
 

AGENDA 
Tuesday, December 5, 2023: 6:00 PM 

Town Council Agenda Meeting  
E.S. Douglass Community Center 

1185 W. Pennsylvania Ave 
  

1. CALL TO ORDER 
  

 

2. TOWN MANAGER’S COMMENTS 
  

 

3. ACTION ITEMS 
  

 

   
a. Approve November 2023 Minutes 
   

 

   
b. Accept Certification from the November 7, 2023 Municipal Election 
 This document certifies the election of Taylor Clement as Mayor, and Debra Gray and Bill Pate as 

Councilmembers. 
 

4. ORGANIZATIONAL MATTERS 
  

 

   

a. Community Remarks 
 Community members are invited to share remarks with Mayor Haney and Mayor Pro-Tem Murphy as 

they leave officer or for Mayor-Elect Taylor Clement, Council-Elect Debra Gray, or Councilmember Bill 
Pate as they take office. Public comments on other matters will be received at the beginning of the 
December 12th business meeting, as normal. 

 

   
b. Recognize Outgoing Councilmembers 
 Mayor Haney and Mayor Pro-Tem Murphy did not seek re-election. 

 

   
c. Oath of Office: Mayor Taylor Clement 
 Town Clerk Beth Robertson will execute the oath of office for Mayor-Elect Taylor Clement. 

 

   
d. Oath of Office: Councilmembers Debra Gray and Bill Pate 
 Mayor Clement will execute the oath of office for Councilmember-Elect Gray and for the second term 

for Councilmember Pate. 
 

   

e. Appoint Mayor Pro-Tem and Treasurer 
 Councilmembers fulfill a variety of roles, which are reviewed annually. Council will revisit some of these 

roles in early 2024 after the 5th Councilmember is appointed. 

1. Mayor Pro-Tem 
2. Treasurer 

 
 

   
f. Approve the 2024 Meeting Schedule 
 Council will adopt their schedule for meetings and work sessions in 2024. 

  
 

5. REVIEW PROPOSED CONSENT AGENDA FOR DECEMBER 12 AGENDA 



  
 

   

a. Appearance Commission Appointments 
 Two residents have applied for appointment to vacant seats on the Appearance Commission. The 

Commission requests that Council approve their appointments, along with re-appointing two existing 
members with expired terms. 

1. Carol Haney, term to expire 12/31/26 
2. Dallas Mosman, term to expire 12/31/26 
3. Birtha Shaw, term to expire 12/31/26 
4. Cynthia Dowdy, term to expire 12/31/27 

 
 

   

b. Library Advisory Board Appointments 
 Two members of the Library Advisory Board have expiring terms and are interested in re-appointment. 

1. Jackie Covington, term to expire 12/31/26 
2. Elizabeth Strickland, term to expire 12/31/26 

 

   
c. Historic District Commission Appointment 
 Robert Anderson is interested in being re-appointed to the Historic District Commission, with a term to 

expire 3/10/27. 
 

   

d. Approve Ordinances #3020 and #3021 Amending the FY 23-24 Budget to Order Two Fire Trucks 
 As discussed at the November 28th work session, staff recommends ordering a new fire engine and 

ladder truck, for an estimated total of $2,577,365. These ordinances amend the FY 23-24 budget to 
transfer $1,077,365 from fund balance, to be combined with the $1,500,000 that was designated for this 
purchase at the November 14th meeting. Placing this order now will allow the Town to avoid an end-of-
year price increase. 

 

6. REVIEW PUBLIC HEARING APPLICATIONS FOR DECEMBER 12 AGENDA 
  

 

   

a. SU-01-23: Expansion of authorized land uses in 1998 Mill Creek Mixed-Use Development Master Plan 
 Mr. Bob Koontz of Koontz Jones Design, on behalf of Mill Creek Partners, LLC, has submitted a Special 

Use Permit amendment application pursuant to §2.21.12(A) of the Town of Southern Pines Unified 
Development Ordinance (UDO) to expand the authorized land uses in the General Business conditional 
zoning district (GB-CD) portion of the Mill Creek development. 

 

   

b. Z-04-23: Expansion of an existing GB-CD zoning district at Valley View Road and US Highway 1  
 Mr. Corey Longstreet of Windridge Gardens, LLC, and property owner has submitted a request to extend 

a prior General Business Conditional Zoning District (GB-CD; i.e., Z-07-01) to the remaining 1.07 acres of 
the existing 2.49-acre parcel, which was not included in the original approval and is zoned Residential 
Single-Family with 30,000 minimum lot size (i.e., RS-3).  

 

7. ADJOURNMENT 
  

 

 
 
Meetings/work sessions of the Southern Pines Town Council are now available on the Town’s YouTube channel. Video of the Town Council meetings will be live 
streamed on the channel 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. To receive notifications when new content is published, please “subscribe” to the 
Town’s channel at https://bit.ly/3hXx2Qk 

https://bit.ly/3hXx2Qk
https://bit.ly/3hXx2Qk
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MINUTES
Wednesday, November 8, 2023: 6:00 PM

Town Council Agenda Meeting 
C. Michael Haney Community Room:  Southern Pines Police Department

450 W. Pennsylvania Ave
 1. CALL TO ORDER

Mayor Haney called the meeting to order. The following members of Town Council were 
present: Mayor Carol Haney; Taylor Clement; Paul Murphy; Bill Pate; and Ann Petersen.

Mayor Haney congratulated Mayor Elect Taylor Clement on her win in yesterday's 
election and complimented everyone on running clean and respectful election 
campaigns. 

2. TOWN MANAGER’S COMMENTS
Town Manager Reagan Parsons reviewed the agenda.

Staff requests that Council add a resolution to the consent agenda to declare surplus and 
award Lt. Paul Wright his badge and service weapon upon his retirement.  No objections 
were made.

3. REVIEW PUBLIC HEARING APPLICATIONS FOR UPCOMING BUSINESS MEETING AGENDA

  

a. PD-04-23 West Southern Pines Center Conceptual Development Plan
The Southern Pines Land and Housing Trust has applied for a Planned Development 
Conceptual Development Plan (CDP) for the +/- 17.13 acres of the West Southern 
Pines Center for African American History, Cultural Arts, and Business.

Mayor Haney introduced the item for discussion.  

Staff stated they had no concerns regarding the project and no questions were voiced 
from the Council.

4. REVIEW PROPOSED ACTION ITEMS FOR UPCOMING BUSINESS MEETING AGENDA

  

a. AR-09-23: Morganton Park South Phase 3 (BJ's Wholesale & Starbucks)
Midland Atlantic Properties is requesting an Architectural Compliance Permit for 
Phase 3 of the Morganton Park South Planned Development. The architectural 
review is for a 101,840-square foot wholesale retail building with an accessory fuel 
service station (with a kiosk) and a 2,500-square foot drive-through restaurant on 
+/- 13.89 acres.

Planning Director BJ Grieve presented the application and staff report to the Council. 
 There are some problems with the submitted application missing the application 
deadlines and missing information within the submission. 

The following people were present on behalf of the applicant:
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John Silverman and Bill Meese of Midland Atlantic Holding Company
Bob Koontz of KoontzJones Design
Patrick Netreba of BJ's Wholesale 
Bryan Wondalosky of Casco Architects 
The applicants gave a presentation on their project and addressed items that were 
missing or questioned in their original application submitted to staff. 
Discussion ensued.

Council and the applicants agreed that the applicants will return for the scheduled 
November 28, 2023, Town Council Work Session meeting for further discussion.  The 
applicant will provide the missing or requested items to the planning staff by 
November 15, 2023, at 5:00pm. 

5. REVIEW PROPOSED CONSENT AGENDA FOR UPCOMING BUSINESS MEETING AGENDA
Councilmember Petersen asked that a two-meeting schedule be considered and 
discussed at the work session. Staff will provide two calendar options for the 2024 Town 
Council meeting schedule for review at the next meeting (2nd & 4th week and current 
schedule).

The question of appointing a person to fulfill the rest of Councilmember Clements term 
or enacting a vote.  After discussion, council agreed to advertise for applications and then 
the council will interview and vote on the new member.

  

a. Approve Ordinance #3013 Establishing a Capital Project Fund for Fire Trucks
The Town owns a ladder truck and fire engine that are nearing their end of life. Staff 
recommends establishing a capital project fund to designate funds towards these 
upcoming purchases. The ordinance also allocates $1.5 million to this fund.

Town Manager Parsons reviewed the staff request.  Citing increasing prices and delays 
for delivery, the staff is requesting to create a fund for the purchase of two fire trucks 
with the intention of avoiding any additional costs. 

  

b. Approve Ordinances #3014 and 3015 Amending the Budget for Recreation 
Improvements

The Town has recently resurfaced the playgrounds at Downtown Park and Pool 
Park. Due to unforeseen conditions underneath the previous surface, additional 
prep work was needed. The additional scope of work totaled $33,488 for both 
playgrounds.

Town Manager Parsons reviewed the request from staff for additional funds for the 
resurfacing project at the parks.  Some issues were found with the subsurface that 
increased the cost. 

  

c. Approve Resolution #1076 Supporting the Town's Application to be Designated a 
Bee City USA Affiliate

The Appearance Commission requests that the Town apply for affiliation as a Bee 
City USA. Similar to the Town's participation in the Tree City USA program, this is a 
voluntary program and demonstrates the Town's support for supporting pollinators, 
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integrated pest management, and environmental awareness and sustainability. It 
also helps to advance policy 4.9 of the 2040 Comprehensive Plan: “Protect natural 
areas and environmental assets throughout the community.”

Town Manager Parsons advised that the cost of maintaining is just the application fee 
and will coordinated through the Appearance Commission.  

  

d. Approve Resolution #1077 to Modify the Thresholds for Capital Assets and SBITAs
Staff recommends increasing the Town's capitalization threshold from $10,000 to 
$20,000. This is a monetary threshold that determines whether an asset is reported 
on the Town's financial statements and was last updated in 2013. The Town's 
materiality threshold for SBITAs was set to match the capitalization threshold, so 
staff also recommends increasing this threshold to $20,000.

Town Manager Parson gave a brief overview of the item. 

  

e. Approve meeting minutes for October 2023
Staff has prepared the following meeting minutes for approval:

- October 3, 2023 Town Council Agenda Meeting 
- October 10, 2023 Town Council Business Meeting 
- October 24, 2023 Town Council Work Session 

No corrections were requested. 

6. CLOSED SESSION

  

a. Closed Session - Personnel
Council will hold a closed session as authorized in N.C.G.S. §143-318.11(a)(6) for the 
evaluation of Town Attorney, Mac McCarley.

Councilmember Petersen moved to enter closed session at 7:32 pm per N.C.G.S. §143-
318-11(a)(6), seconded by Councilmember Clement; the vote was unanimous. 
Motion passed. 

Councilmember Petersen moved to return to open session at 8:19 pm, seconded by 
Councilmember Clement; the vote was unanimous.
Motion passed. 

7. ADJOURNMENT
Upon motion by Councilmember Petersen, seconded by Mayor Pro Tem Murphy and 
carried unanimously, Council adjourned at 8:19 pm.

Respectfully submitted:

_______________________________
Elizabeth Robertson, Town Clerk
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MINUTES
Tuesday, November 14, 2023: 6:00 PM

Town Council Business Meeting 
Douglass Community Center: 1185 W. Pennsylvania Ave 

 1. CALL TO ORDER
Mayor Haney called the meeting to order. The following members of Town Council were present: 
Mayor Carol Haney; Paul Murphy; Bill Pate; and Ann Petersen.
Absent: Taylor Clement

2. PLEDGE OF ALLEGIANCE

3. TOWN MANAGER’S COMMENTS
Town Manager Reagan Parsons reviewed the agenda.

4. PUBLIC COMMENTS
No public comments were voiced. 

5. PUBLIC HEARINGS

  

a. PD-04-23 West Southern Pines Center Conceptual Development Plan
The Southern Pines Land and Housing Trust has applied for a Planned Development 
Conceptual Development Plan (CDP) for the +/- 17.13 acres of the West Southern Pines 
Center for African American History, Cultural Arts, and Business.

Councilmember Bill Pate moved to open the hearing for PD-04-23, seconded by Mayor Pro Tem 
Murphy; the vote was unanimous. 
Motion passed.

Planning Director BJ Grieve reviewed the application and presented the staff report to the 
Council.
Discussion ensued.

Sandra Dales, Executive Director of the Southern Pines Land and Housing Trust addressed the 
Council as the applicant and gave a brief overview of the request. 
Christine Dandeneau, Dandeneau Architecture for the applicant, briefly spoke to the Council 
regarding the project.
Councilmember Pate questioned if the project met any restrictions that might be found within 
the deed.  Ms. Dales indicated that she had reviewed the deed and felt the current CDP 
satisfies any restrictions.
Town Manager Parsons questioned prohibited use 3.9 of the staff report 'markets for farm 
produce or crafts' to ensure it was intended.  Sandra Dales advised that they would be asking 
for an exception for that item.  Planning Director Grieve advised the Council to correct it during 
their vote.

- Scott Weaver, 776 S. Ridge St. questioned how the Council and/or Town would assure that the 
land be used for the application's stated intent should the land change hands.  The rezoning 
lasts as long as the Town Council intends for it to last and any future use would still need to fall 
within the restrictions of this rezoning or the future user would need to request another 
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rezoning subject to Council approval.  
- Dorothy Brower, 102 E. Monroe, shared the community's efforts to see this project come to 
fruition.

Councilmember Pate moved to close the hearing for PD-04-23, seconded by Mayor Pro Tem 
Murphy; the vote was unanimous.
Motion passed.

Councilmember Pate moved that after reviewing the proposed Conceptual Development Plan 
and the criteria for consideration of a Conceptual Development Plan, and after considering the 
comments received at the Town Council's public hearing and the Pleanning Board's written 
recommendation, the requested Conceptual Development Plan is consistent with the 2040 
Comprehensive Plan for the reasons set forth in the written Planning Board recommendation 
attached to staff report PD-04-23.  Mayor Pro Tem Murphy seconded the motion and the vote 
was unanimous.
Motion passed.

