
October 15, 2025

M E M O R A N D U M

TO: Cumberland County Joint Planning Board

FROM:            Rawls Howard, Director of Planning & Inspections

SUBJECT: October 21, 2025, Meeting

The next scheduled meeting of the Cumberland County Joint Planning Board will be held on 
Tuesday, October 21, 2025, at 6:00 p.m., in Hearing Room #3 of the Historic Courthouse
at 130 Gillespie Street. You will find the following information included in your packet:

1. Tentative Minutes of the August 19, 2025 and September 16, 2025, meetings.
2. Tentative Agenda for the October 21, 2025, meeting.
3. Information on cases ZNG-012-25, ZON-25-0022, ZON-25-0033, ZON-25-0034, ZON-25-

0035, ZON-25-0036, ZON-25-0037, ZON-25-0038, ZON-25-0039, ZON-25-0040, ZON-
25-0041, ZON-25-0042, ZON-25-0043, and DEV-0120-25.

Should you have any questions about the enclosed materials, please call me at 678-7618.
 

 



 

 

Tentative AGENDA
October 21, 2025 

6:00 P.M.

I. INVOCATION AND PLEDGE OF ALLEGIANCE

II. ADJUSTMENTS TO / APPROVAL OF AGENDA

III. PUBLIC MEETING WITHDRAWALS / DEFERRALS

IV. ABSTENTIONS BY BOARD MEMBERS

V. APPROVAL OF THE MINUTES OF AUGUST 19, 2025 & SEPTEMBER 16, 2025

VI. CHAIRMAN’S WELCOME AND RULES OF PROCEDURE

VII. PUBLIC MEETING CONSENT ITEMS

REZONING CASES

A. ZNG-012-25: Initial zoning of 14.97 +/- acres to C2(P) Planned Service and Retail District, 
located approximately +/- 200ft East from the intersection of Town Center Dr and Rockfish 
Rd. REIDs 9494870736000, 9494872795000, 9494875714000, 9494878784000, 
9494980467000 (portion). Submitted by Lori S. Epler (applicant) on behalf of Palmer 
Williams, Sycamore Corner LLC, SRW Builders LLC, Williams Timber LLC, and Great 
Oaks Property Holdings LLC (Owners). (Hope Mills)

B. ZON-25-0022: Rezoning request from C(P) Planned Commercial District and C-3 Heavy 
Commercial District to R-5/CZ Residential District Conditional Zoning or to a more 
restrictive zoning district for two parcels totaling 9.02 +/- acres; located at 604 N. Main St 
and the abutting parcel located at the northeast corner of Rainbow Ct and N. Main St; 
submitted by Alex Edwards (Agent) on behalf of Gwendolyn and Lorenzo McLean Jr 
(Owners/Applicant) and BBC Enterprises (Owner/Applicant). (Spring Lake)

C. ZON-25-0034: Rezoning request from R40 Residential District to A1 Agricultural District 
or to a more restrictive zoning district for 7.00 +/- acres of a 14.50 +/- acres parcel; located 
southeast of Abco Ln and northwest of Dudley Rd; submitted by Carl Sims (Agent) on 
behalf of Albert W Robinson Jr. (Owner).



 

D. ZON-25-0035: Rezoning request from RR Rural Residential District to A1 Agricultural 
District or to a more restrictive zoning district for a parcel comprising 374.57 +/- acres; 
generally located north of the Cape Fear River, south of McBryde St, 1.8 miles west of the 
intersection of Lane Road and Slocomb Rd, and one mile east of River Bend Rd; submitted 
by J. Scott Flowers (Agent) on behalf of Keith L. McCormick Revocable Trust (Owner).

E. ZON-25-0036: Rezoning request from RR Rural Residential and PND Planned 
Neighborhood District to A1 Agricultural District or to a more restrictive zoning district for 
twelve parcels comprising 1,038.09 +/- acres; all located north of the Cape Fear River and 
east and north of Slocomb Rd, along the north and south side of McBryde St, and  
approximately 1.25 miles west of the intersection E. Reeves Bride Road and McBryde St, 
submitted by J. Scott Flowers (Agent) on behalf of McCormick Farms Limited Partnership 
(Owner).

F. ZON-25-0037: Rezoning request from A1 Agricultural, RR Rural Residential, PND 
Planned Neighborhood District, and CD Conservancy District to A1 Agricultural District or 
to a more restrictive zoning district for six parcels comprising  775.88 +/- acres; located 
north of the Cape Fear River, along the north and south sides of McBride St and Slocomb 
Rd, and approximately three-quarters of a mile west of Lane Road; submitted by J. Scott 
Flowers (Agent) on behalf of McCormick Farms Limited Partnership (Owner).

G. ZON-25-0038: Rezoning request from R6 Residential District to C2(P) Commercial District 
or to a more restrictive zoning district for a parcel comprising of 0.67 +/- acres; located at 
3241 Natal St.; submitted by Lino Abreu (Agent/Owner). 

H. ZON-25-0039: Rezoning request from A1 Agriculture District to R40A Residential District 
or to a more restrictive zoning district for a parcel comprising of 2.40 +/- acres; located at 
6650 Oak Grove Church Road; submitted by Mike Adams, Maps Surveying (Agent) on 
behalf of Crystal McGee (Owner).

I. ZON-25-0040: Rezoning request from C3 Heavy Commercial District to R6 Residential 
District or to a more restrictive zoning district for a parcel comprising of 1.03 +/- acres; 
located at 1410 and 1414 Lillington Hwy; submitted by Edward Ball (Agent) on behalf of 
Charlie Ball (Owner).

J. ZON-25-0041: Rezoning request from A1 Agriculture District to R40A Residential District 
or to a more restrictive zoning district for a parcel comprising 1.79 +/- acres; located at 
5888 Butler Nursery Rd.; submitted by Joseph Wilson Marsh (Owner). 

K. ZON-25-0042: Rezoning request from R40 Residential District to R40A Residential District 
or to a more restrictive zoning district for a parcel containing 1.50 +/- acres; located at 
3158 Beard Rd.; submitted by Lawrence and Patricia McLemore (Owners). (Eastover)

L. ZON-25-0043: Rezoning request from A1A Agriculture District and CD Conservancy 
District to M1(P)/CZ Manufacturing District Conditional Zoning or to a more restrictive 
zoning district for 4.92 +/- acres of a parcel comprising 193 +/- acres; located at 8421 
Burnett Rd.; submitted by Stephen Cain (Agent) on behalf of David Kemnitz (Owner). 

VIII. PUBLIC MEETING CONTESTED ITEMS



 

REZONING CASES

A. ZON-25-0033: Rezoning request from A1 Agricultural District to R30A Residential District 
or to a more restrictive zoning district for a parcel comprising 3.97 +/- acres; located at 
10255 Ramsey St; submitted by James Edgar Houston Brown II and Dezia Brown 
(Owners). 

IX. PUBLIC HEARING ITEMS

WAIVERS

A. DEV-0120-25: Consideration of Subdivision Waiver(s) from Section 2404.E(3)[a] and [c], 
Location of Manufactured Home Spaces, and Section 2404.F, Street Access, Cumberland 
County Subdivision Ord, for the reduction in minimum spacing requirements between 
manufactured home spaces and the reduction in the setback distance from a street right-
of-way for all manufactured home spaces, and  waiving internal driveway access 
requirements for Space No. 14, for a manufactured home park on two parcels comprising 
8.83  +/- acres  located at  the northeast corner of McArthur Rd and Jacob St; submitted 
by Fernando Orozco (Agent) on behalf of Fayetteville NC MHP LLC (Owner).

X. ITEMS OF BUSINESS

XI. DISCUSSION

XII. ADJOURNMENT



 
TENTATIVE MINUTES 

August 19, 2025 
 

Members Present                   Members Absent Others Present                                 
Mr. James Baker, Vice- Chair Ms. Kassandra Herbert Mr. Rawls Howard, Director 
Ms. Betty Lynd Mr. Tom Lloyd, Chair Mr. David Moon, Deputy Director 
Mr. Stan Crumpler  Mr. Rick Moorefield, County Att. 
Mr. Todd Mobley  Mrs. Amanda Ozanich, Exec. Asst. 
Mr. Mark Williams  Mr. Tim Doersam, Planner II 
Mr. Charles Jones    Mr. Richard Fagan, Planner II 
Mr. William Walters  Mr. Trey Smith, Planning Manager 
Ms. Jamie McLaughlin   
   

I. INVOCATION AND PLEDGE OF ALLEGIANCE 
  
Mr. Baker called the meeting to order at 6:00 PM. Mr. Crumpler delivered the invocation 
and led those present in the Pledge of Allegiance. 
 

II. ADJUSTMENTS TO / APPROVAL OF AGENDA  
 
Mr. Baker asked if there were any adjustments to the agenda. Mr. Howard informed the 
Board that there were none.  
 
Mr. Crumpler made a motion, seconded by Mr. Walters to approve the agenda, as 
submitted by staff. Unanimous approval.  
 

III. PUBLIC MEETING WITHDRAWAL/DEFERRALS 
 

There were none. 
 

IV. ABSTENTIONS BY BOARD MEMBERS 
 
There were none.   
 

V. APPROVAL OF THE MINUTES OF JULY 15, 2025 
 

Mr. Baker recalled that at the July 15, 2025 meeting, the Board deferred an 
action and requested Mr. Carr relay to Mr. Moorefield a request for 



information be given to the board via emails before the next meeting. The 
board recalled the same and stated that no one received the requested 
information.  

 
Mr. Moorefield stated he did not get the message and that he did not provide 
any information.   

 
Board members expressed concerns over a lack of specific information 
placed in the minutes regarding Case ZON-25-0023 and lack of response 
for a request to receive emails regarding legal clarifications to questions.  

 
Mr. Crumpler made a motion, seconded by Ms. McLaughlin to direct staff to add 
language to the July 15, 2025 minutes for Case ZON-25-0023 to indicate that the 
board asked for a pathway to be given to them via email or some other form so that 
the board could look at it before this meeting. The Board approved the July minutes 
with this amendment.  Unanimous approval. 
 

VI. CHAIRMAN’S WELCOME AND RULES OF PROCEDURE 
 

Mr. Baker read the Chairman’s Welcome and Rules of Procedure. 
 

VII. PUBLIC MEETING CONSENT ITEMS 
REZONING CASES 

 
A. ZNG-011-25: Text Amendment to the Town of Hope Mills Subdivision Ordinance to 

update and amend as needed throughout the ordinance. (Hope Mills)  

In Case ZNG-011-25, the Town of Hope Mills Planning staff recommends approval 
Text Amendment to the Town of Hope Mills Subdivision Ordinance to update and 
amend as needed throughout the ordinance. 
 
In Case ZNG-011-25, Mr. Crumpler made a motion, seconded by Ms. Lynd to 
recommend approval of the Text Amendment to the Town of Hope Mills 
Subdivision Ordinance to update and amend as needed throughout the 
ordinance. Unanimous approval.  
 

B. ZON-25-0030: Rezoning from R6A Residential District to C2(P) Planned Service and 
Retail District or to a more restrictive zoning district for a parcel comprising 3.72 +/- 
acres; located at 6235 Camden Rd and 6320 Rockfish Rd; submitted by Thomas 
Neville (Agent) on behalf of Charles Koonce, Donald Koonce Heirs, Peggy Koonce, 
and Tanna Kim Hutton (Owners). 

 
In Case ZON-25-0030, Planning and Inspections staff recommends approval of the 
rezoning request from R6A Residential District to C2(P) Planned Service and Retail 
District. Staff finds that the request is consistent with the Southwest Cumberland Land 
Use Plan which calls for “Mixed Use” at this location. Staff also finds that the request 



is reasonable and in the public interest as it is compatible to and in harmony with the 
surrounding land use activities and zoning. 
 
In Case ZON-25-0030, Mr. Crumpler made a motion, seconded by Ms. Lynd to 
recommend approval of the rezoning request from R6A Residential District 
Residential to C2(P) Planned Service and Retail District. The board finds that 
the request is consistent with the Southwest Cumberland Land Use Plan which 
calls for “Mixed Use” at this location. The board also finds that the request is 
reasonable and in the public interest as it is compatible to and in harmony with 
the surrounding land use activities and zoning. Unanimous approval. 
 

C. ZON-25-0031: Rezoning from A1/CZ Agricultural District Conditional Zoning to A1A 
Agricultural District or to a more restrictive zoning district for a parcel comprising 
1.00 +/- acres; located at 10785 Dunn Rd; submitted by Timothy and Troi Buckholz 
(Owners).  
 
In Case ZON-25-0031, Planning and Inspections staff recommends approval of the 
rezoning request from A1/CZ Agricultural District Conditional Zoning to A1A 
Agricultural District and find that: 1. Approval is an amendment to the adopted, current 
Vision Northeast Land Use Plan and that the Board of Commissioners should not 
require any additional request or application for amendment to said map for this 
request. 2. The requested district is more complimentary with plan policies by 
proposing uses that are less intense than the current use allowed on the property. 3. 
The proposed district allows residential uses that are commonly found in the 
immediate area. Staff also finds that the request is reasonable and in the public 
interest as it is compatible to and in harmony with the surrounding land use activities 
and zoning. 
 
In Case ZON-25-0031, Mr. Crumpler made a motion, seconded by Ms. Lynd to 
recommend approval of the rezoning request from A1/CZ Agricultural District 
Conditional Zoning to A1A Agricultural District and find that: 1. Approval is an 
amendment to the adopted, current Vision Northeast Land Use Plan and that the 
Board of Commissioners should not require any additional request or 
application for amendment to said map for this request. 2. The requested district 
is more complimentary with plan policies by proposing uses that are less 
intense than the current use allowed on the property. 3. The proposed district 
allows residential uses that are commonly found in the immediate area. The 
board also finds that the request is reasonable and in the public interest as it is 
compatible to and in harmony with the surrounding land use activities and 
zoning. Unanimous approval. 
 

VIII.  PUBLIC MEETING CONTESTED ITEMS 
 

REZONING CASES 
 



A. ZON-25-0023: Rezoning from A1 Agricultural District to R40/CZ Residential District 
Conditional Zoning or to a more restrictive zoning district for a parcel comprising 10.16 
+/- acres; located at the northwest corner of the intersection of Hayfield Rd. and South 
River School Rd; submitted by Mike Adams (Agent) on behalf of JF Johnson Family 
Farms LLC (Owner/Applicant). 
  
In Case ZON-25-0023, Planning and Inspections staff recommends approval of the 
rezoning request from A1 Agricultural District to R40/CZ Residential District 
Conditional Zoning and find that the request is consistent with the Bethany Area 
Land Use Plan which calls for “Rural” at this location. Staff also finds that the request 
is reasonable and in the public interest as it is compatible to and in harmony with the 
surrounding land use activities and zoning. 
 
Mr. Baker asked if the County Attorney wished to address this case prior to hearing 
public comments. 
 
Mr. Moorefield indicated his intent to address the Board.  
 
Mr. Moorefield stated that this case is one of the reasons or situations why the Board 
of Commissioners eliminated zero lot line subdivisions. He expressed concerns 
about how the ordinance has traditionally been applied and advised the Board to 
deny the rezoning request as the request has nothing to do with the subdivision 
issue. 
 
Mr. Baker stated that he wanted to make sure that he understood and to provide clarity 
to others who may have the same question, that the board has absolutely no authority 
over a subdivision approval. 
 
Mr. Moorefield stated that that was correct. The problem with this is the subdivision 
and not the rezoning.  He further stated that Lot 7 is part of an existing zero lot line 
subdivision that was approved in 2018. He asked Mr. Howard if this site has been in 
an A1 zoning jurisdiction?  

Mr. Howard stated that was correct.  

Mr. Moorefield stated that his problem was with the application of the zero lot line 
standards. He stated the incompatibility of the zero lot line standards in A1 zoning, in 
general, and that it does not fit and does not work. Regarding this situation, we ended 
up with six on one side of the street that were all half acre and then one ten-acre lot 
that was left. And there's no common area or anything in it. The old subdivision 
ordinance had a provision that zero lot line developments are exempt from the 
minimum lot size provisions provided that at the overall average density of the zoning 
district and which the development is located, does not exceed it. This entire track 
was 14 acres in A1, that meant seven lots.  

Mr. Moorefield went further and stated that the standards are no longer part of the 
ordinance. It also had a provision in it that a declaration of covenants and restrictions 



governing the common areas, the owner’s association, and the building sites, if 
required. That would have to be approved. That was one of the few things that had to 
be approved by the County Attorney prior to the recording of those documents and 
the plat. There needed to be, even just attached to a lot, area for common area and 
restrictions on the lots and it is also required to be on that plat, that there be the 
stipulation about no further conveyance subdivision. That was left out of this.  As a 
result, we're left with a subdivision that has six lots that don't comply with the zoning 
jurisdiction. It was improvidently approved that way.  

Mr. Moorefield referenced past situations that the Board should be aware of whereby 
rights-of-way, common area and other items should be noted on recorded plats. If it 
is not designated on plats as such, it is a “for sale” lot with no restrictions on it for 
development or future subdivision in accordance with the zoning designation.  

Mr. Moorefield stated that the conditional zoning site plan is identified as South River 
Landing Phase Two. This is not phase two. This is just a subdivision of an existing lot 
approved in 2018. The County does not have zero lot line anymore and the applicant 
was not asking for it, but this request can’t be separated from the existing subdivision 
because it was approved together.  

Mr. Moorefield stated that he fully understood Planning staff’s logic for recommending 
approval of the rezoning, because R40 is consistent with the adopted land use plan in 
that area. But to rezone this to a lower or a higher density going from two acre lots to 
one acre lots would make this issue with the deficiency in the existing zero lot line 
subdivision even worse. That is the reason it would be my recommendation and 
advice to the Planning Board to not approve this rezoning request.  

Mr. Baker requested staff to re-present their presentation as a month’s time has 
passed since hearing it.  

Mr. Fagan presented staff’s presentation and findings to the Board.  

Ms. Lynd raised questions concerning the conditions sheet associated with the 2018 
subdivision file. Specifically, she inquired whether the Parks and Recreation fees had 
been paid and whether the condition sheet explicitly required compliance with all 
applicable ordinance standards.  

Mr. Crumpler asked if this request had been researched as a zero-lot line from 2018.  

Mr. Moon stated that, yes, after extensive review and discussions with the County 
Attorney and discussions that the zero-lot line did not apply because the restrictions 
were not legally established through the plat and provided through the recognition with 
the Register of Deeds.  

Mr. Crumpler stated that if the applicant applied for a zero-lot line development, they 
assume the conditions and restrictions of that development type. If they accepted it as 



a zero-lot line, it has restrictions. Whether they're listed or not, the developer assumes 
those restrictions.  

Mr. Crumpler further stated if it was researched as a zero-lot line and staff indicated 
that it was, it does not have to be a legal replica if the developer accepted it under the 
ordinances that were in effect in 2018, he signed off on all of the things with it. So, 
how can we have progressed to this point that we've got 10 lots over here on this 
piece when you can only build one on it by the conditions that were existing then?  

Mr. Howard stated that as part of the project review staff conducted research on the 
subdivision and had questions relative to the applicant’s submittal and passed those 
concerns to the County Attorney for review.  

Mr. Baker asked if anyone had any more questions.  

Mr. Williams stated that he had concerns that the developer came to staff and drew 
out 7 lots as part of a zero-lot line subdivision and also staff’s ability to protect land 
that is supposed to be protected.  Then based on the opinion of the Attorney, that all 
gets set aside after residents have moved in. He also had concerns about the 
noncompliant lots out there being nonconforming.  

Mr. Willaims stated that he feels that the Board is doing this to improve the developer’s 
opportunity for profit and that the development is being arbitrarily changed.  

Mr. Howard stated that staff’s review was not arbitrary and that it was reviewed 
extensively in consultation with the County Attorney.  

Mr. Williams asked if that opinion is legally binding and if there were monies available 
for the Board to retain their own counsel or obtain a second opinion. 

Ms. McLaughlin expressed confusion as staff recommended approval based on the 
extensive research and advice from the attorney. But the attorney came back to 
recommend denial. 

Ms. Lynd expressed concerns about the existing lot owners and potential for 
nonconforming situations. 

Mr. Mobley suggested the Board hear from the public.  

Mr. Baker opened to the public meeting for comments after ensuring the board was 
satisfied with the questions they have presented.  

Mr. Howard explained that there are two people to speak in favor and they will speak 
first. He called the first speaker to come to the podium.  

Thomas Neville approached and gave his name and address for the record. 

Thomas Neville represented the property owner and stated he was not prepared for 
what he was currently hearing as the dialogue. It was his understanding that because 
the plat controls, that there was no question that the subdivision was legal. Staff 



recommends approval because they understand that the plat controls and the 
subdivision is entirely possible and in fact, illegal to not allow subdivision, but certainly 
respects Mr. Moorefield and his opinion.  

Mr. Neville stated because the plat does not show restrictions on it, then the 
subdivision is legal and would be illegal to not allow the subdivision. He noted staff’s 
recommendation as consistent with the future land use plan, and they recommended 
rezoning.  So, he prepared to consider determining whether the property should be 
rezoned or not. Not weather this is a legally permissible action or not and to focus on 
the rezoning.  

Mr. Neville stated he understood what was permissible, which would be A1, which is 
what it is truly zoned right now.  He submitted that the Board’s decision should be 
based upon on what the best land use management is. He asked to look at the 
permitted uses for A1 versus the permitted uses for R40 for A1A and suggest to 
anyone living in that area as an adjacent landowner, it would have much more 
preferential uses under R40 than A1. When looking at what you can put in A1 versus 
R40, R40 is much more appealing. 

Mr. Neville stated, based on the staff recommendation, and that subdivision, we 
believe that rezoning is in the best land use practice here. It's consistent with the land 
use plan. The only reports you've heard from the staff is that it is consistent with the 
language of plan, which is a requirement that you find one way or the other and I 
understand you to make your own decision based on that. You're supposed to review 
that and review that critically. So, from a rezoning standpoint, again, I believe that R40 
or A1A is much more desirable to A1 in an area that is surrounded by some 
agricultural, but mostly residential housing. The rezoning makes sense to me from the 
land use plan and would urge the Board to consider that.  

Mr. Howard stated a second speaker has signed up in favor of the rezoning.  

Mr. Baker asked the speaker to approach the podium.  

Mike Adams approached and gave name and address for the record.  

Mike Adams stated he was just there if there's any questions regarding the conditional 
site plan and that he agreed with everything that Mr. Neville stated.  

Mr. Baker stated Mr. Adams is here to answer and questions the board may have.  

The Board had no questions at that time.  

Mr. Baker thanked those persons representing the applicant. He understood there 
were also speakers who have signed up in opposition. 

Mr. Howard stated there were three people speaking in opposition and called the first 
speaker.  



Mr. Bullard approached the podium, gave his name and address for the record, and 
handed out attachments to the Board and staff.  

Stephen Bullard addressed stated that only one lot can be placed on Lot 7 and that 
an attorney he has hired supported that position because it is part of a zero-lot line 
subdivision. He felt he believes that Mr. Moorefield’s interpretation was wrong simply 
by the fact there is no common area listed on the plat. Lot 7 is a lot to be sold in a 
zero-lot line subdivision.  

Mr. Bullard stated that nowhere in Cumberland County ordinance on zero-lot line 
subdivision is there mention of common area is required. He referenced the current 
plat which shows lots 1-6 and lot seven is 10.67 acres. He stated 14 acres equals 7 
houses with the existing zoning. What the ordinance does say is that the total number 
of residential buildings that's created shall not exceed density standards for search 
development. The homes on lot 1-6 could not have been built if it was not for lot 7. 
Fourteen acres equals 7 houses in A1 zoning and that is exactly what the plat shows. 
There are homes already been built on these six lots. Lots 1-7 are part of a zero-lot 
line subdivision and at the time in 2018, it was drawn, platted, recorded and built by 
the zero-lot line ordinance of Cumberland County.  

Mr. Bullard stated that staff advised that the County Attorney said at least 5 houses 
can be put on lot 7 under the current zoning and is unrestricted. There can only be 
one house put on lot seven or then the county themselves has created 6 
nonconforming lots in lots 1-6.  

Mr. Bullard concluded by stating that he had concerns that if this moved forward for 
approval or if the developer can build on the lot currently, it would lead to legal 
problems. 

Mr. Howard introduced the second speaker in opposition.  

Keith Jackson approached the podium and gave his name and address for the record. 
His first concern was the proposed result of A1 to R40. He fully supports what Mr. 
Bullard just spoke about and went on to discuss his interpretation of the Bethany Land 
Use Plan and how the Planning Department interpreted it.  

There is not an R40 zoned parcel within 1 mile of this location. The pictures in the 
Bethany land use plan serves residential housing of 2 acre or greater lots, is of 
farmland and woodland. There is discussion throughout the land use plan of 
preservation of agricultural and woodlands and numerous times throughout the plan, 
new growth shall be well managed, high quality and harmonious with surrounding 
areas as well as protecting of natural resources.  

Mr. Jackson stated that 83% is currently A1, 10% conservation district, and 93% of 
the land use is 2 acres or larger residential or is swamped, marshland, flood land, poor 
or severe soil or severe soils or managed or unmanaged woodland. R40 is zoned in 
such a small percentage, it would not quantify in the land use plan.  



