
 
PLANNING AND ZONING BOARD

MAY 5, 2022
ASSEMBLY HALL

PINEHURST, NORTH CAROLINA
4:00 PM

I. Call to Order

II. Approval of Minutes

A. 04-07-2022 Regular Meeting Minutes

III. New Business

A. Consideration of Village Place Small Area Plans (Village Place and Pinehurst South)
The purpose of this item is for the Planning and Zoning Board to discuss and provide a
recommendation to the Village Council on the Village Place and Pinehurst South Small Area Plans.
 
The Board will take separate action on the Plans. 

IV. Comments from Attendees

V. General Business

VI. Next Meeting Date

A. 06-02-2022 Regular Meeting

VII. Motion to Adjourn

 
 

Vision: The Village of Pinehurst is a charming, vibrant community which reflects our rich history and traditions.
Mission: Promote, enhance, and sustain the quality of life for residents, businesses, and visitors.

Values: Service, Initiative,Teamwork, and Improvement.



04-07-2022 REGULAR MEETING MINUTES
ADDITIONAL AGENDA DETAILS:

FROM:
Shannon Konstantinou

CC:
Darryn Burich; Alex Cameron

DATE OF MEMO:
4/28/2022

MEMO DETAILS:
Attached is a draft copy of the 04-07-2022 Regular Meeting minutes for your review.

ATTACHMENTS:
Description

04-07-2022 Regular Meeting Minutes
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PLANNING AND ZONING BOARD 
REGULAR MEETING 

THURSDAY, APRIL 07TH, 2022 
ASSEMBLY HALL  

395 MAGNOLIA ROAD 
PINEHURST, NORTH CAROLINA 

4:00 PM 
 

Board Members Present: 
Jack Farrell, 1st Vice-Chair 
Julia Latham, 2nd Vice-
Chair 
Phillip Shumaker 

Board Members Absent: 
Jeramy Hooper, Chair 
Matt Jones 
David Alzamora 
 

Staff Present: 
Darryn Burich, Planning Director 
Alex Cameron, Planning Supervisor 
Shannon Konstantinou, Clerk to the Board 

Louise Mercuro   
 

Approximately 3 member(s) of the public in attendance. 
 

I. Call to Order 
Mr. Farrell called the meeting to order at 04:02 PM, confirmed a quorum was present, 
and explained the purpose of this meeting. Mr. Farrell noted the absence of Mr. Hooper, 
Mr. Jones, and Mr. Alzamora.  
 

II. Approval of Minutes 
A. 03-03-2022 Regular Meeting Minutes 

Ms. Rothstein moved to approve the minutes of the March 03rd, 2022 Regular 
Meeting. Seconded by Mr. Shumaker. Approved by a vote of 5-0. 
 

B. 03-18-2022 Special Meeting Minutes 
Ms. Rothstein moved to approve the minutes of the March 18th, 2022 Special 
Meeting. Seconded by Mr. Shumaker. Approved by a vote of 5-0. 

 
III. New Business 

A. Overview of the Draft Small Area Plans 
The Board will continue discussion and be able to provide feedback on the Pinehurst 
South and Village Place draft Small Area Plans. 
 
This agenda item is only for discussion between Board members and Staff. No action 
will be taken. 
 
Mr. Burich briefly reviewed the feedback on Village Place from the prior Planning and 
Zoning Special Meeting on March 18th, 2022.  
 
The Board, Mr. Burich, and Mr. Cameron reviewed the following handouts and pages 
taken from the Small Area Plans for Pinehurst South: Focus Area Two from the 2019 
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Comp Plan (Development Status and Use Allocation Tables), Recommended Scenario 
Plan, Comprehensive Plan 2019 and Small Area Plan Development Programs, Existing 
Zoning, Locator Map, Purpose, Previous Plans and Studies, PDO Assessment 
Summary, Existing Conditions, Illustrative Site Plan, Figure Ground, Historic District, 
Street Network, Posted Speed and Traffic Control, Land Use, Existing Zoning and 
Permitted Uses, Topography, Open Space + Trails + Sidewalks, Market Analysis 
Summary, Strengths / Weaknesses / Opportunities / Threats / Challenges, Economic 
and Demographic Analysis, For Sale Residential, For Rent Residential, Retail, Office, 
Hospitality, Golf, Summary of Market Opportunity, Public Outreach, 
Recommendations, Olmsted Planning Principles, Concept Design, Parti / Block 
Diagram, Concept Design Low Intensity Plan Option, Concept Design High Intensity 
Plan Option, Final Design Aerial Rendering, Final Design Core Area Bird’s Eye 
Rendering, Core Area Detail Plan, Open Space + Pedestrian Network, Pinehurst South 
Proposed Central Green, Open Space Detail Plan, Traffic & Transportation, Traffic 
Impacts of Pinehurst South Build-Out Plan, Proposed Circulation Plan, Proposed Street 
Section NC-5 / Blake Boulevard, Proposed Street Section – Typical Commercial, 
Proposed Street Section – Typical Residential, Build-Out Plan Scenario 1 (low), and 
Build-Out Plan Scenario 2 (high).                     

 
The Board, Mr. Burich, and Mr. Cameron discussed the following topics relating to the 
Small Area Plans for Pinehurst South: the difference between Infill Development 
Potential and Undeveloped Parcels, area doesn’t have the characteristics to support an 
innovation hub but does have the potential for general offices / medical offices / general 
retail / golf cluster in the area, the potential to reorient Monticello Dr. and develop a 
Public Services area, the location of ETJ parcels within the area, the differences 
between Version C and Version D being spelling / text formatting corrections only, 
Pinehurst Cottages development project, the blue lines platted on the Street Network 
page being private or public roads and the ownership of the private roads, how to 
address the congestion on HWY 5 and the need for NCDOT to partner with the Village 
to correct the traffic issues, the proposed plans for HWY 5 improvements by the 
NCDOT and the projected timeline for the improvements, traffic being a greater / wider 
issue outside of the area and the markers that need to be hit for NCDOT to push the 
HWY 5 issues to the forefront, the need to have a development plan in place that takes 
into consideration the traffic issues, the constraints of HWY 5 improvements (rail lines, 
proximity of dwellings, etc.), the lack of County involvement or feedback, the massive 
cost of HWY 5 improvements and how cost / property owner rights impact the 
implementation of the proposed HWY 5improvements, the investment in infrastructure 
on the part of the Village and how infrastructure investment will drive development in 
the area, how to incentivize developers to follow the development plan, Public Services 
locating another small facility in the area to help take care of routine / smaller items in 
addition to / as substitute to a larger main facility, developers maxing out every square 
inch of ground and the importance of planning for public spaces in order to incentivize 
developers to actually build public spaces, the importance of having public space plans 
in order to drive policy / funding for public spaces, a potential Master Storm Water 
plan for the entire area and the importance of not using all storm water retention ponds 
as public open spaces (can be done with wet pond type areas if planned properly), 
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sidewalks being required on one or two sides of the street, the potential for a golf cart 
path, the potential for a shared use path, the width of the potential paths, the location 
of the proposed shared use path, the need for a public space should the land use change 
from residential to commercial and the need for additional park space within the 
Village, how the traffic studies are done / information compiled / local vs. through 
traffic, changes proposed to streets in / around the Harness Track area, the potential 
locations for future Public Services facilities, the movement of Monticello Dr. to the 
south providing an additional buffer should the Public Services facilities be relocated 
to the area, the need for the Board to make recommendations on the Plans prior to the 
Plans being presented to Council, the need to know what uses / functions would be 
involved should the Public Services facilities relocate to the area, the impact of Public 
Services traffic on the surrounding areas and current traffic congestion, question 
whether proposed uses will “fit” with each other within this area, the question of 
residential versus commercial in the area, zoning changes being required with adoption 
of the plans, the process of zoning and planning in relation to public spaces and 
individual property owner rights (public-private partnership), balancing the concern 
over pressure to have more residential in the area with the concern over pressure to 
have more commercial in the area, being considerate of existing residential 
subdivisions in the area (Jackson Hamlet and future Pinehurst Cottages), requiring 
developers to include pathways / sidewalks as part of the development approval, the 
question of the potential benefit of preserving open space while being surrounded by 
commercial development and the diminished value to this type of park, the difference 
between community parks versus destination / regional parks, the potential to use the 
public space in this area for an amphitheater, the location of any Village owned 
properties within the area, and whether the potential for future general offices / medical 
offices / general retail / golf cluster are strong enough to plan for these types of use in 
this area. 
 
Mr. Burich asked the Board for feedback on residential versus commercial zoning 
within the area:  
 
Mr. Roberts stated low density, look at mixed use communities (communities in Europe 
as an example), very popular and have everything you need, a variety of single family 
detached / low density multi-family / mixed use, very appealing to many, types of 
commercial businesses in this area will not be industrial, more medical / general offices.   
 
Mr. Shumaker stated need to consider whether businesses in this area will cannibalize 
businesses from the Village Place area and the potential for cool down in housing 
market in the next 25 years, smarter approach is mixed use with a focus on office 
commercial core and mixed use, multifamily residential surrounding. 
 
Mr. Farrell stated housing market has been heavier toward investment properties versus 
long-term residents, commercial / professional use. 
 
Ms. Rothstein stated commercial / professional use. 
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Ms. Latham stated neighborhood businesses will not want to be where there isn’t a 
neighborhood, need homes nearby, question is what type of neighborhood is trying to 
be created, mixed use preferred, attractive to younger / active families, meets diversity 
of need, this is a gateway neighborhood into Pinehurst and visibility is important. 
 
Ms. Mercuro stated mixed use.  

              
The Board, Mr. Burich, and Mr. Cameron discussed the zoning on the western side of 
HWY 5 remaining the same and potentially removing the Trotter Hills area from 
consideration in the Small Area Plans due to no zoning changes being needed. 
 
The Board, Mr. Burich, and Mr. Cameron discussed Arnette St. and Olivia Ln. work 
being done by NCDOT, and the need for the Village to work with NCDOT and the 
railroad regarding where the crossing of HWY 5 will be located. 
 
The Board, Mr. Burich, and Mr. Cameron discussed the proposed public spaces, the 
potential to require developers to dedicate 8% of the overall development area to public 
/ open space, the location of public / open spaces along HWY 5 as an entry corridor or 
storm water management area and to open more development area, and the potential 
positive quality of life impact public spaces will have within the area. 
 
Mr. Burich briefly reviewed the feedback given at Public Workshop #4 on March 29, 
2022. 
 
Mr. Burich stated communication will be sent to the Board regarding scheduling a 
Work Session meeting, if needed. 
 

IV. Next Meeting Date 
A. 05-05-2022 Regular Meeting 

 
V. Motion to Adjourn 

Ms. Rothstein moved to adjourn the Regular Meeting. Seconded by Ms. Mercuro. 
Approved by a vote of 5-0 at 06:17 PM.  

 
 

Respectfully Submitted, 
 
 

Shannon Konstantinou 
Clerk to the Board & 

Planning Administrative Specialist 
Village of Pinehurst 

A videotape of this meeting is located on the Village website: www.vopnc.org. 

 
The Village of Pinehurst is a charming, vibrant community which reflects our rich history and traditions. 

Mission: Promote, enhance, and sustain the quality of life for residents, businesses, and visitors.  
Values: Service, Initiative, Teamwork, and Improvement. 

http://www.vopnc.org/


CONSIDERATION OF VILLAGE PLACE SMALL AREA PLANS (VILLAGE
PLACE AND PINEHURST SOUTH)

ADDITIONAL AGENDA DETAILS:
The purpose of this item is for the Planning and Zoning Board to discuss and provide a recommendation to
the Village Council on the Village Place and Pinehurst South Small Area Plans.
 
The Board will take separate action on the Plans. 

FROM:
Shannon Konstantinou

CC:
Darryn Burich; Alex Cameron

DATE OF MEMO:
4/28/2022

MEMO DETAILS:
The Board will continue discussion on the Village Place and Pinehurst South Small Area Plans and is
requested to provide a recommendation on the Plans that will be forwarded to the Village Council for their
consideration.  
 
As part of their review of the Plans, the Board may recommend amendments to various aspects of the Plans
and will need to be recommended by a majority decision of the Board.
 
 

ATTACHMENTS:
Description

Staff Memo

SAP Village Place

SAP Pinehurst South

VP Details Plans from PW 2 and Preferred

Market Analysis

Existing Conditions Report

Focus Area Extractions

Public Workshop #1 Presentation

Public Workshop #2 Presentation



 

 

PLANNING AND INSPECTIONS DEPARTMENT STAFF REPORT 

To:   Planning and Zoning Board   
From:  Darryn Burich, Planning & Inspections Director 
  Alex Cameron, Planning Supervisor 
Date:          April 29, 2022 
Subject: Staff Report for recommendation on the Small Area Plans for Village Place and Pinehurst 

South.  
 

This staff memo will cover both Small Area Plans that will include a general background of the project as 
well as general description of Village Place and Pinehurst South.  Staff provides recommendations at the end 
of the memo.  The Planning and Zoning Board will be asked to take separate action on the plans and may 
consider recommending as is or provide recommendations for amending the plans.  Any recommendations 
will have to be acted upon and approved by a majority of the Planning and Zoning Board members.  Project 
materials can be found on the plan webpage located at www.engage.vopnc.org/smallareaplans.     
 
Background:  
The 2019 Comprehensive Plan contained land use recommendations for five specific “Focus Areas” of the 
Village and surrounding ETJ.  The land use recommendations provided a vision for how those areas would 
develop, redevelop, or be preserved over the course of the Comprehensive Plan’s lifespan.  Two of those 
Focus Areas, Focus Area 2 (Pinehurst South) and Focus Area 4 (Village Place) were specifically 
recommended to have individual Small Area Plans (SAPs) developed for each of the areas.  In Fall of 2020, 
the Village engaged planning consultant Design Collective (DCI) to work with the Village to develop the 
two SAPs.  Over the course of the past 1.5 years, DCI has worked with the Village to develop the SAPs to a 
point of moving forward to adoption.   
 
The Planning and Zoning Board is being asked to provide recommendations on each of the SAPs that will 
be forwarded to Village Council for consideration and adoption.  Recommendations should generally be 
confined to major plan recommendations versus minor edits or grammar within the documents.  For 
example, proposed land uses or open spaces (or lack thereof) or circulation recommendations (streets, 
sidewalks, and paths) and so on are plan aspects that should be discussed and potentially acted upon by the 
Board. Minor edits can be handled separately.   
 
An important consideration regarding the illustrations in the plans is that all illustrations are illustrative only 
and simply show a potential future and how these areas could look in the future if the plans are followed.  
The plans do not make the illustrations happen.  They are “plans” and do not constitute regulatory actions.  
Plan implementation is generally followed by zoning updates and potentially land acquisition or disposition 

http://www.engage.vopnc.org/smallareaplans


2 

(e.g. relocation of Public Services).  For these plans to be implemented in any form, there need to be 
corresponding zoning updates adopted at a minimum.  Prior to moving to that phase, there has to be general 
consensus regarding the plans themselves. 
 
Another note regarding the illustrations, they show the long term build out of the areas over the next decades 
based on market absorption and there are significant differences between the two areas in that regard.   
 
Village Place contains mostly developed properties with many located on smaller parcels in different 
ownership.  This condition will likely complicate future plan development and lengthen out the build out or 
redevelopment of the area.  Pinehurst South on the other hand does have a number of larger vacant parcels 
that can more easily be developed in the shorter term.  There are still market absorption rates that will impact 
development so that build out scenario could lessen depending on the land use.  
 
Each of the plans contain two different planning scenarios (low and high) and in the case of Village Place a 
preferred build-out plan.  Those scenarios evolved over the course of the planning period and are retained in 
the plans to show what was previously considered and how that changed in the final plan sets.  The SAPs do 
not implement either scenario.  Plan land uses were guided in part by the Market Analysis, which can be 
found on the project webpage.    
 
Please see the SAPs (in Novus or on project webpage) for more information regarding plan 
recommendations.       
 
Village Place 
Located just north of the Village Center, Village Place is approximately 100 acres and is characterized by a 
mix of developed and under-utilized properties.  Many of the properties were developed prior to adoption of 
the Pinehurst Development Ordinance creating various nonconformities and many structures appear to be 
nearing the ends of their useful lives which may lead to future redevelopment as the community continues to 
experience growth demands.    
 
The majority of the Village Place planning area is zoned Village Mixed-Use or Neighborhood Commercial. 
The area is well connected to adjacent neighborhoods and regional arterial roads (NC 211, NC 5, and 
Midland Road) via public streets and some with sidewalks. Much of the area is also located in the Historic 
District where the Historic Standards also apply to development activity and require issues of Major or 
Minor Certificates of Appropriateness as applicable.    
 
The 2019 Comprehensive Plan vision for Village Place is to create a more mixed-use, walkable area that is 
better connected to the Village Center.  Village Place offers a unique opportunity to expand the footprint of 
Pinehurst’s historic center in the planning area.   
 
The Plan builds upon the strengths of the existing conditions; the planning principles of the Tufts, Olmsted, 
and Manning vision and plan; and extends the Village’s small-town scale, architectural character, and 
walkability outward rather than allowing auto oriented commercial development to creep inward over time. 
 
The preferred build-out scenario focuses redevelopment in a “core” area generally located in the quadrant 
around the Pinehurst Brewery east of Magnolia Road, south of McCaskill Road, and north Community 
Road.  This is the area where the previous New Core plans were centered.  This core area, as shown on the 
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Detail Plan on page 58, shows a variety of land uses to activate the area.  The Detail Plan shows how a cross 
roads could be developed just east of the Brewery where a hotel, restaurant, and live-work units could 
develop.  The area includes a central green and through street connections to McCaskill and Community 
Roads via Power Plant and Spur Roads as well as an extension to Mcintyre Road.  There is no direct through 
connection of Rattlesnake Trail through the core area as recommended in previous plans.  The plan proposes 
to better connect the core area to the Village Center via the extension of Power Plant Road and a walkway 
connection between the properties at 45 and 55 Community Road.  
 
The “core” area currently contains the Public Services campus (approximately 5.37 acres) and Moore 
County Utilities water tank site (approximately 2.2 acres) that have great potential as “catalyst” properties 
that if combined and Public Services relocated could assist in helping to implement plan vision. 
 
The Plan recommends a majority of new development as being office (140,000 square feet) and retail 
(51,000 square feet) and 66 hotel rooms.  Very little new residential is being proposed with approximately 
50 total residential units being added. See development program table on page 70 of the plan.  
 
During the course of the planning period, there have not been many major changes to the development 
scenarios based on Village Council and public feedback nor significant diversions from the Comprehensive 
Plan recommendation.  However, one area along the west side of Magnolia Road has been adjusted from the 
Public Workshop # 2 presentation.  PW # 2 detail plan showed all detached single family units and a 
nonresidential structure at the southwest corner of Magnolia and McCaskill Roads (see Novus exhibit titled 
“VP Detail Plans from PW 2 and Preferred”.  During the course of plan discussions with Council, staff had 
recommended changing the residential uses along both sides of Magnolia to non residential (stand alone 
commercial or mixed use) given that the predominate land use on the east side of Magnolia is non-
residential and a general planning goal is align land uses along both sides of a street.   
 
During a work session with Planning and Zoning Board on March 18, the membership got into an in depth 
discussion of the preferred build out scenario with being concerned about the proposed non-residential land 
uses and the extension of the plan area.  After discussions some members favored removal of the 3 lots to 
the south to be retained as residential with others supporting non-residential.  While staff understands some 
of the concerns raised about the proposed non-residential land uses as shown on the west side of Magnolia, 
staff believes that the proposed land use pattern creates a symmetry of land uses along both sides of the 
block. Staff also feels that the PDO’s current buffer requirements between residential and nonresidential uses 
are effective to not be detrimental to the adjacent residential land uses. Staff has also not received any 
contact from those adjacent residential land uses regarding concerns about the proposed plan.     
 
Pinehurst South 
 
Located almost directly south of the Village Center along NC 5, Pinehurst South encompasses 
approximately 290 acres with almost 47% of the area in a natural or undeveloped state. A portion of this area 
is unincorporated and is in the Village’s Extraterritorial Zoning Jurisdiction (ETJ).  The planning area also 
includes and abuts the historically African American neighborhood of Jackson Hamlet.  The Village of 
Pinehurst Harness Track abuts the area on the northeast, the Lake Pinehurst neighborhood on the west, and 
CCNC on the east.   The area contains a mix of uses ranging from single family homes, to attached housing, 
multiple family, older auto oriented commercial uses, newer office uses, retirement homes and an office 
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park (Trotter Hills).  The 41 lot Pinehurst South Cottages subdivision was recently approved and is currently 
under administrative review.    
 
The current zoning ranges from Neighborhood Commercial (NC), Office and Professional (OP), Multiple 
Family (RMF) and high density single family (R-5). Much of current undeveloped lands are in NC, OP, and 
RMF zoning.     
  
The 2019 Comprehensive Plan recommends redevelopment with office, medical, life-science, and research 
facilities supported with small-scale retail services and residential uses. The Comprehensive Plan also 
proposed the idea of an “Innovation Hub” on the west side of NC 5 below Blake Boulevard.  An innovation 
hub serves as a district or campus where businesses and people are located to work in a collaborative 
environment to conduct research and grow related businesses. Anchor institutions, renovated spaces, various 
industries, startups, business accelerators, business incubators, and support services are key aspects of an 
innovation hub.  Innovation hubs commonly seen with medical, life-sciences, and educational institutions 
and generally require a large anchor such as an educational or medical institution to flourish.  
 
The Plan builds upon the strengths of the existing conditions; the planning principles of the Tufts, Olmsted, 
and Manning vision and plan; and extends the Village’s small-town scale, architectural character, and 
walkability outward rather than allowing auto oriented commercial development to creep inward over time. 
 
Differing from the Village Place Plan, the Pinehurst South Plan does not have one “preferred build-out 
scenario” in favoring of showing a low and high intensity scenario with the high density scenario including 
more office square footage and attached single family homes (townhouses) versus single family detached.  
The plans also include a mix of open space types including an approximate 6 acre central green on the east 
side of NC 5 as shown on pages 72-73 of the plan and shown in detail on page 62 of the plan. 
 
As part of the planning process, a market analysis was conducted and specifically examined the innovation 
hub recommendation (see page 15-16 of the market analysis).  What the analysis found was that while there 
is ample land to create an innovation hub, “most of the ingredients of successful Innovation Districts are not 
present in Pinehurst South.”  Instead the analysis recommended developing a “modified Innovation Hub” 
planned to attract and facilitate companies and technologies related to the golf industry or golf cluster.  The 
analysis specifically stated that “the creation of a walkable area with a strong sense of place would be 
attractive to a variety of users, residents, and visitors.  The Pinehurst South Plan attempts to do this by 
creating a mixed-use environment east of NC-5 and south of Blake Boulevard by including commercial, 
retail, a 6 acre park, and single family residential (detached or attached).   
 
The single family residential and park are the most significant deviations from the 2019 Comprehensive Plan 
recommendations for the Innovation Hub. The Comprehensive Plan did recommend housing in the form of 
186 stacked residential units.  Mixed-use can still occur but residential units have been proposed at the 
southern portion of the Innovation Hub area.  This was done in part to create a more compatible land use 
scenario adjacent to Jackson Hamlet and because the plan was already identifying approximately 250,000 -
300,000 square feet of commercial/retail in the intensity plans.  The central green helps to tie the mixed use 
area together and attempts to connect to other green an open spaces in the planning area. 
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A proposed “core” area is identified as block A on the intensity plans shown on pages 72 and 73 of the plan 
and shown in detail on pages 57 and 58 of the plan.  This area could contain a restaurant, coffee shop, and 
market/incubator to focus retail and pedestrian activity. 
 
The plan also identified the potential realignment of Monticello Drive to the south to create additional space 
on the Harness Track should the Village consider relocating all or some of Public Services operations.  
While some or all of those operations could likely locate from the current configuration, the additional space 
would allow additional landscape buffers to be created.  Realignment of Monticello Drive would require 
some property acquisition to the south of the current alignment.  This could also create some additional 
parcels that could be disposed for private commercial development as shown on page 58 of the plan as 
“proposed commercial”.   
 
The plan also identifies various new streets and street extensions to better connect the neighborhood.  A 
significant plan recommendation involves identifying the potential to create a shared use path for a “Rails 
with Trails” with the Aberdeen Carolina and Western Railroad (ACWR) right-of-way running along NC-5.  
This could be a significant improvement to pedestrian and bicycle system and create a regional ped/bike 
connection.  The shared-use path is only a concept, no design has been done, and the ACWR has not 
approved of anything other than being open to the concept and would have to be allayed of several concerns 
and liabilities before allowing such a path to be located within their right-of-way.   
    
Plan Recommendations 
 
The following two sections discuss staff recommendations and potential plan amendment recommendation 
options for Planning and Zoning Board action.  Based on previous work sessions with the Planning and 
Zoning Board, staff is presenting additional options for the Board to consider for amending the plans (or 
not).  The Board may also consider other options that have not been presented.  
 
Village Place Staff Recommendation 
 
The Planning and Zoning Board is being asked to provide a recommendation on the Village Place Small 
Area Plan.   
 
Should the Planning and Zoning Board want to eliminate from the plan or show residential land uses on the 
Detail Plan similar to that shown on the PW #2 Detail Plan staff recommends that be discussed and acted 
upon separately or part of the motion.  
 
For the one lot in the plan encompassing the majority of the area identified as “F” on the Preferred Build Out 
Plan on Page 71 of the Village Place Plan, staff is requesting the Board to act upon one of 3 options as 
discussed below: 
 
Option 1: Support the non residential land use pattern along Magnolia Road as shown in the Detail and 

Preferred Build Out Plans.  
Option 2: Support residential single family (attached or detached) along the Magnolia Road frontage 

retaining the single family detached pattern to the west. 
Option 3: Support residential single family detached only along the Magnolia Road frontage. 
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Option 4: Support non residential or single family attached or detached along the Magnolia Road 
frontage retaining the single family detached pattern to the west.   

 
Pinehurst South Recommendation  
 
The Planning and Zoning Board is being asked to provide a recommendation on the Pinehurst Small Area 
Plan.  While staff understands some of the concerns raised about the proposed deviation from the 
Comprehensive Plan recommendation to include residential in the area east of NC 5 and south of Blake 
Boulevard, for the reasons previously discussed as well as the creation of an additional housing type in the 
area provides for a better and more realistic mixed-used neighborhood to develop, especially if the 6 acre 
park can be created (note, the plan cannot require the park to develop).   
 
As there has been concern raised regarding the deviation from the Comprehensive Plan, staff is requesting 
the Planning and Zoning Board consider following options: 
 
Option 1: Support the deviation from the Comprehensive Plan and addition of the residential uses 

south of Blake Boulevard as identified on pages 72 and 73 of the Plan.  
Option 2: Recommend changing the proposed residential land use pattern south of Blake Boulevard as 

identified on pages 72 and 73 of the Plan to non-residential land use pattern. 
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Overview

The Village of Pinehurst identified two locations within 
the Village boundary, Village Place and Pinehurst South, 
as areas well-suited to accommodate growth, advance 
economic development goals, increase revenues and 
the tax base, and to support the many quality-of-life 
needs of existing residents, businesses, and visitors. 

In an effort to advance these opportunities and create 
a set of Small Area Plans that respond to the Village’s 
2019 Comprehensive Plan and guide future development 
initiatives, the Village of Pinehurst hired Design 
Collective, Duggal Real Estate Advisors, and Ramey 
Kemp & Associates. These plans will guide decision 
making on new development and redevelopment, public 
and private investments, policy and zoning, and many 
other important topics that will have a long-term impact 
on the Village.

The focus of this document is on the Village Place Small 
Area Plan. For recommendations pertaining to Pinehurst 
South, please see the Pinehurst South Small Area Plan. 

The scope for the Village Place Small Area Plan 
project included planning, streetscape, and landscape 
design; market/economic analysis; and transportation 
planning. The consultant team, led by Design Collective, 
worked on behalf of the Village and prepared plan 
recommendations, zoning regulations, and development 
standards specific to Village Place that, once adopted 
by the Village, will guide future private development as 
well as public capital improvement projects.

Process

The Small Area Plans effort occurred in the three 
following phases, with stakeholder involvement in all 
phases. Work began in November 2020 with adoption 
projected in late 2021. For additional information on 
stakeholder input and public feedback, refer to Section 
3.0 of this document. 

PHASE 1:  DATA COLLECTION; EXISTING 
CONDITIONS INVENTORY AND ANALYSIS

The first step in the process was to fully assess and 
understand existing conditions; historic, cultural, 
and environmental assets; neighborhood goals and 
objectives; realistic market-driven development 
opportunities; resident and stakeholder concerns and 
input; constraints and opportunities; and other factors 
that would inform the Small Area Plan.   

Throughout December 2020 and January 2021, the 
consultant team conducted over 20 key stakeholder 
interviews, discussing the two plan areas with Village 
staff, appointed and/or elected officials, agency 
representatives, committee chairs, residents, local 
businesses and merchants, golf and tourist industry 
representatives, major employers, property owners, 
developers, brokers, and others to further understand 
their viewpoints. Phase 1 concluded with Public 
Workshop 1 in February 2021 with approximately 100 
attendees.

PHASE 2:  PLANNING AND DESIGN

In Phase 2, from March to June 2021, based on the 
analysis conducted and feedback received during Phase 
1, the consultant team designed and compiled Concept 
Plan Options, Street Sections, Open Space and Street 
Network Plan Diagrams, Renderings, Precedent Images, 
and similar for Village Place and Pinehurst South. During 
this timeframe, the consultant team discussed the two 
plan areas and concepts with Village staff, appointed 
and/or elected officials, and key stakeholders and, based 
on input received, refined the concepts. These concepts 
were shared in early June 2021 in Public Workshop 2 
to solicit further feedback; approximately 59 attendees 
participated. 

PHASE 3:  MASTER PLAN REPORT

During Phase Three, the design team presented the final 
draft plan to the community at a public input event in 
February 2022. This event provided an opportunity for 
the public to review and comment on the final draft prior 
to adoption. The design team then prepared this final 
master plan report, an illustrated, guiding document 
that outlines the preferred plan options and supported 
recommendations for the Village Place Small Area Plan.

The Plan was approved by the Village of Pinehurst 
Council and recommended for adoption as an element of 
the ______ through General Resolution #-______ on ______, 
2022. 

The Plan was adopted as an amendment to the Village 
of Pinehurst Development Ordinance by the Village Place 
Council through Amendment #-______ on ______, 2022. 

Project Goals

The following project goals were identified in the project 
RFP, issued by the Village:

	» Create a mixed-use walkable destination area that is 
connected to the Village Center;

	» Create an implementable plan to make the 
community’s vision for the area a reality in keeping 
with previous planning efforts and the newly adopted 
Comprehensive Plan;

	» Economic feasibility, urban design, and improving 
the public realm (e.g. roadways, sidewalks, parks, 
plazas, open spaces) are key aspects of this plan 
that must include specific and achievable actions;

	» Expand the footprint of authentic Pinehurst - 
immediately north of the historic center of the 
community - and add a new front door to the historic 
center from NC Highway 211;

	» Connect the historic Village Center area with Village 
Place via a “connecting spine(s)” which should 
include new or extended streets, sidewalks, and 
paths;

	» Extend the vision of Tufts, Olmsted, and Manning 
from the Village Center to Highway 211 throughout 
Village Place and along Rattlesnake Trail;

	» The Plan must be consistent with the foundational 
principles set forth in the National Historic District 
Nomination (Nomination) submitted to the National 
Park Service in 1994. The area should feature:

•	 Abundant landscaping, walking paths and open 
spaces while

•	 Minimizing traffic and maintaining the human 
scale of buildings.

	» Guiding Principles 1, 2, 3 and 7 of the 2019 
Comprehensive Plan are especially important to the 
development of the Small Area Plans;

	» Parking for existing uses in the Village Center 
and surrounding areas will also need to be 
accommodated here;

	» Care must be taken to consider the interaction of 
any proposed new use with existing uses in the 
area, and to consider the impact of any proposed 
new use on the Village Center and its surrounding 
neighborhoods; and 

	» Provide sufficient and discrete parking for any 
proposed use will be an important consideration. 

Planning Goals

The following planning goals were identified through the 
development of the Village Place Small Area Plan, based 
on analysis and stakeholder feedback:

	» Promote a mixed-use walkable neighborhood that is 
reflective of the Village Core, but does not compete 
with or drain the economic success of it; 

	» Recommend mixed-use south of McCaskill that is of 
a similar scale to the Village Center, while exploring 
additional mixed-use and infill commercial along 
Rattlesnake Trail;

	» Incorporate new small Open Spaces, to supplement 
and connect to the existing larger Open Spaces in 
and adjacent to Village Place;

	» Explore new infill development with the relocation of 
the VOP Services Complex; and

	» Provide a connected street network that will help to 
alleviate traffic congestion on Rattlesnake Trail and 
cut-through traffic in adjacent residential streets.



The Village of Pinehurst boundary 
encompasses approximately 17.3 square 
miles of land area. The two focus areas, 
Village Place and Pinehurst South, are 
located to the north and south of the Village 
Center, the historic hub of the community. 
Connecting these two focus areas is a range 
of housing, lodging accommodations, retail, 
and recreational amenities, including golf 
courses, lakes, and walking and bike trails.
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The purpose of this plan is to define the characteristics of 
future development that are supportable and appropriate 
for Pinehurst, to guide change towards a predictable and 
agreed upon outcome. This plan addresses land use; 
street types; open space; pedestrian and bicycle facilities 
and connectivity; and numerous other considerations 
and, in concert with the Village Place Form-Based Code, 
creates a framework for the future built environment.

The document includes the following components:

SECTION 1.0:  INTRODUCTION

Provides a brief overview of the project location, the objectives 
and process, and a general description of the document's 
content. 

SECTION 2.0:  EXISTING CONDITIONS

Examines the physical and market conditions of Village Place 
through photo documentation, analysis of data, stakeholder 
interviews, and community feedback. 

SECTION 3.0:  PUBLIC OUTREACH

Provides a brief overview of the stakeholder interviews and 
public workshops that were implemented as part of the public 
outreach process. 

SECTION 4.0:  RECOMMENDATIONS

Provides a brief overview of the approach, concept planning, 
and feedback that the consultant team used as guidance 
towards the final recommendations.  

Highlights development opportunities; describes street 
systems; and provides illustrative and photographic examples 
of open spaces and streetscape design elements.

SECTION 5.0:  IMPLEMENTATION

Summarizes fiscal analysis data as it relates to the 
implementation of the proposed concept design and approach 
for Village Place.

This document does not cover development standards 
required for construction review within the Village 
Place Small Area Plan, including Site Design, Street 
Design, Landscape Design, Architectural Design, and 
Sign Design criteria. For more information on the on 
the criteria and the submission and review process, 
please refer to the Village Place Form-Based Code and 
the Pinehurst Development Ordinance.
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Background and History

The Village of Pinehurst is a small, traditional village 
located in North Carolina, approximately 70 miles from 
Raleigh and 100 miles from Charlotte. Located equidistant 
to these two major cities, the Village is accessed by 
Yadkin Road - NC 211 and US 15/501 as the two major 
thoroughfares that bisect its boundary. 

One of two National Historic Landmark Districts in North 
Carolina, the Village is deeply rooted in its setting and 
history. The area is nestled in “the Sandhills” of Moore 
County, characterized by rolling hills, covered by deep 
coarse sands and forested areas. Longleaf pines, in 
particular, were a major resource for the region and 
harvested to produce turpentine for the naval industry 
and lumber. By the late 1800s, the growth of the Raleigh 
and Augusta Railroad became a catalyst for industry 
and development. 

By 1895, James Walter Tufts purchased the original 
lands of the Village, approximately 5,980 acres, to 
create a health resort and wellness community centered 
around pulmonary issues. He hired one of the country’s 
most prestigious landscape architecture firm at the 
time, Olmsted, Olmsted, and Eliot to plan and design the 
Village.

The Village of Pinehurst was first opened in January 
1896 with the Holly Inn and several guest cottages as the 
initial phases of development. Since then, the Village has 
grown to become an iconic golf destination and anchor 
site of the U.S. Open, supported by the Pinehurst Resort, 
a variety of hotels, boutique shops and restaurants, and 
a wide range of trails, natural amenities, and historic 
sites for visitors to enjoy.   

1.3  BACKGROUND & HISTORY

VILLAGE OF PINEHURST



Longleaf pine is a pine species native to the area. 
Pine resin was extracted and collected into barrels 
for distilling into turpentine used to make oil paint for 
ships and buildings.

In the 1800s, 
pollution in cities 
and the expansion 
of rail lines to the 
south provided 
the catalyst 
for people to 
retreat to warmer 
and healthier 
environments, 
contributing to 
the growth and 
development of 
parts of North 
Carolina.

James Walter Tufts General Plan for the Village of Pinehurst - 1895
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Since becoming a municipality in the 1980s, at least 
eight plans have been completed, either encompassing 
the full area of the Village, or focusing on a particular 
neighborhood. A summary of each relevant study can be 
found below.

2020 STRATEGIC OPERATING PLAN

As the most recent previous planning effort untaken by 
the Village, this plan identified growth in population and 
increased development as the primary issues facing the 
Village. The plan established the following priorities and 
areas of focus:

1.	 Safeguard the community;
2.	 Promote high quality development and appearance;
3.	 Promote a thriving business community;
4.	 Promote transportation mobility and connectivity;
5.	 Protect the environment;
6.	 Promote active living and cultural opportunities;
7.	 Professionally manage a high performing 

organization;
8.	 Attract and retain an engaged workforce; and
9.	 Maintain a healthy financial condition.

2019 COMPREHENSIVE PLAN

The Village completed the 2019 Comprehensive Plan 
as a guide to manage growth for the next 15-20 years. 
The planning effort included a significant level of public 
participation including numerous public forums and 
online engagement. The Plan outlined the following 
seven guiding principles:

1.	 Retain the small-town charm, scale, and character 
of the community to ensure a high quality of life. 
Celebrate and preserve the historic Village and 
traditions that make Pinehurst desirable and 
unique.

2.	 Balance the need to conserve land while allowing 
purposeful, quality development in strategic 
locations to meet the needs of residents, businesses, 
and visitors. Ensure high quality development 
that reflects the character of the community and 

maintain high quality gateways and corridors to 
ensure the built environment is in keeping with the 
character of Pinehurst.

3.	 Protect and enhance the quality and character 
of existing residential neighborhoods. Seek 
opportunities to offer a variety of housing types that 
appeal to a wide range of households and enable 
residents to live in Pinehurst throughout all stages 
of life. Ensure neighborhoods are connected to 
walkable destinations such as parks, open spaces, 
recreational facilities, and other activity centers.

4.	 Provide a safe, reliable and efficient transportation 
system that promotes and enhances mobility 
and connectivity between neighborhoods and 
destinations through a multi-modal network of 
complete and walkable streets, sidewalks and paths 
for vehicles, golf carts, pedestrians, and cyclists.

5.	 Support the golf, tourism and healthcare industries 
that make up the economic backbone of the 
community by encouraging entrepreneurship, 
supporting diverse and innovative businesses, and 
developing a thriving arts, culture, and entertainment 
market. Encourage a variety of shopping, dining, and 
cultural opportunities for residents and visitors alike. 

6.	 Ensure supporting infrastructure and community 
facilities exist to meet the needs of existing and 
future Pinehurst residents, businesses, and visitors. 
Partner with other providers to plan for and expand 
infrastructure as necessary to ensure a high quality 
of life.

7.	 Preserve, conserve, and feature Pinehurst’s natural 
resources with expanded parks, open spaces, and 
events that enhance the health and well-being of the 
community and the environment.

2015 COMPREHENSIVE BIKE PLAN 

The 2015 Comprehensive Pedestrian Plan was completed 
to evaluate the needs of current and future residents and 
visitors in the Village.  The efforts included input from 
a Steering Committee, several Community Workshops/
Events and a Pedestrian/Bicycle Survey. The following 
Goals and Objectives were established:

	» Increase the options for bicycling as an alternate 
form of transportation within the Village

	» Provide attractive, yet safe, bicycling connections 

from Village residential areas to nearby destinations

	» Promote bicycling as a healthy exercise

	» Create a bicycle environment that is friendly to all 
users - including seniors, disabled persons and 
children

	» Improve connections between disparate parts of the 
Village

	» Promote bicycle safety

2015 COMPREHENSIVE PEDESTRIAN PLAN

The 2015 Comprehensive Pedestrian Plan was completed 
at the same time as the 2015 Comprehensive Bike Plan to 
evaluate the needs of current and future residents and 
visitors in the Village. The efforts included input from 
a Steering Committee, several Community Workshops/
Events and a Pedestrian/Bicycle Survey. The following 
Goals and Objectives were established:

	» Increase “walkability” in the Village of Pinehurst

	» Create a pedestrian network that is an important part 

2019 Envision the Village Concept Renderings

1.4  PREVIOUS PLANS & STUDIES
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of the urban structure

	» Promote walking as healthy exercise

	» Create a pedestrian environment that is friendly to 
all users – including seniors, disabled persons and 
children.

	» Improve connections between disparate parts of the 
Village.

2011 VILLAGE OF PINEHURST THOROUGHFARE PLAN

The 2011 Village of Pinehurst Thoroughfare Plan was 
completed as an update to the original Thoroughfare Plan 
completed 20 years prior by the North Carolina Department 
of Transportation. The intent was to ensure a dynamic 
and strategic road network for the Village of Pinehurst 
for future travel and development needs. As stated in 
the report, the intent was to create a local consensus of 
the vision for Pinehurst’s future transportation system. 
The plan included a designation of roadways as Major 
Thoroughfares, Minor Thoroughfares, and Collector 
Streets, as well as a Thoroughfare Map identifying each 
road classification. The plan recommended the following 
principles for the Village's local road improvements:

	» Advocate for context sensitive design in all 
transportation planning and design efforts 

	» Continue to prefer roundabouts over signalized 
intersection and other traffic control devices when 
considering intersection improvements. 

	» Assure appropriate landscaping as a high priority on 
road projects in the jurisdiction 

	» Preserve the tree canopy on local and regional 
projects to maintain our community character 

	» Preserve and enhance landscaping at gateway 
intersections 

	» Maintain and enhance landscape along road 
corridors 

	» Maintain strong design controls in the transportation 
planning review process 

	» Continue to investigate methods to minimize the 
overall costs of future pavement maintenance 

	» Continue to monitor traffic speeds 

	» Continue efforts to minimize the number of curb 
cuts and other possible disruptions to traffic flow, 
capacity, and safety on major roads. 

	» Continue to plan for additional sidewalks and trails to 
be integrated with local streets and NCDOT projects

2010 COMPREHENSIVE LONG RANGE PLAN

The 2010 Comprehensive Long Range Plan was a two 
part document including a Strategic Element and 
an Implementation Element. The Strategic Element 
guided the overall strategic direction of the Village to 
preserve and enhance the overall sense of place. The 
Implementation Element included a detailed compilation 
of tasks and programs to be completed. The plan outlined 
four thematic elements:  Enhance, Preserve, Guide and 
Support. With the plan, the Village intended to:

	» Preserve and enhance the unique character and 
ambience of the entire community, especially the 
historic Village Center

	» Enhance the quality of life for present and future 
residents

	» Guide growth or change in ways that complement the 
unique character and ambience of the community

	» Address community needs in the most efficient and 
cost-effective manner

	» Maintain the legacy of Pinehurst for future residents 
and visitors to enjoy.

2008 NEW CORE MASTER PLAN

The 2008 New Core Master Plan focused on an area 
of approximately 19 acres in the Village Center as an 
opportunity for redevelopment. The study included 
participation of a Steering Committee as well as extensive 
public participation, including a three-day charrette. The 

Key Concepts and Principles for the Plan included:

	» Continuation of the scale, design, architectural 
character and “walkability” of the Village Center

	» A mix of uses – retail, office, residential and open 
spaces

	» Addition of roads and sidewalks to provide access 
to the interior of the plan area and to continue the 
Village’s interconnecting street pattern

	» Clustering retail uses on the southern portion of the 
plan area, where they would be in close proximity 
to the Village Center and enhance its strength as a 
specialty retail location

	» Adding a variety of residential uses – cluster homes 
including single-family residential, townhouses, live-
work units, and other market-supported residential 
forms

	» Adaptive reuse and/or relocation of historic structures

	» Pedestrian emphasis

	» Providing at least as much parking as needed for 
development in the New Core

1994 NATIONAL HISTORIC LANDMARK 
NOMINATION

The 1994 National Historic Landmark Nomination highlights 
the history and making of Pinehurst by Frederick Law 
Olmsted, Warren H. Manning, and James Tufts. The 
document highlights the intentions of the Olmsted plan 
to ensure the “overlay of an evergreen landscape on 
a curvilinear pattern of Village streets” as the heart of 
the design for the recreational resort and details many 
aspects of the original plan and development.

A companion to the 1994 National Historic Landmark 
Nomination was the creation of the Village of Pinehurst 
Historic District Standards, which were first created in 
2006, with a major update in 2019. 2010 Comprehensive Long Range Plan Diagrams
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The development ordinance for the Village, known as the 
Pinehurst Development Ordinance (PDO), includes regulations 
for all development (whether new, or modifications to existing, 
development) and was first adopted in 1981, with a recent 
comprehensive update in 2014. 

As part of the analysis of the Small Area Plan (SAP)
Existing Conditions, the consultant team completed 
a comprehensive review of the PDO, looking for items 
of concern, compiled in this summary, that may inhibit 
achieving the envisioned future of Village Place and 
Pinehurst South.

The PDO regulations were adopted in accordance with 
the then current, 2010 Comprehensive Long Range Village 
Plan, as well as all other then current Village plans and 
policies, in order to accomplish the following goals:

	» Preserve and enhance the unique character and 
ambience of the entire community, especially the 
historic Village Center;

	» Enhance the quality of life for present and future 
residents;

	» Guide growth or change in ways that complement the 
unique character and ambience of the community

	» Address community needs in the most efficient and 
cost-effective manner; and

	» Maintain the legacy of Pinehurst for future residents 
and visitors to enjoy.

While these goals remain valid, since the adoption of 
the PDO, several additional planning efforts have been 
undertaken, including the 2019 Comprehensive Plan. Along 
with many other key strategies and recommendations, 
the new comprehensive plan called for a full update 
to the PDO, specifically to include corridor standards, 
conservation subdivision standards, and character-
based zoning concepts. The Small Area Plan (SAP) 
effort, and the following summary, builds off of this 2019 
Comprehensive Plan key recommendation.

For the SAP, the consultant team focused on the following 
sections of the PDO.

SECTION 8.2 GENERAL USE ZONING DISTRICTS

The General Use Zoning Districts section of the PDO 
provides land use regulations for nineteen (19) districts 
allowing for a variety of uses appropriate to the character 
of each individual district. The following items were noted 
as concerns for this section, relative to the SAP effort:

	» Section 8.2.5 defines R-10, R-8 and R-5 as High-
Density Residential Zones, however, high-density uses 
(such as Multi-family and Townhouse Dwellings) are 
not permitted by the Section 8.5 Table of Permitted 
Uses. Only Single-Family Dwellings are permitted and 
are not considered a high-density type.

	» In addition to the specific item listed above, generally, 
the Euclidian or used-based zoning districts 
are counter to the recommendation in the 2019 
Comprehensive Plan for character-based zoning. 
The Form-Based Codes (FBC), to be developed as 
part of this SAP effort, in contrast, align with the 
comprehensive plan's recommendation and will shift 
the focus from use-based zoning to building form 
and character. The FBC are intended to supplant the 
current PDO for Village Place and Pinehurst South 
areas only.

SECTION 8.5 & 8.6 TABLE OF PERMITTED USES & 
SPECIAL USES 

Section 8.5 of the PDO contains a list of uses which may 
be permitted in one or more of the various General Use 
Zoning Districts established by the Ordinance. While 
Section 8.6 defines the Special Requirements as called 
for in Section 8.5. The following items were noted as 
concerns for these sections, relative to the SAP effort:

	» There are several terms used in the Table of Permitted 
Uses & Special Uses which are inconsistent or in 
conflict with Section 10.2 Definitions. These terms 
may be limiting or unintentionally promote certain 
uses in areas that are not intended by the PDO. In 
particular, the following items were noted:

•	 The terms "Industry, Heavy" and "Heavy" while 
used in Section 10.2, are not included in the 
Section 8.5. It is unclear where uses in this 
category would be classified in Section 8.5.

•	 In regard to Senior Housing, Section 8.5 lists 
the categories "Residential Care Facilities 
(More than 6 Residents)" and "Child/Adult 
Daycare Center". These terms do not address 
the additional uses listed in Section 10.2 as 
defined under "Nursing Home: Adult Care 
Home , Assisted Living Residence, Continuing 
Care Retirement Community, and Hospice". 
Therefore, it is unclear whether these 
additional uses were intentionally omitted 
and, if so, why. 

•	 Section 8.5 does not include "Office", as 
defined in Section 10.2 as "general business 
office, government offices, insurance offices, 
law office and real estate and management 
offices". The specificity of the uses listed in 
the table may be problematic for certain types 
of office that may be desirable. 

•	 The term "Dwelling - Mixed Use" is used in 
Section 8.5, however, it is unclear whether 
the term "Live-Work Unit" (as defined in 
Section 10.2) is included as a Dwelling-Mixed 
Use. This may potentially limit the ability for 
development of Live-Work units. 

	» SR-3 Dwelling, Multi-Family: 

•	 The minimum size for a multi-family dwelling 
is one thousand five hundred (1,500) heated 
square feet. This size is well outside the  typical 
unit size and may preclude new development 
from occurring and/or providing a range of 
unit sizes to meet market demand. 

SECTIONS 9.1 & 9.2 TABLE OF DIMENSIONAL 
REQUIREMENTS

Section 9.1 of the PDO defines the minimum design 
and development standards for all buildings, sites, and 
infrastructure. While Section 9.2  defines the dimensional 

requirements for all uses and structures in the General 
Use Zoning Districts. 

The following items were noted as concerns for these 
sections, relative to the SAP effort:

	» Minimum Front Yard Setback:  The minimum front 
yard setback for the majority of districts is greater 
than or equal to 20'. This may be problematic for 
smaller infill lots and/or to allow for a street frontage 
that relates to a pedestrian scale where building 
frontage is desirable and helps to create an engaging 
streetscape.

	» The Minimum Rear Yard Setback in most districts 
is a minimum of 20' or more. This may preclude the 
redevelopment of small infill lots or lots that do not 
require on-lot parking and/or are rear-loaded.

	» As written, the principal building as well as other 
structures including decks, landings, terraces, 
porches, and patios (with minimal exclusions) shall 
not be located within setbacks (see 9.1.E.2). This 
standard may unintentionally eliminate desirable 
building elements (such as deep front porches and 
bay windows).

	» Building Height:  While "Dwelling - Multifamily" is 
a permitted use in the VCP and VR districts, the 
building height is limited to 35', thereby limiting 
these buildings to 2 stories with a sloped roof (unless 
placed in an off-hill site condition or designed with 
a flat roof). As noted under Section 10.2 below, 
Building Height is measured to the highest point of 
the roofline, which precludes a 3-story building with 
a properly sloped roof and may unintentionally force 
a flat roof or a truncated sloped roof with a well. 

