been graded nor compacted, the applicant 

shall provide new longleaf pines at a minimum 2-inch caliper 

and wiregrass and/or another appropriate ground cover 

plantings (following guidance in Appendix F) for all applicable 

cleared areas at the densities of: 

(a) For longleaf pines – one 2-inch caliper tree per 400 square 

feet, and  

(b) For wiregrass or another appropriate ground cover – one 

plant per 100 square feet.  

(3) Any Buffer otherwise required by this UDO shall have a 

minimum width that is 100% greater than the otherwise 

required width or 20-feet, whichever is greater. Such Buffers 

shall comply with the Buffer planting rate standards of this 

Commented [JB8]: This is a policy choice and should be well 
evaluated. Requiring only 50% of Open Space to be preservation-

type, alongside incentives to encourage 100%, allows for greater 

flexibility (as shown in the first version of OA-02-26). However, 
requiring 100% as preserved Open Space types would capture 

significantly more natural areas preserved, but would be less flexible 

and (at times) more challenging to employ. 

Commented [JB9]: This provision requires staff to adjust the 

Open Space’s configuration and makeup if an issue presented itself 

that meets the listed criteria. This provision also ensures the 
amendments align with G.S. §160D-601 (down-zoning provisions 

from SB 382).  

Commented [JB10]: The punitive measures originated from the 

Planning Board in 2024. Andy Bleggi and a few other board 
members recommended presenting multiple punitive measure 

options, as the first one (no approvals for 3 years) could present 

erosion control and other issues in certain contexts. “Unauthorized” 
was added in the event that clearing happened after or during 

development plan approval. 

Commented [JB11]: For new plantings, the trees will need 

more space for the root systems to flourish. For a 10,000 square foot 
site, this would mean the planting of 25 two-inch caliper longleaf 

pines. Though this may seem like a lot, some trees will likely not 

make it over time, so an extra number planted will likely even out to 
an appropriate equilibrium. Additionally, the focus group for this 

project emphasized planting specifically pine savannah species 

because they will best represent the natural environment of the 
sandhills.  
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UDO, and the selected plantings shall include at least three 

different native species. 

(F) The following activities are exempt from the Open Space standards of 

this section: 

(1) The removal or replacement of specific trees approved by the 

Planning Director as part of an administrative minor 

modification during Site Plan review;  

(2) Tree removal associated with normal forestry activity that is 

conducted on land taxed on the basis of its present-use value as 

forestland pursuant to NCGS Chapter 105, Article 12, in 

accordance with a forest management plan prepared or 

approved by a registered forester;  

(3) Agricultural, forestry, or horticultural land activities; 

(4) The selective and limited removal of trees less than 2-inch 

diameter for the purpose of performing authorized field survey 

work and preliminary testing; 

(5) The removal of trees or vegetation for the purpose of sale by 

established commercial garden centers, greenhouses, or 

nurseries; 

(6) Tree removal for non-Development purposes on properties 

zoned for single-family, two-family, three-family, and four-

family Dwelling Units; 

(7) Permitted temporary uses pursuant to this UDO; 

(8) Tree removal for utilities and public works projects; 

(9) Repair or re-use of existing buildings or lands where there is no 

enlargement or additions to existing structures; 

(10) The removal of dead, diseased, or naturally-fallen trees, trees 

that pose an imminent threat of falling onto an existing 

structure or adjacent trees, trees that are so close to an existing 

structure as to endanger the stability of the structure, or the 

removal of trees otherwise found by the Town to be a threat to 

the public health, safety, or welfare, as verified by a certified 

arborist, registered landscape architect, or registered forester;  

(11) The removal of Invasive Species, provided the removal results in 

the complete removal of the Trees (including roots), as verified 

by a certified arborist, registered landscape architect, or 

registered forester; 

(12) The selective and limited removal of trees or vegetation 

necessary to obtain clear visibility within intersection sight 

distance regulations of this UDO; 

(13) The removal of trees that the Town Engineer determines to be 

a hazard to traffic or to interfere with the provision of utility 

lines or public services; and 

(14) The removal of trees as necessary for rescue in an emergency. 

(B)  

(1) Is not encumbered with any substantial structure; 

(2) Is not devoted to use as a roadway, parking area, or sidewalk, 

provided, however that Multi-user Trails may be counted 

towards required open space; 

(3) Reflects the character of the land as of the date Development 

began. Wooded Areas shall be left in their natural or 

undisturbed state except for the cutting of trails for walking, 

bicycling or jogging. Areas not wooded shall be landscaped for 

open play fields, picnic areas or similar facilities, or be properly 

vegetated and landscaped with the objective of creating a 

Wooded Area or other area that is consistent with the 

objectives of this section; 

(4) Is capable of being used and enjoyed for purposes of informal 

and unstructured recreation and relaxation;  

Commented [JB12]: These exemptions are modeled off of 

Holly Springs UDO §4.4(E), Apex UDO §2.3.15(C), and NCGS § 

105, Article 12; they intend to cover reasonable and statutorily 
protected tree removal activities that may conflict with the Open 

Space composition standards. 
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(5) Is part of an independent Lot shown on the plan as being 

reserved for open space; and 

(6) Is legally and practicably accessible to the residents of the 

Development from which the required open space subdivided 

or to the public if the open space is dedicated to the Town 

pursuant to section 4.9.3. 

