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Overlay Ordinances to update and revise standards associated with permissible
and prohibited uses located within the Commercial Core; submitted by Town of
Eastover (applicant) (Eastover)
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PLANNING AND INSPECTIONS DEPARTMENT

MEMORANDUM FOR JOINT PLANNING BOARD AGENDA OF JUNE 20, 2023

TO: JOINT PLANNING BOARD

FROM: PLANNING AND INSPECTIONS DEPARTMENT

DATE: 6/20/2023

SUBJECT: CASE ZNG-006-23: INITIAL ZONING OF 4.01+/- ACRES TO C(P)
PLANNED COMMERCIAL DISTRICT OR TO A MORE RESTRICTIVE
ZONING DISTRICT, LOCATED AT 0 GOLFVIEW RD REID
0414127031000, SUBMITTED BY THE TOWN OF HOPE MILLS (AGENT)
ON BEHALF OF JNM OF NC INC. (OWNER) (HOPE MILLS)

ATTACHMENTS:
Description Type
ZNG-006-23 Backup Material





























PLANNING AND INSPECTIONS DEPARTMENT

MEMORANDUM FOR JOINT PLANNING BOARD AGENDA OF JUNE 20, 2023

TO: JOINT PLANNING BOARD

FROM: PLANNING AND INSPECTIONS DEPARTMENT

DATE: 6/20/2023

SUBJECT: CASE ZON-23-0011: TEXT AMENDMENT TO THE EASTOVER
COMMERCIAL CORE OVERLAY ORDINANCES TO UPDATE AND
REVISE STANDARDS ASSOCIATED WITH PERMISSIBLE AND
PROHIBITED USES LOCATED WITHIN THE COMMERCIAL CORE;
SUBMITTED BY TOWN OF EASTOVER (APPLICANT) (EASTOVER)

ATTACHMENTS:
Description Type
ZON-23-0011 Backup Material















PLANNING AND INSPECTIONS DEPARTMENT

MEMORANDUM FOR JOINT PLANNING BOARD AGENDA OF JUNE 20, 2023

TO: JOINT PLANNING BOARD

FROM: PLANNING AND INSPECTIONS DEPARTMENT

DATE: 6/20/2023

SUBJECT: CASE ZON-23-0010: REZONING FROM A1 AGRICULTURAL DISTRICT
TO R40A RESIDENTIAL DISTRICT OR TO A MORE RESTRICTIVE
ZONING DISTRICT FOR 10.04 +/- ACRES; LOCATED SOUTH OF TOM
BURNS ROAD OFF CEDAR CREEK ROAD, SUBMITTED BY DEBORAH
PICHARDO AND ROBIN TYLER WOODARD (APPLICANT/OWNER).

ATTACHMENTS:
Description Type
ZON-23-0010 Backup Material





















 

 

 

MEMORANDUM 
 
 

DATE:    June 20, 2023 
 
TO:     Cumberland County Joint Planning Board 
 
FROM:    Rufus D. Smith III, Comprehensive Planning Manager 
 
THROUGH:     Rawls Howard, Director of Planning and Inspections 
 
SUBJECT:    Land Use Policies Plan Update 
 
 
Mr. Jackson Van Ness, an ECU Planning student graduating this year reviewed the Land 
Use Policies Plan and made recommendations to update the plan as part of his required 
Senior project.  
 
The Land Use Policies Plan was adopted in 2009 to compliment the County’s 2030 
Growth Vision Plan and provide guidance for the Planning Board and County 
Commissioners when making land use decisions.  
 
If you have any questions, please feel free to contact the Comprehensive Planning 
Section at 678-7629. 
 
 
 
 
 
 
 
 
  



 

Cumberland County Land Use Policies Plan Update 

Recommendations Report 

 

 

 

 

 

 

 

 

 

 

 

Jackson C. Van Ness 

May 2, 2023 
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Executive Summary 

 Cumberland County is one of North Carolina’s most populous counties, and is growing 

rapidly. Since the 1970s, the county has effectively planned its future land use through documents 

such as its Growth Vision Plans and its Land Use Policies Plans. The most recent Land Use 

Policies Plan, adopted in 2008, is due for an update. This project seeks to provide 

recommendations for that update to help the county use the document more effectively and better 

reach its development goals. 

In the past, Cumberland County was predominantly an agricultural county, but that is 

changing as the county seat, Fayetteville, grows into one of the largest cities in the state. The city’s 

growth has led to development taking over the countryside at a rapid pace, threatening the county’s 

remaining farmland. Despite this, county leaders wish to retain Cumberland County’s rural 

character and preserve the large amount of farmland which remains in use in the county’s 

unincorporated areas. Current land use policies are not conducive to preserving farmland, however, 

and do little to prevent development from encroaching upon the county’s rural areas. However, 

the county has laid out an excellent framework for coordinating growth and concentrating it in 

specific, manageable areas through its 2030 Growth Vision Plan and 2030 Growth Strategy Map. 

What needs to now be done is more effectively use the designated areas for growth laid out in 

those documents, and this can only be done by updating the criteria for the different classifications 

of land use laid out in the Land Use Policies Plan. 

This project, undertaken at the request of Planning Manager Rufus “Trey” Smith, III, and 

the county’s Comprehensive Plan Committee, seeks to provide recommendations that will improve 

the Land Use Policies Plan document itself, making it easier to use, and provide recommendations 

for policies that will help the county reach its goal of preserving its rural character.  

 

Introduction and Background 

Cumberland County, North Carolina 

 Cumberland County, North Carolina, is located in the southeastern portion of the state, not 

far from the South Carolina border and the Atlantic Ocean. The fifth-largest county in the state in 

terms of population, Cumberland County was home to 342,082 people in 2021, according to the 

North Carolina Office of State Budget and Management. The county seat is Fayetteville, one of 

the largest cities in the state and home to over 200,000 residents. Other communities in the county 

include the towns of Hope Mills, Eastover, Spring Lake, Stedman, Wade, Falcon, Godwin, and 

Linden. The county is also home to the world’s largest permanent military installation, the United 

States Army’s Fort Bragg, which houses approximately 54,000 military personnel and is home to 

the famous 82nd Airborne Division. Cumberland County is gradually urbanizing as Fayetteville 

grows; while it still is a largely rural county, new development is increasingly reducing the amount 

of rural land remaining. The county has long been a conduit for transportation; historically, along 
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the Cape Fear River, which the county lies astride, and today via Interstate highway 95 and CSX 

Transportation’s north-south railroad line, linking the county with markets up and down the entire 

eastern seaboard. 

 Cumberland County’s land was originally settled by immigrants from the Scottish 

Highlands beginning in the 1720s. Initially a part of Bladen County, Cumberland County became 

its own jurisdiction in 1754 and was named after William Augustus, the commander of the English 

Army and the Duke of Cumberland. Fayetteville, which had originally been named Campbellton, 

was renamed in 1783 to honor French General Marquis de Lafayette’s contribution to American 

independence. By the early 19th Century, Fayetteville had become an important city of commerce 

as the most inland port in the state, and by the 1820s grew to become the second most populous 

city in North Carolina. Cumberland County found itself in the path of infamous General William 

T. Sherman’s march across the Carolinas in early 1865, and the state arsenal, which was located 

in Fayetteville, was destroyed by the U.S. Army during their occupation in March of that year, 

along with a great deal of civilian property. While Sherman’s occupation set the county back for 

decades, positive change came in the wake of World War I with the establishment of Camp Bragg 

(later renamed Fort Bragg), named after Confederate General Braxton Bragg. The establishment 

of the base and its growth once again made Cumberland County and Fayetteville some of the most 

populated and important jurisdictions in the state. 

 Cumberland County has seen continuous growth over the past several decades. The 2000 

Decennial Census estimated that the county’s population was 302,963 that year. In 2010, the state 

Office of State Budget and Management (OSBM) estimated that the county’s population was 

327,275, and by 2021, that number had grown to 342,082, an increase of 4.52 percent. Population 

projections drawn up by the Office of State Budget and Management predict an additional 2.15 

percent increase by 2030 to a total county population of 349,450. The OSBM projects that 

population growth will plateau between 2030 and 2040, with a net population increase of only 567 

people during that decade. In 2021, the American Community Survey estimated that Cumberland 

County was 42.2 percent white, 37.29 percent African-American, 1.34 percent American Indian 

or Alaska Native, 2.31 percent Asian, 0.37 percent Native Hawaiian or Other Pacific Islander, and 

5.38 percent “Some Other Race.” Furthermore, 11.1 percent of the population was mixed-race, 

and the 2020 Decennial Census estimated that 11.8 percent of the population was of Hispanic or 

Latino origin. 

