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TOWN OF COATS | COMPREHENSIVE LAND USE PLAN

1. INTRODUCTION & BACKGROUND

PURPOSE

In the summer of 2024, the Town of Coats began updating
its Comprehensive Land Use Plan, which was last adopted in
2015. According to North Carolina General Statute 160D-501,
municipalities must maintain an up-to-date comprehensive
plan to continue adopting and enforcing zoning regulations.
The Comprehensive Land Use Plan is a strategic guide for
managing growth, redevelopment, and improvements over
the next 10 to 15 years. Due to nearly a decade passing since
the last update, the town recognized the need for a refreshed
plan that will provide a framework for accommodating future
growth, while preserving Coats' unique character and the
quality of life cherished by its residents.

HISTORY

Coats began with James T. Coats, a 26-year-old visionary
who purchased 700 acres of farmland in Harnett County and
opened a general store. The store attracted farmers and
eventually the railroad and depot, sparking growth that
transformed his modest land into the Town of Coats.

Coats is also home to North Carolina’s first licensed aviator,
Alton Stewart. Stewart discovered his passion for flying
during World War | at Camp Bragg’s Pope Airfield and went
on to popularize aviation across the state through his work
with Curtiss-Wright Flying Service. Tragically, Stewart died in
a plane crash in 1929, but his legacy lives on, honored by his
family with a memorial in the Coats Cemetery.

CLUP 2025 Update

Today, Coats remains a small town that blends modern
amenities with a friendly, close-knit community. Many
residents commute to Wake County and Fort Bragg,
benefiting from the region’s job growth while enjoying the
town’s peaceful atmosphere, which preserves its historical
roots.

PROJECT SCHEDULE

The Town of Coats undertook a year-long process to update
its Comprehensive Land Use Plan, aimed at refining the
community's vision for the future. This updated plan offers
guidance on key areas such as land use, economic
development, recreation, and infrastructure for the coming
years. It includes a thorough assessment of the town, along
with refreshed goals, recommendations, and a renewed
vision. The input from stakeholders, the public, and town
leadership was essential in shaping the plan’s direction and
ensuring it reflected the needs and aspirations of the
community.

Finalize Plan,

Project Initiation Dsrif:nzlggs& Implementation
& Adoption
August 2024
4. ______________________

e,
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EXISTING CONDITIONS & PLANS

’ Zoning 3 Coats ET)

& . AG B33 City Limits
CURRENT LAND USE PLAN (2015) %M j e
The current Town of Coats Land Use Plan, adopted in 2015, Futur:t:r::l;::m : E:\‘UDI e
serves as a policy guide for managing growth and \ =i
development in the town. It outlines key goals, objectives, Proposed: 0,202 % ] r =
and strategies for land use, zoning, and infrastructure reeeed % =

investment to ensure sustainable development while
preserving the town’s character.

The plan addresses residential, commercial, and industrial
development, along with  recommendations  for
transportation, public services, and open space. It
emphasizes the importance of balancing growth with the
town's small-town charm and historical roots, ensuring that
new development aligns with community values and long-
term visions for Coats. The goals that guide the plan include
Infrastructure, Land Use Factors, Tax Base Factors,
Development Objectives, and Cultural & Natural Resources.

The associated future land use map began with the town’s
current zoning map and considered where compatible and
complementing land uses would be suitable in the future. Its
purpose is to graphically depict a general land development
pattern that seeks to accomplish the goals of the Plan.

While many goals were achieved from the current land use
plan, several are still applicable and should continue with the
efforts of this update. The following categories outline
existing goals from the Town of Coats 2015 Land Use Plan,

)
RV

A

FIGURE 1: CURRENT FUTURE LAND USE MAP (2023 UPATE)

including an update on the status of each goal.

CLUP 2025 Update 5|Page



TOWN OF COATS | COMPREHENSIVE LAND USE PLAN

Infrastructure - A Downtown Streetscape Master Plan was
developed with assistance from USDA. This should enhance
the sidewalk infrastructure in the Main Street area. Coats is
well situated in Harnett County’s adopted Bicycle, Pedestrian
& Greenway Plan to be connected to nearby trails and
amenities in the wider region. However, no implementation
work has started at the town or county level.

There has been limited coordination with NCDOT to protect
traffic operations and promote public safety, by adopting an
access management plan to limit access along major and
minor thoroughfares. Concerns over increasing ftraffic
volumes and safety have been a concern of citizens.
However, the town has recently joined the Capital Area
Metropolitan Planning Organization (CAMPO), which will
allow more input when advocating for NCDOT
improvements and access to more funding opportunities for
road or sidewalk projects.

A State earmark is providing for the upsizing of Harnett
Regional Water’s (HRW) Lift Station #4 (Fleming Rd.) as well
as increasing capacity downstream from Coats. The town
and HRW have designed plans to extend sewer north along
N.C. 55.

Land Use Factors — Many goals within the Land Use
category were achieved through the updating of the town'’s
subdivision regulations, zoning ordinance, and watershed
ordinance into the Coats Development Ordinance (CDO).
The CDO was approved in July 2022 after twelve months of
review by builders, citizens, and Planning Board members.

CLUP 2025 Update

Progress still needs to be made to encourage economic
development incentives, and no efforts have been made to
attract local food processing, wholesale, and distribution
firms. An update of the Future Land Use Map in 2023
identified possible industrial sites on the western edge of the
town’s Extra-Territorial Jurisdiction (ETJ), around an existing
solar farm.

Tax Base Factors — The new CDO allows for a wide variety
of home occupations with additional standards to limit
disturbances. An update to the official zoning map directs
intensive land uses to areas with existing utilities, including
mixed-use zoning along N.C. 55 or commercial zoning along
the intersection of N.C. 55 and N.C. 27. Several businesses
have improved and re-used existing commercial properties
(i.e. restaurant, bar, hair salon, spa, and karate studio) to
attract customers to the downtown area.