Mr. Jackson noted the survey of residents whereby residents overwhelmingly noted 
development is occurring too quickly and wanted larger lot sizes. He also referenced 
compatibility of development as part of the goals and to remain rural. He also 
referenced how zoning for R40 and R40A could be appropriate, if utilizing higher 
development standards.  

Mr. Jackson noted that he was heavily involved in the plan along with many other 
residents out in the area. He stated everyone out there supports minimum two-acre 
lot sizes and the promotion of agriculture.  

Mr. Jackson concluded by expressing appreciation for everyone’s time and for 
volunteering for the betterment of the County. 

Mr. Baker approved 3 extra minutes for the third opposition speaker who was called 
to the podium by Mr. Howard. 

Angela Adams gave her name and address for the record. 

Ms. Adams expressed concerns about her community and the love of quiet areas and 
shared respect for the land and each other. She felt as though their lifestyle is under 
threat by bringing new houses and permanent changes. She questioned the peace 
and quiet of the area and residents for more rooftops and putting money in someone’s 
pocket. She further discussed issues with noise, traffic, wildlife habitat destruction, 
trash, and other concerns. 

Ms. Adams concluded by asking for the Board to consider their way of life and the 
impact to generations and to consider it as part of policies. 

Mr. Baker closed the public comment portion of the meeting and opened to the Board 
discussion.  

Ms. Lynd expressed concern that the staff report did not adequately address the issue 
of zero-lot line development. She emphasized that following Mr. Moorefield’s advice 
could potentially have legal impacts and additional complications related to zero-lot 
line properties. Furthermore, Ms. Lynd stated that she would oppose any changes to 
the original density as plotted, citing potential impacts on the integrity of the 
development plan. 

Mr. Williams noted that this is not the only zero-lot line development in the area and 
expressed concern about the long-term impact of such developments. He concluded 
by stating that allowing this proposal to proceed sets a troubling precedent for future 
cases brought before the board. 

Mr. Crumpler expressed respect for the applicant and acknowledged Mr. Neville’s 
difficult position, noting that he was unexpectedly presented with a complex issue. Mr. 
Crumpler stated his support for rezoning the property to R-40, suggesting it would be 
a suitable use and comparable to A1A zoning, which the community has previously 
supported. He clarified that the zoning itself was not the central issue. 



Mr. Crumpler emphasized that the proposal should never have reached the board, as 
proper research would have revealed that the development involves zero-lot line 
characteristics. He explained that the property consists of six half-acre lots zoned A1 
and one ten-acre A1-zoned lot, totaling 14 acres. The configuration effectively accepts 
a zero-lot line subdivision with seven homes conforming to A1 zoning, a condition that 
would persist indefinitely.  

Mr. Crumpler further noted concerns about the long-term implications for 
homeowners, particularly those living in one of the six houses. 

Mr. Mobley reiterated his concern from the previous meeting, stating that the matter 
should not have come before the board, as staff should have identified the 
development as a zero-lot line subdivision. He noted that while last month’s 
presentation materials clearly referenced zero-lot line, the current package omitted 
that detail.  

Mr. Mobley pointed out a contradiction in the board’s authority, stating that although 
they were previously told they had no jurisdiction over subdivisions, the current 
agenda included votes on subdivision amendments, referencing updates to the Hope 
Mills Subdivision Ordinance. Mr. Mobley emphasized that the Planning Board 
operates under the authority of State Statute through appointments by the County 
Commissioners and therefore does have some jurisdiction over subdivision matters. 

Mr. Mobley argued that the board cannot rule on rezoning a single property when the 
development consists of seven properties that were platted and approved as a zero-
lot line subdivision. He expressed despite requesting a legal justification from staff at 
the previous meeting, he did not receive that information. He was told the matter would 
be addressed by the County Attorney, who was not present at the last meeting. Mr. 
Mobley noted that the County Attorney later stated he had not received the request. 

Mr. Mobley posed a question to Mr. Howard about whether the County Commissioners 
had voted to eliminate zero-lot line subdivisions, and if so, why the provision remains 
in the ordinance. 

Mr. Howard confirmed that the County Commissioners voted to remove zero-lot line 
provisions from being applicable to single family residential home regulations. 
However, he clarified that the provision had to remain in effect within the broader 
subdivision ordinance for other development types. 

Mr. Mobley asked Mr. Moorefield for clarification on the rationale behind his 
recommendations. Mr. Mobley asked why Mr. Moorefield initially advised staff to 
recommend approval of the rezoning case but later advised the Board to deny the 
same request. He expressed concern over the apparent inconsistency in guidance 
provided at different stages of the process. 

Mr. Moorefield replied with staff didn’t ask about a rezone. They asked about a 
subdivision of a 10-acre lot.  



Mr. Howard clarified that staff does not seek recommendations specifically on 
rezoning cases from the County Attorney. Instead, their initial focus was to determine 
whether the development in question constituted a zero-lot line subdivision. Based on 
the legal opinion previously provided, staff was advised to treat the development as a 
standard subdivision rather than a zero-lot line case. 

He explained that this provided a very linear view in staff’s decision-making process. 
If the development was no longer considered a zero-lot line subdivision, staff was 
obligated to evaluate it as they would any other unrestricted subdivision. This involved 
referencing the County’s land use plans and applying standard review procedures, 
which ultimately informed the staff’s recommendation for approval of the rezoning 
request. 

Mr. Howard acknowledged that Mr. Moorefield’s recommendation for denial may stem 
from specific interpretations of the subdivision ordinance and its applicability, as 
previously discussed. However, he emphasized that staff follows the guidance 
provided by the County Attorney and evaluated the case through that lens, which 
shaped staff’s conclusions presented in the staff report. 

Mr. Mobley expressed continued confusion regarding the matter, noting that during 
the previous month’s meeting, staff was unable to answer his questions definitively, 
as the issue appeared to hinge entirely on legal advice provided by the County 
Attorney. 

Mr. Howard responded by stating that, in the absence of Mr. Moorefield, he was not 
comfortable speaking on his behalf at the last meeting. 

Mr. Mobley then sought clarification, asking whether he had correctly understood Mr. 
Moorefield to say that the plat had been recorded incorrectly. 

Mr. Moorefield explained that the plat should have included recorded covenants. 
Specifically, if Lot 7 was intended to accommodate only a single residence, that 
restriction should have been documented on the plat. In his opinion, if someone had 
bought lot 7 and wanted to subdivide, they could because the restrictions were not 
annotated on the plat.  

Mr. Mobley wanted to see the ordinance that stated this needed to be recorded on the 
plan.  

Mr. Moorefield provided the ordinance and verbiage to Mr. Mobley and stated that it 
is required as Lot 7 is considered a “building site”.  

Ms. Lynd explained that, at the time the plat was designated, staff permitted applicants 
to pay a Parks and Recreation fee in lieu of designating a common area. Under that 
practice, covenants and related documentation were not required to be submitted to 
the County Attorney’s office. She acknowledged that while this may or may not have 
been an error, it reflected the standard procedure followed by staff during that period. 



Mr. Moorefield added that the restrictions would have been necessary, given that all 
the lots in the development were essentially the same size.  

Ms. Lynd noted that if the applicant had indeed paid a Parks and Recreation fee in 
lieu of designating common area, then no covenants would have been required or 
submitted. This would explain the absence of such documentation in the original plat 
approval process that staff signed off on.  

Mr. Mobley emphasized the importance of clarifying that the development in question 
is part of a zero-lot line subdivision. Without such clarification, the board’s decision 
could inadvertently render six property owners non-conforming. As a result, these 
homeowners would face significant obstacles in rebuilding their homes, potentially 
requiring extensive legal or governmental intervention. 

Mr. Baker stated that we need to do two things: first, deny the staff recommendation, 
but go beyond that and send a message to the County Commissioners explaining the 
issue and asking for clarification. He called for a motion. 

In Case ZON-25-0023, Mr. Mobley made a motion, seconded by Mr. Crumpler to 
recommend denial of the rezoning request from A1 Agricultural District to 
R40/CZ Residential District Conditional Zoning. The board finds that the request 
is not consistent with the Bethany Area Land Use Plan which calls for “Rural” 
at this location. The board also finds that the request is not reasonable or in the 
public interest based on the grounds that Lot #7 of the existing subdivision is 
part of a zero-lot line subdivision and cannot be further subdivided. Unanimous 
approval. 

Mr. Baker requested guidance on the appropriate method for communicating to the 
County Commissioners that approval of the rezoning request could result in the 
creation of non-conforming lots. He emphasized the importance of ensuring that the 
implications of the decision are clearly understood at the county level. 

Mr. Howard and Mr. Moorefield acknowledged the concern and agreed to 
communicate the matter through their respective channels. 

Mr. Baker requested that the meeting minutes reflect the Board’s formal request for 
clarification from the County Commissioners regarding possible similar future issues. 

Ms. Lynd emphasized that the rezoning request remains under consideration and 
could still be approved. She noted that the matter is scheduled to go before the County 
Commissioners at their regular meeting in September. At that time, the 
Commissioners will have the opportunity to vote on whether to approve the proposed 
rezoning. 

B. ZON-25-0032: Rezoning from A1 Agricultural District to RR Rural Residential or to a 
more restrictive zoning district for a parcel comprising 0.92 +/- acres; located at 1708 
Smoky Canyon Dr.; submitted by Edward Klement (Owner/Applicant).  



In Case ZON-25-0032, Planning and Inspections staff recommends denial of the 
rezoning request from A1 Agricultural District to RR Rural Residential District. Staff 
finds that the request is not consistent with the South-Central Land Use Plan which 
calls for “Farmland” at this location. Staff also finds that the request is not reasonable 
or in the public interest as it is not compatible to or in harmony with the surrounding 
land use activities and zoning. 
 
Timothy Doersam presented staff’s presentation and findings. 
  
Mr. Crumpler questioned why it was zoned A1 and if it was non-conforming.  
 
Mr. Howard explained that the if it is the original zoning, the ordinance has stipulations 
that if you are zoned A1 and subdivided before a specific date, we could consider the 
lot under alternative standards for conformity.  
 
Mr. Crumpler also questioned why it was not in harmony with the land use plan as 
there are manufactured home surrounding the area. 
  
Mr. Moon explained that the applicant's intent was to rezone to RR to accommodate 
two single family homes on a lot. All lots within that community only have one single 
family home on them. So, it's an established recorded residential plat. In this case, 
you would be changing to RR when the remainder of the community is under the A1 
character. 
 
Mr. Baker asked if this would be the only lot in the area with two homes, were this to 
go forward?  
 
Mr. Moon stated it would be. 
 
Ms. Lynd noted that the lots in question were created in 1993 and expressed her belief 
that the zoning designation was applied after that date. She recalled that staff reports 
used to include the date when an area was initially zoned, which was particularly 
helpful in cases where historical context could influence decision making.  
 
Mr. Crumpler agreed, stating that scattered parcels like these complicate the 
implementation of land use plans. He shared an additional example and questioned 
how such inconsistencies occur. 
 
Mr. Howard responded by explaining that during initial countywide zoning efforts, a 
broad zoning blanket is typically applied due to the scale and complexity of the 
process. He noted that small, individual lots may not be addressed in detail during that 
phase. Instead, the fine-tuning occurs later when property owners bring specific 
requests before the board, as was the case in the current meeting. 
 
Mr. Baker opened the public comments section. 
 



There was one speaker in favor. 
  
Mr. Howard called Mr. Edward Klement to the podium who gave his name and address 
for the record. 
 
Mr. Edward Klement addressed the board regarding his intention to build a 1,200-
square-foot home at the front of his property and relocate a renovated manufactured 
home to the rear for rental income. He noted that the mobile home had undergone 
substantial upgrades, including new cabinets and flooring. 
 
Mr. Mobley inquired about the model and year of the manufactured home, 
emphasizing the importance of retaining the original data plate for inspection and 
verification purposes. He explained that data plates are often located inside cabinets, 
and with the installation of new cabinetry, Mr. Klement may encounter difficulty 
accessing or relocating the home if the plate has been removed or obscured. 
 
Mr. Klement stated he believed it was 1986 and he knew it needed to be of a certain 
age to move.  
 
Mr. Baker asked if there were any more questions for Mr. Klement. Seeing none he 
closed the public comments.  
 
Mr. Mobley asked staff whether, under the current ordinance, a non-conforming lot 
such as the one in question could it be subdivided? 
 
Mr. Howard responded that, given the existing lot size and zoning, subdivision is not 
available. 
 
In Case ZON-25-0032, Mr. Walters made a motion, seconded by Ms. Lynd, to 
recommend denial of the rezoning request from A1 Agricultural District to RR 
Rural Residential District. The board finds that the request is not consistent with 
the South-Central Land Use Plan which calls for “Farmland” at this location. 
The board also finds that the request is not reasonable or in the public interest 
as it is not compatible to or in harmony with the surrounding land use activities 
and zoning. Unanimous approval. 

 
IV. ITEMS OF BUSINESS 

 
A. NORTHEAST CUMBERLAND LAND USE PLAN – REVIEW AND 

RECOMMENDATION  
 

Planning Manager Trey Smith presented key highlights of the Northeast Cumberland 
Land Use Plan.  
 



Board members commended Mr. Smith and the Comprehensive Planning staff for 
their work, offering congratulations on a job well done. A concern was raised 
regarding the level of input from municipalities.  
 
Mr. Howard clarified that incorporated areas retain the flexibility to adjust the plan as 
they see fit to meet their specific needs for their jurisdiction during their adoption 
process. 

 
Mr. Crumpler made motion, seconded by Mr. Williams, to recommend adoption 
of the Northeast Cumberland Land Use Plan, as submitted by staff. 
Unanimous approval. 

 
V. DISCUSSION 

 
A. BOARD APPOINTMENT UPDATE  

 
Mr. Howard informed the board that County Commissioners will now appoint Planning 
Board members twice annually. The next round of appointments is scheduled for 
October and that we were working to have vacant seats addressed. Current members 
will continue to serve until new appointments are finalized. 

 
B. AWARD ANNOUNCEMENT – NORTH CENTRAL AREA LAND USE PLAN  

 
Mr. Howard announced that the Department has been recognized by the North 
Carolina Chapter of the American Planning Association for a 2025 Marvin Collins 
Honorable Mention award for the North Central Area Land Use Plan. He 
acknowledged the Comprehensive Planning Division staff in attendance and noted 
the group will be travelling to Charlotte, NC in October to formally accept the award at 
the annual conference. 

 
VI. ADJOURNMENT 

 
There being no further business, the meeting adjourned at 8:02pm. 



 
 

Tentative MINUTES 

September 16, 2025 
 

Members Present                   Members Absent Others Present                                
Mr. James Baker, Vice Chair Ms. Kassandra Herbert Mr. Rawls Howard, Director 
Ms. Betty Lynd Mr. Tom Lloyd, Chair Mr. David Moon, Deputy Director 
Mr. Charles Jones   Mr. William Walters Mr. Rick Moorefield, County Att. 
Ms. Jamie McLaughlin Mr. Stan Crumpler Mrs. Amanda Ozanich, Exec. Asst. 
 Mr. Todd Mobley  
 Mr. Mark Williams  
 
Mr. Baker convened the meeting at 6:00PM and noted the lack of members present. 
 
Mr. Baker addressed the staff and members of the public, stating that the board would wait 
an additional five minutes for two remaining Planning Board members to arrive. Without 
their presence, the board would not meet quorum requirements, and the meeting would be 
canceled. 
 
Mr. Baker noted in the event of cancellation, all cases scheduled for tonight’s agenda will 
be rescheduled to the next Planning Board meeting on October 21, 2025. Each case will 
be readvertised with notification letters being resent to all relevant parties with the 
updated hearing dates. 
 

I. INVOCATION AND PLEDGE OF ALLEGIANCE 
  

II. ADJUSTMENTS TO / APPROVAL OF AGENDA  
 

III. PUBLIC MEETING WITHDRAWAL/DEFERRALS 
 

IV. ABSTENTIONS BY BOARD MEMBERS 
 

V. APPROVAL OF THE MINUTES OF SEPTEMBER 17, 2024 
 

VI. CHAIRMAN’S WELCOME AND RULES OF PROCEDURE 
 

VII. PUBLIC MEETING CONSENT ITEMS 
 

REZONING CASES 



VIII. PUBLIC MEETING CONTESTED ITEMS 
 

REZONING CASES 
 

IX. ITEMS OF BUSINESS 
 

X. DISCUSSION 
 

XI. ADJOURNMENT 
 

Mr. Baker dismissed the members, staff, and the public at 6:08pm and adjourned the 
meeting as the two needed board members did not arrive. There was no quorum 
present.  































































































REQUEST      Rezoning C(P) and C-3 to R-5/CZ

Applicant requests a rezoning from C(P) Planned Commercial District and C-3 Heavy Commercial District 
to R-5/CZ Residential District Conditional Zoning for two parcels containing a total of 9.02 +/- acres located 
at 604 N. Main St and the abutting parcel located at the northeast corner of N. Main St and Rainbow Ct,
as illustrated in Exhibit “A”.  The intent of the request is for a proposed 204-unit multifamily apartment 
community as shown on the conditional zoning site plan, which appears in Exhibit “B” (attached) within
the Conditions of Approval. Five buildings are proposed, three of which front N. Main St. with each having
three stories at a maximum height of 36 ft.  Interior buildings will consist of two, four-story apartment 
buildings with a maximum height of 54 ft.

PROPERTY INFORMATION

OWNER/APPLICANT: Lorenzo McLean Jr. and 
Gwendolyn McLean and BBC Enterprises 
(Owners); Alex Edwards (Applicant/Agent).

ADDRESS/LOCATION: Refer to Exhibit “A”,
Location and Zoning Map. REID number(s):
0501684230000 and 0501674645000

SIZE: The parcels contain a total of
approximately 9.02 acres. Road frontage along
N. Main St approx. 1,152 feet, road frontage 
along Rainbow Ct is approx. 128 feet, and road 
frontage along N. Bragg Blvd is approximately
25 feet. The property is approximately 462 feet in 
length at its deepest point.

EXISTING ZONING: The subject property is 
currently zoned C(P) Planned Commercial
District, C-3 Heavy Commercial District, and 
within the Main Street Overlay District, which 
requires all proposed uses and development 
plans to be consistent with the CB Central 
Business District. A description of each zoning 
district is provided in Exhibit “C” (attached).

EXISTING LAND USE: The subject parcel is currently wooded lands with a single dwelling unit on the 
property. Exhibit “D” shows the existing use of the subject property.

SURROUNDING LAND USE: Exhibit “D” illustrates the following:

North: NC HWY 87 (Bragg Blvd), Commercial
East: NC HWY 87 (Bragg Blvd), Commercial
West: N Main St, Commercial, and Manchester Forest Residential Subdivision
South: Rainbow Ct, Commercial, Single-family Residential

PLANNING & INSPECTIONS

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0022
Planning Board Meeting: Oct. 21, 2025

Location: 604 N. Main St
Jurisdiction: Town of Spring Lake



OTHER SITE CHARACTERISTICS:  The site is not located in a Watershed Protection Area or within 
a Flood Zone Hazard Area. The subject property, as delineated in Exhibit “E”, illustrates no 
hydric or hydric inclusion soils.

TEN YEAR ZONE CASE HISTORY:
Exhibit “F” denotes the location of the zoning 10-year 
case history described below. 

ZON-23-0012: R-6 to C-1; Approved.
ZON-23-0007: O&I(P) to R-6; Approved.
ZON-23-0005: C(P) & C-3 to R5A/CZ; Denied.
P18-18: Remove MSOD, R6/C-3 to C-3; Approved.
P16-33: Removal of MSOD, R6 & C-3 to C-3;

Approved MSOD removal & rezoned to C(P).
P15-56: Removal of MSOD; Approved.

DEVELOPMENT REVIEW: Should the request be 
approved, the applicant intends to submit a final site 
plan for an apartment community. Any site plan 
must be consistent with the Conditional Zoning Site 
Plan and the Town of Spring Lake’s Code of 
Ordinances.

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:

Minimum Standard C(P) (Existing) C-3 (Existing) CB (Existing) R-5/CZ (Proposed)
Front Yard Setback 50 feet 45 feet 20 feet 25 feet
Side Yard Setback 30 feet 15 feet 0 feet 10 feet (1 & 2-story) /4+ feet per 

story after 2
Rear Yard Setback 30 feet 20 feet 20 feet 30
Lot Area 2 acres N/A N/A 6,000 Sq. Ft. (1st DU)/ 3,000 Sq. Ft. 

(2nd & 3rd DUs)/ 2,500 Sq. Ft. (4 or 
more DUs)/ 1,500 Sq. Ft. (Min. Sq ft 
per each DU above ground floor)

Lot Width N/A N/A N/A 60 feet



DEVELOPMENT POTENTIAL: 

Existing Zoning C(P) and C-3 Proposed Zoning R-5/CZ
0 dwelling units 204 dwelling units

Lot count may be rounded-up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded

COMPREHENSIVE PLANS:
This property is located within the Spring Lake Area Land 
Use Plan (2022). The future land use classification of the 
property is “Flex Area 2” with a small (0.30 +/- acre) 
portion classified as “Downtown”, as shown is Exhibit 
“G”. The associated zoning districts are MXD/CD, CB, C-
1, R-5, and R-5A.

The proposed rezoning request is consistent with the 
adopted land use plan. 

Flex Area 2 Development Goals:
Flex Area 2 includes larger parcels which would 
benefit from intentional development that brings 
the highest density and best use to that land and to 
the Town (Spring Lake Area Land Use Plan 2022, p. 
37).
On larger parcels, these sites are suitable for 
apartment complex development. This usually due 
to proximity to existing apartments or to commercial 
areas. In this way, vertical development can act as 
a buffer between commercial areas and less dense 
residential areas (Spring Lake Area Land Use Plan 
2022, p. 50).
Also suitable in Flex Area 2 is the Central Business Zoning District, light commercial uses, and multi-
family housing. If strategically developed, this area can create a transition between the locally 
important Main Street corridor and the regionally important Bragg Boulevard corridor, drawing in local 
and regional travelers (Spring Lake Area Land Use Plan 2022, p. 37)
Encourage the use of both new and redeveloped housing (Spring Lake Land Use Plan 2022, p. 15)

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES

UTILITIES: Town of Spring Lake Water and Sewer lines are available fronting the property along N. Main St
and Rainbow Ct. It is the applicant’s responsibility to determine if this utility provider will serve their 
development. Utilities for water and sewer are shown on Exhibit “E”.

TRANSPORTATION: Pursuant to NC Department of Transportation District 6 Office, N. Main St will be 
improved to a 4-lane road in the future. Additionally, according to the Fayetteville Area Metropolitan 
Planning Organization (FAMPO), there are no additional improvement projects planned. 

SCHOOLS CAPACITY/ENROLLMENT:
School Enrollment Capacity
William T. Brown Elementary 535 666
Spring Lake Middle 499 664
Pine Forest High 1553 712

ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning.

Exhibit “G”



EMERGENCY SERVICES: At the site of the final site plan, the developer must comply with at State Fire Code 
driveway and building access standards, which shall be review and determined by the Town of Spring 
Lake’s Fire Chief.  Prior to submittal of a final site plan to the Town, the developer shall coordinate with the 
Town Fire Chief.

SPECIAL DISTRICTS/ OVERLAY DISTRICTS: The subject property is located approximately 2,291 feet east of
Fort Bragg Military Reservation and is located within the Spring Lake Main Street Overlay District. RLUAC
has reviewed the request and had no objection the proposed rezoning. 

Special Districts
Fayetteville Regional Airport Overlay: Averasboro Battlefield Corridor:
Five Mile Distance of Fort Bragg: Eastover Commercial Core Overlay District:
Voluntary Agricultural District (VAD): Spring Lake Main Street Overlay District:
VAD Half Mile Buffer: Coliseum Tourism Overlay District:

CONDITIONS OF APPROVAL: The proposed conditions of approval and conditional zoning site plan are 
provided in Exhibit “B”.

DEVIATIONS: Pursuant to NC General Statutes, conditional zoning can include site-specific development 
standards that differ from the adopted Zoning Ordinance but should meet the intent of the codes.  Exhibit 
“H” (attached) lists deviations from the Zoning Ordinance that are addressed through other standards 
recognized in the Conditions of Approval or the Conditional Zoning Site Plan.

KEY CONDITIONS:
1. The owner shall pay a “fee in lieu of on-site open space” in accordance with the Spring Lake 

Municipal Code §36-71(8) to satisfy the recreation/open space requirement in the total amount of 
$40,000. This shall be paid prior to issuance of the first building permit.

2. An architectural rendering of the proposed development, demonstrating conformance with the 
intent of Main Street Overlay District “Façade Guide” (Section 42-174, Spring Lake Code of Ord.) shall 
be submitted with the Final Site Plan.

3. At the time of Final Site Plan submittal, a Landscape Plan shall meet the requirements of the Spring 
Lake Landscaping Ordinance for tree plantings. If unable to comply with the tree planting 
requirements of the Landscape Ordinance, the Town manager can approve a fee-in-lieu of tree 
planting based on a rate of $300.00 per tree. Any such fees collected by the Town shall be used to 
beautify and landscape Parks and Recreation spaces or other Town properties located within the 
Town of Spring Lake. This shall be paid prior to issuance of the first building permit for any building.