 As the county has grown, it has changed in character. Once a predominantly agricultural 

county, Cumberland County is today dominated by the Fayetteville metropolitan area. Nearly half 

of the county’s land area is urbanized, and if current development patterns continue, the county 

will continue to lose farmland to new development. 
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Project Background and Purpose 

 Cumberland County completed its current Land Use Policies Plan in 2008, and the 

document officially came into effect in January, 2009. It was designed to complement the new 

Comprehensive Plan, the 2030 Growth Vision Plan (and its accompanying 2030 Growth Strategy 

Map), which was adopted around the same time. The purpose of the Land Use Policies Plan is to 

“provide some guidance for local governing bodies in determining parcel land use decisions” 

(Land Use Policies Plan, 1). It establishes categories for different types of residential, commercial, 

mixed-use, office and institutional, industrial, and agricultural uses and development, and provides 

location criteria for new development as well as broad objectives for the purpose of each category. 

The categories established in the document have been used in the county’s several Future Land 

Use Maps, each of which cover a particular section of the county, to classify different types of 

future development. Thus, the Land Use Policies Plan has been quite influential in how 

Cumberland County has developed over the past fifteen years. 

Much has changed since the Land Use Policies Plan was adopted, and the county strongly 

feels that the document is overdue for an update to reflect the changing conditions the county faces. 

As mentioned above, the county has seen significant losses of farmland to new residential 

development, primarily around Fayetteville. County officials strongly wish to preserve the 

county’s rural character and protect the remaining agricultural land in the county from encroaching 

development. Additionally, the county has faced issues with stormwater runoff and flooding over 

the past few years, and desires solutions to help mitigate the flooding of homes and businesses. 

Finally, there are several issues with the Land Use Policies Plan document itself that county 

officials feel hinder effective use, and the county seeks to resolve these issues and make the 

document more concise and easier to understand. This project seeks to provide recommendations 

on these three subjects for the county to consider when the document is rewritten. 

This project is undertaken at the request of Mr. Rufus “Trey” Smith, III, Cumberland 

County’s Planning Manager, as well as Cumberland County’s Comprehensive Plan Committee. 

The project was begun in February of 2023, and the final product will be delivered in early May. 

This report is the primary deliverable, but an example page of what the updated document should 

look like will also be included. 

 

Issues 

Document Design Problems 

 When adopted in 2008, Cumberland County’s Land Use Policies Plan was designed with 

the intent of being used as a guide for local policymakers to help them determine whether requested 

land use actions, such as rezoning cases and special use permits, were appropriate for the county 

and consistent with the county’s growth and land use goals. Designed to complement the 2030 
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Growth Vision Plan, the 2030 Growth Strategy Map, and several future land use maps dedicated 

to specific portions of the county, the Land Use Policies Plan “provides objectives and location 

criteria” for uses of land in the part of the county outside of Fayetteville’s city limits (Land Use 

Policies Plan, 1). 

 However, since its adoption, county decisionmakers have found some challenges in using 

the document in the way it was intended. The location criteria do not go into tremendous detail, 

leaving some county officials unclear as to what the designations of certain development types are 

intended to mean. The most notable examples of this in the document are the designations of 

residential development types. The document establishes five separate classifications for 

residential development: Rural Density Residential, Suburban Density Residential, Low Density 

Residential, Medium Density Residential, and High Density Residential. The classifications 

establish specific densities which are to be included within each district, but these do not 

necessarily line up with what one might think when hearing the name of each classification. While 

the name Rural Density Residential does not lead to much confusion, with only development of 

one unit per acre or less being included within the classification, the other classification names can 

lead to confusion. Low Density Residential is not the lowest density classification, and includes 

densities from 2.2 to six units per acre. High Density Residential only includes development with 

15 or more units per acre. These names simply do not clearly convey what they are intended to; 

different people may think different things when they hear each name, which is problematic for a 

document intended to help guide elected officials who may not be able to spend the time to become 

well acquainted with the policies contained in the document. 

 According to a member of the Comprehensive Plan Committee, this is compounded by the 

fact that most members of the public and most elected officials do not have a clear picture of what 

an acre looks like. This individual recommended that any updated version of the document include 

a good visual to help people understand what different densities really look like to prevent 

decisionmakers and others from approving development which is different than what they 

intended. This individual explained that he often uses the fact that a football field is roughly one 

acre in size to help people visualize what, for example, “six units per acre” really looks like.  

 Additionally, the document contains a considerable amount of redundancy. This is 

especially true with regards to commercial development; the document divides commercial 

development and “shopping center development” into several distinct categories which are 

unnecessary. Had the document been intended for use in the city of Fayetteville as well as the 

county itself, such distinct classifications could be understood, but as the document only covers 

areas outside of Fayetteville city limits, and as the majority of commercial development is located 

within Fayetteville, they are unnecessary.  
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Urban-Rural Divide  

 Cumberland County’s 2008 Comprehensive Plan, the 2030 Growth Vision Plan, clearly 

states the goal of protecting the county’s rural character and concentrating new growth in 

designated areas to prevent unnecessary losses of productive farmland. “… Cumberland County 

has worked effectively with area municipalities, other service providers, and the school board to 

place urban infrastructure within or adjoining existing urban areas, and away from rural areas and 

open spaces. Urban services, such as centralized water and sewer, roads, schools and parks, have 

been strategically placed to facilitate compact, contiguous growth, rather than promoting leapfrog 

developments in the midst of productive farmland. New development has been encouraged to 

occur in the form of full service, mixed use communities, rather than a series of unrelated, single 

use, sprawling, suburban-style subdivisions” (Cumberland County 2030 Growth Vision Plan, 26). 

Guidance for future land use has aided the county in moving towards this goal, but some growth 

has occurred in ways not conducive to preserving the county’s rural character. More work must be 

done to ensure that future growth occurs in a way that better fits the county’s goals.  

While it is clear that Cumberland County has grown significantly in recent years, 

information on how that growth has occurred is difficult to find. Available information on the 

county website appears to indicate that in the past year, there has not been tremendous 

encroachment of development on farmland. There were several rezoning cases during the past year 

which increased the allowed density of residential development on the subject parcels, as well as 

a few which allowed new commercial development. Additionally, at least one rezoning case which 

would have led to conversion of farmland to low-density residential development was denied by 

the Board of Commissioners. While this information would indicate that at the current time, there 

is little ongoing residential development resulting in the loss of farmland, the threat of losing 

farmland to make way for 

new homes necessitated by 

the county’s future 

population growth remains. 

 In 2017, according 

the U.S. Department of 

Agriculture’s Census of 

Agriculture, Cumberland 

County contained 336 farms 

on 65,995 acres of farmland. 

The U.S.D.A. data showed a 

significant – and, to those 

who wish to see Cumberland 

County remain rural, 

disturbing – decline in acres 

in agricultural use since the 

Map illustrating farmland losses in North Carolina between 

2001 and 2016. The red areas indicate farmland converted to 

non-farm uses. (American Farmland Trust). 
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previous Census of Agriculture in 2012. In fact, a 20 percent decline was measured; 16,499 acres 

of farmland were lost during that five-year period. Unfortunately, at the time of this writing, the 

most recent U.S.D.A. data on the subject, from 2022, is still not available, and as a result, trends 

since 2017 are not able to be taken into account for this report. However, should the trend between 

2012 and 2017 continue into the future, Cumberland County could lose up to 23,098 additional 

acres of farmland by 2030. This would be a significant detriment to the county’s agricultural 

economy, and Cumberland County would no longer be a predominantly rural county. 