(C)(G) Areas Not Allowed as Open Space 

The following areas shall not count toward common open space set-aside 

requirements: 

(1) Private Lots, Yards, balconies and patios dedicated for use by a 

specific Dwelling Unit; 

(2) Electric or gas transmission line rights-of-way; 

(3) Public Right-of-Way or private streets and drives; 

(4) Open parking areas and driveways for Dwellings; 

(5) Land covered by structures except for ancillary structures 

associated with the use of the open space such as gazebos and 

picnic shelters; 

(6) Designated outdoor storage areas; 

(7) Land areas between Buildings of less than forty (40) feet; 

(8) Land areas between Buildings and parking lots or driveways of 

less than forty (40) feet in width; 

(9) Required Setbacks; and 

(10) Detention/Retention facilities except as provided section 4.9.7. 

(D)(H) Subdivided residential Developments of five (5) or fewer Dwelling 

Units are exempt from the requirements of this section. 

(Ord. #3031) 

4.9.2. Ownership and Maintenance of Recreational Areas and 

Required Open Space: 

(A) Open space required to be provided by the Applicant in accordance 

with these open space standards shall not be dedicated to the public 

but shall remain under the ownership and control of the Developer (or 

his successor) or a homeowners association or similar organization 

that satisfies the criteria established in section 4.9.4. Open space shall 

be designated as an independent Lot on the plat and shall be noted as 

being reserved for their intended purposes. 

(B) The person or entity identified in paragraph (A) as having the right of 

ownership and control over such recreational facilities and open space 

shall be responsible for the continuing upkeep and proper 

maintenance of the same. 

(C) Open space may be dedicated to a registered land trust, if approved 

by the Town Council.  

4.9.3. Dedication of Open Space 

(A) If any portion of any Lot proposed for residential or commercial 

Development lies within an area designated on the officially adopted 

recreation master plan as a Neighborhood park or part of the 

greenway system or bikeway system, the area so designated (not 

exceeding ten (10) percent of the total Lot Area) shall be included as 

part of the area set aside to satisfy the requirement of section 4.9.1. 

This area shall be dedicated to public use. 

(B) If more than ten (10) percent of a Lot proposed for Development lies 

within an area designated as provided in paragraph (A), the Town may 

attempt to acquire the additional land in the following manner: 

(1) The Applicant may voluntarily dedicate the additional land to 

the Town; 

(2) The Applicant may be encouraged to develop an integrated 

Subdivision, cluster Development or some other applicable 
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(7) TIA:   Traffic Impact Analysis 

(8) TRC:  Technical Review Committee 

(9) UDO:  Unified Development Ordinance 

9.3. DEFINITIONS 
As used in the UDO, the following terms shall have the meanings assigned to 

them in this section. When one or more defined terms are used together, their 

meanings shall also be combined as the context shall require or permit. All 

terms not specifically defined shall carry their usual and customary meanings. 

Undefined terms indigenous to a trade, industry or profession shall be defined 

when used in such context in accordance with their usual and customary 

understanding in the trade, industry or profession to which they apply. 

Administrative Decision: Decisions made in the implementation, 

administration, or enforcement of Development regulations that involve the 

Determination of facts and the application of objective standards set forth in 

this Chapter or local government Development regulations. These are 

sometimes referred to as ministerial decisions or administrative 

Determinations. 

Adult Bookstore:  An establishment having as a substantial or Significant 

portion of its stock in trade, books, magazines and other periodicals which are 

distinguished or characterized by their emphasis on matter depicting, 

describing or relating to "Specified Sexual Activities" or "Specified Anatomical 

Area", or an establishment with a segment or section devoted to the sale or 

display of such material. 

Adult Motels and Hotels:  A place where motion pictures not previously 

submitted to or not rated by the Motion Picture Association of America are 

shown in rooms designed primarily for lodging, which said motion pictures 

have as the dominator primary theme matters depicting, describing or relating 

to Specified Sexual Activities. 

 Adult Motion Picture Theater:  An enclosed Building used for presenting 

material distinguished or characterized by an emphasis on matter depicting, 

describing or relating to Specified Sexual Activities or Specified Anatomical 

Areas, for observation by patrons therein. 

Applicant:  A person, including any governmental entity, seeking Development 

Approval approval or a refund, a waiver or a credit. 

Bed and Breakfast Home: A private home of not more than 4 guest rooms that 

offers bed and breakfast accommodations, and that: 

(A) Does not serve food or drink to the general public for pay; 

(B) Serves only the breakfast meal, and that meal is served to overnight 

guests of the business; 

(C) Includes the price of breakfast in the rate; and 

(D) Is the permanent residence of the owner or manager of the business. 

Bed and Breakfast Inn: A private home of more than 4 but not more than 12 

guest rooms that offers bed and breakfast accommodations, and that: 

(A) Does not serve food or drink to the general public for pay; 

(B) Serves only the breakfast meal, and that meal is served to overnight 

guests of the business; 

(C) Includes the price of breakfast in the rate; and 

(D) Is the permanent residence of the owner or manager of the business. 

Best Management Practices (BMP):  A structural or non-structural 

management-based practice used singularly or in combination to reduce non-

point source inputs to receiving waters in order to achieve water quality 

protection goals. 

Boarding House:  A residential use consisting of at least one Dwelling Unit 

together with more than two rooms that are rented out or are designed or 

intended to be rented but which rooms, individually or collectively, do not 

constitute separate Dwelling Units. A rooming house or Boarding House is 

distinguished from a Tourist Home in that the former is designed to be 

occupied by longer-term residents (at least month-to-month tenants) as 

opposed to overnight or weekly guests. 

Buffer: Land with existing or planted vegetation located between a 
structure and the right-of-way or a side or rear Lot line intended to  
obstruct views from rights-of-way and nearby properties. 