Councilmember Pate moved to approve PD-04-23 with the added conditions of approval #1 - 
#5 as contained in the staff attachment and condition #6 being the removal of 'markets for 
farm produce or crafts under #3.9 of Prohibited Uses, seconded by Mayor Pro Tem Murphy; the 
vote was unanimous.
Motion approved.

6. ACTION ITEMS
After meeting with Town Attorney Mac McCarley in closed session at the November 7, 2023, 
Town Council Agenda meeting for the purpose of completing an annual evaluation, the Town 
Council discussed and agreed on the following motion to increase the town attorney's salary by 
3% and a $1000.00 service bonus; the vote was unanimous.
Motion passed. 

7. CONSENT AGENDA
Kate Schwinken, representing the bee preservation initiative, thanked the Council for their 
support of the designation as a Bee City USA Affiliate. 

Councilmember Pate move to approve the Consent Agenda, seconded by Councilmember 
Petersen; the vote was unanimous.
Motion passed

  

a. Approve Ordinance #3013 Establishing a Capital Project Fund for Fire Trucks
The Town owns a ladder truck and fire engine that are nearing their end of life. Staff 
recommends establishing a capital project fund to designate funds towards these upcoming 
purchases. The ordinance also allocates $1.5 million to this fund.

  

b. Approve Ordinances #3014 and 3015 Amending the Budget for Recreation Improvements
The Town has recently resurfaced the playgrounds at Downtown Park and Pool Park. Due to 
unforeseen conditions underneath the previous surface, additional prep work was needed. 
The additional scope of work totaled $33,488 for both playgrounds.

  

c. Approve Resolution #1076 Supporting the Town's Application to be Designated a Bee City 
USA Affiliate

The Appearance Commission requests that the Town apply for affiliation as a Bee City USA. 
Similar to the Town's participation in the Tree City USA program, this is a voluntary program 
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and demonstrates the Town's support for supporting pollinators, integrated pest 
management, and environmental awareness and sustainability. It also helps to advance 
policy 4.9 of the 2040 Comprehensive Plan: “Protect natural areas and environmental assets 
throughout the community.”

  

d. Approve Resolution #1077 to Modify the Thresholds for Capital Assets and SBITAs
Staff recommends increasing the Town's capitalization threshold from $10,000 to $20,000. This is a 
monetary threshold that determines whether an asset is reported on the Town's financial 
statements and was last updated in 2013. The Town's materiality threshold for SBITAs was set to 
match the capitalization threshold, so staff also recommends increasing this threshold to $20,000.

  

e. Approve Resolution #1078 - Declaring the Badge and Service Weapon of Lt. Paul Wright 
Surplus and Awarding Them to Him Upon His Retirement

Staff respectively requests the Council to declare the badge and service weapon of Lt. Paul 
Wright surplus and award them to him upon his retirement per N.C.G.S. § 20-187.2.

  

f. Approve meeting minutes for October 2023
Staff has prepared the following meeting minutes for approval:

- October 3, 2023 Town Council Agenda Meeting 
- October 10, 2023 Town Council Business Meeting 
- October 24, 2023 Town Council Work Session 

8. ADJOURNMENT
Councilmember Petersen shared that she received a phone call from a constiuant complimenting 
Brandon Wentland and Cory Albers on a job well done. 
Councilmember Petersen also shared that the Town had received one of new environmental 
services trucks and Daniel and Paul did an extraordinary job at her house earlier that day.
Councilmember Pate advised that while they would be present at the next meeting on December 
5th this would be the last full official business meeting for Mayor Haney and Mayor Pro Tem 
Murphy and he would like to recognize them both for their service. 
Mayor Haney shared a thank you to the staff and how much she appreciated the support of the 
community and what an honor it has been to serve the last 6 years. 
Mayor Pro Tem Murphy stated that this was an incredible climate, and he felt embraced 
throughout the work. Mayor Pro Tem Murphy would like to thank the community for their input 
and observations and feels he is walking away from the position all the better for having served. 

Upon motion by Councilmember Pate, seconded by Councilmember Petersen and carried 
unanimously, Council adjourned at 7:44 pm.

Respectfully submitted:

_______________________________
Elizabeth Robertson, Town Clerk
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MINUTES
Tuesday, November 28, 2023: 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 Haney called the meeting to order. The following members of Town Council were present: 
Mayor Carol Haney; Taylor Clement; Paul Murphy; Bill Pate; and Ann Petersen.

2. TOWN MANAGER’S COMMENTS
 

Town Manager Reagan Parsons reviewed the agenda.

3. ACTION ITEMS
 

  

a. AR-09-23: Morganton Park South Phase 3 (BJ's Wholesale & Starbucks)
This item is a continuance from the November 8, 2023 Agenda Meeting. Midland Atlantic 
Properties is requesting an Architectural Compliance Permit for Phase 3 of the Morganton Park 
South Planned Development. The architectural review is for a 101,840-square foot wholesale 
retail building with an accessory fuel service station (with a kiosk) and a 2,500-square foot drive-
through restaurant on +/- 13.89 acres.

Planning Director Grieve presented the updated application and staff report.
Discussion ensued.

John Silverman of Midland Atlantic Properties and Bob Koontz of KoontzJones Design presented 
details to the Council regarding the changes requested and made to the application.
Discussion ensued. 

Councilmember Pate moved to approve AR-09-23; Morganton Park South Phase 3 with the following 
conditions and/or deviations:

• that all deviations contained in the staff report dated November 28, 2023, be included
• all conditions contained within the staff report be included 
• Condition #3 will be edited to include the updated PowerPoint as shown by the 

applicants on November 28, 2023
• Conditions #4 and #5 will be updated to include the parapet around the entire 

building shall be increased to 3 feet and any screening as necessary for mechanical 
equipment will be met with the invisor shielding as determined at site review.

The motion was seconded by Mayor Pro Tem Murphy and the vote was unanimous.
Motion passed

  
b. Budget Amendment 

Appropriation of Funds to Complete the StreamBank Stabilization project.
Mayor Haney opened the item for discussion and Town Manager Parsons gave a brief overview of 
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the requests.

Councilmember Pate moved to approve the requested budget amendments, seconded by Mayor Pro 
Tem Murphy; the vote was unanimous.
Motion passed. 

4. COUNCIL UPDATES AND DISCUSSION
 

  

a. FY 22-23 Audit Presentation
Presentation of the FY 22-23 audit and financial statements. Draft Financial Statements may be 
reviewed at https://www.southernpines.net/Archive.aspx?ADID=1046

Finance Director Tess Brubaker-Speis and Chad Cook of Forvis, LLP presented a preliminary draft of 
the 2023 Financial Statement Audit Results.

  

b. Request for Motion to adopt the FY 22-23 Audit Report
Requested adoption of the Annual Audit as presented earlier in this meeting.

Councilmember Pate moved to adopt the FY 22-23 Audit Report as presented by Forvis,  , seconded 
by Councilmember Petersen; the vote was unanimous.
Motion passed.

  

c. 2024 Council Appointments
Individual councilmembers are appointed by the body each year to serve in various capacities and 
manager certain responsibilities. Some of these roles are currently held by Mayor Haney and 
Mayor Pro-Tem Murphy and will need to be addressed on December 5th when they leave the 
Council. Details are included in the staff memo.

Discussion ensued.

The Council will elect a Mayor Pro Tem and a Treasurer at the December 5th meeting and all other 
decisions will wait until a 5th council member joins. 

  

d. 2024 Council Meeting Schedule
Discuss the proposed meeting schedule for 2024, including the possibility of merging the work 
session and agenda meeting into a single event.

Asst. Town Manager Jessica Roth presented two calendar options to the Council.  One option 
continues with the current schedule and the other option reflects a 2 meeting per month schedule. 
Discussion ensued. 

The Council agreed to try out the 2 meeting per month schedulewith a final draft presented to 
Council at the December 5th meeting. 

  

e. Discussion Regarding the Purchase of Replacement Pumper and Ladder Trucks for the Fire 
Department

Town Manager Parsons and Asst. Town Manager/Fire Chief Michael Cameron presented the options 
available to the Town and each option's cost..
 
After discussion, the Council is in agreement to pay outright for the requested trucks to take 
advantage of the available discount. 

  

f. Southern Pines Water Treatment Plant PFAS Settlement Discussion
Discussion of potential class action settlement related to PFAS.

Town Engineer/Asst. Public Works Director James Michel gave an overview of the item.
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Councilmember Petersen questioned Town Attorney Mac McCarly about the town's options and 
asked for his opinion. Town Attorney McCarley suggested that the town stay in the settlement 
group. Discussion ensued and the Council agreed with Attorney McCarley’s recommendation. 

5. COUNCIL ROUNDTABLE DISCUSSION
 

Councilmember Clement thanked everyone for their support while she was away.
Councilmember Clement questioned the date of the next MPO meeting.  Thursday is the next scheduled 
meeting but there is discussion that it might get canceled.  

Councilmember Pate asked for information regarding the County updating their land use plan and is 
being questioned by citizens if the Town is at risk of sacrificing the town's water sources?  Town 
Manager Parsons and Town Engineer Michel shared their knowledge of the subject. Moore County is 
researching different options now.  One known option involves the creation of a second intake and 
expansion of our processing plant, which will create redundancy and would provide a back-up to the 
Town's current system. The second currently known option involves rehabbing the old plant in Robbins. 
RP will not recommend anything that would jeopardize the town's ability to provide water.  

6. ADJOURNMENT
 

Upon motion by Councilmember Petersen, seconded by Councilmember Pate and carried 
unanimously, Council adjourned at 5:29 pm.

Respectfully submitted:

_______________________________
Elizabeth Robertson, Town Clerk
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MEMO 
 

 

 
 
 
 
 
 
 
 
 
 
Individual councilmembers are appointed by the body each year to serve in various capacities and manage 
certain responsibilities. Based on discussion at the November 28th work session, Council agreed to appoint 
the Mayor Pro-Tem and Treasurer at the December 5th meeting. The other appointments will be evaluated 
after the 5th Councilmember is appointed in early 2024. 
 

Role Description Schedule1 Current 
Appointee 

Mayor  
Pro-Tem 

Perform the duties of Mayor in the Mayor's 
absence or disability – lead Council meetings, 

attend meetings or events, etc. 
As needed Paul Murphy 

Treasurer 2nd signature on checks issued by Town.  
Other financial oversight, as needed. 

Checks are signed 
weekly Bill Pate 

Vice 
Treasurer 

Perform duties in the Treasurer’s  
absence or disability As needed Taylor Clement 

Central Pines 
Regional 
Council 

Managing 
Board  

The Managing Board oversees the CPRC, 
including policy direction, managing a budget 

of over $45 million and 55 employees, and 
administrative oversight for the Durham-
Chapel Hill-Carrboro MPO. The CPRC 

includes 40 municipalities and 7 counties and 
each has a voting seat on the Board. Visit 
www.centralpinesnc.gov for more details. 

The 2024 
schedule includes 
6 meetings, which 
are on Wednesday 

evenings. 2  
The meetings are 
in Durham or on-
site with one of 

the member 
governments. 

Delegate:  
Mayor Haney 

 
Alternate:  
Bill Pate 

Sandhills 
Metropolitan 

Planning 
Organization 

(MPO) 

A federally identified transportation planning 
organization that discusses, ranks, and 

recommends transportation priorities to state 
officials. This is a new entity, formed in 2023, 

since the population of Southern Moore 
County has now surpassed 50,000.  

The MPO includes representatives from 
Aberdeen, Foxfire, Pinebluff, Pinehurst, 

Southern Pines, Taylortown, Whispering Pines, 
and Moore County. 

Meeting schedule 
& commitment 

TBD 

Delegate:  
Taylor Clement 

 
Alternate: Ann 

Petersen 

  
                                                
1 The listed schedule or time commitment is based on the status quo, as of November 2023. Meeting schedules or expectations 
are always subject to change, especially for external organizations. 
2 The CPRC is hosting a ribbon cutting and open house for their new facility in Durham. This event is the afternoon of 
Wednesday, January 24. Our delegate and alternate will be invited and the first meeting of the year will follow at 6pm. 

To: Reagan Parsons, Town Manager 
From: Jessica Roth, Assistant Town Manager 
 
Date: November 28, 2023 
Re: 2024 Council Appointments 
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Moore County 
Economic 

Development 
Partnership 

MCEDP is the formal economic development 
“arm” for Southern Pines. The Town 

contributes financially each year to supporting 
MCEDP. Their role is to facilitate economic, 

community, and workforce development 
initiatives to bring quality jobs and capital 

investment to Southern Pines and Moore. The 
Council delegate attends MCEDP meetings 

and informs the full Council on activities. Visit 
www.moorecountyedp.org for more details. 

As needed Delegate:  
Mayor Haney 

Tri-Cities  
Work Group 

This group includes Aberdeen, Pinehurst, and 
Southern Pines. Participants include each 

municipality’s Mayor plus an additional elected 
official and senior staff. The group works 

together through local opportunities, concerns, 
and similar involving the 3 local governments. 

6 meetings/year 
with each 

municipality 
hosting twice. 

These are 
currently lunch 

meetings on 
Tuesdays. 

Mayor Haney 
Bill Pate 

Other TBD 
It is likely that other opportunities or needs will arise, which might result in 
temporary commitments (work group or committee) or an ongoing role. These will 
be addressed, if and when, the need arises. 
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MEMO 
 

 

 
 
 
 
 
 
 
 
 
 
At the November 28th work session, Councilmembers agreed on a schedule for 2024 meetings that reduces 
the number of meetings from three meetings to two each month. This schedule eliminates the 1st Tuesday 
agenda meeting. Other than minor holiday adjustments, it is: 

• 2nd Tuesday, 6pm: Business meeting at E.S. Douglass Community Center 
• 4th Tuesday, 3pm: Work session at C. Michael Haney Community Room 

 
The following table outlines the alignment of the schedule with major holidays. 
 