STAFF RECOMMENDATION

In Case ZON-25-0022, Planning and Inspections staff recommends approval of the rezoning request from
C(P) Planned Commercial District and C-3 Heavy Commercial District to R-5/CZ Residential District
Conditional Zoning. Staff finds that the request is consistent with the Spring Lake Area Land Use Plan which 
calls for “Flex Area 2” at this location. Staff also finds that the request is reasonable and in the public 
interest as it is compatible to and in harmony with the surrounding land use activities and zoning.

Attachments:
Exhibit “B” – Conditions of Approval and Conditional Zoning Site Plan
General Project Summary
Zoning District Descriptions
Deviations
Notification Mailing List
Application



EXHIBIT “B”
Conditional Zoning No. ZON-25-0022

Conditions of Approval

General Address:  604 N. Main St Acres: 9.02 +/-
REID: 0501-68-4230 & 0501-67-4645 Approval Date:  TBD
Effective Date:  TBD Issued to: Lorenzo and Gwendolyn McLean Jr.,

BBC Enterprises (Owners); Alex Edwards (Agent 
and Applicant)

R-5 Residential/CZ Conditional Zoning District
Ordinance Related Conditions for Residential Use of Property

A. Applicability:

This Conditional Zoning only applies to the property appearing in the Conditional Zoning Site Plan 
titled “Eleve at Main”. This property is rezoned from C(P) Planned Commercial District and C-3
Heavy Commercial District to R-5/CZ Residential Conditional Zoning District for 9.02 +/- acres; 
located at the Northeast corner of N. Main St and Rainbow Ct.

B. Permitted and Prohibited Uses.

The use of the subject property is limited to the residential multi-family apartment group 
development as well as the terms and conditions of this Conditions of Approval and the 
Conditional Zoning Site Plan for ZON-25-0022, as set forth in Exhibit “A” herein.

C. Development Standards.

1. This Conditional Zoning Site Plan is not the Final Site Plan. A final site plan must be submitted to 
and approved by the Town of Spring Lake, in accordance with the Conditions of Approval 
and the Town of Spring Lake’s Code of Ordinances, prior to any development activity. The 
Final Site Plan shall be consistent with the intent of the Conditional Zoning Site Plan and the 
intent of the Town of Spring Lake’s Code of Ordinances.

2. Where any conflicts occur between the Conditions of Approval and Conditional Zoning Site 
Plan herein, with the Town of Spring Lake’s Code of Ordinances, the Conditional Zoning 
Conditions of Approval and Conditional Zoning Site Plan shall supersede.

3. All uses, dimensions, setbacks and other related provisions of the Town of Spring Lake Zoning 
and Subdivision Ordinances for the R-5/CZ Conditional Zoning must be complied with, as 
applicable, and as appearing with the conditional zoning site plan appearing in Exhibit “A”.  
Any conditions set forth herein this ordinance, including Exhibit “A”, shall supersede the Zoning 
Code. If not specifically addressed within this Ordinance, all requirements of the Zoning and 
Subdivision Codes shall be met.

4. The applicant/owner/developer shall pay a “fee in lieu of on-site open space” in accordance 
with Spring Lake Municipal Code §36-71(8) to satisfy the recreation/open space requirement 
in the total amount of $40,000. This shall be paid to the Town of Spring Lake prior to issuance 
of the first building permit.

5. An architectural rendering (in color) of the proposed development demonstrating 
conformance with the Main Street Overlay District “Façade Guide” shall be submitted with 
the Final Site Plan in conformance with Section 42-174 and must be approved by the Town 
Commission.



6. At the time of Final Site Plan submittal, a Landscape Plan shall demonstrate compliance with 
the Spring Lake Landscaping Ordinance for tree plantings.    If unable to comply with the tree 
planting requirements of the Landscape Ordinance, the Town manager can approve a fee-
in-lieu of   tree planting based on a rate of $300.00 per tree.  Any such fees collected by the 
Town shall be used to beautify and landscape Parks and Recreation spaces or other Town 
properties located within the Town of Spring Lake.   This shall be paid prior to issuance of the 
first building permit for any building.

7. This conditional approval is not approval of any freestanding signs.  Attached signage for this 
development must be in accordance with the applicable sign regulations as set forth in the 
Town of Spring Lakes Zoning Ordinance and that the proper permit(s) must be obtained prior 
to the installation of any permanent signs on the property.  (Note:  This conditional approval is 
not approval of the size, shape, or location of any signs.)  

D. Infrastructure and Utilities:

1. Water and Sewer: Connection to Town of Spring Lake Public Utility Water and Sewer is required. 
The Developer/Applicant shall coordinate with Town of Spring Lake to provide public water 
and sewer service connection.

2. Fire Chief and Fire Inspections: At the site of the final site plan the developer must comply with 
at State Fire Code driveway and building access standards, which shall be review and 
determined by the Town of Spring Lake’s Fire Chief.  Prior to submittal of a final site plan to the 
Town, the developer shall coordinate with the Town Fire Chief.

3. Stormwater and Drainage:

a. For any new development where the developer disturbs or intends to disturb more than 
one acre of land, the developer must provide the Code Enforcement Section with an 
approved NC Department of Environmental Quality (NCDEQ) sedimentation and erosion 
control plan(S&E). If any retention/detention bases are required for state approval of this 
plan, a formal revision application must be filed with Current Planning for review and 
approval.

b. New development where the developer will disturb or intends to disturb more than one 
acre of land is subject to the Post- Construction Stormwater Management Permitting 
Program (Phase II Stormwater Management Requirements) administered by the Division of 
Water Quality, North Carolina Department of Environmental Quality. If one acre or more 
of land is to be disturbed, a copy of the State’s Post-Construction Permit must be provided 
to County Code Enforcement prior to the issuance of the Certificate of Occupancy.

c. For any new development, an adequate drainage system must be installed by the 
developer in accordance with the NC Department of Environmental Quality (NCDEQ) 
Manual on Best Management Practices and all drainage ways must be kept clean of free 
and debris. (Spring Lake Stormwater Utility Ord. Sec. 40-407)

d. In the event a stormwater utility structure is required by the NC Department of 
Environmental Quality (NCDEQ), the owner/developer must demonstrate on the revised 
plan the placement of a four-foot-high fence with a lockable gate for the security of the 
stormwater utility structure. The owner/developer is required to maintain the 
detention/retention basin, keeping it clear of debris and taking measures for the 
prevention of insect and rodent infestation. 

e. For new development, all utilities, except for 25k or greater electrical lines, must be located 
underground. 



4. Outdoor Lighting:

a. An outdoor lighting plan shall be submitted with the Final Site Plan and shall illustrate 
outdoor lighting for all parking areas and pedestrian pathways.   

b. All pedestrian areas, including off-street parking areas are to be lighted with shielded, 
controlled lighting, and shall complement the proposed development in color and style 
while being consistent with existing lighting of adjacent or nearby developed 
nonresidential properties.

5. Roads, Access, and Parking:

a. NCDOT, Connections to SR 1449 (Main St):

i. Right and left turn lanes with a continuous three lane section between the two(2) 
connections shall be required.

ii. Applicable right-of-way dedication will be required for the install of the roadway 
improvements. The installation of a closed drainage system with curb and gutter may 
negate any right-of-way dedication requirement (design dependent).

iii. Right-of-way dedication requires a recorded plat and a North Carolina General 
Warranty deed with complete metes and bounds description referencing aforesaid 
plat.

iv. Typical 100’ driveway stem requires at both entrances as measured from the nearest 
edge of right-of-way.

b. NCDOT, Connection to NC HWY 24/87 (Bragg Boulevard):

i. If permitted, the driveway would be required to be constructed with concentric radii 
thereby removing any possibility of right turn movements into the site from the 
roadway.

ii. Any connection NC HWY 24/87 will require roadway improvements if ingress were 
requested.

iii. Egress only movements would be allowed a maximum of 24’ width with a 25-30’ radii 
(egress) for this type of development.

c. Driveway Approval Required. Construction of any new connection or alteration of any 
existing street connection may require an approved Driveway Permit or approval from the 
Town of Spring Lake. 

d. Any street improvements or plans are required to be constructed to the Town of Spring 
Lake and NCDOT standards for secondary roads, as applicable. (Spring Lake Chapter 34 
Ord. and NCGS §136-18(5) & §136-93]

e. The developer must obtain driveway permits from the NC Department of Transportation 
(NCDOT). A copy of the approved driveway permit(s) must be provided to the Town of 
Spring Lake at the time of application for building/zoning permit.

f. At the time of final site plan, the proposed gate located at the emergency access 
abutting NC HWY 24 shall be moved to demonstrate emergency vehicles and fire 
apparatus have sufficient area to turn and maneuver so as not to impede the flow of traffic 
along NC HWY 24 and the point emergency access.

g. If any NCDOT permits are required, these permits must be obtained and submitted to the 
Town of Spring Lake prior to any issuance of a building permit or commence of any 
development activity. 



h. If any right-of-way dedication is required by the NCDOT or by the Town of Spring Lake, a 
recorded plat referenced above shall identify any such right-of-way dedication and sight 
distance easements.

i. Turn lanes may be required by the NC Department of Transportation (NCDOT) or the Town 
of Spring Lake applicable. 

j. The final site plan must provide an internal access to any stormwater facility serving the 
site, to allow the Owner’s Association to have the ability to access the stormwater facility.

k. All designated parking areas shall only be used for operatable motor vehicles for the 
residents and guests and management staff of this residential community. All motor 
vehicles shall only park at designate parking stalls approved by the Town as appearing in 
the final site Plan. No parking is allowed in buffer or landscape areas.

l. Parking spaces shall not be used for storage or parking of recreational vehicles, boats, 
watercraft, commercial tractor trailers or for the storage of shipping containers or other 
materials.

m. All NCDOT permits must be obtained and submitted to the Town of Spring Lake Inspection 
Division prior to any issuance of a building permit or commencement of any development 
activity or change is property usage. Failure to secure required permits prior to construction 
or change in property usage may result in the removal of the driveway or street 
connections at the property owner’s expense.

n. Where sidewalk construction is not feasible due to a change-in-use or redevelopment, the 
developer shall pay a fee in lieu of sidewalk construction in an amount consistent with the 
actual cost of installing the sidewalk. The Town Manager shall determine if the sidewalk 
construction is not feasible as well as the sidewalk installation cost. The monies generated 
from this section shall be used by the town for sidewalk construction and/or maintenance 
of sidewalks within the Central Business District. (Sec. 42-174 §2(c)[4] – Pedestrian 
Pathways/Sidewalks and Amenities)

o. The final site plan shall address and show any/all required roadway improvements as 
required by the Town of Spring Lake’s Code of Ordinances and NC Department of 
Transportation’s comments issued and stated herein.

6. Landscaping:

a. The final site plan shall include a detailed landscaping plan addressing all code 
requirements set forth in Article IX – Landscape Requirements and Sec. 42-174.
Specifications for the CB Central Business District.

b. All open space areas and ground cover shall be grass, seeded or sodded, except for areas 
underneath trees and shrub plantings.

c. Flowering street trees shall be provided in an amount equivalent to at least one tree for 
every 20 feet of road frontage and shall be located within the amenity area required, 
including along any side street. In the event a nonflowering tree is proposed to be planted 
that would be conducive to the proposed development, an administrative modification 
from the administrative officer for the alternative tree specimens is mandatory.

d. All street trees shall be a minimum of two-inch caliper at the time of planning and 
additional plantings in pots or boxes is strongly encouraged.



7. Development Review Process:

a. The developer must provide a site-specific address and tax parcel number at the time of 
building/zoning permit application with the Town of Spring Lake Inspection Department.

b. A detailed phasing schedule shall be submitted with the final site plan showing the 
proposed phasing labeled and delineated on the final site plan.

c. Prior to any clearing or grading activity, applicant shall be required to submit a final site 
plan with the Town of Spring Lake Code of Ordinances and in conformance with the 
approved Conditional Zoning Site Plan and the Conditional Zoning terms and conditions.  

d. In the event the requirements or conditions from a State or Federal Agency or utility 
provider creates an inconsistency with the conditional zoning site plan in any manner, a 
revised conditional zoning site plan must be submitted to the Current Planning Division for 
review in conformance with the Town of Spring Lake Code of Ordinances and conditions 
hereto. 

e. Developer must coordinate with the Current Planning Division prior to making any changes 
to the conditional zoning site plan.  Any changes to the conditional zoning site plan must 
be reviewed by the Current Planning Division to determine if any change is considered an 
insubstantial or substantial modification.

f. A final site plan must be submitted to and reviewed by the Cumberland County Current 
Planning Division, in accordance with the Conditions of Approval and the Town of Spring 
Lake’s Code of Ordinances, prior to any development activity. The Final Site Plan must be 
approved by the Town and shall be consistent with the intent of the Conditional Zoning 
Site Plan and the intent of the Town of Spring Lake’s Code of Ordinances.

8. Final Site Plan Standards:

a. A note on the final site plan shall state that all use and development occur consistent with 
Conditions of Approval for ZON-25-0022.

b. All buildable lot areas shall comply with the setbacks established in the Conditional Zoning 
Site Plan (Exhibit “A” attached).  

c. Any/all easements appearing on the Conditional Zoning Zite Plan (Exhibit “A”) must be 
reflected on the final site plan and labeled as to the type of easement, reference number 
for document that requires the easement, and the name of the agency, individual, entity, 
etc. who holds the easement.

d. The NC Department of Transportation (NCDOT) driveway permit must be submitted to the 
Town prior to issuance of any building permit.

e. The developer should be aware that any addition and/or revision to the final site plan may 
require an additional review and approval by the Town of Spring Lake Board of 
Commissioners prior to submission for final site plan approval of any portion of this 
development.

9. Other Conditions:

a. A recombination plat must be submitted, reviewed by the Current Planning Division to 
ensure conformance with the Town of Spring Lake’s Code of Ordinances, approved by 
the Town of Spring Lake, and recorded at the Cumberland County Registrar of Deeds prior 
to approval of the final site plan for this development.



b. The developer must provide a site-specific address and tax parcel number at the time of 
building/zoning permit application.

c. This conditional approval is not to be construed as all-encompassing of the applicable 
rules, regulations, etc. which must be complied with for any development. Other 
regulations, such as building, environmental, health and so forth, may govern the specific 
development. The developer is responsible party to ensure full compliance with all 
applicable Federal, State, and local regulations.

d. The owner is responsible for maintaining the site clear and free of trash and debris and shall 
maintaining all landscaping according to the approved landscape plan.

e. All applications and plan submittals shall be submitted via the County online permitting 
self-service portal at the following website address:  
https://selfservice.co.cumberland.nc.us/EnerGov_Prod/SelfService#/home.

f. Modification to the Conditional Zoning Site Plan.  All substantial modifications, including 
changes in use and/or increase in density, to approved plans, other than those listed 
below, shall be reviewed in the same manner as a new project (Sec. 42-359 (d), Code 
of Ordinances). The Town manager shall decide if a change constitutes a substantial or  
minor modification.

g. This conditional zoning applies to a multi-family apartment development intended for 
rental of residential units.   If the ownership of the property changes to a condominium 
ownership, the condominium shall be formed consistent with Chapter 47C, NC 
General Statutes. A preliminary plan and final plat shall be required to create any 
residential lots and to establish common areas owned and maintained by an owner’s 
association.   Both the preliminary plan and final plat must be approved by the Town.  
The developer is required to submit to the Town the following documents through the 
County on-line customer service portal:

i. One copy of proposed covenants, by-laws and articles of 
incorporation for the proposed development designating 
responsibility for by the owners’ association for the development;

ii. One copy of the deeds proposed for recordation conveying all 
common area to the proposed owner’s association;

iii. One copy of any proposed supplemental covenants if the 
proposed development is to be submitted for final approval in 
phases; and 

iv. One copy of the final site plan prior to the submission for final 
approval.  

These documents must be approved by the Town of Spring Lake Attorney prior to the sale 
of or submission for final plat approval of any lot or unit within this development. (Spring 
Lake Subdivision Ord.)

10. Expiration. If no development activity occurs within five years from the  date of the adoption 
of this ordinance, the Town may proceed to rezoning the property to another zoning district 
following the process set forth in NC General Statutes.

The property owner/applicant of rezoning case ZON-25-0022 agree to all terms and conditions set forth in 
this Conditional Zoning Conditions of Approval. All subsequent owners shall be subject to the terms and 
conditions set forth herein.



Property Owner/Agent Acceptance of Conditions

_______________________________________________
(Print Name) - Gwendolyn McLean

_______________________________________________ _________________
(Signature) - Gwendolyn McLean Date

_______________________________________________
(Print Name) - Lorenzo McLean, Jr.

_______________________________________________ _________________
(Signature) - Lorenzo McLean, Jr. Date

_______________________________________________
(Print Name) - BBC Enterprises’ Authorized Agent

_______________________________________________ _________________
(Signature) - BBC Enterprises’ Authorized Agent Date

Issued by:

_______________________________________________ _________________
Jon Rorie Date
Spring Lake Town Manager



CONDITIONAL ZONING SITE PLAN – SHEET 01



CONDITIONAL ZONING SITE PLAN – SHEET 02



EXHIBIT “C”
GENERAL PROJECT SUMMARY

Total No. of Apartment Units 204-units
Total No. of 3-story Apartment Buildings, fronting N. 
Main St: 
3 Buildings

Each structure will have 12-units per floor with a unit 
count per building of 36 units for a total 108 units. The 
building height will be approx. 36 ft.

Total No. of 4-story Apartment Buildings, interior: 
2 Buildings 

Each structure will have 12-units per floor with a unit 
count per building of 48 units for a total of 96 units. 
The building height will be approx. 54 ft.

Total proposed unit mix: 1 bed/1 bath = 84 units
2 bed/2 bath = 60 units
3 bed/3 bath = 60 units

Total acreage of Open Space: 3.37 Acres
Total acreage of Common Area/Recreation 
Space

4.04 Acres



EXHIBIT “D”
ZONING DISTRICT DESCRIPTIONS

The C(P) Planned Commercial District intent is to assure the grouping of buildings on a parcel of land so 
as to constitute a harmonious, efficient and convenient retail shopping area. To promote the essential 
design features within this district, plan approval is required. Any site plan shall assure traffic safety and 
the harmonious and beneficial relations between the commercial area and contiguous land.

The C-3 Heavy Commercial District is designed primarily for a wide variety of retail and wholesale business, 
commercial and contract services, commercial recreation and amusement, public assembly and office 
uses. Since this district has such a wide selection of uses, it will not be expanded without consideration as 
to its effect on surrounding lands and is limited to those areas of mixed commercial activity which lie 
adjacent to or at the intersection of major arterials and those areas which exhibit a highly mixed 
composition of commercial land uses.

The Main Street Overlay District (MSOD) is intended to protect and enhance the traditional downtown 
main street area by maintaining and stimulating a pedestrian-friendly, vibrant environment while 
encouraging economic growth that compliments and expands the unique character of the downtown 
area. Individual structures are encouraged to be multi-story with uses mixed vertically, street level 
commercial and upper-level office and/or residential. It is the purpose of these regulations to encourage 
vitality by excluding certain activities which have a negative effect on the public realm through motor 
vehicle dominated or non-pedestrian oriented design or uses. To facilitate the purpose and intent of this 
overlay district, proposed uses and all development plans shall be consistent with regulations as 
contained within this chapter for the CB Central Business District.

The CB Central Business District is intended to preserve and enhance the original downtown area as a 
compact, viable and convenient location for a wide variety of commercial and office uses. Residential 
uses are permitted only in conjunction with a mixed building or mixed-use development and shall be 
located to the rear or on the second floor of or above any structure. To preserve the compactness of the 
area and to lessen congestion the display, sales and storage of goods is conducted entirely within 
enclosed buildings. The yard requirements are based generally on the pattern of existing development 
so as to minimize dimensional disparities and to preserve the continued usefulness and essential character 
of the existing buildings located in the downtown area. In order to promote coordination and the 
compatible intermixture or residential and commercial development, this district is a planned district and 
site plan review is required for every development, re-development or change-in-use.



EXHIBIT “H” – DEVIATIONS

Code Section Deviation

1. Sec. 42-174. Specifications for the CB Central 
Business District, §2(b)[2] – “The maximum 
building height shall be 36 feet or a maximum 
of two stories, whichever is less; except where 
otherwise specifically approved by the Board 
of Commissioners through a Conditional 
District rezoning when it has been determined 
that a proposed building higher than two 
stories would not post an obstruction air 
traffic.”

Buildings #4 & #5 are both 4-stories and approx. 54 
feet in height.

2. Sec. 42-174. Specifications for the CB Central 
Business District, §2(e)[1] – “…Where on-street 
parking is provided immediately adjacent to 
the property to be developed, such parking 
immediately adjacent and in front of the lot 
where the proposed/existing structure is 
located may be counted toward the 
calculation of the minimum number of 
required off-street parking.”

On-street parking exists currently along N. Main St. 
NCDOT required street improvements will remove all 

existing on-street parking.

3. Sec. 42-35. Main Street Overlay District §17 –
An overlay zoning district intended to protect 
and enhance the traditional downtown main 
street area by maintaining and stimulating a 
pedestrian-friendly, vibrant environment while 
encouraging economic growth that 
compliments and expands the unique 
character of the downtown area. Individual 
structures are encouraged to be multi-story 
with uses mixed vertically, street level 
commercial and upper-level office and/or 
residential. It is the purpose of these 
regulations to encourage vitality by excluding 
certain activities which have a negative 
effect on the public realm through motor 
vehicle dominated or non-pedestrian 
oriented design or uses. To facilitate the 
purpose and intent of this overlay district, 
proposed uses and all development plans 
shall be consistent with the regulations as 
contained within this chapter for the CB 
Central Business District.

Proposed development is entirely ‘Residential’, not 
‘Mixed-use’.

4. Sec. 42-35. CB Central Business District §7 –
“This conventional zoning district is intended 
to preserve and enhance the original 
downtown area as a compact, viable and 
convenient location for a wide variety of 
commercial and office uses. Residential uses 
are permitted only in conjunction with a 
mixed-use building or mixed development 
and shall be located to the rear or on the 
second floor of or above any structure. To 
preserve the compactness of the area and to 

Proposed development is entirely ‘Residential’, not 
‘Mixed-use’.



lessen congestion the display, sales, and 
storage of goods is conducted entirely within 
enclosed buildings. The yard requirements are 
based generally on the pattern of existing 
development so as to minimize dimensional 
disparities and to preserve the continued 
usefulness and essential character of the 
existing buildings located in the downtown 
area. In order to promote coordination and 
the compatible intermixture of residential and 
commercial development, this district is a 
planned district and site plan review is 
required for every development, re-
development, or change-in-use.
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REQUEST                  Rezoning R40 to A1

Applicant requests a rezoning from R40 Residential District to A1 Agricultural District for 7.00 +/- acres of a 
parcel comprising 14.50 +/- acres, located Southeast of Abco Ln. and Northwest of Dudley Rd. The parcel 
is undeveloped, wooded lands. The intent of the property owner is to develop an Auto Repair Shop and, 
if approved, pursue a Special Use Permit for a Recreational Vehicle Campground.

PROPERTY INFORMATION

OWNER/APPLICANT: Albert W. Robinson, Jr. 
(Owner); Carl Simms (Applicant/Agent).

ADDRESS/LOCATION: Refer to Exhibit “A”, 
Location and Zoning Map. REID number:
0472086036000.

SIZE: Seven acres of a parcel containing
approximately 14.50 acres. A legal 
description of the seven acres is provided in 
the attachments. Road frontage along Abco 
Ln is 266 +/- feet and 333 +/- feet along 
Dudley Rd. The property is approximately 
1,420 +/- feet in length at its deepest point.

EXISTING ZONING: The subject property is 
currently zoned R40 Residential District. This 
district is designed primarily for single-family 
dwelling units with a lot of area of 40,000 
square feet or above. 

EXISTING LAND USE: The subject parcel is 
currently undeveloped wooded lands. Exhibit 
“B” shows the existing use of the subject 
property.

SURROUNDING LAND USE: Exhibit “B” illustrates the following:

North: McNeill Sands Subdivision.
East: Wooded lands, single family homes.
West: Wooded lands, single family homes.
South: Wooded lands, single family homes.

OTHER SITE CHARACTERISTICS: The site is not located in a Watershed or within a Flood Zone Hazard Area. 
The subject property, as delineated in Exhibit “C”, illustrates no presence of hydric inclusion soils, but does 
show hydric soils on the majority at the property.

PLANNING & INSPECTIONS

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0034
Planning Board Meeting: Oct. 21, 2025
Location: Southeast of Abco Ln. and 

Northwest of Dudley Rd.
Jurisdiction: County-Unincorporated



TEN YEAR ZONE CASE HISTORY:

Exhibit “D” denotes no rezoning cases within the 
past ten years occurring near the subject property.

DEVELOPMENT REVIEW:

Prior to development activity, a site plan must be 
submitted, reviewed, and approved by
Cumberland County Current Planning for 
compliance with the Subdivision and Zoning 
Ordinances. A special use permit may be required 
for some uses, such as an RV Park/Campground, in 
the A1 Agriculture District.