Commented [JB13]: Clarifying definitions between planted and 

undisturbed buffers will help improve landscaping plans and Open 

Space plans.  
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Buffer, Undisturbed: A natural area used to satisfy Buffer requirements. 
Activities typically associated with the development process, including, but not 
limited to, grading and installing stormwater improvements, are prohibited in 
Undisturbed Buffers.  

Building. Any structure used or intended for supporting or sheltering any use or 

occupancy. 

Building, Accessory or Accessory Structure:  A Building or structure that is 

located on the same Lot as a Principal Building or Structure, used incidentally to 

a Principal Building or used for purposes that are secondary the Principal Use of 

the site. For example, a storage shed is considered an Accessory Building when 

located on a Lot with a Single-Family residence. 

Building, Principal or Principal Structure:  The Building or structure on a Lot 

that houses the Principal Use. For example, in the example for the previous 

definition, the Single-Family home would be the Principal Building  

Building Front or Frontage:  The length of that side of the Principal Building 

that faces the street. For corner Lots, the front shall be determined by the 

Planning Director based on other Development along the faces of the block on 

which the corner Lot is located. 

Built-Upon Area:  Impervious surface and partially impervious surface to the 

extent that the partially impervious surface does not allow water to infiltrate 

through the surface and into the subsoil. In order to comply with G.S. 143-

214.7, the following shall not be considered Built-Upon Area or an impervious 

or partially impervious surface: 

(A) A slatted deck. 

(B) The water area of a swimming pool. 

(C) A surface of number 57 stone, as designated by the American Society 

for Testing and Materials, laid at least four inches thick over a 

geotextile fabric. 

(D) A trail as defined in G.S. 113A-85 that is either unpaved or paved as 

long as the pavement is porous with a hydraulic conductivity greater 

than 0.001 centimeters per second (1.41 inches per hour). 

(E) Landscaping material, including, but not limited to, gravel, mulch, 

sand, and vegetation, placed on areas that receive pedestrian or 

bicycle traffic or on portions of driveways and parking areas that will 

not be compacted by the weight of a vehicle, such as the area 

between sections of pavement that support the weight of a vehicle. 

(F) Artificial turf, manufactured to allow water to drain through the 

backing of the turf, and installed according to the manufacturer’s 

specifications over a pervious surface. 

Caliper:  A standard measure of size for newly planted trees. Caliper refers to 

the trunk diameter, in inches, at a point six (6) inches above the ground (for 

trees equal to or less than a 4” Caliper), at a point twelve (12) inches above the 

ground (for trees larger than 4” Caliper), or as defined by the American 

Standard for Nursery Stock ANSI Z60.1. 

Certified Arborist: A professional tree care specialist who maintains the 
designation of Certified Arborist as defined and governed by the International 
Society of Arboriculture (ISA). For the purposes of this UDO, a certified arborist 
may also refer to a professional tree care specialist who maintains the 
designation of consulting arborist with the American Society of Consulting 
Arborists (ASCA). 

Child Care Home:  A home for not more than nine orphaned, abandoned, 

dependent, abused or neglected children together with not more than two 

adults who supervise such children, all of whom live together as a single 

housekeeping unit. 

Child Care Institution:  An institutional facility housing more than nine 

orphaned, abandoned, dependent, abused or neglected children. 

Circulation Area:  That portion of the Vehicle Use Area used for access to 

parking or loading areas or other facilities on the Lot. Driveways and other 

maneuvering areas (other than Parking Aisles) comprise the Circulation Area 

Combination Use:  A use consisting of a combination on one Lot of two or more 

Principal Uses separately listed in Exhibit 3-15. 

Compatible/Compatibility - A condition in which land uses or conditions can 

coexist in a relative proximity to each other in a stable fashion over time such 

that no use or condition is unduly negatively impacted directly or indirectly by 

Commented [JB14]: Clarifying this definition will help staff 

during site plan review processes, as well as assessing damage done 

during construction.  
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care or assistance to such persons, all living together as a single housekeeping 

unit. Persons residing in such homes, including the aged and disabled, 

principally need residential care rather than medical treatment. 

Handicapped or Infirm Institution:  An institutional facility housing and 

providing care or assistance for more than nine persons who are physically or 

mentally handicapped or infirm. Persons residing in such homes, including the 

aged or disabled, principally need residential care rather than medical 

treatment. 

Hazardous Material:  Any substance listed as such in: SARA Section 302, 

Extremely Hazardous Substances, CERCIA Hazardous Substances or Section 311 

of CWA (oil and hazardous substances). 

Hearing Body:  The entity assigned responsibility for conducting a hearing on 

any application pursuant to this UDO. 

Illuminating Engineering Society of North America (IES or IESNA):  The 

professional society of lighting engineers, including those from manufacturing 

companies, and others professionally involved in lighting.  

Intermediate Care Home:  A facility maintained for the purpose of providing 

accommodations for not more than nine occupants needing medical care and 

supervision at a lower level than that provided in a Nursing Care Institution but 

at a higher level than that provided in institutions for the handicapped or 

infirm. 

Intermediate Care Institution:  An institutional facility maintained for the 

purpose of providing accommodations for more than nine persons needing 

medical care and supervision at a lower level than that provided in a Nursing 

Care Institution but at a higher level than that provided in institutions for the 

handicapped or infirm. 

Invasive Species: Exotic vegetation transported outside their historic home 
ranges and considered invasive in North Carolina due to their tendency to 
overcrowd vegetation in native natural habitats. Species considered Invasive 
Species in this UDO are those listed as such in the North Carolina State 
University Extension Gardener Plant Toolbox. 

Large Scale Retail:  Retail Development including of one or more businesses 

that encompass at 25,000 square feet or more of Gross Leasable Floor Area.  