Holiday/Event Adjustment (if needed) 

New Year’s Day 
Monday, January 1, 2024 

No change 
1/9 business meeting |6pm 
1/23 work session | 3pm 

Good Friday (March 29) &  
Moore County Spring Break 

(March 25-29) 

3/12 business meeting | 6pm 
3/19 work session | 3pm 

Budget Retreat Wednesday, 4/10 | 9am 

Independence Day 
Thursday, July 4th 

No change 
7/9 business meeting |6pm 

7/23 work session |3pm 
Thanksgiving 

Thursday, November 28 
Move “November” work session to:  

12/3 | 3pm  
December holidays 

Christmas Eve: Tues. 12/24 
Christmas: Wed. 12/25 

New Year’s Eve: Tues. 12/31 

12/17 business meeting |6pm 
No work session for December 

 

 

To: Reagan Parsons, Town Manager 
From: Jessica Roth, Assistant Town Manager 
 
Date: November 28, 2023 
Re: 2024 Schedule for Council Meetings 
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APRIL

S M T W T F S

1 2 3 4 5 6

7 8 9 10 11 12 13

14 15 16 17 18 19 20

21 22 23 24 25 26 27

28 29 30

JULY

S M T W T F S

1 2 3 4 5 6

7 8 9 10 11 12 13

14 15 16 17 18 19 20

21 22 23 24 25 26 27

28 29 30 31

JANUARY

S M T W T F S

1 2 3 4 5 6

7 8 9 10 11 12 13

14 15 16 17 18 19 20

21 22 23 24 25 26 27

28 29 30 31

OCTOBER

S M T W T F S

1 2 3 4 5

6 7 8 9 10 11 12

13 14 15 16 17 18 19

20 21 22 23 24 25 26

27 28 29 30 31

NOVEMBER

S M T W T F S

1 2

3 4 5 6 7 8 9

10 11 12 13 14 15 16

17 18 19 20 21 22 23

24 25 26 27 28 29 30

AUGUST

S M T W T F S

1 2 3

4 5 6 7 8 9 10

11 12 13 14 15 16 17

18 19 20 21 22 23 24

25 26 27 28 29 30 31

MAY

S M T W T F S

1 2 3 4

5 6 7 8 9 10 11

12 13 14 15 16 17 18

19 20 21 22 23 24 25

26 27 28 29 30 31

FEBRUARY

S M T W T F S

1 2 3

4 5 6 7 8 9 10

11 12 13 14 15 16 17

18 19 20 21 22 23 24

25 26 27 28 29

DECEMBER

S M T W T F S

1 2 3 4 5 6 7

8 9 10 11 12 13 14

15 16 17 18 19 20 21

22 23 24 25 26 27 28

29 30 31

SEPTEMBER

S M T W T F S

1 2 3 4 5 6 7

8 9 10 11 12 13 14

15 16 17 18 19 20 21

22 23 24 25 26 27 28

29 30

JUNE

S M T W T F S

1

2 3 4 5 6 7 8

9 10 11 12 13 14 15

16 17 18 19 20 21 22

23 24 25 26 27 28 29

30

MARCH

S M T W T F S

1 2

3 4 5 6 7 8 9

10 11 12 13 14 15 16

17 18 19 20 21 22 23

24 25 26 27 28 29 30

31

Business Meeting | 6pm | E. S. Douglass Community Center, 1185 W. Pennsylvania Ave.
Work Session | 3pm | C. Michael Haney Community Room, 450 W. Pennsylvania Ave.

Town Holiday

2024 Town Council Schedule

4/10 | 9am 
Budget Retreat
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ORDINANCE #3020
AMENDING THE 2023/2024 FISCAL YEAR BUDGET

FIRE VEHICLES

BE IT ORDAINED AND ESTABLISHED by the Town Council of the Town of Southern Pines in 
regular session assembled this 12th day of December, 2023 that the Operating Budget for the 
Fiscal Year 2023/2024 is hereby amended as follows:

DEPARTMENT LINE ITEM CODE INCREASE DECREASE

General Fund Transfer to – CP Fire Vehicles 10-670-5100 $ 1,077,365

General Fund Fund Balance Appropriations 10-397-1000 $ 1,077,365

I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at 
its meeting of December 12, 2023 as shown in the minutes of the Town Council for that date.

_________________________________
Elizabeth Robertson, Town Clerk
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ORDINANCE #3021
AMENDING THE FIRE TRUCKS PURCHASE PROJECT 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 ordinance is hereby adopted:

Section 1: The Finance Officer is authorized to increase the prior established fund for the purpose of 
funding the purchase of two fire trucks.

Section 2: The officers of this unit are hereby directed to proceed with the project within the terms of the 
ordinance documents, the rules and regulations of the appropriate state laws and the budget 
contained herein.

Section 3: The following additional revenue is anticipated to be available;

Equipment/Trucks $1,077,365

Total Additional Project Revenues: $1,077,365

Section 4: The following additional amounts are appropriated for the project:

Transfer In – General Fund $1,077,365

Total Additional Project Costs: $1,077,365

Section 5: The Finance Officer will hereby maintain a separate fund for the future purchase of two fire 
trucks.  The Finance Officer is hereby directed to maintain within the Capital Project Fund 
sufficient specific detailed accounting records to provide accounting to the agency required by 
the agreement and federal and state regulations.

Section 6: This ordinance became effective December 12th, 2023.

Adopted the 12th day of December 2023.

I certify that this ordinance was adopted by the Town Council of the Town of Southern Pines at its meeting of 
December 12, 2023 as shown in the minutes of the Town Council for that date.

Elizabeth Robertson, Town Clerk
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Agenda Item 

To: Reagan Parsons, Town Manager 

From: Alaina Mallette, Senior Planner  

Subject: SU-01-23: Special Use Permit to expand authorized land 

uses in Mill Creek Mixed-Use Development master plan; 

Petitioner: Mill Creek Partners, LLC by Koontz Jones 

Design, Agent 

Date: December 12, 2023 

I. SUMMARY OF APPLICATION REQUEST

Mr. Bob Koontz of Koontz Jones Design, on behalf of Mill Creek Partners, LLC, has

submitted a Special Use Permit major amendment application pursuant to §2.21.12(A) of

the Town of Southern Pines Unified Development Ordinance (UDO) to expand the

authorized land uses in the General Business conditional zoning district (GB-CD) portion

of the development. This amendment proposes adding land uses—in categories such as

automobile services; heavy, durable, and other consumer goods sales or services; health

and personal care and services; rentals and leasing of cars; health and human services,

including outpatient clinics; social assistance, welfare, and charitable services; and other

land uses—to the list of authorized uses in the GB-CD portion of the development. The

amendment also proposed modifications to the Master Plan map to change “Shopping” and

“Office/Condominium” sites within the GB-CD to “General Business.” Lastly, a Traffic

Impact Analysis was required as part of this application, and has been submitted for

the Town’s review.

II. TOWN COUNCIL REVIEW

On October 2, 2023, the applicant, Mr. Robert Koontz, requested an administrative

continuance to address town staff items and issues that came up during Planning Board

discussion (see Planning Board Review section below). This included a reduction in the

number of authorized land uses, continued work on the Traffic Impact Analysis to address

the Town Engineer’s comments (including pedestrian connectivity and multimodal trips),

and reformatting the authorized use table for clarity of interpretation. On October 31, 2023,

the applicant requested a second administrative continuance due to continued work on the

Traffic Impact Analysis. Additional application materials were submitted on October 26,

November 14, and November 15, 2023, and are included as attachments to this staff report.

III. PLANNING BOARD REVIEW

On September 21, 2023, four members of the Planning Board held a Preliminary Forum

regarding SU-01-23 to accept public comments and compose a list of issues to forward to

the Town Council for their consideration. Following a presentation by town staff regarding

the project, the property owner and applicant, Mr. Bob Klug, addressed the Planning Board
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and introduced Mr. Paul Saathoff of KoontzJones Design, representative for the applicant’s 

authorized agent. Mr. Saathoff made a presentation to the Planning Board, providing 

additional details and justification for the proposed project. No other members of the public 

spoke.  

After the board had finished asking questions of the applicant, town staff, and the property 

owner, the Planning Board closed the Preliminary Forum and held board discussion. The 

following list of issues presented at the forum relate to the application of the SUP criteria 

to amend development approval CU-02-98 and were adopted by unanimous vote to 

forward to Town Council for consideration during their review of the proposal: 

1. Commercial property-related mini- or self-storage included as a proposed

authorized use is not a by-right use in the conventional General Business district,

per text amendment file OA-03-23 and Ordinance #2096, approved on August 8,

2023; therefore, should not be included in the Applicant’s Appendix A.

2. The applicant has not responded to the Town Engineer’s TIA comments and should

address the Town Engineer’s concerns adequately and timely to allow for the Town

Engineer’s response prior to the Town Council’s evidentiary hearing.

In addition, the following concern was raised during the forum, but the Planning Board 

believed that it does not apply in determining whether the SUP criteria are satisfied: 

1. The applicant should reformat Exhibit A to address potential land use interpretation

issues addressed in the staff report.

IV. PROJECT INFORMATION

A. Property Owner & Applicant Information

Property Owner/Applicant Authorized Agent 

Mill Creek Partners, LLC & 

Mill Creek Partners II, LLC 

P.O. Box 1511 

Pinehurst, NC 28374 

Koontz Jones Design 

C/O Robert Koontz 

150 S. Page Street 

Southern Pines, NC  28387 

B. Project History and Site Information

i. Location

The subject properties are located on Mill Creek Road, which is south of Airport

Road about a quarter of a mile east of the traffic circle and is currently zoned GB-

CD (General Business Conditional Zoning District). The site also has access off

Central Drive/NC-22 between Warrior Woods Road and the roundabout. The

properties in question are identified as PARIDs 20070989 and 20070990 and are

owned by Mill Creek Partners, LLC, and Mill Creek Partners II, LLC. (See Figures

1 and 2). The surrounding properties include planned developments—such as

Tyler’s Ridge, Ace Hardware, and Caropines—residential zones, Sandhills

Community College, and Moore County Airport.
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ii. Zoning/Future Land Use Map Designation:

The zoning of the parcels for the portion of the development being amended is GB-

CD under permit CU-02-98 (see Figure 2). The subject parcel is designated as

Commercial on the Future Land Use Map. Through UDO §2.8.5 Permit Choice,

the applicant has elected to follow the 2016 Comprehensive Long-Range Plan

rather than the recently adopted 2040 Comprehensive Plan.

Figure 1: Immediate Vicinity Map. Approximate amendment area boundary indicated by red 

line. 
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 Figure 2: Zoning and Location Map. The whole Mill Creek Land Use Master Plan encompasses the area outlined in red. 

The major amendment to the Special Use Permit is for the area highlighted in red under current General Business Conditional 

Zoning District zoning. 
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V. STAFF REVIEW:

A. Application Review Dates:

• Special Use Permit SU-01-23 Application Submitted: August 14, 2023

o Application Deemed Complete: August 21, 2023

o Additional Materials Submitted: October 26, 2023

o Additional Materials Submitted: November 14, 2023

o Additional Materials Submitted: November 15, 2023

• TRC Staff Review: August 22, 2023

• Notice of Planning Board Preliminary Forum:

o Posted On-site: September 14, 2023

o Mailed: September 7, 2023

o Internet: August 24, 2023

o Published: N/A for SUP

• Planning Board Preliminary Forum: September 21, 2023

• Notice of Town Council Public Hearing:

o Posted On-site:  September 14, 2023

o Mailed:  September 7, 2023

o Internet:  September 22, 2023

o Published:  Sent September 22, 2023 for publishing on September

27 and October 4, 2023

• Town Council Regular Meeting: Administratively continued the

scheduled October 10, 2023 public hearing

• Town Council Regular Meeting: Administratively continued the

scheduled November 14, 2023 public hearing

• Town Council Public Hearing:  December 12, 2023

B. Process of Review:

The Mill Creek Master Plan was approved in 1998 under Conditional Use Permit

CU-02-98 and an amendment to such permit is required to follow the current

Special Use Permit major amendment process. The procedures for review and

approval of a Special Use Permit major 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.

C. Standards for Review:

UDO standards for Special Use Permit Criteria, UDO §2.21.6 (A-F) apply to the

review of this special use permit amendment.

D. Criteria for Review and Compliance with the UDO

i. Compliance with Special Use Permit Criteria – UDO §2.21.6 (A-F)

A Special Use is permitted only if the applicant demonstrates that:

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

applicable zoning district and any applicable supplemental use

regulations;
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The applicant’s Justification document (Attachment 2) states that 

the intent of the major amendment is to clarify permissible uses 

within the General Business portion of the development. The 

applicant uses a similar format to UDO Exhibit 3-15 Table of 

Authorized Land Uses to create a list of permissible uses (i.e., 

“Exhibit A” in the Mill Creek Master Plan, Attachment 3). A 

comparison of land uses permitted in both the proposed major 

amendment and the UDO are shown in Table 1 of this staff report, 

which includes 34 fewer land uses than was presented to the 

Planning Board in August 2023. 

 

Proposed expanded land uses that have supplemental land use 

regulations include hotels (including motel, tourist homes, or tourist 

courts), scientific research and development services, mobile food 

services, government-owned establishments (such as defense 

agencies and National Guard), and child daycare. An approval of 

this major amendment request would constitute entitlement for each 

of these land uses, essentially making them by-right uses within the 

GB-CD. As such, future development for any of these land uses (and 

all others in the Applicant’s Exhibit A) would proceed to site plan 

review and architectural compliance review to check for compliance 

with any applicable supplemental use regulations rather than 

proceed through another quasi-judicial process before the Planning 

Board and Town Council. 