SECTION 9.14 DESIGN STANDARDS FOR SINGLE 
FAMILY DWELLINGS & 9.3 VILLAGE DISTRICT 
DESIGN STANDARDS 

Section 9.14 of the PDO defines design standards for 
Single-Family Dwelling development to ensure it is 
compatible with existing development and consistent 

1.5  PDO ASSESSMENT SUMMARY
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with its site and surroundings. While Section 9.3 defines 
design standards for the Village Districts to promote 
development that is functionally and structurally 
compatible with the existing Village Center and pedestrian 
area. 

The following items were noted as concerns for these 
sections, relative to the SAP effort:

	» While the landscape design standards in Section 9.14 
go into some detail and specify minimum quantities, 
the Exterior Building Materials portion is very limited 
(due to the restrictions placed on one- and two-family 
dwelling design standards by the state). The majority 
of this section is focused on process rather than 
design standards.  

	» The Village District Design Standards are applicable 
only to the following districts:  Village Mixed Use, 
Village Cottage Professional, and Village Residential. 
Therefore, the following residential districts, R-5, R-8, 
R-10, R-15, R-20, R-30, R-210, and R-MF, as well as  
Office Professional (OP) district do not have design 
standards, limiting the design oversight of these 
areas.

	» Certain standards are vague or impractical; e.g., shake 
is limited to 15% per block, requiring the architect or 
builder to calculate every facade on the block in lieu 
of their proposed building only and allowing the first 
buildings to consume a full block's allotment of shake; 
facade lighting standards address glare, but do not 
address light trespass, full cut-off fixtures to protect 
the night sky, light temperature, or energy-conserving 
lamps; public spaces shall be incorporated in the 
Village Mixed-Use District, but no other districts 
and there is mention of minimum size, frequency, 
appropriate types, amenities, and similar. 

SECTION 10.2 DEFINITIONS 

Section 10.2 of the PDO contains definitions of words 
used within the ordinance. The following items of concern 
were noted for this section:

	» Building Height is defined as "the vertical distance 
measured from the average elevation of the 
proposed finished grade at the front of the building to 
the highest point of the roof". The preferred method 
requires building height to be measured to the eave or 
to the midpoint of the roof, allowing properly pitched 
roof slopes and tall floor-to-ceiling heights reflective 
of the Village's architectural character.

	» Live-Work Units are defined as "variations of either 
the detached house building type or the townhome 
building type". It is recommended to also include 
Dwelling - Mixed Use to coordinate with the Table of 
Permitted Uses & Special Uses in Section 8.6. 

	» The use of the phrase "detached house" should 
match "Dwelling, Single Family".

	» "General Retail" is a term used in Section 8.5, 
however is not defined in Section 10.2.

To see current zoning districts and permitted uses that 
exist within the Small Area Plan boundaries, see pages 
22-23 of this document.
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Existing Conditions

Located just north of the Village Center, Village Place 
is approximately 100 acres and is characterized by a 
mix of community-supportive amenities as well as 
undeveloped or under-utilized properties that are out of 
character with the intended vision for the area. As this 
area is directly adjacent to Village Center, a portion of 
the plan area falls within the Pinehurst National Historic 
Landmark District. 

The vision, as outlined in the Comprehensive Plan, is 
to create a more mixed-use, walkable area that is more 
conveniently connected to the Village Center. Village 
Place offers the unique opportunity to expand the 
footprint of Pinehurst’s historic center and establish 
stronger visibility from the north along NC-211. 

To ensure the small area plans support the Village’s vision, 
the design team conducted a thorough assessment 
and inventory of existing conditions to understand the 
historic, cultural, environmental, social, market, and 
economic assets of Pinehurst. 

The plan builds on the strengths of the existing 
conditions; upholds the planning principles of the 
original Tufts, Olmsted, and Manning vision and plan; 
and extends the Village’s small-town scale, architectural 
character, and walkability outward rather than allowing 
auto-oriented commercial development to creep inward 
over time. 

This section includes the photographs, diagrams, and 
conclusions of this documentation and analysis phase, 
which was then used, along with stakeholder input, as 
the groundwork for the concept planning phase (phase 
2).

2.1  OVERVIEW

The Existing Conditions and Analysis information 
includes:

	» Existing Illustrative Plan
	» Figure Ground Plan Diagram
	» Historic District Plan Diagram
	» Street Network Plan Diagram
	» Posted Speed and Traffic Control Plan Diagram
	» Land Use Plan Diagram
	» Zoning Plan Diagram
	» Topography Plan Diagram
	» Open Space + Trails + Sidewalk Plan Diagram
	» Market Analysis Summary

The following observations were made as part of the 
Existing Conditions study:

	» Open space currently abundantly surrounds Village 
Place, with Rassie Wicker Park to the northwest, the 
Village Arboretum to the west, and Cannon Park and 
the Community Center to the northeast. However, 
there is a lack of smaller open spaces and pedestrian 
connections between these destinations

	» Pinehurst Elementary School is located just outside 
of the Village Place plan area boundary, but should 
be considered as an important destination for this 
planning effort.

	» Pinehurst Brewery is an asset to this area and was 
highlighted as the most visited place, within the 
plan area boundary, for stakeholders. The concept 
for Village Place should leverage this existing asset

	» There is an assembly of civic buildings along Magnolia 
Road, including Village Hall, the Pinehurst Police 

Department, and the Pinehurst Fire Department that 
create a destination and draw outside of the Village 
Center.

	» There is a range of residential architecture in Village 
Place, some of which is in keeping with the historic 
character of the Village and some that appears quite 
out of place, both in style and detail.

	» South of McCaskill Road, the Village of Pinehurst 
Public Service Facility consumes a large amount 
of land that creates a visual eyesore and a physical 
boundary to Village Center, with large industrial 
buildings and significant truck traffic. Additionally, 
there are two existing water tanks which have 
become obsolete and could be used as a future 
development opportunity. Overall, the area remains 
largely industrial or under-utilized and not pedestrian 
friendly in its current state.

	» The "Greens at Arboretum" is a recently built multi-
family building at the corner of Magnolia and 
McCaskill Roads that has received mixed feedback 
from the community due to its scale and use. A 
second phase of this project is planned to be, and 
approved as, a two-story, mixed-use building at the 
corner of Rattlesnake Trail and McCaskill Road, 
with multi-family residential units above ground 
commercial. 

	» In the area between Kelly Road to the north and 
McCaskill Road to the south, there is a mixture 
of small commercial buildings, including but not 
limited to: The Village Cafe, Maxie's Tap Room & 
Grill, Pinehurst Pizza, Clark Chevorlet Cadillac Inc., 
and the Village Barbershop. While the scale of most 
of these commercial buildings is in keeping with the 
historic character and brick sidewalks have been 

installed, the building placement and intermittent 
frontage, as well as the parking configurations 
and multiple access points, creates a haphazard 
environment that is not conducive to pedestrian or 
bicycle circulation. 
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Pinehurst Brewery
Credit: Barstool Sports, Inc.

Moore County Water Tanks
Source: Design Collective

Cannon Park Community Center
Source: Design Collective

Retail - Tater Barn
Source: Design Collective

Convenience Store - Rattlesnake Trail
Source: Google

VOP Public Service Facility
Source: Google

Multi-family Residential - The Greens at Arboretum
Source: Design Collective

Commercial - Clark Chevrolet Cadillac
Source: Google

Commercial - Hughes Plumbing
Source: Google
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Figure Ground

The Existing Figure Ground plan shows the 
relationship of built and unbuilt space in 
Village Place. The development patterns in the 
study area are characterized by single-family 
detached residential lots surrounded by a 
mix of non-residential uses and undeveloped 
properties. The single-family detached 
residential lots are located primarily between 
Dundee Road and Rattlesnake Trail, north 
of McCaskill Road. Institutional buildings 
such as the Pinehurst Village Hall, Pinehurst 
Police and Fire Departments, the Village of 
Pinehurst Community Center, and Pinehurst 
Elementary are scattered throughout Village 
Place, primarily surrounding the residential 
blocks. Larger commercial and industrial 
building footprints are located along and to 
the south of McCaskill Road, closer to the 
Village Center.



Historic District

The Historic District is comprised of 
properties that fall within the National 
Historic Landmark district or that were 
surveyed and identified as important fixtures 
within the community. These properties are 
subject to additional review by the Historic 
Preservation Commission and the Historic 
District Standards to ensure the history 
and charm of the Village of Pinehurst is 
preserved.
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Existing Street Network

Village Place is well connected to a range 
of arterials. Yadkin Road - NC 211 lines 
the north side of the plan area boundary 
providing direct access to US 501 just east 
of the plan area. 

Neighborhood streets are organic and 
somewhat disconnected due to large, 
undeveloped land areas and topographic 
conditions within the plan area.
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R10 - RESIDENTIAL                35'
Intended principal use of land is high-density 

residential uses

VR - VILLAGE RESIDENTIAL   SR SR  SR         SR 35'
Intended principal use of land is multi-family and single-
family dwellings in close proximity to the Village Center

NC - NEIGHBORHOOD COMMERCIAL     SR      SR SR    35'
Intended principal use of land is small scale commercial, 

retail, office and service to residential districts

PC - PUBLIC CONSERVATION                35'
Intended to preserve and environmentally sensitive 

land

VCP - VILLAGE COTTAGE PROFESSIONAL SR SR SR SR SR SR     SR SU    35'
Intended to provide limited office and retail 
development and a wide variety of housing

VMU - VILLAGE MIXED USE SR SR SR SR SR SR SR    SR SR  SU SR 50'
Established as a pedestrian-scaled district which 

caters to everyday needs of neighborhoods
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Existing Zoning and Permitted Uses

The following zoning districts exist within 
the Village Place Small Area Plan boundary. 
For a full matrix of all zoning districts and 
permitted land uses, reference Section 8.5 
of the Pinehurst Development Ordinance 
(PDO).





SR
SU

K E Y

S P E C I A L  R E Q U I R E M E N T S ,  S E E  S E C T I O N  8 .6

S P E C I A L  U S E  P E R M I T  R E Q U I R E D ,  S E E  S E C T I O N  4 .5

P R O H I B I T E D  U S E S

P E R M I T T E D  U S E S
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2.3 MARKET ANALYSIS SUMMARY2.3 MARKET ANALYSIS SUMMARY

Background and Objectives
A Market Analysis report was prepared by Duggal Real 
Estate Advisors, LLC (DREA); the following pages provide 
a summary; the full report can be found on the project 
website:  https://engage.vopnc.org/smallareaplans. The 
data was collected in November and December 2020 
and January 2021.

The market analysis is one step in the process to determine 
the feasibility of land uses within the Village of Pinehurst 
and the plan areas. It ascertains the quantitative and 
qualitative aspects of demand for land uses that might be 
appropriate for future development in the plan areas and 
quantifies the potential scale and timing of these uses.

The plan area for Village Place encompasses 
approximately 100 acres in size and 70 different parcels. 
This area is immediately north of the historic Village 
Center and stretches out to NC 211.

Summary of Market Opportunity
For the market analysis, DREA examined six different 
land uses: for-sale residential, for-rent residential, retail, 
office, hospitality, and golf. The following is a summary 
of the opportunity for each of the land uses in the Village 
Place plan area.

The overall market opportunity takes into account the 
current and projected future market conditions, future 
demand potential, and the suitability for the land use 
within the Village. 

Summary of Demand
For each of the land uses, DREA completed a demand 
model to understand the future potential of the land use 
within the Village or Moore County, depending on the 
land use. To determine how much of each land use would 
likely locate within the plan areas, it was necessary to 
consider where else within the Village the land use could 
be located. For example, if there is demand for one rental
project every three to eight years within the Village, it 
cannot be located in both planning areas, but in reality, it 
could be located in either one or another location in the 
Village, making it difficult to assign demand.

For many land uses, there has been and will be more 
demand for the product type within the Village than the 
amount of supply that has been or will be available (i.e., 
more houses would likely sell if they were available).

Summary of Demand for Land Uses
within Plan Areas
DREA then considered how much of the demand 
could be located within the plan areas if the area was 
zoned for it, landowners were interested in selling, and 
developers would build it. While the market analysis 
quantifies realistic development opportunities, actual 
land use allocation is guided by planning exercises, site 
constraints, the desired vision, and stakeholder input, in 
balance with market demand.

The potential for most of the land uses is present in both 
plan areas. Although there is some flexibility in these 
numbers as stated before, DREA put together guidelines 
based upon the market to help the planning team 
understand the magnitude of demand in each of the plan 
areas. Below is the demand summary for Village Place.

For-Sale Residential
	» Would likely be infill development or part of a small, 

mixed-use development.
	» Most likely small lot single-family detached or 

attached product. Attached product would include 
both townhome style and condominium style product.

	» The demand for this product is deep, and the plan 
area can support as much for-sale product as 
desired, from a market demand standpoint.

	» Pricing would vary based upon product type and 
positioning, but would likely be in the range of 
$300,000 to $500,000.

For-Rent Residential
	» Could either be stand-alone or within a mixed-use 

project. Would likely be horizontal mixed-use as 
opposed to vertical mixed-use (e.g., the apartments 
are next to the retail and office, not above) given 
the rent ranges possible to achieve and the cost of 
construction. If rents rise to support residential over 
commercial, that would be an appropriate land use 
here as well.

	» Most likely size of an apartment complex would be 
similar to The Greens at Arboretum (70-100 units).

	» Rents would be similar to the newest apartments 
at the time of construction. At this point, the 
newest apartments in the market are The Greens at 
Arboretum at approximately $1.35/SF.

	» At an average size of approximately 1,000 square 
feet, that would equate to a rent of approximately 
$1,350 per month.

Retail
	» The retail would not be in the form of a standalone 

shopping center, unless the retail was located along 
NC 211. Given the current uses, it is unlikely that 
there would be a shopping center in the plan area 
along NC 211.

	» The retail would be part of a mixed-use area or 
more small retail shops like currently exist along 
Rattlesnake Trail.

	» The demand for retail is more limited in this 
configuration, and would be limited to 25,000 to 
50,000 SF total at build-out.

	» Rents would need to be $24-$30/SF to support new 
construction.

	» Tenants would include those that support local 
residents and tourists (such as flower shops, gift 
shops, pharmacies, home goods, salons, restaurants, 
shoe stores, boutiques, and others). The demand is 
strong for a variety of retail shops.

Office
	» Office would be a supportive land use to the mixed-

use area. It would be small offices, primarily locally-
serving, including medical office.

	» Given the amount of retail that could happen, DREA  
anticipates the office to be less than or equal to the 
amount of retail, therefore, 25,000 to 30,000 SF of 
office at build-out.

	» Rents would be in the $18-$22/SF range. 

Hospitality
	» Village Place could support a hotel as well as bed 

and breakfasts. They would likely support tourists, 
and potentially people visiting the hospital.

	» Hospitality could also include rental product within 
homes.

	» New hotels in the area tend to have 75-100 rooms. 
Bed and breakfasts and similar tend to have far 
fewer rooms, typically less than 10.
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Economic and Demographic Analysis

Industry Businesses Employees% %
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For-Sale Residential
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For-Rent Residential
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Retail
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Office
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Hospitality
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Golf
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Unlimited 
(up to build-out capacity)

1 project would sell approximately 
15-25 homes per year

1-2 projects of up to 70-100 units each

Timing depends on where else apartments 
have been constructed (e.g. Village only 

has demand for 1 project every 5-10 years)

25,000 - 50,000 SF

25,000 - 20,000 SF
Limited amount per year. 
5,000 SF total in Village.

Village Place could capture some of that, 
but likely less than Pinehurst South

1 hotel with approximately 75 - 100 rooms 
as well as bed and breakfasts

None
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Public participation helps ensure the plan addresses 
community concerns and ideas, foster an inclusive and 
transparent planning process, identify key opportunities 
and priority areas, and build momentum to move a 
planning process towards adoption and implementation. 
Stakeholder input and feedback were critical to creating 
a community-supported vision for Village Place.

A critical task throughout the planning effort was to 
gather stakeholder input on existing conditions and 
feedback on proposed concepts. This engagement was 
conducted through a variety of outreach methods.

Stakeholder Interviews

Throughout December 2020 and January 2021, the 
consultant team conducted over 20 key stakeholder 
interviews, discussing the two plan areas with Village 
staff, appointed and/or elected officials, agency 
representatives, committee chairs, residents, local 
businesses and merchants, golf and tourist industry 
representatives, major employers, property owners, 
developers, brokers, and others to further understand 
their viewpoints. 

Public Workshops

The consultant team and the Village of Pinehurst held 
three public workshops to elicit feedback and present 
work to stakeholders. The workshops were held as 
follows:
	» In February 2021, Public Workshop 1 was held to 

outline a vision for the future of the two Small Area 
Plans with public input and guidance. There were 148 
registrants (including consultant and Village staff 
team members), and approximately 100 attendees 
participated virtually, due to COVID-19 precautions. 

	» In early June 2021, Public Workshop 2 was held to 
solicit further feedback on the proposed concepts 
for the two Small Area Plans. There were 88 
registrants (including consultant and Village staff 
team members) and approximately 59 attendees 
participated virtually, due to COVID-19 precautions. 

	» In February 2022, Public Workshop 3 was held to 
present the draft Village Place Report. There were 
XX registrants (including consultant and Village staff 
team members) and approximately XX attendees 
participated in person at the Fair Barn. 

Screenshot images from Virtual Public Workshop 1

Presentation images from Public Workshop 1

3.1 OVERVIEW
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Overview

In February 2021, the consultant team and Village of 
Pinehurst held Public Workshop 1 (of 3) to outline a 
vision for the future of the two Small Area Plans with 
public input and guidance. 

The Public Workshop was held virtually due to COVID-19. 
There were 148 registrants (including consultant and 
Village staff team members), and approximately 100 
attendees participated. Darryn Burich (VOP) introduced 
the team and gave an overview of the project goals 
and objectives. Cecily Bedwell and Caitlin O’Hara (DCI) 
presented the project team, project introduction, project 
schedule and Existing Conditions. Melina Duggal (DREA) 
presented the Market and Economic Analysis. 

Breakout Rooms were utilized to give participants the 
opportunity to ask questions, give input, and listen to 
other stakeholders. Each breakout room was facilitated 
by a member of the project team. Additionally, the project 
website  provided outreach materials as well as an online 
survey and a summary of the presentation.

The following pages summarize the feedback received 
as a result of Public Workshop 1. 

Village Place Polling Questions

The Public Workshop included two rounds of Polling 
Questions, one for Village Place and one for Pinehurst 
South. The polls were available live during the Public 
Workshop and also on the Project website for 10 days 
following the event. Participants were encouraged to 
use the polling questions to express their views on the 
strengths, weaknesses, and opportunities relating to 
each Small Area Plan.

This page shows the cumulative results of the Polling 
Questions for Village Place.

4

(43/82) 52% 

(30/82) 37% 

(59/82) 72% 

(24/82) 29% 

(16/82) 20% 

(13/82) 16% 

(31/82) 38% 

(19/82) 23% 

(4/82) 4% 

(60/82) 73% 

(27/82) 33% 

(54/82) 66% 

(25/82) 30% 

(45/82) 55% 

(54/82) 66% 

(2/82) 2% 

2

(56/82) 68% 

(59/82) 72% 

(48/82) 59% 

(1/82) 1% 

(33/82) 40% 

(27/82) 33% 

(32/82) 39% 

3

(7/82) 9% 

(4/82) 5% 

(14/82) 17% 

(9/82) 11% 

(1/82) 1% 

(8/82) 9% 

(6/82) 7% 

3.2 PUBLIC WORKSHOP 1

(1/82) 1% 

(31/82) 38% 
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Land Use

	» Village Place lacks a sense of place and is currently a 
hodgepodge of uses

	» Pinehurst is established as a destination resort for 
golfers, therefore, the needs and desires of visitors should 
be taken into account as it is a major source of revenue 
for businesses. Consider amenities or retail options that 
support these users – i.e., golf related retail 

	» 	 Desires:
•	 A library to be located in this area, potentially 

across from Village Hall as a 2-story building
•	 Uses that serve the community; i.e. personal 

services, neighborhood serving retail, open space, 
library

•	 Live/work or other creative solutions for 
residential. However, some stakeholders are 
concerned that apartments above retail currently 
do not work well in VC (most likely due to parking)

•	 Multi-family or townhouses (mixed opinions from 
stakeholders)

•	 There are mixed opinions about restaurants in this 
area. Some stakeholders feel they are needed, as 
there is nowhere to go right now, however there 
is concern for character, competition with VC and 
more traffic

•	 Village Place would be a good opportunity for 
retail space if not in competition with VC 

•	 The uses in this area should complement VC, be 
an extension of it, and serve the community, not 
compete with  VC

	» Concerns:
•	 Apartments may attract residents who are not 

invested in the community
•	 Concern about industrial uses – safety for children, 

truck traffic
•	 The Public Service area is an eyesore, this area 

would be better as mixed-use for the public

Character 

	» Village Place lacks an overall plan
	» Architecture:

•	 Concern for existing uses that do not match the 
character of VOP; overall the entire area needs 
better architectural character.

•	 Architectural character should blend in with the 
Village, more traditional

•	 Desire for adaptive reuse, not for new construction 
or cheap construction.

•	 Maintain scale and character of older single family 
detached homes; preserve historic character

•	 “New England Small Town” 
	» Landscaping and open space are very important to the 

character of Pinehurst
	» Concern for protecting existing trees
	» Some stakeholders believe this area should have no more 

rental units and no new construction over 2 stories

Transportation

	» Need for an independent, professional traffic study 
	» Overall need for improvement in pedestrian circulation in 

this area. Pedestrians currently walk, but it is not safe. If 
it were safer, more people (families) would walk between 
destinations as opposed to drive

•	 Connecting to the schools
•	 Connecting various open spaces
•	 Connecting to VC (residents already bike/walk 

from here to VC)

•	 Paths along Rattlesnake Trail, especially the  west 
side

•	 Consider a bike-share program
	» Considerations for paths: 

•	 Consider longevity of sidewalks – brick sidewalks 
and sand sidewalks require a lot of maintenance 
- mixed opinions about desired sidewalk material

•	 Maintain clay paths where it makes sense in the 
historic district

•	 Consider visual interest along pathways – i.e., 
buildings that are visually interesting, buildings 
lining the street

•	 Need crosswalks along Rattlesnake, not just at 
NC-211

•	 Consider use by golf carts
•	 Desire for a singular path that links everything 

together
•	 Leverage public/private partnerships to improve 

sidewalks/trail connectivity
	» Traffic is an overall concern in the area; streets are 

stressed, current infrastructure will not support increase 
in traffic

•	 Pinehurst Brewery is attracting outside traffic. 
Some stakeholders find this traffic concerning

•	 Cut through traffic on the side streets – i.e. Woods 
Road, Fields Road to get to the Village Core

	» Rattlesnake Trail
•	 There needs to be a better gateway from NC-211 

– although some stakeholders think the opposite, 
do not want to entice visitors

•	 This street should feel like a Pinehurst street, not 
a commercial street, i.e., improve landscape and 
streetscape to be consistent with streets in VC 

•	 Mixed opinions about a cut-through for 
Rattlesnake Trail – a pedestrian connection 
would be beneficial, not sure about vehicular

•	 Rattlesnake could be a better entrance, a big 
connector to the hospital as well

	» Parking is a major concern:
•	 If there is more development, will need even more 

parking
•	 Parking needs to be convenient and safe 
•	 Need parking south of McCaskill to support the 

Brewery, Manor Inn, and Village Center parking 
needs

•	 No parallel parking on residential streets; walking 
paths on every street

•	 Opportunity in this area for an aesthetically-
pleasing parking garage

	» Concern that widening streets will displace existing trees
	» Extension of Kelly Road could be a good idea if “cleaned 

up” and leading to a destination

Public Workshop 1 offered the community an opportunity 
to voice their observations and concerns about the future 
of Village Place and Pinehurst South. The list below is a 
compilation of the comments received during the workshop, as 
well as additional comments received by staff post workshop, 
for Village Place. For a full list of comments recorded during 
Public Workshop 1, please visit the project website:  www.
engage.vopnc.org/smallareaplans.

VILLAGE PLACE PLANS FOR BREAKOUT ROOM DISCUSSIONS
The pages above are examples plans shown during the Breakout Rooms for Village Place. For a full reference of these comments, please see the PW 1 Summary document on the project website.

Public Workshop 1 Summary
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Overview

In Phase 2, from March to May 2021, based on the 
analysis conducted and feedback received during Phase 
1, the consultant team designed and compiled Concept 
Plan Options, Street Sections, Open Space and Street 
Network Plan Diagrams, Renderings, Precedent Images, 
and similar for Village Place and Pinehurst South. During 
this time frame, the consultant team discussed the two 
plan areas and concepts with Village staff, appointed 
and/or elected officials, and key stakeholders and, based 
on input received, refined the concepts. 

In early June 2021, the consultant team and Village 
of Pinehurst held Public Workshop 2 (of 3) to solicit 
further feedback on the proposed concepts for the two 
Small Area Plans. There were 88 registrants (including 
consultant and Village staff team members) and 
approximately 59 attendees participated virtually, due 
to COVID-19 precautions. Cecily Bedwell and MacKenzie 
Twardus (DCI) presented the Project Overview, Public 
Workshop 1 Summary,  two plan options for each Small 
Area Plan, and other supporting materials. Melina Duggal 
(DREA) presented the Market and Economic Analysis 
summary that contributed to the plan options.

Breakout Rooms were utilized to give participants the 
opportunity to ask questions, give input, and listen to 
other stakeholders. Each breakout room was facilitated 
by a member of the project team. Materials were then 
posted to the project website to allow for further input.

The following pages summarize the feedback received 
during Public Workshop 2. 

3.3 PUBLIC WORKSHOP 2

Screenshot images from Virtual Public Workshop 2

Presentation images from Public Workshop 2
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Public Workshop 2 Summary
Public Workshop 2 offered the community an opportunity 
to voice their observations and concerns about the future 
of Village Place and Pinehurst South. The list below is a 
compilation of the comments received during the workshop 
for Village Place, as well as additional comments received 
post workshop, via the project website survey (see www.
engage.vopnc.org/smallareaplans for more information). 
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Proposed Open Space +  
Pedestrian Network

• While the existing area 
of Village Place is well 
served by Open Space, new 
development should add to 
the network, creating new 
publicly-accessible greens, 
plazas, and potentially 
an amphitheater located 
near the Village Hall and 
Arboretum.

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Proposed Street Network

• Extension of Medlin Road 
and Kelly Road

• Potential connection from 
The Greens towards Village 
Hall

• Two new streets south 
of McCaskill Road. The 
N-S street offsets from 
Rattlesnake and connects 
either to Orange Rd or to 
Power Plant Rd. The E-W 
street connects near the 
Brewery to McIntyre Rd.
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Low Intensity Plan Option

•

•

The Low Intensity Plan
illustrates the potential
build-out of Village Place
over  years.
Small scale commercial

or underutilized parcels,

of the Village with a focus
south of McCaskill Road,
near the Brewery and the
Village Center.
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VILLAGE PLACE PLANS FOR BREAKOUT ROOM DISCUSSIONS
The pages above are examples plans shown during the Breakout Rooms for Village Place. For a full reference of these comments, please see the PW 2 Summary document on the project website.

Low and High Intensity Plan Options

	» Positive feedback from the stakeholders overall. PW1 
comments were taken into account.

	» Some stakeholders think the Low Intensity Plan is better; 
they prefer Single-Family Detached (SFD) to blend in with 
the character of the Village.

	» Other stakeholders would like to see some Multi-Family 
units (either rental or for-sale) incorporated, as there is a 
lack of diversity and residential options in the area. Some 
stakeholders note that both young and senior residents 
may prefer Multi-Family units, to be close to activities, 
instead of having a backyard

	» There is concern that the High Intensity Plan would bring 
an influx of cars, adding to the existing traffic issues.

•	 The support for Mixed-Use buildings is divided. Some 
stakeholders support Mixed -Use, if buildings are setback 
with landscape/shops. 

•	 Other stakeholders think Mixed-Use is too urban and does 
not fit with VOP character. 

	» Stakeholders support the idea of grouping restaurants 
and retail near the Brewery, as the Brewery is a magnet. 
However, there is concern that parking in the area might 
become a problem. 

	» The idea of a parking garage behind the hotel building, and 
parallel parking in commercial area, is supported by some, 
as it encourages people to walk around the Village Core. 

	» A few stakeholders suggested an off-hill garage, as the 
topography of area can support the design.

	» There is an important need for an increased of activities 
and destinations in VOP.

	» Desire for a Form-Based Code (FBC) that guides the right 
type, scale, look of buildings.

Connections/Street Network 

	» Sidewalks:
•	 Overall support for new sidewalks and pedestrians 

connections.
•	 Streetscape improvement can encourage visitors 

of Pinehurst to explore area by foot and bicycle. 
A connection to the Arboretum, and other 
destinations, is a great way to encourage visitors 
of Village Core to visit businesses in this area.

•	 Although a few stakeholders are concerned about 
sidewalks being too wide, many are in support 
of wide sidewalks to accommodate outdoor 
dinning/pedestrian access. 

•	 Stakeholders are concerned about the topography 
of the area, and how ADA accessible it will be. 

	» Streets 
•	 Many stakeholders support connection to Orange 

Road as it is a more direct connection to the 
Village Core. Other stakeholders are concerned 
about ownership of streets and how likely is that 
private owners would allow streets to be built.

•	 Some stakeholders do not support connection to 
Orange Road and, instead, prefer a connection to 
Power Plant Road.

•	 Some support offsetting Rattlesnake Road as 
more appropriate.

•	 A few stakeholders do not support the idea of 
extending Medlin Road

•	 Additional streets make for more parallel parking.
•	 Concern streets are out of scale. All streets 

should be similar in scale. Street and sidewalks 
near Brewery seem too wide

•	 NC-211 can be used to handle traffic load.
•	 Curving streets are unique to character of 

Pinehurst - accommodating growth that has 
to happen, while maintaining character of the 
community

•	 Streets need to maintain the Olmstedian 
experience - consistent with the existing character 
- while supporting growth gracefully

•	 Some stakeholders are concerned that cut 
through traffic negatively impacts existing 
residential areas. 

•	 Need for an independent, professional traffic 
study 

Buildings: 

	» 2 stories is a better height; consistent with surrounding 
context.

	» Some stakeholders believe the hotel and parking garage 
(shown at 3 stories) do not belong / are out of context

	» Some stakeholders support 3-story buildings if in the 
right location – i.e., next to The Greens, an existing, taller 
structure within this neighborhood, or next to the Open 
Space/Retail Core; most are in support of 3 stories in an 
off-hill condition

	» 3-Story buildings should have a landscape setback to 
avoid “claustrophobic”/out of place feeling. (e.g., The 
Manor Inn)

	» A few stakeholders suggested 2 stories in front, 3 behind, 
with a garage in the rear, taking advantage of topography.

	» Some believe 3-story buildings should not be in the core 
area, rather should be near other tall buildings.

	» The commercial core should have an appropriate scale 

and character. 
	» New development should encourage night life activities, 

though not supported by all. 
	» Landscape and buildings must integrate to match VOP 

theme and make it more desirable. 
	» Parking for new residential in back is a problem for houses 

that may need backyards. Kids forced to play in street. (If 
large lot, garage in rear off alley, and there is still room for  
a big backyard, that would be ok)

	» 3 stories with an active ground-floor use is important 
(coffee shop, mom + pop etc.); it is important to interact 
with the building's first floor if walking by (welcoming 
passersby, instead of imposing)

Open Space: 

	» Overall, community is very supportive of the Amphitheater. 
Topography and location is good, but some suggested 
that it could be bigger

•	 Landscape should be natural (organic) 
•	 Some believe existing (Pine) trees should be 

replaced/re-purposed
	» Some think that there should be more Open Space (parks) 

with organic landscape. 
	» Some stakeholders would like the library to be located 

on Village-owned land, and some specifically on the west 
side of Rattlesnake, on the 1-acre, flat property owned by 
the Village.

	» Residents are pleased with the triangular greens. 
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The recommendations for Village Place are broken down 
into three components: Guiding Principles, Concept 
Design, and Final Design. The material in this section 
takes into consideration the Phase 1 existing conditions 
analysis; the review of previous plans and studies; 
stakeholder feedback on proposed concept plans 
received in Phase 2; and continued input on refinements 
to the preferred plan and recommendations throughout 
Phase 3. 

Approach

The approach for developing concept plan options 
in Phase 2 was guided by the following summary of 
feedback received in Phase 1, assembled in to three 
main planning categories of Character, Land Use, and 
Transportation. Additionally, the planning concepts were 
guided by universal planning principles as well as the 
used by Olmsted and Manning in the original design for 
Pinehurst.
 
CHARACTER:

	» Mixed-use and walkable
	» Reflective of Village Center (VC); the area south of 

McCaskill Road, in particular, should emulate VC in 
scale, massing, and materials

	» Protect, respect, and connect to - but do not compete 
with/drain - VC

	» Address the character of Village Place described by 
stakeholders as “blighted” and "haphazard"

	» Test preferences for 1-2 or 1-3 stories 

LAND USE:

	» McCaskill south:  Mixed-Use similar in scale to VC; 
focus Restaurants and Retail here, with some office

	» New infill development requires the relocation of the 
Village's Public Services Complex

	» Address Parking (surface and potentially structured)
	» McCaskill north:  Mixed-Use along Rattlesnake 

Trail; explore variety of Residential types (including 

cottages, townhouses, live-work, and missing middle 
residential) and infill Commercial (mainly Office)

	» Incorporate new small Open Spaces, to supplement 
and connect to existing larger Open Spaces which 
are well-supplied

TRANSPORTATION:

	» Interest in connecting area north of McCaskill to VC, 
but likely not a direct vehicular connection 

	» Explore crossing streets through McCaskill south 
area, connecting to Power Plant Road, Spur Road, 
and/or McIntyre Road

	» Explore street extensions of Medlin Road, Kelly 
Road, etc. west of Rattlesnake Trail

	» Study streetscape improvements along Rattlesnake 
Trail, including giving feedback on the in-progress 
VOP Rattlesnake/Woods Sidewalk Plans

	» Connect trails and destinations
	» Choose sidewalk locations with consideration of 

existing Single-Family frontage

Guiding Principles

The Guiding Principles below informed the Concept and 
Final Designs found within this document and should 
carry through in future development and improvements 
within Village Place. These defining planning principles 
help creating lively, walkable, desirable, and cohesive 
neighborhoods. The Guiding Principles employed for 
this planning effort are separated into universal Planning 
Principles and specific Olmsted and Manning Principles 
as follows.

PLANNING PRINCIPLES:

	» Create a connected circulation network
	» Incorporate Complete Streets
	» Strengthen building frontage
	» Provide a variety of public open spaces
	» Design streets for flexible programming
	» Promote health and wellness through neighborhood 

design

4.1 OVERVIEW

OLMSTED & MANNING PRINCIPLES:

	» Design curvilinear street forms, following topography 
and continuously redirecting views

	» Incorporate triangular parks at curvilinear street 
intersections

	» Create an organic grid with short, walkable blocks 
(no cul-de-sacs)

	» Maintain consistent building setbacks (except for 
Civic uses)

	» Encourage tree-lined streets
	» Organic landscape design in Open Spaces

Concept Design

Following the Public Outreach engagement and the 
Guiding Principles research, the consultant team 
began a concept design process to explore options for 
development in Village Place. The purpose of this phase 
(Phase 2) was to explore options for the Village Place 
Small Area Plan and elicit feedback from Village staff and 
representatives as well as stakeholders. The Concept 
Design was presented as part of Public Workshop 2. The 
feedback on these designs was critical to generating the 
Final Design, which can be found in Section 4.4 of this 
document. 

Final Design

The Final Design (i.e., the preferred design solution) is a 
combination of text, perspective renderings, framework 
plans, streetscapes, and a potential build-out plan 
and absorption plan that represent the culmination 
of the feedback received through the project's Public 
Outreach process as well as the insight achieved 
from the existing conditions analysis, best practice 
and precedent research, and the concept design 
studies. The Final Design includes recommendations 
for planning and transportation elements throughout 
Village Place. The Final Plan and its accompanying 
recommendations encompass the entire plan area 
and consider its surroundings and broader context. 
The Final Design helps to create an interconnected 
and coordinated approach for recommendations and 
inform the design the Detail Plan. 

Village Center streetscape depicting the curving streets 
and irregular groupings of evergreen and deciduous 
planting that are the hallmark of the original Olmsted & 
Manning vision for Pinehurst
Source: Design Collective

Form-Based Code (FBC)

The Form-Based Code (FBC) is a companion document 
to this Small Area Plan (SAP) report. While this 
document focuses on the existing conditions analysis, 
best practice and precedent research, Concept Design 
studies, the Final Design plan and recommendations, 
as well as stakeholder feedback, it should be seen as 
an account of the planning process and the intent and 
vision established collectively. The FBC, on the other 
hand, is a regulating document, taking the intent and 
vision established through this planning process and 
formulating precise development standards that help 
ensure the vision becomes reality. Property owners, 
whether from the public or private sector, and their 
design teams will be required to follow the criteria laid 
out in the FBC when designing and submitting their 
intended development or improvement. The Village will 
use the FBC to review submissions, to ensure they are 
in compliance.
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4.2 GUIDING PRINCIPLES

Planning Principles

The universal Guiding Principles below identify 
overarching design strategies for achieving an engaging, 
successful, and sustainable built environment. 
Additionally, on the following pages, the Olmsted and 
Manning Principles are design strategies specific to the 
historic design of the Village of Pinehurst which should 
be preserved and emulated in Village Place. These 
principles have been identified as essential strategies 
for improving Village Place and should be used to guide 
zoning modifications, streetscape and transportation 
improvements, and new development throughout the 
area.

1. CREATE A CONNECTED CIRCULATION NETWORK
	» Provides greater accessibility through more direct 

routes, compared to a branching system
	» Increases overall network efficiency and reliability 

through added redundancy
	» Improves multi-modal transportation and encourages 

walking and bicycling 
	» Improves safety and public health
	» Improve and expand golf cart accessibility

2. INCORPORATE COMPLETE STREETS STRATEGIES
	» Incorporate bicycle and pedestrian facilities (e.g., 

accessible, passable sidewalks; curb ramps; bike 
racks; dark sky compliant, LED lighting; etc.)

	» Integrate innovative stormwater management
	» Improve the existing streetscapes to promote safe, 

comfortable, and convenient access for all users
	» Require new development to design and improve 

streets to meet the Complete Streets principles and 
enhance and expand the pedestrian, bicycle, golf cart, 
and vehicular networks

3. STRENGTHEN BUILDING FRONTAGE
	» Define Frontage with Street Trees and Buildings
	» Relegate parking to side or rear
	» Encourage infill development that respects traditional 

frontage patterns, with buildings lining streets
	» Locate building entrances along primary streets and 

provide easy access and wayfinding for all users
	» Require new development in the core area to have 

buildings with active ground-floor uses along 
primary streets to create engaging streetscapes

4. PROVIDE A VARIETY OF PUBLIC OPEN SPACES
	» Incorporate a variety of passive and active open 

spaces to serve a broad base of users
	» Promote an active lifestyle at all stages, by providing 

family-friendly outdoor activities and integrated 
accessible features and facilities

	» Distribute open spaces to encourage daily use and 
access by walking and bicycling

	» Require new development to provide a variety of 
appropriately-scaled open spaces and provide 
connections to the trail network.  For proper village-
scaled development, open space should equate to 
approximately 8% of the developable land area.

5. DESIGN STREETS FOR FLEXIBLE PROGRAMMING
	» Streets in core locations should be flexible and 

adaptable
	» Able to carry pedestrians, bicycles, and vehicles on 

the typical day
	» But on event days, or in unique circumstances like 

the pandemic, be able to close to vehicular traffic 
to host festivals, in-street dining, provide additional 
open space, etc.

	» Explore parking ratio reductions

6. PROMOTE HEALTH AND WELLNESS THROUGH 
NEIGHBORHOOD DESIGN
	» Connect people with health, fitness, and wellness 

through daily engagement and activity
	» Create places to Live-Work-Play-Eat-Shop in an  

enriched natural setting that promotes healthy 
lifestyles

	» Promote walkable, mixed-use neighborhoods, 
lessening dependence on vehicles 

	» Celebrate Pinehurst’s founding as a health resort 
village

1. CREATE A CONNECTED NETWORK

2. INCORPORATE COMPLETE STREETS STRATEGIES

3. STRENGTHEN BUILDING FRONTAGE

4. PROVIDE A VARIETY OF PUBLIC OPEN SPACES

5. DESIGN STREETS FOR FLEXIBLE PROGRAMMING

6. PROMOTE HEALTH AND WELLNESS 
ENVIRONMENTS
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Olmsted Planning Principles

In 1895, James Walker Tufts hired the landscape 
architecture firm Olmsted, Olmsted, and Eliot to 
design the Village of Pinehurst as a health-centered 
resort. Known as the "Founder of American Landscape 
Architecture", Frederick Law Olmsted brought his 
design philosophy and planning principles to bear on 
Pinehurst - an approach that can be seen in many of his 
designs for towns, cities, and parks. These "Olmstedian" 
Principles include the following design strategies:

	» Design curvilinear street forms, following topography 
and continuously redirecting views

	» Incorporate triangular parks at curvilinear street 
intersections

	» Create an organic grid with short, walkable blocks (no 
cul-de-sacs)

	» Maintain consistent building setbacks (except for 
Civic uses)

	» Encourage tree-lined streets, typically with regularly-
spaced shade trees

	» Organic landscape design in Open Spaces

Olmsted Plan: Riverside, IL
Credit: Enjoy Illinois

Olmsted Plan: Vandergrift - Westmoreland Co, PA
Credit: Alamy Stock Photo

Olmsted Plan: Birkenhead Park - United Kingdom
Credit: The American Cyclopedia v. 13, 1879 

Olmsted Plan: Sherwood - Richmond, VA
Credit: National Park Service/Sherwood Land Co.
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Olmsted and Manning Principles and the Village 

The General Plan for the Village of Pinehurst, shown 
to the right, exhibits many of the iconic "Olmstedian" 
characteristics of design. However, Olmsted's assistant 
Warren H. Manning also uniquely influenced the vision 
and execution of the plan, carrying out most of the 
major landscape design work and implementation. To 
view more detail, see the Pinehurst National Historic 
Landmark Nomination Registration Form. 

	» Design curvilinear street forms, providing a more 
relaxed approach to "getting there"

	» Create an effect of a park-like oasis 

	» Encourage the use of native plants, primarily 
evergreens and plants with winter interest, to create 
a year-round green village. To note, while the plan 
to the right depicts a regular, linear spacing of 
deciduous street trees, the built landscape of Village 
Center represents an organic approach with irregular 
groupings of odd-numbered, mixed evergreen and 
deciduous plantings along the street edge)

	» Accommodate new patrons and winter residents by 
providing additional recreational venues (this later 
became a focus on the golf industry with designer 
Donald James Ross)

Village Center
Credit: Village of Pinehurst

ORGANIC GRID WITH 
SHORT WALKABLE BLOCKS

TRIANGULAR 
OPEN SPACES

YEAR ROUND 
FOLIAGE

VARIETY OF PUBLIC 
OPEN SPACES

ENCOURAGE 
TREE-LINED 

STREETS
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Overview

Following the Public Outreach and Guiding Principles 
research, the consultant team led a Concept Design 
process to explore options for development in Village 
Place. The purpose of the Concept Design phase (Phase 
2) was to explore options for the Village Place Small Area 
Plan and elicit feedback from stakeholders and continued 
input from Village staff and representatives. The following 
pages outline images, diagrams, and plan options 
that were developed and presented as a part of Public 
Workshop 2. The feedback on these concept designs and 
images was critical to generating the Final Design, which 
can be found in Section 4.4 of this document. 

The images to the right show stakeholder preference 
feedback received in Public Workshop 2 Breakout Room 
Discussions. The images were shown as precedents for 
the architecture, streetscapes, parking, and parks/open 
spaces of Village Place. Participants were encouraged 
to respond "like" (with green dots) or "dislike" (with red 
dots) to each photo; the numbers within the green and 
red dots indicate the number of stakeholder responses.

4.3 CONCEPT DESIGN
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M
APLE RD

M
APLE RD

ORANGE RD

ORANGE RD

Parti/Block Diagram

The Parti/Block Diagram was presented 
as part of Public Workshop 2. The purpose 
of this plan was to elicit feedback and 
conversation about development patterns 
and circulation in Village Place. This plan 
should be considered a preliminary concept 
study and not the final recommended plan. 
To see the Final Plan (i.e., the preferred 
design solution), please see Section 4.4 of 
this document.

	» The Parti/Block diagram illustrates the 
Approach in plan form

	» The diagram shows the proposed 
addition of new streets, forming new 
blocks and creating a more connected 
street network
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

RESIDENTIAL INFILL

COMMERCIAL INFILL

NEW NORTH-SOUTH 
CONNECTION TO 

POWER PLANT ROAD

NEW EAST-WEST 
CONNECTION TO     

SPUR ROAD

EXTENSION OF 
KELLY ROAD

EXTENSION OF 
MEDLIN ROAD

SINGLE FAMILY 
DETACHED HOMES

CIVIC BUILDINGS

Concept Design
Low Intensity Plan Option

The Low Intensity Plan Option was presented 
as part of Public Workshop 2. The purpose of 
this plan was to test opportunity sites; see 
what building and parking configurations  
might fit on parcels; and elicit feedback and 
conversation about development patterns 
and intensity of new infill. This plan should be 
considered a preliminary concept study and 
not the final recommended plan. To see the 
Final Plan (i.e., the preferred design solution), 
please see Section 4.4 of this document.

	» The Low Intensity Plan illustrates a less 
intense potential build-out of Village 
Place over 20 years. 

	» Small scale commercial and residential 
infill vacant or under-utilized parcels, 
reflective of the character of the Village 
with a focus south of McCaskill Road, 
near the Brewery and the Village Center.
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P R O P O S E D A L L E Y S

E X I S T I N G PA R K S /O P E N S PA C E

RESTAURANTS AT 
NEW INTERSECTION

200 0 200 400 800 feet N

K E Y

NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) HOTEL (KEYS) LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES.    
(# DU)

N OF MCCASKILL 18,500 52,500 13,000 0 0 6 18 0 4 20 42

S OF MCCASKILL 5,500 50,500 24,000 0 0 16 0 0 0 19 19

TOTAL 24,000 103,000 37,000 0 0 22 18 0 4 39 61
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S M A L L A R E A P L A N (S A P) B O U N D A R Y

V I L L A G E O F P I N E H U R S T

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Concept Design
High Intensity Plan Option

The High Intensity Plan Option was 
presented as part of Public Workshop 2. 
Similar to the Low Intensity Plan, the purpose 
of this plan was to test opportunity sites; see 
what building and parking configurations  
might fit on parcels; and elicit feedback and 
conversation about development patterns 
and intensity of new infill. This plan should be 
considered a preliminary concept study and 
not the final recommended plan. To see the 
Final Plan (i.e., the preferred design solution), 
please see Section 4.4 of this document.

	» The High Intensity Plan illustrates a 
more intense potential build-out of 
Village Place over 30 years. 

	» As with the Low Intensity Plan, small 
scale commercial and residential infill 
vacant or under-utilized parcels. 

	» This option differs in the new street 
alignments, a higher percent of SFA, and 
moderately increased commercial infill
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MULTI-FAMILY  
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ATTACHED (# DU)

SINGLE FAMILY 
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TOTAL RES.    
(# DU)

N OF MCCASKILL 24,000 78,000 11,000 0 0 0 18 0 34 19 71

S OF MCCASKILL 10,000 41,000 44,000 66 0 13 0 0 0 18 18

TOTAL 34,000 119,000 55,000 66 0 13 18 0 34 37 89
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VILLAGE PLACE - AERIAL RENDERING

4.4 FINAL DESIGN

Overview

The Final Design comprises renderings, framework plans, 
and street sections that represent the culmination of the 
planning process and feedback heard through the project’s 
Public Outreach efforts. It also incorporates the Guiding 
Principles, discussed in Section 4.2 of this document. The 
Final Design includes recommendations for land use and 
transportation throughout Village Place and illustrates 
the intent of the vision through graphics and text. It is 
important to note that the plans and renderings herein 
are illustrative only; development will occur as individual 
property owners come forward with development plans. 
The Form-Based Code (FBC), a companion document to 
this report, is the regulatory document that will ensure 
development plans (whether by the private or public 
sector) abide by the recommendations of this Village 
Place Small Area Plan.

The Aerial Rendering to the right demonstrates how 
Village Place may appear at full build-out. The rendering 
shows the following:

	» A focus of Mixed-Use south of McCaskill Road
	» A new Central Green as a focal point to the new mixed-

use, small-scale development south of McCaskill 
Road; the green will serve as a space for community 
events and gathering

	» Commercial infill along Rattlesnake Trail
	» Residential infill west of Magnolia Road as a 

transition to the existing, adjacent single-family 
residential areas

	» Civic infill along Magnolia Rd as an expansion of 
existing civic uses in that area

The Eye-Level Rendering on the following page shows a 
conceptual view of the new, main intersection  south of 
McCaskill Road.

The renderings are conceptual and represent one of 
many scenarios that could happen over the next 30+ 
years in Village Place. Future development will depend 
on the interest of public and private property owners in 
developing or selling their property. The development 
will also be dependant on future changes to the market 
demand in the Village of Pinehurst. 

COMMERCIAL 
INFILL

This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
& Zanetta Illustration
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PINEHURST 
ELEMENTARY

This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
& Zanetta IllustrationVILLAGE PLACE - EYE LEVEL RENDERING
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Detail Plan

The Detail Plan illustrates the potential 
build-out of the Village Place core area south 
of McCaskill Road, showing new buildings, 
streets, parking, and open space.

At the center, two new streets crisscross 
the area. Their intersection creates a hub 
for new restaurants, a hotel, Live/Work 
units, and professional offices. Parking is 
accommodated mid-block and as parallel 
on-street spaces.

Single-Family Detached (SFD) homes along 
McCaskill Road and Caddell Road help to 
transition to existing residential areas. 

A new Central Green anchors the new infill 
area, serving as a gathering place for small 
community events, while a pedestrian 
passage links the area to Community Road, 
encouraging pedestrian circulation to and 
from the Village Core. 

LIVE/WORK UNITS

CENTRAL GREEN

E X I S T I N G B U I L D I N G S
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Precedent - Mixed Use - Mashpee Commons, MA
Credit:  Congress for New Urbanism

Precedent - Live/Work Units - Habersham, SC
Credit:  Missing Middle Housing

Precedent - Live/Work Units - Mashpee Commons, MA
Credit:  Michigan Municipal League

Precedent - Mixed-Use: Hotel Retail/Restaurant - Baxter Village, SC
Credit:  Google Maps

Precedent - Mixed Use - Mashpee Commons, MA
Credit:  PCA Design

Precedent - Multi-Family - Daniel Island, SC
Credit:  Daniel Parolek /Island Press

Precedent - Single Family Attached House - Baxter Village, NC
Source: Design Collective

Precedent - Streetscape - Village Center, Pinehurst
Source: Design Collective

Precedent - Mixed Use - Market Square, Pinehurst
Credit:  VOP Rentals

Precedent - Single Family Detached House - Daniel Island, SC
Credit: www.homefinder.com

Precedent - Single Family Detached House - Maple Lawn, MD
Source: Design Collective
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Proposed Open Space +  
Pedestrian Network

While Open Space is abundant in Village 
Place, new development should add to the 
network, creating publicly-accessible greens, 
plazas, and potentially an amphitheater 
located near the Village Hall and Arboretum.