Using various grant funds, the town has embarked on two
major water system projects. The first project includes
installing new Advanced Metering Infrastructure (AMI)
“smart” water meters for all active customers, which
improves the operational efficiency of the Public Works staff
and customer service. A second major project involved the
replacement of 1950’s era asbestos cement waterlines with
larger PVC waterlines, valves, and hydrants, which was
completed on Railroad Street and N. Ida Street.

There has also been minimal progress made to develop a
Comprehensive Affordable Housing Plan.

In summary, many of the 2015 Plan’s Existing Goals were
addressed with the creation of the CDO which was adopted
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in 2022.

Several examples, spanning multiple goal

categories, are outlined below:

Exclusive commercial zoning along the intersection of
N.C. 55 and N.C. 27 has implemented the goal of
identifying commercial nodes for development at
major crossroads. The intersection is an area that has
water, sewer, and highway infrastructure. The zoning
is exclusive to commercial with no option for
residential of any density.

The CDO provided an updated chapter for signage
requirements, which will be impactful to commercial
areas along major highway corridors.

The creation of the Residential Main Street Transition
(RMST) zoning district supports and promotes infill
development that optimizes the use of existing
infrastructure.

New open space requirements necessitate the
placement of active and passive recreational facilities
close to residential areas and transportations nodes.
A minimum five percent reserved open space
requirement is in place for major subdivisions.

A Traditional Neighborhood Development Overlay
(TNDO) zone was created to permit a mix of land uses,
which could potentially reduce ftravel time and
improve convenience.

The CDO incorporates the Watershed Ordinance, soil
and erosion control measures, and floodplain area
maps. These standards allow for better planning
review of these features, thus protecting the region’s
streams, wetlands, and forested areas.

CLUP 2025 Update

Stream buffers, landscaping and tree conservation are
requirements in the CDO, which encourages the
conservation of high value natural resources within

new developments.

UNIFIED DEVELOPMENT ORDINANCE

The Town of Coats Unified Development Ordinance (UDO)
is a regulatory framework integrating zoning, subdivision,
and other land use regulations into a single document. Its
purpose is to guide development in a way that supports the
town’s long-term goals, as outlined in the Land Use Plan.
The UDO establishes standards for various aspects of
development, including land use classifications, building
requirements, lot sizes, setbacks, signage, and
environmental protection. It ensures that all developments
align with the town's vision for growth, sustainability, and
preserving community character while complying with
state and federal regulations. The UDO includes thirteen
conventional zoning districts and five overlay districts.
The conventional districts include:

= Main Street Periphery (MSP) " Agriculture (AG)

»  Civic (CIV) » Single-Family Residential
= Mixed Use (MU-1) (SFR-1)

= Mixed Use (MU-2) » Single-Family Residential
» General Commercial District (SFR-2)

(Go) » Single-Family Residential
(SFR-3)

*  Vehicle Service and Repair
(VSR) * Residential Main Street

= Industrial (IND) Transition (RMST)
= Main Street (MS)

71Page
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Legend

L . Coats Town Limit
™™7 Coats Extraterritorial Jurisdhction Boundary (ETJ)
[] 2021 County Tax Parcels
""" | Water Supply Watershed [V - Protected (WS-IVP)
3 Lakes and Ponds

2018 Flood Zone

Rivers, Creeks, and Streams
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Primary Zoning Districts
Agriculture (AG)
Single-Family Residential (SFR-1)
Single-Family Residential (SFR-2)
Single-Family Residential (SFR-3)
Residential Main Street Transition (RMST)

B Main Street (MS)

SN Main Street Periphery (MSP)
Civic (CIV)

I Mixed Use (MU-1)

B Mied Use (MU-2)

B General Commercial (GC)

B Vehicle Service and Repair (VSR)

B ndustrial (IND)

Overlay Zoning Districts

TH  Treditional Neighborhood Development Overlay (TNDO)

Scenic Corridor Overiay (SCO)
Y/ veavy Industry Overlay (H1O)
(Il Mini Farm Overlay (MFO)

: Manufactured Home Overlay (MHO)

Conditional Zoning

[[#] Condtional Zoning (Ref _# )

In addition to these zoning districts, nearly
half of the Town’s western jurisdiction is
within a WS-IVP Water Supply Watershed,
which  provides higher standards for
development regarding land use, density,
impervious  surface area, and other
environmental reqgulations.
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DOWNTOWN STREETSCAPE PLAN

In 2022, the Town adopted the Coats Downtown Streetscape
Master Plan. The plan provides the vision and framework for
improving the streetscape of the roads within the downtown
or boundary areas. The goals and objectives included in this
plan include improving pedestrian experience and safety,
supporting businesses, celebrating local history, and
enhancing downtown aesthetics and identity. A phased
implementation plan is included, as well as estimates of
probable costs.

HEALTHY LIVING ASSESSMENT

The Town of Coats Healthy Living Assessment was an
initiative adopted in 2014, designed to evaluate and promote
the health and well-being of its residents. The assessment
focuses on key factors that influence healthy living, including
access to recreational spaces, walkability, transportation
options, public safety, and access to healthy food. The plan
identifies proposed greenway paths to prioritize. The
assessment aims to create recommendations that support
healthy lifestyles through improved planning, policy
changes, and community engagement, ensuring that Coats
remains a vibrant, livable town.

MARKET ANALYSIS

In 2016, the UNC School of Government performed a market
analysis of the Town through its Development Finance
Initiative (DFI).  The analysis summarized the main
opportunities in Coats as follows:

CLUP 2025 Update

* Unique position near Campbell University; students
are drawn to downtown amenities.

» Much of the supply of downtown-compatible retail is
outside of the downtown (demand being met outside
of Town limits).

» Possibilities exist to capture demand downtown while
improving the existing building supply.