 By 2040, Cumberland County is expected to see a net population increase of 7,935 people, 

and of course, these people will need homes. According to the U.S. Census Bureau’s 2021 

American Community Survey, the average number of persons living in each residential unit in the 

county is 2.47. It further states that 52.2 percent of the county’s residents live in owner-occupied 

homes, while 47.8 percent live in rental housing. The average number of residents in each owner-

occupied home is 2.58, while rental units average 2.34 residents. While it is impossible to know 

for certain whether these percentages will remain the same in the coming decades, it is unlikely 

that any tremendous change will occur. As a result, Cumberland County should expect its 7,935 

new residents to need approximately 1,621 new rental units and approximately 1,605 new owner-

occupied homes. The majority of new rental housing will likely occur within the city limits of 

Fayetteville, but some will also likely be constructed within the Urban Fringe Area. In all 

likelihood, the vast majority of new owner-occupied homes will be built on greenfield sites outside 

the limits of Fayetteville and the county’s other municipalities. This will inevitably lead to a loss 

of farmland and green space, but the amount of farmland and green space lost will depend on how 

the county directs and guides new development going into the future. 

 Should the majority of the approximately 1,600 new homes be constructed in more 

compact neighborhoods with an average lot size of 20,000 square feet, only about 800 acres of 

farmland will be lost to residential parcels, along with a couple hundred additional acres of land 

for related infrastructure such as neighborhood streets. However, if a significant portion of these 

homes are constructed on large lots, especially if they are in stand-alone configuration rather than 

in organized subdivision developments, the county could lose over 10,000 additional acres of 

farmland. These farmland losses will be further exacerbated if new development is not 

concentrated within the Designated Growth Areas and “leapfrogs” across farmland and 

undeveloped land. While quantifying numbers such as these is difficult, and is not possible in this 

report’s timeframe, general trends can give an idea of what can be expected in such a scenario. 

 While the county’s 2030 Growth Strategy Map indicates designated growth areas and 

designated areas which should remain less developed, the Land Use Policies Plan does not 

explicitly reference this. The county’s comprehensive plan, the 2030 Growth Vision Plan, 

identifies five defined “areas” of the county for future land use purposes. These are listed on the 

following page. 
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“An URBAN 

AREA shall be 

identified and 

mapped where 

urban level 

development and 

redevelopment 

(averaging 4 

units or more per 

acre) is to be 

especially 

encouraged and 

where a full 

range of urban 

services, including centralized water and sewer, as well as stormwater management 

services, are already available or can be provided in a timely, cost effective manner.  

“An URBAN FRINGE AREA shall be identified and mapped where urban level 

development and redevelopment (averaging 3 units or more per acre) is to be 

accommodated and where a full range of urban services, including centralized water and 

sewer, as well as stormwater management services, can be provided within the next 10 to 

15 years.  

“A RURAL AREA shall be identified and mapped where development at a non-urban 

density (2.2 units per acre allowed but much lower densities preferred) is to be encouraged 

and where on-site sewer services (i.e. septic tanks) are most appropriate.  

“COMMUNITY AREAS shall be identified and mapped to include small towns where a 

mixture of community level land uses is to be encouraged to help meet the housing, 

shopping and employment needs of area residents.  

“CONSERVATION AREAS shall be identified and mapped to include 100-year 

floodplains, riparian buffers along streams, Natural Heritage Areas, critical wildlife habitat, 

public parks, and other significant, limited or irreplaceable natural areas. Development, if 

any, should be limited and attentive to the protection of environmental features.” 

 For the purpose of easier reading, “Urban Fringe Areas” and “Community Areas” will be 

called “Designated Growth Areas” throughout the remainder of this report. 

 According to aerial imagery, much land within these Designated Growth Areas remains 

undeveloped at the current time. The county’s Future Land Use GIS map indicates that while for 

much of these Designated Growth Areas, the residential density classifications are on par with 

what the Growth Vision Plan describes each area as being, significant swaths are not. For example, 
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within the Urban Fringe Area between Fayetteville and Eastover, significant swaths are designated 

as Suburban Density Residential. This is despite the fact that the maximum allowable density 

within the Suburban Density Residential classification is 2.2 units per acre, while the minimum 

density which is supposed to be within Urban Fringe Areas is three units per acre. One reason for 

this is because sections of the Urban Fringe Area are located outside of the sewer service area. 

Since 20,000 square foot lots are considered to be the smallest lots which can reasonably 

accommodate septic systems, 2.2 units per acre is the maximum density which can be allowed in 

areas where sewer access is not available. Of course, in areas classed as Suburban Density 

Residential, 2.2 units per acre is the maximum density allowed, not the minimum, and that opens 

the door to allowing densities as low as one unit per acre in the Urban Fringe Area, which is 

inconsistent with the intended purpose of such Designated Growth Areas. 

Cumberland County is also at risk of having an influx of large-lot residential subdivisions, 

consisting of ten acre or larger tracts, displace valuable farmland. This type of development is 

increasingly seen on the outskirts of metropolitan areas across the nation, especially those that are 

growing. In most cases, the lots in new subdivisions such as these contain only a single, often very 

large home, surrounded by a large, empty lawn, or in some cases, a wooded area. These types of 

lots are aptly described by Harnett County’s Working Lands Protection Plan as being “too small 

to farm and too big to mow” (36). These housing developments are, in most cases, primarily 

marketed towards upper-middle class households whose members work in the metropolitan area 

but who seek to escape from living amidst traditional suburban development and its associated 

downsides (e.g., traffic congestion, lack of open/green space, etc.).  

 Large-lot subdivisions such as these pose a great many problems for the counties which 

contain them. First, they are an inefficient land use. Not only do they eliminate land used for 

agricultural production, they do not house many people. As a result, such developments exacerbate 

housing unaffordability in areas which in most cases already grapple with this issue. Their high 

home values may help increase property tax revenue for their jurisdictions, but the fact that they 

restrict the amount of people who can live in a given area hinders revenue growth from other 

sources, such as sales taxes and other taxes on businesses, which would be increased to a greater 

amount with a higher population. Furthermore, the elimination of agricultural activity also can 

reduce revenue from such sources. Second, the elimination of farmland eliminates valuable 

economic activity. Agricultural operations contribute to the job market in many ways, not only 

through providing employment for farmers themselves and for hired farm workers, but also for 

others whose jobs contribute to the continued operation of an agricultural economy, such as 

equipment, feed, and seed suppliers; pesticide and fertilizer applicators; grain elevator operators; 

truck drivers; and those working in other professions related to distributing agricultural products. 

When farms are replaced with housing developments catering to those who do not work within the 

county in which they live, the result can be a net loss in jobs. Even the jobs which are created by 

new housing developments are generally of lower quality than the agricultural sector jobs they 

replace. Third, they are detrimental to the environment, eliminating open space and in many cases 
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untouched natural space. And finally, they destroy the rural character of counties whose residents 

usually desire to preserve it. 

 Cumberland County is not located directly adjacent to the Raleigh-Durham-Triangle 

metropolitan area, but it is close enough to it that planners, elected officials, and concerned citizens 

should be cognizant of the potential for encroachment of this type of development into the county. 

Neighboring Harnett County to the north, which lies directly adjacent to rapidly growing Wake 

County, has been hit by an influx of these types of large-lot subdivisions in recent years as 

Raleigh’s population and job market has grown exponentially. The lack of affordable housing in 

close proximity to Raleigh has made Harnett County, with its lower land values, an attractive target 

for both commercial developers and for individuals working in Raleigh seeking to construct their 

own homes. As Raleigh continues to grow, and as Fayetteville grows into a larger metropolitan 

area in its own right, Cumberland County should seek policies to restrict such development in 

order to protect its rural character and its agricultural economy. 

 The Designated Growth Areas laid out in the Growth Vision Plan are an excellent 

framework for organizing development in an orderly fashion and preventing uncontrolled sprawl 

into the county’s rural areas. However, the county’s Future Land Use and zoning policies need to 

better coordinate with these growth areas to make them more effective and help the county meet 

its conservation and rural character preservation goals while accommodating its growing 

population.  