Legislative Decision: The adoption, amendment, or repeal of a regulation 

under North Carolina General Statute or an applicable local act. The term also 

includes the decision to approve, amend, or rescind a Development agreement 

consistent with the provisions of Article 10 of Chapter 160D, North Carolina 

General Statute. 

Legislative Hearing: A hearing to solicit public comment on a proposed 

Legislative Decision. 

Licensed Landscape Contractor: Any person licensed by the North Carolina 
Landscape Contractors’ Licensing Board who for compensation or other 
consideration, does landscape construction or contracting as described in 
North Carolina General Statute Chapter 89D-11(3). 

Light Pollution:  Any adverse effect of manmade light including, but not limited 

to, Light Trespass, up-lighting, the uncomfortable distraction to the eye, or any 

manmade light that diminishes the ability to view the night sky; often used to 

denote urban sky glow.  

Light Trespass:  Light falling where it is not wanted or needed, generally caused 

by a light on a property that shines onto the property of others.  

Lot: A Parcel of land whose boundaries have been established by some legal 

instrument such as a recorded deed or a recorded map and which is recognized 

as a separate legal entity for purposes of transfer of title. If a public body or any 

authority with the power of eminent domain condemns, purchases or 

otherwise obtains fee simple title to or a lesser interest in a strip of land cutting 

across a Parcel of land otherwise characterized as a Lot by this definition or a 

private road is created across a Parcel of land otherwise characterized as a Lot 

by this definition and the interest thus obtained or the road so created is such 

as effectively to prevent the use of this Parcel as one Lot, then the land on 

either side of this strip shall constitute a separate Lot. The permit-issuing 

authority and the owner of two or more contiguous Lots may agree to regard 

the Lots as one Lot if necessary or convenient to comply with any of the 

requirements of this ordinance. 

Lot Area:  The total area circumscribed by the boundaries of a Lot, except that: 

(A) When the legal instrument creating a Lot shows the boundary for 

purposes of computing the Lot Area shall be the street Right-of-Way 

Commented [JB15]: The proposed TPA and Undisturbed 

Buffer Open Space types allow for the removal of invasive species, 
and this definition is necessary for species delineation during 

Development review.  
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line or if the Right-of-Way line cannot be determined, a line running 

parallel to and thirty feet from the center of the traveled portion of 

the street; and  

(B) In a residential district, when a private road that serves more than 

three Dwelling Units is located along any Lot boundary, then the Lot 

boundary for purposes of computing the Lot Area shall be the nearest 

boundary of the traveled portion of that road. 

Major Amendment:  Any change to a PD plan, Architectural Compliance permit 

or other approval not classified as a Minor Amendment. 

Major Work:  Exterior work that is involves a significant alteration, addition, 

reconstruction or demolition of an existing Building or structure, or the 

erection of new Buildings or structures.  

Manufactured Home:  A Dwelling Unit that is composed of one or more 

components, each of which was substantially assembled in a manufacturing 

plant and designed for installation or assembly and installation on the Building 

site. 

Manufactured Home, Class A:  A Dwelling Unit constructed with one or more 

components which are pre-fabricated and hauled to the site that are capable of 

producing a Dwelling which is indistinguishable from conventionally built 

homes and which meets the construction requirements of the North Carolina 

Uniform Residential Building Code as amended. 

Manufactured Home, Class B:  A Dwelling Unit that:  

(A) Is not constructed in accordance with the requirements of the North 

Carolina Uniform Residential Building Code as amended; and  

(B) Is composed of two or more components, each of which was 

substantially assembled in a manufacturing plant and designed to be 

transported to the home site; and  

(C) Meets or exceeds the construction standards of the U.S. Department 

of Housing and Urban Development and (iv) conforms to the following 

appearance criteria. 

Manufactured Home, Class C:  Any Manufactured Home that does not meet 

the definition criteria of a Class A or Class B Manufactured Home but which, at 

a minimum, exceeds 32 feet in length and 8 feet in width. 

Manufactured Home Park:  A residential use in which more than one Class B or 

Class C Manufactured Home is located on a single Lot. 

Minor Work:  Exterior work that involves the repair and/or partial replacement 

of an architectural feature or Building element but does not involve a 

significant alteration or addition to the existing Building or structure. All Minor 

Work shall be undertaken in accordance with adopted design standards. In 

addition, Minor Work shall include alterations and new construction of 

significant landscape and natural features. 

Multi-Family Residence:  A Building including three (3) or more Dwelling Units.  

Multi-Use Trail or Path:  A trail designed for Compatible and safe concurrent 

use by pedestrians and bicyclists.  

Neighborhood: An area of a community with characteristics which distinguish it 

from others that may include distinct ethnic or economic bases, housing types, 

schools, or boundaries defined by distinct physical barriers such as railroads, 

arterial streets, rivers, or major drainage channels. 

Non-conforming Project:  Any structure, Development or undertaking that is 

incomplete at the effective date of this UDO and would be inconsistent with 

any regulation applicable to the district in which it is located if completed as 

proposed or planned. 

Nursing Care Home:  A facility maintained for the purpose of providing skilled 

nursing care and medical supervision at a lower level than that available in a 

hospital to not more than nine persons. 

Nursing Care Institution:  An institutional facility maintained for the purpose of 

providing skilled nursing care and medical supervision at a lower level than that 

available in a hospital to more than nine persons. 

Open Space: Land area that preserves Sensitive Natural Areas, preserves Tree 

Protection Areas, preserves Undisturbed Buffers, creates Usable Open Space, 

and/or creates new planted Buffers. 