Building Value per SF
| $4.60-$10.00

B 510.01-519.17

o ™

FIGURE 3: UNDERUTILIZED DOWNTOWN PARCELS (UNC DFI
ANALYSIS)

TRAFFIC COUNTS / COMPREHENSIVE TRANSPORTATION PLAN
(CTP)
There are two main State Routes that run through the Town

of Coats, including N.C. 55 (north to south) and N.C. 27 (west
to east). Traffic volumes on state roadway facilities are

9|Page
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quantified as annual average daily traffic (AADT) and are
provided on the North Carolina Department of
Transportation’s (NCDOT) AADT Mapping Application. The
various AADT segments of the two main corridors are
outlined below, according to the latest available data (Nov. 9,
2023):

= N.C.55
o Northern Town limits to the N.C. 27- 8,100 AADT
o N.C. 27 intersection to Main Street — 9,900 AADT
o Main Street to Erwin Street — 13,000 AADT

= N.C.27
o Western Town limits to N.C. 55- 6,500 AADT
o N.C.55 to N. Orange St. - 9,500 AADT
o N. Orange St. to eastern Town limits — 6,800 AADT

These traffic volumes show that the primary vehicular traffic
concentrations are on N.C. 55 between Main Street and
Erwin Street. The existing adjacent land uses to this segment
include single-family residences as well as several
commercial businesses. The variety of land use types in this
segment highlights the natural development that has
occurred historically and the opportunity to plan for
controlled future growth to maximize the potential of this
vital transportation asset.

Recommendations for each mode of transportation were
included in the 2011 CTP. Within the Town of Coats, N.C. 55
and N.C. 27 were both projected to be over capacity by 2035.
The CTP proposed project for N.C. 55 is to provide a four-

CLUP 2025 Update

lane boulevard facility on existing location from the Wake
County line to U.S. 421 in Erwin. The CTP project proposal for
N.C. 27 was to provide a four-lane boulevard facility with a
grass median and turn lanes where necessary.

!

- &

600 T &
= A\ £
o

- FLEMINGRD"

W ERWIN 7

15100

B NCDOT Count Stations
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&
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FIGURE 4: ANNUAL AVERAGE DAILY TRAFFIC MAP
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Proposed Bike Route

Higher Traffic
Volume/Higher Speed
Corridor (sidepath or
wider paved shoulder)

Lower Traffic Volume

Proposed Trail Types

== == Shared Use Path
River Adjacent Trail
== Sidepath

C‘VF/" | —

(<AADT 1500) (paved
shoulder)

Residential Sidepath

Gravel Road (wayfinding)
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FIGURE 5: PROPOSED PEDESTRIAN & BICYCLE LINKS (HARNETT COUNTY BICYCLE, PEDESTRIAN & GREENWAY MASTER PLAN)

HARNETT COUNTY GREENWAY MASTER PLAN

The Harnett County Bicycle, Pedestrian, and Greenway
Master Plan was adopted in 2022. The plan focuses on
bicycle, pedestrian, and greenway routes to set the stage for
a County-wide multi-use ftrail system that would link parks,
schools, municipalities, cultural points of interest, and
residential areas within Harnett County.

The most notable project from this plan is a greenway trail
from Lillington to Raven Rock State Park. This path continues
east along the Cape Fear River, passing through Buies Creek,
and connects to Coats via a side path on N.C. 27 and paved

CLUP 2025 Update

shoulder on Fleming Rd. The plan also provides connectivity
from Coats to the Dunn/Erwin Rail Trail via a side path and
shared use paths following N.C. 55.

HARNETT COUNTY COMPREHENSIVE LAND USE PLAN

The Harnett Horizons 2040 Comprehensive Land Use Plan
provided an update to the 2015 Grow Harnett County
Comprehensive Growth Plan. The Land Use Plan Update
shares the community’s vision for its future by outlining
policies and recommendations to achieve those goals, which
will guide land use, funding, resource distribution, and
infrastructure investments for Harnett County. The plan

N|Page
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proposes a Jetport Overlay district just over 2,000 feet from " 2
Coats’ ET] on Brick Mill Rd. Understanding the full
development impact of the overlay zone is a critical
consideration as any voluntary annexation requests or ET]
expansions in areas southwest of fown are considered.

Proposed: Service Area &

Park & Ride Regional Destinations

Water Body

Wake Tech — So'uthern Wake Campus
Park & Ride Existing Transit

= GoCan

Campbell University

Connect to
regional buses! -

Fuquay-Varina South
Park & Ride

NORTH HARNETT TRANSIT STUDY

The North Harnett County Transit Study identifies transit
needs of the population and provides transit service
recommendations for the portion of Harnett County that
joined Capital Area Metropolitan Planning Organization

.
~

5,,"A'ngie?'

4 ~

Go anywherein
the service area!

(CAMPO), including the towns of Angier, Lillington, and A \
A {\
Coats. 4 Connect to these ST A\E Waloalt Supetdpterand
. . . . H A /almart uperce’nter an
The study provides a recommendation to incorporate micro placesinficmett e Ryl R, < ctmas o ot
. . . . oy . N JCI Harnett County i
transit, which is a mix of traditional bus service and Ao s s oum i
etsy Johnson Hospital owhtown Dunn

ridesharing. This is a cost-effective way to provide residents
with local service within Harnett County and connections to
other regional centers. If implemented, potential public
transportation riders in Coats can request a trip from their
service area to other regional destinations or regional buses
in Wake County. Figure 7 is a presentation map deliverable
promoted on the project’s public information website
(https://www.northharnetttransitstudy.com).

FIGURE 6: NORTH HARNETT TRANSIT STUDY RECOMMENDATIONS
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PLAN INTEGRATION

Many of the recommendations listed in these plans and documents have
been incorporated into this updated comprehensive land use plan to avoid
inconsistencies and to promote previous long-range planning initiatives
into the future.

 Alon Sewart +
B &1'1-.1

Tl I

RINNC

R sy {2 XA

HONORING ALTON STEWART, THE FIRST LICENSED AVIATO
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COMMUNITY PROFILE

POPULATION

According to the 2022 American Community Survey, the
Town of Coats had a population of 2,324 within its corporate
limits. Data for the town's extraterritorial jurisdiction was not
available for that year.