 

Water, Sewer, Stormwater Issues 

 As Cumberland County continues to grow, a number of issues relating to water have 

cropped up. First, flooding from storms has been a major issue and will continue to be an issue as 

the county grows. Cumberland County is crossed by the Cape Fear River, and the river often floods 

after major storm events. In two of the most recent hurricanes, Hurricane Matthew in 2016 and 

Hurricane Florence in 2018, approximately 2,900 residences were damaged by flooding, and 

approximately 200 commercial structures were also damaged, according to Floodplain 

Administrator Wayne Dudley. Unfortunately, the county currently lacks a department overseeing 

stormwater management, and as a result, data on flooding from non-hurricane-level storms does 

not exist. However, despite the incompleteness of available data, the data from the recent 

hurricanes demonstrates the magnitude of flooding-related issues in the county. More needs to be 

done to prevent further development within the 100-year floodplain (Special Flood Hazard Area). 

Second, the capacity of the county’s municipal water and sewer systems may not be 

adequate to support the residential developments which will be necessary to incorporate the 

county’s projected population growth over the next two decades. As a result, a significant portion 

of new homes may have to have septic systems, necessitating lot sizes of at least half an acre and 

thus decreasing the amount of density possible for developments in the unincorporated areas of 



11 
 

the county. Balancing the need for adequate space for septic systems on residential parcels with 

the need for increased residential density in new developments will require some changes to the 

Land Use Policies Plan. 

 Finally, in recent years the county has had numerous incidents where parcels adjacent to 

new development have been flooded by stormwater runoff from the new development. 

Unfortunately, due to lacking a stormwater department, the county has no one in charge of ensuring 

that new construction does not incorporate features which lead to runoff encroaching on adjacent 

properties, and those who are victims of this carelessness have no one to which they can report 

these instances of flooding to. Cumberland County must find a solution to prevent more of its 

residents from unnecessarily having their properties flooded by new development designed 

without taking into account adjacent property owners. 

 

Research 

Best Practices for Buffering Urbanizing and Rural Areas 

 There are many different strategies which counties can use to reach the goal of preventing 

the loss of farmland and preserving rural character. Counties across the nation which are facing 

farmland losses, including Cumberland County and some of its neighbors, have created policies to 

protect farmland, preserve the rural “feel” of small towns and farm villages, and preserve open 

space. These policies take the form of land use regulations and controls, as well as other means, 

such as Conservation Easements. Not all of these policies have widely been implemented, but all 

of them hold promise for helping counties which wish to remain rural in nature to reach that goal. 

Examples of these policies from Cumberland County and neighboring North Carolina counties, 

along with professional guidance from organizations such as the American Planning Association 

and the U.S. Environmental Protection Agency, are described in this section. 

First, let’s take a look at policies that hinder the goal of conserving farmland. The first of 

these is encouraging less dense residential development, including large-lot subdivisions, in the 

belief that this will prevent suburban-type subdivisions from being constructed on farmland. 

According to an Environmental Protection Agency document titled Essential Smart Growth Fixes 

for Rural Planning, Zoning, and Development Codes, many counties and communities which seek 

to prevent their jurisdictions from urbanizing and losing farmland “encourage low-density 

development in the belief that it will maintain the rural character. However, low-density 

developments are usually more suburban than rural in nature and frequently use suburban 

standards for streets, landscaping, setbacks, and lot sizes. For communities trying to preserve rural 

character, development of 2- to 10-acre lots is particularly challenging. Lots of this size pose a 

host of problems that often undermine rural character and make it difficult to protect natural and 

fiscal resources” (27). Low density development in rural areas not only encourages 

suburbanization, but also leads to a variety of adverse impacts on farmers as their land becomes 
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surrounded by incompatible land uses. According to the American Planning Association, 

“[s]cattered development in farming areas removes agricultural land from production both directly 

and indirectly. Development directly removes farmland’s agricultural productivity. Indirectly, 

development may force nearby farmers out of production by non-farm residents’ complaints about 

dust, odors, sprays, and noise; by causing a general rise in land values leading to higher property 

taxes; and by fragmenting and decimating the “critical mass” of working farmland needed to 

maintain an economically viable agricultural sector” (APA KnowledgeBase Collection: Farmland 

Protection). Policies intended to prevent an area’s conversion from rural to urban land uses often 

lead to urbanization because of poor planning and a failure to recognize unintended consequences 

such as those described above. 

Cumberland County has recognized how low-density residential development poses a 

threat to its rural character and leads to unsustainable development patterns. The county’s 2030 

Growth Vision Plan states that “[a]ll forms of housing development should be discouraged from 

‘LEAPFROGGING’ into the countryside, thereby destroying the rural character of the county, 

breaking up large farmland areas, and making the provision of urban services more costly to 

taxpayers” (29-30). The county has a number of programs which restrict development on 

individual parcels, as well as policies seeking to organize and concentrate development in 

designated areas. Up to this point, these have been relatively effective at preventing massive losses 

in farmland, but they will need to be added to and pursued more aggressively to ensure that the 

county’s projected population growth does not lead to urbanization. 

 Research for this project found many policies which are effective at preventing farmland 

loss and preserving the rural nature of communities. Many of these policies focus on restricting 

development of land in agricultural use, while others seek to prevent development pressure on 

farmland by encouraging denser or more concentrated development in particular areas. Several 

examples of these are described below.  

 Conservation easements have been used in counties facing development pressure across 

the country for several decades. There are many such counties in North Carolina, and Cumberland 

County is one of them. Cumberland County does not have a large amount of land under 

conservation easements, but many other counties across the nation have effectively used 

conservation easement programs to prevent massive losses of farmland. Fauquier County, 

Virginia, located in the state’s Piedmont region to the west of Washington, D.C., is one such 

county. For decades, it has effectively used conservation easements, along with other conservation 

initiatives, to prevent the county from becoming yet another suburban extension of the 

Washington, D.C. metropolitan area. In the 1960s, population projections stated that Fauquier 

County would see its population jump to 235,000 residents by the year 2000. Yet in 2020, the U.S. 

Census Bureau found that the county’s population stood just shy of 73,000. The county’s long-

running conservation easement program, which allows landowners to forfeit their development 

rights and transfer them to the county, has been a major factor in preserving the county’s rural 

character and agricultural economy. Landowners who place their land in conservation easements 
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are prohibited from using their land for purposes other than defined “Conservation Purposes” such 

as farming, forestry, or open/natural space. Landowners usually retain the right to construct one 

additional dwelling besides any dwellings already on the property. Easement agreements run with 

the property even when ownership is transferred, and range from 100 years to in perpetuity. With 

development pressure likely to increase going into the future, Cumberland County may do well to 

consider expanding its conservation easement program and encouraging county farmers to place 

their land into conservation easements. 

Lease of Development Rights programs are another strategy for preserving undeveloped 

land, and have been used by Cumberland County as well. Cumberland County has primarily 

entered into leases of development rights in areas of special concern, such as land close to Fort 

Bragg and Pope Army Airfield which are best left undeveloped to avoid interfering with military 

operations. The county’s program is used to help balance the need for keeping land undeveloped 

with the landowners’ rights to use their land how they wish. Landowners receive an agreed-upon 

settlement in compensation for giving up their right to develop their land for a period of time of at 

least ten years. Uses of the land under the agreement are restricted to those relating to “agriculture 

generally,” including raising livestock, growing crops, growing trees for timber, and any other land 

use directly associated with such activities, including related commercial uses such as agricultural 

supply stores or selling nursery products. Any subdivision of the property is prohibited except for 

subdividing it into parcels of five acres or more. In addition, the agreement remains in place even 

if ownership of the land is transferred. When the lease expires, nothing “alter[s] the zoning 

classification of the [p]roperty at the end of the term.”  

 Voluntary Agricultural Districts are one of the most widely used tools to promote 

preservation of farmland and protect farmers from threats to their operations in North Carolina. 

Cumberland County has a Voluntary Agricultural District (VAD) program, with 44 farms enrolled 

in the program as of 2021. Voluntary Agricultural Districts prevent farmers from being the subject 

of nuisance suits filed by nearby residents who “do not understand or appreciate that living next 

door to a farm may include such issues as noise, odor, dusts, insects or early morning/late night 

schedules [for] farmers” (Cumberland County Voluntary Agricultural District Brochure). All 

residents within a one-mile radius of any farms designated as VADs are notified that they may be 

subject to the “issues” listed above. VADs also prevent farms enrolled in the program from being 

condemned without a public hearing and without proof that the condemning agency has exhausted 

all options except taking the farm. Farmers may voluntarily enroll their farms for a period of ten 

years or more; however, farmers may also withdraw their farms from the program at any time. 