 

Table 1. Comparison of Authorized Uses in UDO and Applicant’s Exhibit A 

General Business Authorized Uses in Both 

UDO and Applicant’s Exhibit A 

General Business Authorized Uses in UDO, 

but Not Applicant’s Exhibit A 

Hotel, motel, tourist home, or tourist court Assisted-living board care and adult care group homes 

Bicycle sales and repair Nursing or convalescent home 

Parts, accessories, or tires Accessory dwelling 

Gasoline service Bed and Breakfast Home or Inn 

Automotive repair and maintenance Car dealer 

Furniture or home furnishings Bus, truck, mobile homes, or large vehicles sales or 

services 

Electronics and appliances Motorcycle, ATV sales or services 

Computer and software Boat or marine craft dealer 

Clothing, jewelry, luggage, shoes, clocks, sewing Hardware, home center 

Sporting goods, toy and hobby, and musical 

instruments 

Lawn and garden supplies 

Books, magazines, music, videos, CDs, stationery, 

greeting cards, seasonal decorations, school and office 

supplies, etc. 

Department store, warehouse club, or superstore 

Florist Lumber yard and building materials 

Art dealer, supplies, sales and service Heating and plumbing equipment 

Mail order or direct selling establishment Camera and photographic supplies 

Grocery store, supermarket, or bakery Antique shop, flea market, thrift stores 

Convenience store Tobacco or tobacconist establishment 
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General Business Authorized Uses in Both 

UDO and Applicant’s Exhibit A 

General Business Authorized Uses in UDO, 

but Not Applicant’s Exhibit A 
Specialty food store Credit and finance establishment 

Fruit and vegetable store Fund, trust, or other financial establishment 

Beer, wine, and liquor store Markets for farm produce or crafts 

Pharmacy or drug store Pawn shop 

Cosmetic and beauty supplies and personal grooming 

products 

Rental housing-related property management services 

Optical and contact lenses All rental and leasing land uses (LBCS 2330 series) 

EXCEPT car rentals and leasing 

Bank, credit union, or savings institution Veterinary services 

Investment banking, securities, and brokerages Facilities support services 

Insurance-related establishment Collection agency 

Real estate services Investigation and security services 

Car rentals and leasing Landscaping Services to Buildings and Dwellings 

Legal professional services Carpet and upholstery cleaning Services to Buildings 

and Dwellings 

Accounting, tax, bookkeeping, payroll services Packing, crating, and convention and trade show 

Services to Buildings and Dwellings 

Architectural, engineering, surveying, and related 

services 

Food service contractor 

Graphic, industrial, interior design services Vending machine operator 

Consulting services (e.g., management, 

environmental technical) 

Coin-operated laundromat 

Scientific research and development services Linen and uniform supply 

Advertising, media, and photography services Parking lot and parking garage 

Office administrative services Tattoo parlor 

Employment agency Adult establishment 

Copy center, private mail center, other business 

support services 

Adult cabaret 

Travel Arrangement and reservation services Animal boarding 

Full-service restaurant Pet cemetery 

Cafeteria or limited service restaurant Printing and related support activities for wood, paper, 

and printing products 

Drive-through restaurants Jewelry and silverware manufacturing 

Snack or nonalcoholic bar Dolls, toys, games, and musical instruments 

manufacturing 

Bar or drinking place Office supplies, inks, etc. Manufacturing 

Mobile food services Signs manufacturing 

Caterer Wholesale trade establishment 

All personal care land uses (LBCS 2610 series) Office and warehousing 

Dry cleaning and laundry Local transit systems—bus, special needs, and other 

motor vehicles 

Photofinishing Non-local and charter bus transportation 

Massage therapist Sightseeing transportation 

Pet or pet supply store Taxi and limo service transportation 

Animal services Towing and other road and ground services 

Courier and messenger services Postal services 

Theater, dance, or music establishment National post office 

Agent for management services Newspapers, books, periodicals, etc. Publishing 

Independent artist, writer, or performer Software publisher 
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General Business Authorized Uses in Both 

UDO and Applicant’s Exhibit A 

General Business Authorized Uses in UDO, 

but Not Applicant’s Exhibit A 
Games arcade establishment All land uses in the motion pictures and sound 

recording category (LBCS 4220 series) 

Miniature golf establishment All tele-communications and broadcasting land uses 

(LBCS 4230 series) 

Public or private fitness, recreational sports, gym, 

athletic club, multipurpose facility 

All information services and data processing 

industries (LBCS 4240 series) 

Bowling, billiards, pool Electric service distribution lines and substations 

Skating rink, roller skating Natural gas utility service 

Natural and other recreational park Water utility service 

Nursery or preschool Solid waste collection utility service 

Special needs education services school Wastewater utility service 

Legislative and executive public administration uses Museum, historical or archaeological institution, zoo, 

botanical garden, or arboreta 

Other government functions (LBCS 6300) Amusement or theme park establishment 

All public safety land uses (LBCS 6400 series) All types of grade schools (LBCS 6120 series) 

EXCEPT special needs education services schools 

All ambulatory or outpatient care services (LBCS 

6510 series) EXCEPT blood or organ banking 

All technical, trade, or other specialty schools (LBCS 

6140 series) 

Child daycare (LBCS 6562) Judicial functions 

Services for elderly and disabled Blood or organ bank 

Veterans affairs Inpatient nursing and rehabilitative services (LBCS 

6520) 

Vocational rehabilitation Hospital 

Any associations, non-profit organizations, clubs 

(LBCS 6800 series) 

Health care facility (LBCS 6540) 

Building, developing, and general contracting for 

construction-related businesses 

Child and youth services (LBCS 6561) 

Temporary uses Community food services 

Major and minor subdivision Emergency and relief services 

Combination uses Other family services (LBCS 6565) 

 Homeless shelters 

Religious institutions (small or others) 

Funeral home and services 

All cemetery or cremation services (LBCS 6720 

series) 

Carpentry, floor, and tile contractor 

Electrical contractor 

Glass and glazing contractor 

Masonry and drywall contractor 

Painting and wall covering contractor 

Plumbing, heating, and air conditioning contractor 

Roofing, siding, or sheet metal contractor 

Outdoor crop production 

All greenhouse crop production (LBCS 9140 series) 

Home occupations 

 

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;  
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The applicant states that they will adhere to the UDO General 

Business standards and other applicable zoning standards. 

Additionally, Figure 2 shows the Zoning and Location Map, which 

shows the subject properties surrounded by Planned Development 

districts. Two of these Planned Development Districts include 

Tyler’s Ridge and Ace Hardware (see Figure 3), which include 

commercial land uses and buildings. Furthermore, the proposed 

amendments do not alter the Open Space surrounding the 

developable area, and this will maintain a reasonable buffer to 

adjoining residential developments to the east. Therefore, Planning 

staff believe that the proposed amendment conforms to the 

commercial neighborhood where it is located and will not injure the 

use and enjoyment of adjacent properties.  

 

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

 

The applicant states that water and sewer are readily available to the 

site, infrastructure has been installed in previous phases of 

development, and any further expansion will be borne at the cost of 

the developer. The Town’s geographic information systems spatial 

data layers show both sewer gravity main and water main lines 

intersecting the properties. Furthermore, Mill Creek Road is a paved 

town road while Airport Road and Central Drive are both minor 

arterial roads owned and maintained by North Carolina Department 

of Transportation. Despite access to these facilities, the level of 

service at the intersections of Mill Creek Road and Highway 

22/Central Drive as well as Airport Road have does not meet the 

Towns minimum standard of a LOS D or better during the buildout 

condition, according to the Traffic Impact Analysis.  

 

The traffic leaving Mill Creek Road and Warrior Woods Road to go 

onto Highway 22/Central Drive and traffic exiting the GB-CD 

portion to go onto Airport Road have a LOS “E and F” , where a 

LOS “D” is considered the minimum for this type of public facility. 

The same conditions occur where motorists turn off Mill Creek 

Road onto Airport Road. The Traffic Impact Analysis preparer’s 

suggested solutions to these low-rated intersections are traffic lights 

on Airport Road and Highway 22, which are NCDOT’s jurisdiction 

and unlikely to be added these intersections. NCDOT has not 

responded to the Traffic Impact Analyses as of the writing of this 

staff report. 

 

Therefore, a minimum effort to connect these failing facilities with 

the development has not been demonstrated. For instance, a 

multimodal connection to Caropines, Tyler’s Ridge commercial 

development, and Tyler’s Ridge apartments could reduce the 

 
SU-01-23 Mill Creek

 
December 2023 Town Council

 
9 of 19Page 29 of 106



magnitude of inadequacy by providing an alternative transportation 

path—which in the case of Caropines is already being informally 

used (see Figures 3 and 4). Considering this information, Planning 

staff consider the properties to have inadequate public facilities. 

Figure 3: Existing Informal Multimodal Connection Between Caropines and Mill Creek 

Highlighted in Lime Green. The sandy pathway shows frequent use of the path to get from 

Caropines to the Mill Creek development. 

Figure 4: Existing Town Greenway and Trail Network (Multicolor Lines on the Map) with 

Subject Properties Highlighted in Yellow and Potential Multimodal Connections 

Highlighted in Lime Green. Potential connection #1 in the image below shows an existing 

informal connection used between the Caropines residential development and Mill Creek 

development. Potential connection #2 in the image shows a potential connection from Mill Creek 

development to Tyler’s Ridge commercial area. Lastly, potential connection #3 in the image shows 

a potential connection from Mill Creek development to Tyler’s Ridge Apartments and Warrior 

Woods. 

1 

2 

3 
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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; 

 

The application narrative states that the modifications are “in 

conformance with the surrounding development and zoning 

classifications.” No analysis has been submitted on the potential 

impact of the expanded permitted uses on property values within the 

neighborhood. No analysis on other potential positive or negative 

impacts to orderly development (such as sewer and water demand, 

noise generation, parking, etc.) have been provided by the applicant. 

 

The 2016 Master Plan states in Section III. Planning Goals, that the 

development intends to “Provide for orderly and efficient circulation 

and access… as to allow for the efficient circulation and access of 

pedestrian and vehicular movement.” Figure 4 of this report shows 

the town’s existing greenway and trail network which shows 

pedestrian and bicycle connectivity adjacent to the Mill Creek 

development (e.g., Tyler’s Ridge Access Trail and Mill Creek 

Access Trail). Although a slope analysis was completed for the 1998 

Conditional Use Permit, there were insufficient analyses conducted 

on pedestrian or bicycle access to the GB-CD and how the expansion 

of uses may impact pedestrian, bicycle, and other multi-modal 

movement around and through the zone. Planning staff believe that 

the development program and/or the Zoning section of the Mill 

Creek Master Plan should address multimodal movement and 

connectivity that contribute to orderly development and 

improvement of surrounding property. 

 

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; 

 

The Applicant Justification states that “future phases will conform 

to all development standards… and requirements of the Town. As a 

result, the use will not be detrimental…” A Traffic Impact Analysis 

(TIA) was submitted on September 1, 2023, to Planning staff and 

the Town Engineer. The Town Engineer, James Michel, sent 

comments on the TIA on September 12 and follow-up comments on 

September 19, 2023, to Travis Fluitt of the consulting firm Kimley-

Horn & Associates, Inc. (see Attachments 4, 4a, 5, and 5a). On 

October 12, 2023, Mr. Fluitt responded to Town Engineer Michel’s 

comments. Town Engineer Michel responded to those comments on 

October 16, 2023. Mr. Fluitt sent a final draft to NCDOT on 

November 10, and the applicant sent the final draft to Town 

Engineer Michel on November 14, 2023. As of the writing of this 
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staff report, Mr. Fluitt and the Town Engineer Michel continue to 

discuss an appropriate way for the TIA to address inadequate levels 

of service at failing intersections. Therefore, at this time, Planning 

staff cannot determine compliance with this criterion.  

 

As previously mentioned, Planning staff are particularly concerned 

about the Town Engineer’s comment regarding the need for 

additional projections for pedestrian and multimodal trips, including 

consideration of the surrounding greenway/trail and sidewalk 

networks in the Tyler’s Ridge, Caropines, and Warrior Woods 

developments. Any connections and/or improvements that could be 

made would improve public health, safety, comfort, and general 

welfare, considering several failing intersections and the positive 

impacts multimodal transportation options could have on traffic 

reduction at these failing intersections. 

 

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. 

 

The applicant claims that the proposed uses and changes are 

consistent with the 2016 Comprehensive Long-Range Plan and the 

character of the surrounding neighborhood. However, Policy P-7 

Streetscapes states that “when streets are developed as part of new 

developments, ensure that the streets are designed and constructed 

to support the needs of all users (e.g., cars, bicycles, pedestrians and, 

where applicable, truck traffic) in context with their location and 

function in the region, Town and neighborhood in which they are 

located…” Furthermore, UDO Section 4.12.2(A)(1)(f) states that a 

Traffic Impact Analysis should “ensure that adequate facilities for 

pedestrians, transit users and bicyclists have been provided.” 

However, neither of these policies have been sufficiently addressed 

in this application. 

 

ii. Development Design and Other Standards from UDO Chapter 4 

Any future development proposals that are on the Applicant’s list of 

authorized GB-CD uses in “Exhibit A” of their application (see Attachment 

4) will require Site Plan Review and approval by the Technical Review 

Committee as well as Architectural Compliance Review and approval by 

the Town Council, unless state statutes limit local design standards for 

structures built to residential building code.  

 

E. General Staff Comments 

• Approval of the request will result in the expansion of authorized land uses 

to a total of 87 land uses rather than the current 14 land uses, which do 

include several categories that are generalized such as “shopping centers” 
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and “entertainment facilities.” Each of these general categories could 

include many subcategories of land uses. 

• A Traffic Impact Analysis was submitted on September 1, 2023, to Planning

staff and the Town Engineer. The Town Engineer James Michel continues

to be in conversation with Travis Fluitt of the consulting firm Kimley-Horn

& Associates, Inc. (see Attachment 5 and 5a) regarding the adequacy of the

analysis and proposed improvements. Of particular concern is the

insufficient projections for pedestrian and multimodal trips and inadequate

levels of service for several intersections between the Mill Creek

development and Highway 22 and Airport Road.

• Staff believe that pedestrian and multimodal connections should be

included between the Mill Creek development and Caropines where there

is an existing informal path as well as with the Tyler’s Ridge commercial

development where a sidewalk and crosswalk could safely be located.