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:

Minimum Standard R40 (Existing Zoning) A1 (Proposed)
Front Yard Setback 30 feet 50 feet
Side Yard Setback 15 feet 20 feet
Rear Yard Setback 35 feet 50 feet
Lot Area 40,000 sq. ft. 2 acres
Lot Width 100 feet 100 feet

DEVELOPMENT POTENTIAL*

Existing Zoning (R40) Proposed Zoning (A1)
8 dwelling units 4 dwelling units

(*) Based on 7.0 acres proposed to be rezoned. Lot count may be rounded up when a fraction occurs. When any 
requirement of this ordinance results in a fraction of a unit, a fraction of one-half or more shall be considered a whole 
unit, and a fraction of less than one-half shall be disregarded.



COMPREHENSIVE PLANS:

This property is located in the Southeast 
Cumberland Land Use Plan (2016). The future 
land use classification of the property is “One 
Acre without Water, ½ Acre with Public 
Water”. If the property does not have public 
water, the associated zoning districts for One 
Acre without Water are R40, R40A, A1, and 
A1A. If the property does have public water, 
the associated zoning districts for ½ Acre with 
Public Water are R20, R20A, RR, R30, and R30A.

The proposed rezoning request is consistent 
with the adopted land use plan.

Plan Classification Development Goals:

“Protect and preserve farmland, while 
maintaining a healthy and thriving 
farming community” (Southeast 
Cumberland Land Use Plan 2016, p. 
92).
“Support efforts to protect existing 
family farms and encourage new 
small farms” (Southeast Cumberland 
Land Use Plan 2016, p. 93).
“It is recommended that to preserve 
the tree cover, clear cutting should be 
limited for all non-residential 
development and residential 
developments over seven lots” (Southeast Cumberland Land Use Plan 2016, p. 107).

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES

UTILITIES: Water and sewer lines are not available near the subject property. It is the applicant’s 
responsibility to determine what utility provider or system will serve their development. Utilities for water 
and sewer are shown on Exhibit “C”. Well and septic will likely be required, and the lot size must meet the 
minimum area necessary to accommodate both.

TRANSPORTATION: According to the Mid-Carolina Rural Planning Organization (MCRPO), the subject 
property is located on Dudley Road, which has a current Functional Classification of a local, secondary 
route. There are no roadway construction improvement projects planned, and the subject property will 
have no significant impact on the Transportation Improvement Program. In addition, this segment of 
Dudley Rd has no Average Annual Daily Traffic data available. The proposed new development should 
not generate enough traffic to significantly impact Dudley Rd. Coordination with NCDOT is required for 
all access and driveway permits.

SCHOOLS CAPACITY/ENROLLMENT:

School Enrollment Capacity
JW Seabrook Elementary 253 267
Mac Williams Middle 1190 1164
Cape Fear High 1510 1476



ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning.

EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the rezoning request.

SPECIAL DISTRICTS/ OVERLAY DISTRICTS: A portion of the subject property is located within the half-mile 
buffer of a Voluntary Agricultural District (VAD-01-22).

Special Districts
Fayetteville Regional Airport Overlay: Averasboro Battlefield Corridor:
Five Mile Distance of Fort Liberty: Eastover Commercial Core Overlay District:
Voluntary Agricultural District (VAD): Spring Lake Main Street Overlay District:
VAD Half Mile Buffer: Coliseum Tourism Overlay District:

CONDITIONS OF APPROVAL: This is a conventional zoning. There are no conditions proposed at this time.

STAFF RECOMMENDATION

In Case ZON-25-0034, Planning and Inspections staff recommends approval of the rezoning request from
R40 Residential District to A1 Agricultural District. Staff finds that the request is consistent with the Southeast 
Cumberland Land Use Plan which calls for “One Acre without Water, ½ Acre with Public Water” at this 
location. Staff also finds that the request is reasonable and in the public interest as it is compatible to and
in harmony with the surrounding land use activities and zoning.

Attachments:
Notification Mailing List
Application
Legal Description of the rezoning area
Concept map showing portion requesting rezone



ATTACHMENT – MAILING LIST
JOHNSON, J SCOTT;JOHNSON, ROBIN C 115 NASH RD ST PAULS, NC  28384
ADAMS, REGINALD 647 S PARK ST ELIZABETH, NJ  07206
BIRELEY, HEATHER 560 H PARKERTOWN RD FOUR OAKS, NC  27524
HOLMES, RONALD LOUIS 1603 TROY DR FAYETTEVILLLE, NC  28312
LEWIS, PRISCILLA A 6019 ACOMA COURT FAYETTEVILLE, NC  28312
MELVIN, TERRELL;CARTER, SUMMER 4635 TRUMILLA DR FAYETTEVILLE, NC  28312
WEST, LUCY 4322 HALF ACRE CT FAYETTEVILLE, NC  28312
SMITH, ROBERTS;SMITH, AMY 3521 ROSE OF SHARON RD DURHAM, NC  27712
JURY, DAVID L JR 4217 NORA DR FAYETTEVILLE, NC  28312
JURY, DAVID L JR 4217 NORA DR FAYETTEVILLE, NC  28312
WHALEN, ROBERT E II PO BOX 51215 DURHAM, NC  27717
SANCHEZ, GILBERTO;SANCHEZ, IGNACIO 4201 NORA DR FAYETTEVILLE, NC  28312
WILLIAMS, RAYMOND HEIRS 4112 SCARY CREEK RD FAYETTEVILLE, NC  28312
BLAND, PEGGY 3630 MCKINNON RD FAYETTEVILLE, NC  28312
MENDOZA, DAVID OSUALDO JR 2123 OLD QUARRY RD PRINCETON, NC  27569
JONES, HARVEY R SR;BRYANT, PATRICIA G PO BOX 212 AUTRYVILLE, NC  28318
RUSSELL, URSULA 4347 DUDLEY RD FAYETTEVILLE, NC  28312
JOHNSON, ROXANN S 3529 CHAUCER DR HOPE MILLS, NC  28348
MELVIN, LEEVENTSIL 904 CARROLL ST SAVANNAH, GA  31415
MORRISON, DENNIS LEE 214 BOB ST FAYETTEVILLE, NC  28303
LEANDER, MANUEL JR 4000 BAIRD CT FAYETTEVILLE, NC  28312
MCNEILL, RENA PEARL;MAGBY, BESSIE 1353 ESSEX PL FAYETTEVILLE, NC  28301
JURY, DAVID LEE JR 4217 NORA DR FAYETTEVILLE, NC  28312
MCLEOD, GRADY 4224 DUDLEY RD FAYETTEVILLE, NC  28312
KINSEY, JAMES L;KINSEY, PATRICIA 900 JP HARRISON BLVD KINSTON, NC  28501
ARROYO, ROBERT;ARROYO, ERIN B 101 MAIN ST RIDGEFIELD PARK, NJ  07660
TOMLIN, ELLA LOUISE;MELVIN, DOUGLAS 4120 SCARY CREEK RD FAYETTEVILLE, NC  28312
KD HOMES LLC PO BOX 35886 FAYETTEVILLE, NC  28303
6109 ABCO LANE LAND TRUST 1249 KILDAIRE FARM RD #372 CARY, NC  27511
JACKSON, GARY;JACKSON, DESTRIA 3141 CROWS NEST DR FAYETTEVILLE, NC  28306
JONES, JAMES A 390 MANSION AVE PENLLYN, PA  19422
ALBINO, PATRICIA MARIA 1535 B SAINT GEORGE AVE ROSELLE, NJ  07203
MCNEILL, ROSCOE;MAGBY, BESSIE 5708 CEDAR CREEK RD FAYETTEVILLE, NC  28312
MCNEILL, CONNIE ANN 1330 JIM JOHNSON RD FAYETTEVILLE, NC  28312
ASKEW, JESSICA ANN 5718 MIRACLE HILL RD FAYETTEVILLE, NC  28312
JURY, DAVID JR 6009 ABCO LN FAYETTEVILLE, NC  28312
ALFORD, JEANETTA 4214 SCARY CREEK RD FAYETTEVILLE, NC  28312
BASS, JAMES M II;BASS, SANDRA G 2029 FALLOW RUN FAYETTEVILLE, NC  28312
KD HOMES LLC PO BOX 35886 FAYETTEVILLE, NC  28303
SANCHEZ, IGNACIO 5951 ABCO LN FAYETTEVILLE, NC  28312
RACF LLC 11504 BLACK HORSE RUN RALEIGH, NC  27613
SIMMONS, MARY RUTH J WILLIAMS 9720 ADMIRALTY DR SILVER SPRING, MD  20910
BOWENS, ENOCH L;BOWENS, STEPHANIE WILSON PO BOX 116 STEDMAN, NC  28391
MATTHEWS, RUPERT BREWER;MATTHEWS, LINDA S 3660 CORINTH CHURCH RD ROSEBORO, NC  28382
STEWART, LESSIE 2156 DILLON DR FAYETTEVILLE, NC  28306
KD HOMES LLC PO BOX 35886 FAYETTEVILLE, NC  28303
MANCINI, VIVIAN 6020 ABCO LN FAYETTEVILLE, NC  28312
MCNEILL-JONES, LILLIE M;EDDIE, L JONES 4045 DUDLEY RD FAYETTEVILLE, NC  28312
JURY, DAVID 4217 NORA DR FAYETTEVILLE, NC  28301
ROBINSON, ALBERT W JR 4320 DUDLEY RD FAYETTEVILLE, NC  28312
ROBINSON, VILVAGE M 4320 DUDLEY RD FAYETTEVILLE, NC  28312
GODWIN, KENDRICK T;TONYA, K MCARTHUR 4885 SOUTHMILL DR HOPE MILLS, NC  28348
GILMORE, DAVID E III 4010 ABERCROMBIE CT FAYETTEVILLE, NC  28312
HUCKABEE, DAVID RAY JR;HUCKABEE, BONNIE MARIE 4001 BAIRD CT FAYETTEVILLE, NC  28312
MCARTHUR, ERICAL 3599 GABE SMITH RD WADE, NC  28395
PARKER, CAROLYN;COLVIN, ELVA;RUSSELL, URSULA;ROBIN 4347 DUDLEY RD FAYETTEVILLE, NC  28312
CARR, LINDA FISHER 3737 DUDLEY RD FAYETTEVILLE, NC  28312
MELVIN, ANITA 4116 SCARY CREEK RD FAYETTEVILLE, NC  28312
BRADY, JOHN R;NUNNERY, KAYE LYNN 4225 SCARY CREEK RD FAYETTEVILLE, NC  28312
BABCOCK, LESTER J;SANDRA, M 907 BRANSON ST FAYETTEVILLE, NC  28305
BROOKS, JANET;BROOKS, CHRIS 879 LONG IRON DR FAYETTEVILLE, NC  28312
SMITH, MICHAEL BRIAN;NASH, CHRISSIE ANN JONES 4447 DUDLEY RD FAYETTEVILLE, NC  28312
CARRIAGE CROSSING INC PO BOX 64223 FAYETTEVILLE, NC  28306
BRUNSON, FRANCES C 4411 DUDLEY RD FAYETTEVILLE, NC  28312
CAMPBELL, JAMES ERNEST TRUSTEE 1218 MOSSY GLADE CIR APEX, NC  27502
VENTURA, FELIX SANTOS 6114 ABCO LN FAYETTEVILLE, NC  28312
NASH, CHRISSIE 9720 ADMIRALTY DR SILVER SPRINGS, MD  20910
MATHEWS, TERRA LYNN 6023 ACOMA CT FAYETTEVILLE, NC  28312
SCHLEE, JULIUS 6019 ABCO LN FAYETTEVILLE, NC  28312
MELVIN, LEEVENTSIL;MELVIN, JUSTIN LEE 3011 HAYFIELD RD WADE, NC  28395
LEE, EDISON JR;STEWART, BETTY JO 4209 SCARY CREEK RD FAYETTEVILLE, NC  28312
BILLINGSLEA, BOBBIE 7514 CROWN AVE FAYETTEVILLE, NC  28303
PAGE, LARRY MONROE JR 2564 LIVE OAK METH CHURCH RD WHITE OAK, NC  28399
HIGHTOWER, NAJIYYAH 2845 MULLHOLLAND DR APT 1621 CHARLOTTE, NC  28262
PORTER, CASSANDRA T 2233 KINGSBERRY LN FAYETTEVILLE, NC  28304
CHAFFIN, GRANT;CHAFFIN, GRACE 213 N VALVERDE CIR 47 KEENE, TX  76059
HERNANDEZ-CALDERON, UZIAS;CRUZ-AZUA, EMELIA 601 FEATURE CT HOPE MILLS, NC  28348
LOVELACE, BRANDON;LOVELACE, REBECCA 4437 DUDLEY ROAD FAYETTEVILLE, NC  28312
B&T DREAMS 148 TIMBERLAKE DR FLORENCE, SC  29501
CARTER, SARAH P FLOYD 2130 MADISON AVE #10C NEW YORK, NY  10037
JACKSON, MILES F;JACKSON, BONNIE W 122 DAIRY RD DUNN, NC  28334
JURY, DAVID 4217 NORA DR FAYETTEVILLE, NC  28301
MELVIN, HARLESLY;MELVIN, MELISSA;MELVIN, DONALD WA4635 TRUMILLA DR FAYETTEVLLE, NC  28312
GUTIERREZ, ARACELI;GONZALEZ, LESLY 4205 NORA DRIVE FAYETTEVILLE, NC  28312
BLACK ROSE 72 LLC 234 WYNNGATE DR CAMERON, NC  28326
HICKS, DONALD L;SUE, B 104 FRANKLIN RD RAEFORD, NC  28376
ANAYA'S CONSTRUCTION LLC 700 WAGSTAFF RD FUQUAY VARINA, NC  27526
NASH, CHRISSIE ANN JONES 9720 ADMIRALTY DR SILVER SPRINGS, MD  20910
RICKETTS, JULIE;RICKETTS, BLAKE 6024 PADDY HOLLOW COURT FAYETTEVILLE, NC  28312
CHAFFIN, GRANT;CHAFFIN, GRACE 213 N VALVERDE CIR 47 KEENE, TX  76059
LOUYA, MAXIMILIEN LONGANGE PELLETIER SIERRA;BOCHAR3314 CIRCLE BROOK DR APT E ROANOKE, VA  24018
VISCAYA, DEBORAH ANNA-RUTH 4117 SCARY CREEK RD FAYETTEVILLE, NC  28312
BAKER, KRISTEN L;BAKER, CHARLES J 4000 ABERCROMBIE CT FAYETTEVILLE, NC  28312
NEXT LEVEL AGENCY LLC 514 GOLDWATER ST SHELBY, NC  28152
U S BANK NATIONAL ASSOCIATION TRUSTEE 1661 WORTHINGTON RD 100 WEST PALM BEACH, FL  33409



ATTACHMENT: APPLICATION











REQUEST                    Rezoning RR to A1

Applicant requests a rezoning from RR Rural Residential District to A1Agricultural District for a parcel 
located north of the Cape Fear River, south of McBryde St, 1.8 miles west of the intersection of Lane Road 
and Slocomb Rd, and one mile east of River Bend Rd containing approximately 374.57 acres. A Norfolk 
Southern Railroad track traverses through the middle of the property. The parcel is currently used for 
timber cultivation (silviculture). The property owner does not have a specific use intended at this time.

PROPERTY INFORMATION

OWNER/APPLICANT: Keith L. McCormick Revocable 
Trust (Owner); J. Scott Flowers (Agent/Applicant)

ADDRESS/LOCATION: Refer to Exhibit “A”, Location
and Zoning Map. REID number: 0552934519000

SIZE: The parcel contains approximately 374.57 acres.
Road frontage along McBryde Street is .45 miles in 
length and a half mile along Slocomb Road. The 
property is approximately 1.5 miles in length at its 
deepest point.

EXISTING ZONING: The subject property is currently 
zoned RR Rural Residential District, which is for 
traditional rural use with lots of 20,000 square feet or 
above. The principal use of the district is for suburban 
density residential, including manufactured housing 
units, and agricultural purposes. These districts are 
intended to ensure that residential development not 
having access to public water supplies and 
dependent upon septic tanks for sewage disposal will 
occur at a sufficiently low density to provide for a healthful environment.

EXISTING LAND USE: The subject parcel is currently being used for timber cultivation. Exhibit “B” shows the 
existing use of the subject property.

SURROUNDING LAND USE: Exhibit “B” illustrates the following:

North: Farmland and single-family homes
East: Farmland and Woodlands
West: Farmland and Woodlands
South: Cape Fear River, farmland, and woodlands

OTHER SITE CHARACTERISTICS: The site is located in the Cape Fear River Watershed Protection Area and
within a Flood Zone Hazard Area. The subject property, as delineated in Exhibit “C”, illustrates the
presence of hydric or hydric inclusion soils on substantial portions of the northern half of the property and 
some hydric inclusion soils on the southern half.

PLANNING & INSPECTIONS

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0035
Planning Board Meeting: Oct. 21, 2025

Location: North of Cape Fear River, south of 
McBryde St, 1.8 miles west of intersection of 
Lane Rd and Slocomb Rd, and one mile east of 
River Bend Rd.
Jurisdiction: County-Unincorporated



TEN YEAR ZONE CASE HISTORY:

Exhibit “D” denotes the following rezoning cases 
within the past ten years near the subject property:

P17-46: RR, A1, PND, & CD to A1; Withdrawn by 
Applicant

DEVELOPMENT REVIEW: Should the request be 
approved, any development or subdivision of the 
property will require a preliminary plan or a site plan
review and approval from the County Current 
Planning Division.   

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:

Minimum Standard RR (Existing Zoning) A1 (Proposed)
Front Yard Setback 30 feet 50 feet
Side Yard Setback 15 feet 20 feet
Rear Yard Setback 35 feet 50 feet
Lot Area 20,000 sq. ft. 2 acres
Lot Width 100’ 100’

DEVELOPMENT POTENTIAL: 

Existing Zoning (RR) Proposed Zoning (A1)
816 dwelling units 187 dwelling units

Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded.



COMPREHENSIVE PLANS:

This property is located in the North Central Area 
Land Use Plan (2024). The future land use 
classification of the property is split between 
“Rural/Agricultural” and “Open Space”. The 
associated zoning districts for these two land use 
classifications are:

Rural/Agricultural A1, A1A, R40, R40A
Open Space (*) CD

(*)Note: “Property located within Open Space whether 
wholly or partially may use the most adjacent land use 
classification when considering a rezoning request” 
(North Central Area Land Use Plan 2024, p. 49).

The proposed rezoning request is consistent with 
the adopted land use plan.

Future Land Use Classification Development 
Goals, Notes, and Objectives:

“Preserve the rural character of the county” 
(North Central Area Land Use Plan 2024, p. 
52).
“…this land use classification emphasizes 
traditional agricultural activities, 
pastureland, forestry, rural large-lot 
residential subdivisions, and sporadic residences situated on expansive land tracts” (North Central 
Area Land Use Plan 2024, p. 40).
“Protect and preserve the rural character of the area to include green spaces, agricultural land, 
low population density, scenic views, natural features, tranquility, and outdoor opportunities” (North 
Central Area Land Use Plan 2024, p. 52).

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES

UTILITIES: Water and sewer lines are not available near the subject property, as shown on Exhibit “C”.  Well 
and septic will be required, and the lot size must meet the minimum area necessary to accommodate 
both.

TRANSPORTATION: According to the Fayetteville Area Metropolitan Planning Organization (FAMPO), the 
subject property is located along both Slocomb Rd and McBryde St. Both streets are classified as local 
streets per NCDOT’s Road Classification. There are no roadway improvement projects planned for either 
road. With no specific intent or development plans stated, it is indeterminable what impact any additional 
traffic would bring to Slocomb Rd or McBryde St.

SCHOOLS CAPACITY/ENROLLMENT:

School Capacity Enrollment
Raleigh Road Elementary 179 207
Long Hill Elementary 516 416
Pine Forest Middle 804 706
Pine Forest High 1712 1553



ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning at this time.

EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the rezoning.

SPECIAL DISTRICTS/ OVERLAY DISTRICTS: The subject property is located within a Voluntary Agriculture 
District (VAD) Half Mile Buffer (VAD-10-08).

Special Districts
Fayetteville Regional Airport Overlay: Averasboro Battlefield Corridor:
Five Mile Distance of Fort Liberty: Eastover Commercial Core Overlay District:
Voluntary Agricultural District (VAD): Spring Lake Main Street Overlay District:
VAD Half Mile Buffer: Coliseum Tourism Overlay District:

CONDITIONS OF APPROVAL: This is a conventional zoning. There are no conditions at this time.

STAFF RECOMMENDATION

In Case ZON-25-0035, Planning and Inspections staff recommends approval of the rezoning request from
RR Rural Residential District to A1 Agricultural District. Staff finds that the request is consistent with the North 
Central Area Land Use Plan which calls for “Rural/Agricultural” and “Open Space” at this location. Staff 
also finds that the request is reasonable and in the public interest as it is compatible to and in harmony 
with the surrounding land use activities and zoning.

Attachments:
Notification Mailing List
Application



ATTACHMENT – MAILING LIST



ATTACHMENT: APPLICATION







REQUEST Rezoning RR and PND to A1

Applicant requests a rezoning from RR Rural Residential District and PND Planned Neighborhood 
Development District to A1Agricultural District for twelve contiguous parcels located north of the Cape 
Fear River and east and north of Slocomb Rd, along the north and south side of McBryde St, and 
approximately 1.25 miles west of the intersection of E. Reeves Bride Road and McBryde St containing a
total of approximately 1,038.09 acres. The parcels are currently used for timber cultivation (silviculture).
The property owner has not expressed a specific use intended at this time.

PROPERTY INFORMATION

OWNER/APPLICANT: McCormick Farms Limited 
Partnership (Owner); J. Scott Flowers 
(Agent/Applicant)

ADDRESS/LOCATION: Refer to Exhibit “A”, 
Location and Zoning Map. REID number:
0552024169000, 0552238122000, 0552244598000, 
0552265192000, 0552479824000, 0552199037000, 
0552395482000, 0552587886000, 0552782144000, 
0552663724000, 0552892583000, 0552884118000.

SIZE: The parcel contains approximately 
1,038.09 acres. Total road frontage for parcels 
abutting McBryde St is approximately 2.1 miles.
Road frontage for the parcel along Slocomb Rd 
is 780 feet. The properties are approximately 2.3
miles in length at its deepest point.

EXISTING ZONING: The subject property is 
currently zoned RR Rural Residential District and 
PND Planned Neighborhood Development
District. RR Rural Residential District is for 
traditional rural use with lots of 20,000 square 
feet or above. The principal use of the district is 
for suburban density residential, including manufactured housing units, and agricultural purposes. These 
districts are intended to ensure that residential development not having access to public water supplies 
and dependent upon septic tanks for sewage disposal will occur at a sufficiently low density to provide
for a healthful environment.

PND Planned Neighborhood Development District is a district designed for the planned development of 
various residential densities concurrent with neighborhood-oriented uses in a single project. PND is a 
dormant zoning district and development standards shall comply with those of the R7.5 Residential District.

EXISTING LAND USE: The subject parcels are currently being used for timber cultivation. Exhibit “B” shows 
the existing use of the subject property.

PLANNING & INSPECTIONS

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0036
Planning Board Meeting: Oct. 21, 2025
Location: North of the Cape Fear River and east 
and north of Slocomb Rd, along the north and 
south side of McBryde St, and approx. 1.25 miles 
west of the intersection of E. Reeves Bridge Rd
and McBryde St
Jurisdiction: County-Unincorporated



SURROUNDING LAND USE: Exhibit “B” illustrates the following:

North: Single-family homes, farmland, and woodlands
East: Farmland and woodlands
West: Single-family homes, farmland, and woodlands
South: Cape Fear River, farmland, and woodlands

OTHER SITE CHARACTERISTICS: The sites are located in the Cape Fear River Watershed Protection Area.
Among the twelve parcels, only the southern-most parcel abutting the Cape Fear River is located within 
a Flood Zone Hazard Area. The subject property, as delineated in Exhibit “C”, illustrates the presence of 
hydric or hydric inclusion soils.

TEN YEAR ZONE CASE HISTORY:

Exhibit “D” denotes no rezoning cases within the past 
ten years near the subject property:

DEVELOPMENT REVIEW: Should the request be 
approved, a preliminary plan for any subdivision or a 
site plan for any nonresidential development will 
need to be submitted to the Current Planning 
Division for review and approval and to ensure 
conformance with the County Zoning and 
Subdivision Ordinances. 

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:

Minimum Standard PND (Existing 
Zoning/Defaults to R7.5) RR (Existing Zoning) A1 (Proposed)

Front Yard Setback 30 feet 30 feet 50 feet
Side Yard Setback 10 feet 15 feet 20 feet
Rear Yard Setback 35 feet 35 feet 50 feet
Lot Area 7,500 sq. ft. 20,000 sq. ft. 2 acres
Lot Width 75’ 100’ 100’



DEVELOPMENT POTENTIAL: 

Existing Zoning
(PND-Defaults to R7.5) Existing Zoning (RR) Proposed Zoning A1
3,369 dwelling units 1,193 dwelling units 519 dwelling units

Lot count may be rounded-up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded.

COMPREHENSIVE PLANS:

This property is located in the North Central 
Area Land Use Plan (2024). The future land 
use classification of the property is split 
between “Rural/Agricultural”, “Open 
Space”, and a 2.5± acre portion classified 
as “Flex Area”. The associated zoning 
districts for these three land use 
classifications are:

Rural/Agricultural A1, A1A, R40, R40A,
DD/CZ.