POPULATION TREND 1990 - 2022

2500
2000
1500

1000

500

1990 2000 2020 2022

FIGURE 8: COATS POPULATION TREND (ACS 2022)

The population of Harnett County in 2022 was 138,832, 19.9%
up from the 115,757 who lived there in 2010. For comparison,

Krhe 2022 population totals for Harnett County \
communities:

= Angier: 5,348

= Erwin: 4,606

= Dunn: 8,549

= Lillington: 4,566

k = Harnett County: 138,832 4/‘

CLUP 2025 Update

the US population grew 7.7% and North Carolina's population
grew 11.7% during that period.

HOUSING

Coats has just under 1,000 housing units with a median value
of $120,400, which is below the median home value in
Harnett County ($195,900). Over 70% of the units are
owner-occupied. Most of the housing units are detached
residential. However, the town does offer some new
townhomes and multi-family residential units. Since 2000,
population growth has increased by approximately 10%.
Higher increases are projected in the future increases due to
approved preliminary plans and ongoing private construction
of three subdivisions.

;iu uhl nu

)]

ZAN

FIGURE 9: ATTACHED HOUSING ON CHURCH STREET
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AGE, RACE & INCOME

With a median age of 36.4, Coats’ residents are younger than
the North Carolina average of 39.2 and very similar to
Harnett County (36.3). The following figures provide
a breakdown of the town’s population based on age, sex and

Coats Population by Race

race.
1%_\1%
Coats’ median household income is $42,566, nearly $22,000 1%
less than the average of Harnett County ($64,992). \
BSyearsaﬂca\erq 18 13
8010 84 years 4 45
75t0 79 years 16 ¢!
T0to 74 years 22 9%
6510 69 years i 47
6010 64 years 9 8
55 to 59 years 34 60
50to 54 years T2 81
4510 49 years 19 98
40to 44 years 4 51
e - * m White Alone
30to 34 years -| 1152 i
251029 yens 115 - m Black or African American Alone
L ot = m American Indian or Alaska Native Alone
15t0 19 years 95 40 )
1010 14yers 7 55 m Asian Alone
5t09yes & 7 m Some Other Race Alone
— o . > , m Hispanic or Latino Alone
¥ 1] 50 0 50 100 150
Male Female
FIGURE 10: POPULATION BY AGE AND SEX FIGURE 11: POPULATION BY RACE
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EDUCATION, EMPLOYMENT & ECONOMY
The Harnett County School system serves the Town of

Coats, a district that includes Coats Elementary, Coats-Erwin
Middle, and Triton High Schools.

The population over the age of 25 reported during the 2022
5-year American Community Survey that almost 74%
attained at least a high school education, of which 20% had
attended some college or received an associate's, bachelor’s,
or graduate degree at a higher level of education.

Below is a list of the top public and private sector employers
in Harnett County from the Harnett County Economic
Development Department. According to the County's study,
the Harnett County Schools and the Harnett Health System
were the two largest employers in the County. While none
of these businesses are located within Coats, residents
benefit from highway access to all of these local job centers.

The Coats economy is primarily based on services. The
combined service portion of economic activities within a
one-mile radius of Coats represents approximately 80% of all
businesses and employment. Retail tfrades are about 13% of
this segment.

Construction businesses and Educational/Healthcare/Social
services account for almost 38% of the Town’'s economy,
leading to the notion that many Coats residents work out of
town. This is supported by 2022 NC Department of
Commerce data that Harnett County has a net outflow of
20,402 workers.

CLUP 2025 Update

s et

goywmn (O

HARNETT HEALTH

+ employees 000+ employees 1,000+ employees

CENTRAL CAROLINA
GDUNN (oo

100-249 employees 100-249 employees

Walmart Carlie Cs RroovsT@ GOy

f= ADUSADISTRIBUTION
(D ADUSATRANSPORTATION

1,000+ employees 500-999 employees 250-499 employees 250-499 employees

CHAMPION

BOONEDAM  SBogwin

100-249 employees 100-249 employees

FIGURE 12: TOP EMPLOYERS IN HARNETT COUNTY

Diversifying Coats’ economy through agribusiness,
agricultural support, and leveraging nearby institutions like
Campbell University could provide a foundation for more
sustainable growth. Identifying businesses that address the
economic leakage factor, which prevents local spending
from flowing outside the community, is key to retaining
wealth and generating local employment. A 2021 Harnett
County Economic Development report analyzed industry
leakage. A few industries with high leakage factors are
sporting goods stores, clothing stores, and food services.
Complementing this approach with strategic tax base
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growth, enhanced public services, and business services to
nearby educational institutions would create a more

balanced and resilient economic landscape for the town.

Industry Categor W $ieEs

Y gory Percentage
Edu.caﬂonal and health care, social 19.90%
assistance
Construction 17.50%
Retail Trade 13.60%
Professional, scientific and
management, administrative, and 12.20%
waste management services
Art, em‘erjralnmem‘ and recreational, 1.70%
food services
Other services 7.40%
Manufacturing 5.70%
Public Administration 3.50%
Transportation, warehousing, & utilities 2.70%
Agrl.cul’rure, forestry and hunting, 230%
mining
Wholesale Trade 1.40%
Information 1.40%
Finance and insurance, real estate, and 0.70%

rental/leasing

TABLE 1: INDUSTRY FOR EMPLOYED POPULATION (AGES > 16)

CLUP 2025 Update

DOWNTOWN

Over the last decade, downtown Coats has seen a series of
improvement efforts aimed at revitalization and community
enhancement. These efforts have included:

Facade improvements — Several new businesses have
invested in under-utilized or vacant buildings,
enhancing the visual appeal and historic character of
downtown buildings.

Public spaces — The town has invested in upgrading
public spaces, and continues to plan for more
streetscape improvements such as new lighting,
benches, sidewalks, and landscaping, aimed at making
downtown more pedestrian-friendly.