Furthermore, additional language to this effect should be included in the

Mill Creek Master Plan (Attachment 3).

• No analysis has been completed on the potential impact of the significantly

expanded permitted uses on property values within the neighborhood. No

analysis on other potential positive or negative impacts to orderly

development (such as sewer and water demand, noise generation, parking,

etc.) has been provided by the applicant.

• 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.

As a preliminary forum to the evidentiary hearing, the Planning Board is

solely allowed to provide a list of issues to the Town Council.

F. Outside Agency and Neighborhood Meeting Comments

Staff has provided information on the project to outside agencies and has received

the following responses:

o A response from the Town’s Utilities Superintendent Ron Istre was received

on August 25, 2023 stating that he had no comments.

o A response from the Town’s Town Engineer James Michel was received

September 12 and October 16, 2023, and can be read in Attachment 5 and

5a of this staff report. Planning also consulted with Town Engineer Michel

on November 27, 2023, in which the failing levels of service at several

intersections were discussed as well as insufficient projections for

pedestrian and multimodal trips. The TIA should consider the surrounding

greenway and sidewalk networks in the Tyler’s Ridge, Caropines, and

Warrior Woods areas and thoroughly analyze if connections can be made.

o The Technical Review Committee reviewed a Pre-Application submittal for

the project at their August 22, 2023 meeting, with no major issues identified.

Site plan review and approval will be required prior to issuance of any

building permits for development, if approved.
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Additionally, staff is unaware if the applicant conducted a voluntary neighborhood 

meeting to present the proposed amendments to the neighboring community and 

receive feedback. 
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G. Staff Recommendation

As of the date of completion of this staff report, planning staff recommend a 

continuance until (1) the TIA has been satisfactorily updated to address the Town 

Engineer’s concerns so that Planning staff can reevaluate compliance with UDO 

§2.21.6 Special Use Permit Criteria C, D, E, and F; and (2) the Applicant’s updated

Master Plan has been satisfactorily amended to address the concerns identified in

the Traffic Impact Analysis, including the potential for including multimodal

connections between the Mill Creek development and the Caropines residential and

Tyler’s Ridge commercial developments to offset poor levels of service for

vehicles. If future development occurs on the RM-1 portion of the Mill Creek

development adjacent to Highway 22, then multimodal connections should be

included at that time to extend from Mill Creek Road down to Warrior Woods Road

and Fen Court.

VI. ATTACHMENTS

The following materials are provided as attachments to this staff memorandum:

1. Special Use Permit Application

2. Applicant’s Special Use Permit Narrative and Justification

3. Mill Creek Master Plan with Track Changes and Additional Exhibit A

4. Mill Creek Traffic Impact Analysis Executive Summary dated September 1, 2023

a. Mill Creek Traffic Impact Analysis: Bicycle and Pedestrian

Connectivity

5. Town Engineer Communication with Traffic Impact Analysis Preparer

a. Additional Communication

Note that the following additional materials are available on the Town’s Pending 

Applications website:  

• Agent Authorization Form

• Deeds

• List of Adjoining Properties Provided by Applicant

• Mill Creek Traffic Impact Analysis dated September 1, 2023 (263 pages)

VII. TOWN COUNCIL ACTION

To either approve or deny a Special Use Permit application to amend an existing

conditional use permit, the Town Council shall 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 §2.21.6(A-F)

Criteria for a Special Use Permit. The Town Council may choose among the following

motions or any alternative at their discretion.
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Continuance Motion to Approve, Approve with Conditions, or 

Deny 

I move to continue Special Use Permit 

SU-01-23 until (1) the TIA has been 

satisfactorily updated to address the 

Town Engineer’s concerns so that 

Planning staff can reevaluate 

compliance with UDO §2.21.6 Special 

Use Permit Criteria C, D, E, and F; and 

(2) the Applicant’s updated Master Plan

has been satisfactorily amended to

address the concerns identified in the

Traffic Impact Analysis.

I move to1: 

Adopt Attachment A of the staff report as 

Findings of Fact regarding the proposed Special 

Use Permit SU-01-23. 

-OR-

Adopt Attachment A of the staff report as 

Findings of Fact regarding the proposed Special 

Use Permit SU-01-23, with the following 

changes… 

I move to2: 

Approve Special Use Permit SU-01-23. 

-OR-

Deny Special Use Permit SU-01-23. 

-OR-

Approve Special Use Permit SU-01-23 with the 

following conditions (as recommended by 

Planning Staff)… 

1. The Traffic Impact Analysis shall

include projections for pedestrian and

multimodal trips, including

consideration of the surrounding

greenway/trail and sidewalk networks

in the Tyler’s Ridge, Caropines, and

Warrier Woods developments, per

UDO §4.12.2(A)(1)(f) and Policy P-7

Streetscapes of the 2016

Comprehensive Plan.

2. The Mill Creek Master Plan shall

include opportunities for pedestrian

and multimodal connectivity with

Tyler’s Ridge Access Trail and Mill

Creek Access Trail per CU-02-98 and

UDO §2.21.6 Criteria C, D, E, and F.

1 Staff has provided draft findings, included with this report as Attachment A. Town Council may adopt the Findings 

as drafted, or modify at their discretion. 
2 Next, the Town Council may 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 at their discretion. 

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. 
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ATTACHMENT “A” 

Draft Town Council Findings of Fact  

Special Use Permit Application SU-01-23 

Finding 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 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.  

Finding of Fact #2 

The Town Council finds that the application complies with UDO §2.21.6 Criteria for a Special 

Use Permit, Criteria A-F, in that: 

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

district and any applicable supplemental use regulations;

The applicant’s Justification document (Attachment 2) states that the intent of the major

amendment is to clarify permissible uses within the General Business portion of the

development. The applicant uses a similar format to UDO Exhibit 3-15 Table of

Authorized Land Uses to create a list of permissible uses. Applicable supplemental use

regulations will be reviewed during site plan review and architectural compliance review.

Therefore, the application satisfies this criterion.

2. 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 applicant states that they will adhere to the UDO General Business standards and other

applicable zoning standards. Additionally, the area surrounding the subject properties

include Planned Development districts—such as Tyler’s Ridge and Ace Hardware— which

include commercial land uses and buildings. Therefore, Town Council believe that the

proposed amendment conforms to the commercial neighborhood where it is located.

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

The applicant states that water and sewer are readily available to the site, infrastructure has

been installed in previous phases of development, and any further expansion will be borne

at the cost of the developer. The Town’s geographic information systems spatial data layers

show both sewer gravity main and water main lines intersecting the properties (see Figure

4). Furthermore, Mill Creek Road is a paved town road while Airport Road and Central

Drive are both minor arterial roads owned and maintained by North Carolina Department

of Transportation. The applicant has agreed to a condition of approval that requires the

inclusion of pedestrian connectivity with the Caropines residential development and the
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Tyler’s Ridge commercial3. Considering this information, the Town Council consider the 

properties to have adequate public facilities. 

4. 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;

The Master Plan states in Section III. Planning Goals, that the development intends to

“Provide for orderly and efficient circulation and access… as to allow for the efficient

circulation and access of pedestrian and vehicular movement.” The application narrative

states that the modifications are “in conformance with the surrounding development and

zoning classifications.” No analysis has been submitted on the potential impact of the

expanded permitted uses on property values within the neighborhood nor on other potential

positive or negative impacts to orderly development (such as trip generation, sewer and

water demand, noise generation, parking, etc.) by the applicant.

The applicant has agreed to a condition of approval that requires the inclusion of pedestrian 

connectivity with the Caropines residential development and the Tyler’s Ridge 

commercial3. The Town Council finds that with this condition of approval there was 

sufficient qualified evidence presented to show that the proposed uses will not impede 

orderly development and the improvement of the surrounding properties nor impair 

property values in the neighborhood, especially if pedestrian and multimodal 

connectivity is improved.   

5. The establishment, maintenance, or operation of the proposed use shall not be

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

The Applicant Justification states that “future phases will conform to all development

standards… and requirements of the Town. As a result, the use will not be detrimental…”

The traffic impact analysis entered into the record for SU-01-23 found that the proposed

development will create a roadway safety issue, including multiple level of service issues

at failing intersections. The applicant has agreed to a condition of approval that requires

the inclusion of multimodal connectivity with the Caropines residential development and

the Tyler’s Ridge commercial3. Town Council finds that, there being no additional

qualified evidence entered into the record of potential negative impacts resulting from the

expansion of proposed permissible uses, there is no expected detrimental impact to the

public health, safety, comfort or general welfare with the inclusion of multimodal

connections with the Tyler’s Ridge commercial development and Caropines residential

development.

6. 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;

Policy P-7 Streetscapes states that “when streets are developed as part of new

developments, ensure that the streets are designed and constructed to support the needs of

all users (e.g., cars, bicycles, pedestrians and, where applicable, truck traffic) in context

with their location and function in the region, Town and neighborhood in which they are

located…” Furthermore, UDO Section 4.12.2(A)(1)(f) states that a Traffic Impact Analysis

3 The applicant has not agreed to this condition as of the writing of this staff report and draft findings of fact. 
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should “ensure that adequate facilities for pedestrians, transit users and bicyclists have been 

provided.” The applicant has agreed to a condition of approval that requires the inclusion 

of multimodal connectivity with the Caropines residential development and the Tyler’s 

Ridge commercial3. Therefore, the proposed expansion of permissible uses within the 

General Business Conditional Zoning District portion of the Mill Creek Master Plan is 

consistent with the future land use designation of Commercial as denoted in the 2016 

Comprehensive Long-Range Plan’s (CLRP) Future Land Use Map.  

Despite the large number of proposed uses, Town Council has determined that sufficient 

evidence was presented that the public interest and welfare, if any of the proposed 

individual uses were to be constructed, outweigh individual interests that are adversely 

affected by the establishment of the proposed use. 
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LAND USE LBCS CODE DESCRIPTION GB‐CD

RESIDENCE OR ACCOMMODATION 
FUNCTIONS

1000 Homes, apartments, housing for the elderly, and hotels

Hotels, Motels, or Other Accommodation 
Services

1300
Lodging and short‐term accommodation for travelers

Hotel, motel, tourist home or torist court
1330 Hotels that do not have gambling services; includes extended‐

stay hotels x

GENERAL SALES OR SERVICES  2000
Comprises the vast majority of establishments associated with 
commercial land use 

Retail Sales or Service and Repair  2100

Establishments with displays of merchandise sold to the 
general public and other businesses, or after‐sales services such 
as repair 

Automobile sales or service establishment  2110
Motor vehicle and parts dealers including repair and 
maintenance 

bicycle sales and repair  2113b  New or used bicycles sales or repair  x

parts, accessories, or tires 2115
Automotive parts and supply stores, automotive stereo stores, 
tire and tube shops x

gasoline service 2116
Gas stations with or without convenience stores or food marts, 
includes truck stops x

automotive repair and maintenance  2117 Repair garages, body and paint shops, oil change, car wash  x
Heavy consumer goods sales or service  2120 Heavy or durable goods sales or services 

furniture or home furnishings  2121 Furniture, flooring, bedding stores, window treatment  x

electronics and appliances 2125
Household‐type appliances, tv's, stereos, including repair shops 
and cell phone stores x

Durable consumer goods sales and service 2130
Wide range of product lines such as apparel, appliances, 
hardware, jewelry, etc.

computer and software 2131
Computers and prepackaged software without other electronic 
equipment, including repair, support, and training x

clothing, jewelry, luggage, shoes, clocks, 
sewing 2133 Including shoe repair and tailoring X
sporting goods, toy and hobby, and musical 
instruments 2134 X

books, magazines, music, videos, CDs, 
stationery, greeting cards, seasonal 
decorations, school and office supplies, etc, 2135 X

Consumer goods, other  2140
Establishments that retail merchandise (except groceries or 
health items) not included in preceding codes 

florist  2141    X
art dealer, supplies, sales and service  2142 Including frame shops  X

mail order or direct selling establishment  2144 Retailing other than in stores  X

Grocery, food, beverage, dairy  2150
Retail food and beverage merchandise from fixed point‐of‐sale 
locations 

grocery store, supermarket, or bakery 2151 Included are meat and seafood markets and delicatessens X
convenience store  2152 Excludes those with fuel pumps  X

MILL CREEK ‐ TABLE OF PERMISSABLE GB‐CD USES
EXHIBIT A 
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specialty food store  2153 Retail specialty food items such as coffee and gourmet foods  X
fruit and vegetable store  2154    X
beer, wine, and liquor store 2155 X

Health and personal care 2160
Retail health and personal care merchandise from fixed point‐
of‐sale locations

pharmacy or drug store 2161 Primarily retail prescription or nonprescription drugs X
cosmetic and beauty supplies and personal 
grooming products 2162 Primarily retail cosmetics, perfumes, toiletries, X
optical and contact lenses 2163 Retail prescription or nonprescription eyeglasses X

Finance and Insurance  2200
Use this category when difficult to differentiate an 
establishment into a subcategory 

Bank, credit union, or savings institution  2210 Central banking functions  X
Investment banking, securities, and 
brokerages  2230

Securities underwriting, brokering, exchange services, 
managing portfolios  X

Insurance‐related establishment  2240 Insurance underwriting, selling insurance  X
Real Estate, and Rental and Leasing  2300 Rent or lease assets 

Real estate services 2310
Lease real estate (except buildings) such as manufactured 
home sites and vacant lots; includes real estate appraisers X

Rental and leasing 2330

Rent tangible goods such as consumer goods and mechanical 
equipment to customers; excludes establishment primarily 
renting equipment with operators

cars 2331 Lease passenger cars without drivers x
Business, Professional, Scientific, and 
Technical   2400 Perform professional, scientific, and technical services 

Professional services  2410
Services provided depend on worker skills and knowledge 
rather than equipment 

legal services  2411 Title abstract, lawyers, notaries  X

accounting, tax, bookkeeping, payroll services  2412    X

architectural, engineering, surveying and 
related services  2413

Architectural, engineering, building inspection, surveying and 
mapping, and laboratory testing (except medical, veterinary, or 
auto emission)  X

graphic, industrial, interior design services  2414 Interior, industrial, and graphic design  X
consulting services (management, 
environmental technical)  2415