Open Space* CD
Flex Area M1(P), M(P), O&I(P), 

C1(P), C2(P), and 
C(P).

*Note: “Property located within Open Space 
whether wholly or partially may use the most 
adjacent land use classification when 
considering a rezoning request” (North Central 
Area Land Use Plan 2024, p. 49).

The proposed rezoning request is consistent 
with the adopted land use plan.

Future Land Use Classification
Development Goals, Notes, and 
Objectives:

“Preserve the rural character of the 
county” (North Central Area Land Use Plan 2024, p. 52).
“…this land use classification emphasizes traditional agricultural activities, pastureland, forestry, rural 
large-lot residential subdivisions, and sporadic residences situated on expansive land tracts” (North 
Central Area Land Use Plan 2024, p. 40).
“Protect and preserve the rural character of the area to include green spaces, agricultural land, 
low population density, scenic views, natural features, tranquility, and outdoor opportunities” (North 
Central Area Land Use Plan 2024, p. 52).

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES

UTILITIES: Water and sewer lines are not available near the subject property. Well and septic will be 
required, and the lot sizes must meet the minimum area necessary to accommodate both.

TRANSPORTATION: According to the Fayetteville Area Metropolitan Planning Organization (FAMPO), the 
subject property is located along both Slocomb Rd. and McBryde St. Both streets are classified as local 
streets per NCDOT’s Road Classification. There are no roadway improvement projects planned for either 



road. With no specific intent or development plans stated, it is indeterminable what impact any additional 
traffic would bring to Slocomb Rd or McBryde St.

SCHOOLS CAPACITY/ENROLLMENT:

School Capacity Enrollment
Raleigh Road Elementary 179 207
Long Hill Elementary 516 416
Pine Forest Middle 804 706
Pine Forest High 1712 1553

ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning at this time.

EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the rezoning request.

SPECIAL DISTRICTS/ OVERLAY DISTRICTS: Eleven of the twelve parcels are designated in a Voluntary 
Agricultural District, VAD-10-08. The remaining parcel is within the Half Mile Buffer of VAD-10-08.

Special Districts
Fayetteville Regional Airport Overlay: Averasboro Battlefield Corridor:
Five Mile Distance of Fort Liberty: Eastover Commercial Core Overlay District:
Voluntary Agricultural District (VAD): Spring Lake Main Street Overlay District:
VAD Half Mile Buffer: Coliseum Tourism Overlay District:

CONDITIONS OF APPROVAL: This is a conventional zoning. There are no conditions proposed at this time.

STAFF RECOMMENDATION

In Case ZON-25-0036, Planning and Inspections staff recommends approval of the rezoning request from
RR Rural Residential District and PND Planned Neighborhood Development District to A1 Agricultural
District. Staff finds that the request is consistent with the North Central Area Land Use Plan which calls for
“Rural/Agricultural”, “Open Space”, and “Flex Area” at this location. Staff also finds that the request is
reasonable and in the public interest as it is compatible to and in harmony with the surrounding land use 
activities and zoning.

Attachments:
Notification Mailing List
Application



ATTACHMENT – MAILING LIST









ATTACHMENT: APPLICATION











REQUEST                  Rezoning RR, PND, CD, and A1 to A1

Applicant requests a rezoning from RR Rural Residential District, PND Planned Neighborhood 
Development District, CD Conservancy District, and A1 Agricultural District to A1 Agricultural District for six 
contiguous parcels located north of the Cape Fear River, along the north and south sides of McBryde St 
and Slocomb Rd, and approximately three-quarters of a mile west of Lane Road, containing a total of 
approximately 725.88 acres. The parcels are currently used for lumber cultivation.  The property owner 
has not indicated a specific use intended at this time.

PROPERTY INFORMATION

OWNER/APPLICANT: McCormick Farms Limited 
Partnership (Owner); J. Scott Flowers (Agent/Applicant)

ADDRESS/LOCATION: Refer to Exhibit “A”, Location and 
Zoning Map. REID number: 0562095188000, 
0562265895000, 0562612890000, 0562461435000, 
0562419727000, 0562312400000.

SIZE: The parcel contains approximately 725.88 acres.
Total road frontage for parcels abutting McBryde St is 
approximately 857 ft. Road frontage for the parcels
along Slocomb Rd is approximately 3,109 feet. The 
properties are approximately 1.4 miles in length at its 
deepest point.

EXISTING ZONING: The subject property is currently 
zoned RR Rural Residential District, PND Planned 
Neighborhood Development District, CD Conservancy 
District, and A1 Agricultural District.

RR Rural Residential District is for traditional rural use with 
lots of 20,000 square feet or above. The principal use of the land is for suburban density residential, 
including manufactured housing units, and agricultural purposes. These districts are intended to ensure 
that residential development not having access to public water supplies and dependent upon septic 
tanks for sewage disposal will occur at a sufficiently low density to provide for a healthy environment.

PND Planned Neighborhood Development is a district designed for the planned development of various 
residential densities concurrent with neighborhood-oriented uses in a single project. PND is a dormant 
zoning district and development standards shall comply with those of the R7.5 Residential District.

CD Conservancy District is designed to preserve and protect. This district is designed to preserve and 
protect identifiable natural resources from urban encroachment. The general intent of the district is to 
provide open area uses for such resource areas that will continue to provide limited development 
potential while preserving existing conditions to the extent feasible. Areas to be zoned in this district shall 
be identifiable as swamp, marsh, flood land, poor or very severe soils areas or managed and unmanaged 
woodland on USGS (Geological Survey) maps, soil maps prepared by the USDA (Department of 

PLANNING & INSPECTIONS

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0037
Planning Board Meeting: Oct. 21, 2025
Location: North of the Cape Fear River, along 
north and south sides of McBryde St and 
Slocomb Rd, and approximately three-quarters 
of a mile west of Lane Rd.
Jurisdiction: County-Unincorporated

Exhibit “A” Zoning 
and Location 
ExExExEEEExExEEEEEEExExEEEEEEEEExEExExExEEEEEEEEEEEEEExEExEEEEEEEExEEEEEEExEExEEEEEEEEEEEEEEExEEExExExExEEEEExEEEExExExEExEExEEEEExEEEExExxxxExEEEExEExExxxxExExExEEEExxxExxExExxxExxxxxExxEEEEExExEEExEExxxxExExExExEExExExxxxExExExEEExExxxxxxxEEExExExxxExExxEExExxxxEEEExEExxxEEExEExExEEExxxxxExEEExxxxEEEEEExxxxEEExxxhhhhihhhhhhhhhhhhiiiiiiiiihhhhhhhhihhhhhihhiiiiiiiihhhhhhihihhhhhhhhiiiihiiiihhhhhhhhhhhhhhiiiiiiiihhhihhihihhhhihiiiiihihihhhhiiihhhhiiiiiihhhhhhihiiiiihhhhhihiiihihhhhiiiiiihiiiihhihihhhhiiiihhhhhihhhhhihhhihhhhihhhhiiihihhihiihhihhhhhhiihihihihihihhhhhhhhhhhhhh bbbbbbbbbbbbbbbbiiibbbbbbbbbbbbbbbiiiiiibbbbbbbbbbbbbbbiiiiibbbbbbbbbbbbiiiibbbbbbbbbbiiibiibbiiiibbibiiibibibiiibiiibbbiiiiiibbibibibiibbbibibibibibibiibbbbibibiibiiibbbbbbbibiibibibbbbbbbbbiiibbbbbbiiibiiibbb tttttttttttttttttttttttttttttttttttttttttttttt “A““““““““““A“A“AAAAAAAAAAA“AAAAAAA““A“““““A““AA“AAAAA“A“AAAA“A““““““““““““A“AA“AAA“A“AAA“AA““““““AAAA“AAAA“““A“A“A“A“AAAA“A“A““AA“A“A“A“AAA“A“A““““AAAA““A““A“AAAA“““““AAAAAA“AAA“A“““A““AAAA“AAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAA”””””””””””””””””””””””””””””””””””””””””””””” ZZoZoZoZoZoZoZoZoZZoZZoZoooZZooZoZoZoZZoZoooZoZoooooooooooooooooooZooooZooooZoZooZooooZooooooooooZoooZoZooZooooZooZoooZooooZZoZZoZoooZooZZZZZZooZZZoooZoZZZoooooooZZZZZooooZZZZoooooonininininiiiiiiiinininininiiiinininiiiiininiiiiniiininiiiiiniiiinnnnninninniiininnininnninniiiiiiiiiininnnnnnnnniiinnnininininiiininnnniiningngngngngngngngngngngngngngngnnnngnnnngngngnnnnnngngnngnnngnnngnggnggngggggggggggggggg 
anananaannnannnanananannnananannnannnaaaannnnnnnaaaanaaanannnananaannnnnnnnd d LoooooLLLL cacaaaacacacaccaaaaccaaaaaaaaatiitiitititiititiiiiitititititt onononoonoonnnnnooonnnnooonnnnno  



Agriculture) Soil Conservation Service or other appropriate sources and on file in the County Planning and 
Inspections 

A1 Agricultural District is designed to promote and protect agricultural lands, including woodland, within 
the County. The general intent of the district is to permit all agricultural uses to exist free from most 
private urban development except for large lot, single-family development. Some public and/or semi-
public uses as well as a limited list of convenient commercial uses are permitted to ensure essential 
services for the residents.

EXISTING LAND USE: The subject parcels are currently being used for lumber cultivation. Exhibit “B” shows 
the existing use of the subject property.

SURROUNDING LAND USE: Exhibit “B” illustrates the 
following:

North: Farmland, woodlands, single-family homes
East: Farmland, woodlands, and single-family 
homes
West: Farmland and woodlands
South: Cape Fear River, farmland, and woodlands

OTHER SITE CHARACTERISTICS: The sites are located 
in the Cape Fear River Watershed Protection Area
and within a Flood Zone Hazard Area. The subject 
properties, as delineated in Exhibit “C”, illustrates 
the presence of hydric or hydric inclusion soils.

TEN YEAR ZONE CASE HISTORY:
Exhibit “D” denotes the following rezoning cases 
within the past ten years near the subject property:

P17-46: RR, A1, PND, & CD to A1; Withdrawn 
by Applicant
ZON-22-0067: A1 to A1/CZ; Approved by County

DEVELOPMENT REVIEW: Should the request be approved, any proposed development will need a
preliminary subdivision plan or a site plan reviewed and approved by the County Current Planning Division 
to ensure conformance with the County Zoning and Subdivision Ordinances. 



DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:
Minimum Standard PND (Existing 

Zoning/Defaults to R7.5)
RR (Existing 

Zoning)
CD (Existing

Zoning)
A1 (Existing and 

Proposed)
Front Yard Setback 30 feet 30 feet 50 feet 50 feet
Side Yard Setback 10 feet 15 feet 50 feet 20 feet
Rear Yard Setback 35 feet 35 feet 50 feet 50 feet
Lot Area 7,500 sq. ft. 20,000 sq. ft. N/A 2 acres
Lot Width 75’ 100’ N/A 100’

DEVELOPMENT POTENTIAL: 
Existing Zoning 

(PND-Defaults to 
R7.5)

Existing Zoning 
(RR)

Existing Zoning (CD) Existing Zoning 
(A1)

Proposed Zoning A1

26 dwelling units 666 dwelling units 0 dwelling units 183 dwelling units 363 dwelling units
Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded.

COMPREHENSIVE PLANS:

This property is located in the North Central 
Area Land Use Plan (2024). The future land 
use classification of the property is split 
between “Rural/Agricultural” and “Open 
Space”.   The associated zoning districts for
these two land use classifications are:

(*) Note: “Property located within Open Space 
whether wholly or partially may use the most 
adjacent land use classification when 
considering a rezoning request” (North Central 
Area Land Use Plan 2024, p. 49).

The proposed rezoning request is consistent 
with the adopted land use plan.

Future Land Use Classification
Development Goals, Notes, and 
Objectives:

“Preserve the rural character of the 
county” (North Central Area Land Use 
Plan 2024, p. 52).
“…this land use classification 
emphasizes traditional agricultural 
activities, pastureland, forestry, rural 
large-lot residential subdivisions, and 
sporadic residences situated on expansive land tracts” (North Central Area Land Use Plan 2024, p. 
40).
“Protect and preserve the rural character of the area to include green spaces, agricultural land, 
low population density, scenic views, natural features, tranquility, and outdoor opportunities” (North 
Central Area Land Use Plan 2024, p. 52).

Rural/Agricultural A1, A1A, R40, R40A, 
DD/CZ 

Open Space (*) CD



IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES

UTILITIES: Water and sewer lines are not available near the subject property. Water and sewer utility line 
locations are shown on Exhibit “C”. Well and septic will be required, and the lot sizes must meet the 
minimum area necessary to accommodate both.

TRANSPORTATION: According to the Fayetteville Area Metropolitan Planning Organization (FAMPO), the 
subject property is located along both Slocomb Rd and McBryde St. Both streets are classified as local 
streets per NCDOT’s Road Classification. No roadway improvement projects are planned for either road. 
With no specific intent or development plans stated, it is indeterminable what impact any additional 
traffic would bring to Slocomb Rd or McBryde St.

SCHOOLS CAPACITY/ENROLLMENT:

School Capacity Enrollment
Raleigh Road Elementary 179 207
Long Hill Elementary 516 416
Pine Forest Middle 804 706
Pine Forest High 1712 1553

ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning at this time.

EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the rezoning request.

SPECIAL DISTRICTS/ OVERLAY DISTRICTS: Five of the six parcels are designated as a Voluntary Agricultural 
District, VAD-10-08. The remaining property is within the Half Mile Buffer of VAD-10-08.

Special Districts
Fayetteville Regional Airport Overlay: Averasboro Battlefield Corridor:
Five Mile Distance of Fort Liberty: Eastover Commercial Core Overlay District:
Voluntary Agricultural District (VAD): Spring Lake Main Street Overlay District:
VAD Half Mile Buffer: Coliseum Tourism Overlay District:

CONDITIONS OF APPROVAL: This is a conventional zoning. There are no conditions proposed at this time.

STAFF RECOMMENDATION

In Case ZON-25-0037, Planning and Inspections staff recommends approval of the rezoning request from
RR Rural Residential District, PND Planned Neighborhood Development District, CD Conservancy District,
and A1 Agricultural District to A1 Agricultural District. Staff finds that the request is consistent with the North 
Central Area Land Use Plan which calls for “Rural/Agricultural” and “Open Space” at this location. Staff
also finds that the request is reasonable and in the public interest as it is compatible to and in harmony 
with the surrounding land use activities and zoning.

Attachments:
Notification Mailing List
Application



ATTACHMENT – MAILING LIST









ATTACHMENT: APPLICATION









 
 
 
 
 
 
 
 
 

REQUEST                            Rezoning R6 to C2(P) 
Applicant requests a rezoning from R6 Residential District to C2(P) Planned Service and Retail District for 
a parcel containing approximately 0.67 acres located at 3241Natal St., as shown in Exhibit “A”. The intent 
is to rezone the property to a commercial zoning district for future commercial or office uses. 

PROPERTY INFORMATION 

OWNER/APPLICANT: Lino Abreu (Owner/ 
Applicant). 

ADDRESS/LOCATION: Located at 3241 
Natal St. Refer to Exhibit “A”, Location and 
Zoning Map.  REID number: 0425494609000. 

SIZE: The parcel contains approximately 
0.67 acres. Road frontage along Burbank 
St. is approximately 143 feet, road frontage 
along Natal St.  is approximately 190 feet. 
The property is approximately 185 feet in 
length at its deepest point.  

EXISTING ZONING: The subject property is 
currently zoned R6 Residential District. R6 
Residential District is a district designed for 
a mix of single- and multi-family dwellings.  

EXISTING LAND USE: A single-family 
dwelling.     

SURROUNDING LAND USE: Exhibit “B” 
illustrates the following: 
 North: Single family homes. 
 East:   Single family homes. 
 West:  Manufacturing use. 
 South: Air Conditioning Company Manufacturing use. 

OTHER SITE CHARACTERISTICS: The site is not located in a Watershed Protection Area nor within a Flood 
Zone Hazard Area. The subject property, as delineated in Exhibit “C”, illustrates that hydric and hydric 
inclusion soils are not located on the property.  

PLANNING STAFF REPORT 
REZONING CASE # ZON-25-0038 
Planning Board Meeting: October 21, 
2025  
 
Location:  3241 Natal St.  
Jurisdiction: County-Unincorporated 

Exhibit “B” 
Surrounding Area 

Exhibit “C” 
Soil and Utilities 



TEN YEAR ZONE CASE HISTORY:   

Exhibit “D” denotes the following rezoning cases 
within the past ten years near the subject property: 

P21-13: M(P) to O&I(P); Approved by County 

DEVELOPMENT REVIEW: A site plan review and 
approval, conforming to the County Zoning and 
Subdivision Ordinances, will be required via the 
Current Planning Division prior to commencement 
of any development activity. Any proposed 
subdivision will require preliminary plan review and 
approval by the Current Planning Division prior to 
any plat recordation, conforming to the County 
Zoning and Subdivision Ordinances. 

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:  

 
 
 
 
 
 
 
 

DEVELOPMENT POTENTIAL:  

 Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded. 

COMPREHENSIVE PLANS:   

This property is located in the Southwest Cumberland 
Land Use Plan (2013). The future land use 
classification of the property is “Mixed Use”. The 
associated zoning districts for Mixed Use are R5, 
C1(P), and C2(P). 

The proposed rezoning request is consistent with the 
adopted land use plan. 

Future land use classification Development Goals, 
Notes, and Objectives: 

 “Create an atmosphere that supports 
existing and future commercial activities 
while complimenting the existing residential 
area; encourages and fosters economic 
development that is harmonious with the 
character of the area; respects 
environmentally sensitive areas; is well-
designed and attractive; located in areas 
with sufficient infrastructure to support the 
type of commercial activities; and provides a 
range of commercial locations that 
accommodate market demands that meet 
the needs of area residents” (Southwest 
Cumberland Land Use Plan 2013, p. 136). 

 “Commercial development should be clustered in centers or districts that are appropriate for the 
location and scale with respect to adjacent land uses” (Southwest Cumberland Land Use Plan 
2013, p. 137). 

 “All commercial development in an established residential area should be in harmony with the 
area in scale, size, appearance, and accessibility” (Southwest Cumberland Land Use Plan 2013, 
p. 136). 

Minimum Standard R6 (Existing) C2(P) (Proposed) 

Front Yard Setback 25 feet 50 feet 
Side Yard Setback 10 feet 30 feet 
Rear Yard Setback 30 feet 30 feet 
Lot Area 6,000 sq. ft. N/A 
Lot Width 60 feet N/A 

Existing Zoning (R6) Proposed Zoning C2(P) 
6 dwelling units 0 dwelling units 

Exhibit “E” 



IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES 
 
UTILITIES: PWC water lines are available near the subject property along Burbank St. and the sewer lines 
are available along the Natal St. It is the applicant’s responsibility to determine if this utility provider will 
serve their development. The available utilities are shown on Exhibit “C”. If not connecting to public water 
and sewer, a private well and septic system shall be required, and the lot must meet all applicable 
minimum area requirements to accommodate both. 
 
TRANSPORTATION.   According to FAMPO, Natal Street is identified as a major collector in the Metropolitan 
Transportation Plan. There are no roadway construction improvement projects planned, and the subject 
property will have no significant impact on the Transportation Improvement Program. In addition, Natal 
Street has a 2021 AADT of 20,500 and a road capacity of 29,000. 
 
  
SCHOOLS CAPACITY/ENROLLMENT:  

School Name Enrollment Capacity 
Elizabeth M Cashwell Elementary 535 624 
South View Middle 608 847 
South View High 1,418 1,871 
 
ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and has no objections to the proposed rezoning. 
 
EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the proposed rezoning. 
 
SPECIAL DISTRICTS/ OVERLAY DISTRICTS: The property is not located within any special districts 
 

Special Districts 
Fayetteville Regional Airport Overlay: n/a Averasboro Battlefield Corridor: n/a 
Five Mile Distance of Fort Bragg: n/a Eastover Commercial Core Overlay District: n/a 
Voluntary Agricultural District (VAD): n/a Spring Lake Main Street Overlay District: n/a 
VAD Half Mile Buffer: n/a Coliseum Tourism Overlay District: n/a 

n/a – not applicable 
 
STAFF RECOMMENDATION 
 
In Case ZON-25-0038, Planning and Inspections staff recommends approval of the rezoning request from 
R6 Residential District to C2(P) Planned Service and Retail District. Staff finds that the request is consistent 
with the Southwest Cumberland Land Use Plan which calls for “Mixed Use” at this location. Staff also finds 
that the request is reasonable and in the public interest as it is compatible to and in harmony with the 
surrounding land use activities and zoning.  
 
 
 
 
 
 
 
Attachments: 
Notification Mailing List 
Application 
 
 
 
 
 
  



ATTACHMENT: MAILING LIST 
 
 

ABREU, LINO 
3241 NATAL ST 
FAYETTEVILLE, NC  28306 
 

 ANDERSON, KRISTINE A 
817 VEDA STREET 
FAYETTEVILLE, NC  28306 
 

BREWINGTON, TERRY LYNN 
1546 LONDONDERRY PL 
FAYETTEVILLE, NC  28301 
 

 DAVIS, WILLIAM D;DAVIS, BILLIE JEAN 
3221 NATAL ST 
FAYETTEVILLE, NC  28306 
 

DEKASCOR PROPERTIES, LLC 
2964 WEDGEVIEW DR 
FAYETTEVILLE, NC  28306 
 

 F B C CORPORATION 
PO BOX 25762 
CHARLOTTE, NC  28229 
 

FINOCCHIARO, ALBERT 
JOHN;FINOCCHIARO, TONIA GAIL 
3408 CANMORRE COURT 
FAYETTEVILLE, NC  28306 

 GODS LITTLE BLESSING DAYCARE LLC 
6521 ADDINGHAM COURT 
FAYETTEVILLE, NC  28304 
 

HOLCZER, KIM KARL;HOLCZER, NANCY 
WEISE 
925 BURBANK STREET 
FAYETTEVILLE, NC  28306 

 HYATT, VICTOR L;HYATT, CONNIE 
1113 FOUR WOOD DR 
FAYETTEVILLE, NC  28312 
 

IGLESIA JESUS FUENTE DE VIDA INC 
902 VEDA ST 
FAYETTEVILLE, NC  28306 
 

 JACOBS, ANTHONY ROOSEVELT;JACOBS, 
VIVIAN BRYANT 
204 TOM STARLING RD 
FAYETTEVILLE, NC  28306 

JMD INVESTMENTS OF FAY LLC 
2748 SWAN CREEK RD 
JONESVILLE, NC  28642 
 

 LEEZER INVESTMENTS, LLC 
3621 NATAL ST 
FAYETTEVILLE, NC  28306 
 

LOVICK, DAVID T JR;LOVICK, JOANNE M 
907 VEDA ST 
FAYETTEVILLE, NC  28306 
 

 MONTES, MARIA TERESA 
912 BURBANK ST 
FAYETTEVILLE, NC  28306 
 

MOSLEY, DIANA E 
1434 GAIRLOCH DR 
FAYETTEVILLE, NC  28304 
 

 PEARSON, JUSTIN D;PEARSON, LESLIE K 
308 PARKVIEW AVE 
FAYETTEVILLE, NC  28305 
 

PUROLATOR FILTERS NA LLC 
3200 NATAL ST 
FAYETTEVILLE, NC  28306 
 

 QUICK PROPERTY SOLUTIONS INC 
2503 SOUTHERN AVE UNIT 64221 
FAYETTEVILLE, NC  28306 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



ATTACHMENT: APPLICATION  

 
 
 
 



 



 

REQUEST                        Rezoning A1 to R40A 

Applicant requests a rezoning from A1 Agricultural District to R40A Residential District for 6650 Oak Grove 
Church Road. This property contains approximately 2.40 acres and is currently occupied with one 
residential home.  The intent of the property owner is to subdivide into two residential parcels with one 
home planned on each.  
 
PROPERTY INFORMATION 

OWNER/APPLICANT: Crystal McGee 
(Owner); Mike Adams, Maps Surveying 
(Agent)  

ADDRESS/LOCATION:  This is located at 
6650 Oak Grove Church Rd; Refer to 
Exhibit “A”, Location and Zoning Map.  
REID number:  0497523099000 
 
SIZE: The parcel contains approximately 
2.40 acres. Road frontage along Oak 
Grove Church Road is 240 feet. The 
property is approximately 437 feet in 
length at its deepest point.  
 
EXISTING ZONING: The subject property is 
currently zoned A1 Agricultural District. 
This district is designed to promote and 
protect agricultural lands, including 
woodland, within the County. The general 
intent of the district is to permit all 
agricultural uses to exist free from most 
private urban development except for 
large lot, single-family development. 
Some public and/or semi-public uses as well as a limited list of convenient 
commercial uses are permitted to ensure essential services for the residents. 
 
EXISTING LAND USE: The subject parcel is currently occupied with an existing home. Exhibit “B” shows the 
existing use of the subject property. 
 