VADs play a significant role in preserving farmland across North Carolina, and Cumberland 

County should continue to encourage farmers to enroll their land in the program. 

In addition to policies which establish protections on farmland or restrictions on developing 

particular parcels, there are many policies which can serve to organize development in a better 

way so as to reduce the amount of greenfield land needed and thus reduce development pressure 

on farmland. An overarching theme of these policies is that for farmland to remain undeveloped, 
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areas which are developed instead must have greater density. This is common sense; our 

population continues to grow, and if growth is restricted in one place, it must be concentrated in 

another. As such, concentrating the new development which inevitably must occur to 

accommodate population growth is the only way to ensure that open, undeveloped land will 

continue to exist going into the future, especially in populated eastern states such as North 

Carolina. For many people, however, the thought of increasing density is unsettling. In their minds, 

the word density translates to ugly high-rise apartment buildings, townhomes jammed together 

with no lawns, or unattractive suburban subdivisions lacking in adequate green space. For most 

Americans, such development is not appealing and is not an environment where they want to live, 

and so the word density becomes a scare word.  

However, this type of development is not the only type which can be described as “dense.” 

Dense development can include features such as detached individual homes and lawns which 

Americans desire; incorporating these features does not require land to be wasted in sprawling 

subdivisions. Moreover, prior to the Second World War, most new housing in the United States 

was constructed in a dense fashion without sacrificing detached houses and the like. Dense single-

family neighborhoods were the norm in small towns, suburbs, and the outer edges of cities for over 

a century. As put the E.P.A.’s guide Essential Smart Growth Fixes for Rural Planning, Zoning, 

and Development Codes, “[historic rural] villages had many of the characteristics that even today 

are important attributes of attractive, healthy places. Homes were within walking distance of stores 

and workplaces; land was used efficiently by clustering village-related uses in the village and 

keeping farms and other working lands as large swathes of land with little or no development to 

interfere with the economic uses” (1). This fact holds great promise for encouraging denser 

development which balances preservation needs with the preferences and desires of American 

homebuyers. Of course, the messaging needs to change. Due to the negative connotations it 

induces, the word “dense” should be replaced with words that focus on either the way such 

development contributes to conservation of undeveloped land (Cumberland County has done this 

by renamed its “Density Development” zoning district to “Conservation Development”) or on how 

denser development can foster a more tight-knit community feel. Most people desire both of these 

things in their 

communities, and 

focusing those aspects 

will help make higher-

density residential 

development more 

palatable. 

 Cluster 

development, also 

known as conservation 

development, is a 

Artist’s illustration of “Conservation Subdivision” compared to a 

traditional suburban residential subdivision. (N.C. State University 

Conservation Subdivision Handbook). 
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strategy for increasing density and preserving open space simultaneously. Cluster subdivisions are 

required to have a certain percentage of the parcel being subdivided be preserved as open space, 

either in agricultural, woodland, or wetland use. The remaining parcels created by the subdivision 

are smaller than what would typically be allowed in the zoning district the subdivision is located 

in. For example, a 50-acre parcel located in a zoning district which allows only one-acre lots may 

be subdivided so as to have one large parcel, containing 50 percent of the previous parcel’s land, 

dedicated to open space, and have 50 half-acre lots containing homes. The number of residential 

lots remains the same, but they are clustered closer together to allow open space to coexist. 

 Cumberland County has a zoning district which allows this, called the “Density 

Development – Conditional Zoning District.” In these developments, 40 percent of the parcel being 

subdivided must remain as open space, and no more than 20 percent of the parcel should be taken 

up by a body of water. There are only a few areas in the county zoned for this type of development, 

and so it has had little impact on farmland preservation in the county. This type of development is 

worth considering for the peripheries of Designated Growth Areas and for areas in close proximity 

to natural land which the county seeks to preserve.  

 Finally, another avenue for limiting the loss of farmland is simply implementing arbitrary 

density requirements for all new residential development. These requirements can be implemented 

across the breadth of an entire jurisdiction or can be limited to specific areas. In Cumberland 

County’s case, implementing density requirements for new residential development within the 

Designated Growth Areas would likely be successful in reducing development pressure on 

farmland in designated Rural Areas. 

 Another important factor in preserving rural character is ensuring that newly-built 

structures do not clash with the architectural design patterns of existing buildings. Appropriate 

architectural design standards should be established for new structures built in rural areas to ensure 

that they aesthetically match the character of the areas they are located in. The Comprehensive 

Plan Committee specifically requested that this subject be looked into, especially with regard to 

commercial development, as Cumberland County has seen an increase in new convenience stores 

(e.g., Dollar General stores) at rural crossroads throughout the county in recent years. As the 

county continues to grow, the Comprehensive Plan Committee wants to ensure that new 

commercial development in rural areas does not detract from the character of these areas. 

Architectural design standards for new residences located in rural areas, especially those which 

are in dedicated subdivisions adjacent to small towns and villages, are also important for ensuring 

that rural areas retain a rural “feel.” In this vein, several examples of new structures which 

incorporate rural- and historic-district compatible design features are included in this report. While 

what gives structures a rural “feel” is rather subjective, certain features tend to be common; these 

include peaked roofs, front (and sometimes rear) porches, wide horizontal siding, and a lack of 

unnecessary and decorative features such as having a plethora of dormers and multiple gabled roof 

sections that are often seen on newly-built homes today. Commercial structures with a rural “feel” 

oftentimes have brick facades, but sometimes have siding; in all cases, they should avoid the 
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cookie-cutter, sterile, single-color and single-material facades seen on so many convenience stores 

built today. In all cases, any architectural design being submitted by a developer should be subject 

to review by the Planning Board and the Board of Commissioners to ensure that it adequately 

satisfies the requirements for being considered rural in character prior to approval and the 

beginning of construction. Several images depicting newly-built residential and commercial 

structures which are rural in character are included in this report’s appendix to provide inspiration. 

 

Recommendations 

Document User-Friendliness 

 Several changes ought to be made to the Land Use Policies Plan document itself to make 

it more effective and easier to use. Recommendations for these changes are described below. 

 The current names of the five residential development classifications described in the Land 

Use Policies Plan have caused confusion due to the fact that they are somewhat vague. These 

names should be changed to provide a clearer picture of the types of development they are 

supposed to consist of. This will aid the county’s elected officials in making sure that all new 

residential development is consistent with the county’s goals. 

 The current “High Density Residential” classification should be renamed “Urban Core 

Density Residential,” reflecting its intended purpose of greater than 15 multifamily units per acre, 

a density found only in urban areas (in Cumberland County’s case, strictly in the very center of 

Fayetteville). “Medium Density Residential” should be renamed “Urban Density Residential,” 

reflecting its intended purpose of both single-family and multifamily residential with six to 15 

units per acre, a density which will only be found surrounding the center of urban core/downtown 

areas. “Low Density Residential” should be renamed “Neighborhood Density Residential,” as the 

single-family, two to six unit per acre development it describes gives a traditional neighborhood 

feel appropriate not only for urban areas such as Fayetteville but also for the smaller towns and 

villages in the county. “Suburban Density Residential” should be renamed “Fringe Density 

Residential;” while the densities described in this classification are strictly suburban in nature, this 

new name will better reflect the goals shown in the 2030 Growth Vision Map (i.e., channeling new 

development towards the designated “Urban Fringe” and “Community” areas; more on the subject 

is written below). Finally, the “Rural Density Residential” designation should remain the same, as 

the development described by the classification is only appropriate for the county’s rural, outlying 

areas. 
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High Density Residential → Urban Core Density Residential 

Medium Density Residential → Urban Density Residential 

Low Density Residential → Neighborhood Density Residential 

Suburban Density Residential → Fringe Density Residential 

Rural Density Residential → Rural Density Residential 

  

 Hereafter within this report, any references to residential density classifications will refer 

to them with their proposed names rather than their current names when recommendations for the 

future are being discussed. The current names will be used when current conditions are being 

discussed. 