A new Central Green is proposed southeast 
of Rattlesnake Trail and McCaskill Road to 
complement the new mixed-use core south 
of McCaskill, where the Village's Public 
Services Complex is currently located. 

A new pedestrian path is proposed from 
McCaskill Road, south through the new open 
spaces, connecting to Community Road 
and then to the Village Center. Additionally, 
sidewalks will be added as new streets are 
constructed, creating a walkable, pedestrian-
friendly environment.

P R O P O S E D PA R K S / O P E N S PA C E

K E Y

S M A L L A R E A P L A N (S A P) B O U N D A R Y

E X I S T I N G PA R K S / O P E N S PA C E

E X I S T I N G S I D E WA L K S

P R O P O S E D S I D E WA L K S *

E X I S T I N G WA L K WAY T R A I L S

E X I S T I N G G R E E N WAY T R A I L S

V I L L A G E O F P I N E H U R S T

S M A L L A R E A P L A N (S A P) B O U N D A R Y

V I L L A G E O F P I N E H U R S T

* Proposed sidewalks shall be brick in 
commercial areas 
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21

3

4

Open Space - Attached Greens- Maple Lawn, MD
Source: Design Collective

Open Space - Plaza
Source: Design Collective

Open Space - Farmers Market
Credit:  Community Farmers Market

Proposed Amphitheater Rendering
Source: Design Collective



TRAFFIC & TRANSPORTATION

Introduction

The Village of Pinehurst (Village) is a desirable community 
attracting new residents and businesses, and some 
Village residents are concerned about the impact of 
growth on the existing quality of life, particularly further 
vehicular traffic impacts. 

In 2019, the Village of Pinehurst completed the “Envision 
the Village” community initiative to adopt the 2019 
Comprehensive Plan. The 2019 Comprehensive Plan is an 
approved guide for the future vision and policy framework 
for development in Pinehurst. The plan established five 
focus areas which represent the most important areas 
to influence, as development in these areas could have 
the most significant impact on shaping the future of 
Pinehurst. Two of the focus areas are being evaluated in 
deeper detail with this study: Village Place/Rattlesnake 
Trail Area and Pinehurst South/Highway 5 Commercial 
Area. 

This Small Area Plan (SAP) effort aims to recommend 
improvements to the Village Place/Rattlesnake Trail Area 
(hereafter referred to as Village Place) and Pinehurst 
South/Highway 5 Commercial Area (hereafter referred to 
as Pinehurst South) that will improve the transportation 
network while maintaining the future vision for the Village 
of Pinehurst. For Village Place, this study provides a 
plan to create a mixed-use, walkable area that connects 
Village Place to the Village Center. For Pinehurst South, 
this study provides a plan to apply the planning principles 
of Tufts, Olmsted, and Manning to Pinehurst South while 
also providing connection to the Village Center via bicycle 
and pedestrian facilities to encourage reduced traffic on 
NC 5.

Village Place

Most of the streets in Village Place follow the original 
Olmsted plan and, according to the U.S. Department of 
the Interior/National Park Service, these streets:

“…are frequently named after native trees and are 
curvilinear, providing a more relaxed approach to 
“getting there”, compatible with a resort environment. 
The width of the roads was designed to be sixty feet 
between lot lines. Sixteen feet of this was used for a 
hard surface road made of sand and clay. On each 
side of the road there was a sixteen-foot shrubbery 
bed and beyond each bed a five-foot sand and clay 
sidewalk.”

Existing Transportation and Infrastructure Conditions

STREETS
Most of the transportation network within the Village 
Place Study Area consists of local streets. The only 
changes to these streets over time is that the sixteen-
foot clay and sand road surfaces have been paved with 
asphalt and are now typically eighteen (18’) to twenty 
feet (20’) wide. The streets are smooth and range from 
fair to good condition. The North Carolina Department 
of Transportation (NCDOT) plans to resurface US 211 in 
2024, which is on the north end of this study area. 

Travel on the streets within the study area consists of 
motorized vehicles, golf carts, bicycles, and pedestrians. 
Although some conflict points exist, these modes of travel 
currently coexist well together within the shared 18- to 
20-foot roadway width. The speed limit on the streets is 
25 miles per hour (MPH) and traffic is controlled by stop 
signs, with the exception of US 211, which has a posted 
speed limit of 45 MPH to 55 MPH (55 west and 45 east) 
and a traffic signal at its intersection with Rattlesnake 
Trail. A review of reported traffic accidents from 2015 to 
2019 along the streets in Village Place reveals only minor 
incidents such as struck deer in road, vehicle backing 
from private drive, and sideswipe (mirrors colliding) 
due to narrow street lane conditions. There are several 
reported accidents along the section of US 211 between 
McKenzie Road and Rattlesnake Trail that may warrant 
further investigation. 

BICYCLE AND PEDESTRIAN
Despite sidewalks being part of the original Olmsted 
plan, there are several streets within Village Place that do 
not have sidewalks, as shown on the Open Space + Trails 
+ Sidewalks plan diagram on page 25 of this document. 

Improvements to the sidewalk network in the area 
have been a noted community concern in the past: the 
2015 Comprehensive Pedestrian Plan makes several 
recommendations for sidewalk installation in this area, 
and the 2019 Comprehensive Plan noted that a lack 
of sidewalks and pedestrian connections was raised 
as a community concern. As part of a funded project, 
sidewalks have been installed along the east side of 
Rattlesnake Trail from US 211 to Woods Road and along 
the north side of Woods Road from Rattlesnake Trail to 
Dundee Road. These two portions of sidewalk complete 
a needed pedestrian connection between the VOP 
Community Center and the new Pinehurst Elementary 
School on Dundee Road.  

GOLF CARTS
Golf carts are allowed on most of the streets within the 
Village Place study area and coexist well with existing 
motorized traffic. Concerns over golf cart safety and 
increased use was expressed in some of the public input 
received during this planning process.

Traffic Impacts of Village Place Build-Out Plan

Based on the 50-year Build-Out Development Plan for the 
Village Place Area, traffic was generated for the proposed 
new land uses based on the Institute of Transportation 
Engineers (ITE) trip generation manual, which is 
universally accepted by Traffic Engineers and Planners to 
project future traffic based on various land-uses. Traffic 
was generated for the two development options, Low 
Intensity and High Intensity, for the Village Place study 
area.

TRIP GENERATION
As development is phased in over the next 50 years, there 
will be a total of about 7,714 new trips per day created by 
the Low Intensity development scenario to about 11,191 
new trips per day created by the High Intensity scenario. 
See tables on the following page for a summary of the 
total trips generated for these options. 

Because the proposed development is a mixture of uses 
(residential, retail, restaurant, etc.), not all of these trips 
will result in actual new vehicle trips. Some of these trips 
will be absorbed by internal capture as patrons of the 
new shops may also decide to dine at one of the new 
establishments, thus eliminating a new vehicle trip 
(these are known as “internal capture” trips). 

Based on internal capture and the pass-by trips, the 
total new vehicle trips per day will be reduced by about 
20%. This trip reduction is due to internal capture and 
is an accepted practice by Transportation Engineers and 
Planners. Based on the ITE Trip generation rates and 
pass-by/internal capture reduction of 20%, it is estimated 
that there will be an additional 6,171 vehicles per day 
(vpd) to 8,952 vpd. 

TRIP DISTRIBUTION
The 6,171 to 8,952 new vehicle trips that will gradually be 
introduced to the streets within Village Place over the 50-
year phased build-out plan. As development is phased-in 
over time, the new vehicle trips will be evenly distributed 
to the local street network (Magnolia Road, Rattlesnake 
Trail, McCaskill Road, Dundee Road, Community Road, 
etc.) as well as distributed to new local streets which will 
be built with the new development as phased-in.

TRIP IMPACTS
 The new traffic will be distributed amongst the existing 
street network as well as to the new streets built with 
the new developments, establishing new connections 
and access within Village Place. The existing street 
network and new streets/connections will be able to 
accommodate the gradual increase in traffic over time 
without a measurable increase in traffic congestion. 
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It is anticipated that, as traffic volumes increase, there 
will be added facilities and accommodations so that 
pedestrians and bicyclists can coexist with increased 
motorized traffic.

Transportation Improvements
The following improvements to the transportation 
infrastructure are recommended to be phased-in as 
development occurs within Village Place to enhance 
access, connectivity, pedestrian accommodations, and 
to calm/slow traffic.

ROADWAY/STREET 
Additional street connections are needed within Village 
Place to provide improved traffic dispersion, more direct 
pedestrian, and vehicular connections, as well as access 
to future development sites. Street connections through 
the area south of McCaskill Road, near the Pinehurst 
Brewing Company, were shown in the 2011 Village 
of Pinehurst Thoroughfare Plan. These connections 
identified in the Thoroughfare Plan are included in the 
SAP’s recommended street network improvements, with 
some modifications. The street network improvements 
will provide route choices to the Village Center and other 
development sites which will reduce traffic volumes on 
some of the existing streets as travel will become more 
distributed across the network with better access to the 
Village Center and other Village Place destinations. The 
Proposed Circulation Plan on page 66 of this document 
provides a visual of the proposed street network.

TRAFFIC CALMING
Speeding and traffic volumes on the local streets is an 
existing concern for residents and will continue to be 
a concern with the completion of the new Pinehurst 
Elementary School on Dundee Road and future 
development within Village Place. To address speeding 
concerns, it is recommended that additional multi-way 
stops be installed, additional cross-walk treatments be 
added, and that traffic calming devices be considered 
along streets within Village Place. Traffic calming devices 
can include strategies such as speed humps, intersection 
extensions/bulb-outs, mini roundabouts, and raised 
intersection treatments. Intersection improvements at 
critical intersections could be phased over time as funding 

becomes available; additional stop signs including some 
multi-way stops and marked crosswalks are low-cost 
investments that could be implemented immediately 
while speed humps/tables, intersection extension/bulb-
outs, mini roundabouts, and raised crosswalks could 
be phased-in with new development and/or once full 
funding is available. The following page shows examples 
of phased intersection improvements and traffic calming 
devices 

PEDESTRIAN AND BICYCLE
Despite sidewalks being part of the original Olmsted plan, 
there are several streets within Village Place that do not 
have sidewalks, as shown on page 25 of this document.

Improvements to the sidewalk network in the area 
have been a noted community concern in the past: the 
2015 Comprehensive Pedestrian Plan makes several 
recommendations for sidewalk installation in this area, 
and the 2019 Comprehensive Plan noted that a lack of 
sidewalks and pedestrian connections was raised as 
a community concern. To address pedestrian mobility 
concerns, in late 2021, sidewalks have been installed 
along the east side of Rattlesnake Trail from US 211 to 
Woods Road and along the north side of Woods Road 
from Rattlesnake Trail to Dundee Road. These two 
portions of sidewalk complete a needed pedestrian 
connection between the VOP Community Center and 
the new Pinehurst Elementary School on Dundee Road.  
However, during the first public workshop, some residents 
expressed strong concerns over the placement of 
sidewalks along every street within the Village Place, citing 
impacts to private property, a lack of need, and alteration 
of the historic character. SAP recommendations for the 
pedestrian network strike a balance between improving 
pedestrian connections where critical, between primary 
destinations, while not advocating sidewalks be installed 
on every existing street within the study area, as shown 
on page 60 of this document. Recommended sidewalks 
and pedestrian connections will coincide with future 
development and provide better pedestrian connections 
between Village Place and the Village Center. 
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Speeding and traffic volumes on the local streets is a concern for residents; these concerns 
will increase with the completion of the new Pinehurst Elementary School on Dundee Road and 
future development within Village Place. To address speeding concerns, it is recommended that 
additional multi-way stops be installed, additional cross-walk treatments be added and that traffic 
calming devices be considered along streets within Village Place. Traffic calming devices can 
include strategies such as speed humps, intersection extensions/bulb-outs, mini roundabouts and 
raised intersection treatments. Intersection improvements at critical intersections could be phased 
over time as funding becomes available; additional stop signs including some multi-way stops and 
marked crosswalks are low-cost investments that could be implemented immediately while speed 
humps, intersection extension/bulb-outs, mini roundabouts and raised crosswalks could be phased-
in once full funding is available. Examples of phased intersection improvements and traffic 
calming devices  
 
               

                                                             

                       

Corner Extension/Bulb-out                

                    

                 Speed Hump         Raised Intersection                                        Mini Roundabout 

     
 

Additional street connections are needed within Village Place to provide improved traffic 
dispersion, more direct pedestrian ,and vehicular connections, as well as access to future 
development sites. Street connections through the area south of McCaskill Road, near the Pinehurst 
Brewing Company, were shown in the 2011 Village of Pinehurst Thoroughfare Plan. These 
connections identified in the Thoroughfare Plan are included in the SAP’s recommended street 
network improvements, with some modifications. The street network improvements will provide 
route choices to the Village Center and other development sites which will reduce traffic volumes 
on some of the existing streets as travel will become more distributed across the network with 
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Proposed Circulation Plan

The proposed Circulation Plan for Village 
Place emphasizes an improved, connected 
network of streets. This system will provide 
additional routes for vehicles (as well as 
for pedestrians, bicycles, and golf carts), 
thereby reducing traffic stress on a single 
street. The circulation recommendations 
include:

	» Extension of Medlin Road and Kelly Road
	» Two new streets south of McCaskill 

Road. The north-south street offsets 
from Rattlesnake Trail and connects to 
Power Plant Road. The east-west street 
connects near the Brewery to McIntyre 
Road.

	» Connect Board Branch Road to Medlin 
Road

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

K E Y

S M A L L A R E A P L A N (S A P) B O U N D A R Y

V I L L A G E O F P I N E H U R S T

E X I S T I N G S T R E E T S

P R O P O S E D S T R E E T S



L

Tz

Pz

S T R E E T S E C T I O N K E Y

Bz B U I L D I N G Z O N E 

P E D E S T R I A N Z O N E (S I D E WA L K )

T R E E Z O N E ( P L A N T I N G S T R I P) 

T R AV E L L A N E S ( V E H I C U L A R) 

Proposed Street Section - 
Rattlesnake Trail 

The Proposed Rattlesnake Trail Street Section depicts 
the addition of a brick sidewalk along the east side 
as currently being installed by the Village, along 
with clustered evergreens and deciduous trees with 
groundcover plantings below. 

As a gateway to Pinehurst,  new development along 
Rattlesnake Trail should create frontage that frames the 
street.* 

The Village may incorporate parallel parking along 
Cannon Park to provide additional parking where 
space is available. Further, for private development, 
along Rattlesnake from NC-211 to McCaskill Road, 
as redevelopment occurs, parallel parking shall be 
incorporated on both sides of the street, where feasible, 
to provide additional parking spaces for patrons and 
visitors. 

* For additional criteria and more information on frontage 
and setback requirements, see the Village Place Form-
Based Code. 

EXISTING PROPOSED

Varies
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Proposed Street Section - 
Typical Commercial 

The Typical Commercial Street Section is a two-way, 
two-lane street with parallel parking; street trees and 
groundcover in stormwater management planters or tree 
pits; a 5’ min. clear pedestrian zone; and a storefront zone 
for tables, chairs, potted plants, and displays.

To reflect the character of Village Center, within the Village 
Place area, brick sidewalks are required where buildings 
have commercial frontage.* The Village’s standard 
benches and street lights shall also be incorporated.* 

Parallel parking shall be incorporated on both sides of 
the street, where feasible, to provide additional parking 
spaces for patrons and visitors.*

* For additional criteria and more information on frontage 
and setback requirements, see the Village Place Form-
Based Code.
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Mixed Use - Market Square, Pinehurst
Credit:  VOP Rentals

Precedent - Mixed Use - Mashpee Commons, MA
Credit:  PCA Design, Mashpee Commons, MA

10'-0"10'-0" 10'-0" 10'-0"9'-0" 9'-0"
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Proposed Street Section - 
Typical Residential 

The Typical Residential Street Section is a two-way, 
two-lane street with parallel parking; street trees and 
groundcover in stormwater management planters or tree 
lawns; and a 5’ min. clear pedestrian zone.

In non-commercial areas, sidewalk material shall be 
specified as sand/clay, or concrete, as appropriate to 
context*. 

Parallel parking shall be incorporated on both sides of 
the street, where feasible, to provide additional parking 
spaces for homeowners and visitors.*

* For additional criteria and more information on frontage 
and setback requirements, see the Village Place Form-
Based Code.

S T R E E T S E C T I O N K E Y

Precedent Residential Streetscape
Source: shortforkfarms.com

Precedent: Residential Streetscape - Kentlands, MD
Source: www.longandfoster.com
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Preferred Build-Out Plan

The Preferred Build-out Plan represents one potential 
scenario of how infill development in Village Place may 
occur over the next 30+ years. This scenario is illustrative 
only and should not be considered the only option for 
this area. The build-out plan is based on the market 
demand and absorption rates per use, as projected by 
Duggal Real Estate Advisors (DREA). The Village Place 
Form-Based Code (FBC) will regulate the character of 
development, in dimension, material, and detail - see that 
document for additional information.  

The plan shows the following:

	» A concentration of Mixed-Use south of McCaskill 
Road

	» A new Central Green as a focal point to new 
development, located south of McCaskill Road and 
serving as a space for small community events and 
gathering

	» Commercial infill along Rattlesnake Trail

	» Residential infill west of Magnolia Road as a 
transition to the existing residential neighborhoods

	» Civic infill along Magnolia Road as an expansion of 
existing civic uses in that area

NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) HOTEL (KEYS) LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES.    
(# DU)

N OF MCCASKILL 21,000 79,000 7,000 0 0 0 18 0 11 0 29

S OF MCCASKILL 10,000 61,000 44,000 66 0 13 0 0 0 8 21

TOTAL 31,000 140,000 51,000 66 0 13 18 0 11 8 50

DENSITY Average Non-Residential Density: 0.13 FAR (West of NC5: 0.15 FAR, East of NC5: 0.11 FAR) Average Residential Density: 9 DU/AC (North of McCaskill: 11.6 DU/AC, South of McCaskill 6.4 DU/AC)

Form-Based Code (FBC)

The Form-Based Code (FBC) is a companion document 
to this Small Area Plan (SAP) report. While this 
document focuses on the existing conditions analysis, 
best practice and precedent research, concept design 
studies, the Final Design plan and recommendations, 
and stakeholder feedback, it should be seen as an 
account of the planning process and the intent and 
vision established collectively. The FBC, on the other 
hand, is a regulating document, taking the intent and 
vision established through this planning process and 
formulating precise development standards that help 
ensure the vision becomes reality. Property owners, 
whether from the public or private sector, and their 
design teams will be required to follow the criteria laid 
out in the FBC when designing and submitting their 
intended development or improvement. The Village will 
use the FBC to review submissions, to ensure they are 
in compliance.

*Note this average includes 18 DU of Multi-Family from the previously-approved The Greens at Pinehurst planned development.		
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S M A L L A R E A P L A N (S A P) B O U N D A R Y

V I L L A G E O F P I N E H U R S T

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Preferred Build-out Plan Diagram

	» As noted above, the Preferred Build-out 
Plan represents one potential scenario 
of how infill development in Village Place 
may occur over the next 30+ years. 

	» As with the Low and High Intensity Plans 
developed as concepts in Phase 2, small 
scale commercial and residential infill 
vacant or underutilized parcels. 

	» This option increases the amount of infill 
commercial, while reducing the amount 
of infill residential. 

	» The building footprints are illustrative 
only, but represent the scale and 
placement of buildings appropriate to 
the context and historic character of the 
Village.
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SUMMARY OF DEMAND FOR LAND USE WITHIN 
PLANNING AREA

SUMMARY OF MARKET OPPORTUNITYProposed Concept Plan - Phasing 

Using the Market Analysis demand summary (shown in 
the charts to the right), the consultant team projected 
the potential timeframes of the proposed Village Place 
Build-Out plan. The resulting Absorption Plan (on the 
following page) illustrates these timeframes. As with 
the Build-Out Plan, this absorption scenario is illustrative 
only and should not be considered the only option for 
this area, particularly considering that it can only occur 
as private and public property owners express interest in 
redeveloping or selling their parcels. 

Civic 
Civic uses were not analyzed as part of the Market 
Analysis and will be determined and developed as 
needed by the Village.

Residential
The Market Analysis displayed a high demand for 
residential; therefore, the potential for any residential 
building Village Place is likely to be as soon as the next 0-5 
years. The amount of residential shown in the Final Plan 
is much less than the demand, as a result of feedback to 
consultants by Village staff and representatives.

Office
The amount of Office in the Final Plan exceeds the 
current demand for this use in Village Place. Therefore, 
while up to 5,000 SF/year is projected, it will take 30+ 
years to develop the program shown on this plan. Office 
near the mixed-use area south of McCaskill Road should 
be prioritized over those properties closer to NC-211.

Retail/Hospitality
The amount of retail proposed in the Final Plan represents 
the full build-out potential for Village Place. The build-out 
of this plan would likely take 10+ years as the demand 
potential is currently 20-25,000 SF every five years. The 
demand for retail will likely be higher closer to Village 
Center, therefore retail around the southern mixed-
use core area was prioritized to occur in the near term. 
Development of retail north of McCaskill Road would likely 
come later in the build-out of this plan. In conjunction, 
with the demand for Hospitality uses, a small hotel has 
been proposed at the main intersection in the core area 
(see the Detail Plan on page 58).

Golf was not included as part of the proposed plan for Village 
Place as this was not seen as an appropriate use for this area; 
golf-related retail and hospitality is included above.
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Land Use Overall Market 
Opportunity Village Place Pinehurst South

For-Sale Residential XXXXX XXXX XXXX
For-Rent Residential XXX XXX XXX
Retail XXXX XXX XXX
Office XX XX XX
Hospitality XXX XXX XXX
Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand Potential Locations within Pinehurst

For-Sale Residential 80-120 homes/year Almost anywhere

For-Rent Residential 15-25 units/year Major roads, VP, PS, Village 
Cntr

Retail 20-25,000 SF/ every 5 
years

Major roads, VP, PS, Village 
Cntr

Office Up to 5,000 SF/year Medical area, VP, PS, Village 
Cntr

Hospitality 25 rooms/yr. in Moore 
Co.

Resort, Village Cntr, PS, VP

Golf 2-3 courses over the 
next 10 years in Moore 

Co.

Focus Area 1 is the only area 
with space

Land Use Village Place Pinehurst South

For-Sale
Residential

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)
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At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
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build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 
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maintenance for golf)

SUMMARY OF DEMAND

For additional information regarding the Market Analysis summary, see Section 2.3 of this document. 

✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

✓ ✓ ✓ ✓ 
✓ ✓ ✓ ✓ ✓ ✓ 

✓ ✓ O ✓

✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ 
✓ ✓ ✓ ✓ ✓ ✓ 

✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

Unlimited 
(up to build-out capacity)

1 project would sell approximately 
15-25 homes per year

1-2 projects of up to 70-100 units each

Timing depends on where else apartments 
have been constructed (e.g. Village only 

has demand for 1 project every 5-10 years)

25,000 - 50,000 SF

25,000 - 20,000 SF
Limited amount per year. 
5,000 SF total in Village.

Village Place could capture some of that, 
but likely less than Pinehurst South

1 hotel with approximately 
75 - 100 rooms as well as bed and 

breakfasts

None
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Phasing Absorption Plan

In coordination with the Market Analysis, 
the consultant team developed a potential 
Absorption Plan to demonstrate the 
absorption potential based on current  
demand projections (see the previous page 
for more information).

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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5.0  IMPLEMENTATION 5.1  OVERVIEW

5.2 FISCAL ANALYSIS
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5.1 OVERVIEW 

[Implementation summary to be included in final report]
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5.2 FISCAL ANALYSIS

Introduction

When new development occurs within the Village of 
Pinehurst, it brings both new revenues to the Village 
(primarily in the form of new taxes) and new costs to 
the Village (in terms of services such as fire protection 
and police as well as new infrastructure such as roads 
or sewers). Therefore, an important component to 
understand the implications of the Small Area Plans 
(SAPs) is to understand the revenue and costs to the 
Village of added services and infrastructure based upon 
future potential plans. This analysis is called a Fiscal 
Impact Analysis.

To determine the revenue and the costs of added service 
and infrastructure on the Preferred Build-Out Plans for 
Village Place and Pinehurst South, the team utilized the FY 
2017 Land Use Fiscal Analysis completed by the Village 
of Pinehurst in October 2017. This document provided a 
net fiscal impact of various types of development in the 
Village of Pinehurst. These are expressed either as a net 
surplus or net deficit per acre by land use type. Please 
see the callout box for important assumptions made in 
the original document. In addition, refer to the original FY 
2017 Land Use Fiscal Analysis for the full explanation of 
methodology and assumptions used to determine the net 
fiscal impact of different land uses by acre.

One of the major findings for the Village was that the 
analysis indicated that residential land uses generate 
more net revenue for the Village than non-residential 
uses. This is due in large part to the fact that the majority 
of revenues in the Village are from property taxes and 
that retail sales tax distributions occur on a per capita 
basis (as opposed to retail square footage or number of 
businesses). WThey also noted that certain assumptions 
about gated communities had a significant impact on 
the Single Family – Medium Density land use since the 
communities have security and maintain their own roads. 
In addition, assumptions regarding vacancy (16% for 
single-family and 68% for multifamily) had a large impact 
on the results. Finally, some Multi-family developments 
do not use the Village’s solid waste services and instead 
contract with a private hauler which impacts costs. It was 
noted that for future development, Village leaders should 
consider variables such as private security, private roads, 
and solid waste collection to determine the true cost of 
any future residential development.

Results of Fiscal Impact Analysis

Based upon the results of the analysis, utilizing the 
assumptions as described herein, the Small Area Plans 
could have the following annual impact on the Village of 
Pinehurst at build-out (e.g. when the plan is completely 
built): 

	» Village Place Preferred Program: -$40,003 estimated 
total annual impact

	» Pinehurst South Program Low: -$32,192 estimated 
total annual impact

	» Pinehurst South Program High: -$18,313 estimated 
total annual impact

The commercial and the residential land uses in the 
plans balance each other out to help bring the net fiscal 
impact fairly close to zero. As noted above, residential 
land uses have a positive net fiscal impact on the VOP 
(e.g. more residential in the plans creates more revenue) 
and commercial land uses have a negative impact on 
the net fiscal impact (e.g. more commercial in the plans 
creates less revenue).

Fiscal Impact Assumptions and Methodology

In order to complete the analysis, we utilized the following 
assumptions:

	» We utilized the assumptions regarding surplus or 
deficit by acre without any changes from the 2017 
report. As noted above, this could make some 
residential land uses appear more beneficial than 
they are since the SAPs do not contemplate gated 
communities and for the other various reasons noted 
above.

	» We fit the land use categories from the current SAPs 
into those land use categories from the 2017 report. 

Figure 2 on page 78 outlines how the current land use 
categories in the SAPs compare to the FY 2017 document.

The next step was to determine the likely acreage 
associated with the SAPs as the FY document reported 
the surplus and deficit by acreage. The proposed density 
is similar to the existing density in the Village Center. 
The calculations to determine density by land use were 
completed on a gross net basis, based on typical average 
lots, plus the minimum required open space at 8%, half 
the right-of-way, and half the alley, if applicable. The 
following Figure 3 includes the estimated density of the 
products by land use that were then used to determine 
acreage in the SAPs.

Figure 4 on page 79 shows the calculations for each of 
the potential programs.
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* Floor Area Ratio (FAR) is the 
measurement of a building’s total amount 
of usable floor area in relation to the 
total area of the lot on which the building 
stands. 
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Figure 4: Village Place Preferred Program Calculations 

 
 
 
Figure 5: Pinehurst South Low Program Calculations 

 
 
 
Figure 6: Pinehurst South High Program Calculations`
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Overview

The Village of Pinehurst identified two locations within 
the Village boundary, Village Place and Pinehurst South, 
as areas well-suited to accommodate growth, advance 
economic development goals, increase revenues and the 
tax base, and to support the many quality-of-life needs of 
existing residents, businesses, and visitors. 

In an effort to advance these opportunities and create 
a set of Small Area Plans that respond to the Village’s 
2019 Comprehensive Plan and guide future development 
initiatives, the Village of Pinehurst hired Design Collective, 
Duggal Real Estate Advisors, and Ramey Kemp & 
Associates. These plans will guide decision making on 
new development and redevelopment, public and private 
investments, policy and zoning, and many other important 
topics that will have a long-term impact on the Village.

The focus of this document is on the Pinehurst South 
Small Area Plan. For recommendations pertaining to 
Village Place, please see the Village Place Small Area 
Plan. 

The scope for the Pinehurst South Small Area Plan 
project included planning, streetscape, and landscape 
design; market/economic analysis; and transportation 
planning. The consultant team, led by Design Collective, 
worked on behalf of the Village and prepared plan 
recommendations, zoning regulations, and development 
standards specific to Pinehurst South that, once adopted 
by the Village, will guide future private development as 
well as public capital improvement projects.

Process

The Small Area Plans effort occurred in the three following 
phases, with stakeholder involvement in all phases. Work 
began in November 2020 with adoption projected in late 
2021. For additional information on stakeholder input and 
public feedback, refer to Section 3.0 of this document. 

PHASE 1:  DATA COLLECTION; EXISTING 
CONDITIONS INVENTORY AND ANALYSIS

The first step in the process was to fully assess and 
understand existing conditions; historic, cultural, 
and environmental assets; neighborhood goals and 
objectives; realistic market-driven development 
opportunities; resident and stakeholder concerns and 
input; constraints and opportunities; and other factors 
that would inform the Small Area Plan.   

Throughout December 2020 and January 2021, the 
consultant team conducted over 20 key stakeholder 
interviews, discussing the two plan areas with Village 
staff, appointed and/or elected officials, agency 
representatives, committee chairs, residents, local 
businesses and merchants, golf and tourist industry 
representatives, major employers, property owners, 
developers, brokers, and others to further understand 
their viewpoints. Phase 1 concluded with Public 
Workshop 1 in February 2021 with approximately 100 
attendees.

PHASE 2:  PLANNING AND DESIGN

In Phase 2, from March to June 2021, based on the 
analysis conducted and feedback received during Phase 
1, the consultant team designed and compiled Concept 
Plan Options, Street Sections, Open Space and Street 
Network Plan Diagrams, Renderings, Precedent Images, 
and similar for Village Place and Pinehurst South. During 
this timeframe, the consultant team discussed the two 
plan areas and concepts with Village staff, appointed 
and/or elected officials, and key stakeholders and, based 
on input received, refined the concepts. These concepts 
were shared in early June 2021 in Public Workshop 2 
to solicit further feedback; approximately 59 attendees 
participated. 

PHASE 3:  MASTER PLAN REPORT

During Phase Three, the design team presented the final draft 
plan to the community at a public input event in February 
2022. This event provided an opportunity for the public to 
review and comment on the final draft prior to adoption. The 
design team then prepared this final master plan report, an 
illustrated, guiding document that outlines the preferred plan 
options and supported recommendations for the Pinehurst 
South Small Area Plan.

The Plan was approved by the Village of Pinehurst 
Council and recommended for adoption as an element of 
the ______ through General Resolution #-______ on ______, 
2022. 

The Plan was adopted as an amendment to the Village 
of Pinehurst Development Ordinance by the Village Place 
Council through Amendment #-______ on ______, 2022. 

Project Goals

The following project goals were identified in the project 
RFP, issued by the Village:

	» Create a small area plan to facilitate redevelopment 
as an "Innovation Hub" with office, medical, life 
science, and research facilities with small-scale retail 
services and residential uses;

	» Create an implementable plan to make the 
community’s vision for the area a reality in keeping 
with previous planning efforts and the newly adopted 
Comprehensive Plan; 

	» Economic feasibility, urban design, and improving 
the public realm (e.g., roadways, sidewalks, parks, 
plazas, open spaces) are key aspects of this plan 
that must include specific and achievable actions;

	» Extend the vision of Tufts, Olmsted, and Manning 
from the Village Center to NC-5 and throughout the 
Pinehurst South study area;

	» The Plan should recognize (but not require) the 
foundational principles set forth in the National 
Historic District Nomination (Nomination) submitted 
to the National Park Service in 1994. The area should 
feature:

•	 Abundant landscaping, walking paths and open 
spaces while

•	 Minimizing traffic and maintaining the human 
scale of buildings.

	» Guiding Principles 1, 2, 5 and 7 of the 2019 
Comprehensive Plan are especially important to the 
development of the Small Area Plans;

	» Explore traffic relief measures pertaining to NC-5;

	» Buffering and mitigating the impact of new 

development will be an important part of this planning 
effort;

	» Care must be taken to consider the interaction of any 
proposed new use with existing uses in the area, and 
to consider the impact of any proposed new use on 
the surrounding neighborhoods; and 

	» Provide sufficient and discrete parking for any 
proposed use will be an important consideration. 

Planning Goals

The following planning goals were identified through 
the development of the Pinehurst South Small Area Plan, 
based on analysis and stakeholder feedback:

	» Provide a connected street network that will help 
disperse and alleviate traffic congestion on NC-5

	» Explore placemaking and creating a center east 
of NC-5, between Monticello and Blake Boulevard, 
building off the nexus of the Post Office, Pharmacy, 
ABC, Dowd Cabin, and the new Girls & Boys Club;

	» Incorporate a variety of new Open Spaces, to serve 
surrounding office and residential users and a 
Shared-Use Path (SUP) adjacent to the Railroad to 
connect Pinehurst South to the Village Center;

	» Explore an alternative approach from the Innovation 
Center suggested in the 2019 Comprehensive 
Plan which is likely better suited to Focus Area 3, 
anchored by an institution;

	» Explore variety of residential types (including 
cottages, townhouses, live-work, and missing middle 
res.) and infill commercial; and

	» Explore the realignment of Monticello Drive to 
accommodate the relocation of the Village's Public 
Service Facility from Village Place to the property 
south of the Harness Track.



The Village of Pinehurst boundary 
encompasses approximately 17.3 square 
miles of land area. The two focus areas, 
Village Place and Pinehurst South, are 
located to the north and south of the Village 
Center, the historic hub of the community. 
Connecting these two focus areas is a range 
of housing, lodging accommodations, retail, 
and recreational amenities, including golf 
courses, lakes, and walking and bike trails.
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The purpose of this plan is to define the characteristics of 
future development that are supportable and appropriate 
for Pinehurst, to guide change towards a predictable and 
agreed upon outcome. This plan addresses land use; 
street types; open space; pedestrian and bicycle facilities 
and connectivity; and numerous other considerations. 
Recommendations will consider impacts and benefits, 
traffic, revenues and costs, phasing, zoning, development 
standards, Pinehurst Development Ordinance (PDO) 
updates, and other implementation strategies.

The document includes the following components:

SECTION 1.0:  INTRODUCTION

Provides a brief overview of the project location, the objectives 
and process, and a general description of the document's 
content. 

SECTION 2.0:  EXISTING CONDITIONS

Examines the physical and market conditions of Pinehurst South 
through photo documentation, analysis of data, stakeholder 
interviews, and community feedback. 

SECTION 3.0:  PUBLIC OUTREACH

Provides a brief overview of the stakeholder interviews and 
public workshops that were implemented as part of the public 
outreach process. 

SECTION 4.0:  RECOMMENDATIONS

Provides a brief overview of the approach, concept planning, 
and feedback that the consultant team used as guidance 
towards the final recommendations.  

Highlights development opportunities; describes street 
systems; and provides illustrative and photographic examples 
of open spaces and streetscape design elements.

SECTION 5.0:  IMPLEMENTATION

Summarizes fiscal analysis data as it relates to the 
implementation of the proposed concept design and approach 
for Pinehurst South.

This document does not cover development standards 
required for construction review within the Pinehurst 
South Small Area Plan, including Site Design, Street 
Design, Landscape Design, Architectural Design, and 
Sign Design criteria. For more information on the on 
the criteria and the submission and review process, 
please refer to the Pinehurst South Form-Based Code 
and the Pinehurst Development Ordinance.
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1.3  BACKGROUND AND HISTORY

Background and History

The Village of Pinehurst is a small, traditional town 
located in North Carolina, approximately 70 miles 
from Raleigh and 100 miles from Charlotte. Located 
equidistant to these two major cities, the Village is 
accessed by Yadkin Road - NC 211 and US 15 as the two 
major thoroughfares that bisect its boundary. 

One of two National Historic Landmark Districts in North 
Carolina, the Village is deeply rooted in its setting and 
history. The area is nestled in “the Sandhills” of Moore 
County, characterized by rolling hills, covered by deep 
coarse sands and forested areas. Longleaf pines, in 
particular, were a major resource for the region and 
harvested to produce turpentine for the naval industry 
and lumber. By the late 1800s, the growth of the Raleigh 
and Augusta Railroad became a catalyst for industry 
and development. 

By 1895, James Walter Tufts purchased the original 
lands of the Village, approximately 5,980 acres, to 
create a health resort and wellness community centered 
around pulmonary issues. He hired one of the country’s 
most prestigious landscape architecture firm at the 
time, Olmsted, Olmsted, and Eliot to plan and design the 
Village.

The Village of Pinehurst was first opened in January 
1896 with the Holly Inn and several guest cottages as the 
initial phases of development. Since then, the Village has 
grown to become an iconic golf destination and anchor 
site of the U.S. Open, supported by the Pinehurst Resort, 
a variety of hotels, boutique shops and restaurants, and 
a wide range of trails, natural amenities, and historic 
sites for visitors to enjoy.   



James Walter Tufts General Plan for the Village of Pinehurst - 1895

Longleaf pine is a pine species native to the area. 
Pine resin was extracted and collected into barrels 
for distilling into turpentine used to make oil paint for 
ships and buildings.

In the 1800s, 
pollution in cities 
and the expansion 
of rail lines to the 
south provided 
the catalyst 
for people to 
retreat to warmer 
and healthier 
environments, 
contributing to 
the growth and 
development of 
parts of North 
Carolina.
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2019 Envision the Village Concept Renderings

1.4  PREVIOUS PLANS AND STUDIES

Since becoming a municipality in the 1980s, at least 
eight plans have been completed, either encompassing 
the full area of the Village, or focusing on a particular 
neighborhood. A summary of each relevant study can be 
found below.

2020 STRATEGIC OPERATING PLAN

As the most recent previous planning effort untaken by 
the Village, this plan identified growth in population and 
increased development as the primary issues facing the 
Village. The plan established the following priorities and 
areas of focus:

1.	 Safeguard the community;
2.	 Promote high quality development and appearance;
3.	 Promote a thriving business community;
4.	 Promote transportation mobility and connectivity;
5.	 Protect the environment;
6.	 Promote active living and cultural opportunities;
7.	 Professionally manage a high performing 

organization;
8.	 Attract and retain an engaged workforce; and
9.	 Maintain a healthy financial condition.

2019 COMPREHENSIVE PLAN

The Village completed the 2019 Comprehensive Plan 
as a guide to manage growth for the next 15-20 years. 
The planning effort included a significant level of public 
participation including numerous public forums and 
online engagement. The Plan outlined the following 
seven guiding principles:

1.	 Retain the small-town charm, scale, and character 
of the community to ensure a high quality of life. 
Celebrate and preserve the historic Village and 
traditions that make Pinehurst desirable and unique.

2.	 Balance the need to conserve land while allowing 
purposeful, quality development in strategic 
locations to meet the needs of residents, businesses, 
and visitors. Ensure high quality development 
that reflects the character of the community and 
maintain high quality gateways and corridors to 

ensure the built environment is in keeping with the 
character of Pinehurst.

3.	 Protect and enhance the quality and character 
of existing residential neighborhoods. Seek 
opportunities to offer a variety of housing types that 
appeal to a wide range of households and enable 
residents to live in Pinehurst throughout all stages 
of life. Ensure neighborhoods are connected to 
walkable destinations such as parks, open spaces, 
recreational facilities, and other activity centers.

4.	 Provide a safe, reliable and efficient transportation 
system that promotes and enhances mobility 
and connectivity between neighborhoods and 
destinations through a multi-modal network of 
complete and walkable streets, sidewalks and paths 
for vehicles, golf carts, pedestrians, and cyclists.

5.	 Support the golf, tourism and healthcare industries 
that make up the economic backbone of the 
community by encouraging entrepreneurship, 
supporting diverse and innovative businesses, and 
developing a thriving arts, culture, and entertainment 
market. Encourage a variety of shopping, dining, and 
cultural opportunities for residents and visitors alike. 

6.	 Ensure supporting infrastructure and community 
facilities exist to meet the needs of existing and 
future Pinehurst residents, businesses, and visitors. 
Partner with other providers to plan for and expand 
infrastructure as necessary to ensure a high quality 
of life.

7.	 Preserve, conserve, and feature Pinehurst’s natural 
resources with expanded parks, open spaces, and 
events that enhance the health and well-being of the 
community and the environment.

2015 COMPREHENSIVE BIKE PLAN 

The 2015 Comprehensive Pedestrian Plan was completed 
to evaluate the needs of current and future residents and 
visitors in the Village.  The efforts included input from 
a Steering Committee, several Community Workshops/
Events and a Pedestrian/Bicycle Survey. The following 
Goals and Objectives were established:

	» Increase the options for bicycling as an alternate 
form of transportation within the Village

	» Provide attractive, yet safe, bicycling connections 

from Village residential areas to nearby destinations

	» Promote bicycling as a healthy exercise

	» Create a bicycle environment that is friendly to all 
users - including seniors, disabled persons and 
children

	» Improve connections between disparate parts of the 
Village

	» Promote bicycle safety

2015 COMPREHENSIVE PEDESTRIAN PLAN

The 2015 Comprehensive Pedestrian Plan was completed 
at the same time as the 2015 Comprehensive Bike Plan 
to evaluate the needs of current and future residents and 
visitors in the Village. The efforts included input from a 
Steering Committee, several Community Workshops/
Events and a Pedestrian/Bicycle Survey. The following 
Goals and Objectives were established:

	» Increase “walkability” in the Village of Pinehurst

	» Create a pedestrian network that is an important part 
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	» Promote walking as healthy exercise

	» Create a pedestrian environment that is friendly to 
all users – including seniors, disabled persons and 
children.

	» Improve connections between disparate parts of the 
Village.

2011 VILLAGE OF PINEHURST THOROUGHFARE PLAN

The 2011 Village of Pinehurst Thoroughfare Plan was 
completed as an update to the original Thoroughfare Plan 
completed 20 years prior by the North Carolina Department 
of Transportation. The intent was to ensure a dynamic 
and strategic road network for the Village of Pinehurst 
for future travel and development needs. As stated in 
the report, the intent was to create a local consensus of 
the vision for Pinehurst’s future transportation system. 
The plan included a designation of roadways as Major 
Thoroughfares, Minor Thoroughfares, and Collector 
Streets, as well as a Thoroughfare Map identifying each 
road classification. The plan recommended the following 
principles for the Village's local road improvements:

	» Advocate for context sensitive design in all 
transportation planning and design efforts 

	» Continue to prefer roundabouts over signalized 
intersection and other traffic control devices when 
considering intersection improvements. 

	» Assure appropriate landscaping as a high priority on 
road projects in our jurisdiction 

	» Preserve the tree canopy on local and regional 
projects to maintain our community character 

	» Preserve and enhance landscaping at gateway 
intersections 

	» Maintain and enhance landscape along road corridors 

	» Maintain strong design controls in the transportation 
planning review process 

	» Continue to investigate methods to minimize the 

overall costs of future pavement maintenance 

	» Continue to monitor traffic speeds 

	» Continue efforts to minimize the number of curb 
cuts and other possible disruptions to traffic flow, 
capacity, and safety on major roads. 

	» Continue to plan for additional sidewalks and trails to 
be integrated with local streets and NCDOT projects

2010 COMPREHENSIVE LONG RANGE PLAN

The 2010 Comprehensive Long Range Plan was a two 
part document including a Strategic Element and 
an Implementation Element. The Strategic Element 
guided the overall strategic direction of the Village to 
preserve and enhance the overall sense of place. The 
Implementation Element included a detailed compilation 
of tasks and programs to be completed. The plan outlined 
four thematic elements:  Enhance, Preserve, Guide and 
Support. With the plan, the Village intended to:

	» Preserve and enhance the unique character and 
ambience of the entire community, especially the 
historic Village Center

	» Enhance the quality of life for present and future 
residents

	» Guide growth or change in ways that complement the 
unique character and ambience of the community

	» Address community needs in the most efficient and 
cost-effective manner

	» Maintain the legacy of Pinehurst for future residents 
and visitors to enjoy.

2008 NEW CORE MASTER PLAN

The 2008 New Core Master Plan focused on an area 
of approximately 19 acres in the Village Center as an 
opportunity for redevelopment. The study included 
participation of a Steering Committee as well as extensive 
public participation, including a three-day charrette. The 
Key Concepts and Principles for the Plan included:

	» Continuation of the scale, design, architectural 
character and “walkability” of the Village Center

	» A mix of uses – retail, office, residential and open 
spaces

	» Addition of roads and sidewalks to provide access 
to the interior of the plan area and to continue the 
Village’s interconnecting street pattern

	» Clustering retail uses on the southern portion of the 
plan area, where they would be in close proximity 
to the Village Center and enhance its strength as a 
specialty retail location

	» Adding a variety of residential uses – cluster homes 
including single-family residential, townhouses, live-
work units, and other market-supported residential 
forms

	» Adaptive reuse and/or relocation of historic structures

	» Pedestrian emphasis

	» Providing at least as much parking as needed for 
development in the New Core

1994 NATIONAL HISTORIC LANDMARK 
NOMINATION

The 1994 National Historic Landmark Nomination 
highlights the history and making of Pinehurst by Frederick 
Law Olmsted, Warren H. Manning, and James Tufts. The 
document highlights the intentions of the Olmsted plan 
to ensure the “overlay of an evergreen landscape on a 
curvilinear pattern of Village streets” as the heart of the 
design for the recreational resort and details many aspects 
of the original plan and development.

A companion to the 1994 National Historic Landmark 
Nomination was the creation of the Village of Pinehurst 
Historic District Standards and Guidelines, created in 
2006 and updated through September of 2013.
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1.5  PDO ASSESSMENT SUMMARY

The development ordinance for the Village, known as the 
Pinehurst Development Ordinance (PDO), includes regulations 
for all development (whether new, or modifications to existing, 
development) and became effective October 2014. 

As part of the analysis of the Small Area Plan (SAP)
Existing Conditions, the consultant team completed 
a comprehensive review of the PDO, looking for items 
of concern, compiled in this summary, that may inhibit 
achieving the envisioned future of Village Place and 
Pinehurst South.

The PDO regulations were adopted in accordance with 
the then current, 2010 Comprehensive Long Range Village 
Plan, as well as all other then current Village plans and 
policies, in order to accomplish the following goals:

	» Preserve and enhance the unique character and 
ambience of the entire community, especially the 
historic Village Center;

	» Enhance the quality of life for present and future 
residents;

	» Guide growth or change in ways that complement the 
unique character and ambience of the community

	» Address community needs in the most efficient and 
cost-effective manner; and

	» Maintain the legacy of Pinehurst for future residents 
and visitors to enjoy.

While these goals remain valid, since the adoption of 
the PDO, several additional planning efforts have been 
undertaken, including the 2019 Comprehensive Plan. Along 
with many other key strategies and recommendations, 
the new comprehensive plan called for a full update 
to the PDO, specifically to include corridor standards, 
conservation subdivision standards, and character-
based zoning concepts. The Small Area Plan (SAP) 
effort, and the following summary, builds off of this 2019 
Comprehensive Plan key recommendation.

For the SAP, the consultant team focused on the following 
sections of the PDO.

SECTION 8.2 GENERAL USE ZONING DISTRICTS

The General Use Zoning Districts section of the PDO 
provides land use regulations for nineteen (19) districts 
allowing for a variety of uses appropriate to the character 
of each individual district. The following items were noted 
as concerns for this section, relative to the SAP effort:

	» Section 8.2.5 defines R-10, R-8 and R-5 as High-
Density Residential Zones, however, high-density uses 
(such as Multi-family and Townhouse Dwellings) are 
not permitted by the Section 8.5 Table of Permitted 
Uses. Only Single-Family Dwellings are permitted and 
are not considered a high-density type.

	» In addition to the specific item listed above, generally, 
the Euclidian or used-based zoning districts 
are counter to the recommendation in the 2019 
Comprehensive Plan for character-based zoning. 
The Form-Based Codes (FBC), to be developed as 
part of this SAP effort, in contrast, align with the 
comprehensive plan's recommendation and will shift 
the focus from use-based zoning to building form 
and character. The FBC are intended to supplant the 
current PDO for Village Pace and Pinehurst South 
areas only.

SECTION 8.5 & 8.6 TABLE OF PERMITTED USES & 
SPECIAL USES 

Section 8.5 of the PDO contains a list of uses which may 
be permitted in one or more of the various General Use 
Zoning Districts established by the Ordinance. While 
Section 8.6 defines the Special Requirements as called 
for in Section 8.5. The following items were noted as 
concerns for these sections, relative to the SAP effort:

	» There are several terms used in the Table of Permitted 
Uses & Special Uses which are inconsistent or in 
conflict with Section 10.2 Definitions. These terms 
may be limiting or unintentionally promote certain 
uses in areas that are not intended by the PDO. In 
particular, the following items were noted:

•	 The terms "Industry, Heavy" and "Heavy" while 

used in Section 10.2, are not included in the 
Section 8.5. It is unclear where uses in this 
category would be classified in Section 8.5.

•	 In regard to Senior Housing, Section 8.5 lists 
the categories "Residential Care Facilities 
(More than 6 Residents)" and "Child/Adult 
Daycare Center". These terms do not address 
the additional uses listed in Section 10.2 as 
defined under "Nursing Home: Adult Care 
Home , Assisted Living Residence, Continuing 
Care Retirement Community, and Hospice". 
Therefore, it is unclear whether these 
additional uses were intentionally omitted 
and, if so, why. 

•	 Section 8.5 does not include "Office", as 
defined in Section 10.2 as "general business 
office, government offices, insurance offices, 
law office and real estate and management 
offices". The specificity of the uses listed in 
the table may be problematic for certain types 
of office that may be desirable. 

•	 The term "Dwelling - Mixed Use" is used in 
Section 8.5, however, it is unclear whether 
the term "Live-Work Unit" (as defined in 
Section 10.2) is included as a Dwelling-Mixed 
Use. This may potentially limit the ability for 
development of Live-Work units. 

	» SR-3 Dwelling, Multi-Family: 

•	 The minimum size for a multi-family dwelling 
is one thousand five hundred (1,500) heated 
square feet. This size is well outside the  typical 
unit size and may preclude new development 
from occurring and/or providing a range of 
unit sizes to meet market demand. 

SECTIONS 9.1 & 9.2 TABLE OF DIMENSIONAL 
REQUIREMENTS

Section 9.1 of the PDO defines the minimum design 
and development standards for all buildings, sites, and 
infrastructure. While Section 9.2  defines the dimensional 
requirements for all uses and structures in the General 

Use Zoning Districts. 

The following items were noted as concerns for these 
sections, relative to the SAP effort:

	» Minimum Front Yard Setback:  The minimum front 
yard setback for the majority of districts is greater 
than or equal to 20'. This may be problematic for 
smaller infill lots and/or to allow for a street frontage 
that relates to a pedestrian scale where building 
frontage is desirable and helps to create an engaging 
streetscape.