Advise and assist businesses on management, scientific, and 
technological issues  X

scientific research and development services  2416
Conduct research or analyze in the physical, engineering, 
cognitive, or life sciences x

advertising, media, and photography services  2417
Advertising, public relations, media buying agencies, direct mail 
advertisers, market research, translation providers  X

Administrative services  2420
Typical office establishments in any business area. Use as a 
default category for most office buildings (nursing staffing) 

office administrative services  2421
Office administration such as billing, record keeping, personnel, 
organizational planning  X

employment agency  2423 Provide employee placement, temporary help  X
copy center, private mail center, other 
business support services  2424

Provide document preparation, telephone answering, 
telemarketing, court reporting, steno typing, FAX, etc.  X

Travel arrangement and reservation services  2430
Promote or sell travel, includes convention and visitors' 
bureaus  X

Food Services  2500 Prepare meals, snacks, and beverages 

Page 50 of 106



Full‐service restaurant  2510
Provide services to patrons who order and are served while 
seated or in combination with takeout  X

Cafeteria or limited service restaurant  2520

Provide services to patrons who order or select items and pay 
before eating; may be consumed on premises, taken out, or 
delivered  X

drive‐through restaurants 2521
Provides drive‐in, drive‐through or drive‐up service to patrons; 
includes most fast‐food restaurants X

Snack or nonalcoholic bar  2530

Prepare and serve specialty snacks, such as ice cream, frozen 
yogurt, cookies, coffee, juices for consumption on or near the 
premises, snowball stand  X

Bar or drinking place 2540
Bars, taverns, nightclubs, primarily serving alcoholic beverages; 
may provide limited food and entertainment  X

Mobile food services  2550
Prepare and serve meals and snacks for immediate 
consumption from motorized vehicles  X

Caterer  2560
Provide single event‐based food services, including banquet 
halls with catering for wedding receptions, etc.  X

Personal Services  2600

Catch‐all category for personal service establishments not 
classified elsewhere such as bail bonding, wedding planning, 
psychic services, etc. 

Personal care  2610 Hair, nail, and skin care and related personal care 

hair, nail, and cosmetic skin care  2611 Barber or beauty shop  X
dieting and weight reducing   2612    X
tanning salon 2614 X
electrolysis, ear piercing, and other personal 
care services  2616    X
Dry cleaning and laundry  2620   

dry cleaning and laundry  2622    X

Photofinishing 2630 Primarily engaged in developing film or making slides, etc X
Special Services  2650   

massage therapist  2651    X

Pet and Animal Sales or Service (except 
Veterinary)  2700

Retails pets and other animals (except for farming purposes) 
and pet supplies, grooming, training, and care taking 

Pet or pet supply store  2710 Retail pets, pet foods, pet supplies  X

Animal and pet services and kennels  2720
Boarding, grooming, sitting, and training (except veterinary and 
horse boarding) 

animal services  2721 grooming and training  X
TRANSPORTATION, COMMUNICATION, 
INFORMATION, AND UTILITIES  4000   

Courier and messenger services  4160
Provide air, surface, or combined courier delivery services of 
Parcels and messages  X

Utilities and Utility Services  4300
Provide utility services such as electric power, gas, water and 
sewage removal 

ARTS, ENTERTAINMENT, AND RECREATION  5000   
Performing Arts or Supporting 
Establishments  5100

Produce or organize and promote live presentations, excludes 
nightclubs 

Theater, dance or music establishment  5110

Companies, groups, or theaters that produce theatrical 
presentations, dance, dinner theaters, and live musical 
entertainment  X

Agent for management services  5150 Agents representing artists, athletes, entertainers, etc.  X
Independent artist, writer, or performer  5160 Independent individuals engaged in art, productions  X
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Amusement, Sports, or Recreation 
Establishment  5300 Operate facilities offering activities and provide services 

Games arcade establishment 5320 Operate arcades and parlors, except gambling, billiard, or pool X
Miniature golf establishment 5340 X
Fitness, recreational sports, gym, athletic club, 
multipurpose facility  5370

Includes archery and shooting ranges, horseback riding, ball 
parks and courts, fitness clubs, and more 

public facilities  5371    X
private facilities  5372    X
Bowling, billiards, pool 5380 X
Skating rink, roller skating 5390 X
Natural and other Recreational Parks 5500 All parks without special economic functions x
EDUCATION, PUBLIC ADMINISTRATION, 
HEALTH CARE, AND OTHER INSTITUTIONS  6000   

Educational Services  6100 Offer teaching and learning 

Nursery or preschool  6110    x

Grade school  6120
Comprises all public, private, and specialty schools between the 
preschool and university level 

special needs education services 6125
offer specialized services such as for the physically or mentally 
disabled x

Public Administration  6200
All government functions, includes federal, state and local 
government agencies 

Legislative and executive functions  6210 Government and public administrative offices  x

Other Government Functions  6300

Use this category for government owned establishments not 
classified elsewhere such as defense and national guard 
establishments  x

Public Safety  6400
Government‐owned establishments providing fire and rescue, 
police, and emergency response services 

Fire and rescue  6410    x
Police  6420 Includes combined police and fire departments  x

Emergency response  6430 Provide ground or air transportation for medical relief purposes  x

Health and Human Services  6500 Provide health care, social assistance, and associated services 

Ambulatory or outpatient care services 6510
Offer health care services directly to patients without providing 
inpatient services

clinics and health spas (Ord. # 1601)  6511

Include physician offices, dentists, chiropractors, optometrists, 
licensed massage therapists, and other licensed or certified 
health care providers   x

family planning or outpatient care clinic  6512 Provide outpatient family planning services and outpatient care  x

medical or diagnostic laboratory  6513
Provide analytic or diagnostic services including medical 
imaging  x

Social assistance, welfare, and charitable 
services 6560

Provide social assistance directly to individuals, does not offer 
residential or accommodation services except for Homeless 
Shelters

child daycare  6562
Provide care for infants and preschool children, offer pre‐
kindergarten education programs  x

services for elderly and disabled 6566 Does not include housing for the elderly x
veterans affairs 6567 x

vocational rehabilitiation  6568
Provide job counseling, job training, and other vocational 
services x

Associations, Non‐Profit Organizations, Clubs  6800
Includes grant making, civic, professional, and similar 
organizations 
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Labor or political organization  6810 Labor unions, political groups, and political fund‐raising groups  x
Business association or professional 
membership   6820

Promote the business interests of their members organization 
or of their profession  x

Civic, social, or fraternal organization  6830    x

CONSTRUCTION‐RELATED BUSINESSES 7000

Build or demolish buildings, leveling, earthmoving, excavating, 
land drainage; should reflect the location of the establishment 
and not where it is performing its services

Building, developing, and general contracting 7100
Custom builders, general contractors, developers, land 
Applicants, and construction management firms x

Unclassifiable or No Fuction 9900

Temporary Uses (Ord. # 1601)  9920
Temporary uses specifically authorized in applicable zoning 
districts by section 5.25 or 5.26  x

Subdivisions  9930   

major  9931    x
minor  9932    x
Combination Uses  9940    x
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Mill Creek - Southern Pines, NC

31

7.0 Bicycle and Pedestrian Connectivity

There are existing sidewalks and bike lanes along both sides of Mill Creek Road from NC 22 to
Airport Road. However, there are no existing pedestrian or bicycle facilities on either NC 22 or
Airport Road in the vicinity of Mill Creek Road. There are striped crosswalks at the existing
driveways along Mill Creek Road, but most are very faded.

There appear to be unpaved connections from Mill Creek Road south to Warrior Woods Road and
to the east towards the Caropines development. While it is possible that sidewalk or multi-use paths
could be provided to these properties, full connections would require right-of-way or easements
from those developments.

Per NCDOT guidelines, any sidewalk or multi-use path along NC 22 would need to be located at
least 20 feet off the edge of travel way. Based on a preliminary review of existing topography, it is
possible that a pedestrian connection could be made on the north/east side of NC 22 from Mill
Creek Road to Olivetree Lane with a pedestrian crossing on the north leg of the intersection.
However, there is a gap in the sidewalk on Olivetree Lane between NC 22 and Capital Road. A
pedestrian connection along either side of NC 22 from Mill Creek Road south to Fen Court would
be challenging due to existing topography, and a pedestrian crossing of NC 22 at Fen Court is not
recommended due to the limited sight distance on northbound NC 22 that resulted in Fen Court
being restricted to right-in/right-out only.

ITE Trip Generation rates indicate that approximately 7-8% of the site traffic could be pedestrian
traffic. However, there are only approximately 30 homes in the Caropines or Warrior Woods
neighborhoods located within ¼ mile (i.e. within typical walking distance) of the site. Even if
sidewalk was provided, the walking distance to the Tyler’s Ridge apartments is approximately ½
mile away, which is farther than most people will walk, especially to/from a grocery store. While
pedestrian or bicycle connections to adjacent developments are encouraged and should be
investigated at site plan review, it is unlikely that a significant percentage of site traffic will use
these connections. Furthermore, these connections would not reduce the volume traffic going
through the roundabout at Airport Road and NC 22 as traffic to/from Caropines, Warrior Woods,
or Tyler’s Ridge would not go through that intersection.

Based on this review, it is recommended that high visibility crosswalks be provided across all
driveways on Mill Creek Road. It is also recommended that high visibility crosswalks be considered
crossing Mill Creek Road at the driveways to development on the east side of Mill Creek Road to
allow people to walk safely from one side of the development to the other.
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From: James Michel
To: Fluitt, Travis
Cc: Paul Saathoff; Alaina Mallette; Gunnels, Roberta
Subject: RE: Mill Creek - TIA
Date: Monday, October 16, 2023 7:51:56 AM

Travis,

See below in red. Feel free to give me a call if you want to talk through anything before resubmitting.

Thanks

James Michel, PE, MBA
Town Engineer/Asst. Public Works Director
801 SE Service Road
Southern Pines, NC 28387
(910)692-1983

From: Fluitt, Travis <Travis.Fluitt@kimley-horn.com> 
Sent: Thursday, October 12, 2023 2:56 PM
To: James Michel <JMichel@southernpines.net>
Cc: Paul Saathoff <psaathoff@koontzjones.com>; Alaina Mallette <amallette@southernpines.net>;
Gunnels, Roberta <Roberta.Gunnels@kimley-horn.com>
Subject: RE: Mill Creek - TIA

James,

Realizing we never closed the loop on these. See responses below. Let me know if you still want
changes made. Glad to discuss as always.

Thanks,

Travis Fluitt, P.E. 
Kimley-Horn | 421 Fayetteville Street, Suite 600, Raleigh, NC 27601 
Direct: 919-653-2948 | Mobile: 919-649-0759 | Main: 919-677-2000

From: James Michel <JMichel@southernpines.net> 
Sent: Tuesday, September 12, 2023 10:51 AM
To: Fluitt, Travis <Travis.Fluitt@kimley-horn.com>
Cc: Paul Saathoff <psaathoff@koontzjones.com>; Alaina Mallette <amallette@southernpines.net>
Subject: FW: Mill Creek - TIA
 
Travis,
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I have the following comments on the TIA as submitted.
1. Has this TIA been provided to NCDOT for comment?

- We had not because we don’t access any NCDOT roadways. Let us know ASAP if you would
like us to do so. Yes, the adjacent roads are NCDOT.

2. Mill Creek is not posted legally. Council has not approved a reduced speed limit on this road
so the actual speed limit is 35 MPH. I believe the 20 MPH is a holdover from when it was
private.

- We can change that, but it won’t change the results of the analysis. Speed limits in Synchro
are only for progression between coordinated traffic signals along a corridor. I understand
that the analysis will not be impacted, but I don’t wont to give the wrong impression.
 

3. I can’t follow the trip projections for the west side.  The existing buildings doesn’t need to
show in the table as this traffic is accounted for in the traffic counts and I think is the source
of my confusion. Please revised to show projections with just the proposed square footage.

- We did it this way because 1) the west side is an expansion with the major trip generator
(i.e. the grocery store) already in place and 2) the trip generation equations for shopping
plaza have a high y-intercept. Therefore, generating the trips for the additional square
footage only would significantly overestimate the trip generation. So we calculated trips for
the additional development on the west side by taking the difference in trip generation
between the existing square footage (approximately 67,000 SF) and the total proposed land
uses (137,417 SF). We also did it this way to show that the total development on the west
side (137,417 SF) plus the proposed development on the east side (73,139 SF) sum to
210,556 SF as proposed in the updated Land Use Master Plan. This makes sense to me, I am
ok with it as is.
 

4. Is 150 ft of storage at the roundabout northbound slip lane adequate to address queuing
issues? The detailed reports indicate a little over 300 feet of queuing.

- I think there is some confusion due to the way SIDRA labels the approaches. The right-turn
queues are projected to be less than 50’ in either peak hour, and in the PM the through
movement will block the right-turn lane unless you make it 800’ long. I’ve marked up the
attached SIDRA reports to help clarify. I’ll defer to NCDOT once they have reviewed.
 

5. Provide additional projections for pedestrian and multimodal trips. The TIA needs to look at
the surrounding greenway/sidewalk networks in the Tyler’s Ridge, Caropines, and Warrior
Woods areas and analyze if connections can be made. Given the several failing intersections, a
reduction in traffic due to additional multi-modal options is a viable option to improve service
levels.

- Based on ITE, approximately 7-8% of the site trips could be pedestrian trips if there were
connecting facilities. While I would love to be able to take that reduction, I don’t see a safe
way to get people over to Tyler’s Ridge. Between the terrain on either side of NC 22 and the
required separation from the road due to the lack of curb and gutter, a sidewalk or path
would either be outside the ROW, not meet ADA standards, or would just not be
constructible at all due to grades, guardrail, etc. Even if you could get a sidewalk down NC 22
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to Fen Court, the sight distance for NB vehicles coming up over the hill is bad, which is why
Fen Ct. is RIRO. Therefore, I would not put a ped crossing anywhere near there. The
southern property is owned by the same group as the Mill Creek property, so I don’t think it
would be an issue to get a connection down to Fen Court. They could even follow the sewer
easement down to Warrior Woods road. If a crossing is problematic at Fen Ct, then the
report should detail the issues and explain why its not a good choice, and then provide the
best alternate location for a cross. .