 In addition to changing the names of these classifications, several other alterations ought 

to be made. First, the Neighborhood Density Residential classification should be altered to include 

the R20 zoning district, rather than only R7.5 and R15. Since one of the goals of the classification 

is to allow densities as low as 2.2 units per acre, or having each home on a 20,000 square foot lot, 

adding this zoning district to the classification is appropriate. The primary reason this is necessary 

is to allow neighborhood-style compact development in areas outside of the Sewer Service Area. 

As 20,000 square foot lots are needed for adequate septic drainfields, the R20 zoning district is the 

highest density district able to be allowed for residential development where sewer service is not 

available. Under the current guidelines, the R20 zoning district is only allowed in Suburban 

Density Residential areas; there, it is the high end of allowed density. Since some of the county’s 

Designated Growth Areas are located outside of the Sewer Service Area, the current guidelines 

necessitate allowing Suburban Density Residential areas within them. While this may have been 

appropriate up to this point, it will conflict with the county’s goal of farmland preservation going 

forward, as it allows densities that are too low to be within areas of designated growth. Thus, the 

county should amend the document to allow the R20 district within Neighborhood Density 

Residential areas (which, as discussed in further detail later in this report, should be the only 

residential type allowing within designated Community Growth and Urban Fringe Areas). 

Allowing the R20 district will make 20,000 square foot lots the lowest density allowed in 

Designated Growth Areas, rather than the highest in certain parts of them. 

Second, the Land Use Policies Plan document itself should include more information about 

the goals of each classification and what specific types of development are appropriate within each 

of them. Rather than simply giving the definition of each classification and the location criteria for 

each, more detailed information on the purpose of each classification should be included to help 

better guide decisionmakers. For example, the section on the Neighborhood Density Residential 

classification should tell readers that its purpose is to create compact residential neighborhoods 

located in the Urban Fringe Area or in Community Growth Areas, rather than simply listing the 

density parameters, zoning districts, and location criteria for the classification. 
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Third, redundancy in the document should be removed. As mentioned previously, there are 

an unnecessary number of commercial development classifications within the document. Most 

notably, there are five different commercial development classifications described as “shopping 

centers.” All of these classifications describe very similar developments; they are all auto-oriented 

commercial developments with large surface parking lots, and they differ only in the number of 

“anchor” stores and the amount of leasable square footage. The five “shopping center” 

classifications are: (a) Activity Nodes, focused on commercial activity oriented towards highway 

travelers and located only at major highway interchanges; (b) Regional Shopping Centers, large 

shopping centers with two large “anchor” department stores (at the time of the Land Use Policies 

Plan’s adoption, there were no shopping centers in this category in existence in county); (c) 

Community Shopping Centers, centered around a single “anchor” and fronting two arterial streets; 

(d) Neighborhood Shopping Centers, centered around a single “anchor” and fronting only one 

arterial street; and (e) Area Centers, which are primarily located at rural crossroads and centered 

around a single small convenience or grocery store. The county should consolidate the Regional 

Shopping Center, Community Shopping Center, and Neighborhood Shopping Center 

classifications into a single classification, and retain the Activity Node and Area Center 

classifications as-is. 

Finally, information to better help decisionmakers understand and visualize density should 

be incorporated. In the document’s section on residential development, where density is most 

important to consider, the section’s introduction should include the aforementioned analogy of an 

acre being almost exactly equivalent to a football field. Additionally, the appendix of the document 

should include a section which displays the lot sizes and densities allowed in each zoning district. 

This will make it easier for decisionmakers to decide whether proposed development fits what is 

called for in each development classification and whether it is consistent with the county’s goals. 

 

Addressing the Urban-Rural Divide 

 In order for Cumberland County to preserve its rural character and its agricultural 

operations, a scenario of “business-as-usual” cannot continue. At the present time, nearly half of 

the county’s land area is already urbanized, and if large-lot residential development is allowed to 

encroach into rural areas, most of the county’s farmland will be eaten up. There is space for 

projected growth to be accommodated while coexisting with agricultural land uses and 

natural/open space areas, but to effectively do so, there must be intentionality in ensuring that the 

majority of rural land remains in agricultural use. In keeping with that goal, higher housing 

densities should be required for almost all new residential developments within the county. If 

implemented with design standards that ensure that new buildings have a rural aesthetic and “feel” 

(e.g., front porches on houses), relatively dense residential development can greatly contribute to 

the preservation of rural areas, not only by allowing jurisdictions to meet their housing needs 

without eating up vast tracts of land, but also by creating neighborhoods in rural small towns and 
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villages which beget a tight-knit atmosphere. In this vein, Cumberland County should consider 

several policies to encourage density for new residential developments and discourage wasteful 

uses of land such as large-lot subdivisions. 

 The most impactful strategy which the county should pursue for preventing farmland loss 

would be to more effectively use the Designated Growth Areas laid out in the 2030 Growth 

Strategy Map. All new development should be concentrated within the Urban Fringe Area and the 

Community Growth Areas, and should be denser than what is currently planned. 20,000 square 

foot lots should be the maximum lot size within these areas to accommodate as many homes as 

possible inside them, and any areas currently designated as Suburban Density Residential or Rural 

Density Residential should be redesignated Neighborhood Density Residential areas. As much of 

the Designated Growth Areas are outside of the Sewer Service Area, 20,000 square foot lots will 

be necessary to accommodate drainfields for septic systems. This raises an issue due to the fact 

that at the current time, for 20,000 square foot lots to be accommodated within the Designated 

Growth Areas, Suburban Density/Fringe Density Residential must be allowed, as the Low 

Density/Neighborhood Density Residential classification only allows the R7.5 and R15 zoning 

districts, and thus cannot accommodate 20,000 square foot lots, which are only allowed in the R20 

zoning district. As a result, since the Suburban Density Residential classification allows lots up to 

one acre (approximately 43,000 square feet) in size, 20,000 square foot lots cannot be 

accommodated while simultaneously being the largest-size lot allowed. As such, when the Land 

Use Policies Plan document is updated, the redesignated Neighborhood Density Residential 

classification should be altered to include the R20 zoning district to allow areas outside of the 

Sewer Service Area to be classified as such and thus prevent lots larger than 20,000 square feet 

from being allowed within Designated Growth Areas. 

Additionally, no land outside of Designated Growth Areas should be rezoned to allow 

greater residential density. (An exception should be made for several areas classified as Rural 

Density Residential which already exist outside of Designated Growth Areas, however.) No land 

not already designated as either Rural Density Residential or Fringe Density Residential, either 

within or outside of Designated Growth Areas, should be designated as such; these classifications 

should strictly be used to define existing development. Rezoning any rural or agricultural land for 

residential use outside of either Designated Growth Areas or existing Rural Density Residential 

areas should be strictly prohibited.  

If development as dense as 2.2 homes per acre (what 20,000 square foot lots roughly 

equals) is to be allowed in such close proximity to farmland and existing rural towns and villages, 

the design of these new developments needs to be compatible with these adjacent land uses and 

have a rural “feel.” Design standards which create a rural “feel” should be required for new 

residential and commercial developments within Community Growth Areas. These should include 

not only architectural design standards which are aesthetically pleasing and are designed to mesh 

with and replicate historic styles of construction, but should also include elements such as street 

layout and inclusion of sidewalks. Rather than having new homes be laid out along winding streets 
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ending in culs-de-sac, new residential subdivisions should have streets laid out in a “grid” pattern, 

replicating traditional small town neighborhoods. Commercial structures in the rural parts of the 

county should be designed to be aesthetically pleasing and not clash with existing, often historic 

structures nearby. Furthermore, visual buffering measures, such as treelines along property lines, 

should be required to help visually separate residential and commercial uses from agricultural uses 

and to make new development more aesthetically pleasing. 

If the county finds the idea of reclassifying all residential areas within Designated Growth 

Areas to Neighborhood Density Residential undesirable, the county should consider adding open 

space requirements to new residential subdivisions in the rural parts of the county. Current county 

ordinances for what the county calls “Conservation Development” (officially “Density 

Development – Conditional Zoning District” (DD/CZ)) already mandate that 40 percent of the 

parcel being subdivided remain as open space, with no more than 20 percent of the parcel being a 

water body. However, there are few areas in the county currently designated as DD/CZ districts. 