	» The Minimum Rear Yard Setback in most districts 
is a minimum of 20' or more. This may preclude the 
redevelopment of small infill lots or lots that do not 
require on-lot parking and/or are rear-loaded.

	» As written, the principal building as well as other 
structures including decks, landings, terraces, 
porches, and patios (with minimal exclusions) shall 
not be located within setbacks (see 9.1.E.2). This 
standard may unintentionally eliminate desirable 
building elements (such as deep front porches and 
bay windows).

	» Building Height:  While "Dwelling - Multifamily" is 
a permitted use in the VCP and VR districts, the 
building height is limited to 35', thereby limiting these 
buildings to 2 stories with a sloped roof (unless 
placed in an off-hill site condition or designed with 
a flat roof). As noted under Section 10.2 below, 
Building Height is measured to the highest point of 
the roofline, which precludes a 3-story building with a 
properly sloped roof and may unintentionally force a 
flat roof or a truncated sloped roof with a well. 

SECTION 9.14 DESIGN STANDARDS FOR SINGLE 
FAMILY DWELLINGS & 9.3 VILLAGE DISTRICT 
DESIGN STANDARDS 

Section 9.14 of the PDO defines design standards for 
Single-Family Dwelling development to ensure it is 
compatible with existing development and consistent 
with its site and surroundings. While Section 9.3 defines 
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design standards for the Village Districts to promote 
development that is functionally and structurally 
compatible with the existing Village Center and pedestrian 
area. 

The following items were noted as concerns for these 
sections, relative to the SAP effort:

	» While the landscape design standards in Section 9.14 
go into some detail and specify minimum quantities, 
the Exterior Building Materials portion is very limited 
(perhaps due to the restrictions placed on one- and 
two-family dwelling design standards by the state). 
The majority of this section is focused on process 
rather than design standards.  

	» The Village District Design Standards are applicable 
only to the following districts:  Village Mixed Use, 
Village Cottage Professional, and Village Residential. 
Therefore, the following residential districts, R-5, R-8, 
R-10, R-15, R-20, R-30, R-210, and R-MF, as well as  
Office Professional (OP) district do not have design 
standards, limiting the design oversight of these 
areas.

	» Certain standards are vague or impractical; e.g., shake 
is limited to 15% per block, requiring the architect or 
builder to calculate every facade on the block in lieu 
of their proposed building only and allowing the first 
buildings to consume a full block's allotment of shake; 
facade lighting standards address glare, but do not 
address light trespass, full cut-off fixtures to protect 
the night sky, light temperature, or energy-conserving 
lamps; public spaces shall be incorporated in the 
Village Mixed-Use District, but no other districts 
and there is mention of minimum size, frequency, 
appropriate types, amenities, and similar. 

SECTION 10.2 DEFINITIONS 

Section 10.2 of the PDO contains definitions of words 
used within the ordinance. The following items of concern 
were noted for this section:

	» Building Height is defined as "the vertical distance 

measured from the average elevation of the 
proposed finished grade at the front of the building to 
the highest point of the roof". The preferred method 
requires building height to be measured to the eave or 
to the midpoint of the roof, allowing properly pitched 
roof slopes and tall floor-to-ceiling heights reflective 
of the Village's architectural character.

	» Live-Work Units are defined as "variations of either 
the detached house building type or the townhome 
building type". It is recommended to also include 
Dwelling - Mixed Use to coordinate with the Table of 
Permitted Uses & Special Uses in Section 8.6. 

	» The use of the phrase "detached house" should 
match "Dwelling, Single Family".

	» "General Retail" is a term used in Section 8.5, however 
is not defined in Section 10.2.

To see current zoning districts and permitted uses that 
exist within the Small Area Plan boundaries, see pages 
22-23 of this document.
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Existing Conditions

Located south of the Village Center along NC-5, 
Pinehurst South encompasses approximately 290 acres 
with almost 47% of the area undeveloped. A portion of 
this area is in the unincorporated area of the Village 
of Pinehurst known as the Village’s Extraterritorial 
Zoning Jurisdiction (ETJ). Some of the development 
in this study area is older, more auto-centric, and 
may be considered out of character with the Village.  
 
The 2019 Comprehensive Plan recommends 
redevelopment with office, medical, life science, and 
research facilities supported with small-scale retail 
services and residential uses. Given the availability of 
undeveloped land, Pinehurst South offers the unique 
opportunity to expand the character of Pinehurst and 
create a new gateway for the Village to the south. 
 
To ensure the small area plans support the Village’s vision, 
the design team conducted a thorough assessment and 
inventory of existing conditions to understand the historic, 
cultural, environmental, social, market, and economic 
assets of Pinehurst. 

The plan builds on the strengths of the existing 
conditions; upholds the planning principles of the 
original Tufts, Olmsted, and Manning vision and plan; 
and extends the Village’s small-town scale, architectural 
character, and walkability outward rather than allowing 
auto-oriented commercial development to creep inward 
over time. 
 
This section includes the photographs, diagrams, and 
conclusions of this documentation and analysis phase, 
which was then used, along with stakeholder input, as 
the groundwork for the concept planning phase (Phase 
2).

2.1  OVERVIEW

The Existing Conditions and Analysis diagrams include:

	» Existing Illustrative Plan
	» Figure Ground Plan Diagram
	» Historic District Plan Diagram
	» Street Network Plan Diagram
	» Posted Speed and Traffic Control Plan Diagram
	» Land Use Plan Diagram
	» Zoning Plan Diagram
	» Topography Plan Diagram
	» Open Space + Trails + Sidewalk Plan Diagram
	» Market Analysis Summary

The following observations were made as part of the 
Existing Conditions study:

	» Forest cover is abundant in Pinehurst South; 
however,  the area lacks meaningful and organized 
open spaces for the community's use.

	» There is a grouping of existing and planned 
commercial and civic uses in the area between 
Monticello Drive and Blake Boulevard, including the 
Post Office, Pinehurst Fire Station No. 2, American 
Legion, the soon-to-be-relocated Boys & Girls Club, 
and a new headquarters building for NAHB. 

	» Multi-family and Single-Family Detached (SFD) 
residential are the primary uses west of NC-5. This 
area is poorly connected for pedestrian, bicycle, 
golf cart, and vehicle circulation as well as to other 
surrounding streets and trails.

	» Trotters Hill Office Park is an enclave of separate 

professional office buildings. Several lots have 
been developed, including several in recent years, 
particularly those adjacent to and with visibility from 
NC-5. With the recent construction, few undeveloped 
parcels within the office park remian.

	» There is a range of residential architecture in 
Pinehurst South, some of which is in keeping with 
the historic character of Pinehurst and some that 
appears quite out of place or in disrepair.

	» Similarly, there is a range of commercial architecture 
in Pinehurst South, some of which is in keeping 
with the historic character of Pinehurst and some 
that appears quite out of place as ubiquitous, auto-
centric development.

	» Overall, the area remains largely undeveloped and, 
thus, presents an opportunity for development that 
responds to the market demand but additionally 
upholds the Village's character. 
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Monticello Drive
Source: Design Collective

Multi-Family Residential - Abingdon Square
Source: Design Collective

Blake Blvd & NC-5
Source: Design Collective

Flooring Gallery
Credit: Google

United States Post Office - Blake Blvd
Credit: Google

Blake Blvd Railroad Crossing
Source: Design Collective

Commercial - Pinehurst Coins
Credit: Google Images

Commercial - Pinehurst Dental/Trotters Hill Office Park
Credit: Google

Commercial - Trotters Hill Office Park
Source: Design Collective



2.2 EXISTING CONDITIONS
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NC-5

Figure Ground

The Existing Figure Ground plan shows the 
relationship of built and unbuilt space in 
Pinehurst South.The development patterns 
in the study area are characterized by 
commercial uses accessed off of Beulah 
Hill Road - NC-5 with a mix of residential 
building types interspersed to the west and 
east. Undeveloped parcels exist in Trotter 
Hills,  a planned office development located 
in the northwest corner of the study area. 
The development consists of 17 parcels 
with approximately 1/3 of the lots either 
developed, permitted, or under review. 
Larger underutilized land with no projected 
development exists in the southeast corner 
of the study area.

CoinsCoins
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Historic District

The Historic District is comprised of 
properties that fall within the National 
Historic Landmark district or that were 
surveyed and identified as important fixtures 
within the community. These properties are 
subject to additional review by the Historic 
Preservation Commission and the Historic 
District Standards to ensure the history 
and charm of the Village of Pinehurst is 
preserved. 

No portion of the Historic District expands 
into the Pinehurst South study area, however, 
the Pinehurst Harness Track lies directly to 
the north and is within the District.

CoinsCoins
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Replace Roboto Condensed

E X I S T I N G R O A D S

E X I S T I N G D E A D E N D

Street Network

The Pinehurst South study area spans 
Beulah Hill Road - NC-5, a major connector 
street that provides direct access to the 
Village Center to the north and US 501 to 
the south. Neighborhood streets are organic 
and disconnected with many dead-end 
conditions throughout the study area.

CoinsCoins
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R5 - RESIDENTIAL              SU  35'
Intended principal use of land is high-density residential uses, 

intended to discourage any use detrimental to the residential 
nature.

RMF - RESIDENTIAL MULTIFAMILY   SR SR            35'
Intended principal use of land is multi-family and/or single 

family dwellings, intended to discourage any use that would 
be detrimental to the residential nature.

NC - NEIGHBORHOOD COMMERCIAL     SR      SR SR    35'
Intended principal use of land is small scale commercial, retail, 

office and service to residential districts

OP - OFFICE & PROFESSIONAL     SR       SU   SR 35'
Intended to provide for limited office and retail development, 
as a transition between business districts and residential land 

uses

Existing Zoning and Permitted Uses

The following zoning districts exist within 
the Pinehurst South Small Area Plan 
boundary. For a full matrix of all zoning 
districts and permitted land uses, reference 
Section 8.5 of the Pinehurst Development 
Ordinance (PDO).





SR
SU

KEY

S P E C I A L  R E Q U I R E M E N T S ,  S E E  S E C T I O N  8 .6

S P E C I A L  U S E  P E R M I T  R E Q U I R E D ,  S E E  S E C T I O N  4 .5

P R O H I B I T E D  U S E S

P E R M I T T E D  U S E S
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2.3 MARKET ANALYSIS SUMMARY2.3 MARKET ANALYSIS SUMMARY

Background and Objectives
A Market Analysis report was prepared by Duggal Real 
Estate Advisors, LLC (DREA); the following pages provide 
a summary; the full report can be found on the project 
website:  https://engage.vopnc.org/smallareaplans. The 
data was collected in November and December 2020 and 
January 2021.

The market analysis is one step in the process to determine 
the feasibility of land uses within the Village of Pinehurst 
and the plan areas. It ascertains the quantitative and 
qualitative aspects of demand for land uses that might be 
appropriate for future development in the plan areas and 
quantifies the potential scale and timing of these uses.

Also known as the Highway 5 Commercial Area, Pinehurst 
South is an approximate 290 acre limited growth and
redevelopment area on the Village’s south side containing 
approximately 145 parcels.

Summary of Market Opportunity
For the market analysis, DREA examined six different 
land uses: for-sale residential, for-rent residential, retail, 
office, hospitality, and golf. The following is a summary of 
the opportunity for each of the land uses in the Pinehurst 
South plan area.

The overall market opportunity takes into account the 
current and projected future market conditions, future 
demand potential, and the suitability for the land use 
within the Village. 

Summary of Demand
For each of the land uses, DREA completed a demand 
model to understand the future potential of the land use 
within the Village or Moore County, depending on the 
land use. To determine how much of each land use would 
likely locate within the plan areas, it was necessary to 
consider where else within the Village the land use could 
be located. For example, if there is demand for one rental
project every three to eight years within the Village, it 
cannot be located in both planning areas, but in reality, it 
could be located in either one or another location in the 
Village, making it difficult to assign demand.

For many land uses, there has been and will be more 
demand for the product type within the Village than the 
amount of supply that has been or will be available (i.e., 
more houses would likely sell if they were available).

Summary of Demand for Land Uses
within Plan Areas
DREA then considered how much of the demand 
could be located within the plan areas if the area was 
zoned for it, landowners were interested in selling, and 
developers would build it. While the market analysis 
quantifies realistic development opportunities, actual 
land use allocation is guided by planning exercises, site 
constraints, the desired vision, and stakeholder input, in 
balance with market demand.

The potential for most of the land uses is present in both 
plan areas. Although there is some flexibility in these 
numbers as stated before, DREA put together guidelines 
based upon the market to help the planning team 
understand the magnitude of demand in each of the plan 
areas. Below is the demand summary for Pinehurst South.

For-Sale Residential
	» Likely a stand-alone residential community as 

opposed to mixed with other product.
	» Given land availability, could have 1-2 projects. Each 

would be 30-50 units.
	» However, the demand for this product is deep, and 

the planning area can support as much for-sale 
product as desired.

	» Could be either single-family detached or attached 
product.

	» Pricing would vary based upon product type and 
positioning, but would likely be in the range of 
$250,000 to $450,000.

For-Rent Residential
	» Could be either a stand-alone larger community 

(typically larger, 150-200 units) or integrated into a 
mixed-use area.

	» Integrated into a mixed-use area, the apartments 
would still likely be horizontal mixed-use (e.g. the 
apartments are next to the retail and office, not 
above). This would likely be a smaller project (80-
120 units).

	» Rents would be similar to the newest apartments 
at the time of construction. At this point, the 
newest apartments in the market are The Greens 
at approximately $1.35/SF. At an average size of 
approximately 1,000 square feet, that would equate 
to a rent of approximately $1,350 per month.

Retail
	» Any retail would prefer to be located and accessed 

off of NC-5. If a project were created on the east 
side of NC-5, it would still be important to have NC-5 
visibility.

	» Could be a stand-alone shopping center on the west 
side of NC-5. This would depend on having an anchor 
within the project such as a grocery store or drug 
store. The size of the center would depend on what 
type of anchor, ranging from 50,000-80,000 SF in size 
total. This would likely not materialize for some time 
as the area continues to develop and mature.

	» There is also demand for retail on the east side of 
NC-5. Due to access issues, it would be small-scale, 
and just to support local businesses and residents. 
There would likely be less than 10,000 SF total.

	» If there was a shopping center on the west side 
of NC-5, the retail on the east side would be more 
limited, and vice versa.

	» Any retail located within Pinehurst South would be 
locally serving.

	» The maximum amount of retail in the area is likely 
to be 80,000 SF with a grocery store, and less than 
40,000 SF without a grocery store at build-out.

	» Rents would need to be $24-$30/SF to support new 
construction 

Office
	» Office could either be like the product available at 

Turnberry (small format, 1-2 story) or integrated into 
a mixed-use center.

	» Although there is not a lot of office demand annually, 
given the limited amount of office land available in 
other areas, this would be an appropriate location to 
save land for future office use.

	» Even at 2,000 SF of office per year, in 50 years, the total 
amount would be 100,000 SF. Tenants and owner-
occupied space would be a collection of medical, 
locally-serving professional services, and potentially 
related to the USGA.

	» Rents for office would be in the $18-$22/SF range.
	» Part of the area could be a modified Innovation Hub 

– meaning it could be planned to attract and facilitate 
companies and technologies related to golf, but be 
willing to accept other industries and users as well.

Hospitality
	» The planning area could support a hotel if it were part 

of a mixed-use area. If there were enough businesses, 
it could support the workers in the area. Otherwise, it 
would likely support tourists. Type of hotel depends 
on place creation.

	» A new hotel would likely have around 100 rooms.
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PINEHURST SOUTH SITE ANALYSIS

Strengths
• Land availability
• Direct access to 

Pinehurst Resort via NC 
5

• New development in area
• Strong businesses in 

area (such as Quail 
Haven Retirement 
Village)

Weaknesses
• No common theme to 

buildings
• Unrelated land uses
• Traffic issues

Opportunities
•Capitalize on growth 
along NC 5
•Concentration of public 
and semi-public services 
(post office, fire station, 
VA services)
•Create a distinct identity 
for area
•Build off of USGA
•Infill development

Threats/Challenges
• RR crossings & limited 

access
• Significant amount of 

vacant land south of the 
study area along NC Hwy 
5 that could take demand 
potential away

Overall, Pinehurst South is best suited for residential and office uses.
Hospitality could be an option as well. Large-scale retail would be
challenging given the access issues, but locally-serving retail would be
viable.

Quail Haven Retirement Village

Abingdon Square Townhomes

Veterans Guardian Claim Consulting

Fire station

Retail

Open space along Blake Blvd.

4



Economic and Demographic Analysis

Industry Businesses Employees% %
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For-Sale Residential
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For-Rent Residential
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Retail
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Office
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Hospitality
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Golf
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

MARKET ANALYSIS
CONCLUSIONS

Summary of Market Opportunity

Summary of Demand

Summary of Demand for Land Uses within Planning Areas

13

Land Use Overall Market 
Opportunity Village Place Pinehurst South

For-Sale Residential XXXXX XXXX XXXX
For-Rent Residential XXX XXX XXX
Retail XXXX XXX XXX
Office XX XX XX
Hospitality XXX XXX XXX
Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand Potential Locations within Pinehurst

For-Sale Residential 80-120 homes/year Almost anywhere

For-Rent Residential 15-25 units/year Major roads, VP, PS, Village 
Cntr

Retail 20-25,000 SF/ every 5 
years

Major roads, VP, PS, Village 
Cntr

Office Up to 5,000 SF/year Medical area, VP, PS, Village 
Cntr

Hospitality 25 rooms/yr. in Moore 
Co.

Resort, Village Cntr, PS, VP

Golf 2-3 courses over the 
next 10 years in Moore 

Co.

Focus Area 1 is the only area 
with space

Land Use Village Place Pinehurst South

For-Sale
Residential

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)
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Unlimited at build-out
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approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)

Unlimited 
(up to build-out capacity)

1 project would sell approximately 
15-25 homes per year

1-2 projects of up to 200 units 
each, depending on the location

Timing depends on where 
else apartments have been 

constructed

Up to 80,000 SF with grocery, 
40,000 SF without grocery

Up to 100,000 SF
Limited amount per year. 
5,000 SF total in Village.

Pinehurst South could capture 
some of that. Could increase, 
depending on impact of USGA

1 hotel with approximately 
100 rooms

Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintence for golf)
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3.1 OVERVIEW

Public participation helps ensure the plan addresses 
community concerns and ideas, foster an inclusive and 
transparent planning process, identify key opportunities 
and priority areas, and build momentum to move a 
planning process towards adoption and implementation. 
Stakeholder input and feedback were critical to creating 
a community-supported vision for Pinehurst South

A critical task throughout the planning effort was to gather 
stakeholder input on existing conditions and feedback on 
proposed concepts. This engagement was conducted 
through a variety of outreach methods.

Stakeholder Interviews

Throughout December 2020 and January 2021, the 
consultant team conducted over 20 key stakeholder 
interviews, discussing the two plan areas with Village 
staff, appointed and/or elected officials, agency 
representatives, committee chairs, residents, local 
businesses and merchants, golf and tourist industry 
representatives, major employers, property owners, 
developers, brokers, and others to further understand 
their viewpoints. 

Public Workshops

The consultant team and the Village of Pinehurst held 
three public workshops to elicit feedback and present 
work to stakeholders. The workshops were held as 
follows:
	» In February 2021, Public Workshop 1 was held to 

outline a vision for the future of the two Small Area 
Plans with public input and guidance. There were 148 
registrants (including consultant and Village staff 
team members), and approximately 100 attendees 
participated virtually, due to COVID-19 precautions. 

	» In early June 2021, Public Workshop 2 was held to 
solicit further feedback on the proposed concepts 
for the two Small Area Plans. There were 88 
registrants (including consultant and Village staff 
team members) and approximately 59 attendees 
participated virtually, due to COVID-19 precautions. 

	» In February 2022, Public Workshop 3 was held to 
present the draft Pinehurst South Report. There were 
XX registrants (including consultant and Village staff 
team members) and approximately XX attendees 
participated in person at the Fair Barn. 

Screenshot images from Virtual Public Workshop 1

Presentation images from Public Workshop 1
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3.2 PUBLIC WORKSHOP 1

Overview

In February 2021, the consultant team and Village of 
Pinehurst held Public Workshop 1 (of 3) to outline a 
vision for the future of the two Small Area Plans with 
public input and guidance. 

The Public Workshop was held virtually due to COVID-19. 
There were 148 registrants (including consultant and 
Village staff team members), and approximately 100 
attendees participated. Darryn Burich (VOP) introduced 
the team and gave an overview of the project goals 
and objectives. Cecily Bedwell and Caitlin O’Hara (DCI) 
presented the project team, project introduction, project 
schedule and Existing Conditions. Melina Duggal (DREA) 
presented the Market and Economic Analysis. 

Breakout Rooms were utilized to give participants the 
opportunity to ask questions, give input, and listen to 
other stakeholders. Each breakout room was facilitated 
by a member of the project team. Additionally, the project 
website  provided outreach materials as well as an online 
survey and a summary of the presentation.

The following pages summarize the feedback received 
as a result of Public Workshop 1. 

Pinehurst South Polling Questions

The Public Workshop included two rounds of Polling 
Questions, one for Village Place and one for Pinehurst 
South. The polls were available live during the Public 
Workshop and also on the Project website for 10 days 
following the event. Participants were encouraged to 
use the polling questions to express their views on the 
strengths, weaknesses, and opportunities relating to 
each Small Area Plan.

This page shows the cumulative results of the Polling 
Questions for Pinehurst South.

2

3

4

(38/82) 46% (43/82) 52% 

(45/82) 55% 

(6/82) 7% 

(28/82) 34% 

(55/82) 67% 

(28/82) 34% 

(70/82) 85% 

(37/82) 45% 

(35/82) 43% 

(47/82) 57% 

(37/82) 45% 

(32/82) 39% 

(19/82) 23% 

(24/82) 29% 

(12/82) 15% 

(8/82) 10% 

(40) 49% 

(19) 23% 

(4) 5% 

(4) 5% 

(0) 0% 

(3) 4% 

(10) 12% 

(1) 1% 

(0/82) 0% 

(17/82) 21% 

(40/82) 49% 

(32/82) 39% 

(45/82) 55% 

(5/82) 6% 

(1) 1% 
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Land Use

	» Development right now is inconsistent
	» Strong desire for a public open space in this area

•	 Some stakeholders mentioned open space 
like Tufts Park

•	 Build/extend recreational amenities for 
families in the area

	» Low density residential desired by some stakeholders
	» Desire for mixed-use:

•	 Consider mixed use that disperses traffic, 
encourages internal circulation

•	 This area is currently a bedroom community, 
needs businesses to help tax base

•	 The area between Dawn Road and Parker 
Lane is seen as an opportunity for mixed-use; 
it is missing retail right now. A coffee shop or 
deli would be great – it is easily accessible

	» Office space is needed in Moore County – Class A 
and B is lacking – which would fit this area. However, 
some stakeholders cautioned against too much 
office space as COVID has altered the need for it and 
the future of office is undetermined

	» Given proximity to Aberdeen, Rt. 1, and the railroad, 
Light Industrial may be attracted to this area

	» Opportunity for Retail:
•	 Along Gaines street
•	 Desire for retail uses along Monticello Drive
•	 Some stakeholders would like to see a 

grocery store in this area, while others are 
happy to go elsewhere

•	 Perhaps small-scale businesses, golf 
businesses, golf centers?

	» Desire for office space – clinical/research businesses
	» The Innovation HUB as planned in the 2019 Comp. 

Plan does not resonate with some stakeholders; 
they are confused by this concept and think it is too 
much development

Character 

	» Pinehurst has numerous neighborhoods that 
are unique; it is okay to keep them different, but 
connected to each other

	» There is no cohesiveness to character in this area
	» Keep country area look
	» Trotter Hills coming along nicely, a great opportunity 

for more development; stakeholders like the park-
like setting

	» Desire for development like Turnberry Wood
	» Landscape: 

•	 Consider buffers along NC-5 – keep greenery 
and protect the pines; set development back 
from the highway. 

	» Future development needs to fit in with the pines 
and the gateway and the tone of the Village – growth 
and change need to be monitored.

	» Consider façade improvements for existing 
businesses near Carter Street; future businesses 
should vary, not be the same types of uses

	» Concern about new vinyl-sided homes and large 
homes – not sure they match the Village character

	» No chain restaurants; no strip centers
	» Reuse existing buildings such as Elmore Furniture

Transportation

	» Need for an independent, professional traffic study
	» Pedestrian:

•	 Promote pedestrian circulation over 
vehicular; make more walkable

•	 Walking from residences to retail is desired
•	 Desire to cross NC-5 safely 

	» Vehicular:
•	 Traffic on NC-5 is a nightmare and the corridor 

is littered with trash
•	 Trucks on NC-5 from the Aberdeen landfill are 

a concern; there is a lot of truck traffic
•	 NC-5 intersections at Cotton, Dawkins, and 

Gaines Streets have very difficult turns on 
both sides 

•	 Doral Woods exit onto Morganton Road has 
very traffic heavy

•	 Monticello Drive is used as a cut through
•	 Future development off Blake Blvd. for 38 

homes raises traffic concerns for some 
stakeholders

•	 Residential would need to be low density due 
to traffic concerns

•	 ABC Store and Post Office bring lots of traffic
•	 Concern for how to solve traffic; railroad 

limits widening the roadway.
•	 Need for another entrance off Blake Blvd. 

past the new liquor store

PINEHURST SOUTH PLANS FOR BREAKOUT ROOM DISCUSSIONS
The pages above are examples plans shown during the Breakout Rooms for Pinehurst South. For a full reference of these comments, please see the PW 1 Summary document on the project website.

Public Workshop 1 offered the community an opportunity 
to voice their observations and concerns about the future 
of Village Place and Pinehurst South. The list below is a 
compilation of the comments received during the workshop, 
as well as additional comments received by staff post 
workshop, for Pinehurst South. For a full list of comments 
recorded during Public Workshop 1, please visit the project 
website:  www.engage.vopnc.org/smallareaplans.

Public Workshop 1 Summary

	» Need to connect back to Village Center to make this 
area feel like it is a part of the Village, not isolated/
disconnected

	» Consider bike and horse trails near Pinehurst Rehab 
Center
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Overview

In Phase 2, from March to May 2021, based on the 
analysis conducted and feedback received during Phase 
1, the consultant team designed and compiled Concept 
Plan Options, Street Sections, Open Space and Street 
Network Plan Diagrams, Renderings, Precedent Images, 
and similar for Village Place and Pinehurst South. During 
this time frame, the consultant team discussed the two 
plan areas and concepts with Village staff, appointed 
and/or elected officials, and key stakeholders and, based 
on input received, refined the concepts. 

In early June 2021, the consultant team and Village of 
Pinehurst held Public Workshop 2 (of 3) to solicit further 
feedback on the proposed concepts for the two Small Area 
Plans. There were 88 registrants (including consultant 
and Village staff team members) and approximately 
59 attendees participated virtually, due to COVID-19 
precautions. Cecily Bedwell and MacKenzie Twardus 
(DCI) presented the Project Overview, Public Workshop 
1 Summary,  two plan options for each Small Area Plan, 
and other supporting materials. Melina Duggal (DREA) 
presented the Market and Economic Analysis summary 
that contributed to the plan options.

Breakout Rooms were utilized to give participants the 
opportunity to ask questions, give input, and listen to 
other stakeholders. Each breakout room was facilitated 
by a member of the project team. Materials were then 
posted to the project website to allow for further input.

The following pages summarize the feedback received 
during Public Workshop 2. 

3.3 PUBLIC WORKSHOP 2

Screenshot images from Virtual Public Workshop 2
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Low and High Intensity Plans

	» Many stakeholders support the High Intensity Plan – 
although it is long term, it creates a good vision for this 
area. 

•	 VOP is running out of room so this area is critical 
to future development. More Multi-Family is 
needed here.

•	 Prefer the idea of moving density here than taking 
Natural Areas and Green Spaces elsewhere

	» However, some stakeholders prefer the Low Intensity 
Plan and Single-Family units as more in keeping with the 
Village of Pinehurst (VOP) theme. 

•	 Desire to make Single-Family lots larger to 
accommodate backyards and focus on low 
density with no Multi-Family

•	 Some stakeholders are afraid that the High 
Intensity Plan would bring more traffic and add to 
the existing traffic problems. There is support for 
internal streets, but stakeholders do not believe 
this helps to alleviate traffic on NC-5 in the near 
term.

	» Some stakeholders are in favor of Mixed Use. Mixed 
used and commercial buildings should still maintain 
appropriate heights, keeping VOP character.

	» Many are against big box stores in the area, preferring  
smaller, locally-owned businesses 

	» Support for the Market/Incubator space for small 
businesses (proposed in the core, north of Blake Blvd.)

	» Some stakeholders prefer research/medical businesses 
here (per Comp. Plan), believing those uses don’t generate 
much traffic

	» Concerns about the type of commercial development; 
needs to be thoughtful. 

	» Opposition to industrial use near residential area
	» Some stakeholders think residential use on east side of 

NC-5 should be Multi-Family, not Single-Family Detached, 
as that area was meant to be commercial, Innovation Hub 
anchor.

	» Moving the Pinehurst Public Service Facility from 
Village Place to Pinehurst South was a surprised to some 
stakeholders. Many agree that it needs to move, but think 
that there needs to be a better description of what it is and 
how will it look. There is also some concern that there may 
not be enough space for the Service Area.  

	» Pinehurst South's design should reflect / fit with VOP 
theme; it should not imitate Village Center, but the design 
should relate. 

Transportation / Circulation

	» Sidewalks / Paths:
•	 Some think brick sidewalks should be required
•	 Walkability is key to growth. Currently nowhere to 

go
•	 Overall support for pedestrian connections and 

walkability
•	 There is an opportunity to connect to Harness 

Track and Clubhouse by foot. 
•	 Support for the shared-use path along NC-5 - it 

would be good to connect it north, to Village 
Center

•	 The residents of the Jackson Hamlet community 
travel on foot - adding sidewalks/walkability 
helps underserved community.

•	 There should be a shared-use path going west to  
Lake Hills Road.

•	 Focus has been switched from innovation hub 
to health and wellness; plan needs to reflect this 
change - more trails to walk or ride.

•	 Plan needs to encourage walking to services and 
increase walkability to ease traffic on NC-5

	» Streets
•	 Most stakeholders in support of Monticello 

realignment and relocation of Service Facility 
here. However, some noted that the Service 
Facility would fit without relocating Monticello if 
no commercial was located on the north side.

•	 Emphasize connectivity to the Harness Track; 
this is an asset to the community and it can be 
enhanced by this adjacent development.

•	 There are still many concerns about NC-5 traffic. 
Some stakeholders do not think this plan helps 
the traffic problem.

•	 Some stakeholders expressed concern that 
existing parallel parking (in Southern Pines) isn’t 
working well because residents do not like parallel 
parking 

•	 Stakeholders are concerned about truck traffic on 
Monticello, depending on what type of commercial 
development will be in the area. They would like to 
know what kind of vehicles would be coming in 
and out.

•	 Community supports the idea of rerouting  
commercial traffic off NC-5.

•	 Concern about street ownership.
•	 Some stakeholders think the Railroad should be 

diverted to bypass all of Pinehurst, altogether. 
This area could be used to make a greenway 
to accommodate golf carts from Aberdeen to 
Pinehurst.

•	 Open up area around USGA headquarters - multi 
modal movement from Aberdeen to Pinehurst 
- almost to Southern Pines area - connect three 
small towns

•	 Like that this plan would alleviate traffic on local 
streets

•	 Plan looks appropriately Olmstedian in street 
pattern

Buildings: 

	» Preference for commercial/retail along the green space to 
encourage public use and engagement.

	» Stakeholders would like to see a cohesion of architecture 
and landscape to blend everything together.  FBC will be 
important. 

•	 Buildings (especially Multifamily, Mixed Used, 
and Commercial) need to have lots of open space, 
and breathing room around them, to avoid looking 
out of place.

•	 Some stakeholders did not like the proposed 8-, 
10-, 12-unit multi-family buildings

Open Space: 

	» Some stakeholders think that there is not enough 
open space in this plan.

	» This is an entry corridor; it is important to have landscape 
and Village character here to reflect the theme of VOP. 
People should know they are entering VOP. Some 
stakeholders think that more landscape is needed in this 
area.

	» Some stakeholders desire access to more sports fields, 
recreation areas for families in this area - possibly a sports 
campus with soccer, baseball, tennis, etc.
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Proposed Open Space +  
Pedestrian Network

• Shows the addition of a 
Shared-Use Path (SUP) and 
sidewalk along NC 5

• Incorporates  variety of 
open space types

• Advocates for a new 
Central Green and Market 
Plaza in the core area 
between Monticello Dr. and 
Blake Blvd.

• Additional small and large 
greens throughout
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Proposed Street Network
• Increases the local street 

connections, to reduce 
reliance on NC 5

• Coordinates with NCDOT 
planned improvements

• Advocates for the 
improvement of Olivia 
as a full, signalized NC 5 
intersection, connected to 
Arnette St. (closed to NC 5)

• Improves pedestrian, 
bicycle, and golf cart 
crossings of NC 5 with 
crosswalks added at 
signalized intersections
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P R O P O S E D R O A D S

P R O P O S E D R O A D C L O S U R E
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PROPOSED       
COMMERCIAL INFILL 

ALONG NC 5

PROPOSED       
SINGLE-FAMILY 

RESIDENTIAL INFILL
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Proposed High Intensity 
Plan

• The High Intensity Plan 
illustrates the potential build-
out of Pinehurst South over 
50+ years 

• As with the Low Intensity 
Plan, small scale commercial 

underutilized parcels 
• This option differs with the 

realignment of Monticello Dr. 
to allow for a new location 
for the VOP Service Area 
(currently in the VP core)

PROPOSED 
SINGLE-FAMILY 

ATTACHED HOUSES

NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) HOTEL (KEYS) LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES.    
(# DU)

WEST OF NC 5 0 15,000 21,000 0 0 0 172 0 0 31 203

EAST OF NC 5 0 265,700 30,000 0 25,000 0 0 0 53 20 73

TOTAL 0 280,700 51,000 0 25,000 0 172 0 53 51 276

PINEHURST SOUTH PLANS FOR BREAKOUT ROOM DISCUSSIONS
The pages above are examples plans shown during the Breakout Rooms for Pinehurst South. For a full reference of these comments, please see the PW 2 Summary document on the project website.

Public Workshop 2 Summary
Public Workshop 2 offered the community an opportunity 
to voice their observations and concerns about the future 
of Village Place and Pinehurst South. The list below is a 
compilation of the comments received during the workshop 
for Pinehurst South, as well as additional comments received 
post workshop, via the project website survey (see www.
engage.vopnc.org/smallareaplans for more information). 
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Overview

The recommendations for Pinehurst South are broken 
down into three components: Guiding Principles, 
Concept Design, and Final Design. The material in this 
section takes into consideration the Phase 1 Existing 
Conditions analysis, the review of the previous plans 
and studies, and input received from stakeholders.  

Approach

CHARACTER:

	» Gateway at NC-5 & Blake Blvd. is important

	» Architecture does not need to emulate the Village 
Center (VC), but should reflect the overall character 
of the Village

	» New streets should reflect the curvilinear character 
of the Olmsted plan where practical, in response to 
topography, etc.

	» 1-2 stories is preferred

	» Jackson Hamlet: respect this historically Black 
neighborhood and its residents’ history

	» Explore ways to tie in the history of the Chalfonte 
Hotel and Ambassador ‘s Club, two historic buildings 
in this area that no longer exist

LAND USE:

	» Explore placemaking/center east of NC-5, between 
Monticello Drive and Blake Blvd., given the nexus of 
the Post Office, Pharmacy, ABC, Dowd Cabin, and the 
new Girls & Boys Club

	» Explore variety of residential types (including 
cottages, townhouses, live-work, and missing middle 
residential) as well as infill commercial

	» Departure from 2019 Comp. Plan; the Innovation 
District is better suited to Focus Area 3: Medical 
District as it requires an anchor institution:  medical, 
university, etc. Alternatively, this area could be 
anchored by the Golf Industry

	» Incorporate new Open Spaces

TRANSPORTATION:

	» Help alleviate traffic congestion on NC-5 by providing 
network/expanding connectivity 

	» Explore “Rails with trails” Shared-Use Path (SUP) east 
of NC-5, between roadway and rail (no golf carts)

	» Coordinate with NCDOT sidewalk and roadway 
improvements along the west side of NC-5

	» Study golf cart connections (west to east) and NC-5 
and railway crossings (2 existing)

Guiding Principles

The Guiding Principles below informed the Concept and 
Final Designs found within this document and should 
carry through in future development and improvements 
within Pinehurst South. These defining planning 
principles help creating lively, walkable, desirable, 
and cohesive neighborhoods. The Guiding Principles 
employed for this planning effort are separated into 
universal Planning Principles and specific Olmsted and 
Manning Principles as follows.

PLANNING PRINCIPLES:

	» Create a connected circulation network
	» Incorporate Complete Streets
	» Strengthen building frontage
	» Provide a variety of public open spaces
	» Design streets for flexible programming
	» Promote health and wellness through neighborhood 

design

OLMSTED & MANNING PRINCIPLES:

	» Design curvilinear street forms, following topography 
and continuously redirecting views

	» Incorporate triangular parks at curvilinear street 
intersections

	» Create an organic grid with short, walkable blocks 
(no cul-de-sacs)

4.1 OVERVIEW

	» Maintain consistent building setbacks (except for 
civic uses)

	» Encourage tree-lined streets
	» Organic landscape design in Open Spaces

Concept Design

Following the Public Outreach engagement and the 
Guiding Principles research, the consultant team 
began a concept design process to explore options for 
development in Pinehurst South. The purpose of this 
phase (Phase 2) was to explore options for the Pinehurst 
South Small Area Plan and elicit feedback from Village 
staff and representatives as well as stakeholders. 
The Concept Design was presented as part of Public 
Workshop 2. The feedback on these designs was critical 
to generating the Final Design, which can be found in 
Section 4.4 of this document. 

Final Design

The Final Design (i.e., the preferred design solution) is a 
combination of text, perspective renderings, framework 
plans, streetscapes, and a potential build-out plan 
and absorption plan that represent the culmination 
of the feedback received through the project's Public 
Outreach process as well as the insight achieved 
from the existing conditions analysis, best practice 
and precedent research, and the concept design 
studies. The Final Design includes recommendations 
for planning and transportation elements throughout 
Pinehurst South. The Final Plan and its accompanying 
recommendations encompass the entire plan area 
and consider its surroundings and broader context. 
The Final Design helps to create an interconnected 
and coordinated approach for recommendations and 
inform the design the Detail Plan. 

For Pinehurst South, two Build-out Plan Scenarios are 
shown due to the desire for flexibility. Build-out Plan - 
Scenario 1 shows a plan with a higher intensity program, 
including Single-Family Attached (SFA) residential east 
of NC-5, while Build-out Plan - Scenario 2 shows a plan 
with a lower intensity program, incorporating more 
Single-Family Detached (SFD) residential.

Form-Based Code (FBC)

The Form-Based Code (FBC) is a companion document 
to this Small Area Plan (SAP) report. While this 
document focuses on the existing conditions analysis, 
best practice and precedent research, Concept Design 
studies, the Final Design plan and recommendations, 
as well as stakeholder feedback, it should be seen as 
an account of the planning process and the intent and 
vision established collectively. The FBC, on the other 
hand, is a regulating document, taking the intent and 
vision established through this planning process and 
formulating precise development standards that help 
ensure the vision becomes reality. Property owners, 
whether from the public or private sector, and their 
design teams will be required to follow the criteria laid 
out in the FBC when designing and submitting their 
intended development or improvement. The Village will 
use the FBC to review submissions, to ensure they are 
in compliance. 

Village Center streetscape depicting the curving streets 
and irregular groupings of evergreen and deciduous 
planting that are the hallmark of the original Olmsted & 
Manning vision for Pinehurst
Source: Design Collective
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4.2 GUIDING PRINCIPLES

1. CREATE A CONNECTED NETWORK

2. INCORPORATE COMPLETE STREETS STRATEGIES

3. STRENGTHEN BUILDING FRONTAGE

4. PROVIDE A VARIETY OF PUBLIC OPEN SPACES

5. DESIGN STREETS FOR FLEXIBLE PROGRAMMING

6. PROMOTE HEALTH AND WELLNESS 
ENVIRONMENTS

Planning Principles

The universal Guiding Principles below identify 
overarching design strategies for achieving an engaging, 
successful, and sustainable built environment. 
Additionally, on the following pages, the Olmsted and 
Manning Principles are design strategies specific to the 
historic design of the Village of Pinehurst which should 
be preserved and emulated in Pinehurst South. These 
principles have been identified as essential strategies for 
improving Pinehurst South and should be used to guide 
zoning modifications, streetscape and transportation 
improvements, and new development throughout the 
area.

1. CREATE A CONNECTED CIRCULATION NETWORK
	» Provides greater accessibility through more direct 

routes, compared to a branching system
	» Increases overall network efficiency and reliability 

through added redundancy
	» Improves multi-modal transportation and encourages 

walking and bicycling 
	» Improves safety and public health
	» Improve and expand golf cart accessibility

2. INCORPORATE COMPLETE STREETS STRATEGIES
	» Incorporate bicycle and pedestrian facilities (e.g., 

accessible, passable sidewalks; curb ramps; bike 
racks; dark sky compliant, LED lighting; etc.)

	» Integrate innovative stormwater management
	» Improve the existing streetscapes to promote safe, 

comfortable, and convenient access for all users
	» Require new development to design and improve 

streets to meet the Complete Streets principles and 
enhance and expand the pedestrian, bicycle, golf cart, 
and vehicular networks

3. STRENGTHEN BUILDING FRONTAGE
	» Define Frontage with Street Trees and Buildings
	» Relegate parking to side or rear
	» Encourage infill development that respects traditional 

frontage patterns, with buildings lining streets
	» Locate building entrances along primary streets and 

provide easy access and wayfinding for all users
	» Require new development in the core area to have 

buildings with active ground-floor uses along primary 
streets to create engaging streetscapes

4. PROVIDE A VARIETY OF PUBLIC OPEN SPACES
	» Incorporate a variety of passive and active open 

spaces to serve a broad base of users
	» Promote an active lifestyle at all stages, by providing 

family-friendly outdoor activities and integrated 
accessible features and facilities

	» Distribute open spaces to encourage daily use and 
access by walking and bicycling

	» Require new development to provide a variety of 
appropriately-scaled open spaces and provide 
connections to the trail network.  For proper village-
scaled development, open space should equate to 
approximately 8% of the developable land area.

5. DESIGN STREETS FOR FLEXIBLE PROGRAMMING
	» Streets in core locations should be flexible and 

adaptable
	» Able to carry pedestrians, bicycles, and vehicles on 

the typical day
	» But on event days, or in unique circumstances like 

the pandemic, be able to close to vehicular traffic 
to host festivals, in-street dining, provide additional 
open space, etc.

	» Explore parking ratio reductions

6. PROMOTE HEALTH AND WELLNESS THROUGH 
NEIGHBORHOOD DESIGN
	» Connect people with health, fitness, and wellness 

through daily engagement and activity
	» Create places to Live-Work-Play-Eat-Shop in an  

enriched natural setting that promotes healthy 
lifestyles

	» Promote walkable, mixed-use neighborhoods, 
lessening dependence on vehicles 

	» Celebrate Pinehurst’s founding as a health resort 
village
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Olmsted Planning Principles

In 1895, James Walker Tufts hired the landscape 
architecture firm Olmsted, Olmsted, and Eliot to 
design the Village of Pinehurst as a health-centered 
resort. Known as the "Founder of American Landscape 
Architecture", Frederick Law Olmsted brought his 
design philosophy and planning principles to bear on 
Pinehurst - an approach that can be seen in many of his 
designs for towns, cities, and parks. These "Olmstedian" 
Principles include the following design strategies:

	» Design curvilinear street forms, following topography 
and continuously redirecting views

	» Incorporate triangular parks at curvilinear street 
intersections

	» Create an organic grid with short, walkable blocks 
(no cul-de-sacs)

	» Maintain consistent building setbacks (except for 
Civic uses)

	» Encourage tree-lined streets, typically with regularly-
spaced shade trees

	» Organic landscape design in Open Spaces

Olmsted Plan: Riverside, IL
Credit: Enjoy Illinois

Olmsted Plan: Vandergrift - Westmoreland Co, PA
Credit: Alamy Stock Photo

Olmsted Plan: Birkenhead Park - United Kingdom
Credit: The American Cyclopedia v. 13, 1879 

Olmsted Plan: Sherwood - Richmond, VA
Credit: National Park Service/Sherwood Land Co.
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Olmsted and Manning Principles and the Village 

The General Plan for the Village of Pinehurst, shown 
to the right, exhibits many of the iconic "Olmstedian" 
characteristics of design. However, Olmsted's assistant 
Warren H. Manning also uniquely influenced the vision 
and execution of the plan, carrying out most of the 
major landscape design work and implementation. To 
view more detail, see the Pinehurst National Historic 
Landmark Nomination Registration Form. 

	» Design curvilinear street forms, providing a more 
relaxed approach to "getting there"

	» Create an effect of a park-like oasis 

	» Encourage the use of native plants, primarily 
evergreens and plants with winter interest, to create 
a year-round green village. To note, while the plan 
to the right depicts a regular, linear spacing of 
deciduous street trees, the built landscape of Village 
Center represents an organic approach with irregular 
groupings of odd-numbered, mixed evergreen and 
deciduous plantings along the street edge)

	» Accommodate new patrons and winter residents by 
providing additional recreational venues (this later 
became a focus on the golf industry with designer 
Donald James Ross)

Village Center
Credit: Village of Pinehurst

ORGANIC GRID WITH 
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4.3 CONCEPT DESIGN
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PUBLIC INPUT RECEIVED BASED ON BREAKOUT ROOM DISCUSSIONS
The feedback above is a summary of all Breakout Rooms. Participants were encouraged to respond to “like” (green) or “dislike” (red) for each photo.

Overview

Following the Public Outreach and Guiding Principles 
research, the consultant team led a Concept Design 
process to explore options for development in Pinehurst 
South. The purpose of the Concept Design phase (Phase 
2) was to explore options for the Pinehurst South Small 
Area Plan and elicit feedback from stakeholders and 
continued input from Village staff and representatives. 
The following pages outline images, diagrams, and plan 
options that were developed and presented as a part 
of Public Workshop 2. The feedback on these concept 
designs and images was critical to generating the 
Final Design, which can be found in Section 4.4 of this 
document. 

The images to the right show stakeholder preference 
feedback received in Public Workshop 2 Breakout Room 
Discussions. The images were shown as precedents for 
the architecture, streetscapes, parking, and parks/open 
spaces of Pinehurst South. Participants were encouraged 
to respond "like" (with green dots) or "dislike" (with red 
dots) to each photo; the numbers within the green and 
red dots indicate the number of stakeholder responses.
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Parti/Block Diagram

The Parti/Block Diagram was presented as 
part of Public Workshop 2. The purpose of this 
plan was to elicit feedback and conversation 
about development patterns and circulation 
in Pinehurst South. This plan should be 
considered a preliminary concept study and 
not the final recommended plan. To see the 
Final Plan (preferred design solution), please 
see Section 4.4 of this document.

	» The Parti diagram illustrates the 
Approach in plan form

	» The diagram shows the proposed 
addition of new streets, forming new 
blocks and creating a more connected 
street network
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Concept Design
Low Intensity Plan Option

The Low Intensity Plan Option was presented 
as part of Public Workshop 2. The purpose of 
this plan was to test opportunity sites; see 
what building and parking configurations  
might fit on parcels; and elicit feedback and 
conversation about development patterns 
and intensity of new infill. This plan should be 
considered a preliminary concept study and 
not the final recommended plan. To see the 
Final Plan (i.e., the preferred design solution), 
please see Section 4.4 of this document.

	» The Low Intensity Plan illustrates the 
potential build-out of Pinehurst South 
over 30+ years. This plan includes a 
higher percentage of Single-Family 
Detached units 

	» Small scale commercial and residential 
infill vacant or under-utilized parcels

	» Monticello Dr remains in its current 
alignment

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

CoinsCoins
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Concept Design
High Intensity Plan Option

The High Intensity Plan Option was 
presented as part of Public Workshop 2. 
Similar to the Low Intensity Plan, the purpose 
of this plan was to test opportunity sites; see 
what building and parking configurations  
might fit on parcels; and elicit feedback and 
conversation about development patterns 
and intensity of new infill. This plan should be 
considered a preliminary concept study and 
not the final recommended plan. To see the 
Final Plan (i.e., the preferred design solution), 
please Section 4.4 of this document.

	» The plan illustrates the potential build-
out of Pinehurst South over 50+ years.

	» This plan includes a higher percentage of 
Single-Family Attached and Multi-Family 
residential units 

	» As with the Low Intensity Plan, small 
scale commercial and residential infill 
vacant or under-utilized parcels

	» Monticello Dr. is realigned to allow for 
a new location of the Village's Public 
Service Area to the north

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

CoinsCoins
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4.4 FINAL DESIGN

Overview

The Final Design comprises renderings, framework plans, 
and street sections that represent the culmination of the 
planning process and feedback heard through the project’s 
Public Outreach efforts. It also incorporates the Guiding 
Principles, discussed in Section 4.2 of this document. The 
Final Design includes recommendations for land use and 
transportation throughout Pinehurst South and illustrates 
the intent of the vision through graphics and text. It is 
important to note that the plans and renderings herein 
are illustrative only; development will occur as individual 
property owners come forward with development plans. 
The Form-Based Code (FBC), a companion document to 
this report, is the regulatory document that will ensure 
development plans (whether by the private or public 
sector) abide by the recommendations of this Pinehurst 
South Small Area Plan.

The Aerial Rendering to the right demonstrates how 
Pinehurst South may appear at full build-out. The 
rendering shows the following:

	» Infill commercial adjacent to NC-5 for visibility and 
access. New office and flex-building uses infill the 
area south of Blake Blvd.

	» A large Central Green between Blake Boulevard and 
Arnette Street will provide ample opportunity for 
residents and commercial users of this neighborhood 
to enjoy outdoor activities that are both active and 
passive. See page 62 of this document for more detail 
on this open space. 

	» Residential infill to the south helps to transition from 
new development to the existing historically Black 
neighborhood of Jackson Hamlet 

	» Residential development west of NC-5. 

The Bird's Eye Rendering on the following page shows 
a conceptual view of the new core area between 
Monticello Drive and Blake Boulevard that will serve as 
a new destination for neighborhood retail and services, 
restaurants, an incubator space for new businesses and 
makerspace, and a plaza for markets and festivals.

The renderings are conceptual and represent one of 
many scenarios that could happen over the next 50+ 
years in Pinehurst South. Future development will 
depend on the interest of public and private property 
owners in developing or selling their property. The 
development will also be dependant on future changes 
to the market demand in the Village of Pinehurst. 
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& Zanetta Illustration
This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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& Zanetta Illustration
This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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Core Area Detail Plan

The Detail Plan illustrates the potential build-
out of the core area south of Monticello Dr. 
and north of Blake Blvd.

The development builds off the existing Post 
Office, Pharmacy, ABC, and Dowd Cabin as 
well as the planned Girls & Boys Club and 
National Association of Home Builders.