Community events - Coats has encouraged
community engagement through regular events like
the Farmers Day celebration, Farmers Market, and
Christmas on Main which helps bring people to the
downtown area and supports local businesses.
Infrastructure updates — The town has replaced
outdated and undersized waterlines downtown.
Streetscapes, ADA accessibility, and parking
improvements, will make downtown more functional
for residents and visitors.

These efforts have helped maintain the small-town charm of
Coats while promoting economic activity and community
engagement.

17|Page



TOWN OF COATS | COMPREHENSIVE LAND USE PLAN

FIGURE 13: PUBLIC GATHERING SPACE DOWNTOWN

INFRASTRUCTURE & SERVICES

RoADS & HIGHWAYS

The Town of Coats faces challenges with its roadway
infrastructure, including both NCDOT streets and Town-
maintained streets. The curbed streets in the heart of the
commercial areas are prone to flooding, while the ribbon
pavement with stormwater ditch-type sections in the
residential neighborhoods is similarly vulnerable during
major rain events. This type of roadway setup, especially in
areas with inadequate stormwater management, can result
in standing water and localized flooding, which impacts
transportation and safety.

CLUP 2025 Update

Addressing the flooding issue would require evaluating the
existing stormwater infrastructure, considering upgrades
such as improved drainage systems, stormwater retention
solutions, and roadway resurfacing to enhance permeability
and flood mitigation. Incorporating green infrastructure like
bioswales or permeable pavement may also be a viable
option for improving water management in these areas.

WATER & SEWER UTILITY

The Town purchases treated water from Harnett Regional
Water (HRW). The water system is established in a well-
gridded pattern and available to customers on most Town
streets, serving a vast majority of Town property owners. The
town controls water distribution within the approximate
boundary its ET) through the purchase of water from HRW.

The sewer system available to property owners in town is
controlled and maintained by Harnett Regional Water. Similar
to the water system, the sewer system has been constructed
in a gridded pattern serving most property owners in Town.
The sewer system includes traditional gravity collection
lines, pump stations and force mains that send the waste to
the treatment plant in Lillington.

The Town should continue to collaborate closely with HRW
on maintaining, expanding, and allocating capacities for
infrastructure systems. These decisions are critical, as they
can significantly impact land use investments and the Town’s
economic development potential.
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FIGURE 14: WATER & SEWER INFRASTRUCTURE MAP
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POWER

The Town is situated near two major
power fransmission lines connected to a

key regional power generating facility.
These transmission lines ensure that local
property owners have reliable access to L
sufficient power, including 3-phase
power. Natural gas infrastructure is not available to
residents or businesses. There is a 30-acre solar farm
located along the western boundary of the Town’s ET].

CULTURAL RESOURCES

The resurgence of small rural towns continues to be popular
in North Carolina. Vibrant downtowns that offer a variety of
cultural activities to attract both residents and visitors to
small towns are key to their economy. Key drivers of this
resurgence include private businesses, non-profit
organizations (such as museums, theaters, parks, and civic
groups), and programming that fosters a sense of place and
community ownership.

For these draws to succeed, a critical mass of residents is
often needed to support local businesses and cultural
activities, which helps to create a dynamic downtown
environment that can be further energized by programming.
Many towns are focusing on organizing events like festivals,
farmers' markets, sport races, and food and music festivals,
all of which celebrate the town's history and culture while
attracting both locals and tourists.
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In addition to programming, towns are pursuing downtown
improvement strategies that include:

* Business incentives to attract new enterprises

» Fagade grant programs to enhance building exteriors

» Historic district designations to access grants for
rehabilitation

= Community Development Block Grant (CDBG)
programs for housing

» Energy efficiency incentives

= In-fill housing and commercial development
opportfunities

= Streetscape improvements to make roads more
pedestrian and bicycle-friendly

The Town of Coats offers a variety of cultural activities and
events that reflect its community spirit and heritage. Some
key cultural activities in Coats include:

Coats Farmers Day Festival: The community’s oldest and
most well-known annual event, this festival celebrates the
town’s agricultural roots with live music, food vendors, craft
booths, and a parade. It brings residents and visitors together
to enjoy local traditions.

Parks and Recreation Events: Coats Parks & Recreation
hosts community events focused on youth outreach and
youth sports programs at the Coats Park. The children’s
Easter egg hunt provides opportunities for residents to
engage in outdoor fun and community-building.

CLUP 2025 Update

Historical and Civic Organizations: The Coats Museum
plays an important role in preserving local history and
heritage. It regularly hosts events and exhibits that highlight
the town’s past, including the life of its founder, James T.
Coats, and notable residents like Alton Stewart, North
Carolina’s first licensed aviator.

FIGURE 15: HISTORIC PHOTO OF MAIN STREET

Church and Civic Group Events: Local churches and civic
organizations often organize activities, such as seasonal
fairs, community dinners, and volunteer opportunities, which
foster a sense of community and cultural pride.

While having a limited amount of groups and volunteers,
Coats has many activities centered around community
engagement, local heritage, and family-oriented fun. These
events help shape a strong, close-knit sense of identity for
community members. Expanding on these traditions by
adding new programming and social outlets could further
enhance Coats' cultural vibrancy.

20|Page



TOWN OF COATS | COMPREHENSIVE LAND USE PLAN

PARKS & NATURAL RESOURCES

WATERSHED

A watershed refers to an area where water from rainfall and
other sources flows toward a body of surface water, such as
lakes, rivers, or creeks, which are used for public water
supply. In a Public Water Supply Watershed, specific
development regulations are in place to protect water quality
by controlling land use, especially by limiting impervious
surfaces like roads, driveways, and roofs that contribute to
stormwater runoff. These regulations help reduce pollutants
entering the water supply.