Commented [JB16]: A definition of Open Space was necessary 

to further reinforce the 5 types that it may be defined by.  
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Open Space, Usable:  Usable Open Space areas are comprised of, but not 

limited to, any combination of the following: natural areas, wetlands, trails, 

boardwalks, parks, ball fields for structured recreation, picnic areas, 

playgrounds, equestrian fields or tracks, golf courses (not including clubhouse 

or other vertical structures), buffers (outside of a platted Lot), any accessible 

water bodies including ponds and lakes, and/or innovative and accessible water 

quality ponds (that are designed as an amenity). 

Ordinary Maintenance:  Exterior work that is undertaken on a frequent and 

routine basis to maintain the functional and structural integrity of an existing 

Building, structure, or architectural or appurtenant features. Ordinary 

Maintenance is defined further as being repair work that maintains, and does 

not change, the architectural material, design, style, size and scale, 

arrangement, detailing or texture of the feature. 

Outlot:  A Parcel of real property having access to at least one public street, 

private roadway or private drive that is part of a larger commercial 

Development, but that may be sold or leased without further Subdivision. 

Parcel:  An area of land not dedicated for public or common use capable of 

being described with such definiteness that its location and boundaries may be 

established and includes but is not limited to Lots. 

Parking Aisles. That portion of the Vehicle Use Area consisting of lanes 

providing access to parking spaces. 

Permit Issuing Authority: A person or entity authorized by this UDO to grant 

Development Approval, whether discretionary or administrative. 

Planning Director or Director:  The person designated by the Town Manager to 

carry out the responsibilities established in this UDO or the Planning Director’s 

designee.  

Planning Jurisdiction:  The area within the Town limits as well as the area 

beyond the Town limits within which the Town is authorized to plan for and 

regulate Development, as set forth in this UDO. 

Premises:  A single piece of property as conveyed in a deed or a Lot or a 

number of adjacent Lots on which is situated a land use, a Building or group of 

Buildings designed as a unit or on which a Building or a group of Buildings are 

to be constructed. 

Principal Use Classification: Exhibit 3-15Exhibit 3-15 establishes use 

classifications. For purposes of this UDO, each numbered row is assumed to 

represent a separate Principal Use Classification.  

Quasi-judicial Decision: A decision involving the finding of facts regarding a 

specific application of a Development regulation and that requires the exercise 

of discretion when applying the standards of the regulation. The term includes, 

but is not limited to, decisions involving variances, Special Use Permits, 

certificates of appropriateness, and appeals of administrative determinations. 

Decisions on the approval of Subdivision plats and Site Plans are Quasi-judicial 

in nature if the regulation authorizes a decision-making board to approve or 

deny the application based not only upon whether the application complies 

with the specific requirements set forth in the regulation, but also on whether 

the application complies with one or more generally stated standards requiring 

a discretionary decision on the findings to be made by the decision-making 

board. 

Registered Landscape Architect: A professional who—on the basis of 
demonstrated knowledge acquired by professional education or practical 
experience, or both—has been granted and holds a current certificate entitling 
them to practice mathematical, physical, social, and natural science principles 
in landscape architectural consultation, evaluation, planning, design, and 
construction services, and to use the title “Landscape Architect” in North 
Carolina under the authority of NCGS Chapter 89A. Practice includes 
preparation, submittal, and administration of plans, drawings, specifications, 
permits, and other contract documents for work involving natural and built 
environment. 

Residence, Accessory Dwelling:  A residential Dwelling that is secondary to the 

Principal Use. 

Residence, Multi-Family:  A Building including three (3) or more Dwelling Units. 

Residence, Condominium: A Multi-Family Residential use consisting of 

individually owned Dwelling Units and common elements owned by an 

association of the owners of the Dwelling Units. 

Residence, Multi-Family Conversion:  A Multi-Family Residence containing not 

more than four Dwelling Units and results from the conversion of a single 

Building containing at least 2,000 square feet of Gross Floor Area that was in 

Commented [JB17]: Updating the Usable Open Space 
definition further delineates its difference from other types of Open 

Space. This type is generally the “recreation” type of Open Space. 
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existence on the effective date of this provision and that was originally 

designed, constructed and occupied as a Single-Family residence.  

Residence, Townhouse:  A Single-Family attached Dwelling in which each 

Dwelling Unit shares a common wall (including without limitation the wall of an 

attached garage or porch) with at least one other Dwelling Unit and in which 

each Dwelling Unit has living space on the ground Floor and a separate ground 

Floor entrance and each Dwelling Unit is conveyed through a Subdivision plat.  

Residence, Two-Family or Duplex:  A Two-Family Residential use in which the 

Dwelling Units share a common wall (including without limitation the wall of an 

attached garage or porch) and in which each Dwelling Unit has living space on 

the ground Floor and a separate ground Floor entrance. 

Residential Zone: Areas zoned for residential use include Residential Single-

Family (RS), Residential Multi-Family (RM), Rural Residential (RR), Rural Estate 

(RE), and Planned Development (PD) districts. 

 Retention Pond:  A pond that has a permanent pool and which also collects 

storm water runoff, filters the water and releases it slowly over a period of 

days. 

Reviewing Body or Recommending Body:  The entity assigned responsibility 

for reviewing and making recommendations or taking action on an application 

pursuant to this UDO. 

Right-of-Way:  An interest in land to the Town, County or State that provides 

for the perpetual right and privilege of the Town, its agents, franchise holders, 

successors, and assigns to construct, install, improve, reconstruct, remove, 

replace, inspect, repair, maintain, and use a public street, including related and 

customary uses of street rights-of-way such as sidewalks, bike paths, 

landscaping, mass transit facilities, traffic control, traffic control devices and 

Signage, sanitary sewer, stormwater drainage, water supply, cable television, 

electric power, gas, and telephone transmission and related purposes in, upon, 

over, below, and across the rights-of- way.  