New open spaces include a Market Plaza, 
Central Green, playground, and path south to 
Dowd Cabin

A new Central Green anchors the new 
development, serving as a gathering place 
for community events. 
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P R O P O S E D B U I L D I N G S

K E Y

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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Precedent - Office - Turnberry Wood
Credit: Design Collective

Precedent - Farmers Market - Atlanta, GA 
Credit: Community Farmers Markets

Precedent - Plaza - Summersville, SC
Credit:  LaQuatra Bonci

Precedent - Small Retail Shop - Summersville, SC
Credit:  CRBJ Bizwire

Precedent - Mixed Use - Mashpee Commons, MA
Credit:  PCA Design

Precedent - Food Truck Event - Salem, MA
Credit:  North of Boston

Precedent - Market Square - Baltimore, MD
Source: Design Collective

Precedent - Streetscape - Pinehurst, NC
Source: Design Collective

Precedent - North Village Market Pavilion, Prospect, Kentucky
Credit:  Google Maps

Precedent - Playground - Portland, OR
Credit: Greenworks SPC
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Proposed Open Space + 
Pedestrian Network

The existing Pinehurst South plan area 
contains no dedicated public open space 
or trails within its boundary. The Pinehurst 
Harness Track lies just to the north. 

All new development should add to the 
network, creating publicly-accessible greens, 
plazas, and trail connections to serve the 
surrounding office and residential uses.

A Market Plaza is shown in the core area 
between Monticello Drive and Blake Blvd. 
and a new, large Central Green is shown to 
the south, east of NC-5.

A new Shared-Use Path (SUP) and sidewalk 
are shown along NC-5.
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commercial areas 
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Precedent - Attached Green - Maple Lawn, MD
Credit: Design Collective

Precedent - Attached, Linear Green - Maple Lawn, MD
Source: Design Collective

Precedent - Shared-Use Path 
Source: Village of Pinehurst

Pinehurst South Proposed Central Green
Source: Design Collective
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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Open Space Detail Plan

The Detail Plan illustrates a potential build-
out of the area south of Blake Boulevard and 
north of Jackson Hamlet.

New mixed-use development surrounds a 
large Central Green that helps to preserve 
some of the existing topography and trees, 
This new  open space serves both office 
tenants as well as neighborhood residents. 

The new Central Green is shown with a 
pavilion, an interactive, meandering water 
feature fed by stormwater, community 
gardens, paths through a wooded area, 
disc golf, an exercise park, and a multi-age 
playground area. If desired, a community 
building could be built in the future in the 
lower southwest corner, where the historic 
Chalfonte Hotel used to stand. 
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Precedent - Intergenerational Fitness Park
Credit: Phil Bourne/Goric

Precedent - Community Garden
Source: Eiber Community Garden

Precedent - Pavilion 
Credit: Design Collective

Precedent - Stormwater Management Water Feature
Credit: The Plant Hunter

Precedent - Playground
Source: Greenworks SPC

Precedent - Disc Golf
Credit: Reinhardt University



TRAFFIC & TRANSPORTATION

Introduction

The Village of Pinehurst (Village) is a desirable community 
attracting new residents and businesses, and some 
Village residents are concerned about the impact of 
growth on the existing quality of life, particularly further 
vehicular traffic impacts. 

In 2019, the Village of Pinehurst completed the “Envision 
the Village” community initiative to adopt the 2019 
Comprehensive Plan. The 2019 Comprehensive Plan is 
an official guide for the future vision and policy framework 
for development in Pinehurst. The plan established five 
focus areas which represent the most important areas 
to influence, as development in these areas could have 
the most significant impact on shaping the future of 
Pinehurst. Two of the focus areas are being evaluated in 
deeper detail with this study: Village Place/Rattlesnake 
Trail Area and Pinehurst South/Highway 5 Commercial 
Area. 

The Small Area Plan (SAP) effort recommends 
improvements to the Village Place/Rattlesnake Trail Area 
(hereafter referred to as Village Place) and Pinehurst 
South/Highway 5 Commercial Area (hereafter referred to 
as Pinehurst South) that will improve the transportation 
network while maintaining the future vision for the Village 
of Pinehurst. For Village Place, this study provides a 
plan to create a mixed-use, walkable area that connects 
Village Place/Rattlesnake Trail to the Village Center. For 
Pinehurst South, this study provides a plan to apply the 
planning principles of Tufts, Olmsted, and Manning to 
Pinehurst South while also providing connection to the 
Village Center via bicycle and pedestrian facilities to 
encourage reduced traffic on NC-5.

Pinehurst South

The following are the existing transportation conditions 
within the Pinehurst South/Highway 5 Commercial Area 
(hereafter referred to as Pinehurst South), projected traffic 
impacts of the proposed 50-year build-out development 
plan, planned transportation improvements along with 
recommended long-range transportation improvements. 
Recommendations apply the planning principles of Tufts, 
Olmsted, and Manning to Pinehurst South while also 
providing connection to the Village Center via bicycle 
and pedestrian facilities as well as support of long-range 
transportation plans which will provide an alternate route 
to NC-5.

Existing Transportation Infrastructure 
Conditions: 

BEULAH HILL ROAD/HIGHWAY 5 (NC-5)
The dominant transportation feature in the Pinehurst 
South area is Beulah Hill Road/Highway 5 (NC-5). NC-5 
is a major thoroughfare running north and south through 
the heart of the Village of Pinehurst, connecting NC 211 
to the north with US 1 to the south through Aberdeen. 
The Aberdeen Carolina and Western Railway (ACWR) 
which runs parallel to NC-5, contributes to transportation 
access challenges, however; the ACWR is open to 
discussions about improvements within their right-
of-way. Traffic congestion along NC-5 has long been a 
concern for the Village of Pinehurst community. 

The NC-5 section running through the Pinehurst South 
study area is carrying over 20,000 vehicles per day (vpd) 
and operates as a class 2 arterial with a 35 MPH speed 
limit. Based on a planning level capacity analysis, NC-5 is 
operating at an average Level of Service (LOS) D during 
peak hours. Corridor Traffic Capacity is based on overall 
travel time/speed and is measured by levels of service 
ranging from LOS A (free-flowing, no delays) to LOS D 
(frequent stops and delays with overall travel speeds 
less than 10 MPH). 

Source: Village of Pinehurst NC-5 Corridor, 2020 Traffic Update. 
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Starting in 2005, the Village of Pinehurst has conducted 
a biannual review of the major intersections along NC-5 
from Trotter Drive/Blake Boulevard to McDonald Road. 
The table on the previous page provides a summary of 
the traffic volumes and capacity analysis from the Village 
of Pinehurst NC-5 Traffic Update Report, focusing on the 
intersections within the study area. Traffic Volumes have 
increased steadily along the NC-5 corridor and the (LOS) 
at these critical intersections has declined as indicated 
in the table below. The most congested signalized 
intersection is NC-5 at Morganton Road with a 2018 LOS 
E in both the morning (AM) and afternoon (PM) peak 
hours. The most congested non-signalized intersection 
is NC-5 at McKenzie Road with a LOS F in both the AM 
and PM peak hours. 

In summary, based on a corridor planning level capacity 
analysis for a 2-lane class 2 arterial roadway carrying 
20,000 vpd and the capacity analysis of the individual 
intersections, NC-5 is operating below capacity (LOS D) 
during AM and PM peak travel times where motorists 
experience travel speeds below 10 MPH and vehicle 
delays at critical intersections in excess of 45 seconds/
vehicle during AM and PM peak travel times. 

ABERDEEN CAROLINA AND WESTERN RAILWAY (ACWR)
The ACWR runs parallel to, and east of, NC-5 through 
the study area and carried 102 trains in 2020. The 
inbound trains carry feed for chicken farms and typically 
carry 90 cars while the return trains carry lumber, wood 
chips, aggregate, and rebar. The ACWR would like to 
increase train lengths to 110 cars and subsequently 
would like to close the at-grade rail crossing on Arnette 
Street. This closure would allow the longer trains to 
stop between Olivia Lane and Blake Boulevard without 
blocking vehicular traffic. To accommodate this closure, 
Olivia Lane would be upgraded to an NCDOT facility and 
become a full, potentially signalized, intersection at NC-5 
with a connection to Arnette Street via Olivia Lane. 

The at-grade rail crossing on Blake Boulevard sometimes 
experiences motorist stopping on the railroad track 
despite fully functioning gates and signage. More signage 
and/or enhanced pavement markings are recommended 
to reinforce the proper stopping location for motorist at 
this rail crossing.

GOLF CARTS
Golf carts are not allowed on NC-5 nor would they be 
allowed on the shared-use path. Improved golf cart 
access to this area would need to be established along 
residential streets where golf carts are allowed and by 
enhancing golf cart crossings on NC-5.

BICYCLE AND PEDESTRIAN 
Bicycle and Pedestrian accommodations are lacking in 
the Pinehurst South Area as NC-5 lacks accommodations 
for these modes of travel and the local streets have been 
built without sidewalks. Currently, there are two NCDOT 
projects for NC-5 that will include sidewalks on the west 
side of NC-5 through the study area.

There is an opportunity for a 8- or 10- foot wide shared-
use path (SUP) to be built along the east side of NC-5, 
enhancing bicycle and pedestrian mobility along this 
corridor as well as connecting Pinehurst South with the 
Village Center and Pinehurst Resort. Representatives 
from the ACWR Company, who owns the property right-
of-way (ROW) to the east of NC-5, indicated that they 
would be open to allowing a shared-use path (SUP) 
within the railroad right-of-way through a program called 
“Rails with Trails”. The ACWR will be involved with the 
planning and design of any SUP within their ROW. The 
ACWR has expressed concerns about keeping users of 
any SUP completely separated from the railroad through 
physical barriers (fencing); however, they are open to the 
concept of coexisting with a SUP. To see a section of 
the proposed SUP, see page 62 of this document. Other 
recommended pedestrian & bicycle improvements in the 
Pinehurst South study area include sidewalk connections 
between existing and planned neighborhoods to provide 
connectivity between communities in the study area. To 
see the proposed pedestrian network, see page 60 of 
this document. 
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Precedent - Shared-Use Path 
Source: Village of Pinehurst



Traffic Impacts of Pinehurst South Build-Out Plan

Based on the 50-year Build-Out Development Plan for 
the Pinehurst South Area, traffic was generated for 
the proposed new land uses based on the Institute of 
Transportation Engineers (ITE) trip generation manual, 
which is universally accepted by Traffic Engineers and 
Planners to project future traffic based on various land-
uses. Traffic was generated for the two development 
options, Low Intensity and High Intensity, for the 
Pinehurst South study area. Also, traffic generation was 
split between proposed future development sites on the 
east side and the west side of NC-5. 

TRIP GENERATION
As development is phased in over the next 50 years, there 
will be a total of about 11,349 new trips per day created 
by the Low Intensity development scenario to about 
12,905 new trips per day created by the High Intensity 
scenario. See tables below for a summary of the total 
trips generated for these options. 

Because the proposed development is a mixture of uses 
(residential, retail, restaurant), not all of these trips will 
result in actual new vehicle trips. Some of these trips 
will be absorbed by internal capture as patrons of the 
new shops may also decide to dine at one of the new 
establishments, thus eliminating a new vehicle trip. 
(these are known as “internal capture” trips). Also, as 
NC-5 is a heavily traveled major thoroughfare carrying 
about 20,000 vehicles per day (vpd), some of the vehicles 
already traveling on NC-5 are likely to be attracted to the 
new development as they pass-by on their way to other 
destinations and will not increase the total number of 
new vehicle trips (these are known as pass-by trips).

Based on internal capture and the pass-by trips, the total 
new vehicle trips per day will be reduced by about 30% . 
This trip reduction due to internal capture and pass-by 
trips is an accepted practice by Transportation Engineers 
and Planners. Based on the ITE Trip generation rates and 
pass-by/internal capture reduction of 30%, it is estimated 
that there will be an additional 7,944 vpd to 9,033 vpd on 
the surrounding street network. 

TRIP DISTRIBUTION
It is estimated that about 80% of the new vehicle trips will 
originate from NC-5 and about 20% of the new vehicle 
trips will originate from the local street network which 
will be connected to the new development(s) in the 
Pinehurst South Area via new connections as illustrated 
in the future development plan. This will result in an 
increase of between 6,355 vpd to 7,266 vpd on NC-5 and 
an increase of 1,588 vpd to 1,806 vpd to the local street 
system, which will be split between the east side of NC-5 
(60%) (953 to 1,084 vpd) and the west side of NC-5 (40%) 
(635 to 722 vpd)  

TRAFFIC IMPACTS
The section of NC-5 running through the Pinehurst South 
study area is currently carrying around 20,000 VPD and 
is estimated to be operating at a LOS D with overall travel 
speeds at or below 10 MPH during peak travel times 
(based on planning level capacity analysis) with several 
of the intersections operating at or below LOS E with 
delays in excess of 45 seconds per vehicle during peak 
travel times (based on capacity analysis conducted by 
the Village). 

Without intevention, improved connectivity, or mobility 
choice, the projected increase of 6,355 VPD to 7,266 
VPD on this section of NC-5 over the next 50 years due to 
planned development in the Pinehurst South study area 
will further increase traffic congestion along this section 
of NC-5. However, mitigation measures should coincide 
with development and increased traffic will be gradual 
as new development is phased-in over the next 50 years. 
There are some planned roadway improvements and 
long-range transportation plans which will also help 
to off-set the impacts of this traffic growth (see the 
following page for more information). 

 
 
 

Pinehurst South (EAST) Opt A - Low Intensity Scheme 
  Daily Trips (vpd) AM Peak Hour Trips (vph) PM Peak Hour Trips (vph) 

North of 
Blake Blvd 

Subarea A 2,974 179 248 
Subarea B 425 52 106 

Subtotal 3,399 231 354 

South of 
Blake Blvd 

Subarea A 242 43 89 
Subarea B 1,465 216 186 
Subarea C 1,220 206 165 
Subarea D 325 44 96 
Subarea E 286 41 93 
Subarea F 78 5 7 
Subarea G 206 38 86 
Subarea H 280 5 26 
Subarea I 78 5 7 
Subarea J 148 5 13 

Subtotal 4,328 608 768 
TOTAL 7,727 839 1,122 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Pinehurst South (EAST) Opt A - High Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) 

PM Peak Hour Trips 
(vph) 

North of 
Blake Blvd 

Subarea A 2,974 179 248 
Subarea B 626 103 129 

Subtotal 3,600 282 377 

South of 
Blake Blvd 

Subarea A 402 69 106 
Subarea B 1,465 216 186 
Subarea C 1,220 206 165 
Subarea D 447 76 110 
Subarea E 399 68 106 
Subarea F 212 39 86 
Subarea G 206 38 86 
Subarea H 388 26 34 
Subarea I 78 5 7 
Subarea J 148 5 13 

Subtotal 4,965 748 899 
TOTAL 8,565 1,030 1,276 

Pinehurst South (WEST) Opt A - Low Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) PM Peak Hour Trips (vph) 

  

Subarea A 159 5 14 
Subarea B 316 15 29 
Subarea C 102 5 9 
Subarea D 234 16 21 
Subarea E 887 155 68 
Subarea F 269 5 25 
Subarea G 1,655 159 133 

TOTAL 3,622 360 299 
 

Pinehurst South (WEST) Opt A - High Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) 

PM Peak Hour Trips 
(vph) 

  

Subarea A 439 29 37 
Subarea B 586 39 48 
Subarea C 102 5 9 
Subarea D 234 16 21 
Subarea E 887 155 68 
Subarea F 269 5 25 
Subarea G 1,823 190 215 

TOTAL 4,340 439 423 
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document.



Transportation Improvements

NCDOT has plans to make the following improvements to 
NC-5 starting in 2025: 

STIP Project U-5756 – Widen NC-5 to five-lane section 
from US 1 to north of Turning Leaf Way and to a three-lane 
section from north of Turning Leaf Way to Trotter Drive/
Blake Boulevard. This improvement project will include 
the installation of a  sidewalk along the  west side of 
NC-5 from US 1 to Trotter Drive/Blake Boulevard.. U-5756 
is currently under design with right-of-way acquisition 
scheduled for State fiscal year 2023 and construction to 
start in State fiscal year 2025. 

STIP Project R-5892 – Make operational improvements 
(add turn-lanes and improve traffic signals) on NC-5 from 
Blake Boulevard/Trotter Drive to NC 211. A feasibility 
study is currently underway. A construction date has not 
been established for R-5892 and the project is currently 
unfunded in the State Transportation Improvement Plan 
(STIP) 

Beyond these two State Projects, no additional roadway 
improvements are recommended to NC-5. NC-5 is the 
main travel corridor in the study area and is constrained 
by the ACWR which runs parallel to NC-5 on the east 
side, at some points less than 30 feet from the edge 
of existing pavement. Any further roadway expansion, 
beyond what NCDOT currently has planned, would likely 
result in negative impacts and relocations to the homes 
and businesses to the west of NC-5. 

WESTERN CONNECTOR
The Village of Pinehurst Thoroughfare Plan and the 
Moore County Comprehensive Transportation Plan (CTP) 
include the “Western Connector” which could provide 
a new north-south highway around the Village Center. 
The western connector could provide an alternate route 
for through-trips(trucks) between US 1 and NC 211 and 
provide long term traffic relief which could liberate NC-5/
Beulah Hill Road for local travel. The “Western Connector” 
is on the long-range transportation plan and is conceptual 
at this stage, however; the benefits and costs need to be 
carefully evaluated for future prioritization.

PEDESTRIAN/BICYCLE IMPROVEMENTS
There is an opportunity for a 10-foot wide shared-use 
path (SUP) to be built along the east side of NC-5 in 
the ACWR right of way. The SUP would greatly enhance 
bicycle and pedestrian mobility along this corridor as 
well providing a vital connection between Pinehurst 
South and The Village Center. The ACWR Company has 
indicated that they would be open to allowing a SUP. Other 
recommended pedestrian & bicycle improvements in the 
Pinehurst South study area include sidewalk connections 
between existing and planned neighborhoods which 
would  provide safe pedestrian connectivity between 
communities in the study area. 

OTHER IMPROVEMENTS
	» Recommended improvements to the SAP suggest 

providing better connections between existing and 
planned neighborhoods within the study area. Better 
local street connections can reduce traffic impacts to 
NC-5 by providing internal circulation and access to 
both existing and proposed developments. 

	» Enhanced cross-walks along NC-5 to delineate safe 
crossing locations and alert motorist to pedestrian, 
bicycle and golf cart crossings.

	» Close the Arnette Street RR crossing and access 
to NC-5. To accommodate this closure, Olivia Lane 
would be upgraded to an NCDOT facility and become 
a full, potentially signalized, intersection at NC-5 with 
a connection to Arnette Street via Olivia Lane. 

	» More signage and/or enhanced pavement markings 
are recommended to reinforce the proper stopping 
location for motorist at this rail crossing.

Pinehurst South (EAST) Opt A - High Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) 

PM Peak Hour Trips 
(vph) 

North of 
Blake Blvd 

Subarea A 2,974 179 248 
Subarea B 626 103 129 

Subtotal 3,600 282 377 

South of 
Blake Blvd 

Subarea A 402 69 106 
Subarea B 1,465 216 186 
Subarea C 1,220 206 165 
Subarea D 447 76 110 
Subarea E 399 68 106 
Subarea F 212 39 86 
Subarea G 206 38 86 
Subarea H 388 26 34 
Subarea I 78 5 7 
Subarea J 148 5 13 

Subtotal 4,965 748 899 
TOTAL 8,565 1,030 1,276 

Pinehurst South (WEST) Opt A - Low Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) PM Peak Hour Trips (vph) 

  

Subarea A 159 5 14 
Subarea B 316 15 29 
Subarea C 102 5 9 
Subarea D 234 16 21 
Subarea E 887 155 68 
Subarea F 269 5 25 
Subarea G 1,655 159 133 

TOTAL 3,622 360 299 
 

Pinehurst South (WEST) Opt A - High Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) 

PM Peak Hour Trips 
(vph) 

  

Subarea A 439 29 37 
Subarea B 586 39 48 
Subarea C 102 5 9 
Subarea D 234 16 21 
Subarea E 887 155 68 
Subarea F 269 5 25 
Subarea G 1,823 190 215 

TOTAL 4,340 439 423 
 
 

Pinehurst South (EAST) Opt A - High Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) 

PM Peak Hour Trips 
(vph) 

North of 
Blake Blvd 

Subarea A 2,974 179 248 
Subarea B 626 103 129 

Subtotal 3,600 282 377 

South of 
Blake Blvd 

Subarea A 402 69 106 
Subarea B 1,465 216 186 
Subarea C 1,220 206 165 
Subarea D 447 76 110 
Subarea E 399 68 106 
Subarea F 212 39 86 
Subarea G 206 38 86 
Subarea H 388 26 34 
Subarea I 78 5 7 
Subarea J 148 5 13 

Subtotal 4,965 748 899 
TOTAL 8,565 1,030 1,276 

Pinehurst South (WEST) Opt A - Low Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) PM Peak Hour Trips (vph) 

  

Subarea A 159 5 14 
Subarea B 316 15 29 
Subarea C 102 5 9 
Subarea D 234 16 21 
Subarea E 887 155 68 
Subarea F 269 5 25 
Subarea G 1,655 159 133 

TOTAL 3,622 360 299 
 

Pinehurst South (WEST) Opt A - High Intensity Scheme 

  Daily Trips (vpd) AM Peak Hour Trips 
(vph) 

PM Peak Hour Trips 
(vph) 

  

Subarea A 439 29 37 
Subarea B 586 39 48 
Subarea C 102 5 9 
Subarea D 234 16 21 
Subarea E 887 155 68 
Subarea F 269 5 25 
Subarea G 1,823 190 215 

TOTAL 4,340 439 423 
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document.
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S M A L L A R E A P L A N B O U N D A R Y

V I L L A G E O F P I N E H U R S T

Proposed Circulation Plan

The proposed Circulation Plan for Pinehurst 
South emphasizes an improved, connected 
network of streets. This system will provide 
additional routes for vehicles (as well as for 
pedestrians, bicycles, and golf carts), thereby 
reducing traffic stress on any single street. 
The circulation recommendations include:

	» Two new street connections from Olivia 
Lane to Blake Boulevard

	» Realignment of Monticello Drive 
to accommodate the the potential 
relocation of the Public Service Facility 
south of the Harness Track

	» Coordination with NCDOT planned 
improvements along NC-5

	» The improvement of Olivia Lane as a full, 
signalized NC-5 intersection, connected 
to Arnette St. (to be closed to NC-5)

	» Improved pedestrian, bicycle, and golf 
cart crossings of NC-5 with crosswalks 
added at signalized intersections

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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R R A I L R O A D 

Proposed Street Section
NC-5/Blake Boulevard

The proposed Street Section at the intersection of 
NC-5 and Blake Boulevard envisions improvements for 
pedestrians, bicycles, golf carts, and vehicles. 

This proposed section coordinates with NCDOT planned 
improvements to add a sidewalk to the west side of 
NC-5. While a proposes Shared-Use Path (SUP) runs 
between the eastern edge of the roadway and ACWR rail 
line (suggested to be part of the Rails-to-Trail program). 
Where the path is close to the rail line, a physical barrier 
will be required. Motorized vehicles, including golf carts, 
should not be permitted on the path.

Crosswalks are added at signalized intersections to 
improve pedestrian, bicycle, and golf cart crossings of 
NC-5. 
Buffers shall be provided along NC-5 where constraints 
allow, to provide a seamless "evergreen" landscape that 
is typical to Village of Pinehurst streetscapes. 

EXISTING PROPOSED
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Precedent - Shared-Use Path 
Source: Village of Pinehurst



Proposed Street Section - 
Typical Commercial 

The Typical Commercial Street Section is a two-way, 
two-lane street with parallel parking; street trees and 
groundcover in stormwater management planters or tree 
pits; a 5’ min. clear pedestrian zone; and a storefront zone 
for tables, chairs, potted plants, and displays.

To reflect the character of Village Center, within the 
Pinehurst South area, brick sidewalks are required 
where buildings have commercial frontage.* The 
Village’s standard benches and street lights shall also be 
incorporated.* 

Parallel parking shall be incorporated on both sides of 
the street, where feasible, to provide additional parking 
spaces for patrons and visitors.*

* For additional criteria and more information on frontage 
and setback requirements, see the Pinehurst South Form-
Based Code.
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10'-0"10'-0" 10'-0" 10'-0"9'-0" 9'-0"

Mixed Use - Market Square, Pinehurst
Credit:  VOP Rentals

Precedent - Mixed Use - Mashpee Commons, MA
Credit:  PCA Design, Mashpee Commons, MA
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Proposed Street Section - 
Typical Residential 

The Typical Residential Street Section is a two-way, 
two-lane street with parallel parking; street trees and 
groundcover in stormwater management planters or tree 
lawns; and a 5’ min. clear pedestrian zone.

In non-commercial areas, sidewalk material shall be 
specified as sand/clay, or concrete, as appropriate to 
context*. 

Parallel parking shall be incorporated on both sides of 
the street, where feasible, to provide additional parking 
spaces for homeowners and visitors.*

* For additional criteria and more information on frontage 
and setback requirements, see the Pinehurst South Form-
Based Code.
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Precedent Residential Streetscape 
Source: shortforkfarms.com

Precedent: Residential Streetscape - Kentlands, MD
Source: www.longandfoster.com
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Varies Varies
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Build-Out Plan - Scenario 1 (low)

The Build-out Plan - Scenario 1 represents the 
cumulative efforts of the consultant team to 
create one potential, low intensity scenario 
of how the build-out of Pinehurst South may 
occur over the next 50+ years. This scenario is 
illustrative only and should not be considered 
the only option for this area. This build-out 
plan is based on the market demand and 
absorption rates per use, as projected by 
Duggal Real Estate Advisors (DREA). The 
Pinehurst South Form-Based Code (FBC) 
will regulate the character of development, 
in dimension, material, and detail - see that 
document for additional information.

This scenario shows the following:
	» A core area is established between 

Monticello Dr. and Blake Blvd., east of NC-5
	» To the south of Blake Blvd., a large 

Central Green creates a focal point for 
new, mixed-use development, serving as 
a space for activities and gathering and a 
transition to nearby residential 

	» Single-Family Detached (SFD) fronts 
three sides of this Green.

	» On the west side of NC-5, SFD, Multi-
family (MF), and small open spaces  infill 
the residential areas, while commercial 
infill fronts NC-5.

POTENTIAL VOP 
SERVICE AREA

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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PROPOSED 
CORE AREA

NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) RESTAURANT 
(GSF)

LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES.    
(# DU)

WEST OF NC-5 0 0 21,000 0 0 0 52 0 0 50 102

EAST OF NC-5 0 204,200 25,000 5,000 25,000 0 0 0 0 42 42

TOTAL 0 204,200 46,000 5,000 25,000 0 52 0 0 92 144

DENSITY Average Non-Residential Density: 0.13 FAR (West of NC5: 0.15 FAR, East of NC5: 0.11 FAR) Average Residential Density: 3.4 DU/AC (West of NC-5: 4.4 DU/AC, East of NC-5 2.4 DU/AC)
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Build-Out Plan - Scenario 2 (high)

The Build-out Plan - Scenario 2 represents 
the cumulative efforts of the consultant team 
to create an alternative, marginally higher 
intensity potential scenario of how the build-
out of Pinehurst South may occur over the 
next 50+ years. As with the low intensity 
scenario, this scenario is illustrative only and 
should not be considered the only option 
for this area. This build-out plan is based on 
the market demand and absorption rates 
per use, as projected by Duggal Real Estate 
Advisors (DREA). The Pinehurst South Form-
Based Code (FBC) will regulate the character 
of development, in dimension, material, and 
detail - see that document for additional 
information.

This scenario shows the following:
	» A core area is established between 

Monticello Dr. and Blake Blvd., east of NC-5
	» To the south of Blake Blvd., a large 

Central Green creates a focal point for 
new, mixed-use development, serving as 
a space for activities and gathering and a 
transition to nearby residential 

	» Single-Family Attached (SFA) fronts three 
sides of this Green.

	» On the west side of NC-5, SFD, SFA, Multi-
family (MF), and small open spaces  infill 
the residential areas, while commercial 
infill fronts NC-5.
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NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) RESTAURANT 
(GSF)

LIGHT INDUST. 
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Land Use Overall Market 
Opportunity Village Place Pinehurst South

For-Sale Residential XXXXX XXXX XXXX
For-Rent Residential XXX XXX XXX
Retail XXXX XXX XXX
Office XX XX XX
Hospitality XXX XXX XXX
Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand Potential Locations within Pinehurst

For-Sale Residential 80-120 homes/year Almost anywhere

For-Rent Residential 15-25 units/year Major roads, VP, PS, Village 
Cntr

Retail 20-25,000 SF/ every 5 
years

Major roads, VP, PS, Village 
Cntr

Office Up to 5,000 SF/year Medical area, VP, PS, Village 
Cntr

Hospitality 25 rooms/yr. in Moore 
Co.

Resort, Village Cntr, PS, VP

Golf 2-3 courses over the 
next 10 years in Moore 

Co.

Focus Area 1 is the only area 
with space

Land Use Village Place Pinehurst South

For-Sale
Residential

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)

THE VILLAGE OF PINEHURST SMALL AREA PLANS

MARKET ANALYSIS
CONCLUSIONS

Summary of Market Opportunity

Summary of Demand

Summary of Demand for Land Uses within Planning Areas

13

Land Use Overall Market 
Opportunity Village Place Pinehurst South

For-Sale Residential XXXXX XXXX XXXX
For-Rent Residential XXX XXX XXX
Retail XXXX XXX XXX
Office XX XX XX
Hospitality XXX XXX XXX
Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand Potential Locations within Pinehurst

For-Sale Residential 80-120 homes/year Almost anywhere

For-Rent Residential 15-25 units/year Major roads, VP, PS, Village 
Cntr

Retail 20-25,000 SF/ every 5 
years

Major roads, VP, PS, Village 
Cntr

Office Up to 5,000 SF/year Medical area, VP, PS, Village 
Cntr

Hospitality 25 rooms/yr. in Moore 
Co.

Resort, Village Cntr, PS, VP

Golf 2-3 courses over the 
next 10 years in Moore 

Co.

Focus Area 1 is the only area 
with space

Land Use Village Place Pinehurst South

For-Sale
Residential

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)

THE VILLAGE OF PINEHURST SMALL AREA PLANS

MARKET ANALYSIS
CONCLUSIONS

Summary of Market Opportunity

Summary of Demand

Summary of Demand for Land Uses within Planning Areas

13

Land Use Overall Market 
Opportunity Village Place Pinehurst South

For-Sale Residential XXXXX XXXX XXXX
For-Rent Residential XXX XXX XXX
Retail XXXX XXX XXX
Office XX XX XX
Hospitality XXX XXX XXX
Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand Potential Locations within Pinehurst

For-Sale Residential 80-120 homes/year Almost anywhere

For-Rent Residential 15-25 units/year Major roads, VP, PS, Village 
Cntr

Retail 20-25,000 SF/ every 5 
years

Major roads, VP, PS, Village 
Cntr

Office Up to 5,000 SF/year Medical area, VP, PS, Village 
Cntr

Hospitality 25 rooms/yr. in Moore 
Co.

Resort, Village Cntr, PS, VP

Golf 2-3 courses over the 
next 10 years in Moore 

Co.

Focus Area 1 is the only area 
with space

Land Use Village Place Pinehurst South

For-Sale
Residential

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)

SUMMARY OF DEMAND

Proposed Concept Plan - Phasing 

Using the Market Analysis demand summary (shown in 
the charts to the right), the consultant team projected the 
potential timeframes of the proposed Pinehurst South 
Build-Out plan. The resulting Absorption Plan (on the 
following page) illustrates these timeframes. As with the 
Build-Out Plans, this absorption scenario is illustrative 
only and should not be considered the only option for 
this area, particularly considering that it can only occur 
as private and public property owners express interest in 
redeveloping or selling their parcels. 

Civic 
Civic uses were not analyzed as part of the Market 
Analysis and will be determined and developed as 
needed by the Village.

Residential
The Market Analysis displayed a high demand for 
residential; therefore, the potential for residential 
building in Pinehurst South is likely to be as soon as 
the next 0-10 years. The amount of residential shown in 
the Build-Out Plans is much less than the demand, as 
a result of feedback to consultants by Village staff and 
representatives.

Office
The amount of Office in the Build-Out Plans exceeds 
the current demand for this use in Pinehurst South. 
Therefore, while up to 5,000 SF/year is projected, it 
will take 50+ years to develop the program shown on 
these plans. Office north of Blake Boulevard should be 
prioritized over areas to the south in order to activate the 
proposed core area north of Blake.

Retail/Hospitality
The amount of retail proposed in the Build-Out Plans 
represents the full build-out potential for Pinehurst 
South. The build-out of this plan would likely take 10+ 
years as the demand potential is currently 20-25,000 
SF every five years.  The demand for retail will likely be 
higher where access to NC-5 is more direct, therefore 
retail near the new mixed-use core should be prioritized. 
This plan does not include hospitality as this use was 
seen as  more appropriate near the Village Center

Golf courses were not included as part of the proposed plan 
for Pinehurst South, however, golf-related retail and light 
industry were seen as viable and are included within those 
use categories.

For additional information regarding the Market Analysis summary, see Section 2.3 of this document. 

Unlimited 
(up to build-out capacity)

1 project would sell approximately 
15-25 homes per year

1-2 projects of up to 200 units 
each, depending on the location

Timing depends on where 
else apartments have been 

constructed

Up to 80,000 SF with grocery, 
40,000 SF without grocery

Up to 100,000 SF
Limited amount per year. 
5,000 SF total in Village.

Pinehurst South could capture 
some of that. Could increase, 
depending on impact of USGA

1 hotel with approximately 
100 rooms

Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintence for golf)

✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ 

✓ ✓ ✓ ✓ 
✓ ✓ ✓ ✓ ✓ ✓ 

✓ ✓ O ✓

✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ 
✓ ✓ ✓ ✓ ✓ ✓ 

✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ ✓ 
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Phasing Absorption Plan

In coordination with the Market Analysis, 
the consultant team developed a potential 
Absorption Plan to demonstrate the 
absorption potential based on demand 
projections (see the previous page for more 
information).

The Absorption Plan is based on Build-out 
Plan - Scenario 2, which can be found on page 
73 of this document. However, due to slow 
absorption rate of Office and Retail and the 
relatively fast absorption rate of Residential, 
the absorption durations of Scenario 1 and 
Scenario 2 would be anticipated to be similar.

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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5.0  IMPLEMENATION 5.1  OVERVIEW 

5.2 FISCAL ANALYSIS
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5.1 OVERVIEW

[Implementation summary to be included in final report]
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5.2 FISCAL ANALYSIS

Introduction

When new development occurs within the Village of 
Pinehurst, it brings both new revenues to the Village 
(primarily in the form of new taxes) and new costs to 
the Village (in terms of services such as fire protection 
and police as well as new infrastructure such as roads 
or sewers). Therefore, an important component to 
understand the implications of the Small Area Plans 
(SAPs) is to understand the revenue and costs to the 
Village of added services and infrastructure based upon 
future potential plans. This analysis is called a Fiscal 
Impact Analysis.

To determine the revenue and the costs of added service 
and infrastructure on the Preferred Build-Out Plans for 
Village Place and Pinehurst South, the team utilized the FY 
2017 Land Use Fiscal Analysis completed by the Village 
of Pinehurst in October 2017. This document provided a 
net fiscal impact of various types of development in the 
Village of Pinehurst. These are expressed either as a net 
surplus or net deficit per acre by land use type. Please 
see the callout box for important assumptions made in 
the original document. In addition, refer to the original FY 
2017 Land Use Fiscal Analysis for the full explanation of 
methodology and assumptions used to determine the net 
fiscal impact of different land uses by acre.

One of the major findings for the Village was that the 
analysis indicated that residential land uses generate 
more net revenue for the Village than non-residential 
uses. This is due in large part to the fact that the majority 
of revenues in the Village are from property taxes and 
that retail sales tax distributions occur on a per capita 
basis (as opposed to retail square footage or number of 
businesses). WThey also noted that certain assumptions 
about gated communities had a significant impact on 
the Single Family – Medium Density land use since the 
communities have security and maintain their own roads. 
In addition, assumptions regarding vacancy (16% for 
single-family and 68% for multifamily) had a large impact 
on the results. Finally, some Multi-family developments 
do not use the Village’s solid waste services and instead 
contract with a private hauler which impacts costs. It was 
noted that for future development, Village leaders should 
consider variables such as private security, private roads, 
and solid waste collection to determine the true cost of 
any future residential development.

Results of Fiscal Impact Analysis

Based upon the results of the analysis, utilizing the 
assumptions as described herein, the Small Area Plans 
could have the following annual impact on the Village of 
Pinehurst at build-out (e.g. when the plan is completely 
built): 

	» Village Place Preferred Program: -$40,003 estimated 
total annual impact

	» Pinehurst South Program Low: -$32,192 estimated 
total annual impact

	» Pinehurst South Program High: -$18,313 estimated 
total annual impact

The commercial and the residential land uses in the 
plans balance each other out to help bring the net fiscal 
impact fairly close to zero. As noted above, residential 
land uses have a positive net fiscal impact on the VOP 
(e.g. more residential in the plans creates more revenue) 
and commercial land uses have a negative impact on 
the net fiscal impact (e.g. more commercial in the plans 
creates less revenue).

Fiscal Impact Assumptions and Methodology

In order to complete the analysis, we utilized the following 
assumptions:

	» We utilized the assumptions regarding surplus or 
deficit by acre without any changes from the 2017 
report. As noted above, this could make some 
residential land uses appear more beneficial than 
they are since the SAPs do not contemplate gated 
communities and for the other various reasons noted 
above.

	» We fit the land use categories from the current SAPs 
into those land use categories from the 2017 report. 

Figure 2 on page 80 outlines how the current land use 
categories in the SAPs compare to the FY 2017 document.

The next step was to determine the likely acreage 
associated with the SAPs as the FY document reported 
the surplus and deficit by acreage. The proposed density 
is similar to the existing density in the Village Center. 
The calculations to determine density by land use were 
completed on a gross net basis, based on typical average 
lots, plus the minimum required open space at 8%, half 
the right-of-way, and half the alley, if applicable. The 
following Figure 3 includes the estimated density of the 
products by land use that were then used to determine 
acreage in the SAPs.

Figures 5 and 6 on page 81  are the calculations for each 
of the potential programs.
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* Floor Area Ratio (FAR) is the 
measurement of a building’s total amount 
of usable floor area in relation to the 
total area of the lot on which the building 
stands. 
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Figure 4: Village Place Preferred Program Calculations 

 
 
 
Figure 5: Pinehurst South Low Program Calculations 

 
 
 
Figure 6: Pinehurst South High Program Calculations`
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•	 The Detail Plan illustrates 

the potential build-out 
on the area south of 
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streets cross the area; 
at their intersection, new 
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The Detail Plan illustrates the potential 
build-out of the Village Place core area south 
of McCaskill Road, showing new buildings, 
streets, parking, and open space.

At the center, two new streets crisscross 
the area. Their intersection creates a hub 
for new restaurants, a hotel, Live/Work 
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on-street spaces.

Single-Family Detached (SFD) homes along 
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encouraging pedestrian circulation to and 
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

MARKET STUDY
INTRODUCTION

Background and Objectives
Duggal Real Estate Advisors, LLC is part of an
interdisciplinary team led by Design Collective
hired to complete Small Area Plans for two areas
in the Village of Pinehurst. The Village of
Pinehurst is located in Moore County, North
Carolina southwest of Raleigh-Durham, east of
Charlotte, and west of Fayetteville.

The market analysis is one step in the process to
determine the feasibility of land uses within the
Village of Pinehurst and the study areas. It
ascertains the quantitative and qualitative
aspects of demand for land uses that might be
appropriate for future development in the study
areas and quantifies the potential scale and
timing of these uses.

The study areas include:

Village Place/Rattlesnake Trail: Approximately
100 acres in size and represented by 70 different
parcels, this area is immediately north of the
historic center of the community and stretches
out to NC 211.

Pinehurst South: Also known as the Highway 5
Commercial Area, Pinehurst South is an
approximate 290 acre limited growth and
redevelopment area on the Village’s south side
containing approximately 145 parcels.

Methodology
In order to assess the future opportunity in the
Village and study areas, Duggal Real Estate
Advisors completed the following tasks:

Site Analysis: Duggal Real Estate Advisors
completed a review of the Village Place and
Pinehurst South planning areas from a market
perspective. We visited the subject areas and
assessed them in terms of strengths,
weaknesses, opportunities, and threats (SWOT)
relative to location, site characteristics,

surrounding land uses, access, planned
redevelopment potential, and others.

Economic and Demographic Analysis: We
analyzed local and regional demographic and
economic data to understand the potential for
each of the land uses in the study areas. The
goal was to assess the growth potential of the
overall market area that will drive demand for
future land uses in the planning areas.

Competitive Supply Analysis: We completed
an overview of the market for for-sale and for-
rent residential, office, retail, hotel, and golf in
order to make reasonable assumptions about
the market. The competitive supply analysis is
completed in order to understand how
competitive and comparable properties and
projects are performing in order to help
understand the market potential in the subject
areas.

Demand Analysis: We determined the likely
demand for for-sale and for-rent residential,
office, retail, hotel, and golf land uses. This
portion of the market study is forward looking,
and determines the demand for the subject
areas based upon projected future growth in the
area. The output of the demand analysis is a
range of likely capture of the overall market
demand that leads to absorption in the subject
areas.

Stakeholder Interviews: Duggal Advisors
participated in interviews with knowledgeable
real estate and economic development
professionals to understand the opportunity for
various land uses in the market.

Innovation Hub Analysis: Envision the Village
called for an Innovation Hub at Pinehurst South.
At a high level, we analyzed the potential for an
Innovation Hub for the Pinehurst Small Area

Plan. We utilized information from the Brookings
Institute and others to compare the “necessary
ingredients” for an Innovation Hub relative to the
Pinehurst area.

Revenue and Costs of Land Uses Analysis: A
future step in the process is to determine the
revenue and the costs of added service and
infrastructure on the potential plans and market
opportunities. We plan to use the FY 2017 Land
Use Fiscal Analysis completed by the Village of
Pinehurst.

Recommendations: We provided recommend-
dations on the feasibility of land uses within the
study areas. We provided a development
strategy that takes into account a range of
possible market scenarios. A future step is to
help the Planning Team craft realistic plans for
the planning areas.

We utilized projections and information supplied
by others and gathered by ourselves. We
assume this information is complete, correct,
and reliable. Any projections regarding the future
are the best estimate from the date they were
prepared. Projections, by their nature, are best
estimates of the future, and inevitably will be
inaccurate to some degree.

We assume the economy and real estate
markets will continue to grow as projected. Real
estate markets are cyclical, so there are bound
to be times within the planning timeframe that
the market performs better (boom) or worse
(downturn) than projected. Over the course of
the study period, we assume the average annual
growth projected will materialize.

This report was prepared by Melina Duggal,
AICP of Duggal Real Estate Advisors, LLC. The
data was collected in November and December
2020 and January 2021.

Site Analysis

Economic & 
Demographic Analysis

Competitive Supply 
Analysis

Demand Analysis

Stakeholder 
Interviews

Innovation Hub 
Analysis

Revenue and Cost of 
Land Use Analysis

Recommendations
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

VILLAGE PLACE SITE ANALYSIS

Strengths
• Location close to Village Center 

provides a strong foundation
• Community Center, Cannon Park, 

Rassie Wicker Park & Village 
Arboretum

• Walkable to Village Center
• Large number of amenities
• Strong brand of Pinehurst 
• Some redevelopment already 

occurring (Pinehurst Brewery)

Weaknesses
• Some of the properties are older
• Parking challenges
• Limited amount of available land

Opportunities
• Build off the success of historic 

Village Center
• Growth in nearby neighborhoods
• Redevelopment of Public Services 

and Moore County Utilities water 
tank sites

• Redevelopment of older 
properties

• Close to NC 211 – enhance 
character and attractiveness of 
intersection area

Threats/Challenges
• Inability to create a strong direct 

link between Village Core and 
Village Place

• Challenge of moving the Moore 
County Utilities water tanks and 
Public Services

• Small developed parcels and 
multiple property owners could 
make site acquisition & 
redevelopment challenging

Pinehurst Brewing Company

Community Center

The Greens at Arboretum

Old Fire House

The Village Quarters

Duggal Real Estate Advisors completed a site
analysis for the Village Place area based upon
market issues. These strengths, weaknesses,
opportunities, and threats (SWOT) are shown in
the figure below.

Overall, Village Place offers a strong
opportunity to develop a variety of land uses.
Drawing upon the Village Center as
inspiration, Village Place can complement
what is already part of the community.

Single-family detached home
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PINEHURST SOUTH SITE ANALYSIS

Strengths
• Land availability
• Natural character and trees
• Direct access to Pinehurst 

Resort via NC 5
• New development in area 

including the new post office
• Strong businesses in area (such 

as Quail Haven Retirement 
Village)

Weaknesses
• No common theme to buildings
• Unrelated land uses
• Traffic issues
• Lack of cohesion/consistent 

character within area

Opportunities
• Capitalize on growth along NC 5
• Concentration of public and 

semi-public services (post 
office, fire station, VA services)

• Create a distinct identity for 
area

• Build off of USGA
• Infill development

Threats/Challenges
• RR crossings & limited access
• Significant amount of vacant 

land south of the study area 
along NC Hwy 5 that could take 
demand potential away

Duggal Real Estate Advisors completed a site
analysis for the Pinehurst South area based
upon market issues. These strengths,
weaknesses, opportunities, and threats (SWOT)
are shown in the figure below.

Overall, Pinehurst South is best suited for
residential and office uses. Hospitality could
be an option as well. Large-scale retail would
be challenging given the access issues, but
locally-serving retail would be viable.

Quail Haven Retirement Village

Abingdon Square Townhomes

Veterans Guardian Claim Consulting

Fire station

Retail

Open space along Blake Blvd.
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

MARKET ANALYSIS
RECOMMENDATIONS

Summary of Market Opportunity
For the market analysis, we examined six
different land uses: for-sale residential, for-rent
residential, retail, office, hospitality, and golf. The
following is a summary of the opportunity for
each of the land uses in the Village of Pinehurst
and the planning areas.

The overall market opportunity takes into
account the current and projected future market
conditions, future demand potential, and the
suitability for the land use within the Village.

Summary of Demand
For each of the land uses, we completed a
demand model to understand the future potential
of the land use within the Village or Moore
County, depending on the land use.

To determine how much of each land use would
likely locate within the planning areas, it was
necessary to consider where else within the
Village the land use could be located. For
example, if there is demand for one rental
project every three to eight years within the
Village, it can’t be located in both planning
areas, but in reality, it could be located in either
one or another location in the Village, making it
difficult to assign demand.

For many land uses, there has been and will be
more demand for the product type within the
Village than the amount of supply that has been
or will be available (e.g. more houses would
likely sell if they were available).

Summary of Demand for Land Uses
within Planning Areas
We then considered how much of the demand
could be located within the planning areas if the
area was zoned for it, landowners were
interested in selling, and developers would build
it. While the market analysis quantifies realistic
development opportunities, actual land use
allocation will be guided by planning exercises,
vision and community and stakeholder input in
balance with market demand.

5

Land Use
Overall 
Market 

Opportunity

Village 
Place

Pinehurst 
South

For-Sale
Residential

XXXXX XXXX XXXX

For-Rent
Residential

XXX XXX XXX

Retail XXXX XXX XXX

Office XX XX XX

Hospitality XXX XXX XXX

Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand 
Potential

Locations 
within 

Pinehurst
For-Sale
Residential

80-130 
homes/year

Almost 
anywhere

For-Rent
Residential

15-25 
units/year

Major roads, VP, 
PS, Village Cntr

Retail 20-25,000 
SF/ every 5 

years

Major roads, VP, 
PS, Village Cntr

Office Up to 5,000 
SF/year

Medical area, 
VP, PS, Village 

Cntr
Hospitality 25 rooms/yr. 

in Moore Co.
Resort, Village 
Cntr, PS, VP

Golf 2-3 courses 
over the next 
10 years in 
Moore Co.

Focus Area 1 is 
the only area 
with space

Land Use Village Place Pinehurst South

For-Sale Residential Unlimited at build-out*
1 project would sell approximately 15-25 

homes per year

Unlimited at build-out*
1 project would sell approximately 15-25 

homes per year
For-Rent Residential At build-out*, 1-2 projects of 70-100 units 

each
Timing depends on where else 

apartments have been constructed (e.g. 
Village only has demand for 1 project 

every 3 -8 years)

At build-out*, 1-2 projects of up to 200 
units each, depending on location

Timing depends on where else 
apartments have been constructed (e.g. 

Village only has demand for 1 project 
every 3-8 years)

Retail 25,000-50,000 SF at build-out* Up to 80,000 SF with grocery, 40,000 SF 
without grocery at build-out*

Office 25,000 – 30,000 SF at build-out*
Limited amount per year. 5,000 SF total 
in Village. Village Place could capture 

some of that, but likely less than 
Pinehurst South

Up to 100,000 SF at build-out*
Limited amount per year. 5,000 SF total 
in Village. Pinehurst South could capture 
some of that. Could increase, depending 

on impact of USGA
Hospitality At build-out*, 1 hotel with 75-100 rooms 

as well as bed and breakfasts
At build-out*, 1 hotel with approximately 

100 rooms
Golf None Possibly some support functions 

(although the land probably has a higher 
and better use than maintenance for golf)

The potential for most of the land uses is present
in both planning areas.

Although there is some flexibility in these
numbers as stated before, we have put together
guidelines based upon the market to help the
planning team understand the magnitude of
demand in each of the planning areas.

* Build-out refers to when land availably within the study areas is gone. Given the large areas and nature of 
(re)development, we cannot determine when the areas will be “finished”. The build-out provides the planning 
team and public an idea of what would likely be the maximum possible for each land use taking into account 
product demand, land availability, suitability of land use, planning, vision, etc.
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Land Use Summary of Market Conditions Future Demand Potential Product/Tenant Types Preferred Location
Suitability for 
Village Place

Suitability for 
Pinehurst South

For-Sale 
Residential

• Building permits have been rising in Pinehurst,
suggesting an uptick in the new for-sale housing
market

• The resale market has remained relatively steady
• Many new homes are scattered throughout existing

golf course communities
• New homes within non-golf smaller subdivisions tend

to be less expensive and generally range from
$250,000 to $400,000

• New homes within golf master-planned communities
tend to be more expensive and range from $300,000
to over $1 million

• Strong demand potential from local buyers,
military buyers, and second home buyers

• There is demand for approximately 80-130
new homes per year in the Village (which
may or may not be realized). Some years
will have more and some will have less, but
are likely to average 100 new homes per
year

• Approximately 12% of owner-
occupied homes in Pinehurst have
children in them

• The majority of owners in Pinehurst
(almost 70%) are married couples
without children, and of these, 65%
are over the age of 65

• Buyers are reported to be a mix of
military families from Fort Bragg,
children of current owners,
commuters, and retired and
second home owners

• Owners like to be near services and
amenities. Walkable locations are
desired. Golf course communities are
popular

• Depending on the age and make-up of
owners, schools can be an important
factor as well

Strong
Small lot SFD

Attached product
Mixed-use
Medium

Multifamily

Strong
Small lot SFD

Attached product
Medium

Mixed-use
Multifamily

For-Rent 
Residential

• The majority of rental product in Pinehurst is single-
family detached

• Rents have been steadily rising in Pinehurst
• Apartment complexes are 95% occupied on average
• The majority of renters pay between $1,000 to $2,000

in rent

• The majority of households in Pinehurst own
their homes (85%), so demand for rental
product is lower

• There is demand for approximately 15-25
new units of rental housing per year in the
Village

• Approximately 27% rental units in
Pinehurst have children in them

• Rental apartments would likely
appeal to a younger demographic
without children. They are typically
1 and 2 person households

• Rental townhomes would likely
appeal to family renters

• Renters like to be near services and
amenities. Walkable locations are
desired.