In the Town of Coats, land primarily to the west of N.C. 55
falls within a designated Public Water Supply Watershed
(WS-IV-PA, Dunn). Development in this area is subject to the
Town's Watershed Protection Regulations, which align with
rules from the State’s Department of Environment and
Natural Resources Division of Water Resources. These
requlations primarily focus on limiting impervious surfaces
but also permit higher-density developments, such as
industrial parks and retail centers, as long as additional
stormwater management measures are implemented to
minimize environmental impact.

Watershed Protection Regulations can significantly shape
how development projects are planned in areas like the one
west of N.C. 55 in Coats. Here are a few key ways these
regulations might influence future developments:

» Limitation on Built-Upon Area: Development projects
must limit the amount of impervious surface they
create, such as paved roads, parking lots, and

CLUP 2025 Update

buildings, which could reduce the overall footprint or
scale of some projects to ensure water runoff
remains manageable.

Stormwater Management Requirements: To mitigate
the impact of higher-density developments like
industrial parks or shopping centers, developers will
need to implement additional stormwater
management systems, which can include stormwater
retention ponds, permeable pavement, or green roofs
to filter and reduce runoff.

Higher Density Development Opportunities: While
requlations limit impervious surfaces, they also
provide flexibility for higher-density development in
the watershed, as long as the required stormwater
management measures are included. With proper
planning, industrial or retail developments could still
occur, offering economic growth while adhering to
environmental protections.

Approval Process: Development proposals in the
watershed area will need approval from both the
town and the State’s Division of Water Resources.
The additional layer of oversight may extend the
timeline for approvals.

Increased Costs: The need for advanced stormwater
management systems and careful planning may
increase upfront costs for developers. However,
these measures help ensure long-term sustainability
and may attract investment in a way that aligns with
both economic development and environmental
protection.
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FIGURE 16: ENVIRONMENTAL FEATURES MAP
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FLOODPLAIN

The North Carolina Flood Maps tool shows that the Town of
Coats does not have any mapped floodplains within its
corporate limits. However, a small area of Coats’
Extraterritorial Jurisdiction (ETJ), located approximately 0.7
miles east of the Ebenezer Church Rd. and N.C. 27
intersection, is within the Black River floodplain. If Coats
chooses to expand its corporate boundaries or ET) toward
the Black River, it will need to enforce its flood damage
prevention ordinance to regulate development in these
flood-prone areas.

Typically, counties and municipalities discourage
development in floodplains and environmentally sensitive
areas by not building roads, water, or sewer infrastructure in
those locations. If utilities are constructed in these areas,
requlations are often enacted to limit or prohibit connections
to the infrastructure, helping protect the area from the risks
of development in floodplains and wetlands.
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PARKS & RECREATION

The Coats Recreation Park was acquired and developed with
State and local assistance in 1978. The park is one of the few
public open space areas the Town owns and the only public
space for active recreation. The facility has lighted
baseball/softball fields, a concession stand, playground,
pickleball and a basketball court. Programming for this facility
is coordinated through the Town’s small Parks and
Recreation Department, which provides youth soccer,
basketball, and baseball/softball programs throughout the
year.

The park is located at the end of Park Lane at the rear of
Hunter's Run subdivision. The park’s lack of central location
indicates that the town should actively pursue additional
public parks/open space areas that are more centralized for
the town’s residents. Harnett County has a propsed
greenway master plan that would create more active
transportation opportunities (greenways, sidewalks, and
pedestrian-friendly  intersections) in Coats. Upon
construction, these paths should form a network that
traverses the town, connects the municipal park, opens
spaces, and important community assets.

In addition to town-owned parks, the privately owned Liga
De Futbol soccer center, off Ebenezer Church Rd., is within
the Coats’ ETJ. There is an opportunity to partner with this
organization to enhance recreation facilities and programs in
the future.
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The Town’s Unified Development Ordinance encourages a
pattern of development that incorporates small active uses
and connection between local neighborhoods. New
development should be connected to the Town'’s proposed
greenway network, schools, existing neighborhoods, and
commercial district.

FIGURE 17: COATS RECREATION PARK ENTRYWAY
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2. VISIONING
PUBLIC INPUT

Public input was essential in shaping the content of this plan.
The engagement process included a stakeholder survey, a
community survey, steering committee meetings, a
dedicated website, public workshops and discussion during
eight regular Planning Board meetings open to the public.
The public feedback and data are used to shape the goals,
policies, and recommendations. For example, nature parks
and passive open space were the most desired park types
from the first public engagement open house workshop.
Similarly, protecting natural resources was the top land use
concern gathered from survey data. These strong
preferences directly lead to future land use
recommendations for more open space in proximity to
downtown and throughout the ET).

STAKEHOLDER SURVEY

A series of stakeholder surveys were conducted early in the
planning process. Town staff engaged individuals from
diverse backgrounds to gather feedback on key issues that
should be prioritized in the coming years.

The themes in Table 2 are organized by the common
responses received from the various stakeholders.
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Themes: Top Responses:

Growth Should:
= Expand existing business, goods &
services.

= Done in a way that preserves land for
parks/open spaces.

Housing Should:

= Preserve the old "mill-town” feel.

= Be encouraged to support existing &
future employment needs.

= Provide more mixed-use
development opportunities.

Economic Shovuld:

Development = Build upon Coats’ most important
economic development locations
(downtown, major highway corridors,
etc.).

= Fill gaps in local economy by
pursuing a greater variety of
opportunities.

Quality of Life | Means:

= Providing local events, parks &
spaces that bring residents together.

= Having a vibrant downtown.

Transportation | Should:

& Mobility = Have more welcoming entryways
into the Town.

= Limit traffic congestion where
possible.

TABLE 2: STAKEHOLDER SURVEY KEY THEMES
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When asked about the most important public improvements
the Town of Coats should invest in over the next 10-20
years - parks, downtown, and infrastructure were selected
as the most important.