SURROUNDING LAND USE: Exhibit “B” illustrates the following: 
 
 North: Farmland, single-family homes, and manufactured homes 
 East:   Wooded lands and single-family homes  
 West:  Wooded lands and single family manufactured homes 
 South: Wooded lands and single-family homes 

 
 

PLANNING & INSPECTIONS 

PLANNING STAFF REPORT 
REZONING CASE # ZON-25-0039 
Planning Board Meeting: Oct. 21, 2025 
 
Location: 6650 Oak Grove Church Road 
Jurisdiction: County-Unincorporated 

Exhibit “A” 
Location & Zoning 

Subject property 
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OTHER SITE CHARACTERISTICS: The site is not located in a Watershed or within a Flood Zone Hazard Area. 
The subject property, as delineated in Exhibit “C”, illustrates no presence of hydric or hydric inclusion soils 
at the property.  
 

 
   
TEN YEAR ZONE CASE HISTORY:   
 
Exhibit “D” denotes the location of the zoning case 
history described below.  
 

- ZON-25-0004: A1 to R40; Denied; 3.64 acres 
- ZON-23-0035: A1 to RR; Approved; 1.44 acres 

 
DEVELOPMENT REVIEW: Should the request be 
approved, the property owner intends to submit a 
preliminary subdivision plan and plat to subdivide the 
parcel. Any subdivision must be consistent with 
County Subdivision and Zoning Ordinances. 
 

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:   
 
Minimum Standard A1 (Existing Zoning) R40A (Proposed) 
Front Yard Setback 50 feet  30 feet 
Side Yard Setback 20 feet  15 feet 
Rear Yard Setback 50 feet 35 feet 
Lot Area 2 acres 40,000 Sq. Ft. 
Lot Width 100’ 100’

Development Potential:  

Existing Zoning (A1) Proposed Zoning (R40A)
1 dwelling units 3 dwelling units 

ZON-23-0035 

Subject property 

ZONZONZON-232323-0035003500355
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Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded. 

COMPREHENSIVE PLANS: 
 
This property is located in the Stedman Area Land 
Use Plan (2020), as shown in Exhibit “E”. The future 
land use classification of the property is “Rural 
Density Residential”. The associated zoning 
districts for Rural Density Residential are A1, A1A, 
R40, R40A, and CD. R30 and R30A may be 
appropriate, but only if compatible with the 
neighborhood and surrounding uses; conditional 
zoning may be advisable. 
 
The proposed rezoning request is consistent with 
the adopted land use plan.  
 
Rural Density Residential Development Goal:  
 
 “The Rural Residential land use classification 

represents land used for a mix of agricultural 
and residential while preserving the rural 
character of the area” (Stedman Area Land 
Use Plan 2020, p. 42). 

 “This classification is designed for residential 
uses that are supported by individual septic 
and well systems and maintains the rural 
character of the area by allowing densities of 
no more than one unit per 30,000 square feet, 
or approximately 0.69 acres” (Stedman Area 
Land Use Plan 2020, p. 42). 

 In accordance with location criteria, this property has “individual well and septic” and “access to a 
public or approved private street” (Stedman Area Land Use Plan 2020, p. 47). 

 “Protect rural character, working agriculture, and water quality” (Stedman Area Land Use Plan 2020, 
p. 57). 

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES 

UTILITIES: Water and sewer lines are not available near the subject property. It is the applicant’s 
responsibility to determine if any utility provider will serve their development. Utilities for water and sewer 
are shown on Exhibit “C”.  Well and septic will likely be required, and the lot size must meet the minimum 
area necessary to accommodate both. 
 
TRAFFIC: According to the Fayetteville Area Metropolitan Planning Organization (FAMPO), the subject 
property is located outside of FAMPO boundaries. Mid-Carolina Rural Transportation Planning 
Organization has reviewed the request and has found the proposed request will not have a significant 
impact on the Transportation Improvement Program. 
 
 
 
 
 
 
 



SCHOOLS CAPACITY/ENROLLMENT: 
 

School Capacity Enrollment 
Stedman Primary  162 128 
Stedman Elementary  358 292  
Mac Williams Middle  1164 1127 
Cape Fear High  1476 1500 

 
ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and has no objection to the proposed rezoning. 
 
EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the proposed rezoning.  
 
SPECIAL DISTRICTS/ OVERLAY DISTRICTS:  The subject property is not located within a defined special 
district. 
 

Special Districts 
Fayetteville Regional Airport Overlay:  Averasboro Battlefield Corridor:  
Five Mile Distance of Fort Liberty:  Eastover Commercial Core Overlay District:  
Voluntary Agricultural District (VAD):  Spring Lake Main Street Overlay District:  
VAD Half Mile Buffer:  Coliseum Tourism Overlay District:  

 
CONDITIONS OF APPROVAL: This is a conventional zoning. There are no conditions proposed at this time. 
 
STAFF RECOMMENDATION 
 
In Case ZON-25-0039, Planning and Inspections staff recommends approval of the rezoning request from 
A1 Agricultural District to R40A Residential District.  Staff finds that the request is consistent with the 
Stedman Area Land Use Plan which calls for “Rural Density Residential” at this location. Staff also finds that 
the request is reasonable and in the public interest as it is compatible to and in harmony with the 
surrounding land use activities and zoning. 
 
 
 
 
 
 
 
 
 
 
 
 
Attachments: 
Notification Mailing List 
Application 
 
 
 
 
 
 
 
 



ATTACHMENT – MAILING LIST 



 
ATTACHMENT: APPLICATION 

 



 

 
 



 

 



REQUEST                            Rezoning C3 to R6 

Applicants request a rezoning from C3 Planned Commercial District to R6 Residential District for 1410 
Lillington Hwy. The site contains approximately 1.03 acres and is currently occupied with one residential 
home and an existing church.  The intent of the property owner is to replace the current home at this site 
with a new residential dwelling.  
 
PROPERTY INFORMATION 

OWNER/APPLICANT: Charles Ball (Owner); 
Edward Ball (Agent)  
 
ADDRESS/LOCATION:  Refer to Exhibit “A”, 
Location and Zoning Map.  REID number:  
0512139712000 

SIZE: The parcel contains approximately 1.03 
acres. Road frontage along Lillington Hwy is 78 
feet. The property is approximately 255 feet in 
length at its deepest point.  

EXISTING ZONING: The subject property is 
currently zoned C3 Planned Commercial. The 
general intent of the district is to assure the 
grouping of buildings on a parcel of land to 
constitute a harmonious, efficient and 
convenient retail shopping area. To promote 
the essential design features within this zoning 
district, plan approval is required. Any site plan 
shall assure traffic safety and the harmonious 
and beneficial relations between the 
commercial area and contiguous land. 
 
EXISTING LAND USE: The subject parcel is currently occupied with an existing home and a church. Exhibit 
“B” shows the existing use of the subject property. 
 
SURROUNDING LAND USE: Exhibit “B” illustrates the following: 
 
 North:  Wooded Lands, manufactured homes, and single-family stick-built homes 
 East:    Wooded lands and single-family homes 
 West:   Commercial Businesses and wooded lands 
 South:  Wooded lands and Little River Baptist Church 

 
 

 

PLANNING & INSPECTIONS 

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0040 
Planning Board Meeting: Oct. 21, 2025 
 
Location: 1410 Lillington Hwy 
Jurisdiction: County-Unincorporated 



OTHER SITE CHARACTERISTICS: The site is not located in a Watershed or within a Flood Zone Hazard Area. 
The subject property, as delineated in Exhibit “C”, illustrates no presence of hydric or hydric inclusion soils 
at the property.  

 
TEN YEAR ZONE CASE HISTORY:   
 
Exhibit “D” denotes the location of the zoning case 
history described below.  
 

- ZON-22-0033 C(P) to R5A; Approved by County 
 

DEVELOPMENT REVIEW: Prior to building permit 
issuance, a plan must be submitted, reviewed, and 
approved by the Cumberland County Current 
Planning Division for compliance. 
 

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:   
 
Minimum Standard C3 (Existing Zoning) R6 (Proposed) 
Front Yard Setback 50 feet  25 feet 
Side Yard Setback 30 feet  10 feet (one story 12 feet (two story) 
Rear Yard Setback 30 feet 30 feet 
Lot Area N/A 6,000 Sq. Ft. 
Lot Width N/A 60’ 

Development Potential:  

Existing Zoning (C3) Proposed Zoning (R6)
0 dwelling units  10 dwelling units  



Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded. 

COMPREHENSIVE PLANS: 
 
This property is located in the Spring Lake Area 
Land Use Plan (2022), as shown in Exhibit “E”. 
 
The future land use classification of the property is 
“Commercial”. The associated zoning districts for 
Commercial are C1(P), C2(P), and C(P).  
 
The proposed rezoning request is not consistent 
with the adopted land use plan. 
 
Note: The future land use classification of the 
property is Commercial. However, the property is 
closely neighbored by an area designated by the 
Future Land Use Map as Medium Density 
Residential, and R6 is an associated zoning district. 
If the request is approved, a map amendment to 
Medium Density Residential will be made. 
 
Commercial Land Use Classification Development 
Goal: 

• “…promote denser development close to 
existing development, including multifamily 
housing” (Spring Lake Area Land Use Plan 
2022, p. 48). 

•  “[R6 is an associated zoning district 
adjacent to this parcel along the] eastern 
side of NC 210” (Spring Lake Area Land Use Plan 2022, p. 48). 

•  “Attract residents at a variety of housing types and prices” (Spring Lake Area Land Use Plan 2022, 
p. 15). 

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES 

UTILITIES: Water lines are available near the subject property. It is the applicant’s responsibility to determine 
if this utility provider will serve their development. Utilities for water and sewer are shown on Exhibit “C”.  
Septic will likely be required, and the lot size must meet the minimum area necessary to accommodate 
both. 
 
TRAFFIC: According to FAMPO, the subject property sits on Lillington Highway and is identified as a 
principal arterial in the Metropolitan Transportation Plan. There are no roadway construction improvement 
projects planned, and the subject property will have no significant impact on the Transportation 
Improvement Program. In addition, Lillington Highway has a 2021 AADT of 21,000 and a road capacity of 
29,000. Due to lack of data and the small scale, the new zoning request does not demand a trip 
generation. The new development should not generate enough traffic to significantly impact Lillington 
Highway.  
 
 
 
 
 
 



SCHOOLS CAPACITY/ENROLLMENT: 
 

School Capacity Enrollment 
William T Brown Elementary      666      459 
Spring Lake Middle      664      497 
Pine Forest High    1,712  1,546 

 
ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning. 
 
EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objection to the rezoning.  
 
SPECIAL DISTRICTS/ OVERLAY DISTRICTS:  This subject property is not located within a defined special 
district. 
 

Special Districts 
Fayetteville Regional Airport Overlay:  Averasboro Battlefield Corridor:  
Five Mile Distance of Fort Liberty:  Eastover Commercial Core Overlay District:  
Voluntary Agricultural District (VAD):  Spring Lake Main Street Overlay District:  
VAD Half Mile Buffer:  Coliseum Tourism Overlay District:  

 
CONDITIONS OF APPROVAL: This is a conventional rezoning. There are no conditions proposed at this time. 
 
STAFF RECOMMENDATION 
 
In Case ZON-25-0040, Planning and Inspections staff recommends approval of the rezoning request from 
C3 Planned Commercial to R6 Residential District and find that: 
 

1. Approval is an amendment to the adopted, current Spring Lake Area Land Use Plan and that 
the Board of Commissioners should not require any additional request or application for 
amendment to said map for this request. 

2.  The requested district would be the most appropriate to maintain current use and site conditions 
and to allow reconstruction of residential structures. 

3.  Abutting land to the north, east, and south are assigned a residential zoning district and land use 
plan designation. 

 
Staff finds that the request is reasonable and in the public interest as it is compatible to and in harmony 
with the surrounding land use activities and zoning. 
 
 
 
 
 
 
 
Attachments: 
Notification Mailing List 
Application 
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ATTACHMENT:  APPLICATION 

 





 



REQUEST                                                                   Rezoning A1 to R40A 

Applicant requests a rezoning from A1 Agricultural District to R40A Residential District for a parcel with 
approximately 1.79 acres located at 5888 Butler Nursery Rd. The parcel contains an existing manufactured 
home.  The intent of the property owner is to add an additional residential dwelling unit through a group 
development application.   
 
PROPERTY INFORMATION 

 
OWNER/APPLICANT: Joseph W. Marsh (Owner/ 
Applicant) 
 
ADDRESS/LOCATION: Located at 5888 Butler Nursery Rd.
Refer to Exhibit “A”, Location and Zoning Map.  REID 
number: 0452118922000 

SIZE: The parcel contains approximately 1.79 acres. 
Road frontage along Butler Nursery Road is 
approximately 121 feet. The property is approximately 
690 feet in length at its deepest point.  
 
EXISTING ZONING: The subject property is currently 
zoned A1 Agricultural District. The A1 Agricultural District 
is a district designed to promote and protect 
agricultural lands, including woodland, within the 
County. The general intent of the district is to permit all 
agricultural use to exist free from most private urban 
development except for large lot, single-family 
development. Some public and/or semi-public uses as 
well as a limited list of convenient commercial uses are 
permitted to ensure essential services for residents. 
 
EXISTING LAND USE: The subject parcel contains an 
existing manufactured home. Exhibit “B” shows the 
existing use of the subject property.  
 
SURROUNDING LAND USE: Exhibit “B” illustrates the following: 
 
 North:  Wooded lands, and a manufactured residential dwelling home. 
 East:    SR 2233 ‘Butler Nursery Road’ and wooded lands. 
 West:   Single-family residential dwellings, wooded lands. 
 South:  Wooded lands, single-family residential dwelling, and a manufactured residential dwelling home. 

 
OTHER SITE CHARACTERISTICS:  The site is not located in a Watershed Protection Area or within a Flood Zone 
Hazard Area. The subject property, as delineated in Exhibit “C”, illustrates the presence of hydric and hydric 
inclusion soils on the property. The subject property is within the Grays Creek Water & Sewer District. 

PLANNING & INSPECTIONS 

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0041 
Planning Board Meeting: Oct. 21, 2025 
 
Location: 5888 Butler Nursery Rd. 
Jurisdiction: County-Unincorporated 



 

 
   
TEN YEAR ZONE CASE HISTORY:   
 
Exhibit “D” denotes no rezoning cases within the last ten 
years near the site. 
 

 
 

 
DEVELOPMENT REVIEW: Should the rezoning request be 
approved by the Board of County Commissioners, a 
group development site plan or Preliminary Plan for any 
development will need to be submitted to the Current 
Planning Division for review and approval to ensure 
conformance with the County Subdivision and Zoning 
Ordinances.    
 
 
 
 
DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT: 
 

Minimum Standard A1 (Existing Zoning) R40A (Proposed) 
Front Yard Setback 50 feet 30 feet 
Side Yard Setback 20 feet 15 feet 
Rear Yard Setback 50 feet 35 feet 

Lot Area 2 acres 40,000 square feet 
Lot Width 100 feet 100 feet 

 
Development Potential:  
 

Existing Zoning (A1) Proposed Zoning (R40A) 
1 dwelling units 2 dwelling units 

 Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded. 



COMPREHENSIVE PLANS: 
 

This property is located within the South-Central Land 
Use Plan (2015), as shown in Exhibit “E”. The future land 
use classification of the property is “Farmland”. 
Associated zoning districts for this classification are A1, 
A1A, R40, R40A, and CD.    
 
The proposed rezoning request is consistent with the 
adopted land use plan.  

 
Development Goals, Notes, and Objectives:  

 
 To provide a complete range of residential housing 
types that accommodates the needs of all residents 
with adequate infrastructure while preserving the 
character of the area and protecting 
environmentally sensitive areas (South Central Land 
Use Plan, 2015, pg. 93). 

 
 Promote the building of quality housing (South 
Central Land Use Plan, 2015, pg. 93). 

 
 Locate residential areas with respect to the 
natural and environmental sensitive areas 
(South Central Land Use Plan, 2015, pg. 93). 

 
 
IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES 
 
UTILITIES: Sewer and/or waterlines are not available near the subject property as shown in Exhibit “C”. Well 
and septic will likely be required, and the lot size must meet the minimum area necessary to accommodate 
both. Applicant must coordinate with Environmental Health for their well and septic systems/permits. 
 
TRANSPORTATION: Butler Nursery Rd. is classified as Local Road based on the NCDOT Functional Class Map. 
The subject property sits on Butler Nursery Road and is identified as a local road in the Metropolitan 
Transportation Plan. There are no roadway construction improvement projects planned, and the subject 
property will have no significant impact on the Transportation Improvement Program. In addition, Butler 
Nursery Road has a 2021 AADT of 450 and no road capacity is data available. Due to lack of data and the 
small scale, the new zoning request does not demand a trip generation. The new development should not 
generate enough traffic to significantly impact Butler Nursery Road. 
 
SCHOOLS CAPACITY/ENROLLMENT: 

School Enrollment Capacity 
Alderman Road Elementary 613 707 
Gray’s Creek Middle 1,034 1,083 
Gray’s Creek High 1,480 1,517 

 
ECONOMIC DEVELOPMENT: Fayetteville-Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning. 
 
EMERGENCY SERVICES: Emergency Services has reviewed the request and has no objections to the proposed 
rezoning. 
 
 



SPECIAL DISTRICTS/ OVERLAY DISTRICTS: This site is not located within any special district or overlay district. 
 

Special Districts 
Fayetteville Regional Airport Overlay: N/A Averasboro Battlefield Corridor: N/A 
Five Mile Distance of Fort Bragg: N/A Eastover Commercial Core Overlay District: N/A 
Voluntary Agricultural District (VAD): N/A Spring Lake Main Street Overlay District: N/A 
VAD Half Mile Buffer: N/A Coliseum Tourism Overlay District: N/A 

 
CONDITIONS OF APPROVAL: This is a conventional rezoning. There are no conditions proposed at this time. 
 
STAFF RECOMMENDATION 
 
In Case ZON-25-0041, Planning and Inspections staff recommends approval of the rezoning request from A1 
Agricultural District to R40A Residential District.  Staff finds that the request is consistent with the South-Central 
Area Land Use Plan which calls for “Farmland” at this location.  Staff also finds that the request is reasonable 
and in the public interest as it is compatible to and in harmony with the surrounding land use activities and 
zoning.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Attachments: 
Notification Mailing List 
Application 
 
 
 
 
 
 
 
 
 

 
 
 
 
 



ATTACHMENT – MAILING LIST 
 

BAKER, LUCY B;BAKER, THOMAS 
H 
1465 NEILL'S CREEK RD 
LILLINGTON, NC  27546 
 

 BALSER, DARREN RAY;BALSER, 
CHERYL F. 
3499 BLOSSOM RD 
FAYETTEVILLE, NC  28306 
 

 BLACKWELL, 
AMBER;BLACKWELL, RICKEY 
5117 ARCHER RD 
HOPE MILLS, NC  28348 
 

CAPE FEAR BAPTIST CH 
6041 BUTLER NURSERY RD 
FAYETTEVILLE, NC  28306 
 

 CAPE FEAR BAPTIST CHURCH 
6041 BUTLER NURSERY RD 
FAYETTEVILLE, NC  28306 
 

 CROSSE CREEK SHOOTERS INC 
PO BOX 87641 
FAYETTEVILLE, NC  28304 
 

DAVIS, LORETTA L 
3634 YORKTOWN RD 
HOPE MILLS, NC  28348 
 

 FOY, JUSTIN 
5901 BUTLER NURSERY RD 
FAYETTEVILLE, NC  28306 
 

 HURLEY, DAVID 
3808 HURLEYS LANDING DR 
FAYETTEVILLE, NC  28306 
 

MARSH, JOSEPH W 
3608 BLOSSOM RD 
FAYETTEVILLE, NC  28306 
 

 MARSH, JOSEPH W;MARSH, K S 
3608 BLOSSOM RD 
FAYETTEVILLE, NC  28306 
 

 MARSH, JOSEPH W;MARSH, 
KEVIN S 
3608 BLOSSOM RD 
FAYETTEVILLE, NC  28306 
 

MARSH, JOSEPH WILSON 
3608 BLOSSOME RD 
FAYETTEVILLE, NC  28306 
 

 MARSH, O W 
5950 BUTLER NURSERY RD 
FAYETTEVILLE, NC  28306 
 

 MELVIN, DANIEL EARL 
5940 BUTLER NURSERY RD 
FAYETTEVILLE, NC  28306 
 

MURPHY BROWN INVESTMENTS 
LLC 
4365 DOMINIQUE ST 
HOPE MILLS, NC  28348 
 

 O'HERN, MICHAEL LEWIS;O'HERN, 
SUZY STOUFER 
5379 BUTLER NURSERY RD 
FAYETTEVILLE, NC  28306 
 

 PATE, DEAN R. 
5836 BUTLER NURSERY ROAD 
FAYETTEVILLE, NC  28306 
 

ROBERTS, SHIRL;FRANK, PERSON 
6607 CARLOWAY DR 
FAYETTEVILLE, NC  28304 
 

 STANFORD, LAMONT J;STANFORD, 
ROSETTA B 
15588 60TH PL N 
LOXAHATCHEE, FL  33470 
 

 STEPHENS, CARLA;WRIGHT, 
JEFFREY BRIAN SR 
7789 BURNETT RD 
DUNN, NC  28334 
 

TYSON, VANCE U JR 
4925 S NC 87 HWY 
FAYETTEVILLE, NC  28306 
 

 WALTERS, MICHAEL W;WALTERS, 
BRENDA B 
3530 BLOSSOM RD 
FAYETTEVILLE, NC  28306 
 

  
 
 
 

 
 
 
 



ATTACHMENT:  APPLICATION





 

 



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 

 
 
 



 

 
 



 

 
 



 

 
 



REQUEST                       Rezoning R40 to R40A 

Applicants request a rezoning from R40 Residential District to R40A Residential District for 3158 Beard Rd. 
containing approximately 1.50 acres. Only a small accessory building is located on this parcel.  The intent 
of the property owners is to place a manufactured home on the property for a family member. 
 
PROPERTY INFORMATION 

OWNER/APPLICANT:  Lawrence and Patricia McLemore 
(Owners/Applicants) 
 
ADDRESS/LOCATION:  Refer to Exhibit “A”, Location and 
Zoning Map.  REID number: 0496257353000

SIZE: The parcel contains approximately 1.50 acres. 
Road frontage along Beard Rd is 125 feet. The property 
is approximately 496 feet in length at its deepest point.  
 
EXISTING ZONING: The subject property is currently 
zoned R40 Residential District. This district is designed 
primarily for single-family dwelling units with a lot area 
of 40,000 square feet or above. 
 
EXISTING LAND USE: An accessory structure does exist 
on the interior of the lot, but the site is absent a 
residential dwelling unit. Exhibit “B” shows the existing 
use of the subject property. 

SURROUNDING LAND USE: Exhibit “B” illustrates the 
following: 
 
 North:  Farmland, single-family homes, and manufactured homes 
 East:    Farmland and manufactured homes 
 West:   Farmland, single-family homes, and manufactured homes 
 South: Farmland 

 
OTHER SITE CHARACTERISTICS: The site is not located in a Watershed nor within a Flood Zone Hazard Area. 
The subject property, as delineated in Exhibit “C”, illustrates hydric soils existing on the entirety of the 
property. 

PLANNING & INSPECTIONS 

PLANNING STAFF REPORT 
REZONING CASE # ZON-25-0042 
Planning Board Meeting: Oct. 21, 2025 
 
Location: 3158 Beard Rd 
Jurisdiction: Town of Eastover 



 
TEN-YEAR ZONE CASE HISTORY:   
 
Exhibit “D” denotes no zoning cases within the last 
ten years near the subject property. 

 
 

DEVELOPMENT REVIEW: Prior to installing any 
manufactured home on the property, a plot plan 
must be submitted, reviewed, and approved by 
Cumberland County Code Enforcement for 
compliance with the County Zoning Ordinances 
before development activity. If a second residential 
dwelling unit is proposed, a Group Development 
Permit must be submitted, reviewed, and approved 
by the Cumberland County Current Planning 
Division for compliance with the County Zoning and 
Subdivision Ordinances prior to development 
activity. 

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:   

Minimum Standard R40 (Existing Zoning) R40A (Proposed) 
Front Yard Setback 30 feet  30 feet  
Side Yard Setback 15 feet  15 feet  
Rear Yard Setback 35 feet 35 feet 
Lot Area 40,000 sq. ft. 40,000 sq. ft. 
Lot Width 100’ 100’

DEVELOPMENT POTENTIAL: 
 

Existing Zoning (R40) Proposed Zoning (R40A) 
2 dwelling units 2 dwelling units 

 Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded. 



COMPREHENSIVE PLANS: 
 
This property is located in the Eastover Area Land 
Use Plan (2018). The future land use classification 
of the property is “Suburban Density Residential”. 
 
The associated zoning districts for Suburban 
Density Residential are R7.5 and R15. 
 
The proposed rezoning request is consistent with 
the adopted land use plan. 
 
Future Land Use Classification Development 
Goals, Notes, and Objectives: 

 “Provide for a full range of housing types 
with adequate infrastructure throughout 
that is in harmony with the surrounding 
areas and accommodates the future 
needs of the residents while maintaining 
the character of the area” (Eastover Area 
Land Use Plan 2018, p. 49). 

 “Use development techniques that 
preserve the rural character of the area” 
(Eastover Area Land Use Plan 2018, p. 49). 

 “Preserve and protect farmland, the agri-
business industry and the rural character of 
the area in order to create a sustainable 
environment for agricultural operations” 
(Eastover Area Land Use Plan 2018, p. 48). 