• Depending on the age and make-up of
renters, schools can be important as
well as nightlife

Strong Strong

Retail • Overall a strong retail market with low vacancy rates
• Currently some challenges due to Covid-19
• This is likely a short-term issue
• Almost half of the retail in the Village is restaurants.

This includes a variety of sit down and fast casual
establishments

• Strong demand potential tied to future
household growth

• Much of the retail is outside of the Village
limits. There is even leakage outside of
Moore County for certain categories

• There is demand for 20-25,000 square feet
of retail every five years in the Village – often
this is captured by surrounding communities

• Retail most in demand includes
auto parts and accessory stores,
furniture stores, building material
stores, health & personal care
stores, gas stations, clothing
stores, sporting good stores and
restaurants

• Retailers want centralized, visible,
accessible and appropriate locations

• Local retail (Neighborhood Goods &
Services and Food & Beverages): near
households

• Regional retail (General Merchandise,
Apparel, Furnishings & Other): along
US 15-501, NC 211, and US 1

Strong
Small, locally-serving

Boutique
Restaurant
Medium

Convenience

W of Hwy 5
Future neighborhood-

serving (drugstore, 
grocery possible)

Restaurant
E of Hwy 5

Limited to serving 
residents and workers 

(restaurant, café)
Office • The market is currently doing fairly well. It is reported

to be well-occupied, and lease rates are stable
• There is limited demand for future office

space at up to 5,000 square feet per year
• Medical, professional service,

locally serving
• Tenants enjoy areas with services and

amenities and good access. Some enjoy
being in walkable areas

Strong
Locally-serving, small

Strong
Locally-serving

Medical
Office park

Hospitality • The current hospitality market is suffering due to
Covid-19. Although leisure guests have remained and
possibly even increased, the group business is
completely gone

• This is likely a short-term issue
• Post Covid-19 should go back to a very healthy

hospitality market

• Future demand potential is based upon the
growth in tourism as well as business and
medical travel

• We estimate the demand for approximately
25 new hotel rooms per year in the Pinehurst
market area (Moore County). Some of this
could locate in Pinehurst

• Hotels and bed and breakfast
establishments

• Hotels vary in their location decision
criteria. Hotels catering to tourists want
to be near the attraction (ocean, theme
park). In this case, the attraction is golf

• Hotels attracting businesses would like
to be located near employment,
amenities, and major highways

Strong Medium

Golf • Total on-course golf participation has remained
relatively stable in the US

• There has been an uptick in golf rounds played in
Pinehurst area since Covid restrictions have eased

• Market is currently performing well in the Pinehurst
area

• Demand for golf should remain moderately
strong in the area. There could be demand
for up to 2-3 new golf courses in the overall
area in the next 10 years

• The area is well-known for golf, and the
addition of the USGA's Golf House Pinehurst
and five US Open Championships, should
increase future demand

• There appears to be an increase in
the demand for 9 hole courses
across the country

• In the Pinehurst, Aberdeen, Southern
Pines area

• Near other courses

Not Suitable Possible
Back of house 

operation
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RECOMMENDATIONS

Village Place
For-Sale Residential
Ø Would likely be infill development or part of a

small, mixed-use development.
Ø Most likely small lot single-family detached or

attached product. Attached product would
include both townhome style and
condominium style product.

Ø The demand for this product is deep, and the
planning area can support as much for-sale
product as desired.

Ø Pricing would vary based upon product type
and positioning, but would likely be in the
range of $300,000 to $500,000.

For-Rent Residential
Ø Could either be stand-alone or within a

mixed-use project. Would likely be horizontal
mixed-use as opposed to vertical mixed-use
(e.g. the apartments are next to the retail and
office, not above) given the rent ranges
possible to achieve and the cost of
construction. If rents rise to support
residential over commercial, that would be an
appropriate land use here as well.

Ø Most likely size of an apartment complex
would be similar to The Greens (70-100
units).

Ø Rents would be similar to the newest
apartments at the time of construction. At this
point, the newest apartments in the market
are The Greens at approximately $1.35/SF.
At an average size of approximately 1,000
square feet, that would equate to a rent of
approximately $1,350 per month.

Retail
Ø The retail would not be in the form of a stand-

alone shopping center, unless the retail was
located along NC 211. Given the current
uses, it is unlikely that there would be a
shopping center in the planning area along
NC 211.

Ø The retail would be part of a mixed-use area
or more small retail shops like currently exist
along Rattlesnake Trail.

Ø The demand for retail is more limited in this
configuration, and would be limited to 25,000
to 50,000 SF total at build-out.

Ø Rents would need to be $24-$30/SF to
support new construction.

Ø Tenants would include those that support
local residents and tourists (such as flower
shops, gift shops, pharmacies, home goods,
salons, restaurants, shoe stores, boutiques,
and others). The demand is strong for a
variety of retail shops.

Office
Ø Office would be a supportive land use to the

mixed-use area. It would be small offices,
primarily locally-serving, including medical
office.

Ø Given the amount of retail that could happen,
we would anticipate the office to be less than
or equal to the amount of retail, therefore, we
would anticipate 25,000 to 30,000 SF of
office at build-out.

Ø Rents would be in the $18-$22/SF range.

Hospitality
Ø Village Place could support a hotel as well as

bed and breakfasts. They would likely
support tourists, and potentially people
visiting the hospital.

Ø Hospitality could also include rental product
within homes.

Ø New hotels in the area tend to have 75-100
rooms. Bed and breakfasts and similar tend
to have far fewer rooms, typically less than
10.

|
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RECOMMENDATIONS

Pinehurst South
For-Sale Residential
Ø Likely a stand-alone residential community

as opposed to mixed with other product.
Ø Given land availability, could have 1-2

projects. Each would be 30-50 units.
However, the demand for this product is
deep, and the planning area can support as
much for-sale product as desired.

Ø Could be either single-family detached or
attached product.

Ø Pricing would vary based upon product type
and positioning, but would likely be in the
range of $250,000 to $450,000.

For-Rent Residential
Ø Could be either a stand-alone larger

community (typically larger, 150-200 units) or
integrated into a mixed-use area.

Ø Integrated into a mixed-use area, the
apartments would still likely be horizontal
mixed-use (e.g. the apartments are next to
the retail and office, not above). This would
likely be a smaller project (80-120 units).

Ø Rents would be similar to the newest
apartments at the time of construction. At this
point, the newest apartments in the market
are The Greens at approximately $1.35/SF.
At an average size of approximately 1,000
square feet, that would equate to a rent of
approximately $1,350 per month.

Retail
Ø Any retail would prefer to be located and

accessed off of NC 5. If a project were
created on the east side of NC 5, it would still
be important to have NC 5 visibility.

Ø Could be a stand-alone shopping center on
the west side of Hwy 5. This would depend
on having an anchor within the project such
as a grocery store or drug store. The size of
the center would depend on what type of
anchor, ranging from 50,000-80,000 SF in
size total. This would likely not materialize for
some time as the area continues to develop
and mature.

Ø There is also demand for retail on the east
side of NC 5. Due to access issues, it would
be small-scale, and just to support local
businesses and residents. There would likely
be less than 10,000 SF total.

Ø If there was a shopping center on the west
side of NC 5, the retail on the east side would
be more limited, and vice versa.

Ø Any retail located within Pinehurst South
would be locally serving.

Ø The maximum amount of retail in the area is
likely to be 80,000 SF with a grocery store,
and less than 40,000 SF without a grocery
store at build-out.

Ø Rents would need to be $24-$30/SF to
support new construction.

Office
Ø Office could either be like the product

available at Turnberry (small format, 1-2
story) or integrated into a mixed-use center.

Ø Although there is not a lot of office demand
annually, given the limited amount of office
land available in other areas, this would be
an appropriate location to save land for future
office use.

Ø Even at 2,000 SF of office per year, in 50
years, the total amount would be 100,000 SF.

Ø Tenants and owner-occupied space would be
a collection of medical, locally-serving
professional services, and potentially related
to the USGA.

Ø Rents for office would be in the $18-$22/SF
range.

Ø Part of the area could be a modified
Innovation Hub – meaning it could be
planned to attract and facilitate companies
and technologies related to golf, but be
willing to accept other industries and users
as well.

Hospitality
Ø The planning area could support a hotel if it

were part of a mixed-use area. If there were
enough businesses, it could support the
workers in the area. Otherwise, it would likely
support tourists. Type of hotel depends on
place creation.

Ø A new hotel would likely have around 100
rooms.

Possible Generalized Location for Land Uses Based upon Market Study
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MARKET STUDY
ECONOMIC AND DEMOGRAPHIC ANALYSIS

Economic Analysis
The United States officially started a recession in
March 2020 due to the Covid-19 pandemic. This
ended the expansion in the economy since the
end of the Great Recession in June 2009. Moore
County experienced significant and steady
employment growth during this period of
expansion, climbing from approximately 31,000
jobs in January 2010 to 42,000 jobs in June
2019. Just like the rest of the country, jobs
dropped swiftly due to Covid-19 from 41,489 in
February 2020 to a low of 35,661 in April 2020.

Since that time, jobs have recovered almost to
pre-Covid levels to 40,352 jobs in October 2020.
While the exact duration of the Covid-19
epidemic is unknown, vaccines, as of December
2020, are just beginning to role out to the
country. The timing of the full recovery is
unknown, but economists view the vaccination of
the population as a good sign for recovery.

In order to create more office space, it would be
important to try to diversify the jobs in Pinehurst.
Jobs that typically lead to the demand for office
space include: Health Care and Social Services;
Professional, Scientific, and Technical Services;
Other Services, Real Estate and Rentals,
Banking, Finance and Insurance; and
Information. As stated above, the likely job
growth in the health care sector will lead to
demand for medical office space. There is some
job growth projected in the other industries that
leads to the demand for standard office space.

Additional economic (job) data is provided in the
Appendix.

Industry Businesses % Employees %

Health Care and Social Services 575 54% 5,880 52%

Accommodation and Food Services 42 4% 2,839 25%

Other Services - Repair, Personal Care, Laundry, Religious, etc. 69 6% 434 4%

Professional, Scientific, and Technical Services 58 5% 396 3%

Arts, Sports, Entertainment, and Recreation 23 2% 358 3%

Retail: Home, Food, Automobiles, Personal Care 35 3% 262 2%

Education 11 1% 257 2%

Real Estate and Rentals 47 4% 234 2%

Public Administration 12 1% 173 2%

Banking, Finance and Insurance 56 5% 145 1%

Construction 25 2% 89 1%

Information 12 1% 85 1%

Other 108 10% 248 2%

Total 1,073 100% 11,400 100%

Pinehurst Village and Moore County are part of
the North Carolina Department of Commerce,
Labor & Economic Analysis Pinehurst-
Rockingham region which includes Moore,
Montgomery, and Richmond Counties. Of these
three counties, the majority of the employment is
located within Moore County within the
Pinehurst-Aberdeen-Southern Pines area.
Employment projections are made by industry at
this planning area level.

Map of North Carolina by NC Department of
Commerce Regions

Source: North Carolina Department of Commerce, 
Labor & Economic Analysis

The outlook for employment is relatively strong
overall with an average annual growth rate of
approximately 0.6% or approximately 350 new
jobs per year. Over the ten-year period from
2017 to 2026, the highest growth industries
within the planning area are projected to be:
Health Care and Social Assistance (avg. weekly
salary of $937), Accommodation and Food
Services (avg. weekly salary of $322), Retail
Trade (avg. weekly salary of $480), and
Construction (avg. weekly salary of $883).
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Overall, the employment growth rate projected
for the region (approximately 0.6% per year) is
less than the overall employment growth rate
projected for the state (approximately 0.9% per
year). However, 350 new jobs are projected
annually in the region. Given the concentration of
health care within Pinehurst, it is likely much of
this job growth will be located within the Village.
The employment within the Village is not very
diversified.

The largest concentrations of jobs in Pinehurst
are Health Care and Social Services (52%) and
Accommodation and Food Services (25%).
These industries are expected to grow, thereby
bringing additional jobs to the Village.

Jobs by Industry in Pinehurst (2020)

Source: North Carolina Department of Commerce, Labor & Economic Analysis
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ECONOMIC AND DEMOGRAPHIC ANALYSIS

Commuter Analysis
Commuting data is available for both where
people work and where workers live.
Approximately 8,000 people commute into
Pinehurst to work, 1,200 both live and work in
Pinehurst, and 4,000 leave Pinehurst to work
somewhere else.

The 8,000 people that come into Pinehurst
everyday for work and the 4,000 people that
leave for work represent an opportunity to
“capture” them in Pinehurst to help reduce traffic
and create more mixed-use environments.

People Who Work in Pinehurst (Where
Workers in Pinehurst Live)
Of the people that work in Pinehurst,
approximately 50% of them are aged 30-54,
while 32% are over the age of 55, and 18% are
under the age of 29.

Almost half of the workers make more than
$3,333 per month. Over 50% of the workforce
has some college, an Associates degree,
Bachelor’s degree or higher.

Count Share

Moore County, NC 5,167 56%

Richmond County, NC 832 9%

Hoke County, NC 444 5%

Lee County, NC 339 4%

Montgomery County, NC 290 3%

Cumberland County, NC 283 3%

Harnett County, NC 249 3%

Scotland County, NC 188 2%

Wake County, NC 165 2%

Robeson County, NC 80 1%

All Other Locations 1,154 13%

All Counties 9,191 100%

Source Census on the Map

Source Census on the Map

Source Census on the Map

Where Residents of Pinehurst Work
People who live in Pinehurst also tend to work in
Moore County (57%). It is important to note that
the Census on the Map data does not include
uniformed military workers, and therefore would
not include any potential workers at Fort Bragg
in this analysis. The next largest group of
residents work in Wake County/Raleigh area
(6.8%), followed by Cumberland
County/Fayetteville area (4.9%), and
Mecklenburg County/Charlotte area (3.6%).

Inflow and Outflow of Workers in Pinehurst 
(2017)

Where Workers in Pinehurst Live (2017)People who work in Pinehurst come from the
surrounding communities. Approximately 56% of
workers in Pinehurst live in Moore County,
followed by 9% from Richmond County, and 5%
from Hoke County.

This is a fairly high capture of people who live
and work in the same county. Moore County
functions as the center of the economic region,
so many people who live there also work there.

Job Counts by Counties Where Workers Live 
– All Jobs (2017)

Source Census on the Map

Where Residents in Pinehurst Work (2017)

Source Census on the Map

Job Counts by Counties Where Workers Are 
Employed – All Jobs (2017)

Count Share

Moore County, NC 2,897 57%

Wake County, NC 347 7%

Cumberland County, NC 253 5%

Mecklenburg County, NC 183 4%

Richmond County, NC 123 2%

Guilford County, NC 102 2%

Lee County, NC 77 2%

Scotland County, NC 76 2%

Robeson County, NC 71 1%

Hoke County, NC 65 1%

All Other Locations 927 18%

All Counties 5,121 100%
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Demographic Analysis
As of 2020, Moore County has approximately
44,000 households or roughly 1% of the state
households. Household growth is anticipated to
grow at a pace of 300 households per year until
2025. This household growth will drive the
demand for housing and retail in the county.

Pinehurst has approximately 7,900 households
or 18% of Moore County households. The
Village is expected to grow by approximately 43
households per year over the next five years.
Pinehurst is expected to experience less than its
“fair share” of growth over the next five years.
Although Pinehurst represents 18% of the
households now, it is projected to capture only
14% of the growth. Part of this is due to the lack
of available land and the cost of new housing
compared to other areas.

Driven by employment growth and the
desirability of Pinehurst as a second home and
retirement destination, household growth will
bolster demand for housing as new households
move to the area seeking jobs or a lifestyle
choice.

ECONOMIC AND DEMOGRAPHIC ANALYSIS

Geography 2020 2025 Growth Annual 
Growth Rate

North Carolina 4,341,543 4,494,724 153,181 0.7%

Moore County 43,651 45,169 1,518 0.7%

Moore Co. as % of NC 1.0% 1.0% 1.0%

Pinehurst Village 7,885 8,100 215 0.5%

Pinehurst as % of Moore 18.1% 17.9% 14.2%

Southern Pines Town 7,142 7,207 65 0.2%

Southern Pines as % of Moore 16.4% 16.0% 4.3%

A variety of demographic data were analyzed to
understand the make-up of Pinehurst Village
residents and how they compare to surrounding
areas.

Pinehurst has a much larger percentage of
people over the age of 65 than comparison
areas. This is not surprising given the Village is
made-up of a large number of golf courses,
resort-style communities, and is a popular
destination for retirement and second homes.

Pinehurst also has a higher percentage of
households that make over $100,000. They have
a relatively low percentage of households with
incomes under $30,000. This is consistent with
the housing prices and age of the households in
the Village.

The vast majority (87%) of the households in
Pinehurst are White (non-hispanic).

Additional demographic charts are provided in
the Appendix.

Source: AccessNC, North Carolina Department of Commerce, Labor and Economic Analysis Source: AccessNC, North Carolina Department of Commerce, Labor and Economic Analysis

Household Data for NC, Moore County, Pinehurst, and Southern Pines (2020-2025)
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ECONOMIC AND DEMOGRAPHIC ANALYSIS

12

Housing Unit Data from the Census
The majority of the housing units in Pinehurst
are owner-occupied (72%). This is higher than
all of the comparison areas. Approximately 14%
of units are renter-occupied, and 14% are
vacant.

Of the vacant units, approximately 55% of them
are for seasonal use (a second home). Pinehurst
has a fairly large number of second homes.

Owner and Renter Data from the
Census
The largest group of households in Pinehurst are
married couples without kids who own their
homes. That group makes up almost half of all
households in the Village. The second largest
group (almost 25%) are nonfamily households
that own. These could be singles or roommates.

These groups are followed by married couples
with kids that own their homes (9%) and
nonfamily households that rent (8%). These four
groups make up nearly 75% of households
within the Village.

Approximately 12% of owner-occupied
households have children, while 27% of renter-
occupied households have children. This is
different than most places where owner-
occupied housing tends to have more children
than renter-occupied housing. This is likely due
to the age of the population.

Owner-Occupied Renter-Occupied

No % of Owner % of Total No % of Renter % of Total

Married-Couple w/Kids 665 11% 9% 249 23% 4%

Married-couple w/o Kids 3,476 58% 49% 207 19% 3%

Single Male Headed HH w/kids 45 1% 1% 0 0% 0%

Single Male HH w/o Kids 32 1% 0% 14 1% 0%

Famale Headed HH w/Kids 58 1% 1% 41 4% 1%

Female Headed HH w/o Kids 70 1% 1% 28 3% 0%

Nonfamily HH (single, roommates) 1,679 28% 24% 541 50% 8%

Total 6,025 100% 85% 1,080 100% 15%

0%

20%

40%

60%

80%

Owner-Occupied Renter Occupied Vacant

Housing Units Distribution, 2020

North Carolina Moore Co. Pinehurst S. Pines
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Source: AccessNC, North Carolina Department of Commerce, Labor and Economic Analysis

Source: American Community Survey, 5 year 
estimates, 2018
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ECONOMIC AND DEMOGRAPHIC ANALYSIS

Economic and Demographic Information Summary
The projected job and household growth provides a solid background for the demand for multiple land
uses within the Village of Pinehurst. The Village’s jobs are concentrated in health care and hospitality
and the households are fairly homogeneous.

Jobs in Pinehurst are expected to grow at a stable rate over the next few years. Catalytic events
such as the USGA could bring additional, unexpected jobs to the area. The USGA is currently
planning on bringing 50 jobs to Pinehurst. In general, the employment in Pinehurst is concentrated
in health care, accommodation, and food service.

Almost 60% of the people who work in Pinehurst live in Moore County. The reverse is also true –
almost 60% of the residents of Pinehurst that work are employed in Moore County. This is a fairly
high capture suggesting Moore County has a fairly insular employment market.

Similar to employment, households are projected to grow at a stable rate in Pinehurst. The typical
Pinehurst resident is a married couple over the age of 50, well-educated, affluent, and white.

The majority of residents in Pinehurst own their homes. There is a fairly sizeable amount of
second homes in the community as well compared to the national average. People who move to
Pinehurst are split between those from outside of the area and state (50%) and those from the
area (30-40%).

The economic and demographic data for Pinehurst provides a strong foundation for the 
demand for additional land uses.

Geographic Mobility Data from the
Census
Approximately 8% of owner-occupied
households moved in the previous year. This is
very similar to the national average of 7.7% of
owners moving in the previous year.

Based upon this data, approximately one-half of
new owner households in Pinehurst will come
from outside of the state, 40% are moving within
Moore County, and 10% from another location
within North Carolina.

Moved
8%

Didn't 
Move
92%

Owner

Moved
45%

Didn't 
Move
55%

Renter

Moore 
Co.
37%

NC
12%

Diff. State
45%

Abroad
6%

Owner Movers' Orgin

Moore 
Co.
31%

NC
21%

Diff. State
48%

Renter Movers' Orgin

Approximately 45% of renter-occupied
households moved in the previous year. This is
significantly higher than the national average of
23% of renters moving in the previous year.

Based upon this data, approximately one-half of
new renter households in Pinehurst will come
from outside of the state, 30% are moving within
Moore County, and 20% from another location
within North Carolina.
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MARKET STUDY
INNOVATION HUB ANALYSIS

Innovation Districts and Attracting
High-Tech Jobs
Innovation Districts are dense, walkable, mixed-
use areas that facilitate the creation and
commercialization of new ideas. They connect
research/technology/anchor institutions with
people and companies that can leverage those
ideas into new jobs and technologies.

Innovation Districts, no matter how big or small,
or whether in a large metropolitan area or a
small community like Pinehurst, need to have
anchors – such as universities, medical research
centers, cultural attractions, etc. They are places
where residents can live, work, and play in a
vibrant area that fosters creativity and
technology transfer. Many smaller communities
appear to be trending towards an arts and
culture type Innovation District bringing together
artists, visitors, and residents.

In the 2019 Comprehensive Plan, Envision the
Village, The Village of Pinehurst had designated
Pinehurst South as an “Innovation Hub” that
would create “one connected master planned
area with a primary focus on office, medical, life
science, and research facilities with small-scale
supporting retail services… It could also include
a residential component as well.”

A report published by the Brookings Institute in
May 2014 titled, “The Rise of the Innovative
Districts: A New Geography of Innovative
America” was referenced to identify ingredients
necessary for an Innovative District. Current
conditions in Pinehurst South were examined to
determine the necessary steps to create these
ingredients in the area.

Given current conditions, most of the ingredients
of successful Innovation Districts are not present
in Pinehurst South.

Ingredients for Innovation Districts

Ingredient
Exists in 
Pinehurst 

South

Can it be 
Created? Necessary Steps to Achieve

Physically Compact N Y
• Introduce more density into the areas
• Ensure projects help create a strong street experience

Transit-Accessible N N • Not relevant in a geography like Pinehurst

Mixed-Use N Y
• While there are a mix of land uses in the study area, the areas are not “mixed-use”
• Encourage mixed-use and multiuse development

Presence of Anchor Institution (University 
or medical) N Maybe • Would need to identify potential anchors. Most likely in Pinehurst would be related to golf or medical

Close to Downtown N N • Cannot change the physical location

Historic Building Stock N N • Historic building stock can’t be created, but compatible architecture can be encouraged

Current Location of Technology, 
Research, Creative Fields, and/or Small 
Batch Manufacturing

N Maybe • Need to create the type of environment where they want to locate (compact, walkable, etc.)

Current Location of Entrepreneurs N Maybe
• Need to create cultivators that support entrepreneurs (such as incubators)
• Need to create the environment to attract entrepreneurs (edgy, exciting, walkable, mixed-use, etc.)

Location of Cultivators (Incubator, 
Accelerator, Tech Transfer Offices, Etc.) N Maybe • Would need to create these types of programs and spaces

Neighborhood Amenities (Medical, 
Grocery, Drug Store, Restaurants, Etc.) Some Y

• Encourage this type of development
• Support the market when necessary

Public Realm Spaces (Parks, Plazas) N Y • A focal point public realm space would need to be created in Pinehurst South

Availability of Space for Start Up 
Businesses or Inexpensive Housing Some Y

• Relatively inexpensive housing is available near the area
• Some available office space

Network Assets (Workshops, Training, 
Meetings, Breakfasts) N Y • Would need to create a business community for the Pinehurst South area

Collaborative Leadership Network N Y • No specific entity leads Pinehurst South. Would need to get government, medical, business community,
landowners, and large tenants together to create network

Clear Vision N Y • Need to finalize the vision and set aside resources to move forward
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As shown on the previous chart, creating an
Innovation District or Hub is more than just
creating the physical space; programming,
vision, and the community would need to come
together to make it happen.

For Pinehurst, it would make sense to focus on a
narrow scope of industries or technologies.
Given the jobs and talent currently available in
Pinehurst, the golf and tourism markets would
likely be most viable. Although there is a
concentration of health care in Pinehurst, most
of it is health care providers – not research
institutions. In addition, it would be hard to
compete with large University health care
systems to compete for health care technology
firms and jobs. Finally, if health care technology
or research were to be expanded in Pinehurst, it
would be most advantageous to locate it near
the current Medical District.

Pinehurst can emphasize its lower cost of living,
quality of life, and specialized talent pool. The
goal of creating an Innovation Hub would be to
capture some of the economic benefits that an
innovation economy can deliver while not trying
to compete for technology jobs that aren’t likely
to locate in the area.

The best feature of Pinehurst South with respect
to an Innovation Hub is its availability of land and
location relatively close to the new USGA facility.
The biggest deficits are the lack of an existing
anchor institute within the boundaries, a
disjointed land use pattern, limited walkability,
and low density layout.

The research from the market analysis suggests
the following ideas which should be articulated
more fully in a vision for the area.

Pinehurst South could be a modified Innovation
Hub – meaning it could be planned to attract and
facilitate companies and technologies related to

Golf Innovation in Pinehurst Area
Partners in Progress, the economic development
agency for Moore County, NC recently produced
a video on the merits of golf industries and
companies relocating to Pinehurst to create a
cluster of golf businesses similar to what exists
in Carlsbad, California.

The USGA is building a second headquarters in
Pinehurst. It will include new offices, an
equipment testing center, an innovation hub, and
a golf museum/visitor center. Pinehurst South is
approximately one mile from this new facility.

In addition to the USGA, Golf Pride opened a
Golf Pride Global Innovation Center in 2019 near
Pinehurst No. 8, approximately three miles from
Pinehurst South. Golf Pride makes grips for golf
clubs. The facility includes its management and
professional teams, an R&D lab with rapid
prototyping capabilities, and a new consumer
grip fitting studio.

The area could also leverage the U.S. Kids Golf
and the Carolinas Golf Association, both of
which have headquarters in the area.

golf, but be willing to accept other industries and
users as well. The creation of a walkable area
with a strong sense of place would be attractive
to a variety of users, residents, and visitors.

The market analysis provides the following
critical success factors for attracting users to
Pinehurst South:
• Create a vision - The intent of this hub is to

facilitate new connections and ideas,
accelerate the commercialization of those
ideas, and support Pinehurst by growing jobs
in a way that leverages its distinct economic
position

• Create a strong sense of place - Determine
the focal point, add other uses, make it
walkable, provide a variety of neighborhood
amenities

• Make a unique district - Use the existing golf,
trees, culture, and quality of life amenities
within Pinehurst and determine Pinehurst
South’s unique attributes

• Create a marketing and branding campaign -
Build upon the strong brand recognition of
Pinehurst and the USGA

• Improve pedestrian experience – Add
sidewalk and places to walk

• Create a business incubator atmosphere –
use the affordable housing to draw emerging
businesses

• Benefit from the availability of underutilized
land and space in Pinehurst South

• Take advantage of current investor and
developer interest in NC 5 area

• Increase connectivity - Connect Pinehurst
South to the rest of the Village and the
surrounding areas to fully leverage nearby
assets

• Work with partners – Work with USGA,
Pinehurst Resort, Partners in Progress, and
others to attract golf companies to the area.
Help ensure Pinehurst South is the location
for these new companies

Innovation in Golf
Golf has seen a significant amount of innovation
within the game, and is projected to continue to
innovate. Some of the innovations include:
Ø State of the art practice facilities
Ø Technology to help players improve game
Ø Equipment

• Golf clubs
• Golf balls
• Shoes
• Gloves
• Carts

In Carlsbad, California, there are a variety of golf
club equipment companies that are located in
the area including Titleist, Callaway Golf,
TaylorMade, Cobra/Puma, and others. These
companies create synergy and a collection of
brain power for the industry. They represent a
job cluster in the area. There is a goal to bring a
similar cluster to the Pinehurst area.

Source: Partners in Progress video
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Utilizing the “year built” available in Zillow, we
determined the number of homes that were new.
Based upon this data, there are approximately
80-130 new homes sold per year in Pinehurst.
This corresponds to the permit data available for
Pinehurst. Therefore, approximately 10% to 15%
of homes sold each year in Pinehurst are new.
The large majority of them, approximately 90%,
are for single-family detached homes.

MARKET STUDY
FOR-SALE RESIDENTIAL ANALYSIS

Existing Conditions
The national for-sale residential market remains
strong. According to the U.S. Department of
Housing and Urban Development, “National
housing market indicators available as of
November showed activity in housing markets
improved overall. Housing market activity has
rebounded as buyers take advantage of record-
low mortgage rates and the economy reopened
more broadly.” This trend has been seen in
Pinehurst as well. Sales have been strong and
prices have continued to increase.

Permits in Moore County peaked in 2005 with
just over 1,000 permits pulled. Permits bottomed
out in 2009 at approximately 334, and never
quite have reached back to the peak in 2005. In
2019, 836 permits were pulled. 2020 is on track
to be another strong year with 654 permits
pulled between January and September. Permits
are a good indicator of new home sales in the
market.

Locally, in Pinehurst, permits are not as good an
indicator of health in the residential market, as
the area is much smaller and primarily built out.
Permits in 2018 and 2019 were significantly
higher (approximately 150 each year) than they
were in previous years (83 on average between
2010 and 2015). Data is incomplete for 2016
and 2017. All of the recorded permits in the
Village were for single-family units.

According to data available on
Pinehurstrealty.com, there were approximately
2,200 total home sales in Moore County in 2019.
This includes both new and resale homes. The
average price was close to $300,000. Sales in
2020 are on track to be even higher than 2019,
with a slightly higher price point.

Zillow data is available for Pinehurst. Data is
available by “Last 12 Months”, “Last 24 Months”,
and “Last 36 Months”. Given the data was
compiled in November 2020, we estimated “Last
12 Months” to be 2020, “Last 24 Months” less
“Last 12 Months” to be 2019, and “Last 36
Months” less “Last 24 Months” to be 2018. The
years are not exact, but a fair approximation.
Based upon this data, there are approximately
900 home sales in Pinehurst annually including
both new and resale. There are an additional 40-
50 lots sold annually in the area.

The large majority of sales, approximately 78%,
are for single-family detached homes. Excluding
lot sales, that number rises to 85% for single-
family detached homes.Source: Village of Pinehurst
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Housing Data from the Census
According to the Census (the American
Community Survey), of the owner-occupied
housing units in the Village of Pinehurst,
approximately 93% of them are single-family
detached. This is similar to the percentage of
sales on the previous page that are single-family
detached.

The majority of owner-occupied homes were
built between 1980 and 2009. The highest
decade of building was in the 1990s. The drop in
the number of homes built has more to do with
land availability and the recession than it does
with underlying home demand.

The median home value in the Village of
Pinehurst is almost $300,000. The majority of
homes have a value between $200,000 and
$500,000. Between 2013 and 2018 the median
home value increased approximately 4.5%, with
the largest jump in the $300,000 to $500,000
category in 2018.

The Census reported approximately 5,712
owner-occupied housing units in Pinehurst. This
increased to 6,191 in 2018. This increase of 479
homes is roughly an increase of 100 homes per
year in the Village. This is very similar to the
number of new homes sold each year as
reported by Zillow on the previous page.

Approximately 56% of owners in the Village have
a mortgage. This is down from 2013 when 65%
of households reported having a mortgage.

92.8%

5.1% 2.1%

Owner-Occupied Housing Units 
by Type, Pinehurst, 2018
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Detached
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Local Competitive Market
The for-sale market in Pinehurst is made up of
established large-scale master-planned (MPC)
golf-oriented communities (such as the Country
Club of North Carolina or Pinewild Country
Club). Within these large communities, there are
a large number of resales as well as new home
and lot sales. In addition to the typically older
golf-oriented MPC and Old Town Pinehurst itself,
there are smaller subdivisions in and around
Pinehurst that tend to be non-amenity oriented,
and feature smaller and less expensive housing.

Anecdotally, these two different types of
communities attract a different buyer profile. The
large MPC tend to attract older, wealthier
couples and are often retirement or second
homes. The smaller subdivisions attract a
younger, family market, often military personnel
that work in Fort Bragg.

The market is currently very tight in Pinehurst.
Inventory is very low, and housing has been
selling very quickly. Prices have been rising.
Current buyers tend to be from outside of
Pinehurst, looking to get away from the urban
areas where they currently live. Feeder markets
include New York, Chicago, California,
Pennsylvania, Ohio, and others.

Outside of pandemic times, real estate agents
report that buyers are a combination of: retirees
(33%), military (33%), and others (33%). Others
include people moving to be close to their kids or
their parents, commuters, horse farm buyers,
and land buyers.

We collected data on 18 communities in the area
that offer new homes for sale. These homes are
depicted on the map. Some of the communities,
such as Walker Station, are all new home
homes, with typically less than 100 units in the
community. The other type of community is a
golf-oriented MPC with a mixture of older, resale
homes, lot sales, and infill new homes.

The projects are located both within and outside
of the Village of Pinehurst. The market area for
homes is wider than the village itself. Buyers
would consider homes in the surrounding
communities as well.

Based upon data from Zillow.com, the smaller
subdivision communities tend to sell between
15-35 homes per year, with an average of
around 20 new home sales per year. Almost all
of the new homes sold in the area are for single-
family detached homes.

These subdivision homes tend to be priced from
$300,000 to $400,000, with homes between
2,000 and 3,500 square feet. The price to size
charts included in the Appendix demonstrate the
range of new home prices and sizes sold in each
of the communities. The bottom axis shows the
home sizes in square feet, and the side axis
shows the home prices.

Based upon Zillow.com data, the larger golf-
oriented communities can sell up to 50-75
homes per year, including both new and resale.
The new home sales in these communities tend
to be less than the resale home volume.

Home prices in these communities can vary
widely given the age of the homes, sizes,
orientation, and other factors. We examined both
resale and new home prices. As shown on the
price to size chart labeled, “For-Sale Homes
Price to Size Chart – Large Golf-Oriented, New
Homes Only” in the Appendix, there are two
distinct ranges of these prices. The less
expensive tend to sell new homes from
$300,000 to $500,000, with homes between
1,700 and 3,500 square feet, similar to the
subdivision homes. While the more expensive
communities range from $500,000 to $1 million,
with homes from 2,500 to 4,500 square feet on
average.

More data is included in the Appendix.

18

KE Y

S MA L L AR E A P L A N ( S A P) B O U N D AR Y  

FOR-SALE COMMUNITY OUTLINE



THE VILLAGE OF PINEHURST SMALL AREA PLANS

FOR-SALE RESIDENTIAL ANALYSIS

For-Sale Residential Projections
Duggal Real Estate Advisors completed a
demand analysis for for-sale product within
Pinehurst based upon projected household
growth and existing households in turnover.

Based upon this analysis, there could be
demand for an average of approximately 100
new for-sale units within the Village per year.
Some years will have higher sales of new
homes, and some years will have less. Having
the potential for the demand does not mean the
demand will or should be realized – it just
indicates that based upon the demographics and
preferences of households in the area, the
Village could support these for-sale units if built.

The demand model utilizes the following
information. The full detailed demand model is
provided in the Appendix.
Ø Existing and new households within the

Village of Pinehurst. The existing households
include those that are moving each year (in
turnover).

Ø The demand model is stratified by income to
determine affordable house price. The
households are further defined by being
owner households.

Ø The number of new owner households is
further refined by being likely to choose new
product.

37

• New owner 
households moving to 
Pinehurst each year

+ 566
• Existing owner 

households that move 
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• Number of new for-
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For-Sale Residential Market Summary
There is strong demand for for-sale residential product in the Village of Pinehurst, capturing expected
household growth as well as filling the demand for primary homes, second homes, and retirement
homes. Both planning areas, Village Place and Pinehurst South, are appropriate locations for for-sale
residential.

Permits and sales continue to increase, suggesting a healthy market with strong demand
fundamentals. Pinehurst is a popular area for housing given the historic character, architectural
variety, and golf and other activities.

Home prices continue to rise in Pinehurst, but are still considered more attainable/affordable than
similar housing in other parts of the country, making Pinehurst a very attractive area for retirement
housing. New homes in non-golf oriented communities tend to sell for $300,000 to $500,000 on
average, while new, infill housing in golf-oriented master-planned communities tend to sell for
$450,000 to $750,000. There are new homes available both above and below those price ranges.

Single-family homes selling in Village Place tend to be priced from $200,000 to $400,000. The two
new homes that have sold in the area sold for approximately $300,000. New product within the
study area could be a combination of small lot single-family detached, townhome/attached, and
possibly condominium product. The price point would be above existing homes within the study
area, likely within the middle band of new houses in the Pinehurst area. The pricing would depend
on the location, amenities, and other development that occurs in the area.

There are very few for-sale houses within the Pinehurst South study area. Just outside of the area
to the west is a townhouse/attached home community built in the late 1980s that sells units for
between approximately $180,000 and $230,000. For-sale homes would be marketable in the
study area. There could be a combination of small lot single-family detached and townhome/villa
product. The pricing would be above the existing product, and likely within the middle band of new
houses in the Pinehurst area. The pricing would depend on the location, amenities, and other
development that occurs in the area.

Pinehurst is projected to see strong owner household growth over the coming years; both 
Village Place and Pinehurst South could capture this growth and help create new, walkable, 

mixed-use neighborhoods.
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

The projects lease-up well, and have stayed
well-occupied. The newest projects lease at
approximately $1.20 to $1.40 per square foot
($1,100 to $1,600 per month).

Detailed information on each apartment is
included in the Appendix.

Local Competitive Market
We examined five existing apartment
communities in the area and one planned
apartment project in the area. On average, they
are 97% occupied and have an average of 133
units. Renters are a mixture of transient renters
(those waiting to buy or build a home), medical
professionals, young professionals, military, and
family.

MARKET STUDY
FOR-RENT RESIDENTIAL ANALYSIS

Existing Conditions
Nationally, the apartment market has rebounded
after having poorer performance directly after
the shut-downs in the second quarter due to the
coronavirus pandemic. This suggests that the
underperformance was due to the lockdowns as
opposed to changing demand conditions.

In Pinehurst, most of the renter-occupied
housing is single-family detached housing, not
an apartment building. The census data does not
include short-term rentals under renter-occupied
housing.

According to the American Community Survey
(ACS) from the Census, the median rent in
Pinehurst in 2018 was $1,547, with the majority
of units renting for between $1,000 and $2,000
per month.

Rents have increased approximately 3.5%
between 2013 and 2018. Approximately 170
rental units were added between 2013 and 2018,
or 34 per year.

75%

4%

14%

1%
6%

Pinehurst Renter-Occupied Housing 
Units by Type

Single-Family Detached

Single-Family Attached

Apt Building with <10 units

Apt Building with 10-19 units

Apt Building with over 20 units

Source: ACS 5-Year Estimates (2018)
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Less than
$1,000
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Pinehurst Occupied Apartment Units by 
Rent

2013 2018

Source: ACS 5-Year Estimates (2013 and 2018)
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

FOR-RENT RESIDENTIAL ANALYSIS

For-Rent Residential Projections
Duggal Real Estate Advisors completed a
demand analysis for rental product within
Pinehurst based upon projected household
growth and existing households in turnover.

Based upon this analysis, there could be
demand for approximately 20-25 new rental
units within the Village per year on average.
Some years will have no apartment construction,
leading to pent up demand for future years.
Having the potential for the demand does not
mean the demand will or should be realized – it
just indicates that based upon the demographics
and preferences of households in the area, the
Village could support these rental units if built.

The demand model utilizes the following
information. The full detailed demand model is
provided in the Appendix.
Ø Existing and new renter households within

the Village of Pinehurst. The existing
households include those that are moving
each year (in turnover).

Ø The demand model is stratified by income to
determine affordable rent. The households
are further defined by being renter
households.

Ø The number of new renter households is
further refined by being likely to choose new
product.

Ø With approximately 20 units in demand per
year, the Village could support a new
apartment complex, if land were available,
about every three to eight years.

6

• New rental 
households moving 
to Pinehurst each 
year

+ 515

• Existing rental 
households that 
move each year in 
Pinehurst

= 521
• Total renters 

looking for housing

x 4%
• Amount that prefer 

new apartments

= 21

• Number of new 
rental units in 
demand each year 
in Pinehurst

For-Rent Residential Market Summary
There is stable demand for for-rent residential product in the Village of Pinehurst, capturing expected
household growth as well as filling the demand for transient renters (people waiting to move into a
house, medical workers, military, etc.). Both planning areas are appropriate locations for for-rent
residential.

Vacancy continues to remain low despite the addition of 180 apartment units in the region since
2020. Current vacancy is approximately 3%, indicating a strong, in-balance apartment market.

Rental rates, although not overly high compared to more suburban areas, have continued to rise
in recent years. New rental product in Pinehurst is likely to rent at the higher end of the market,
similar to The Greens at Arboretum. One bedrooms range from $1.43 to $1.63 per square foot
($1,000-$1,200/month), two bedrooms range from $1.18 to $1.26 per square foot ($1,200-
$1,300/month), and three bedrooms range from $1.25 to $1.55 per square foot ($1,600-
$2,200/month).

The Greens, a relatively new apartment complex, is located within Village Place. New for-rent
residential would be marketable within the study area. It is walkable to the Village Core, is close to
services and amenities, and close to open space. The rents would likely be similar to The Greens
with an average rent of approximately $1,400 per month.

Pinehurst South currently has a rental townhome community, Abingdon Square Townhomes, and
the Inn at Quail Haven Village, a senior continuing care retirement community (CCRC). It would be
a marketable location for a rental community. It would be positioned slightly below new
apartments in Village Place given it is not walkable and farther from services and amenities. The
rents would likely be slightly lower than The Greens with an average rent of approximately $1,400
per month.

Pinehurst is projected to see modest rental household growth over the coming years; both 
Village Place and Pinehurst South could capture this growth and help create new, walkable, 

mixed-use neighborhoods.
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

MARKET STUDY
RETAIL ANALYSIS

Existing Conditions
The national retail market has been impacted by
Covid-19. Shutdowns throughout the country in
retail and restaurants have hurt tenants and
landlords. Stores that provide essentials (such
as grocery stores or drugstores) have done
better during the pandemic. Nationally there has
been negative absorption of retail space
(meaning more space was vacated than
tenanted), and some tenants struggle to pay
their rents. There has also been a wave of
closures and bankruptcies. Nationally, the net
absorption of new retail space is projected to
take as long as mid-year 2022.

Locally, brokers have indicated that the overall
the market is still doing well, with an estimated
5% vacancy rate. Centers with strong grocery
anchors are performing better than average.

Pinehurst Village has approximately 85 retail
businesses. Of these, approximately 30 (or 35%)
are located within the Village Core. The largest
percentage of retail businesses (40% in Village
and 46% in Village Core) are Food Services and
Drinking Places. Based upon Moore County
Assessor data, there are approximately 165,000
square feet of retail in the Village. Most of the
shopping of Village residents is done outside of
the Village limits.

Local Competitive Market
Retail in the Pinehurst area is made up of
downtown retail, shopping/strip centers, and
stand-alone corridor-oriented retail.

We collected data on eight different shopping
centers in the area to understand the retail
market in the area.

The shopping centers vary in size from 50,000
square feet at Pinehurst Plaza near Pinehurst
South to almost 280,000 square feet at
Pinecrest Plaza along US 15-501. The centers
are approximately 94% occupied. Most of the
shopping centers are located along US 15-501
and US 1. There are also shopping centers
along NC 211.

Source: Esri
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

RETAIL ANALYSIS

Local Competitive Market Cont.
Lease rates in the area for well-placed retail
tends to be in the mid $20s per square foot
triplet net (NNN – meaning, the tenant is
responsible for paying the taxes, insurance, and
common area maintenance fees). The area has
been slowly shifting from gross rents (where the
landlord pays the taxes, insurance, and common
area maintenance) to NNN rents. Triple net rents
are more typical for retail across the country,
while gross rents are more typical for office
spaces.

Some new retail in the best locations has been
reaching as high as the mid $30s/SF NNN. The
best retail in the US 15-501 area is in the high
$20s/SF NNN. Older retail in the area is typically
in the low to mid teens ($13/SF NNN).

Interviews suggested that new retail would need
to achieve around $24-$30/SF NNN in order to
be viable.

The Pinehurst area has a mixture of locally-
serving (such as grocery stores, drugstores,
restaurants) and regionally serving (such as
department stores, big boxes, discount stores)
retail. The locally serving is spread out
somewhat throughout the area, while the
regionally serving is concentrated in the US 15-
501 area.

Other important criteria for retailers include the
number of people that live within their trade
area, the average household income, and
sometimes education levels.

A national grocery store, for example, requires
40,000 people within three miles with median
household incomes of $50,000 (source: ICSC).

The planning areas meet the requirements for
many of the retailers. The population of Village
of Pinehurst, Southern Pines, and Aberdeen
combined is approximately 40,000. Pinehurst is
is highly educated, and the median income is
approximately $80,000.

The below tables are not absolutes, and are
national averages. Likely in Pinehurst, retailers
would be satisfied with lower requirements, but it
provides an idea of what types of locations
would be viable for different retail types.

Pinehurst, Southern Pines & Aberdeen Area 
Estimated Retail Lease Rates
Location Estimated 

Average Lease 
Rates

Downtown Southern Pines $30/SF NNN

Downtown Pinehurst $20-$24/SF NNN

Aberdeen $12-$15/SF NNN

Newest retail in best locations $30-$34/SF NNN

US 15-501 area strong retail $27-$30/SF NNN

NC 5 near Pinehurst South $12-$15/SF NNN

Older, outdated retail $8-$12/SF NNN

General lease rate for reasonable 
retail

$20-$22/SF NNN

Source: Internet searches, broker conversations

Site Selection
An important site decision criteria for retailers is
traffic counts. Most retail tenants prefer to be
located in an area with high traffic counts.

The traffic counts in the area are highest along
US 15-501 with up to 30,000 or 40,000 cars per
day. Near Pinehurst South along NC 5 there are
approximately 15,000 cars per day, and along
NC 211 near Village Place there are
approximately 12,000 to 16,000 cars per day.
There are less cars within the boundaries of
each of the planning areas.

The amount of traffic required varies based upon
location (urban, suburban, and rural, for
example) and type of retail. A typical rule of
thumb would be 20,000 cars per day. However,
in a location like Pinehurst, 15,000 cars per day
would likely meet the requirement. This is
positive for retail near the planning areas.

National Chain Store Locations

Grocery Store Locations

Traffic Counts

Source: Loopnet

Source: Apple Maps

Source: Loopnet

Retail Tenants Site Selection Criteria

Type Mile 
Range

Min. 
Pop.

Avg. 
HH 

Income

Traffic 
Count

Locally 
Serving

Drug
Store

1 10K $20K 15K

Grocery 3 40K $50K 20K

Salon 3 36K $45K 5K

Regionally 
Serving

Clothing 5 100K $60K n/a

Furniture 5 100K $55K 25K

Food & 
Beverage

Sit-Down
Rest.

3 56K $50K 23K

Fast
Casual

1 10K $50K 10K

Coffee
Shop

1 10K $60K 25K
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

RETAIL ANALYSIS

Retail Market Summary
There is stable demand for new retail within the Village of Pinehurst. Demand for new retail is primarily
driven by households in the area, as well as tourists. Both planning areas could be appropriate locations
for locally-serving retail. Neither would be an ideal location for regional retail.

Retail occupancy is currently down due to Covid-19, but still performing relatively well compared
to other similar parts of the state that are reported to be experiencing higher vacancy. Occupancy
should increase after the pandemic is over.

The average rental rate has been relatively stable, and in many places the rental rates are
approaching the amount needed for new construction (roughly $24 to $30/SF).

Village Place is adjacent to the Village Center. There is also a collection of small retail along
Rattlesnake Trail. This area could be built upon. Village Place would be an appropriate location for
retail including restaurants, entertainment, tourist-oriented, and locally serving retail. Larger format
retail might prefer to be along NC 211, while smaller retail could be an extension of the Village
Core, brewery, and retail along Rattlesnake Trail.

Pinehurst South is adjacent to some underperforming, older retail. Within Pinehurst South there
are some retail businesses including the new ABC store, bank, and framing shop. Pinehurst South
would be a reasonable location for retail. The main challenge on the eastern side of NC 5 is
access – retail needs good access, and the rail road crossings make that difficult. There could be
some smaller retail that supports the existing businesses. The western side of NC 5 would be a
good location for locally-serving retail.

Pinehurst is projected to see modest retail growth over the coming years; both Village Place 
and Pinehurst South could capture this growth and help create new, walkable, mixed-use 

neighborhoods.

Retail Projections
Duggal Real Estate Advisors completed a
demand analysis for retail within Pinehurst
based upon household retail expenditures and
retail sales.

Based upon this analysis, there is a significant
amount of retail leakage in Pinehurst – meaning
that people in Pinehurst spend their retail dollars
outside of the Village limits. This is not surprising
given the location of the retail in the area and the
size of the community; the retail in the Village
functions as part of a larger market area.

We also completed a demand model for Moore
County overall. This also suggests leakage in
many retail categories such as Motor Vehicle
Dealers, Furniture Stores, Building Supply
Stores, Gas Stations, Clothing Stores, and
others.

In order to keep the demand for retail
conservative, we focused demand potential
based upon future household growth, as
opposed to capturing retail demand that is being
met in other areas or potentially on-line.

Based upon these demand models (provided in
detail in the Appendix), the households in the
Village can support an additional 20,000 to
25,000 square feet of retail by 2025, and every
five years after that if household growth
continues as projected. Based upon where retail
is located in the area, not all of this demand
would likely be located within the Village limits.

Moore County, excluding Pinehurst, can support
an approximate additional 90,000 to 100,000
square feet of new retail every five years.