Sensitive Natural Areas – delineated wetlands, flood hazard areas, the critical 

root zones of one (1) or more Specimen Trees, or other areas of significant 

natural resources.  

Setback:  The shortest distance between the Building and the property line. 

Setback, Front:  The shortest distance between the Building Front and the front 

property line or the distance from the street centerline where the Right-of-Way 

line is undefined. 

Setback, Exterior Side:  The shortest distance between the street side of the 

Building and the side property line abutting a street or the distance from the 

street centerline where the Right-of-Way line is undefined. 

Setback, Interior Side: The shortest distance from the side of a Building and the 

property line abutting another Lot or Parcel. 

Setback, Rear:  The shortest distance from the rear of a Building and the 

property line abutting another Lot or Parcel. 

Shopping Center:  A collection of commercial businesses located in one or 

more Buildings on a site that is under common ownership or management. 

Shopping Centers may include Outlots.  

Sign:  Any device, depiction, lettering, or symbol that: 

(A) Is sufficiently visible to persons not located on the Lot where it is 

located to accomplish either of the objectives set forth in paragraph 

(b) of this definition, and 

(B) Is designed to attract the attention of such persons or communicate 

information to them. 

Sign, Awning:  A Sign that is printed, painted or otherwise placed on an awning.  

Sign, Digital:  A sign, any portion of which displays moving, static or stationary 

illuminated digital images, produced by technology such as LED (light emitting 

diode) or LCD (liquid crystal display) display screens, plasma, high-definition, 

interactive touch-screen, or other such technology. 

Sign, Dynamic Digital: Dynamic Digital Sign means any electronic display or 

signage capable of changing its content or appearance based on real-time data, 

interaction with individuals or vehicles, or environmental conditions. This 

includes, but is not limited to, signs that alter their images, text, brightness, or 

messages in response to movement, presence, or other external stimuli. 

Sign, Electronic Message Center: An electrically activated, changeable Sign 

with a variable message and/or graphic presentation capability that can be 

Commented [JB18]: Adding this definition further reinforces 
SNAs as a type of Open Space. 
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(E) The division of a Tract into Parcels in accordance with the terms of a 

probated will or in accordance with intestate succession under 

Chapter 29 of the General Statutes.  

(Ord. #1871, 8-24-20) 

Temporary Emergency, Construction or Repair Residence:  A residence 

(which may be a Manufactured Home if permitted in the district in which 

located) that is:  

(A) Located on the same Lot as a residence made uninhabitable by fire, 

flood or other natural disaster and occupied by the persons displaced 

by such disaster; 

(B) Located on the same Lot as a residence that is under construction or 

undergoing substantial repairs or reconstruction and occupied by the 

persons intending to live in such permanent residence when the work 

is completed; or  

(C) Located on a non-residential construction site and occupied by 

persons having construction or security responsibilities over such 

construction site. 

Tourist Home:  A Dwelling Unit used for periods of less than 30 days for the 

lodging of transients and travelers for compensation. 

Town:  The Town of Southern Pines, North Carolina.  

Town Engineer:  The person designated by the Town Manager to carry out the 

responsibilities established in this UDO or the Town Engineer’s designee.  

Tract:  A Lot. The term Tract is used interchangeably with the term Parcel, 

particularly in the context of Subdivisions, where one "tract" is subdivided into 

several "Lots". 

Travel Trailer:  A structure that (i) is intended to be transported over the 

streets and highways (either as a motor vehicle or attached to or hauled by a 

motor vehicle) and (ii) is designed for temporary use as sleeping quarters but 

that does not satisfy one or more of the definition criteria of a Manufactured 

Home. 

Tree Protection Area: One of the five types of Open Space. More specifically, 
an area shown on a development plan, master plan, 
and/or preliminary plan and recorded on the final plat for the protection of 
existing tree stands that comprise at least the minimum density, dimensional, 
and maturity standards according to the Open Space section of this UDO. 

Use, Accessory: A use incidental to and customarily associated with a specific 

Principal Use located on the same Lot, Tract or Parcel. 

Use, Principal:  The primary or main use of land or structures, as distinguished 

from a secondary or Accessory Use. 

Vehicle Use Area. That portion of a Lot of Parcel that is used by vehicles for 

access, circulation, parking and loading and unloading. It comprises the total of 

Circulation Areas, loading and unloading areas and parking areas (spaces and 

aisles). 

Watershed. The entire land area contributing surface drainage to a specific 

point (e.g. the water supply intake). 

Wooded Area:  An area of contiguous wooded vegetation where trees are at a 

density of at least one six-inch or greater Caliper tree per 325 square feet of 

land and where the branches and leaves form a contiguous canopy. 

Yard:  The area between a Building and the property line. 

Yard, Front:  The area between the Building Front and the front property line. 

Yard, Side:  The area between the side of a Building and the side property line 

that extends from the Building Front to the rear-most part of the Building. 

Yard, Rear:  The area between the rear of a Building and the rear property line. 

Zoning Map or Official Zoning Map:  The map pursuant to this UDO and 

showing the boundaries of zoning districts established herein. 

(Ord. #1716; Ord. #1703; Ord. #1820; Ord. #1981; Ord. #2052; Ord. #3024; Ord.  #3116; 

Ord. #3141) 

 

 

Commented [JB19]: This definition was added to further 
reinforce the TPA as one of the five types of Open Space. 
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Agenda/Ordinance 
Number 

Text Amendment Summary Date Adopted 

Ord. #3031 Amending the Authorized Land Use Table, provisions related 
to Conditional Zoning districts, and open space.  