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES 

UTILITIES: Eastover Sanitary District water and sewer lines are available near the subject property. It is the 
applicant’s responsibility to determine if this utility provider will serve their development. Utilities for water 
and sewer are shown on Exhibit “C”.  If not connecting to public water and sewer utility lines, well and 
septic will be required, and the lot size must meet the minimum area necessary to accommodate both. 
 
TRANSPORTATION: Beard Rd is identified as a Local Road based on the NCDOT Functional Classification 
Map. According to the Fayetteville Area Metropolitan Planning Organization (FAMPO), there are no 
roadway construction improvement projects planned near the subject property, and the proposed 
development should not generate enough traffic to significantly impact Beard Rd. 
  
SCHOOLS CAPACITY/ENROLLMENT: 
 

School Capacity Enrollment
Eastover-Central Elementary 480 380 
Mac Williams Middle 1,164 1,127 
Cape Fear High 1,476 1,500 

ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and had no objection to the proposed rezoning. 

EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the proposed rezoning.  
 



SPECIAL DISTRICTS/ OVERLAY DISTRICTS: The subject property is not located within a special district or 
overlay district. 
 

Special Districts 
Fayetteville Regional Airport Overlay:  Averasboro Battlefield Corridor:  
Five Mile Distance of Fort Liberty:  Eastover Commercial Core Overlay District:  
Voluntary Agricultural District (VAD):  Spring Lake Main Street Overlay District:  
VAD Half Mile Buffer:  Coliseum Tourism Overlay District:  

 
CONDITIONS OF APPROVAL: This is a conventional zoning. There are no conditions proposed at this time. 
 
STAFF RECOMMENDATION 
 
In Case ZON-25-0042, Planning and Inspections staff recommends approval of the rezoning request from 
R40 Residential District to R40A Residential District. Staff finds that the request is consistent with the Eastover 
Area Land Use Plan which calls for “Suburban Density Residential” at this location. Staff finds that the 
request is reasonable and in the public interest as it is compatible to and in harmony with the surrounding 
land use activities and zoning.  
 
 
Attachments: 
Notification Mailing List 
Application 
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ATTACHMENT: APPLICATION 



 
  





REQUEST            Rezoning A1A and CD to M1(P)/CZ 

Applicant requests a rezoning from A1A Agricultural District and CD Conservancy District to M1(P)/CZ 
Planned Light Industrial District Conditional Zoning for a 4.62 +/- acre portion of a parcel containing 193 
acres and located at 8421 Burnett Rd., as shown in Exhibit “A”.  The intent of the property owner is to 
operate a food processing and food production/wholesale business on the property. As shown on the 
conditional zoning site plan and on Exhibit “B”, the business will locate within an existing 10,000 +/- sq ft.  
building located approximately 2,500 feet west of Burnett Road in a cleared area of the parcel 
surrounded by woods.  The conditional zoning site plan also shows six standard parking spaces for 
employees or customers.   Connection to Burnett Rd. will occur via paved driveway (A conditional zoning 
site plan is provided as Exhibit “A” to the CZ Conditions of Approval, which is found in Exhibit “F” 
(attached)).  

PROPERTY INFORMATION 

OWNER/APPLICANT: David Kemnitz (Owner); 
Stephen Cain(Applicant). 

ADDRESS/LOCATION: Located approximately 2,500 
feet west of Bernett Rd with an address of 8421 
Burnett Rd. Refer to Exhibit “A”, Location and 
Zoning Map.  REID numbers: 0594219044000. 

SIZE: The area of the parcel to be rezoned contains 
approximately 4.62 +/- acres.  Road frontage along 
Burnett Rd is 870.70 +/- feet. The property is 
approximately 3,720 +/- feet in length at its deepest 
point.  

EXISTING ZONING: The subject property is currently 
zoned A1A Agricultural District and CD 
Conservancy District. A1A district is primarily 
designed to allow for residential use of single-family 
residential dwellings and/or Class A manufactured 
homes on lots with an area of one acre or greater 
and is to be located within predominantly 
agricultural areas. The district is not intended to 
encourage large scale developments and shall not be considered for tracts of land greater than ten 
acres. The CD district is designed to preserve and protect identifiable natural resources from urban 
encroachment. The general intent of the district is to provide open area uses for such resource areas that 
will continue to provide limited development potential while preserving existing conditions to the extent 
feasible.  

EXISTING LAND USE: The subject parcel currently contains a non-operational metal building that is 
currently vacant.  A paved driveway provides access to the property from Burnett Road.  

SURROUNDING LAND USE: Exhibit “B” illustrates the following: 
 North: Woodlands. 
 East:   Woodlands. 
 West:  Woodlands. 
 South: Woodland. 

 
OTHER SITE CHARACTERISTICS:  The site is not located in a Watershed Protection Area.  While portions of 
the parent parcel are located within a Flood Zone Hazard Area, the rezoning site must have further 
evaluation at the time of a final site plan to demonstrate a Flood Zone does not occur within subject site.  
The subject property, as delineated in Exhibit “C”, illustrates that hydric and hydric inclusion soils are not 
located on the rezoning site. 

PLANNING & INSPECTIONS 

PLANNING STAFF REPORT 
REZONING CASE # ZON-25-0043 
Planning Board Meeting: October 21, 2025  
 
Location: 8421 Burnett Rd.  
Jurisdiction: County-Unincorporated 



TEN YEAR ZONE CASE HISTORY:   

Exhibit “D” denotes the following rezoning case 
history within the most recent 10-year period.  

 ZON-25-0001: A1 to R30A; Approved by 
County 

DEVELOPMENT REVIEW:  
Site plan review and approval will be required via 
the Current Planning Division prior to 
commencement of any site construction activity.  
The final site plan must be designed pursuant to the 
conditional zoning site plan and conditional zoning 
conditions of approval. 

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT: 

DEVELOPMENT POTENTIAL:  

 Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded. 

Minimum Standard A1A (Existing)  M1(P)/CZ (Proposed) 
Front Yard Setback 50 feet 50 feet 
Side Yard Setback 20 feet 30 feet 
Rear Yard Setback 50 feet 30 feet 
Lot Area 1 Acre N/A 
Lot Width 100’ N/A 

Existing Zoning (A1A) Proposed Zoning (M(P)/CZ) 
4 dwelling units 0 dwelling units 

Exhibit “D” 
10-year Case History 

ZON-25-0001 

Exhibit “B” 
Surrounding Area 

Exhibit “C” 
Soil and Utilities 



COMPREHENSIVE PLANS:  

This property is located in the Northeast 
Cumberland Land Use Plan (2010). The future 
land use classification of the property is 
“Farmland”. The associated zoning districts for 
Farmland are A1 and A1A.  

The proposed rezoning request is not consistent 
with the adopted land use plan. 

FUTURE LAND USE CLASSIFCIATION Development 
Goals, Notes, and Objectives: 
 “Provide industrial areas that utilize unique 

resources of the area, while providing an 
atmosphere that is orderly, clean, safe and 
environmentally friendly” (Vision Northeast 
2010, p. 18). 

 “Locate industrial development so that it will 
not have an adverse effect on residential 
areas and other land uses” (Vision Northeast 
2010, p. 18). 

 “Promote efforts that protect rural family 
homesteads” (Vision Northeast 2010, p. 20). 

 “Enhance and protect farming and the 
agricultural industry” (Vision Northeast 2010, 
p. 20). 

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES 

UTILITIES:  As shown on Exhibit “C”, water and sewer lines are not available near the subject property. The 
subject property will require well and septic permits from the Environmental Health Department.    

TRANSPORTATION:   Burnett Road is a designate a “Major Collector” road on NCDOT’s Road Classification 
System. There are no planned roadway construction or improvement projects for this segment, and the 
proposed conditional rezoning is not expected to significantly impact the Transportation Improvement 
Program. The Average Annual Daily Traffic count for this portion of Burnett Road is 1,000. While the 
proposed conditional rezoning and the intended manufacturing use should not result in substantial traffic 
impacts, this is contingent upon the specific type of manufacturing being limited by the conditions of the 
rezoning. Additionally, any new access points will require coordination with the North Carolina 
Department of Transportation (NCDOT) for permits related to access/driveways.   The subject property is 
located outside of FAMPO boundaries. 

SCHOOLS CAPACITY/ENROLLMENT:  

School Name Enrollment Capacity 
District No 7 Elementary 174 307 
Mac Williams Middle 1,127 1,164 
Cape Fear High 1,500 1,476 

ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has no 
objections to the proposed rezoning. 

EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and made the 
following comments: 

 
1. Ensure all fire department access requirements are met in accordance with section 503 of the 

2018 NC fire code. 
2. Ensure fire protection water supply requirements are met in accordance with Section 507 of the 

2018 NC Fire Code.   
3. A commercial building permit for a change of occupancy classification will be required for new 

construction and/or building renovation. 

SPECIAL DISTRICTS/ OVERLAY DISTRICTS:  The property is not located within any special districts or overlay 
districts 

Special Districts 
Fayetteville Regional Airport Overlay: n/a Averasboro Battlefield Corridor: n/a 
Five Mile Distance of Fort Bragg: n/a Eastover Commercial Core Overlay District: n/a 
Voluntary Agricultural District (VAD): n/a Spring Lake Main Street Overlay District: n/a 
VAD Half Mile Buffer: n/a Coliseum Tourism Overlay District: n/a 

n/a – not applicable 

Exhibit “E” 



CONDITIONS OF APPROVAL: The proposed conditions of approval and conditional zoning site plan are 
attached to this report, which is found in Exhibit “F”. 
 
KEY CONDITIONS 
 
1. Use and development of the site must occur consistent with the Conditional Zoning, Conditions of 

Approval and the Conditional Zoning Site Plan.  The conditional zoning only allows a food processing 
and food production/wholesale business. 
 

2. No inoperable vehicles or trailers, or vehicle or trailer parts, shall be stored or placed on the property. 
Junkyard operations are not allowed. 

 
3. Junkyards are a prohibited use. Inoperable vehicles and inoperable trailers, including portions thereof, 

are not allowed to be stored or parked on the property. 
 
STAFF RECOMMENDATION 
 
In Case ZON-25-0043, Planning and Inspections staff recommends approval of the rezoning request from 
A1A Agricultural District and CD Conservancy District to M1(P)/CZ Planned Light Industrial District 
Conditional Zoning and find that: 
 
1. Approval is an amendment to the adopted, current Northeast Cumberland Land Use Plan and that 

the Board of Commissioners should not require any additional request or application for amendment 
to said map for this request. 

2. The requested use and zoning district are compatible with the land use plan policies that support 
industrial development and employment. 

3. Impacts to surrounding areas are minimal as the rezoning site is fully screened by woodlands and will 
be more than 1,500 feet from the nearest residential use located outside the parent parcel. 

 
Staff also finds that the request is reasonable and in the public interest as it is compatible to and in 
harmony with the surrounding land use activities and zoning. 
 
 
 
 
 
 
 
Attachments: 
Conditions of Approval and Site Plan 
Notification Mailing List 
Application 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Exhibit “F” Conditions of Approval 
 

General Address:  8421 Burnett Rd. Acres: 4.62 +/- 
REID:    0594219044000 Approval Date:  TBD 
Effective Date: TBD Issued to:    David Kemnitz 

 
                 M1(P) Planned light Industrial/CZ Conditional Zoning District 

Case ZON-25-0043 
Ordinance Related Conditions for Retailing or Servicing Use of Property 

 
Applicability: Rezoning from A1A Agricultural District and CD Conservancy District to M1(P)/CZ 
Planned Light Industrial District Conditional Zoning for a 4.62 +/- acre portion of a parcel containing 
193 acres. located at 8421 Burnett Rd; submitted by David Kemnitz (owner). 

 
A. Permitted and Prohibited Uses. 
 

1.  Permitted Uses.  Use and development of the Food Processing, Production and wholesale 
sales building shall occur consistent with the Conditional Zoning Site Plan appearing in Exhibit 
“A” of the Conditions of Approval, the Conditions set forth herein, and the County Zoning and 
Subdivision Ordinances. The existing 10,000 sq. ft. metal building shall be the primary structure 
containing the food processing, food production, and wholesale sales operation as illustrated 
on the Conditional Zoning Site Plan.   

2. Prohibited Uses or Activities. 
a. All other M1(P) uses not listed within Paragraph A.1.  
b. No inoperable vehicles or trailers, or vehicle or trailer parts, shall be stored or placed on 

the property. Junkyard operations are not allowed. 
 

B.  Development Standards. 
 

1. The Conditional Zoning Site Plan is not the Final Site Plan.  A final Site Plan must be submitted 
to and approved by the Current Planning Division prior to any development activity or 
occupancy of the existing building.  The Final Site Plan shall be consistent with the intent of the 
Conditional Zoning Site Plan. 
 

2. All vehicle parking associated with the food processing business shall only occur within the 
boundaries of the M1(P) zoning. 

 
3. Where any conflicts occur between the Conditions of Approval herein, including the 

Conditional Zoning Site Plan, with the County Zoning and Subdivision Ordinances, the 
Conditions of Approval and Site Plan shall supersede. 

 
4. This conditional zoning approval is not approval of any freestanding signs. If a freestanding 

sign is desired as stated in the written application, a site plan is required prior to application for 
any freestanding sign permits. Attached signage for this development must be in accordance 
with the applicable sign regulations as set forth in Article XIII of the County Zoning Ordinance 
and that the proper permit(s) must be obtained prior to the installation of any permanent signs 
on the property. (Note: This conditional approval is not approval of the size, shape, or location 
of any signs.) 
 

5. The owner/developer is responsible and liable for maintenance and upkeep of this site, to 
include ensuring that the site is kept free of litter and debris, all grass areas mowed, all 
buffers/berms and shrubbery kept trim and maintained, so that the site remains in a constant 
state of being aesthetically and environmentally pleasing.   

 
6. Noise levels shall not exceed 60 dB(A) between the hours of 9:00 am and 5:00 pm. In any 

event, the noise level, regardless of the time of day, shall not become a nuisance to 
neighboring properties and strict compliance with the County’s Noise Ordinance is required. 

 
7. The conditional zoning and conditional zoning site plan approval is only for a food processing, 

food production and wholesale sales, as proposed and depicted on the conditional zoning 
site plan and application. Applicant proposes only to use the two existing structures for the 
business. Any expansion of the proposed use deemed a substantial modification, change of 
use, or an additional use being proposed consistent with the permitted uses must have a 
modification to the conditional zoning applied for and approved by the Board of County 
Commissioners.  

 
8. At final site plan, owner has the option to phase the project to accommodate potential future 

growth of the business when the need to increase production capacity arises, including but 
not limited to, adding employees and corresponding parking spaces/bathrooms and/or up 
25,000 additional square feet to the building structure to facilitate potential future expansion 
plans of the same use. 

 



C.  Infrastructure and Utilities: 
 

1.  An outdoor lighting plan shall be submitted with the final site plan application. All lighting is 
required to be directed internally within this development and comply with the provisions of 
Section 1102 M, Outdoor Lighting, County Zoning Ordinance. 
 

2. For new development, all utilities, except for 25k or greater electrical lines, must be located 
underground.  
 

3. Property owner is responsible for waste management, disposal and hauling, of all trash, debris 
and byproducts and shall be disposed at authorized landfills or other approved sources.   

 
D.  Fire Marshal and Fire Inspections: 
 

Developer must ensure fire protection water supply requirements are met in accordance with 
Section 507 of the 2018 NC Fire Code. Developer is required to provide advanced coordination 
and contact with the County Fire Marshal Office prior to final site plan submittal as well as during 
site construction.  Submit plans for any permits required in Section 105 of the 2018 Fire Code. All 
fire department access requirements shall be met in accordance with Section 503 of the 2018 NC 
Fire Code and demonstrated at the time of final site plan and permit applications, as applicable. 
Construction plans may be required for review by the Fire Marshal, and the developer is 
responsible for contacting prior to any development activity, including clearing and grading.  
 

E.  Stormwater and Drainage: 
  

1.  For any new development where the developer disturbs or intends to disturb more than one 
acre of land, the developer must provide the Code Enforcement Section with an approved 
NC Department of Environmental Quality (NCDEQ) sedimentation and erosion control 
plan(S&E). If any retention/detention bases are required for state approval of this plan, a 
formal revision application must be filed with Current Planning for review and approval.  

 
2.  New development where the developer will disturb or intends to disturb more than one acre 

of land is subject to the Post- Construction Stormwater Management Permitting Program 
(Phase II Stormwater Management Requirements) administered by the Division of Water 
Quality, North Carolina Department of Environmental Quality. If one acre or more of land is to 
be disturbed, a copy of the State’s Post-Construction Permit must be provided to County Code 
Enforcement prior to the issuance of the Certificate of Occupancy. 

 
3.  For any new development, an adequate drainage system must be installed by the developer 

in accordance with the NC Department of Environmental Quality (NCDEQ) Manual on Best 
Management Practices and all drainage ways must be kept clean of free and debris (Section 
2306, D., County Subdivision Ordinance).  

 
4.  In the event a stormwater utility structure is required by the NC Department of Environmental 

Quality (NCDEQ), the owner/developer must demonstrate on the revised plan the placement 
of a four-foot-high fence with a lockable gate for the security of the stormwater utility structure. 
The owner/developer is required to maintain the detention/retention basin, keeping it clear of 
debris and taking measures for the prevention of insect and rodent infestation.  

 
F.  Landscaping: 
 

Landscaping requirements have been satisfied by substantial forested areas surrounding the 
manufacturing site. No Landscape plan shall be required.  

 
 

G.  Roads/Access/Parking: 
 

1. The developer must obtain a driveway permit from the NC Department of Transportation 
(NCDOT). A copy of the approved driveway permit must be provided to Code Enforcement 
at the time of application for building/zoning permits. 

 
2. All NCDOT permits must be obtained and submitted to the Code Enforcement Division prior to 

any issuance of a building permit or commencement of any development activity or change 
is property usage.   Per NCDOT comments for this rezoning, failure to secure required permits 
prior to construction or change in property usage may result in the removal of the driveway or 
street connections at the property owner’s expense. 

 
3. Access ways or drives within the premises shall be maintained in a dust-free condition through 

surfacing or such other treatment as may be necessary.  Such driveways shall also be 
maintained to assure safe and expeditious passage of emergency response vehicles. 

 
4. Per Section 1202.A, the required number of parking spaces are one space for each vehicle 

used directly in the conduct of the use, plus two additional spaces for each three employees 
on the largest shift. 



 
5. Parking and storage shall only occur on designated parking/storage areas appearing on the 

Conditional Zoning Site Plan or Final Site Plan.  
 
H.  Development Review Process: 
 

1. A final site plan, to include a detailed outdoor lighting plan, shall be provided to Planning staff 
with a written transmittal with a brief narrative of the plans provided. This plan shall be 
consistent with the approved conditional zoning site plan and the conditions of the approved 
conditional zoning. 

 
2. At the time of a final site plan application, owner must demonstrate that the manufacturing 

site is not located within a Flood Zone. 
 
3. In the event the requirements or conditions from a State or Federal Agency or utility provider 

creates an inconsistency with the conditional zoning site plan in any manner, a revised 
conditional site plan must be submitted to the Current Planning Division for review.  Any 
substantial change to the conditional zoning site plan, as determined by the County Planning 
Director, requires Board of County Commission approval. 

 
4. Developer must coordinate with the Current Planning Division prior to proposing any changes 

to the conditional zoning site plan.  Any changes to the conditional zoning site plan must be 
reviewed by the Current Planning Division to determine if any change is considered an 
insubstantial or substantial modification. 

 
5. The owner/developer(s) of this proposed use must obtain detailed instructions on provisions of 

the County Zoning Ordinance for any use, change of use, or permits required, prior to 
operations from the County Code Enforcement Section, Room 101 in the Historic Courthouse 
at 130 Gillespie Street. For additional information, the developer should contact a Code 
Enforcement Officer. In addition, applicant is responsible to obtain all other federal, state, and 
local permits required for the proposed use of the property. 

 
Note: This conditional zoning approval is not approval of the permitting of any structures or site 
construction activity for this site. 
 

6. The developer must keep an updated copy of all applicable state permits and associated 
conditions on record with the County Planning & Inspections Department. 

 
7. Building permits must be obtained for every building shown on the conditional zoning site plan, 

as reuse of the buildings constitutes a change of use. No building shall be occupied until 
authorized by the county fire marshals and building official.  
 

I.  Other Conditions: 
 

1.  This conditional zoning approval is not to be construed as all-encompassing of the applicable 
rules, regulations, etc., which must be complied with for any development. Other regulations, 
such as building, environmental health, and so forth, may govern the specific development. 
The developer is the responsible party to ensure full compliance with all applicable Federal, 
State, and local regulations.  

 
2.  Any substantial modification made to this approved conditional zoning site plan or conditions 

of approval, other than those set forth in the above conditions, must be approved by the 
Board of Commissioners as set forth by Section 506 of the Zoning Ordinance.  

 
3.  No clearing or grading shall occur until authorized by the Code Enforcement Manager.  

Authorized silviculture activities are exempt from this requirement. 
 

J.   Time Limitation 
 

At the end of two years from the date of approval of this Conditional Zoning by the Board of 
County Commissioners, the Planning Board may examine progress made to determine if active 
efforts are proceeding. If the Planning Board determines that active efforts to develop are not 
proceeding, it may institute proceedings to rezone the property to its previous zoning 
classification. 

 
 
 
 
 
 
 
 
 
 



Property Owner/Agent Acceptance of Conditions 
 
 
 
_______________________________________________   
(Print Name) 
 
 
_______________________________________________    _________________ 
(Signature)                Date 
 
 
 
Issued by: 
 
 
 
_______________________________________________    _________________ 
David B. Moon, AICP                                  Date 
Deputy Director of Planning & Inspections 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Exhibit “A”: Conditional Zoning Site Plan (ZON-25-0043) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



ATTACHMENT: MAILING LIST 
 
 

ARTIS, DORETHA C 
4850 OVERCREEK LN 
DUNN, NC  28344 
 

 ARTIS, DORETHA CAMERON 
4850 OVERCREEK LN 
DUNN, NC  28344 
 

 BAILEY, DAVID EARL HEIRS 
77 COURTNEY CIR 
FOUR OAKS, NC  27524 
 

BREWINGTON, JAMES 
ATTIE;JERNIGAN, ARCHIE 
GRAHAM 
993 W BLACKMAN RD 
DUNN, NC  28334 

 BROOKS, CARLTON 
7667 ARBOY CT 
LAUREL, MD  20707 
 

 BROOKS, LAURETTA 
CAMERON 
944 CARNEGIE DR 
FAYETTEVILLE, NC  28311 
 

BURANDT, RONALD E 
TRUSTEE 
6710 STARGAZE LN 
LINDEN, NC  28356 
 

 CAMERON, NAOMI;BENJAMIN, 
F 
PO BOX 272 
GODWIN, NC  28344 
 

 CASTROLOPEZ, AUDELINA 
8232 NORRIS RD 
DUNN, NC  28334 
 

COLLETTI, MICHAEL 
A;COLLETTI, TRICIA LEA 
346 GRAPE ARBOR DRIVE 
FAYETTEVILLE, NC  28312 
 

 CORBIN, JOSEPH WAYNE 
1631 BEAVER DAM RD 
ERWIN, NC  28339 
 

 DE VARGAS, VERONICA 
PO BOX 562 
FOUR OAKS, NC  27524 
 

GODWIN, LILLIE JOANN 
WILLIAMS 
8126 NORRIS RD 
DUNN, NC  28334 
 

 GODWIN, LYNN MCLAMB, RITA 
MCLAMB JOHNSON;JOE, 
MCLAMB 
PO BOX 943 
DUNN, NC  28335 

 GREEN, COSTELLA LEE;GREEN, 
JADE F 
PO BOX 1566 
FAYETTEVILLE, NC  28302 
 

HAIR, ROBERT L JR;HAIR, 
PAMELA FAYE 
9055 DURANT NIXON RD 
LINDEN, NC  28356 
 

 HARGROVE, JAMES 
E;HARGROVE, HAZEL W 
8408 BURNETT RD 
DUNN, NC  28334 
 

 HAWLEY, WILLIAM ROBERT 
JR;HAWLEY, TAMMY NORRIS 
PO BOX 242 
GODWIN, NC  28344 
 

HOLDEN, POLLY P 
6621 JULLIARD DR 
FAYETTEVILLE, NC  28311 
 

 HOLT, BRENDA P 
7809 BURNETTE RD 
DUNN, NC  28334 
 

 JOHNSON, ANTHONY JOSEPH 
90 LAURELWOOD LN 
LILLINGTON, NC  27546 
 

JOHNSON, RONNIE 
2605 ARGOSY CT 
FAYETTEVILLE, NC  28304 
 

 JOHNSON, SHERRY 
6690 STARGAZE LN 
LINDEN, NC  28356 
 

 JOHNSON, TERESA 
5179 SPINNAKER LN 
KING GEORGE, VA  22485 
 

JONES, MONICA 
CAMERON;CAMERON, DANIEL 
TYRELL 
8376 BURNETT ROAD 
DUNN, NC  28334 

 JONES, MONICA 
CAMERON;DANIEL, TYRELL 
CAMERON RS 
8376 BURNETTE RD 
DUNN, NC  28334 

 KEMNITZ, TADEUSZ;KEMNITZ, 
DAVID 
10404 CHAPEL HILL RD 100 
MORRISVILLE, NC  27560 
 

LENNON, DERRICK 
OLANDER;LENNON, ERIC 
LAMONT 
1210 WEDGEWOOD LANE 
DURHAM, NC  27713 

 LOPEZ, ABELARDO CARLOS 
JR;LOPEZ, KATHLEEN MARIE 
565 TYLERSTONE DR 
FUQUAY-VARINA, NC  27526 
 

 MATTHEWS FAMILY HOLDINGS 
LLC 
7875 BURNETT ROAD 
DUNN, NC  28334 
 

 
 
 
 
 
 
 
 
 
 
 
 



ATTACHMENT:  APPLICATION  
 

 
 
 

 



 



 

 
 



 
 
 
 



 



REQUEST            Rezoning A1 to R30A

Applicant requests a rezoning from A1 Agricultural District to R30A Residential District for a 3.97-acre parcel 
located at 10255 Ramsey St. The parcel has an existing single-family dwelling unit. The intent of the 
applicant is to rezone the property for residential use to be able to add one or more additional dwelling 
units on the subject property.