 The western property is owned by Moore County/Airport so I wouldn’t think getting an
easement through here would be an issue either which could then provide a crossing over to
Olivetree.

If these are problematic for various reasons, they issues should be detailed in the report and
alternatives provided to achieve a similar goal, which could include new trails on the Tyler’s
Ridge property. The developer may not necessarily be responsible for these new trails, but
the options should be provided and discussed as part of the SUP document.
 
I see that there is a golf cart path through Caropines and some potential goat paths that
might be able to be paved to connect this site to Caropines; however, we don’t see a
realistic way to make that connection since most of it is on property controlled by others. So
while it would be nice to make those connections and consider that our mitigation to
address issues at the roundabout, they don’t appear to be viable options. I think the signals
being recommended at either end of Mill Creek Road will entice people to divert to Mill
Creek away from the roundabout, but this will also be built in phases if things need to be
checked as each development comes in.

 Seems like an easy option to run a trail/path down the edge of the Mill Creek property to
connect to a path already in use.

Let me know if you have any questions or want to jump on a call to discuss.

Thanks

James Michel, PE, MBA
Town Engineer/Asst. Public Works Director
801 SE Service Road
Southern Pines, NC 28387
(910)692-1983

From: Paul Saathoff <psaathoff@koontzjones.com> 
Sent: Friday, September 1, 2023 2:25 PM
To: Alaina Mallette <amallette@southernpines.net>
Cc: James Michel <JMichel@southernpines.net>
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Subject: Mill Creek - TIA

Hey Alaina -–We just received the TIA form Kimley Horn.  A PDF is attached.  If you need anything
else, please let me know.

Thanks,

Paul Saathoff

KOONTZJONESDesign
                    LAND PLANNING I LANDSCAPE ARCHITECTURE

150 S PAGE STREET | SOUTHERN PINES, NC 28387 | W: www.koontzjones.com | P: 910.684.8487
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Agenda Item 

To: Town Council 

Via: BJ Grieve, Planning Director 

From: Alaina Mallette, Senior Planner 

Subject: Z-04-23: Request to rezone 1.1 acres located on the west

side of US Hwy 1 between Hyland Hills Road and Skyline

Manor Road from Residential Single-Family (RS-3) to

General Business Conditional Zoning District (GB-CD),

i.e., Expansion of Approved GB-CD under File Z-07-01

Date: December 12, 2023 

I. SUMMARY OF APPLICATION REQUEST

Mr. Corey Longstreet of Windridge Gardens, LLC, and property owner has submitted a

request to extend a prior General Business Conditional Zoning District (GB-CD; i.e., Z-

07-01) to the remaining 1.07 acres of the existing 2.49-acre parcel, which was not included

in the original approval and is zoned Residential Single-Family with 30,000 minimum lot

size (i.e., RS-3). The proposed use would be for lawn and garden supplies and the applicant

volunteers the protection of existing trees on the property. The application illustrates

walking paths through the tree canopy to display statuaries and lawn ornaments in a similar

fashion to the existing GB-CD-zoned portion of the property. The subject parcel is

identified as PARID 20140484 and located in the Hyland Hills neighborhood on the east

side of Valley View Road between U.S. Highway 1 and Skyline Manor Road.

II. PLANNING BOARD RECOMMENDATION

On November 16, 2023, the Town of Southern Pines Planning Board convened to hold a

legislative public hearing regarding application Z-04-23. The public hearing was opened

and concluded on the same day. Planning staff presented a brief description of the subject

parcel, existing lot and adjacent land use, and compliance with rezoning criteria and

conditional zoning standards, per UDO §2.17.9 and §2.17.11. Planning staff concluded by

recommending approval of Z-04-23 with a list of proposed conditions.

Following staff’s comments, Mr. Corey Longstreet responded to the Planning staff’s

presentation and included references to the UDO. He repeated his desire to keep the

existing fencing rather than be required to screen according to outside storage and display

standards in UDO §4.3.5, §5.12, and §5.13. An adjacent neighbor stated that her main

concern is safety with increased business and the potential for increased crime in the

absence of a fence. She stated that the rear fence should remain.

After closing the public hearing, a motion was made by Mr. John Earp and seconded by

Mr. Andy Bleggi. The motion stated that after reviewing the proposed amendments to the

Town of Southern Pines Zoning Map and after considering the criteria for approval of map

amendments found in UDO §2.17.9, the proposed amendment is consistent with the
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Comprehensive Long-Range Plan for the reasons set forth in Attachment 1 of the Planning 

Board’s Z-04-23 staff report as revised by the Planning Board and therefore, recommend 

approval of Z-04-23 with the following conditions amenable to the applicant: 

1) The permitted use shall be restricted to low-volume lawn and garden supplies (i.e.,

LBCS 2123), which may be stored and displayed outdoors using the existing

fencing until changes are proposed to the fencing at which time the fencing shall

be required to conform to the UDO standards at that time.

2) Required buffers—which have been administratively reduced by the Planning

Director to 30’ for the highway, side, and rear yards of the portion of the property

currently being rezoned—shall remain undisturbed (e.g., no tree removal nor site

grading, at a minimum) and existing vegetation shall be considered to comply with

all buffer requirements;

3) Existing clearings for driveway, parking, and building shall be used to protect the

longleaf pine forest; and

4) No manufacturing operation shall occur on site.

The signed Planning Board resolution can be found in Attachment 1 of this staff report. 

The motion carried by a vote of 6-1. 

III. PROJECT INFORMATION

A. Physical Address

1650 Valley View Road

Southern Pines, NC 28387

Parcel ID: 20140484

(PIN 859300804296)

B. Property and

Business Owner/Applicant

Corey D. Longstreet

Windridge Gardens, LLC

Address same as physical

C. Existing Zoning

The subject property is currently zoned RS-3. The principal uses in the RS-3 zoning

district include primarily low-density single-family residences. It is within the Extra-

Territorial Jurisdiction, the Urban Transition Highway Corridor Overlay District, and

the Watershed Protection Overlay District (specifically, the Protected Area that

corresponds with the State’s high-quality water areas).

D. 2040 Comprehensive Plan Designation for General Framework, Conservation

and Development, and Character Districts

General Framework

Generally, the parcel is located in an Area to Preserve, which is meant to safeguard

rural and environmentally-sensitive lands; link residents with parks, recreation

facilities, and nature; and protect open space, natural areas, and rural viewsheds in the

community.

Conservation and Development/Character District 

The proposed development is located in the Rural Living character district and 

conservation and development area, which the comprehensive plan states “are 

characterized by large lots, low-development intensities, and a high degree of 

separation between buildings.” Building types anticipated to be in a Rural Living 

Character District include institutional land uses like churches and schools. The 
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building placement and frontage are intended to prioritize preservation, separated uses 

with 1- to 2-story maximum building height. 

 

Lots should generally be large with large front, rear, and side setbacks providing a high 

degree of separation between buildings on adjacent lots. Small nodes of commercial 

activity are considered appropriate, sporadically, if the design and character reinforce 

the surrounding rural landscape and are unique, but complementary to the town's 

culture, history, and traditions. Future development in rural living areas should be 

sensitive to existing natural resources including tree stands. Mass grading or tree 

clearing should be avoided in rural areas. 

 

E. Prior Development Approval on Previously Rezoned Portion of the Property, 

Which Does Not Include the Portion of the Property in Question 

Z-07-01 Corey Longstreet 

In 2001, application of Z-07-01 rezoning from RS-2 to GB-CD included 

correspondence, surveys, and some images (see Attachment 4). The Town Council at 

the time approved the rezoning “based on the CU as stated,” according to the meeting 

minutes from February 2002. However, no ordinance nor additional information about 

approved conditions have been uncovered by the Planning Department.  

 

Furthermore, the applicant stated to Planning staff that after the current GB-CD portion 

of the property was approved by the Town Council in 2002, the Planning Director at 

the time told the applicant that the lot did not meet minimum frontage requirements. 

So, the survey was modified to extend the proposed parcel from what was approved to 

the current northeastern property line. However, the extension of the parcel did not 

extend the zoning, which remained residential. According to UDO §3.4.3, each portion 

of a parcel more than 2 acres with split zoning that meets minimum lot size 

requirements must follow all standards for each respective zoning district. The current 

application is to extend the current land use into the portion of the parcel zoned 

residential. 

 

Note that the zoning requirements have changed since 2002, so buffers and other 

standards are different than they were for the applicant’s rezoning application Z-07-01. 

Furthermore, a decision on the current application does not amend the prior 

development approval for the existing portion zoned GB-CD, which can continue to 

operate following the standards held to that portion of the property at the time it was 

approved and developed. 
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Figure 1: Vicinity Zoning Map (approximate boundaries of proposed map amendment are outlined in thick yellow lines). 

 
  

N 

 
Z-04-23 Corey Longstreet

 
December 2023 Town Council

 
4 of 12Page 72 of 106



Figure 2: Subject Property as of April 17, 2023, with Approximate Boundaries of Proposed Map Amendment. 
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IV. STAFF REVIEW 

 

1. Application Review Dates 

Application Submitted: October 9, 2023 

Application Deemed Complete: October 10, 2023 

Planning Board Public Hearing Notice: 

Publication: Emailed to The Pilot on October 27 for publication on November 8 

and 16, 2023 

Mail: October 30, 2023 

Signage: October 31, 2023 

Internet: October 27, 2023 

Planning Board Agenda Meeting: November 9, 2023 

Regular Meeting Regular Meeting: November 16, 2023 

• The Planning Board held a public hearing for this request. The meeting 

provided an opportunity to hear comment from any member of the public on 

this legislative matter. 

Town Council Agenda Meeting: December 5, 2023 

Town Council Regular Meeting: December 12, 2023 

• The Town Council will hold a public hearing for this request. The meeting will 

provide an opportunity to hear comment from any member of the public on this 

legislative matter. 

• Notices of the Town Council’s public hearing were posted, mailed and 

published as required by the UDO. 

 

2. Staff Consistency Evaluation Based on Criteria for the Rezoning of Subject Parcel 

for Zoning Map Amendment Review per UDO § 2.17.9 

When reviewing an application for zoning, the Town Council shall consider and be 

guided by the following criteria, as set forth in UDO §2.17.9 and outlined below. 

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. 

 

(A) Consistency. Rezoning shall be consistent with the adopted Comprehensive Plan. 

 

Consistency with the 2040 Comprehensive Plan has been reviewed by looking at 

the description of the proposed use of a conditional zoning district on Page 2 of the 

application, which states “the proposed use… is as follows: to expand the natural 

sandy walking paths for the display and sales or statuary and lawn ornaments 

through the existing mature longleaf pine forest canopy…”, as well as the 

applicant’s narrative and proposed site plan. This proposed conditional zoning 

district is consistent with the Plan’s General Framework Map, the Conservation and 

Development Map, and the Character District Map. Therefore, the proposed new 

commercial conditional zoning district would be consistent with the Plan. 
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(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 produces 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.

Neighboring lands adjacent to and within a quarter-mile of the subject parcel are 

zoned RS-3; Residential Single-Family (RS-2 for minimum lot size of 20,000 

square feet); Rural Residential; Facilities, Resources, and Recreation; Rural Estate, 

and Residential Multi-Family 1. The property is also within a quarter-mile of Moore 

County zoning, including Rural Equestrian and Residential and Agricultural 

districts. Considering this mix of rural land uses, the intended character of the Rural 

Living character district, and the proposed extension of the existing use, the 

proposed GB-CD conditional zoning would be substantially consistent with the 

surrounding area, thus having negligible adverse impacts on neighboring lands. 

Figure 3: Subject Property as Seen on October 10, 2023 Site Visit 

(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.

RS-3 was primarily created for low-density single-family residences. The portion 

of the parcel in question (approximately 46,600 square feet) only has access through 

Windridge Gardens, which would create a significant access issue if subdivided and 

developed for residential use. Therefore, the residential portion of the subject parcel 

is not suitable as presently zoned. 
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However, the proposed rezoning request is consistent with rural living character 

district in that it prioritizes preservation, low-development intensity, and large 

buffers with adjacent residential parcels. Furthermore, small nodes of commercial 

activity are considered appropriate, if the design and character reinforce the 

surrounding rural landscape and are unique, but complementary to the town's 

culture, history, and traditions. The voluntary conditions on this GB-CD would 

make the proposed rezoning suitable to the area. 

 

(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.  

 

No health, safety, or welfare concern has been identified based on the information 

that was provided in the application. Staff has not identified any concerns based on 

site visits and routine analysis of the subject parcel and surrounding area. However, 

it should be noted for the record that no detailed site assessment has been conducted 

nor is one required in order to request a rezoning. Lastly, there are no historic or 

archeological sites on the subject property to the applicant’s and Planning staff’s 

knowledge. 

 

(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.  

 

See comments under “(A) Consistency.” The preservation of the existing longleaf 

tree canopy—as proposed by the applicant—is central to many public policies 

within the Town of Southern Pines. 

 

(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 rezoning is for a portion of a 2.49-acre single lot that has 1.42 acres currently 

zoned GB-CD and 1.07 acres currently zoned RS-3. There has been a 3.4% 

population growth between 2020 and 2022, according to the 2040 Comprehensive 

Plan that cites the Triangle Business Journal (2023). The Town has also seen an 

increase in the number of proposed housing developments, which is a substantial 

change. Therefore, presumably, there is a larger demand for commercial goods, 

such as lawn and garden supplies. 
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(G) Other Factors. The Hearing Body may consider any other factors relevant to a 

rezoning application under state law.  