3/13/24 

Ord. #3044 Amending limitations on telecommunications towers. 5/14/24 

Ord. #3116 Amending provisions related to performance guarantees; 
certificates of occupancy; WPO district; curbs, gutters and 
sidewalks; Board of Adjustment voting; and the definition of 
built-upon area. 

5/13/25 

Ord. #3141 Amending sign regulations in Chapters 2 and 4 of the UDO 8/26/25 

Ord. #3148 Amending exhibit 3-1 and section 8.11(C) 9/9/25 

Ord. #3149 Amending the PD amendment process 9/23/25 

Ord. #3154 Creating the minor-2 and minor-3 Subdivision provisions 
within §2.19, §2.49, §2.50, Appendix A, and Appendix B; 
clarifying the original “minor Subdivision” as the “minor-1 
Subdivision.” 

12/9/25 

Ord. 3166 Amend the recommended landscaping species list under 
Appendix F. 

2/10/26 

Ord. #3167 Amending procedural and Temporary Sign provisions.  2/10/26 

Ord. #XXXX Amend the Open Space chapter of the UDO along with related 
sections under “Planned Development” in chapter 3 and 
“Landscaping” in chapter 4; add definitions in chapter 9.  

MM/DD/YY 

 

File 
Number 

Zoning Map Amendment Summary Date Adopted 

Z-01-14 Rezoning of the Southern Pines Corporate Park from Industrial (I) to 
Planned Development (PD) 

5/13/14 

Z-03-14 Rezoning of Property from OS-CD to RM-2; 360 N. Bennett St. 5/13/14 

Z-04-14 Rezoning of Property from RS-1 to NB; 1064 W. Massachusetts 
Avenue 

5/13/14 

Z-02-15 
1539 

Rezoning of Property from GB to RM-2; Between Midlothian Drive and 
Clark Street 

11/10/15 

Z-01-16 
 

Rezoning of Property from RS-1 to NB-CD:  1650 W. New York Avenue 
- American Legion Post 177 

3/8/16 

Z-02-16 Rezoning of 1515 Midland Rd from RS-2 to RS-1CD 2/14/17 

Z-03-17 Rezoning of 93.04 ac. on Waynor Rd from RR to RS-3 10/16/17 

Z-04-17 Rezoning of 2250 E Connecticut Ave and Lot 1A Ft. Bragg Rd from RS-3 
to RE 

10/16/17 

Z-06-17 Rezoning of Waynor Road & Hwy 22 from PD to FRR 11/14/17 

Commented [JB20]: Ordinance #3166 was not notated in the 

text amendment summary of the 2/10/26 UDO update, and it should 

be added to the summary. 
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SOUTHERN PINES COURTESY REVIEW 

Case: OA-02-26 (Open Space and Tree Protection Amendments)  

 

April 14, 2026 

 

Following a review of the above referenced text amendment by the RLUAC Land Use 

Committee, it has been determined the amendments will improve development 

outcomes with regard to the preservation of open space and protection of trees which 

serve as critical wildlife habitat. By encouraging the conservation of natural areas and 

existing tree cover as part of the development process, the amendments help to protect 

habitat, maintain natural landscape features, and reduce the loss of environmental 

resources associated with more intensive site clearing. These outcomes are consistent with 

Fort Bragg’s environmental mission, which, in turn, supports its military training and 

operational missions. Therefore, RLUAC supports the adoption of the amendments.  

While RLUAC’s findings and recommendations are non-binding on the Town of Southern 

Pines, their consideration and incorporation into your review of this case will help to 

improve compatibility outcomes for our region as a whole.  

Thank you for providing the opportunity for RLUAC to review this case.  

Hon. Kia Anthony, Chairwoman 

Fort Bragg Regional Land Use Advisory Commission 

 

Vagn K. Hansen II, AICP, Executive Director 

Fort Bragg Regional Land Use Advisory Commission 

6205 Raeford Road Fayetteville, NC 28304 | 910.398.3743 | director@rluac.com 
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FY 26-27 BUDGET:FY 26-27 BUDGET:FY 26-27 BUDGET:

Maintains
existing

services &
staff

Funds all
debt

payments

 Capital
projects
funded

Funds new
programs
& projects

25%
reserved
for fund
balance

Tax rate
remains

$0.29

Resident's Review

Want more detail? View the full budget at sopinesnc.info/budgetWant more detail? View the full budget at sopinesnc.info/budgetWant more detail? View the full budget at sopinesnc.info/budget

$34.2M$34.2M$34.2M
IN EXPENDITURES 

$250K$250K$250K
CAPITAL PROJECTS TRANSFERS

$8.5M$8.5M$8.5M
"RAINY DAY" FUND
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FY 26-27 BY THE NUMBERSFY 26-27 BY THE NUMBERSFY 26-27 BY THE NUMBERS

Sales taxes are the 2nd largest source of General Fund revenues, projected to bring 
in around $6.79M. This is a little more than 23% of all revenues.

The Town will reserve $8.54M in fund balance, which is 25% of expenditures. This is 
3 months of expenditures and is similar to “rainy day” savings that many set 
aside for emergencies. 

The expected increase in the monthly water & sewer bill for the average customer who uses
5,000 gallons a month. While 5,000 gallons might sound like a lot, it quickly adds up!