COMMUNITY SURVEY RESULTS

A community survey was conducted to help shape the
recommendations in the Comprehensive Land Use Plan. The
survey was open from October 7 to December 6, 2024. The
survey was advertised via flyers, the Town’s Farmers Day
celebration and social media. Versions of the survey were
available online and in paper format. There were 80
responses to the survey. The results of four survey question
responses follow this section.

LAND USE PRIORITIES: FIGURE 18: PUBLIC OUTREACH AT FARMERS DAY 2024

Based on the results from the four survey questions
regarding land use, protecting natural resources and adding
more shopping, restaurants, and commercial opportunities
are some of the top land use preferences. Downtown
revitalization is also desired. New commercial development
is a high priority, and most respondents would prefer to see
this occur in more traditional downtown storefronts.

There is also a desire for more greenways, parks and
gathering areas. Similarly, protecting key agricultural and
environmentally sensitive lands indicates the community’s
desire to embrace agricultural heritage while supporting
commercial development.
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Q2. Which of the following would you like to see more of in
Coats?
Residential development

Commercial development

Industrial development -
Packs andor reenspace |
Agricatral o |

id love to see more businesses mo..

Restaurants

L
h
9
S
)
U

30 35 40

Responses

@ Total

Q8. Please rank the following land use priorities from most to

least important.
70 answers
Protecting natural resources
Additional development of shops ...
Encouraging economic development
Protecting historic places and feat...

Housing availability and affordability

4

=)
[¥]

Average Ranking

@ Protecting natural resources

@ Aadditional development of shops and restaurants

@ Encouraging economic development

[ Protecting historic places and features
Housing availability and affordability

FIGURE 19: SURVEY QUESTION ON LAND USE PREFERENCES

FIGURE 21: SURVEY QUESTION ON LAND USE PRIORITIES

Q6. Please rank the following types of commercial development
from most to least needed.

70 answers

Traditional downtown storefronts

Mixed-use development (housing
and commercial uses)

Big box retail along the highways

=)
=]
n
n
(5]
5]
n

3
Average Ranking
@ Traditional downtown storefronts

@ Mixed-use devel P (housing and commercial uses)
&} Big box retail along the highways

Q9. Please rate the following priorities for the transportation
system in Coats from most to least important.

70 answers

Maintenance of existing roadways
Improved safety

More transportation choices (i.e., ...
Reduced congestion/less delay

New or wider roadways

Reduced freight transportation co...

Average Ranking

@ Muaintenance of existing roadways

o Improved safety

@ More transportation choices (i.e., bus service, bicycle paths, sidewalks)

@ Reduced congestion/less delay
New or wider roadways

@ Reduced freight transportation conflicts (between personal travel and commercial truc...

FIGURE 20: SURVEY QUESTION ON COMMERCIAL DEVELOPMENT

CLUP 2025 Update

FIGURE 22: SURVEY QUESTION ON TRANSPORTATION NEEDS
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PuBLIC WORKSHOPS & MEETINGS

The first public workshop was held on December 5, 2024.
Participants were tasked to provide visual preferences on
various residential, commercial, and park development
styles.

The second public workshop was held on May 1, 2025.
Participants reviewed the draft future land use map and
character areas and provided comments.

The Planning Board served as the steering committee for this
project, providing initial feedback and assessing the overall
direction of the project. The town’s project consultant, KCI
Associates of NC, P.A,, presented updates during the reqular
monthly planning board meetings of September 2024 (Issues
and Opportunities), January 2025 (Public Input Summary),
March 2025 (Goals and Policies), and May 2025 (Present
Future Land Use Map). All meetings were open for the public
to attend and comment.

FIGURE 23: PUBLIC INPUT WORKSHOP ON DECEMBER 5, 2024
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DEFINING ISSUES AND OPPORTUNITIES

The Steering Committee described Coats as a quiet, friendly
community having the potential to be the “best small town in
Harnett County.” The town's issues are related to a general
lack of resources available to invest in infrastructure, parks,
downtown improvements, and staffing. Opportunities exist
due to Coats’ strategic location, connected by highway
infrastructure, and surrounded by regional assets. Issues and
opportunities based on vision themes generated from
stakeholder interviews, Steering Committee discussions, and
input received through community engagement activities
are summarized below.

ISSUES:

» Underutilized Main Street with unattractive, vacant
storefronts.

= Lack of economic development-ready sites or available
buildings to attract new businesses.

= No natural gas, direct interstate access, or railroad
infrastructure.

= Limited transportation capacity, traffic concerns, roads
in need of repair.

*= Dependency on Harnett Regional Water (HRW) for
sewer investments and upgrades.

= Stormwater runoff frequently overwhelms outdated
infrastructure.

» Median household income and home property values
are below Harnett County averages.

» Growth areas are constrained by watershed on west and
Black River floodplain on east.

* The Town Park is isolated from most neighborhoods and
difficult for visitors to find.
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» Fear of losing agricultural lands and rural character. » Opportunities exist for controlled and strategic growth
that can positively contribute to the town’s tax base.

VISION AND GOAL CATEGORIES

The values expressed by citizens through the survey and
open house workshop have been organized into the
following goal categories:

1) Additional commercial development is desired.
Participants want more choices (restaurants, grocery
stores, and shops) locally to keep from traveling to
larger urban areas.

= 2) Improve Main Street and aim to fill downtown with
FIGURE 24: CENTRALLY LOCATED REDEVELOPMENT OPPORTUNITY businesses, restaurants, and gaThering spaces. Small-
scale mixed-use developments with shops and
restaurants are welcome in and around downtown. A

= Coats is well-centered within a regional network of thriving downtown district is where the town can
highways and employment centers. showcase its local businesses, community spirit, and

OPPORTUNITIES:

» Campbell University and the Harnett Regional Jetport are culture.
strong neighboring institutions.
» Prospects for improved recreational opportunities, 3) Investments in infrastructure are critical.
specifically youth programs. Maintenance of existing roadways, ufilities, and
* Planned trails and greenways could connect to other stormwater infrastructure require improvements.
parks, schools, and commercial nodes. Ensuring that revenues are sufficient to cover
= Older commercial buildings (downtown and McKinley St.) increasing repair and maintenance costs is key.
can be renovated and reused.
» A small-scale mixed-use development with housing, 4) There is concern over Coats’ ability to maintain the

road network to support additional vehicle demand.
More transportation choices, particularly sidewalks,
greenways, and bikeways, are desired.

restaurants, and retail would be a welcome addition to
vacant lots surrounding downtown.
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VISION STATEMENT
5) Manage growth strategically by guiding new The vision statement describes where the Town of Coats
development to the identified growth areas and wants to be in the future based on the community’s values
preserving open spaces that give Coats its rural and aspirations, building upon past efforts, and provides
character. insight to ensure the Town of Coats continues to prosper.