Effectively using this zoning district to preserve farmland will require most new residential 

development in Rural Areas or Community Growth Areas to be rezoned as DD/CZ rather than any 

other zoning district. While expanding open space requirements for land being subdivided for 

residential development will certainly preserve open space and farmland, it will not have the effect 

of preserving entire farms intact, and thus is the less desirable option for reaching the county’s 

farmland preservation goal. 

 

Outcome goals for updated policies: 

1. Minimize development of existing farmland and other natural, undeveloped land in the 

county. 

2. Provide adequate housing to accommodate projected growth. 

3. Replace traditional suburban-style residential development with more compact and rural 

area/small town compatible neighborhoods for new development. 

4. Ensure that new housing and new businesses in close proximity to farmland and to rural 

communities are built with compatible design standards. 

5. Ensure that sewer systems are not overwhelmed and that densities of new housing are 

appropriate to allow septic systems where necessary. 

Recommendations for Update: 

1. Location criteria should be updated to prohibit residential development other than Rural 

Density Residential and commercial development other than Light Commercial 

classifications outside of designated Urban Fringe and Community Growth areas as defined 

by the 2030 Growth Vision Map. 

2. The Neighborhood Density Residential classification should be defined as the predominant 

residential density intended to be within designated Urban Fringe and Community Growth 



21 
 

areas. The Fringe Density Residential and Rural Development Residential classifications 

should be defined as primarily in existence to define existing development; new 

development falling within these two classifications should be discouraged throughout the 

county. 

3. Require Neighborhood Density Residential developments to incorporate rural-compatible 

architectural design standards if located within Community Growth areas. Streets within 

new Neighborhood Density Residential developments should also be required to roughly 

follow a grid pattern; winding streets and culs-de-sac should be prohibited. 

4. Amend Neighborhood Density Residential classification to allow the R20 zoning district; 

within this classification, 20,000 square feet will both the minimum and maximum 

allowable lot size for any R20-zoned land. The purpose of this is to increase density in 

areas outside of the Sewer Service Area, especially within Community Growth Areas, 

without requiring sewer service. This will strike a happy medium between preventing strain 

on the municipal sewer and water system and preventing less-dense development in areas 

that ought to have at least 2.2 units per acre. 

5. Require new residential developments of greater density than Rural Density Residential 

and new commercial developments adjacent to agricultural land to incorporate visual 

buffering into their designs to aid transition between residential and agricultural uses. 

6. Require new commercial structures in designated Rural Areas (within the Light 

Commercial classification) to include rural-compatible architectural design standards. 

Recommendations for other actions: 

1. Update local Future Land Use Maps to include areas of Neighborhood Density Residential 

within Community Growth Areas. Replace all Fringe Density Residential (current 

Suburban Density Residential) located within both Urban Fringe and Community Growth 

Areas with Neighborhood Density Residential. 

2. Prevent classification of any further land outside of Urban Fringe and Community Growth 

Areas as Rural Density Residential, or any other residential classification. 

3. Amend subdivision ordinance to prohibit residential lots larger than one acre from being 

created. 

 

Water, Sewer, Runoff, and Flooding Policies 

 Several actions should be considered for helping the county mitigate flooding from both 

stormwater runoff and stream flooding events. First, further restrictions beyond the existing 

requirements for a Floodplain Development Permit and constructing any structure at 2 feet of 

freeboard above the base flood elevation in the Special Flood Hazard Area should be considered. 

This could take the form of outright prohibiting any new structures from being built in the 100-

year floodplain, or it could take the form of requiring an additional fee for constructing in the 

floodplain or preventing rezonings within the floodplain. In any case, the location criteria for all 
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development, especially residential development, should include the term “discouraged from being 

located within the Special Flood Hazard Area,” a criterion which is noticeably lacking for all 

residential development. 

 With regards to stormwater runoff issues, the county should reinstate the Stormwater 

Quality program which it participated in through the city of Fayetteville prior to 2008 to cover the 

unincorporated parts of the county, and should hire an engineer to oversee all stormwater runoff 

issues. This could be done through the same arrangement as in years prior to 2008, where 

Fayetteville handled all calls for the entirety of the county, or the county could establish its own 

stormwater department. As the county grows, this may end up being a necessity, as the State 

mandates that any counties with over 100,000 residents in their unincorporated area must have a 

Stormwater Quality program. Furthermore, all site plans should be better scrutinized to avoid 

design issues which lead to adjacent parcels being flooded. 

 Finally, with regards to sewer capacity issues, new development on the edges of the sewer 

service area should be of a low enough density to allow efficient sewer service and avoid 

overtaxing the system. Furthermore, location criteria for all development outside of the Sewer 

Service Area, including Neighborhood Density Residential, Fringe Density Residential, and Rural 

Density Residential, should include requirements for adequate lot sizes to accommodate 

drainfields (20,000 square feet is generally accepted to be the minimum lot size which will 

accommodate a drainfield), and should be prohibited from being located on soils not conducive to 

septic systems, such as hydric soils. These criteria are already implicit in the requirements for most 

of these types of development (for example, 1 acre lots are the minimum allowable lot size in the 

Rural Density Residential classification, and so having adequate space for a drainfield is not an 

issue), but should be explicitly stated. Explicitly stating these requirements will help avoid fruitless 

rezonings of land unsuitable for residential use. 

 

Recommendations for Update: 

1. Further restrict – and consider outright prohibiting – further development within the 

Special Flood Hazard Area. 

2. In location criteria for each development classification, ensure that development outside of 

the Sewer Service Area meets requirements for allowing septic systems to be installed. 

This includes ensuring adequate parcel sizes to accommodate drainfields (minimum 20,000 

square feet for residential, for example) and prohibiting development on land with soils not 

conducive to septic systems, such as hydric (saturated) soils or clay-heavy soils. 

Furthermore, residential development towards the edges of the Sewer Service Area but still 

within it should be designed to avoid taxing the capacity of the sewer system. 
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Recommendations for other actions: 

1. The county should hire an engineer to oversee site development to ensure that development 

of new sites does not lead to stormwater runoff entering adjacent parcels. 

2. Require developers to account for how stormwater runoff from the property being 

developed will affect neighboring properties, and require appropriate mitigation measures 

to be taken to prevent adjacent properties from suffering adverse impacts such as flooding 

from stormwater runoff originating on the newly-developed property. 
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Appendix 

 

Tables 

Residential Development Types 

Name Zoning Districts 

Allowed 

Purpose Notes 

Urban Core 

Density 

Residential 

R5 Defined as having a density 

of 15 or more units per acre. 

This classification should 

be oriented towards 

multifamily development 

and should have an 

urban/downtown feel. 

Should be located within 

close proximity/walking 

distance of commercial 

development. 

Strictly for within downtown 

Fayetteville. 

Urban Density 

Residential 

R5A; R6; R6A Defined as having a density 

of between six and 15 units 

per acre. Intended for both 

multifamily and single-

family development, and 

can consist of mixed use 

development. 

Strictly to be found within 

Fayetteville city limits. 

Neighborhood 

Density 

Residential 

R7.5; R15; R20 Intended primarily for 

Designated Growth Areas. 

Intended for single-family 

homes with a density of 2.2 

to 6 units per acre, designed 

with traditional 

neighborhood/small town 

feel. Sewer access 

preferred, but septic 

systems allowed outside of 

Sewer Service Area. Septic 

systems require minimum 

20,000 ft2 lot size. 

Future Land Use Maps 

should be altered to replace 

any remaining Fringe 

Residential or Rural 

Residential areas within 

Designated Growth Areas 

with Neighborhood 

Residential. 



25 
 

Fringe 

Density 

Residential 

RR; R20; R20A; 

R30; R30A 

Single-family homes with a 

density of 1 to 2.2 units per 

acre. Septic systems 

allowed, but sewer not 

prohibited. 

Used to describe existing 

development; new 

development of this type 

prohibited. 

Rural Density 

Residential 

R40; R40A; A1; 

A1A 

Single-family homes of one 

unit or less per acre. Septic 

systems and individual 

wells required. 

Used to describe existing 

development; new 

development of this type 

prohibited. 