The demand models provide square feet by
retail type. We note that this demand is for an
average five year period, and that the next year
or two could be overly challenging for retail given
the recovery needed post Covid-19.
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• New Pinehurst 
Households (2020-
2025)

x $42,623

• Amount spent on 
retail per 
household in 
Pinehurst

= $9.2M 

• Total new retail 
expenditures in the 
next 5 years

/ $415 

• Sales per square 
foot at retail 
establishments 

= 22,000

• Total new square 
feet supported in 
the next 5 years
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MARKET STUDY
OFFICE ANALYSIS

Existing Conditions
The national office market has been negatively
impacted by Covid-19. Office-using employment
is down significantly and many companies are
looking to re-negotiate leases, sublet some of
their space, or consolidate into smaller spaces. It
is not clear what the long-term impact of Covid-
19 will be on people working from home. It is
likely that more people will work from home at
least part time after the pandemic, impacting the
overall demand for office space. National office
vacancy rates which were under 10% in early
2020, are expected to jump to 12% or higher
and stay that way for a while. The Class A
market has been hit worse than the Class B and
C markets, likely due to lease rates and job type
(essential versus non-essential).

It is harder to gauge the complete impact of
Covid-19 on the local office market.
Knowledgeable professionals have indicated that
the market is well-occupied, and some areas
have experienced a good amount of turnover.

In the Pinehurst area, many office service uses
(such as accountant, real estate agent, etc.)
occupy retail space. Based upon conversations
with brokers as well as internet searches, we
have put together the following table with
average office lease rates.

Lease rates in the area for office tends to be in
the $12-$18 per square foot triplet net (NNN –
meaning, the tenant is responsible for paying the
taxes, insurance, and common area
maintenance fees). The area is a mixture of net
rents and gross rents (where the landlord pays
the taxes, insurance, and common area
maintenance). Triple net rents are more typical
for retail across the country, while gross rents
are more typical for office spaces.

Pinehurst Village has approximately 188
businesses that could occupy office space. The
largest number of businesses are in the “Other
Services” category, followed by Real Estate,
Rental & Leasing Offices, and Professional,
Scientific and Technical Services. Based upon
Moore County Tax Assessor data, there are
approximately 230,000 square feet of office in
the Village. In addition to these business types,
there are 73 businesses in Pinehurst related to
health care and social assistance, leading to the
demand for medical office space. There are
approximately 500,000 square feet of this type of
space. This square footage likely includes the
hospital.

Local Competitive Market
Office in the Pinehurst area is located in many of
the same areas as retail, but there are
concentrations near the hospital, the
downtowns, near US 15-501/US 1 and in
business parks such as Turnberry Wood and
Trotters Hill Circle. There is also some office
space on NC 5 closer to US 15-501 that is more
flex-space in nature.

Flex space would typically accommodate both
warehouse and office space, and be a real
estate product in-between industrial and office
space.

Since many offices are owner-occupied (possibly
as much as 60% of the market), the overall
vacancy of office space is hard to determine.
New space tends to take some time to lease-up,
but there is not a lot of vacant space in the
market.

Source: Esri
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Pinehurst, Southern Pines & Aberdeen Area 
Estimated Retail Lease & Sales Rates
Location Est. Avg. Lease 

Rates
Pinehurst Downtown $12-$15/SF NNN

Southern Pines New Space $18-$22/SF Gross

Older Office $10-$15/SF Mixture 
of Gross & NNN

Turnberry Office Park $12-$18/SF NNN, 
up to $22/SF

Medical Office $12-$25/SF NNN, 
$300K for a lot

Trotter Hill $100-$150K for a lot

Source: Internet searches, broker conversations
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

OFFICE ANALYSIS

Office Projections
Duggal Real Estate Advisors completed a
demand analysis for office product within the
Pinehurst area based upon projected
employment growth. Based upon this analysis,
there could be demand for approximately 20,000
square feet of new office within Moore County
per year. Pinehurst has approximately 25-30% of
the employment of Moore County, and if it
received the “fair share” of office square feet,
there could be demand for 5,000 to 6,000
square feet of new office per year. This is likely
high given the amount of space that has chosen
other locations. Some of this would likely locate
in retail-like space. Having the potential for the
demand does not mean the demand will or
should be realized – it just indicates that based
upon the economics and preferences of office
tenants in the area, the Village could support this
office if built.

The demand model utilizes the following
information. The full detailed demand model is
provided in the Appendix.
Ø Anticipated employment growth within Moore

County.
Ø Amount of employment growth that is likely to

produce the demand for office space. For
example, a new landscaping job or retail job
would not increase the demand for office, but
a new insurance job or dentist job would
increase the demand for office.

Ø Square feet of office space typically occupied
per office user. Before Covid-19, this number
had been trending downwards based upon
shared working space and open concept
floor plans. At this point it is not clear how the
future of office space will evolve based upon
the coronavirus and people’s desire and
need to have more space. Given that a
certain amount of workers are likely to stay
home, that could counteract the need for
more space per employee. Based upon this,
we have used 200 square feet per employee.

250

• Average number of 
new jobs each year 
in Moore County

x 40%

• Percentage of jobs 
that are office-
related

= 100

• Average number of 
new office jobs 
each year in Moore 
County

x 200
• Average square 

feet per employee

= 20,000

• Annual square feet 
of office in demand 
each year in Moore 
County

Office Market Summary
There is limited demand for office product in the Village of Pinehurst based upon projected office-related
employment growth. Both areas would be reasonable locations for office. Village Place would likely be
smaller, service-oriented firms, while Pinehurst South could capture larger offices, including medical and
potentially any spill-over effects from the USGA.

Occupancy continues to remain high and there has been turnover within buildings. New space has
been constructed and slowly leased within the area.

Rental rates for most tenants remains below the threshold to build new product. New office
product can be built when leases reach $18-$22/SF. This is starting to happen through the
Pinehurst area, so new office construction would be feasible.

There is very little office currently located within Village Place. The location would be appropriate
for small-scale office that is locally-serving and generated such as accountants and real estate
professionals. It would likely be a mix of building types up to three stories.

Pinehurst South has a fair amount of office. Some of it is medical office, such as dentists, and
some is locally-serving such as financial planners. The location would be appropriate for both
office mixed in with other uses as well as more stand-alone, larger office given land availability. It
would likely be a mix of building types up to three stories.

Pinehurst is projected to see limited office growth over the coming years; both Village Place 
(VP) and Pinehurst South (PS) could capture this growth. In VP it would be part of a walkable, 

mixed-use neighborhoods. In PS it could also be more office-park like space.
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

MARKET STUDY
HOSPITALITY ANALYSIS

Existing Conditions
Pinehurst receives approximately 1.14 million
total visitors each year. The impact of tourism on
the area is strong – it provides a significant
amount of jobs in the area as well as an influx of
dollars. Moore County has the 11th highest
tourism revenues of all the counties in North
Carolina. Information about these visitors is
provided in the following graphs and charts.

Local Competitive Market
The Convention & Visitors Bureau, Pinehurst,
Southern Pines, Aberdeen Area (CVB) tracks 40
existing and one under construction property in
Moore County. There are approximately 3,000
hotel rooms in the entire county. We focused on
the properties that are closer to Pinehurst in the
Pinehurst, Southern Pines, and Aberdeen areas.
These areas have approximately 1,800 hotel
rooms, and of these approximately 604 are in
Pinehurst.

Source: Convention & Visitors Bureau, Pinehurst, Southern Pines, Aberdeen Area

A large number of the hotel rooms in Pinehurst
are located within the Pinehurst Resort with The
Carolina Hotel & Villas (334 rooms), Holly Inn
(82 rooms), and the recently renovated Manor
Inn (42 rooms).

In addition to formal hotel rooms, there are also
a collection of Air B&B and VRBO rooms in the
area. According to the CVB, there has been a
large growth in these, and there are
approximately 150-200 in Pinehurst.Moore County Visitors

College Graduates 71%
Professional / Executive / Managerial 69%

Household Income Over $60,000 71%
Men 72%
Women 28%
Retired 16%
Median Age 43
Avg. Size of Travel Party 3.2 People
Avg. Length of Stay 4.5 Nights
Avg. Expenditure Per Person Per Visit $385

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Dining
Shopping

Outdoor Activities
Spa

Museums, Art, History
Zoos, Plantations

Festivals
Theater

Other Activities When Visiting Moore County

Moore County Visitor Golf Profile

Play Golf 10+ Years 84%

Play Golf 3 or More Times/Month 91%

Play 24 Rounds When Traveling 92%

Married 61%

Men 83%

Women 17%

Moore County Top 15 US Markets
1. New York, NY 9. Atlanta, GA

2. Philadelphia, PA 10. Pittsburgh, PA

3. Washington, DC 11. Cleveland, OH

4. Charlotte, NC 12. Tampa, FL

5. Baltimore, MD
13. Hartford & New Haven, 
CT

6. Raleigh-Durham, NC 14. Orlando, FL

7. Chicago, IL 15. Richmond, VA

8. Boston, MA
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

HOSPITALITY ANALYSIS

Guests in Pinehurst before the pandemic were a
mixture of golf leisure outings (accounting for
roughly half of the guests) and groups. During
the pandemic, the leisure business has
increased while the group business has died off.
Since most of the hotel stock in Pinehurst is
resort and/or golf-related, it likely has a higher
percentage of both of these groups than hotels
along US 15-501 which also report getting
business travel (such as Duke Energy, military,
and rail road business).

Hospitality Projections
Duggal Real Estate Advisors completed a
demand analysis for hotel rooms within
Pinehurst based upon past hotel room growth
and growth in tourism expenditures.

Based upon this analysis, there could be
demand for approximately 25 new hotel rooms
within the Pinehurst, Aberdeen, and Southern
Pines area per year. Having the potential for the
demand does not mean the demand will or
should be realized – it just indicates that based
upon the likely increase in travelers, the area
could support more hotel rooms in the future.
Pinehurst would be a good location for new hotel
rooms.

The demand utilizes the following information.
Additional information for the demand is
provided in the Appendix.
Ø Supply of hotel rooms has grown by

approximately 1.4% every year, although a
new hotel is not built every year. The demand
grows until a new hotel is built.

Ø The economic impact of domestic travel in
Moore County continues to grow. The
employment changed 2.4% between 2017
and 2018.

Ø Moore County CVB projects all visitors
(overnight, daytrips, and those visiting
friends) to increase by 2% to 4% per year.

Hospitality Market Summary
There is stable demand for hospitality product in the Village of Pinehurst, capturing leisure, group,
medical, and to a lesser degree, business travelers. Both planning areas could be appropriate locations
for a hotel, but Village Place is likely more desirable given its walkability to the Village Center.

Occupancy is currently down due to Covid-19. After the pandemic, the market is likely to fully
rebound to previous occupancy levels (65%).

The Average Daily Rate has remained strong despite Covid-19 at $131 for 2020. The RevPAR,
which also takes into account occupancy, is down to $61 for 2020, but should return to pre-covid
levels ($90 in 2019).

The Manor is located within Village Place. It has 42 rooms, and was recently renovated. It is a
higher-end hotel in the area. Village Place would be a good location for additional hotel rooms. It
is close to downtown, NC 211, and could appeal to golf, medical, and business travelers. The type
could be bed and breakfast, boutique, or limited service hotel.

There are no hotels currently in or near Pinehurst South. The majority of hotels in the area are
concentrated either close to Pinehurst Center or along the major highways including US 15-501
and US 1. Currently, Village Place would be a more attractive location for a hotel than Pinehurst
South given its location close to the Village Center. This hotel type would depend upon place
creation. As is, it would most likely be a limited service hotel.

Pinehurst is projected to see modest hospitality growth over the coming years; both Village 
Place and Pinehurst South could capture this growth and help create new, walkable, mixed-use 

neighborhoods.

Local Competitive Market Cont.
According to data from Smith Travel Research
(STR), a national hotel data provider, occupancy
is down in the area as of year-to-date November
2020 compared to 2019. In 2019, the overall
occupancy for the year through November was
65% in Moore County compared to 47% in 2020.
This is not surprising given the situation with the
coronavirus. At the same time, the Average Daily
Rate (ADR, a measure of revenue per occupied
room) is down only slightly from $137 in 2019 to
$130 in 2020. RevPAR (revenue per available
room, a measure of occupancy and ADR) is also
down from $89 in 2019 to $61 in 2020.

Given how well the area was doing pre-
pandemic, and how relatively well the area has
done during the pandemic, there is every reason
to suspect that the hospitality market will
rebound to where it was before the pandemic. In
fact, due to the resurgence of golf and increased
leisure business, once the group business
returns, the Pinehurst area is well-positioned to
continue to perform strongly in hospitality.

As shown below, 2019 was a very good year for
the area in terms of hospitality, and all of the
metrics had been trending up before Covid-19.

Pinehurst, Southern Pines & Aberdeen Area

2017
(Ja-No)

2018
(Ja-No)

2019
(Ja-No)

2020
(Ja-No)

Occupancy 58.7% 62.5% 65.1% 46.7%

ADR $127 $129 $139 $131

RevPAR $74 $81 $90 $61

Source: STR

VP

PS
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MARKET STUDY
GOLF ANALYSIS

Existing Conditions
Golf has been holding steady in terms of
participation over the last few years, and is
anticipated to have a positive impact from Covid-
19. After a drop in rounds in March and April of
2020, golf has seen an increase in the number
of rounds played compared to last year. More
people have been golfing due to Covid-19
restrictions in other areas of life and changes in
work habits. The National Golf Foundation
reported that golf rounds were up 57% in
November 2020 compared to November 2019.

Another large trend is the “off-course”
participation in TopGolf, Drive Shack, indoor
simulators, and similar.

Local Competitive Market
The Convention & Visitors Bureau, Pinehurst,
Southern Pines, Aberdeen Area (CVB) tracks
golf courses in the area. There are 43 golf
courses with a total of 769 holes in Moore
County, and 243 (32%) are located within the
Village of Pinehurst. The next largest number of
holes are located in Southern Pines (108)
followed by Midland/Morgantown Roads (94).

Source: National Golf Foundation

Golf courses in the area are reported to be doing
very well. As nationally, the number of rounds
played is up as well as the number of members.

For courses that offer a membership, they range
from approximately $20,000 to $50,000 initiation
fee and annual dues range from $5,000 to
$10,000 per year. There are a wide variety of
courses, and therefore membership levels
available in the area. Additional information on
courses in included in the Appendix.

0
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30

40

2014 2015 2016 2017 2018 2019

National Total Golf Participation (M)

On-Course Off-Course Only

Source: National Golf Foundation
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GOLF ANALYSIS

Golf Projections
Duggal Real Estate Advisors completed a basic
demand analysis for golf within Moore County
based upon golf participation, rounds of golf per
golfer, population growth, and growth in tourism.

Unlike most of the land uses, demand for golf
has been limited in the last 10-15 years as golf
participation in the US had been decreasing or
remaining steady. 2019 was the first year in 14
years that there had been an increase in the
number of golfers in the US. Golf participation
dropped from 29.8 million in 2006 to 24.3 million
in 2019. As discussed previously, the trend
appears to be heading up again, in part due to
Covid-19.

To keep the demand relatively conservative,
current participation rates and rounds of golf per
were used in the demand. We also assumed
that the golf market was currently more or less at
equilibrium to determine the number of rounds of
golf per course. We further assumed that the
number of tourists would increase. Based upon
this demand and the assumptions included,
Moore County could support two to three new
golf courses in the next 10 years. Pinehurst
would be an appropriate location for new
courses if land were available.

The demand model is included in the Appendix.

Golf Market Summary
There is stable demand for golf in and around Pinehurst, capturing tourist and member rounds. Neither
planning area would be appropriate for a new golf course given the amount of acreage needed.
Pinehurst South could be a location for golf-support activities.

Participation is currently up in the US for the first time in many years. Pinehurst has also seen an
increase in the amount of golfers and rounds played this year.

According to the National Golf Foundation, the average round in the US costs $61 in 2020.
Pinehurst has rates far above the national average for golf.

Village Place cannot accommodate a new golf course. Given the nature of the other land uses,
this is not as good of a location for other golf uses that might be appropriate in Pinehurst South.

Pinehurst South cannot accommodate a new golf course. It could be an appropriate location for
golf operations facilities.

Pinehurst and the surrounding area are projected to see modest golf growth in the coming 
years; neither Village Place nor Pinehurst South could support a golf course. Pinehurst South 

could be a viable location of golf-support activities (maintenance, back of house, etc.).

Local Competitive Market Cont.
Four courses have been built in the last 10 years
within Moore County. Most of the courses are
significantly older.

Of the 769 holes, most are semi-private (62%),
followed by public (18%), private (14%), and
resort (6%).

Most of the courses are priced over $126 per
round.

VP

PS

9%

33%

30%

28%

Age of Golf Courses

Less than 10 years old 10 to 20 years old

21 to 40 years old over 40 years old

Source: Convention & Visitors Bureau, Pinehurst, 
Southern Pines, Aberdeen Area

14%

14%

35%

37%

Price of Golf Round

$ – $20-49 $$ – $50-74

$$$ – $75-125 $$$$ – $126+
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Additional Economic Data

Source: North Carolina Department of Commerce, Labor & Economic Analysis
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Additional Demographic Data
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Additional Demographic Data

Source: AccessNC, North Carolina Department of Commerce, Labor and Economic Analysis
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Additional For-Sale Data Detailed For-Sale Demand

Source: SOCDS database

Source: Duggal Real Estate Advisors
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Additional For-Sale Data

Source: Duggal Real Estate Advisors



THE VILLAGE OF PINEHURST SMALL AREA PLANS

APPENDIX

37

For-Sale Community Data

Source: Duggal Real Estate Advisors
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Additional For-Rent Residential
Data
Detailed apartment data.

Source: Duggal Real Estate Advisors, interviews with leasing agents, www.apartments.com
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Additional For-Rent Residential
Data
Price to size chart for apartment projects in area.
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Detailed rental demand.
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Additional Retail Data
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Additional Retail Data
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Additional Retail Data

Source: Loopnet, December 1, 2020



THE VILLAGE OF PINEHURST SMALL AREA PLANS

APPEDIX

43

Additional Office Data

Source: Loopnet, December 1, 2020 Source: Economic Development Partnership of NC

Health Care & Social Services Businesses

Source: Internet searches

Office-Using Businesses
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Additional Hospitality Data
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Additional Golf Data
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Additional Golf Data
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Existing Conditions

Locator Map

The Village of Pinehurst boundary 
encompasses approximately 17.3 square 
miles of land area. The two Small Area 
Plan (SAP) boundaries, Village Place and 
Pinehurst South, are located to the north 
and south of the Village Center, the historic 
hub of the community. Between these two 
focus areas is a variety of housing, lodging 
accommodations, retail, and recreational 
amenities, including golf courses, lakes, and 
walking and biking trails.
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Illustrative Site Plan

The Existing Illustrative Plan depicts the 
development and open space patterns that 
exist in the study area. A 1/4-mile walking 
radius (5-minute walk) is indicated on the 
plan for reference.
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Figure Ground

The development patterns in the study area
are characterized by single-family detached 
residential lots surrounded by a mix of 
non-residential uses and undeveloped 
properties. The single-family detached 
residential lots are located primarily between 
Dundee Road and Rattlesnake Trail, north 
of McCaskill Road. Institutional buildings 
such as the Pinehurst Village Hall, Pinehurst 
Police and Fire Departments, the Village of 
Pinehurst Community Center, and Pinehurst 
Elementary are scattered throughout Village 
Place, primarily surrounding the residential 
blocks. Larger commercial and industrial 
building footprints are located along and to 
the south of McCaskill Road, closer to the 
Village Center.

B U I L D I N G F O O T P R I N T S
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Historic District

The Historic District is comprised of 
properties that fall within the National 
Historic Landmark district or that were 

within the community. These properties are 
subject to additional review by the Historic 
Preservation Commission and the Historic 
District Guidelines to ensure the history 
and charm of the Village of Pinehurst is 
preserved.

B U I L D I N G F O O T P R I N T S

H I S T O R I C D I S T R I C T O V E R L AY
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Street Network

The study area is well connected to a range 
of arterials. Yadkin Road - NC 211 lines 
the north side of the study area boundary 
providing direct access to US 501 just east 
of the study area. Neighborhood streets 
are organic and somewhat disconnected 
due to large, undeveloped land areas and 
topographic conditions in the study area. 
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All of the streets within the study area 
boundary have posted speeds of 25 mph. 
Stop signs are located at most intersections 

Trail and Yadkin Road - NC 211 for added 
control and safety.
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Zoning

The north half of the study area is primarily 
zoned a mix of Residential (R10) where 
single-family detached residential housing 
exists, surrounded by Public Conservation 
(PC) where parks and open space are 
located. The south half of the study area, 
closer to the Village Center, is zoned a mix of 
Neighborhood Commercial (NC) and Village 
uses, including Village Mixed-Use (VMU), 
Village Cottage Professional (VCP), and 
Village Residential (VR). 

V M U -  V I L L A G E M I X E D U S E

VCP - VILLAGE COTTAGE PROFESSIONAL

V C -  V I L L A G E C O M M E R C I A L

R D - R E C R E AT I O N A L D E V E LO P M E N T

P C -  P U B L I C  C O N S E R VAT I O N

O P -  O F F I C E &  P R O F E S S I O N A L

N C - N E I G H B O R H O O D C O M M E R C I A L

H D -  H O S P I TA L D E V E L O P M E N T

V R -  V I L L A G E R E S I D E N T I A L

R M F -  R E S I D E N T I A L  M U LT I FA M I LY

R 3 0 -  R E S I D E N T I A L

R 2 0 -  R E S I D E N T I A L

R 10 -  R E S I D E N T I A L

R 8 -  R E S I D E N T I A L
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Land Use

The study area includes a wide range of 
land uses that are mixed throughout its 
boundary. A majority of the residential uses 
and parks and open spaces exist within the 
northern half of the study area. More retail, 
civic, and industrial uses are located in the 
southern half, closer to the Village Center. 
Vacant parcels are interspersed throughout 
the study area. 
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Topography

The topography of the study area is 
characterized by a natural ridge line that 
extends along Rattlesnake Trail, from the 
study area’s southern boundary to the 
northern boundary at Cannon Park. The 
grade slopes downward west of Rattlesnake 
Trail and upward to the east of Rattlesnake 
Trail and to the south.
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Open Space + Trails + Sidewalks

The study area is well served with open 
space consisting of a series of active 
and passive parks and gardens. Cannon 
Park, located to the north, is a 15-acre 

Along Magnolia Road are a series of open 
spaces that cover the steep slopes west of 
Rattlesnake Trail and are an extension of 
Rassie Wicker Park. The community park is 
a 103-acre facility that includes a variety of 
recreational courts, splash pad, playground, 
a 33-acre arboretum, and several manicured 
lawns and gardens to host a wide range 
of events. Throughout the study area is a 
network of trails, including greenway trails, 
walkway trails, and sidewalks.
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Site Aerial

The aerial image shows the Pinehurst 
South Small Area Plan (SAP) boundary as 
a brown dashed line.  
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Illustrative Site Plan

The Existing Illustrative Plan depicts the 
development and open space patterns that 
exist in the study area. A 1/4-mile walking 
radius (5-minute walk) is indicated on the 
plan for reference.
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Figure Ground

The development patterns in the study 
area are characterized by commercial uses 
accessed off of Beulah Hill Road - NC 5 with a 
mix of residential building types interspersed 
to the west and east. Undeveloped parcels 

development located in the northwest 
corner of the study area. The development 
consists of 17 parcels with approximately 
1/3 of the lots either developed, permitted, 
or under review. Larger underutilized 
land exists in the southeast corner of the 
study area.
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Historic District

The Historic District is comprised of 
properties that fall within the National 
Historic Landmark district or that were 

within the community. These properties are 
subject to additional review by the Historic 
Preservation Commission and the Historic 
District Guidelines to ensure the history 
and charm of the Village of Pinehurst is 
preserved.

B U I L D I N G F O O T P R I N T S

H I S T O R I C D I S T R I C T O V E R L AY
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Street Network

The Pinehurst South study area spans 
Beulah Hill Road - NC 5, a major connector 
street that provides direct access to the 
Village Center to the north and US 501 to 
the south. Neighborhood streets are organic 
and disconnected with some dead-end 
conditions throughout the study area.
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The streets within the study area boundary 
have a range of posted speeds. Beulah Hill 
Road - NC 5 is 35 mph. A majority of the 
neighborhood streets are 25 mph with the 
exception of Holly Pines Drive which is 10 
mph. Stop signs are located at all Beulah 
Hill Road - NC 5, Blake Boulevard, and 
Monticello Drive intersections. For added 

placed along Beulah Hill Road - NC 5 at the 
intersections of Blake Blvd and Monticello 
Drive.
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Zoning

A majority of the eastern half of the study 
area is zoned Neighborhood Commercial 

(OP) and Residential (R5) zones. The 

and Professional (OP) to the north with 
Residential Multifamily (RMF) to the south.
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Land Use

The study area includes a mix of land uses. 
A majority of the commercial uses are 
centered along Beulah Hill Road - NC 5 with 
residential uses and large vacant properties 
surrounding the commercial core. A large 
percentage of the study area is vacant or 
underutilized. 
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Topography

The topography of the study area is 
characterized by a natural ridge line along 
Beulah Hill Road - NC 5. The study area sits at 
a plateau along the eastern side with grades 
sloping downward towards Pinehurst Lake. 
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Open Space + Trails + Sidewalks

The study area contains no dedicated public 
open space or trails within its boundary. 
There are only two segments of sidewalks 
that currently exist on parker Lane and a 
portion of Trotter Drive. Just north of the 
study area is the Pinehurst Harness Track, 
one of the oldest continuously operating 
equine sports facilities in the state.
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Focus Area 4: Village Place/
Rattlesnake Trail Corridor 
Village Place and the Rattlesnake Trail corridor 
offer interesting opportunities to expand the 
footprint of the Village Center and provide a new 
front door to the historic downtown area from 
NC Highway 211. Approximately 100 acres in 
the focus area are represented by 70 different 
parcels. 13% of the land was identified as 
undeveloped in 2018, but significant land may 
become available in the future for redevelopment 
or infill development. Property owned by 
the Village along McCaskill Road (the Public 
Services Complex) provides the Village with an 
opportunity to influence development types and 
intensities in and around this walkable activity 
center.

During Envision the Village, an overwhelming 
majority of residents indicated their preference 
to convert existing development in the Village 
Place/Rattlesnake Corridor to a more mixed 
use, walkable destination that is in keeping 
with the character of the existing Village Center. 
This is consistent with resident input received 
throughout the entire Comprehensive Plan 
process that residents want walkable activity 
centers that are linked to open spaces and 
recreational areas and can offer a broader range 
of housing options beyond the traditional single-
family neighborhood 

In 2008, the Village adopted the New Core 
Master Plan, or a small area plan, for a portion 
of this Focus Area.  This plan has guided recent 
development in this area, including the newly 

refurbished historic steam plant that now houses 
the Pinehurst Brewery.  This Plan recommends 
extending the planning area to the Rattlesnake 
Trail corridor to include this important gateway 
into the Village off NC Highway 211, which has 
been widened since the adoption of the New 
Core Master Plan.  It is important that any future 
redevelopment of this area compliment and 
support, rather than harm, the cherished and well-
loved Village Center.  To affect redevelopment of 
this area, the Village will also need to consider 
relocating its current Public Services Complex.  
See the “Supporting Infrastructure & Facilities” 
and “Taking Care of Business” sections of the 
Plan for additional discussion and information.

During Envision the Village, residents expressed 
an interest in relocating office uses on the first 
floor in the Village Center to Village Place.  They 
also identified Village Place as an opportunity 
to re-invigorate the Village with arts related 
businesses and cultural attractions.  As the 
Village contemplates future uses in this area, it 
will be important to address the need for parking.  
Creating an updated small area plan for Village 
Place, with additional public input, can help 
articulate the community’s vision for this area 
and help encourage the redevelopment of this 
often referred to as “blighted” area that is not 
consistent with the character of Pinehurst today. 

► Implementation Strategies:
2.8	 Create a small area plan for the Village 

Place/Rattlesnake Trail Corridor depicted 
in Focus Area 4 to create a mixed-
use, walkable destination area that is 
connected to the Village Center.

Focus Area 4: Village Place/Rattlesnake Trail Corridor
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Also see Implementation Strategies 2.10, 
2.11, 2.12, 2.13, 2.15, 2.16, and 2.20 in this 
section of the Plan.

Also see Implementation Strategies 4.7, 
4.8, 4.9, 4.13, 4.14, and 4.16 in the “Moving 
Around the Village” section of the Plan. 

Also see Implementation Strategies 5.1, 5.2, 
5.3, 5.4, 5.5, 5.9, 5.11, 5.13, and 5.14 in the 
“Taking Care of Business” section of the Plan.

Also see Implementation Strategy 6.1, 6.5, 
6.11 in the “Supporting Infrastructure & 
Facilities” section of the Plan.
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This scenario illustrates how the Rattlesnake Trail Corridor area might develop if resources are (re)
targeted to make it into a mixed-use, walkable destination in the Village that extends the historic 
core north along Rattlesnake Trail to NC Hwy. 211.  Existing industrial, retail, and multifamily uses in 
the area would be redeveloped into destinations that reinforce the one-of-a-kind village-character of 
Pinehurst.  New buildings in the scenario are assumed to be one to three stories tall.  Parking would 
be accommodated in a parking deck and series of surface lots and on-street parking.  The scenario also 
assumes completion of the new recreation center at the corner of NC Hwy. 211 and Rattlesnake Trail.  

Likely Infrastructure Impacts

New Students (students) 116

New Water Demand (mgd) 0.08

New Sewer Demand (mgd) 0.07

New Daily Trips (trips) 7,810

Home Choices

Single-Family Detached 2.2%

Single-Family Attached 4.6%

Stacked Multi-Family 93.2%

Use Allocation

Open Space (acres) 26.9

Single-Family Detached (d.u.) 5

Single-Family Attached (d.u.) 11

Stacked Multi-Family (d.u.) 214

General Office (s.f.) 158,140

General Retail (s.f.) 316,280

Community Character (% of acres)

Public Open Space 23.3%

Mixed-Use Center - Stacked Residential 30.1%

Mixed-Use Center - Standalone Residential 19.2%

Village Core 27.4%

Special Intensity Allocation

WS-II BW Watershed (acres) 17

WS-III BW Watershed (acres) -

Community Characteristics

New Residents 128

New Employees 1,560
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Scenario Plan

Mixed-Use Center - Stacked Residential

Mixed-Use Center - Standalone Residential

Public Open Space

Village Core 
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This concept drawing is for illustrative purposes only, and is intended to provide 
an example of the type of development that could occur in Focus Area 4 (Village 
Place). This illustration depicts a cottage court surrounding a small neighborhood 
park, providing a variety of housing and a gathering space for residents.
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This concept drawing is for illustrative purposes only, and is intended to provide an 
example of the type of development that could occur in Focus Area 4 (Village Place/
Rattlesnake Trail Corridor). This plan prioritizes connections to the historic Village 
Center and creates a northward extension of the Village along Rattlesnake Trail. A 
variety of civic spaces include parks and squares and pocket parks. Additional parking 
needs would be accommodated with a mix of surface and structured parking.
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Focus Area 2: Highway 5 
Commercial Area
New investment in the existing employment 
center on NC Highway 5, near the intersection 
of Blake Boulevard, provides interesting options 
to expand job opportunities in Pinehurst and 
increase access to facilities and services needed 
by residents. Approximately 290 acres in the 
Highway 5 Commercial Area Focus Area are 
represented by 145 different parcels. 47% of 
the land was identified as undeveloped in 2018, 
and additional land may be appropriate for 
redevelopment or infill development. 

During Envision the Village, residents voiced 
concerns about how development of this Focus 
Area may impact traffic volumes on NC Highway 
5 and Monticello Drive.  Despite this, there was 
a recognition that current development in some 
portions of this Focus Area is not necessarily in 
keeping with the character of the Village and 
could be enhanced as redevelopment occurs. 

This Plan recommends the Village consider 
creating a small area plan for this Focus Area 
with additional public input to ensure high quality 
development in keeping with the character 
of Pinehurst in the future. As discussed in the 
“Taking Care of Business” section of the Plan, 
the Village recognizes the need for the medical 
community to expand and the need to provide 
co-working and creative entrepreneurial spaces 
in the Village.  With limited land designated 
for non-residential uses in the Village, this 
Focus Area may be a suitable area to provide 
adequate office space to support the local 
economy with an eye toward the workforce of 
the future.  However, strict requirements for 

scale, density, and buffering requirements would 
need to be evaluated and considered. This can 
be accomplished by creating a small area plan, 
similar to the 2008 New Core Master Plan, 
which creates one connected master planned 
area with a primary focus on office, medical, 
life science, and research facilities with small-
scale supporting retail services to create 
an “Innovation Hub”. It could also include a 
residential component as well.

► Implementation Strategies:
2.3	 Create a small area plan for the NC 

Highway 5 Commercial Area depicted in 
Focus Area 2 to facilitate redevelopment 
as an “Innovation Hub” with office, 
medical, life science, and research 
facilities supported with small-scale 
retail services and residential uses.

Also see Implementation Strategies 2.10, 
2.11, 2.12, 2.13, 2.15, 2.16, 2.17, 2.18, and 
2.20 in this section of the Plan.

Also see Implementation Strategies 4.2, 
4.3, 4.6, 4.13, 4.14, and 4.15 in the “Moving 
Around the Village” section of the Plan.

Also see Implementation Strategies 5.12 and 
5.13 in the “Taking Care of Business” section 
of the Plan. 

Also see Implementation Strategies 6.1, 6.11, 
and 6.12 in the “Supporting Infrastructure & 
Facilities” section of the Plan.

Also see Implementation Strategy 7.14 in the 
“All Things Green” section of the Plan.

Focus Area 2: Highway 5 Commercial Area
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This scenario illustrates how the area might develop if it was transformed into an innovation hub, 
targeting greenfield development, infill development, and re-development opportunities in one 
connected master plan concept.  Primary uses targeted for this area include medical, life science, and 
research facilities.  Supporting uses may include retail, service, and some residential above first-floor, 
non-residential uses.  New buildings in the area may be one to two stories tall.  Surrounding residential 
neighborhoods would be connected to the village via a grid of walkable streets.

Likely Infrastructure Impacts

New Students (students) 95

New Water Demand (mgd) 0.11

New Sewer Demand (mgd) 0.10

New Daily Trips (trips) 15,500

Home Choices

Single-Family Detached 4.2%

Stacked Multi-Family 95.8%

Use Allocation

Single-Family Detached (d.u.) 8

Stacked Multi-Family (d.u.) 181

General Office (s.f.) 351,501

Medical Office (s.f.) 266,841

General Retail (s.f.) 209,976

Community Character (% of acres)

Suburban Neighborhood 19.9%

Suburban Center 14.8%

Mixed-Use Center - Stacked Residential 65.3%

Special Intensity Allocation

WS-II BW Watershed (acres) 138

WS-III BW Watershed (acres) -

Community Characteristics

New Residents 275

New Employees 3,137
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Scenario Plan
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This concept drawing is for illustrative purposes only, and is 
intended to provide an example of the type of “Innovation Hub” type 
development that could occur in Focus Area 2. This illustration depicts 
a mix of uses in a compact, walkable development pattern. A variety 
of open spaces including parks, plazas and greenways are provided 
for the enjoyment of residents and employees. The large central park 
area is intended as a space for gathering and collaboration.
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THE VILLAGE OF PINEHURST SMALL AREA PLANS

Overview

Stakeholder input and feedback are critical to creating 
a community-supported vision for Village Place and 
Pinehurst South. Public participation ensures that the plan 
addresses community concerns and ideas, fosters an 
inclusive and transparent planning process, identifies key 
opportunities and priority areas, and builds momentum to 
move the plan towards adoption and implementation.

In November 2020, the consultant team led by Design
Collective, Inc. was engaged by the Village of Pinehurst 
to begin the Small Area Plans and Form-Based Codes 
for Pinehurst South and Village Place. The process 
approach was structured on a series of three phases to 
effectively examine, envision, and create a set of planning 
recommendations for the study areas.

A critical task in Phase 1 was to gather stakeholder input. 
This engagement was conducted through a variety of 
outreach methods.

Throughout December 2020 and January 2021, the 
consultant team conducted over 20 key stakeholder 
interviews, discussing the two plan areas with Village staff, 
appointed and/or elected officials, agency representatives, 
committee chairs, residents, local businesses and 
merchants, golf and tourist industry representatives, 
major employers, property owners, developers, brokers, 
and others to further understand their viewpoints. 

In February 2021, the consultant team and Village of 
Pinehurst held Public Workshop 1 (of 3) to outline a 
vision for the future of the two Small Area Plans with 
public input and guidance. The Public Workshop was 
held virtually due to COVID-19. There were 148 registrants 
(including consultant and Village staff team members), 
and approximately 100 attendees participated. Darryn 
Burich (VOP) introduced the team and gave an overview 
of the project goals and objectives. Cecily Bedwell and 
Caitlin O’Hara (DCI) presented the project team, project 
introduction, project schedule and Existing Conditions. 
Melina Duggal (Dugaal Advisors) presented the Market 
and Economic Analysis. 

Breakout Rooms were utilized to give participants the 
opportunity to ask questions, give input, and listen to 
other stakeholders. Each breakout room was facilitated 
by a member of the project team. Additionally, the project 
website  provided outreach materials as well as an online 
survey and a summary of the presentation.

The following pages summarize the feedback received 
as a result of Public Workshop 1. The Appendix includes 
specific details from each of the seven Breakout Rooms.

PHASE 1: COMMUNITY ENGAGEMENT SUMMARY

SCREENSHOTS FROM THE VIRTUAL PUBLIC WORKSHOP PRESENTATION
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VILLAGE PLACE POLLING QUESTIONS
The Public Workshop included two rounds of Polling 
Questions, one for Village Place and one for Pinehurst 
South. The polls were available live during the Public 
Workshop and also on the Project website for 10 days 
following the event. Participants were encouraged to 
use the polling questions to express their views on the 
strengths, weaknesses, and opportunities relating to each 
Small Area Plan.

This page shows the cumulative results of the Polling 
Questions for Village Place.

(60/82) 73% 

(7/82) 9% (43/82) 52% 

(30/82) 37% 

(59/82) 72% 

(24/82) 29% 

(16/82) 20% 
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(2/82) 2% (32/82) 39% 

(31/82) 38% 
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PINEHURST SOUTH POLLING QUESTIONS (38/82) 46% (43/82) 52% 
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(6/82) 7% 
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The Public Workshop included two rounds of Polling 
Questions, one for Village Place and one for Pinehurst 
South. The polls were available live during the Public 
Workshop and also on the Project website for 10 days 
following the event. Participants were encouraged to 
use the polling questions to express their views on the 
strengths, weaknesses, and opportunities relating to each 
Small Area Plan.

This page shows the cumulative results of the Polling 
Questions for Pinehurst South.
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VILLAGE PLACE

PUBLIC WORKSHOP 1

Land Use

	» Village Place lacks a sense of place and is currently a 
hodgepodge of uses

	» Pinehurst is established as a destination resort for 
golfers, therefore the needs and desires of visitors 
should be taken into account as it is a major source of 
revenue for businesses. Consider amenities or retail 
options that support these users – i.e. golf related 
retail 

	» 	 Desires:
•	 A library to be located in this area, particularly 

across from Village Hall - 2-story building
•	 Uses that serve the community; i.e. personal 

services, neighborhood serving retail, open 
space, library

•	 Live/work or other creative solutions for 
residential. However, some stakeholders 
are concerned that apartments above retail 
currently do not work well in VC (most likely 
due to parking)

•	 Multi-family or townhouses (mixed opinions 
from stakeholders)

•	 There are mixed opinions about restaurants 
in this area. Some stakeholders feel they 
are needed, as there is nowhere to go right 
now, however there is concern for character, 
competition with the VC and more traffic

•	 Village Place would be a good opportunity for 
retail space if not in competition with VC 

•	 The uses in this area should complement 
the VC, be an extension of it and serve the 
community, not compete with the VC

	» Concerns:
•	 Apartments may attract residents who are not 

invested in the community
•	 Concern about industrial uses – safety for 

children, truck traffic
•	 The Public Service area is an eyesore, this area 

would be better as mixed use for the public

Character 

	» Village Place lacks an overall plan
	» Architecture:

•	 Concern for existing uses that do not match 
the character of VOP, overall the entire area 
needs better architectural character.

•	 Architectural character should blend in with 
the Village, more traditional

•	 Desire for adaptive reuse, not for new 
construction or cheap construction

•	 Maintain scale and character of older single 
family detached homes, preserve historic 
character

•	 “New England Small Town” 
	» Landscaping & open space are very important to the 

character of Pinehurst
	» Concern for protecting existing trees
	» Some stakeholders believe this area should have no 

more rental units and no new construction over 2 
stories

Transportation

	» Need for an independent, professional traffic study 
	» Overall need for improvement in pedestrian circulation 

in this area. Pedestrians currently walk but it is not 
safe. If it were safer, more people (families) would 
walk between destinations as opposed to drive

•	 Connecting to the schools
•	 Connecting various open spaces
•	 Connecting to VC (residents already bike/walk 

from here to VC)
•	 Paths along Rattlesnake Trail , esp. west side
•	 Consider a bike-share program

	» Considerations for paths: 
•	 Consider longevity of sidewalks – brick 

sidewalks and sand sidewalks require a lot of 
maintenance - mixed opinions about desired 
sidewalk material

•	 Maintain clay paths where it makes sense in 
the historic district

•	 Consider visual interest along pathways – i.e. 
buildings that are visually interesting, buildings 
lining the street

•	 Need crosswalks along Rattlesnake, not just 
at 211

•	 Consider use by golf carts
•	 Desire for a singular path that links everything 

together
•	 Leverage public/private partnerships to 

improve sidewalks/trail connectivity
	» Traffic is an overall concern in the area, roads are 

stressed, current infrastructure will not support 
increase in traffic

•	 Pinehurst Brewery is attracting outside traffic. 
Some stakeholders find this traffic concerning

•	 Cut through traffic on the side streets – i.e. 
Woods Rd, Fields Rd to get to the Village Core

	» Rattlesnake Trail
•	 There needs to be a better gateway from 

211 – although some stakeholders think the 
opposite, do not want to entice visitors

•	 This road should feel like a Pinehurst street, not 
a commercial street, i.e. improve landscape 
and streetscape to be consistent with streets 
in VC 

•	 Mixed opinions about a cut-through for 
Rattlesnake – a pedestrian connection would 
be beneficial, not sure about vehicular

•	 Rattlesnake could be a better entrance, a big 
connector to the hospital as well

	» Parking is a major concern:
•	 If there is more development, will need even 

more parking. 
•	 Parking needs to be convenient and safe 
•	 Need parking south of McCaskill to support the 

Brewery, Manor Inn and Village Center parking 
needs

•	 No parallel parking on residential streets, 
walking paths on every street

•	 Opportunity in this area for an aesthetic 
parking garage

	» Concern that widening roads which will displace 
existing trees

	» 	 Extension of Kelly Road could be a good idea if 
“cleaned up” and leading to a destination

The Public Workshop offered the community an 
opportunity to voice their observations and concerns 
about the future of Village Place and Pinehurst South. 
The list below is a compilation of the comments 
received during Public Workshop 1, as well as additional 
comments received by staff post workshop. For a full 
list of comments recorded during Public Workshop 1, 
please reference the Appendix of this document.

PUBLIC INPUT RECEIVED BASED ON BREAKOUT ROOM DISCUSSIONS
The pages above are examples of notes taken in various Breakout Rooms during the Public Workshop. For a full reference of these comments, please see the Appendix.
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PINEHURST SOUTH

PUBLIC WORKSHOP 1

Land Use

	» Development right now is inconsistent
	» Strong desire for a public open space in this area

•	 Some stakeholders mentioned open space like 
Tufts Park

•	 Build/extend recreational amenities for 
families in the area

	» Low density residential desired by some stakeholders
	» Desire for mixed-use:

•	 Consider mixed use that disperses traffic, 
encourages internal circulation

•	 This area is currently a bedroom community, 
needs businesses to help tax base

•	 The area between Dawn Rd and Parker Lane 
is seen as an opportunity for mixed-use, it is 
missing retail right now. A coffee shop or deli 
would be great – it is easily accessible

	» Office space is needed in Moore County – Class A and 
B is lacking – which would fit this area. Although some 
stakeholders noted cautioning too much office space 
as COVID has altered the need for it and the future of 
office is undetermined

	» Given proximity to Aberdeen, Rt. 1 and the railroad, 
Light Industrial may be attracted to this area

	» Opportunity for retail:
•	 Along Gaines street
•	 Desire for retail uses along Monticello
•	 Some stakeholders would like to see a grocery 

store in this area,  while others are happy to go 
elsewhere

•	 Small scale businesses, golf businesses, golf 
centers?

	» Desire for office space – clinical/research businesses
	» The Innovation HUB as planned in the NewCore 

masterplan does not resonate with some stakeholders, 
they are confused by this concept and think it is too 
much development

Character 

	» Pinehurst has numerous neighborhoods that are 
unique, it is okay to keep them different, but connected 
to each other

	» There is no cohesiveness to character in this area
	» Keep country area look
	» Trotter Hills coming along nicely, a great opportunity 

for more development, stakeholders like the park-like 
setting

	» Desire for development like Turnberry Wood
	» Landscape: 

•	 Consider buffers along NC5 – keep greenery 
and protect the pines, set development back 
from the road. 

	» Future development needs to fit in with the pines and 
the gateway and the tone of VOP – growth and change 
need to be monitored.

	» Consider façade improvements for Existing 
Businesses near Carter St, future businesses should 
vary, not be the same types of uses

	» Concern about new vinyl sided homes and large 
homes – not sure they match VOP character

	» No chain restaurants, no strip centers
	» Reuse existing buildings such as Elmore Furniture

Transportation

	» Need for an independent, professional traffic study
	» Pedestrian:

•	 Promote pedestrian circulation over vehicular, 
make more walkable

•	 Walking from residences to retail is desired
•	 Desire to cross NC5 

	» Vehicular:
•	 Traffic on NC5 is a nightmare, corridor is 

littered with trash
•	 Trucks on NC5 from the Aberdeen landfill are a 

concern, a lot of truck traffic
•	 NC5 intersections of Cotton, Dawkins, Gaines, 

very difficult turns on both sides 
•	 Doral Woods exit onto Morganton is very traffic 

heavy
•	 Monticello is used as a cut through
•	 The future development off Blake Blvd for 

38 homes raises traffic concerns for some 
stakeholders

•	 Residential would need to be low density due 
to traffic concerns

•	 ABC Store and Post Office bring lots of traffic
•	 Concern for how to solve traffic, railroad limits 

widening the roadway.
•	 Need for another entrance off Blake Rd past 

the new liquor store
	» Need to connect back to the VC to make this area feel 

like it is part of VOP, not isolated/disconnected
	» Consider bike and horse trails near Pinehurst Rehab 

Center

The Public Workshop offered the community an 
opportunity to voice their observations and concerns 
about the future of Village Place and Pinehurst South. 
The list below is a compilation of the comments 
received during Public Workshop 1, as well as additional 
comments received by staff post workshop. For a full list 
of comments recorded during Public Workshop 1, please 
reference the Appendix of this document.

PUBLIC INPUT RECEIVED BASED ON BREAKOUT ROOM DISCUSSIONS
The pages above are examples of notes taken in various Breakout Rooms during the Public Workshop. For a full reference of these comments, please see the Appendix.
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PUBLIC INPUT RECEIVED BASED ON BREAKOUT ROOM DISCUSSIONS
The feedback above is a summary of all Breakout Rooms. Participants were encouraged to respond to “like” (green) or “dislike” (red) for each photo.



APPENDIX
The following notes were compiled by the facilitators during the live Public 
Workshop event on February 11, 2021 and are included for reference only.
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AGENDA

Workshop Start/Admission

Presentation: Overview

Presentation: Village Place
 
Breakout Rooms: Village Place

Presentation: Pinehurst South

Breakout Rooms: Pinehurst South

Conclusion/Next Steps

5:30-5:35 PM

5:35-5:55 PM

5:55-6:15 PM

6:15-6:55 PM

6:55-7:15 PM

7:15-7:55 PM

7:55-8:00 PM

(20 minutes)

(20 minutes)

(40 minutes)

(20 minutes)

(40 minutes)
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HOW TO PARTICIPATE - ZOOM

•	 This meeting is being recorded.
•	 If you have an urgent question during the Presentation, please use the Chat feature, 

accessed from the bottom toolbar, to send your question to the host and co-host(s).
•	 The 2 Breakout Room sessions will be the time to ask questions, give input, and 

listen to other stakeholders. One facilitator from our team will be in each room.
•	 If you logged into Zoom on two devices (e.g., laptop and mobile phone), click 

Participants, locate your name/number in the list, and click More to link your devices. 
Or, send us a Chat message with your two name(s)/number(s). 

TURN ON / OFF CAMERA OPEN CHAT REACTIONS - RAISE HANDMUTE / UNMUTE OPEN LIST



PROJECT TEAM
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TEAM ORGANIZATION

MANAGEMENT / DESIGN TEAM
Design Collective, Inc.

Principal-in-Charge
Matt D’Amico, PLA, ASLA

Project Manager
Cecily Bedwell, AICP, LEED AP BD+C

Planner/Urban Designer
MacKenzie Twardus, PLA

Landscape Architect
Brian Reetz, PLA, ASLA

CONSULTANT TEAM 
Duggal Real Estate Advisors, LLC Ramey Kemp Associates, Inc.

Market Consultant
Melina Duggal, AICP

Transportation Consultant
Adam Fischer, PE

Jessica McClure, PE



PROJECT OVERVIEW



THE VILLAGE OF PINEHURST SMALL AREA PLANS |  7 

YADKIN RD - NC 211

YADKIN RD - NC 211

 NC 211

 NC 211

MIDLAND RD

MIDLAND RD

MCKENZIE RDMCKENZIE RD

US 501

US 501

U
S 501

U
S 501

BEULAH HILL RD

BEULAH HILL RD

B
EU

LA
H

 H
IL

L 
RD

B
EU

LA
H

 H
IL

L 
RD

K E Y

S M A L L A R E A P L A N B O U N D A R I E S

V I L L A G E O F P I N E H U R S T

PinehurstPinehurst
SouthSouth

Village Village 
PlacePlace

1600 0 1600 3200 6400 feet
N

Locator Map

•	 Village of Pinehurst 
boundary encompasses 
approximately 17.3 square 
miles

•	 Village Center is the 
historic hub of the 
community 

•	 Two Small Area Plan (SAP) 
boundaries
	» Village Place
	» Pinehurst South

VILLAGE OF PINEHURST
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PROJECT GOALS + OBJECTIVES

•	 Create two Small Area Plans and 
Form-Based Codes (FBC)

•	 Reference the newly adopted 
2019 Comprehensive Plan

•	 Provide recommendations and 
an implementation strategy

•	 Focus on planning, landscape, 
transportation, streetscape, 
and market & economic 
improvements 

•	 Build support through a robust 
engagement process
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•	 Village Place Small Area 
Plan (SAP) 

•	 Approx. 100 Acres
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Yadkin Road - NC 211, 
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McIntyre Road

•	 Characterized by 
single-family detached 
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VILLAGE PLACE
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2019 COMPREHENSIVE PLAN - VILLAGE PLACE

•	 Redevelopment to focus on a 
mixed use, walkable destination 
that is an extension of the 
historic core

•	 Existing industrial, retail, 
and multi-family uses to be 
redeveloped into destinations 
that reinforce the Village 
character

•	 New buildings: 1-3 Stories

•	 Parking to be addressed by a 
new parking deck, parking lots, 
and on-street parking

•	 Golf by Day/Arts by Night
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•	 Pinehurst South Small Area 
Plan (SAP)

•	 Approx. 290 Ac.
•	 Flanks Beulah Hill Road 

- NC 5 south of the 
Pinehurst Harness Track 
and north of Pinehurst 
Plaza

•	 Characterized by 
commercial uses along 
Beulah Hill Road - NC 
5 and residential and 
undeveloped parcels to 
either side 

PINEHURST SOUTH
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2019 COMPREHENSIVE PLAN - PINEHURST SOUTH

•	 Develop an Innovation HUB

•	 Target Greenfield, Infill and 
Re-development within one 
connected master plan

•	 Primary use targeted towards 
medical, life science, and 
research facilities

•	 Supporting uses may include 
retail, service and low rise mixed 
use 

•	 New Buildings: 1-2 Stories

•	 Connect residential 
neighborhoods via grid of 
walkable streets
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WE ARE
HERE

PHASE 3 STARTS DIRECTLY
AFTER PW #2 AND WILL 
CONCLUDE BY OCT 2021

DECEMBER 2020 JANUARY FEBRUARY MARCH APRIL MAY JUNE 2021

PROJECT
KICK-OFF 
MEETING

DEC 8, 2020

STAKEHOLDER
INTERVIEWS  

 

DEC-JAN

ONLINE
SURVEY

TBD

PW
#1

PW
#2

PW
#3

PHASE 1: BACKGROUND, DATA COLLECTION & ANALYSIS
Collect and document existing neighborhood conditions, analyze previous plans, 

conduct market demand and transportation analysis, and collect stakeholder 
input.