25 gallons: average water usage for a low-flow showerhead for a 10-minute shower
6 gallons: amount of water a typical energy-efficient dishwasher uses per cycle
20 gallons: typical water usage for a high-efficiency front-loading washer
1.6 gallons: water used for a standard, newer model toilet

$1.61$1.61$1.61

The number of recycling subscribers, as of mid March. Our “opt-in” recycling
subscription will be $10.50 per month for residential & commercial subscribers, who
receive a 95-gallon recycling cart that is collected every 2 weeks.

2,1312,1312,131

Our water system serves over 11,000 customer accounts.11k11k11k

Water & sewer rates will increase 2% effective July 1, 2026.2%2%2%

$6.8M$6.8M$6.8M

$8.5M$8.5M$8.5M

Total General Fund expenditures and capital project transfers. With an estimated Town
population of 17,000, this means we spend about $2,025 per citizen.$34.4M$34.4M$34.4M

The proposed rate for property taxes is $0.29, which is the same rate for a third consecutive
year.

$0.29$0.29$0.29

Property taxes make up just under one half of all General Fund revenues or $14.1M. Property
taxes are the largest source of General Fund revenues.47%47%47%

Moore County's tourism industry is ranked #10 in NC for visitor spending. We are the only
county in the top 10 that is not located along the coast or in the mountains. This visitor
spending helps contribute to strong sales tax revenues.

#10#10#10

Property taxes are budgeted at a 99% collection rate, which is based on past receipts. Thank
you Southern Pines taxpayers for making your payments on time & in full!99%99%99%

Residential customers will pay $26.50 per month month for solid waste services effective July 1.
This is an increase of $1.25.$26.50$26.50$26.50

We expect our environmental services team to collect an average of 1,000 pounds
or ½ ton of yard waste per each home served. That’s about the weight of a grand
piano, a fully loaded vending machine, or a full-grown polar bear— or about 3,400
tons total.

1,0001,0001,000
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How does the Town spend its money?How does the Town spend its money?How does the Town spend its money?

There is a "homestead exclusion" that can reduce the amount of taxes certain property 
owners will pay? There are 3 criteria and ALL must have been met by January 1: 

1) 65 years or older OR totally & permanently disabled; 
2)income of $38,800 or less; and 

3) Moore County resident who owns & occupies the home.

June 1 is the annual deadline to apply if you don't have this exclusion. Call Moore County at 910-947-2255.

TOSP Property Tax Bills with a 29-cent RateTOSP Property Tax Bills with a 29-cent RateTOSP Property Tax Bills with a 29-cent Rate

Use the formula below to calculate the amount of property taxes owed to Southern Pines in 2026.
Moore County also collects property taxes so this formula only applies to the portion of the tax bill
that is owed to Southern Pines.

What is the formula to calculate my property taxes?What is the formula to calculate my property taxes?What is the formula to calculate my property taxes?

$435
$150k
value

$725
$250k
value

$1,015
$350k
value

$1,305
$450k
value

$1,595
$550k
value

$1,885
$650k
value

100100100

$497,767$497,767$497,767
ASSESSED VALUEASSESSED VALUEASSESSED VALUE $4,977.67$4,977.67$4,977.67 0.290.29

TAX RATETAX RATE
0.29

TAX RATE

$1,443.52$1,443.52
OWED TOOWED TO

TOSPTOSP

$1,443.52
OWED TO

TOSP

The budget is based on $34.2M in expenditures & $250k in capital project transfers between July 1,
2026 and June 30, 2027. If your property tax bill was $1,443.52 from the formula above, here is a
break-down of how your tax payment would be applied toward different expenditures & transfers.

How does the Town spend its money?How does the Town spend its money?How does the Town spend its money?

2027 PROPERTY TAX RECEIPT

Public Safety...................................$577.41
General Government.................$476.36
Culture & Recreation....................$173.22
Transportation................................$144.35
Economic & Phys Dev...................$72.18

TOTAL......................$1,443.52

Public Safety
40%

General
Government

33%

Culture &
Recreation

12%

Transportation
10%

Planning & Inspections
5%
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Free SPPL cards for
residents & business

owners

Season passes & punch
cards available for pool

Resident discounts on
recreation programs &

rentals

Fee increases on July 1 to
$26.50 for residents

$1.25 increase/month

$10.50/month
Voluntary opt-in recycling

program via 95-gallon
recycling cart that is

collected every 2 weeks.

Need a 2  garbage cart
collected? Opt-in for

nd

$7/month plus a one-time
$75 fee for the 2  cartnd

Solid WasteSolid WasteSolid Waste Water & SewerWater & SewerWater & Sewer Library & RecreationLibrary & RecreationLibrary & Recreation

OTHER RESIDENT FEES & RATESOTHER RESIDENT FEES & RATESOTHER RESIDENT FEES & RATES

How Can We Help?How Can We Help?How Can We Help?
Town of Southern Pines 

Main Phone: 910-692-7021

Town Manager: Reagan Parsons
Assistant Town Manager: Jessica Roth

Assistant Town Manager & Fire Chief: Mike Cameron

Administrative Services & HR: Bruce Rosenberger
Finance & Utility Billing: Tess Brubaker-Speis

IT & GIS: Nedra Norton
Library: Amanda Brown

Parks & Recreation: Greg Thompson
Planning: B.J. Grieve

Police: Chief Nick Polidori
Public Works: Cory Albers

Utilities & Engineering, James Michel, P.E.

Leadership TeamLeadership TeamLeadership Team

sopinesnc.info/budgetsopinesnc.info/budgetsopinesnc.info/budget

$23.40 base rate
$0.50 increase/month

2% increase to
consumption rates

$1.61 increase/month for
average water & sewer

customer 
(5,000 gallons)
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