 

 

Commercial Development Types 

Name Zoning 

Districts 

Allowed 

Purpose Notes 

Light 

Commercial 

C1; C1(P); 

C2(P) 

Uses that provide convenience goods and 

services for immediate neighborhood. 

Should be compatible with nearby 

development, including residential uses, 

and should serve as a transition between 

heavy commercial, office & institutional, 

and residential development. 

Rural stores, 

especially “Mom & 

Pop” country stores, 

fall into this category. 

Heavy 

Commercial 

C3; C(P); 

CBD 

Uses that provide a wide variety of retail, 

wholesale and commercial businesses. 

Must not be adjacent to incompatible uses 

such as residential or office & institutional 

development. 

 

Activity 

Node 

MP; CP; 

M2 

Concentration of non-residential or 

mixed-use development at interchange of 

two major thoroughfares/highways. Can 

include any commercial use; light and 

heavy industrial/manufacturing uses; 

large mixed-use developments.  

Uses within this 

classification should 

primarily be focused 

on serving highway 

traffic. 

Shopping 

Center 

 Auto-oriented commercial center focused 

around supermarket or department store. 

Adequate parking to accommodate 

customers ranging from five minutes’ to 

one hour’s drive from shopping center, 
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depending upon individual development, 

must be accommodated in design. 

Area Center  Small shopping center, usually auto-

oriented, built around small grocery store 

or convenience store providing 

convenience goods for daily living needs. 

These should be 

located in areas where 

access by automobile 

is the most practical, 

such as rural areas 

and the Urban Fringe 

area. “Mom & Pop” 

country stores may be 

included in this 

category. 
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Illustrations: Example New Structures with Rural Character 

 

 

 

 

 

 

Newly-constructed home in 

Warrenton, Virginia’s Haiti Street 

neighborhood, built by Habitat for 

Humanity. Note the traditional rural 

design elements such as the large 

front porch, simple gables, tin roof, 

and window design. (Photo by 

Jackson C. Van Ness, March, 2023). 

Dollar General store in rural 

Sumerduck, Virginia, along U.S. 

Highway 17. Note the rural-

compatible architectural elements 

such as the gabled roof and faux 

windows, as well as the board fence 

and landscaping. (Photo by Jackson 

C. Van Ness, April, 2023). 

Dollar General in Panama City, 

Florida, constructed in 2021. Note 

the rural-compatible design 

features including the gabled roof, 

faux support timbers, vertical 

siding, and faux window shutters. 

(Photo by Ebonee Burrell, Panama 

City News Herald, October, 2021). 
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RESIDENTIAL DEVELOPMENT 

URBAN CORE DENSITY RESIDENTIAL 

Purpose 

Urban Core Density Residential is defined as having a density of 15 or more units per 

acre. This classification should be oriented towards multifamily development and 

should have an urban/downtown feel, and should be located within close 

proximity/walking distance of commercial development. Development of this type 

should be located only within downtown Fayetteville. 

Zoning Districts 

R5 

“A district designed primarily for multifamily dwelling units with a maximum density 

of 29 units per acre.” 

Location Criteria 

Requirements: 

▪ Public water and sewer 

▪ Direct access to collector street 

▪ Outside critical areas defined by Fort Bragg Small Area Study and Fayetteville 

Regional Airport Plan 

▪ Cannot develop if hydric soils present  

▪ Outside of Special Flood Hazard Area (100-year Flood Area) 

Desirable: 

▪ Within walking distance (½ mile) of commercial development 

▪ Within ¼ mile of major or minor thoroughfare 

▪ Within 2 miles of a public recreation area 

▪ May be adjacent to office and institutional or light commercial uses, or within 

vertical mixed use development 

▪ May be a transition between non-residential and lower density residential areas 

 

 



RESIDENTIAL DEVELOPMENT 

URBAN DENSITY RESIDENTIAL 

Purpose 

Urban Density Residential is defined as having a density of between six and 15 units per 

acre. This classification is intended for both multifamily and single family development, 

and can consist of mixed use development. Development of this type is intended for 

areas within municipal city limits, especially Fayetteville. 

Zoning Districts 

R5A, R6, R6A 

These districts include a mix of single family and multifamily dwellings. The R5A district 

is strictly for multifamily, with up to 13½ units/acre; the R6A district allows 

manufactured homes. 

Location Criteria 

Requirements: 

▪ Public water and sewer 

▪ Direct access to collector street 

▪ Outside critical areas defined by Fort Bragg Small Area Study and Fayetteville 

Regional Airport Plan 

▪ Cannot develop if hydric soils present 

▪ Outside of Special Flood Hazard Area (100-year Flood Area) 

Desirable: 

▪ Within walking distance (½ mile) of commercial development 

▪ Within 2 miles of major or minor thoroughfare 

▪ Within 2 miles of a public recreation area 

▪ May be located within vertical mixed use development 

▪ May be a transition between non-residential and lower density residential areas 

 

 

 



RESIDENTIAL DEVELOPMENT 

NEIGHBORHOOD DENSITY RESIDENTIAL 

Purpose 

Neighborhood Density Residential is primarily intended for designated Urban Fringe 

and Community Growth Areas as defined by the 2030 Growth Vision Plan. This 

classification is defined as single family homes with a density of 2.2 to 6 units per acre, 

designed with a traditional neighborhood/small town feel compatible with nearby 

rural/agricultural uses. As some areas intended for this type of development are outside 

of the Sewer Service Area, septic systems are allowed when necessary.  

Zoning Districts 

R7.5, R15, R20 

These districts are designed strictly for single family homes, with lot sizes ranging from 

7,500 to 20,000 square feet. While the R20 district typically allows lots in excess of 

20,000 square feet, R20-zoned parcels within Neighborhood Density Residential areas 

should not exceed 20,000 square feet so as to fit with the classification’s purpose of 

compact, tight-knit neighborhoods. 

Location Criteria 

Requirements: 

▪ Direct access to a public street 

▪ Outside critical areas defined by Fort Bragg Small Area Study 

▪ Cannot develop if hydric soils present 

▪ Outside of Special Flood Hazard Area (100-year Flood Area) 

Desirable: 

▪ Public water and sewer preferred, but septic systems allowed on 20,000 square 

foot lots 

▪ May be located within mixed use development 

▪ Within 3 miles of a recreation area or facility 

 



RESIDENTIAL DEVELOPMENT 

FRINGE DENSITY RESIDENTIAL 

Purpose 

Fringe Density Residential is defined as consisting of single family homes with a density 

of 1 to 2.2 units per acre. Septic systems are allowed within this classification, but 

sewer access is not prohibited. New development of this classification is discouraged. 

Zoning Districts 

RR, R20, R20A, R30, R30A 

These districts are designed for single family homes on lots ranging from 20,000 to 

30,000 square feet in size. Class A manufactured homes are allowed in the R20A and 

R30A districts. 

Location Criteria 

Requirements: 

▪ Direct access to a public street 

▪ Outside critical areas defined by Fort Bragg Small Area Study 

▪ Outside of Special Flood Hazard Area (100-year Flood Area) 

Desirable: 

▪ Septic systems are allowed based on soil type and distance from public sewer 

 

 

 

 

 

 

 



RESIDENTIAL DEVELOPMENT 

RURAL DENSITY RESIDENTIAL 

Purpose 

Rural Density Residential is defined as development consisting of single family homes 

of one unit or less per acre. Septic systems and individual wells are required within  this 

classification. New development of this classification is discouraged except in areas 

already so designated. 

Zoning Districts 

R40, R40A, A1, A1A 

The R40 and R40A districts are designed for single family homes on 40,000 square foot 

or larger lots. The A1 and A1A districts are “designed to promote and protect 

agricultural lands,” with all agricultural uses and compatible commercial and large-lot 

residential uses allowed. Class A manufactured homes are allowed in the R40A and A1A 

districts. 

Location Criteria 

Requirements: 

▪ Individual well and septic system 

▪ Outside of Special Flood Hazard Area (100-year Flood Area) 

▪ Limited to 1 unit per acre maximum in areas with hydric and severe septic tank 

limitations soils 

Desirable: 

▪ Not located in areas that are prime industrial sites 

▪ Allowed within critical areas defined by Fort Bragg Small Area Study 
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