PROPERTY INFORMATION

OWNER/APPLICANT: James Brown (Owner/Applicant)

ADDRESS/LOCATION: Refer to Exhibit “A”, Location
and Zoning Map. Address: 10255 Ramsey St., REID 
number: 0564072985000.

SIZE: The parcel contains approximately 3.97 acres.
Road frontage along Ramsey St. is 148.73 feet. The 
property is approximately 778.43 feet in length at its 
deepest point.

EXISTING ZONING: The subject property is zoned A1 
Agricultural District. The A1 Agricultural district is 
designed to promote and protect agricultural lands, 
including woodland, within the County. The general 
intent of the district is to permit all agricultural uses to 
exist free from most private urban development 
except for large lot, single-family development. Some 
public and/or semi-public uses as well as a limited list 
of convenient commercial uses are permitted to 
ensure essential services for the residents. 

EXISTING LAND USE: The subject parcel currently has 
a single-family dwelling structure on it. Exhibit “B” shows the existing use of the subject property.

SURROUNDING LAND USE: Exhibit “B” illustrates the following:

North: Farmlands and undeveloped wooded lands.
East: Predominately Commercial with some residential.
West: Farmlands and undeveloped wooded lands.
South: Farmlands and undeveloped wooded lands.

OTHER SITE CHARACTERISTICS:  The site is not located in a Watershed Protection Area nor within a Flood 
Zone Hazard Area. Hydric inclusion soils cover the majority of the subject property, as delineated in Exhibit 
“C”, while a small northwesterly portion of the property contains hydric soils.

PLANNING & INSPECTIONS

PLANNING STAFF REPORT
REZONING CASE # ZON-25-0033
Planning Board Meeting: Oct. 21, 2025

Location: 10255 Ramsey St. 
Jurisdiction: County-Unincorporated

Exhibit “A” 
Location and Zoning 



TEN YEAR ZONE CASE HISTORY:

Exhibit “D” denotes no rezoning cases within the past 
ten years near the subject property.

DEVELOPMENT REVIEW: Should the request be 
approved, a preliminary plan for any subdivision or
group development site plan to add a dwelling unit will 
require to be submitted to the Current Planning Division 
to ensure conformance with the County Subdivision and 
Zoning Ordinances. 

DIMENSIONAL PROVISIONS FOR REQUESTED DISTRICT:

Minimum Standard A1 (Existing Zoning) R30A (Proposed)
Front Yard Setback 50 feet 30 feet 
Side Yard Setback 20 feet 15 feet 
Rear Yard Setback 50 feet 35 feet
Lot Area 2 Acres 30,000 sq. ft.
Lot Width 100 feet 100 feet

DEVELOPMENT POTENTIAL: 

Existing Zoning (A1) Proposed Zoning (R30A)
2 dwelling units 6 dwelling units

Lot count may be rounded up when a fraction occurs. When any requirement of this ordinance results in a 
fraction of a unit, a fraction of one-half or more shall be considered a whole unit, and a fraction of less than 
one-half shall be disregarded.

Exhibit “B” 
Existing and Surrounding Uses

Exhibit “C” 
Soil & Utilities

Exhibit “D” 
10 Year Case History



COMPREHENSIVE PLANS:

This property is located in the North Central Area 
Land Use Plan (2024). The future land use 
classification of the property is “Commercial”.
Exhibit “E”

The associated zoning districts for Commercial 
are O&I(P), C1(P), C2(P), and C(P).

The proposed rezoning request is not consistent 
with the adopted land use plan.

FUTURE LAND USE CLASSIFICATION Development 
Goals, Notes, and Objectives:

The Commercial land use classification calls 
for quality, attractive commercial
development that meets market demand, 
is harmonious with its surrounding area, has
supporting infrastructure, preserves the 
natural environment, and does not 
negatively impact neighboring properties” 
(North Central Land Use Plan 2024, p. 46).
Establish an environment that sustains 
current and future commercial activities 
while complementing nearby existing 
residential areas” (North Central Land Use 
Plan 2024, p.54).
Ensure a variety of commercial locations that accommodate market demands and address the 
specific needs of area residents to encourage strategic economic development” (North Central 
Land Use Plan 2024, p. 54).

IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITIES

UTILITIES: A Linden water line is available near the subject property. It is the applicant’s responsibility to 
determine if a utility provider will serve their development. Any available utilities for water and sewer are 
shown on Exhibit “C”. On-site septic will be required, and the lot size must meet the minimum area 
necessary to accommodate both.

TRANSPORTATION: The subject property sits on Ramsey Street and is identified as a minor arterial in the 
Metropolitan Transportation Plan. There are no roadway construction improvement projects planned at
this time and the subject property will have no significant impact on the Transportation Improvement 
Program. 

SCHOOLS CAPACITY/ENROLLMENT:

School Enrollment Capacity
Raleigh Road Elementary 207 179
Long Hill Elementary 416 516
Pine Forest Middle 706 804
Pine Forest High 1553 1,712

ECONOMIC DEVELOPMENT: Fayetteville Cumberland County Economic Development Corporation has 
reviewed the request and has no objection to the proposed rezoning.

Exhibit “E” 
Future Land Use Map



EMERGENCY SERVICES: Cumberland County Fire Marshal’s office has reviewed the request and has no 
objections to the rezoning.

SPECIAL DISTRICTS/ OVERLAY DISTRICTS:

Special Districts
Fayetteville Regional Airport Overlay: n/a Averasboro Battlefield Corridor: n/a
Five Mile Distance of Fort Liberty: n/a Eastover Commercial Core Overlay District: n/a
Voluntary Agricultural District (VAD): n/a Spring Lake Main Street Overlay District: n/a
VAD Half Mile Buffer: n/a Coliseum Tourism Overlay District: n/a

n/a – not applicable

CONDITIONS OF APPROVAL: This is a conventional rezoning. There are no proposed conditions at this time.

STAFF RECOMMENDATION

In Case ZON-25-0033, Planning and Inspections staff recommends denial of the rezoning request from A1 
Agricultural District to R30A Residential District. Staff finds that the request is not consistent with the North 
Central Area Land Use Plan which calls for “Commercial” at this location. Staff also finds that the request 
is not reasonable or in the public interest as it is not compatible to or in harmony with the surrounding land 
use activities and zoning.

Attachments:
Notification Mailing List
Application



ATTACHMENT – MAILING LIST
OWNER NAME ADDRESS CITY, STATE, ZIP 
MCPHAI+A1+A2:C39+A2:C36 366 CARROLL STORE RD AUTRYVILLE, NC  28318 
CASHWELL, BILLY PAUL 6662 OAK GROVE CHURCH STEDMAN, NC  28391 
HALO INVESTORS LLC 1270 CANADY POND RD HOPE MILLS, NC  28348 
BULLARD, STEWART OGDEN;BULLARD, MARY 
ELIZABETH 1518 MCCALL DR STEDMAN, NC  28391 
AUTRY, MARY B TRUSTEE 6842 OAK GROVE CHURCH RD STEDMAN, NC  28391 
RUSSELL, FLOYD E JR;RUSSELL, JACQUELINE C 6687 OAK GROVE CHURCH RD STEDMAN, NC  28391 
MANNING, WALTER S;MANNING, SYLVIA D 7240 HARVESTGRAIN DR STEDMAN, NC  28391 
TAYLOR, DONNA MARIE 6693 SANDY CREEK RD STEDMAN, NC  28391 
AUTRY, MARY B TRUSTEE 6842 OAK GROVE CHURCH RD STEDMAN, NC  28391 
AUTRY, HELEN COLLIER LIFE ESTATE 2707 WADE STEDMAN RD STEDMAN, NC  28391 
MCGEE, CRYSTAL 6650 OAK GROVE CHURCH RD STEDMAN, NC  28391 
ROBERTS, STACY A;ROBERTS, NICOLE A 6857 OAK GROVE CHURCH RD STEDMAN, NC  28391 
AUTRY, MARY B TRUSTEE 6842 OAK GROVE CHURCH RD STEDMAN, NC  28391 
LONG, RONALD A JR;LONG, KIMBERLY A 6654 OAK GROVE CHURCH RD STEDMAN, NC  28391 
TAYLOR, EMMITT LARRY;TAYLOR, MARY U 2622 TRENTON RD FAYETTEVILLE, NC  28304 
RUSSELL, FLOYD E JR;RUSSELL, JACQUELINE C 6687 OAK GROVE CHURCH RD STEDMAN, NC  28391 
TAYLOR, EMMITT LARRY 2622 TRENTON RD FAYETTEVILLE, NC  28304 
MANNING, WALTER S;MANNING, SYLVIA D 7240 HARVESTGRAIN DR STEDMAN, NC  28391 

TAYLOR, PAMELA B LIFE ESTATE 
6782 OAK GROVE CHURCH 
ROAD STEDMAN, NC  28391 

JONES, ARNOLD F 525 DUNN RD FAYETTEVILLE, NC  28312 
AUTRY, MARY B TRUSTEE 6842 OAK GROVE CHURCH RD STEDMAN, NC  28391 
RUSSELL, FLOYD E JR;RUSSELL, JACQUELINE C 6687 OAK GROVE CHURCH RD STEDMAN, NC  28391 
JONES, ARNOLD F 4216 CLINTON RD FAYETTEVILLE, NC  28312 
GREENWOOD, AMMER JEAN;PHILLIPS, RICHARD 
ERVIN JR;PHILLIPS, RICHARD ERVIN III;PHILLIPS, 
CHRISTOPHER DAVID 612 ARCH JORDAN RD STEDMAN, NC  28391 
RAPOLLA, TERESA P;RAPOLLA, MICHAEL A 6614 OAK GROVE CHURCH RD STEDMAN, NC  28391 
MORRIS, MARGARET HALL 1744 WADE STEDMAN RD STEDMAN, NC  28391 
SMITH, HALEY CHARLENE 6811 OAK GROVE CHURCH RD STEDMAN, NC  28391 

HUGHES, WILLIAM JAY 
2750 OLD ST AUGUSTINE RD 
APT F57 TALLAHASSEE, FL  32301 

TAYLOR, JAMES W;TAYLOR, HAZEL W 6903 OAK GROVE CHURCH RD STEDMAN, NC  28391 
SMITH, HALEY 471 FOX RUN LN AUTRYVILLE, NC  28318 
AUTRY, CLAUDE LEONARD;SAVAGE, PAULA AUTRY 6892 FAIRCLOTH BRIDGE RD STEDMAN, NC  28391 
TAYLOR, JAMES WAYNE 6903 OAK GROVE CHURCH RD STEDMAN, NC  28391 
TAYLOR, DWIGHT 6682 OAK GROVE CHURCH RD STEDMAN, NC  28391 
MATTHEWS, RONNIE M 6767 OAK GROVE CHURCH RD STEDMAN, NC  28391 
MOZINGO, DRUE G;MOZINGO, SONYA A 6878 OAK GROVE CHURCH RD STEDMAN, NC  28391 
FURR, SAMANTHA R;FURR, BOBBY M JR 6647 OAK GROVE CHURCH RD STEDMAN, NC  28391 
SCHOLL, GWEN A;RONNIE, M MATTHEWS 6847 OAK GROVE CHURCH RD STEDMAN, NC  28391 
JONES, ARNOLD F 4216 CLINTON RD FAYETTEVILLE, NC  28312 
HOBSON, GARY;HOBSON, JOANN 6707 OAK GROVE CHURCH RD STEDMAN, NC  28391 
TAYLOR, CLAYTON LEE 6682 OAK GROVE CHURCH RD STEDMAN, NC  28391 



ATTACHMENT: APPLICATION







Summary of Request                       Subdivision Waiver – Sec. 2404 §E(3)[a] & [c] and Sec. 2404 §F 

The owner of an existing, nonconforming   manufactured home 
park requests the following three waivers from the County 
Subdivision Ordinances as follow: 

1. Section 2404 §E(3)[a] to allow for the reduction in minimum 
distance requirements between manufactured home 
spaces, applicable to all manufactured home spaces in 
the park.  The code requires a minimum twenty-five feet 
(25’) distance separation between manufactured home 
spaces.  Applicant requests a reduction of this requirement to allow a minimum of fifteen feet (15’). 

2. Section 2404 §E(3)[c] to allow a reduction in setback distance for a manufactured home space from 
a public street right-of-way, applicable to all manufactured home spaces in the park.   The code 
requires a minimum setback distance of twenty-five feet (25’) from a public street for a manufactured 
home space.   Applicant requests a reduction of this setback requirement to allow manufactured 
home spaces facing Jossie Street to be setback a minimum of eight feet (8’) from the public street.  
Further, applicant requests a reduction of the setback requirement to allow manufactured home 
spaces facing Jacob Street to have a minimum setback of ten feet (10’) from the public street.    
 

3. Section 2404 §F waiving of internal driveway 
access requirements for Space No. 14 of the 
“McArthur Road” mobile home park. This 
code requires Space No. 14 to have direct 
access to an interior roadway but original 
design of Space No. 14 provided an internal 
walkway with parking along the internal 
road.   Applicant requests waiver from  this 
code requirement to have direct internal 
driveway for Space No. 14. 

 
Owner of the “McArthur Road Manufactured 
Home Park”, location of which is illustrated in 
Exhibit “A”, recently purchased the park and 
desires to lease numerous vacant spaces to 
manufactured homeowners.   This park was 
established in 1972, and modern manufactured 
home designs have difficulties fitting into the 
spaces that were designed over fifty years ago.  
The manufactured home park currently has 
spaces that have been vacant for over a year 
and the owner would like to utilize the Subdivision 
Waivers to promote infill of existing current 
vacant spaces as well as those that become 
available in the future. 
 

PLANNING & INSPECTIONS 

PLANNING STAFF REPORT 
SUBDIVISION WAIVER # DEV-0120-25 
Planning Board Meeting: Oct 21, 2025 
 
Location: NE Corner of McArthur Rd 

and Jacob St 

Exhibits 
A.  Location & Zoning 
B. Previous Manufactured Home Site Plan 
C.  Applicant Responses to Waiver Criteria 
D.  Existing Use 
E.   Additional Property Information 
F.   Section 2404 Manufactured Home Parks 
G.  Subdivision Waiver Applications 
H.   Section 2601 Waivers 
Attachment:  Mailing List 



A narrative of the current hardship has been prepared by the owner and is provided within the Exhibit 
“C” (attached).  These three hardships were discovered at the time the owner applied for permits with 
the Planning & Inspections Dept.  to install new mobile homes within vacant spaces.      
 
PROPERTY INFORMATION 
 
Owner/Applicant: Fayetteville NC MHP, LLC (Owner and Applicant) / Fernando Orozco (Agent) 
 
Address/Location: Two parcels located at the NE corner of McArthur Rd and Jacob St. Refer to Exhibit 
“A”, Location and Zoning Map. REID number(s): 0520780497000 & 0520780164000 
 
Size:  8.83 +/- acres. Road frontage along McArthur Rd is approx. 637 feet, road frontage along Jacob St 
is approx. 703 feet, and road frontage along Jossie St is approx. 707 feet. The property is approx. 720 feet 
in length at its deepest point. 
 
Property Access: Boots Ln (Private Dr) is currently the only means of access to the “McArthur Road Mobile 
Home Park” (Refer to Exhibit “B).    
 
Existing Zoning: The subject property is currently zoned R6A Residential District. The minimum lot size for 
parcels in this zoning district is 6,000 sq. ft. This district is designed for a mix of single- and multi-family 
dwellings including the use of manufactured homes on individual lots and in manufactured home parks, 
within the County.  
 
The minimum lot area for a manufactured home park is one acre, excluding publicly dedicated or 
reserved right-of-way for streets, and floodplain areas. The maximum density of individual manufactured 
home units within a manufactured home park is 8 units per acre excluding public dedicated or reserved 
right-of-way for streets. 
 
Existing Use: A 64-space existing manufactured home park originally named, “McArthur Road Mobile 
Home Park”, as illustrated in Exhibit "D” (attached). 
 
Additional Property Information: Refer to Exhibit “E” for other site-related information. 
 
 CASE HISTORY                      
 
New owners of the “McArthur Road Mobile Home Park” first reached out to Code Enforcement earlier in 
the year to begin the process of in-filling empty spaces for the park. After a search of the approved site 
plan of the existing aforementioned park, Code Enforcement could not find the approved site plan in 
their records and told the owners to coordinate with Current Planning Division to inquire about the site 
plan review process since they had determined one was required but one could not be found. A pre-
application meeting was held between Current Planning, Code Enforcement, and the new owners to 
discuss potential options for the manufactured home park since the spaces desiring to be in filled were 
not in use for longer than a year. 
 
During the meeting, a subdivision waiver request was brought up as a potential option to address spacing 
concerns for the existing nonconforming manufactured home spaces for potential in filling with the 
addition of a waiver for street access requirements for Space #14 that is currently vacant and 
nonconforming due it’s lack of internal drive access. Afterwards, the owners submitted a site plan to staff 
for review and following Current Planning and Code Enforcement comments to the site plan, 
subsequently submitted three (3) subdivision waiver requests (Refer to Exhibit “C”). 
 
 FINDINGS OF FACT 

 
1. Fact: Section 2404 §E(3)[a], ‘Location of Manufactured Home Spaces’: “All manufactured home 

homes space shall be designed in such a manner that will allow for each manufactured home 



space to be a minimum of 25 feet apart longitudinally, 15 feet apart end-to-end or corner-to-corner, 
and when spaces are designed in such a manner that one space is angled toward another space, 
20 feet apart.” 
 

 Finding: When the Manufactured Home Park was established in 1972, the spaces were likely 
designed for the average manufactured and mobile home size at that time, whereas today the 
average manufactured homes are typically larger, pursuant to the applicant.   

 
2. Fact: Section 2404 §E(3)[c], ‘Location of Manufactured Home Spaces’: “All manufactured home 

spaces and structures, including buildings within the manufactured home park shall be located no 
closer than 25 feet of a public street right-of-way.”  
 
Finding: When the Manufactured Home Park was established in 1972, the spaces were likely 
designed for the average manufactured and mobile home size at that time, whereas today the 
average manufactured homes are larger.  Per the applicant, the availability of the smaller 12 x 60 
manufactured homes, that could accommodate some of the spaces and meet current regulations, 
are scarcer and more difficult to procure. Additionally, the applicant indicates that existing 
manufactured homes on adjacent or neighboring spaces were already encroaching on the 25 ft 
distance separation requirement from public right(s)-of-way at the time of purchase of the 
manufactured home park. 

 
3. Fact: Section 2404 §F, ‘Street Access’: “All manufactured home parks shall be direct access to a 

public right-of-way. Direct access to any public right-of-way shall not be permitted for any single 
manufactured home space within the manufactured home park; all manufactured home spaces 
must be served internally by means of a private drive. Street access and entrance area designed 
shall conform to the NC Department of Transportation Policy on Street and Driveway Access to 
North Carolina Highways guidelines.”  

 
 Finding: Space #14, as approved in 1972, was approved as a landlocked space with no direct 

access to the internal drive of the manufactured home park and has remained as such since then. 
Per available historical imagery, Space #14 was occupied with a home until 1999 where between 
that time and 2003 it was removed with no replacement home occupying the space. 

 
PLANNING BOARD AUTHORITY AND WAIVER CRITERIA 
 
Section 2601. Waivers. 
 The Planning Board may waive the requirements of this ordinance where it finds by resolution that: 
 

1. Because of the size of the tract to be subdivided or developed, its topography, the condition or 
nature of adjoining areas, or the existence of other unusual physical conditions, strict compliance 
with the provisions of this ordinance would cause a special hardship to the property owner and be 
inequitable, and  

2. The public purposes of this ordinance and the County Zoning Ordinance would be served to an 
equal or greater degree, and  

3. The property owner would not be afforded a special privilege denied to others.  
 
Applicant’s Response to Waiver Criteria.  The applicant’s response to the above criteria is found in Exhibit 
“C”. 
 
PLANNING BOARD ACTION 
 
The Planning Board has the authority to approve, deny, or approve with conditions a subdivision waiver.  
In granting waivers through a quasi-judicial hearing and decision, any condition approved by the 
Planning Board must be reasonable ad practical.  Any waiver that is granted must satisfy the three criteria 
set forth in Section 2601, Waivers.   The Board is requested to address each waiver request individually:  



 
 Subdivision Waiver No. 1: Section 2404 §E(3)[A] Waiver Request – Location of Manufactured Home 

Spaces 
 Subdivision Waiver No. 2:  Section 2404 §E(3)[C] Waiver Request – Location of Manufactured Home 

Spaces 
 Subdivision Waiver No. 3:  Section 2404 §F Waiver Request – Street Access 

 
Attachments: 

Exhibits “B” to”H”; 
Notification Mailing List  



EXHIBIT “B” 
“MCARTHUR ROAD MOBILE HOME PARK” 

 



EXHIBIT “C” 
APPLICANT’S RESPONSE - SECTION 2404 §E(3)[a] 

 

 
 
 
 
 



EXHIBIT “C” – Cont. 
APPLICANT’S RESPONSE - SECTION 2404 §E(3)[c] 

 

 
 
 
 



EXHIBIT “C” – Cont. 
APPLICANT’S RESPONSE - SECTION 2404 §F 

 

 



EXHIBIT “D” 
EXISTING USE 

 
 



EXHIBIT “E” 
ADDITIONAL PROPERTY INFORMATION 

 
Existing Land Use: The subject property has an existing manufactured home park, “McArthur Mobile Home 
Park”. 

Surrounding Land Use: Exhibit “E” illustrates the following: 

North: Eureka Baptist Church, and Residential 
East: Single-family residential, and I-295      
West: Single-family and multi-family residential 
South: Single-family homes 

 
Other Site Characteristics: The site is located in the 
Cape Fear River Watershed but is not located 
within a Flood Zone Hazard Area. The subject 
property, as delineated in Exhibit “E-2”, also 
illustrates that no hydric or hydric inclusion soils are 
present. 
 
Development Review: Final Site Plan review and 
approval by the Planning & Inspections 
Department will be required prior to any moving 
and in filling of vacant spaces for the 
manufactured home park.  Plot plans for 
manufactured homes must be submitted as a 
survey prepared by a professional surveyor. 

Comprehensive Plans: Exhibit “E3” illustrates that 
this property is located in the North Central Area 
Land Use Plan (2024). The future land use 
classification of the property is “Medium Density 
Residential”. The associated zoning districts for 
Medium Density Residential are R6, R6A, and R5A. 
 
Utilities: No public sewer is available but public water is existing and available to the subject property. The 
MHP is served by several septic tanks on the property. 
  



EXHIBIT “F” 
SECTION 2404. Manufactured Home Parks, SUBDIVISION ORDINANCE 

 
 



  



EXHIBIT “G” 
SUBDVISION WAIVER APPLICATION(S) – Section 2404 §E(3)[a] 

 





 
 
 





 



 
 
 
 
 
 
 
 
 



SUBDVISION WAIVER APPLICATION(S) – Section 2404 §E(3)[c] 

 



 
 



 
EXHIBIT “H” 



 





 
 
 
 
 



SUBDVISION WAIVER APPLICATION(S) – Section 2404 §F

 



 



 



 





 
 
 
 
 
 
 



SECTION 2601. Waivers 
 

SECTION 2601. WAIVERS. 
 
The Planning Board may waive the requirements of this ordinance where it finds by 
resolution that: 

A. Because of the size of the tract to be subdivided or developed, its topography, the condition 
or nature of adjoining areas, or the existence of other unusual physical conditions, strict 
compliance with the provisions of this ordinance would cause a special hardship to the 
property owner and be inequitable, and 

B. The public purposes of this ordinance and the County Zoning Ordinance would be served to an 
equal or greater degree, and 

C. The property owner would not be afforded a special privilege denied to others. 

In granting waivers through a quasi-judicial hearing and decision, the Planning Board may require such 
conditions as will secure, in so far as practicable, the objectives of the requirements waived. Any 
waiver, thus granted, is required to be entered in writing in the minutes of the Planning Board and the 
reasoning upon which departure was justified set forth. (Amd. 6-21-21) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



ATTACHMENT — Concept Plan for Illustrative Purposes 

 
 



ATTACHMENT – MAILING LIST 

 