 

In addition to this criterion, UDO §2.17.11(E) further states that in the course of 

evaluating the proposed use, the Town Council may request additional information 

deemed appropriate to provide a complete analysis of the proposal. Per UDO 

§2.17.11(B) and (F), any use permitted under conditional zoning must also conform 

to the regulations for the corresponding general zoning district, and no approval can 

be granted until it is determined that the proposed use will meet all standards and 

requirements applicable to the use. Regulations applicable to the General Business 

zoning district, as described in UDO §3.5.9, and proposed commercial use include: 

• All Urban Transition HCO standards in UDO §3.6.5 and Exhibit 3-13, 

including required buffers and setbacks for the portion of the subject 

property in question (i.e., 50’ landscape buffers, 75’ building setback, and 

50’ parking setback). 

• Outdoor storage, display, and operations shall comply with UDO §5.12 and 

§5.13. 

o UDO §5.12. Outside storage cannot be stored in the open or exposed 

view from adjacent sites, streets, or sidewalks; storage areas must 

be fully enclosed by a brick, masonry, wooden, or solid-face fence 

between 6’ and 8’ tall; required buffers shall be located between the 

fence and the property line adjacent to residential zones; and buffers 

that are required must be increased 20% (i.e., a total of 60’ rather 

than the required 50’ Urban Transition HCO buffers) between 

storage areas and property lines and comply with landscape 

screening standards.  

▪ The Planning Director has granted the applicant a 50% 

reduction in buffer requirements considering the applicant 

will leave the entire site undisturbed, visibility is naturally 

limited due to the topography, and screening from existing 

fencing will be maintained. Therefore, the applicant must 

maintain a minimum 30’ undisturbed buffer. See Figure 4. 

▪ UDO §4.7 states that fences must comply with fencing 

requirements unless specifically approved as part of a 

Conditional Zoning. Therefore, the outside storage 

requirements may be modified to permit the use of existing 

fencing. 

o UDO §5.13. Outside Operations. Outdoor displays in GB zoning 

districts shall be limited to the displays within areas that are enclosed 

by walls or fences. 

• All Watershed Protection Overlay District standards in UDO §3.6.8 and 

Exhibit 3-14. 

 

 

 

 

 
Z-04-23 Corey Longstreet

 
December 2023 Town Council

 
9 of 12Page 77 of 106



 

Figure 4: Buffer Requirements for Outside Storage 

 
• No commercial structures are proposed as part of the site plan. According 

to UDO §2.17.11(H), “Only those uses and structures indicated in the 

approved petition and Site Plan shall be allowed on the subject property.” 

• Side and rear setbacks for accessory buildings and structures (excluding 

fences) that are ≤12’ shall have a minimum setback of 5’ and the setback is 

increased by 2’ for every additional 1’ in height of the structure. 

• Furthermore, any commercial development is subject to UDO §4.3 

Landscaping Code, §4.5 Off-Street Parking and Loading, §4.6 Sign Code, 

§4.7 Fences and Walls, §4.8 Lighting, §4.10 Development Design 

Standards, §Drainage, Erosions Control, Storm Water Management, §4.15 

Utilities, and applicable standards in Chapter 5, such as accessory 

uses/structures and outdoor storage. 

 

(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 range 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. 

 

The rezoning request is for a conditional zoning district that is restricted to lawn 

and garden supplies. Therefore, the Planning Board may review and consider the 

applicant’s representations, including the marked-up survey on Page 5 of 

Attachment 2. 

 

3. Outside Agency Comments 

 

A request for comments was emailed to agencies on October 27, 2023. Agencies 

notified include Town of Southern Pines Streets, Public Works, Utilities, Fire, 

Recreation and Parks, and Engineering departments, the Regional Land Use Advisory 

Commission (RLUAC), United States Fish and Wildlife Services (US FWS), the 

Moore County Airport, and the North Carolina Department of Transportation 

(NCDOT). No comments were received at the time of writing this staff report. If any 

Up to 12% 
or 24% 

Impervious 
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comments come in prior to the public hearing, they will be presented by Planning staff 

during the public hearing. 

 

4. Staff Recommendation 

 

Approval of a conditional zoning district approves a specific use with reasonable 

conditions that mitigate the negative impacts of the proposed development and ensure 

compatibility with the surrounding area. Only conditions approved by the Town 

Council and consented to by the petitioner in writing may be incorporated into the 

conditional zoning district. If the applicant ever wishes to change an approved 

condition, they must follow the same rezoning procedure required to amend the official 

zoning map unless considered a minor change per UDO §2.17.11(K). 

 

Planning staff recommend that the hearing bodies approve the rezoning request 

for the RS-3 portion of Parcel ID 20140484 from RS-3 to General Business 

Conditional Zoning District with an extension and updated list of conditions on 

the district, if consented to by the applicant, as follows: 

• The permitted use shall be restricted to low-volume lawn and garden 

supplies (i.e., LBCS 2123), which may be stored and displayed outdoors 

using the existing fencing (see Attachment 3). When new fencing is 

proposed, the fencing may remain between the use and the 30’ buffers and 

shall be required to conform with the UDO standards at that time; 

• Required buffers, which have been administratively reduced by the 

Planning Director to 30’ for the highway, side, and rear yards of the 

portion of the property currently being rezoned, shall remain undisturbed 

(e.g., no tree removal nor site grading, at a minimum) and existing 

vegetation shall be considered to comply with all buffer requirements; 

• Existing clearings for driveway, parking, and building shall be used to 

protect the longleaf pine forest; and 

• No manufacturing operation shall occur on site. 

 

V. ATTACHMENTS 

The following materials are provided as attachments to this staff memorandum: 

 

1. Signed Planning Board Resolution Adopting a Written Recommendation for the 

Zoning Map Amendment Application 

2. Zoning Map Amendment Application, Narrative for Proposed Amendment, and 

Proposed Site Layout 

3. Images of Existing Fencing 

4. Z-07-01 Prior Development Approval for GB-CD 

 

Additional documents related to this application including (but not limited to) 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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VI. 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

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. To

assist the Town Council, town staff have prepared the following draft motions for

consideration, modification as necessary, and adoption:

I move that after reviewing the proposed rezoning and the criteria for consideration 

of zoning amendments, and after considering the comments received at the Town 

Council’s public hearing and the Planning Board’s written recommendation: 

1. The proposed amendment to the Town of Southern Pines Zoning Map is reasonable,

in the public interest, and consistent with the current character of the Hyland Hills

neighborhood and the criteria set forth in the Town of Southern Pines Unified

Development Ordinance §2.17.9 and standards in §2.17.11 for reasons set forth in

the Planning Board’s resolution. Therefore, the requested rezoning from RS-3 to

GB-CD is a reasonable request for the reasons mentioned in the Planning Board’s

resolution and within this staff report for Z-04-23;

And, therefore, I move to: 

1. Approve Z-04-23 as submitted and as set forth in attachments to staff report Z-04-

23 with the following mutually agreed upon conditions

a. The permitted use shall be restricted to low-volume lawn and garden

supplies (i.e., LBCS 2123), which may be stored and displayed outdoors

using the existing fencing. When new fencing is proposed, the fencing may

remain between the use and the 30’ buffers and shall be required to conform

with the UDO standards at that time;

b. Required buffers, which have been administratively reduced by the

Planning Director to 30’ for the highway, side, and rear yards of the portion

of the property currently being rezoned, shall remain undisturbed (e.g., no

tree removal nor site grading, at a minimum) and existing vegetation shall

be considered to comply with all buffer requirements;

c. Existing clearings for driveway, parking, and building shall be used to

protect the longleaf pine forest; and

d. No manufacturing operation shall occur on site.

-OR-

2. Deny Z-04-23.
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This 6' chain-link fence begins at the 
edge of the previously approved GB-
CD. It is parallel to and about 73' from 
the front lot line.
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The 6' chain-link fence (right) connects 
to another 6' chain-link fence (above) 
and runs parallel to and about 73' from 
the side lot line, which has a split-rail 
fence, as well.

Page 89 of 106



View through the 6' chain-link fence 
towards PARID 00040864, i.e., 297 and 
329 Brooks Lane.
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This 6' chain-link fence continues 
toward the rear of the property where 
it becomes a 6' opaque wood fence, 
which ends at the rear property line.
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The rear property line contains an 
existing 6' opaque wood fence, which 
extends into the previously approved 
GB-CD.
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MINUTES

Regular Meeting of the Town of Southern Pines Town Council
February 12, 2002, 7:00 PM, Council Chambers

Present were:	 Mayor Frank Quis, Mayor Pro-Tern Michael Haney,
Councilmember John McInerney, Councilmember Marquita
Daniels

Absent:	 Councilmember Elizabeth Rounds

Councilmember Daniels made a motion to add as Item 5 to the agenda, Moore
County Transportation Plan Committee Appointments. Motion was seconded by
Councilmember McInerney and carried unanimously.

1. Consent Agenda

A. Adopt minutes of regular meeting of December 11, 2001, and Special
Meeting of December 17, 2001, as written.

B. Annexation –AX-01-02, McNeil, L.P.
• Resolution Directing Clerk
• Resolution calling Public Hearing

C. Resolution Confirming Non-Inclusion of Street
• Elm Circle

D. Board Appointments
• Appearance Commission – Martha Graham
• Fireman's Relief Fund Board – Johnny Burns

E. Longleaf Minor Modification

F. G.S. 143-64.32 Resolution

G. Certification of Firefighter Roster

Upon motion by Councilmember McInerney, seconded by Mayor Pro Tern Haney and
carried unanimously, the Consent Agenda was adopted.

2. Referrals

A. Z-05-01 Pete Mace
Request to rezone 156.5 acres from RS-2 and RS-3 (Residential Single
Family) to RE (Rural Estate). The property is located on the North side of
Camp Easter Road/Aiken Road and East of NC Hwy.22.
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Clyde Holt, Attorney for the petitioner faxed a request to defer the vote on
this issue to a later date. Council decided to continue with the vote.

Mayor Pro Tern Haney made a motion to deny Z-05-01. Motion was
seconded by Councilmember McInerney.

Councilmember Daniels stated she has been to the site – it's beautiful.
The use is more properly RE – Councilmember Daniels doesn't want to see
150 houses in this area. She stated she would rather see 12-14 houses –
this would keep the ambiance. She does not see this as urban area.

The vote was called as follows:

Daniels – No
McInerney – Aye
Haney – Aye
Quis – Aye

Motion carries.

B. Z-07-01 Corey Lonqstreet
Request to rezone 1.987 acres from RS-2 (Residential Single Family) to
GB-CD (General Business-Parallel Conditional Use). The property is
located at S.R. 1857 Valley View Road and Us Hwy #1.

Councilmember Daniels made a motion to adopt Z-07-01 based on the CU
as stated. Motion was seconded by Councilmember McInerney.

Councilmember Daniels said she'd gone to the site. It's noisy with traffic
and not a place for a house. This is probably a much better use than other
things.

The Mayor inquired what the zoning is limited to. Mr. Nuckols replied
statuary sales.

Mayor Pro Tern Haney asked if the property was sold, what will the use be?
Mr. Nuckols responded the same.

The Mayor stated he wants to make sure the entry way to Southern Pines
is protected.

Councilmember McInerney stated this is "worth a shot".

The motion was called as follows:

Daniels – Aye
McInerney – Aye
Haney–Aye
Quis – No

Motion carries.
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ORDINANCE #3022
AMENDING THE ZONING MAP OF THE TOWN OF SOUTHERN PINES

Z-04-23

THAT WHEREAS, after notice duly given according to law, a public hearing was held before the 
Town of Southern Pines Town Council at its regular business meeting on December 12, 2023 at 6:00 
PM for the purpose of considering and passing of an ordinance amending the Zoning Map of the 
Town of Southern Pines, North Carolina; and

WHEREAS, after the completion of said public hearing, and upon consideration of the 
reasonableness of the request, compliance with the criteria for a zoning map amendment found in 
UDO §2.17.9 and standards for conditional zoning found in UDO §2.17.11, as well as consistency 
with the adopted 2040 Comprehensive Plan, the Southern Pines Town Council approved petition Z-
04-23 to amend the Zoning Map of the Town of Southern Pines;

NOW, THEREFORE, BE IT ORDAINED AND ESTABLISHED by the Town of Southern 
Pines Town Council, in regular session assembled on the 12th day of December, 2023:

Section 1. That the Zoning Map of the Town of Southern Pines on file in the office of the 
Town Clerk be amended to reflect that the parcel located in the Hyland Hills neighborhood on 
the east side of Valley View Road between U.S. Highway 1 and Skyline Manor Road be rezoned 
General Business Conditional Zoning District (GB-CD). The subject parcel is described as 
follows:

Tract #1, Undeveloped Area, with a net undeveloped area of approximately 1.069 acres as 
set forth on a map recorded in Plat Cabinet 9, Slide 412, Moore County Register of Deeds.

Section 2. That the above described property be developed as described and depicted in file 
#Z-04-23 and held to the following conditions accepted in writing by the Grantee listed on 
Deed Book 4435 Page 160:

a. The permitted use shall be restricted to low-volume lawn and garden supplies (i.e., LBCS 
2123), which may be stored and displayed outdoors using the existing fencing. When new 
fencing is proposed, the fencing may remain between the use and the 30’ buffers and shall 
be required to conform with the UDO standards at that time;

b. Required buffers, which have been administratively reduced by the Planning Director to 
30’ for the highway, side, and rear yards of the portion of the property currently being 
rezoned, shall remain undisturbed (e.g., no tree removal nor site grading, at a minimum) 
and existing vegetation shall be considered to comply with all buffer requirements;

c. Existing clearings for driveway, parking, and building shall be used to protect the longleaf 
pine forest; and

d. No manufacturing operation shall occur on site.

Section 3. That this Ordinance shall be and shall remain in full force and effect from the date 
of its adoption until otherwise amended.

Adopted this 12th day of December, 2023.

I certify that this Ordinance was adopted by the Town Council of the Town of Southern Pines at its 
meeting on December 12, 2023 as shown in the Minutes of the Town Council meeting for that date.

______________________________
Elizabeth Robertson, Town Clerk
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