PHASE 2: PLANNING, URBAN DESIGN AND  
PLAN(S) EVALUATION

Explore community concerns, issues, opportunities, ideas and prepare/ refine a 
variety of plan options for each small

Area

PHASE 3: FINAL SMALL AREA PLANS & REPORT(S)
Complete the final Small Area Plans and report(s), 

including: existing conditions, background data, goals, 
implementation strategies, supporting narrative, tables, 

illustrations/exhibits

PROJECT SCHEDULE + SCOPE

ONLINE
SURVEY

> FEB 22
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ENGAGE PINEHURST - PROJECT WEBSITE
HTTPS://ENGAGE.VOPNC.ORG/SMALLAREAPLANS



PHASE 1 COMMUNITY 
ENGAGEMENT

SUMMARY
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Overview

Stakeholder input and feedback are 
critical to creating a community-
supported vision for Village Place and 
Pinehurst South.

•	 In November 2020, the consultant team 
led by Design Collective, Inc. was engaged 
by the Village of Pinehurst.

•	 Throughout December 2020 and January 
2021, the consultant team conducted over 
20 key stakeholder interviews with Village 
staff, appointed and/or elected officials, 
agency representatives, committee 
chairs, residents, local businesses and 
merchants, golf and tourist industry 
representatives, major employers, 
property owners, developers, brokers, and 
others. 

•	 In February 2021, the consultant team and 
Village of Pinehurst held Public Workshop 
1 (of 3) to outline a vision for the future of 
the two Small Area Plans with public input 
and guidance. The Public Workshop was 
held virtually due to COVID-19. There were 
148 registrants (including consultant 
and Village staff team members), and 
approximately 100 participants. 

•	 During Public Workshop 1, Breakout 
Rooms were used to give participants the 
opportunity to ask questions, give input, 
and listen to other stakeholders.

•	 Additionally, the project website offered 
those  who were not able to attend the 
workshop an opportunity to view the 
materials, take an Online survey, and give 
additional feedback.

PHASE 1: COMMUNITY ENGAGEMENT

SCREENSHOTS FROM THE VIRTUAL PUBLIC WORKSHOP PRESENTATION
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2

3 4

The Public Workshop included two 
rounds of Polling Questions, one for 
Village Place and one for Pinehurst 
South. The polls were available live 
during the Public Workshop and also 
on the Project website for 10 days 
following the event. Participants 
were encouraged to use the polling 
questions to express their views 
on the strengths, weaknesses, and 
opportunities relating to each Small 
Area Plan.

This page shows the cumulative 
results of the Polling Questions for 
Village Place.

(60/82) 73% 

(7/82) 9% (43/82) 52% 

(30/82) 37% 

(59/82) 72% 

(24/82) 29% 

(16/82) 20% 
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(31/82) 38% 
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(4/82) 5% 
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(6/82) 7% 

(56/82) 68% 
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(54/82) 66% 
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(54/82) 66% (27/82) 33% 

(2/82) 2% (32/82) 39% 

(31/82) 38% 

Village Place Polling Results
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Land Use

	» Village Place lacks a sense of place and is currently a 
hodgepodge of uses

	» Pinehurst is established as a destination resort for 
golfers, therefore the needs and desires of visitors 
should be taken into account as it is a major source of 
revenue for businesses. Consider amenities or retail 
options that support these users – i.e. golf related 
retail 

	» Desires:
•	 A library to be located in this area, particularly 

across from Village Hall - 2-story building
•	 Uses that serve the community; i.e. personal 

services, neighborhood serving retail, open 
space, library

•	 Live/work or other creative solutions for 
residential. However, some stakeholders 
are concerned that apartments above retail 
currently do not work well in VC (most likely 
due to parking)

•	 Multi-family or townhouses (mixed opinions 
from stakeholders)

•	 There are mixed opinions about restaurants 
in this area. Some stakeholders feel they 
are needed, as there is nowhere to go right 
now, however there is concern for character, 
competition with the VC and more traffic

•	 Village Place would be a good opportunity for 
retail space if not in competition with VC 

•	 The uses in this area should complement 
the VC, be an extension of it and serve the 
community, not compete with the VC

	» Concerns:
•	 Apartments may attract residents who are not 

invested in the community
•	 Concern about industrial uses – safety for 

children, truck traffic
•	 The Public Service area is an eyesore, this area 

would be better as mixed use for the public

Character 

	» Village Place lacks an overall plan
	» Architecture:

•	 Concern for existing uses that do not match 
the character of VOP, overall the entire area 
needs better architectural character.

•	 Architectural character should blend in with 
the Village, more traditional

•	 Desire for adaptive reuse, not for new 
construction or cheap construction

•	 Maintain scale and character of older single 
family detached homes, preserve historic 
character

•	 “New England Small Town” 
	» Landscaping & open space are very important to the 

character of Pinehurst
	» Concern for protecting existing trees
	» Some stakeholders believe this area should have no 

more rental units and no new construction over 2 
stories

Transportation

	» Need for an independent, professional traffic study 
	» Overall need for improvement in pedestrian circulation 

in this area. Pedestrians currently walk but it is not 
safe. If it were safer, more people (families) would 
walk between destinations as opposed to drive

•	 Connecting to the schools
•	 Connecting various open spaces
•	 Connecting to VC (residents already bike/

walk from here to VC)
•	 Paths along Rattlesnake Trail , esp. west side
•	 Consider a bike-share program

	» Considerations for paths: 
•	 Consider longevity of sidewalks – brick 

sidewalks and sand sidewalks require a lot of 
maintenance - mixed opinions about desired 
sidewalk material

•	 Maintain clay paths where it makes sense in 
the historic district

•	 Consider visual interest along pathways – 
i.e. buildings that are visually interesting, 
buildings lining the street

•	 Need crosswalks along Rattlesnake, not just 
at 211

•	 Consider use by golf carts
•	 Desire for a singular path that links everything 

together
•	 Leverage public/private partnerships to 

improve sidewalks/trail connectivity
	» Traffic is an overall concern in the area, roads are 

stressed, current infrastructure will not support 
increase in traffic

•	 Pinehurst Brewery is attracting outside traffic. 
Some stakeholders find this traffic concerning

•	 Cut through traffic on the side streets – i.e. 
Woods Rd, Fields Rd to get to the Village Core

	» Rattlesnake Trail
•	 There needs to be a better gateway from 

211 – although some stakeholders think the 
opposite, do not want to entice visitors

•	 This road should feel like a Pinehurst street, not 
a commercial street, i.e. improve landscape 
and streetscape to be consistent with streets 
in VC 

•	 Mixed opinions about a cut-through for 
Rattlesnake – a pedestrian connection would 
be beneficial, not sure about vehicular

•	 Rattlesnake could be a better entrance, a big 
connector to the hospital as well

	» Parking is a major concern:
•	 If there is more development, will need even 

more parking. 
•	 Parking needs to be convenient and safe 
•	 Need parking south of McCaskill to support 

the Brewery, Manor Inn and Village Center 
parking needs

•	 No parallel parking on residential streets, 
walking paths on every street

•	 Opportunity in this area for an aesthetic 
parking garage

	» Concern that widening roads which will displace 
existing trees

	» 	 Extension of Kelly Road could be a good idea if 
“cleaned up” and leading to a destination

The Public Workshop offered the community 
an opportunity to voice their observations and 
concerns about the future of Village Place and 
Pinehurst South. The list below is a compilation of 
the comments received during Public Workshop 1, 
as well as additional comments received by staff 
post workshop. For a full list of comments recorded 
during Public Workshop 1, please reference the 
document’s Appendix posted on the website.

PUBLIC INPUT RECEIVED BASED ON BREAKOUT ROOM DISCUSSIONS
The pages above are examples of notes taken in various Breakout Rooms during the Public Workshop. For a full reference of these comments, please see the Appendix.

Village Place Input Summary 
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Residential R1 R2 R3 R4 R5

Non-Residential Non-Residential Non-Residential Non-Residential Non-Residential

Streetscape

Parks/Open Space Parks/Open Space Parks/Open Space Parks/Open Space Parks/Open Space

Streetscape Streetscape Parking ParkingS1 S2 S3 P1 P2

NR1

OS1

NR2

OS2

NR3

OS3

NR4

OS4

NR5

OS5

The Villager Deli Restaurant  

Intersection of Cherokee Rd & Dogwood Rd

Village Green Cannon Park Trails Camelot Playground

Intersection of McCaskill Rd & Magnolia 

Cannon Park Pavilion Cannon Park Baseball Fields

Market Square

The Care Cottage

Cherokee Road near Village Core

Pinehurst Brewing Company Pinehurst Coin Turnberry Wood Office Park (So. Pines)

St. Andrews Dr CondosThe Greens at ArboretumSingle Family Detached House Single Family Detached House Single Family Detached House

5 42 4

451 3

1

1

21

11

11 2

23

2

PUBLIC INPUT RECEIVED BASED ON BREAKOUT ROOM DISCUSSIONS
The feedback above is a summary of all Breakout Rooms. Participants were encouraged to respond to “like” (green) or “dislike” (red) for each photo.
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•	 Curvilinear street forms, 
following topography and 
continuously redirecting views

•	 Triangular medians at curvilinear 
street intersections

•	 Organic grid with short, walkable 
blocks

•	 No cul-de-sacs
•	 Consistent building setbacks 

(except for Civic uses)
•	 Tree-lined streets; typically with 

deciduous and regularly spaced 
trees

•	 Organic landscape design in 
Open Spaces

Olmsted - Precedents
PLANNING PRINCIPLES
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•	 Curvilinear street forms, 
following topography and 
continuously redirecting views

•	 Triangular medians at curvilinear 
street intersections

•	 Organic grid with short, walkable 
blocks

•	 No cul-de-sacs
•	 Consistent building setbacks 

(except for Civic uses)
•	 Tree-lined streets; typically with 

evergreen trees and shrubs in 
irregular groupings

•	 Organic landscape design in 
Open Spaces

Olmsted - Pinehurst
PLANNING PRINCIPLES
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Establish Identifiable Centers/ Nodes 

	» Create walkable environments

	» Relates to 5- and 10-minute Walk Radii. 
A person can typically walk a mile in 20 
minutes; the average person will choose 
to walk (ilo driving), if the destination is 
</= to a 10-minute walk and is a pleasant 
experience

	» Each Center/Node should be distinct in 
character with a physical break and, ideally, 
has a mix of uses 

	» Particularly important along commercial 
corridors, such as NC 5 in Pinehurst South

Design Collective
PLANNING PRINCIPLES
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Create a Connected Network

» Provides greater accessibility through
more direct routes, compared to a
branching system

» Increases overall network efficiency and
reliability through added redundancy

» Improves multi-modal transportation and
encourages walking and bicycling

» Improves safety and public health

Open Space Network

Bicycle Network

Vehicular Network

PLANNING PRINCIPLES
Design Collective

Source: cnu.org Source: McGill
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Credit: Sitephocus.com

Establish Complete Streets

	» Complete Streets are streets that provide 
safe and convenient accommodation to 
all potential users, including pedestrians, 
cyclists, transit riders, and motorists alike.

	» Complete Streets recognize that crossing 
the street, walking to visit neighbors and 
businesses, and cycling to work are equally 
important to driving.

	» Complete Streets recognize that streets are 
our most highly-used public open space.

	» Complete Streets address the full 
streetscape, from building face to building 
face.

	» Complete Streets address sustainability, 
providing tree canopy, integrating 
innovative stormwater management 
(SWM), and promoting wellness and 
walkability.

PLANNING PRINCIPLES
Design Collective
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Design Streets for Flexible 
Programming

	» Streets in core locations 
should be flexible and 
adaptable

	» Able to carry pedestrians, 
bicycles, and vehicles on the 
typical day

	» But on event days, or in 
unique circumstances like the 
pandemic, be able to close 
to vehicular traffic to host 
festivals, in-street dining, 
provide additional open space, 
etc.

PLANNING PRINCIPLES
Design Collective
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Strengthen Frontage

	» Define Frontage with Street Trees and 
Buildings

	» Encourage infill that respects or helps 
define the street wall 

	» Relegate parking to side or rear

	» Explore parking ratio reductions

EXISTING PAD-SITE RETAIL PARCEL PROPOSED STREET TREES PROPOSED INFILL DEVELOPMENT

PLANNING PRINCIPLES
Design Collective
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4. RECREATION 5. NEIGHBORHOOD GREEN

1

4

24

5
3

Integrate a Variety of Open Spaces

	» Distribute Open Spaces within the 
neighborhood / plan area

	» Create usable, memorable spaces that give a 
sense of place

	» Right-size per open space type (e.g., a 
square should be 1-2 ac.)

	» Detail the spaces appropriately (e.g., plazas 
should be largely hardscape; squares and 
greens should be largely landscape)

	» Provide appropriate amenities such as 
seating, lighting, shade, etc.

1. PLAZA 2. LINEAR GREEN 3. SQUARE

PLANNING PRINCIPLES
Design Collective
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Existing Illustrative Site 
Plan

•	 Depicts the development 
and open space patterns

•	 Indicates 1/4-mile walking 
radius (5-minute walk) 
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Existing Land Use

•	 Residential, Parks, and 
Open Space uses exist in 
the northern half

•	 Retail, civic, and industrial 
uses are located in the 
southern half closer to the 
Village Center

•	 Vacant parcels are 
interspersed throughout
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VILLAGE PLACE SITE ANALYSIS

Strengths
• Location close to Village 

Center provides a strong 
foundation

• Community Center and 
Cannon Park

• Walkable to Village Center
• Large number of amenities
• Strong brand of Pinehurst 
• Some redevelopment already 

occurring (Pinehurst Brewery)

Weaknesses
• Some of the properties 

are older
• Parking challenges
• Limited amount of 

available land

Opportunities
• Build off the success of 

historic Village Center
• Growth in nearby 

neighborhoods
• Redevelopment of public 

works
• Redevelopment of older 

properties
• Close to NC 211 – build a 

better gateway

Threats/Challenges
• Inability to create a strong 

link between Village Core 
and Village Place

• Not being able to move 
the tanks and public 
works

Pinehurst Brewing Company

Community Center

The Greens at Arboretum

Old Fire House

The Village Quarters

Overall, Village Place offers a strong opportunity to develop a variety of
land uses. Drawing upon the Village Center as inspiration, Village Place
can complement what is already part of the community.

Single-family detached home

3

VILLAGE PLACE SITE ANALYSIS 
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MARKET ANALYSIS
CONCLUSIONS

Summary of Market Opportunity

Summary of Demand

Summary of Demand for Land Uses within Planning Areas

13

Land Use Overall Market 
Opportunity Village Place Pinehurst South

For-Sale Residential XXXXX XXXX XXXX
For-Rent Residential XXX XXX XXX
Retail XXXX XXX XXX
Office XX XX XX
Hospitality XXX XXX XXX
Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand Potential Locations within Pinehurst

For-Sale Residential 80-120 homes/year Almost anywhere

For-Rent Residential 15-25 units/year Major roads, VP, PS, Village 
Cntr

Retail 20-25,000 SF/ every 5
years

Major roads, VP, PS, Village 
Cntr

Office Up to 5,000 SF/year Medical area, VP, PS, Village 
Cntr

Hospitality 25 rooms/yr. in Moore 
Co.

Resort, Village Cntr, PS, VP

Golf 2-3 courses over the
next 10 years in Moore 

Co.

Focus Area 1 is the only area 
with space

Land Use Village Place Pinehurst South

For-Sale
Residential

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)
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Village Place
APPROACH

Character:
•	 Mixed-use and walkable
•	 Reflective of Village Center (VC); McCaskill south, in particular, 

should emulate VC in scale, massing, materials, etc.
•	 Protect, respect, and connect to, but do not compete with/drain 

VC
•	 Address “blighted” character
•	 1-2 or 1-3 stories (TBD)

Land Use:
•	 McCaskill south:  Mixed-Use similar scale as VC; focus 

Restaurants and Retail here, with some office
•	 New infill development requires the relocation of the VOP Public 

Services Complex
•	 Address Parking
•	 McCaskill north:  Mixed-Use along Rattlesnake Trail; explore 

variety of Residential types (including cottages, townhouses, 
live-work, and missing middle res.) and infill Commercial (mainly 
Office)

•	 Incorporate new small Open Spaces, to supplement and connect 
to existing larger Open Spaces (well-supplied)

Transportation:
•	 Interest in connecting area north of McCaskill to VC, but likely not 

a direct vehicular connection 
•	 Explore crossing streets through McCaskill south area, 

connecting to Power Plant Road, Spur Road, and McIntyre Road
•	 Explore street extensions of Medlin Road, Kelly Road, etc. west of 

Rattlesnake Trail
•	 Study streetscape improvements along Rattlesnake Trail [gave 

feedback on VOP Rattlesnake/Woods Sidewalk Plans]
•	 Connect trails and destinations
•	 Choose sidewalk locations with consideration of existing Single-

Family frontage
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VILLAGE PLACE

Parti/Block Diagram

•	 The Parti diagram 
illustrates the Approach in 
plan form

•	 The diagram shows the 
proposed addition of 
new streets, forming new 
blocks and creating a more 
connected street network

•	 Potential new infill 
building locations are 
shown in black and echo 
the adjacent existing 
development
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E X I S T I N G R O A D S

V I L L A G E O F P I N E H U R S T

P R O P O S E D R O A D S

E X I S T I N G D E A D E N D

P R O P O S E D P R O M I N E N T B U I L D I N G 
L O C AT I O N*
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E X I S T I N G R O A D S
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Existing Street Network

•	 Village Place is well 
connected to a range of 
arterials. 

•	 Yadkin Road - NC 211 lines 
the north side of the study 
area boundary providing 
direct access to US 501 just 
east of the study area. 

•	 Neighborhood streets are 
organic and somewhat 
disconnected due to large, 
undeveloped land areas 
and topographic conditions 
in the study area.

E X I S T I N G D E A D E N D
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Proposed Street Network

•	 Extension of Medlin Road 
and Kelly Road

•	 Potential connection from 
The Greens towards Village 
Hall

•	 Two new streets south 
of McCaskill Road. The 
N-S street offsets from 
Rattlesnake and connects 
either to Orange Rd or to 
Power Plant Rd. The E-W 
street connects near the 
Brewery to McIntyre Rd.



2011 Pinehurst 
Thoroughfare Plan

•	 While the SAP builds on the 
2011 Thoroughfare Plan 
and the 2019 Comp Plan, 
showing new streets south 
of McCaskill Road, there 
are some key differences

•	 The proposed N-S street 
does not directly align with 
Rattlesnake nor continue 
to Dogwood and the 
configuration emulates the 
Olmsted street and block 
form

11 
  

VILLAGE PLACE
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Existing Open Space +  
Pedestrian Network

•	 Variety of active and 
passive parks and gardens

•	 Cannon Park is 15-acre 
recreation and play space

•	 Rassie Wicker Park is 103 
acres with recreational 
amenities, 33-acre 
arboretum, and gardens

•	 Network of greenway 
trails, walkway trails, and 
sidewalks
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VILLAGE PLACE

Proposed Open Space +  
Pedestrian Network

•	 While the existing area 
of Village Place is well 
served by Open Space, new 
development should add to 
the network, creating new 
publicly-accessible greens, 
plazas, and potentially 
an amphitheater located 
near the Village Hall and 
Arboretum.

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

E X I S T I N G PA R K S / O P E N S PA C E

P R O P O S E D PA R K S / O P E N S PA C E

E X I S T I N G S I D E WA L K S

P R O P O S E D B R I C K S I D E WA L K S

E X I S T I N G WA L K WAY T R A I L S

P R O P O S E D WA L K WAY T R A I L S

E X I S T I N G G R E E N WAY T R A I L S

V I L L A G E O F P I N E H U R S T

K E Y

S M A L L A R E A P L A N (S A P) B O U N D A R Y

V I L L A G E O F P I N E H U R S T



THE VILLAGE OF PINEHURST SMALL AREA PLANS |  41 

Cannon Cannon 
ParkPark

CamelotCamelot
PlaygroundPlayground

Pinehurst Pinehurst 
ElementaryElementary

PergolaPergola
GardenGarden

VillageVillage
ArboretumArboretum

Pinehurst  Pinehurst  
Village HallVillage Hall

Pinehurst  Pinehurst  
Fire DepartmentFire Department

Pinehurst  Pinehurst  
Police DepartmentPolice Department

RassieRassie
WickerWicker

ParkPark
The Greens atThe Greens at

PinehurstPinehurst
Rehabilitation &  Rehabilitation &  

Living CenterLiving Center

Village of Pinehurst Village of Pinehurst 
Community CenterCommunity Center

PinehurstPinehurst
Brewing CompanyBrewing Company

The ManorThe Manor
InnInn

The GreensThe Greens
at Arboretumat Arboretum

MCIN
TYRE RD

MCIN
TYRE RD

RA
TT

LE
SN

AKE
 T

RA
IL

RA
TT

LE
SN

AKE
 T

RA
IL

RASSIE WICKER DR

RASSIE WICKER DR

G
RA

H
A

M
 RD

G
RA

H
A

M
 RD

C
U

LD
EE RD

C
U

LD
EE RD

CADDELL RD

CADDELL RD

BARRETT RD E
BARRETT RD E

M
AG

N
O

LI
A 

RD

M
AG

N
O

LI
A 

RD

M
C

KEN
ZIE RD E

M
C

KEN
ZIE RD E

W
OODS RD

W
OODS RD

DUNDEE RD

DUNDEE RD

EVERETTE RD

EVERETTE RD

PAGE R
D

PAGE R
D

CRAIG RD

CRAIG RD

SHORT RD

SHORT RD

YADKIN RD - NC 211

YADKIN RD - NC 211

M
EDLIN RD

M
EDLIN RD

KELLY RD

KELLY RD
FIELDS RD

FIELDS RDSPUR RD

SPUR RDM
APLE RD

M
APLE RD

ORANGE RD

ORANGE RD
MCCASKILL RD
MCCASKILL RD

200 0 200 400 800 feet
N

VILLAGE PLACE

Proposed Open Space +  
Pedestrian Network

•	 While the existing area 
of Village Place is well 
served by Open Space, new 
development should add to 
the network, creating new 
publicly-accessible greens, 
plazas, and potentially 
an amphitheater located 
near the Village Hall and 
Arboretum.

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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VILLAGE PLACE

This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Proposed Amphitheater

•	 An amphitheater is 
envisioned near the Village 
Hall and Arboretum, taking 
advantage of the sloping 
topography

•	 Deep tiers cascade 
towards a performance 
area, providing seating for 
spectators or for reflection 
and rest

•	 Trees are placed within the 
tiers to offer shade and a 
park-like feel

*
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VILLAGE PLACE

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

RESIDENTIAL INFILL

COMMERCIAL INFILL

NEW NORTH-SOUTH 
CONNECTION TO 

POWER PLANT ROAD

NEW EAST-WEST 
CONNECTION TO     

SPUR ROAD

EXTENSION OF 
KELLY ROAD

EXTENSION OF 
MEDLIN ROAD

SINGLE FAMILY 
DETACHED HOMES

CIVIC BUILDINGS

Low Intensity Plan Option

•	 The Low Intensity Plan 
illustrates the potential 
build-out of Village Place 
over 20+ years. 

•	 Small scale commercial 
and residential infill vacant 
or underutilized parcels, 
reflective of the character 
of the Village with a focus 
south of McCaskill Road, 
near the Brewery and the 
Village Center.

S M A L L A R E A P L A N (S A P) B O U N D A R Y

V I L L A G E O F P I N E H U R S T
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P R O P O S E D R O A D S

P R O P O S E D A L L E Y S

E X I S T I N G PA R K S /O P E N S PA C E

NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) HOTEL (KEYS) LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES.    
(# DU)

N OF MCCASKILL 18,500 52,500 13,000 0 0 6 18 0 4 20 42

S OF MCCASKILL 5,500 50,500 24,000 0 0 16 0 0 0 19 19

TOTAL 24,000 103,000 37,000 0 0 22 18 0 4 39 61

RESTURANTS AT NEW 
INTERSECTION
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

High Intensity Plan Option

•	 The High Intensity Plan 
illustrates the potential 
build-out of Village Place 
over 30 years. 

•	 As with the Low Intensity 
Plan, small scale 
commercial and residential 
infill vacant or underutilized 
parcels. 

•	 This option differs in the 
new street alignments, 
a higher percent of SFA, 
and moderately increased 
commercial infill
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NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) HOTEL (KEYS) LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES.    
(# DU)

N OF MCCASKILL 24,000 78,000 11,000 0 0 0 18 0 34 19 71

S OF MCCASKILL 10,000 41,000 44,000 66 0 13 0 0 0 18 18

TOTAL 34,000 119,000 55,000 66 0 13 18 0 34 37 89
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COMMERCIAL INFILL

NEW EAST-WEST 
CONNECTION TO     

SPUR ROAD

EXTENSION OF 
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EXTENSION OF 
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RESTURANTS AT NEW 
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NEW NORTH-SOUTH 
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ORANGE ROAD
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VILLAGE PLACE

Phasing Absorption Plan

•	 This plan diagram shows 
the likely absorption 
time frames for the High 
Intensity Plan option, based 
on the SAP Market Analysis

This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

MIXED-USE:       
HOTEL ABOVE 

RETAIL/RESTAURANT

NEW NORTH-SOUTH 
ROAD CONNECTION TO 

ORANGE ROAD

NEW EAST/WEST ROAD 
CONNECTION

NEW PARKING LOT

LIVE/WORK UNITS

NEW PARKING LOTS

ADAPTIVE REUSE 
CIVIC BUILDING

Detail Plan

• The Detail Plan illustrates 
the potential build-out on 
the area south of McCaskill 
Road, showing new 
buildings, streets, parking, 
open and landscape

• At the core, two new streets 
cross the area; at their 
intersection, new 
Restaurants, a Hotel, 
Live/Work units, and 
Professional Offices 
congregate

VILLAGE PLACE

LIVE/WORK UNITS

CENTRAL GREEN
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Typical Commercial Street 
Section

•	 The Typical Commercial 
Street Section is a two-
way, two-lane street with 
parallel parking, street 
trees and groundcover in 
SWM planters or tree pits, 
a 5’ min. clear pedestrian 
zone, and a storefront zone 
for tables, chairs, potted 
plants, and displays.

•	 To reflect the character 
of the Village Center, 
within the Village Place 
area, brick sidewalks are 
recommended, along with 
the Village’s standard 
benches and street lights

•	 Within Pinehurst South, 
brick sidewalks are 
preferred (not required), 
uniform street lights 
and furnishings shall be 
installed but may be of a 
compatible, contemporary 
design of durable materials 
(to be selected)

VILLAGE PLACE Typical Commercial



|  49 THE VILLAGE OF PINEHURST SMALL AREA PLANS

L

P

TZ

PZ

STREE T SECTION K E Y

BZ

S

B U I L D I N G Z O N E 

S H O U L D E R

P E D E S T R I A N Z O N E (S I D E WA L K )

T R E E Z O N E ( P L A N T I N G S T R I P) 

PA R K I N G ( PA R A L L E L )

T R AV E L L A N E S ( V E H I C U L A R) 

D D R I V E WAY 

SWAP OUT FOR 
BRICK SIDEWALK

Typical Residential Street 
Section

•	 The Typical Residential 
Street Section is a two-
way, two-lane street with 
parallel parking, street trees 
and groundcover in SWM 
planters or tree lawns, a 5’ 
min. clear pedestrian zone.

•	 To reflect the character 
of the Village Center, 
within the Village Place 
area, brick sidewalks are 
recommended, along with 
the Village’s standard street 
lights

•	 Within Pinehurst South, 
brick sidewalks are 
preferred (not required), 
uniform street lights 
and furnishings shall be 
installed but may be of a 
compatible, contemporary 
design of durable materials 
(to be selected)

VILLAGE PLACE Typical Residential
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Rattlesnake Trail Street 
Section

•	 The proposed Rattlesnake 
Trail section envisions 
adding a brick sidewalk 
to the east side, along 
with clustered evergreens 
and deciduous trees and 
groundcover plantings in a 
tree lawns

•	 Parallel parking may be 
incorporated along Cannon 
Park

Existing Proposed
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This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
& Zanetta Illustration
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This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
& Zanetta IllustrationVILLAGE PLACE - EYE LEVEL RENDERING

BREWERY 
SMOKESTACK

PARALLEL PARKINGBRICK SIDEWALKS WITH 
ROOM TO STROLL, 

SHOP, SIT, ETC.

PROPOSED 
RESTAURANT

PROPOSED 
HOTEL WITH 
RESTAURANT

PROPOSED 
LIVE/WORK

PROPOSED 
RETAIL/OFFICE 



BREAK-OUT ROOM  
DISCUSSIONS
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BREAK-OUT ROOM DISCUSSIONS

• 8-10 people per break-out room

• Facilitator in each break-out room

• Plan options, street sections, and precedent 
images in each break-out room

• 30 to 40-minute discussion

• Goal: Tell us your thoughts on the proposed 
plan options, street sections, and precedent 
images; listen to other stakeholders’ input; 
and determine consensus.

A
M

EN
ITIES

 &
 A

C
TIV

ITIES

Farmer’s Market

Outdoor Movie Night

Food Truck Events

Paved Shared-Use TrailUnique Seating

Passive RecreationYoga in the Park

Bike Share

Art + Music Festivals Interactive Water Feature

Street Festivals

Interactive Art

Concord Pike (US 202) Corridor Master Plan
November 14, 2018
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Illustrative Site Plan

The Existing Illustrative Plan depicts the 
development and open space patterns that 
exist in the study area. A 1/4-mile walking 
radius (5-minute walk) is indicated on the 
plan for reference.

1/
4 

M
IL

E 
W

AL
KIN

G R
ADIU

S (5
 M

INUTE WALK)



PINEHURST SOUTH
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Pinehurst South Polling Results
2

3

4

(38/82) 46% (43/82) 52% 

(45/82) 55% 

(6/82) 7% 

(28/82) 34% 

(55/82) 67% 

(28/82) 34% 

(70/82) 85% 

(37/82) 45% 

(35/82) 43% 

(47/82) 57% 

(37/82) 45% 

(32/82) 39% 

(19/82) 23% 

(24/82) 29% 

(12/82) 15% 

(8/82) 10% 

(40) 49% 

(19) 23% 

(4) 5% 

(4) 5% 

(0) 0% 

(3) 4% 

(10) 12% 

(1) 1% 

(0/82) 0% 

(17/82) 21% 

(40/82) 49% 

(32/82) 39% 

(45/82) 55% 

(5/82) 6% 

(1) 1% 

The Public Workshop included two 
rounds of Polling Questions, one for 
Village Place and one for Pinehurst 
South. The polls were available live 
during the Public Workshop and also 
on the Project website for 10 days 
following the event. Participants 
were encouraged to use the polling 
questions to express their views 
on the strengths, weaknesses, and 
opportunities relating to each Small 
Area Plan.

This page shows the cumulative 
results of the Polling Questions for 
Pinehurst South.
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PUBLIC WORKSHOP 1

Land Use

	» Development right now is inconsistent
	» Strong desire for a public open space in this area

•	 Some stakeholders mentioned open space 
like Tufts Park

•	 Build/extend recreational amenities for 
families in the area

	» Low density residential desired by some stakeholders
	» Desire for mixed-use:

•	 Consider mixed use that disperses traffic, 
encourages internal circulation

•	 This area is currently a bedroom community, 
needs businesses to help tax base

•	 The area between Dawn Rd and Parker Lane 
is seen as an opportunity for mixed-use, it is 
missing retail right now. A coffee shop or deli 
would be great – it is easily accessible

	» Office space is needed in Moore County – Class A 
and B is lacking – which would fit this area. Although 
some stakeholders noted cautioning too much office 
space as COVID has altered the need for it and the 
future of office is undetermined

	» Given proximity to Aberdeen, Rt. 1 and the railroad, 
Light Industrial may be attracted to this area

	» Opportunity for retail:
•	 Along Gaines street
•	 Desire for retail uses along Monticello
•	 Some stakeholders would like to see a grocery 

store in this area,  while others are happy to go 
elsewhere

•	 Small scale businesses, golf businesses, golf 
centers?

	» Desire for office space – clinical/research businesses
	» The Innovation HUB as planned in the New Core 

masterplan does not resonate with some stakeholders, 
they are confused by this concept and think it is too 
much development

Character 

	» Pinehurst has numerous neighborhoods that are 
unique, it is okay to keep them different, but connected 
to each other

	» There is no cohesiveness to character in this area
	» Keep country area look
	» Trotter Hills coming along nicely, a great opportunity 

for more development, stakeholders like the park-like 
setting

	» Desire for development like Turnberry Wood
	» Landscape: 

•	 Consider buffers along NC5 – keep greenery 
and protect the pines, set development back 
from the road. 

	» Future development needs to fit in with the pines 
and the gateway and the tone of VOP – growth and 
change need to be monitored.

	» Consider façade improvements for Existing 
Businesses near Carter St, future businesses should 
vary, not be the same types of uses

	» Concern about new vinyl sided homes and large 
homes – not sure they match VOP character

	» No chain restaurants, no strip centers
	» Reuse existing buildings such as Elmore Furniture

Transportation

	» Need for an independent, professional traffic study
	» Pedestrian:

•	 Promote pedestrian circulation over vehicular, 
make more walkable

•	 Walking from residences to retail is desired
•	 Desire to cross NC5 

	» Vehicular:
•	 Traffic on NC5 is a nightmare, corridor is 

littered with trash
•	 Trucks on NC5 from the Aberdeen landfill are 

a concern, a lot of truck traffic
•	 NC5 intersections of Cotton, Dawkins, Gaines, 

very difficult turns on both sides 
•	 Doral Woods exit onto Morganton is very 

traffic heavy
•	 Monticello is used as a cut through
•	 The future development off Blake Blvd for 

38 homes raises traffic concerns for some 
stakeholders

•	 Residential would need to be low density due 
to traffic concerns

•	 ABC Store and Post Office bring lots of traffic

•	 Concern for how to solve traffic, railroad limits 
widening the roadway.

•	 Need for another entrance off Blake Rd past 
the new liquor store

	» Need to connect back to the VC to make this area feel 
like it is part of VOP, not isolated/disconnected

	» Consider bike and horse trails near Pinehurst Rehab 
Center

PUBLIC INPUT RECEIVED BASED ON BREAKOUT ROOM DISCUSSIONS
The pages above are examples of notes taken in various Breakout Rooms during the Public Workshop. For a full reference of these comments, please see the Appendix.

Pinehurst South Input Summary

The Public Workshop offered the community 
an opportunity to voice their observations and 
concerns about the future of Village Place and 
Pinehurst South. The list below is a compilation of 
the comments received during Public Workshop 1, 
as well as additional comments received by staff 
post workshop. For a full list of comments recorded 
during Public Workshop 1, please reference the 
document’s Appendix posted on the website.
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Illustrative Site Plan

•	 Depicts the development 
and open space patterns

•	 Indicates 1/4-mile walking 
radius (5-minute walk) 
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Land Use

•	 Commercial uses exist 
along Beulah Hill Road -  
NC 5 

•	 A mix of residential and 
large vacant properties 
exist to either side 

•	 A large percentage of the 
study area is vacant or 
underutilized



|  60 THE VILLAGE OF PINEHURST SMALL AREA PLANSTHE VILLAGE OF PINEHURST SMALL AREA PLANS

PINEHURST SOUTH SITE ANALYSIS

Strengths
• Land availability
• Direct access to 

Pinehurst Resort via NC 
5

• New development in area
• Strong businesses in 

area (such as Quail 
Haven Retirement 
Village)

Weaknesses
• No common theme to 

buildings
• Unrelated land uses
• Traffic issues

Opportunities
•Capitalize on growth 
along NC 5
•Concentration of public 
and semi-public services 
(post office, fire station, 
VA services)
•Create a distinct identity 
for area
•Build off of USGA
•Infill development

Threats/Challenges
• RR crossings & limited 

access
• Significant amount of 

vacant land south of the 
study area along NC Hwy 
5 that could take demand 
potential away

Overall, Pinehurst South is best suited for residential and office uses.
Hospitality could be an option as well. Large-scale retail would be
challenging given the access issues, but locally-serving retail would be
viable.

Quail Haven Retirement Village

Abingdon Square Townhomes

Veterans Guardian Claim Consulting

Fire station

Retail

Open space along Blake Blvd.

4
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MARKET ANALYSIS
CONCLUSIONS

Summary of Market Opportunity

Summary of Demand

Summary of Demand for Land Uses within Planning Areas

13

Land Use Overall Market 
Opportunity Village Place Pinehurst South

For-Sale Residential XXXXX XXXX XXXX
For-Rent Residential XXX XXX XXX
Retail XXXX XXX XXX
Office XX XX XX
Hospitality XXX XXX XXX
Golf XX O X

Key: XXXXX = best, X = worst, O = none

Land Use Demand Potential Locations within Pinehurst

For-Sale Residential 80-120 homes/year Almost anywhere

For-Rent Residential 15-25 units/year Major roads, VP, PS, Village 
Cntr

Retail 20-25,000 SF/ every 5 
years

Major roads, VP, PS, Village 
Cntr

Office Up to 5,000 SF/year Medical area, VP, PS, Village 
Cntr

Hospitality 25 rooms/yr. in Moore 
Co.

Resort, Village Cntr, PS, VP

Golf 2-3 courses over the 
next 10 years in Moore 

Co.

Focus Area 1 is the only area 
with space

Land Use Village Place Pinehurst South

For-Sale
Residential

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

Unlimited at build-out
1 project would sell 

approximately 15-25 homes per 
year

For-Rent
Residential

At build-out, 1 to 2 projects of 
70-100 units each

Timing depends on where else 
apartments have been 

constructed (e.g. Village only 
has demand for 1 project every 

5-10 years)

At build-out, 1-2 projects of up 
to 200 units each, depending on 

location
Timing depends on where else 

apartments have been 
constructed

Retail 25,000-50,000 SF at build-out Up to 80,000 SF with grocery, 
40,000 SF without grocery at 

build-out
Office 25,000 – 30,000 SF at build-out

Limited amount per year. 5,000 
SF total in Village. Village Place 
could capture some of that, but 
likely less than Pinehurst South

Up to 100,000 SF at build-out
Limited amount per year. 5,000 

SF total in Village. Pinehurst 
South could capture some of 

that. Could increase, depending 
on impact of USGA

Hospitality At build-out, 1 hotel with 75-100 
rooms as well as bed and 

breakfasts

At build-out, 1 hotel with 
approximately 100 rooms

Golf None Possibly some support functions 
(although the land probably has 

a higher and better use than 
maintenance for golf)
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HEALTH/WELLNESS/FITNESS PRINCIPLES

•	 Connect people with health, 
fitness, and wellness through 
daily engagement and activity

•	 Create places to Live-Work-Play-
Eat-Shop-Learn in an  
enriched natural setting that 
promotes healthy lifestyles

•	 Promote walkable, mixed-use 
neighborhoods 

Celebrate Pinehurst’s founding as 
a health resort village
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HEALTH/WELLNESS/FITNESS PRINCIPLES
Potential homebuyers, tenants, and developers 
increasingly invest in neighborhoods dedicated to 
holistic health and wellness. According to a new 
report by the Global Wellness Institute titled Build 
Well to Live Well: Wellness Lifestyle Real Estate 
and Communities, in North America alone, the 
market is worth $52.5 billion and is growing by 
6.4% annually. This growing industry is worth $134 
billion worldwide and is expected to grow to $180 
billion in 2022.
A recent World Health Organization study that 
found that 80% to 90% of our health outcomes are 
intimately tied to where and how we live. The Gallup 
Active Living Study found that residents of places 
that score highest for an “active living environment” 
experience significantly lower rates of issues such 
as smoking, obesity, diabetes, high blood pressure, 
high cholesterol, and depression.
Prospective homeowners are willing to pay an 
average of a 10% to 25% premium for residential 
units within wellness communities. There are, as 
of 2018, roughly 350 wellness community projects 
in the pipeline in North America alone.
Wellness communities share the same general 
commitments–to health, to nature, to environmental 
sustainability–but each boasts a unique character 
to appeal to different markets. 
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APPROACH
Character:
•	 Gateway at NC5 & Blake Blvd. important
•	 Architecture does not need to emulate the Village Center (VC), but 

should reflect the overall character of VOP
•	 New streets should reflect the curvilinear character of Olmsted 

plan where practical, in response to topography, etc.
•	 1-2 stories
•	 Jackson Hamlet: respect this historically Black neighborhood and 

its residents’ history
•	 Chalfonte Hotel and Ambassador ‘s Club – lost history; explore 

ways of tying in

Land Use:
•	 Explore placemaking/center east of NC5, between Monticello and 

Blake Blvd, nexus of Post Office, Pharmacy, ABC, Dowd Cabin, and 
new Girls & Boys Club

•	 Explore variety of residential types (including cottages, 
townhouses, live-work, and missing middle res.) and infill 
commercial

•	 Departure from 2019 LRCP  (Innovation District better suited to 
Focus area 3: Medical District; needs anchor institution:  medical, 
university, etc.); could be anchored by Golf

•	 Incorporate new Open Spaces

Transportation:
•	 Help alleviate traffic congestion on NC 5 by providing network/

expanding connectivity 
•	 Explore “Rail along Trail” Shared-Use Path (SUP) east of NC5, 

between roadway and rail (no golf carts)
•	 Coordinate with NCDOT Sidewalk and roadway improvements 

along west side on NC 5
•	 Study golf cart connections (west to east) and NC 5 and railway 

crossings (2 existing)
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Parti/Block Diagram

•	 The Parti diagram 
illustrates the Approach in 
plan form

•	 The diagram shows the 
proposed addition of 
new streets, forming new 
blocks and creating a more 
connected street network

•	 Potential new infill 
building locations are 
shown in black and echo 
the adjacent existing 
development
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PINEHURST SOUTH

PINEHURST SOUTH
SMALL AREA PLAN

2011 Pinehurst 
Thoroughfare Plan

•	 The Thoroughfare Plan 
illustrates the lack of 
both Major and Minor 
Thoroughfares through 
Pinehurst South

•	 Without alternatives and 
a connected network of 
local streets, NC 5 and 
Morganton Road are 
overburdened with traffic  

*
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Existing Street Network

•	 The Pinehurst South 
study area spans Beulah 
Hill Road - NC 5, a Major 
Thoroughfare, that 
provides direct access to 
the Village Center to the 
north and US 501 to the 
south. 

•	 Neighborhood streets are 
organic and disconnected 
with dead-end conditions 
throughout the study area.
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Proposed Street Network
•	 Increases the local street 

connections, to reduce 
reliance on NC 5

•	 Coordinates with NCDOT 
planned improvements

•	 Advocates for the 
improvement of Olivia 
as a full, signalized NC 5 
intersection, connected to 
Arnette St. (closed to NC 5)

•	 Improves pedestrian, 
bicycle, and golf cart 
crossings of NC 5 with 
crosswalks added at 
signalized intersections

E X I S T I N G R O A D S

P R O P O S E D R O A D S

P R O P O S E D R O A D C L O S U R E
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Existing Open Space +  
Pedestrian Network

•	 No dedicated public open 
space exists in the study 
area

•	 The Pinehurst Harness 
Track is located just north 
of the study area boundary

•	 Small park west of Trotter 
Hills

•	 Only two segments of 
sidewalks exist within the 
plan area
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 

Proposed Open Space +  
Pedestrian Network

•	 Shows the addition of a 
Shared-Use Path (SUP) and 
sidewalk along NC 5

•	 Incorporates  variety of 
open space types

•	 Advocates for a new 
Central Green and Market 
Plaza in the core area 
between Monticello Dr. and 
Blake Blvd.

•	 Additional small and large 
greens throughout
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CORE AREA

PROPOSED 
COMMERCIAL & FLEX

PROPOSED 
SINGLE-FAMILY 

DETACHED 
HOUSES

Proposed Low Intensity 
Plan

• The Low Intensity Plan
illustrates the potential
build-out of Pinehurst South
over 30+ years

• Small scale commercial
and residential infill vacant
or underutilized parcels

• Monticello Dr. remains in its
current alignment

• Includes a higher
percentage of Single-Family
Detached than the High
Intensity option

PROPOSED 
RESIDENTIAL INFILL

NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) HOTEL (KEYS) LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES. 
(# DU)

WEST OF NC 5 0 0 21,000 0 0 0 52 0 0 58 110

EAST OF NC 5 0 156,700 30,000 0 25,000 0 0 0 0 79 79

TOTAL 0 156,700 51,000 0 25,000 0 52 0 0 137 189
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SERVICE AREA

PROPOSED 
COMMERCIAL INFILL

PROPOSED 
COMMERCIAL & 

FLEX OFFICE

PROPOSED
MULTI-FAMILY INFILL

Proposed High Intensity 
Plan

• The High Intensity Plan
illustrates the potential build-
out of Pinehurst South over
50+ years

• As with the Low Intensity
Plan, small scale commercial
and residential infill vacant or
underutilized parcels

• This option differs with the
realignment of Monticello Dr.
to allow for a new location
for the VOP Service Area
(currently in the VP core)

PROPOSED 
SINGLE-FAMILY 

ATTACHED HOUSES

NON-RESIDENTIAL MIXED USE RESIDENTIAL

CIVIC (GSF) OFFICE (GSF) RETAIL (GSF) HOTEL (KEYS) LIGHT INDUST. 
(GSF)

LIVE / WORK           
(# DU)

MULTI-FAMILY         
(#DU)

MULTI-FAMILY  
SENIOR (# DU)

SINGLE FAMILY 
ATTACHED (# DU)

SINGLE FAMILY 
DETACHED (# DU)

TOTAL RES. 
(# DU)

WEST OF NC 5 0 15,000 21,000 0 0 0 172 0 0 31 203

EAST OF NC 5 0 265,700 30,000 0 25,000 0 0 0 53 20 73

TOTAL 0 280,700 51,000 0 25,000 0 172 0 53 51 276
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Proposed Absorption Plan

•	 This plan diagram shows 
the likely absorption 
time frames for the High 
Intensity Plan option, 
based on the SAP Market 
Analysis
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This plan is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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Detail Plan

•	 The Detail Plan illustrates 
the potential build-out 
of the core area south of 
Monticello Dr. and north of 
Blake Blvd.

•	 Builds off the existing Post 
Office, Pharmacy, ABC, and 
Dowd Cabin as well as the 
planned Girls & Boys Club 
and HBAC

•	 New open spaces include 
a Market Plaza, Central 
Green, playground, and 
path south to Dowd Cabin
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Typical Commercial

•	 Typical Commercial 
Street Section

•	 The Typical Commercial 
Street Section is a two-
way, two-lane street with 
parallel parking, street 
trees and groundcover in 
SWM planters or tree pits, 
a 5’ min. clear pedestrian 
zone, and a storefront zone 
for tables, chairs, potted 
plants, and displays.

•	 To reflect the character 
of the Village Center, 
within the Village Place 
area, brick sidewalks are 
recommended, along with 
the Village’s standard 
benches and street lights

•	 Within Pinehurst South, 
brick sidewalks are 
preferred (not required), 
uniform street lights 
and furnishings shall be 
installed but may be of a 
compatible, contemporary 
design of durable materials 
(to be selected)

PINEHURST SOUTH
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Typical Residential

•	 Typical Residential 
Street Section

•	 The Typical Residential 
Street Section is a two-
way, two-lane street with 
parallel parking, street 
trees and groundcover 
in SWM planters or tree 
lawns, a 5’ min. clear 
pedestrian zone.

•	 To reflect the character 
of the Village Center, 
within the Village Place 
area, brick sidewalks are 
recommended, along with 
the Village’s standard 
street lights

•	 Within Pinehurst South, 
brick sidewalks are 
preferred (not required), 
uniform street lights 
and furnishings shall be 
installed but may be of a 
compatible, contemporary 
design of durable materials 
(to be selected)

PINEHURST SOUTH
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•	 NC 5 / Blake Blvd. Street 
Section

•	 Coordinates with NCDOT 
planned improvements to 
add a sidewalk to the west 
side of NC 5 

•	 Proposes a Shared-Use 
Path (SUP) between the 
highway and rail line, under 
the Rails-to-Trail program; 
where the trail is close to 
the rail a physical barrier 
will be required

Existing ProposedPINEHURST SOUTH
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& Zanetta Illustration
This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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& Zanetta Illustration
This rendering is illustrative only and subject to change.     Source:  Design Collective, Inc. 
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BREAK-OUT ROOM DISCUSSIONS

• 8-10 people per break-out room

• Facilitator in each break-out room

• Plan options, street sections, and precedent 
images in each break-out room

• 30 to 40-minute discussion

• Goal: Tell us your thoughts on the proposed 
plan options, street sections, and precedent 
images; listen to other stakeholders’ input; 
and determine consensus.
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Outdoor Movie Night

Food Truck Events

Paved Shared-Use TrailUnique Seating

Passive RecreationYoga in the Park

Bike Share

Art + Music Festivals Interactive Water Feature

Street Festivals

Interactive Art

Concord Pike (US 202) Corridor Master Plan
November 14, 2018
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Illustrative Site Plan

The Existing Illustrative Plan depicts the 
development and open space patterns that 
exist in the study area. A 1/4-mile walking 
radius (5-minute walk) is indicated on the 
plan for reference.
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NEXT STEPS
Following the Workshop: 

HTTPS://ENGAGE.VOPNC.ORG/SMALLAREAPLANS

• Materials will be posted to the

Engage Pinehurst Project Website:

• A brief survey will be available for those who were

not able to attend the Workshop or who would like to

give additional input

• Workshop 3: Preview of Final Reports and FBCs
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