6) Improve and expand parks. Nature parks and
improved recreation programs for all ages are . .
desired. Sidewalk expansion, greenways, and walking agricultural roots and a diverse
paths are a top priority. community. In the future, it will offer more

“Coats is a quiet, historic town with strong

recreation, green spaces, and local shops,
becoming a great place to live, work, and
plav — a destination for all”

7) Protect natural resources by limiting development
impacts on productive agricultural land and
ecologically sensitive areas.
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FIGURE 25: WORD CLOUD - COMMONLY USED WORDS FROM PUBLIC SURVEY
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Goal Categories:

Land Use &
Development

Transportation
& Mobility
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Economic
Development

Town of Coats

Comprehensive
Land Use Plan

Recreation, Open
Space & Cultural
Resources

Infrastructure &

Services
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—

oy

[ >—

Economic Development:
Encourage retail and commercial business development by
reusing existing buildings and constructing new buildings
compatible with adjacent uses.

Downtown:

Advance appropriately scaled infill development of vacant
lots and redevelopment of existing structures while
maintaining a pedestrian-friendly downtown environment.

Infrastructure & Services:

Provide efficient and well-maintained infrastructure that
will serve current needs while continuously planning to
ensure services will meet future demands.

Transportation & Mobility:

Prioritize connectivity through streets, sidewalks, and trails
to promote efficient modes of transportation that connect
residents and visitors to local amenities and regional
employment centers.

Land Use & Development

Encourage well-planned, high-quality residential and
commercial development in strategic corridors while
preserving open space and environmentally sensitive areas.

Recreation, Open Space & Cultural Resources:
Offer diverse recreation opportunities that promote healthy
lifestyles, community involvement, and family-friendly
living. Preserve Coats’ sensitive natural areas, active
farmlands, and access to local farm products for future
generations.
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3. GOALS, POLICIES & IMPLEMENTATION
FUTURE LAND USE MAP

The Future Land Use Map and associated character areas are
intended to serve as a guide to navigate land use decisions
throughout the Town of Coats and ETJ. Legislative zoning
map amendments should reference the map; however, the
map is not requlatory. The associated character areas may
correspond to several associated zoning districts. Any
zoning map amendments, not in harmony with the Future
Land Use Map, should provide written justification and the
map should be updated to reflect any changes that have
influenced the decision, such as a new development, road
improvement, or a utility line extension.

The map reflects stated land use goals by seeking to:

e Guide higher density residential toward existing
sewer availability.

¢ Revitalize and expand the downtown and surrounding
neighborhoods with opportunities for appropriately
scaled uses and densities.

e Preserve frontages along N.C. 55 and N.C. 27 (In-town
and ETJ) for future businesses and employment
centers.

e Designate new open spaces in proximity to existing
parks and sensitive environmental areas including
streams, floodplains, and wetlands.
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Draft character areas and the future land use map were
presented to the Steering Committee in advance of the April
3, 2025, Planning Board meeting. After reviewing and
discussing the map, and hearing public comments, the
committee determined the draft map was ready for public
inspection. A public workshop on May 1, 2025, consisted of
the project team defining the character areas and their
location on the draft future land use map. The public was
then invited to view and comment on the draft map and
descriptions of the character areas. The Planning Board
offered no amendments to the map before it was presented
in the final draft form.

Highlights from the Future Land Use Map include:

e Conservation and Open Space areas located in the
ET) are adjacent to parks, wetlands, and flood areas,
and not well connected to road corridors presently
served with utilities. A highlight of the plan is four
proposed
geographically spaced throughout the four quadrants
of the ET]. A proposed conservation area with

conservation open space  areas,

proximity to downtown would link a town-owned
natural area at W. Main St. with a stream and privately
maintained stormwater control measure.

¢ Single Family Residential extends from Town limits
outward to areas serviced by water and sewer. This
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residential growth model is based on a gradual
expansion of utility infrastructure and
interconnection between old and new
neighborhoods. Areas not currently served by sewer
are designated as Rural Residential. Where limited
extensions to the water and sewer system can be
made, new developments should be balanced with
any nearby farming operations and preservation of
natural resources. Mixed Residential occupies
existing residential areas in town limits where a
variety of residential uses could be appropriate in
well-connected areas.

A defined Downtown Core is centered around the
existing three blocks of E. Main Street. The
Downtown Support area seeks to gquide the
extension of the historic Main Street with a variety of
uses and walkable streets, which primarily extends
North-South on McKinley St. and Railroad St.

CLUP 2025 Update
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e Commercial Mixed-Use includes areas on N.C. 27 in
town limits and the ETJ. This area allows for a mix of
higher density residential and commercial uses that
utilize the highway connections, other job centers
and customer bases. Commercial Mixed-Use is
similarly recommended for N.C. 55 as sewer services
may be extended north from the existing town limits.

e Employment Center occupies the area closest to the
N.C. 27 and N.C. 55 intersection. Desired land uses,
such as restaurants, retail, and grocery anchors could
enhance the existing commercial nature of this area,
while capitalizing on the highway access and
connectivity to local neighborhoods.

The full-page future land use map is available in the Map
Appendix. In addition, two views of the future land use map,
for the entire planning jurisdiction and another focused on
the downtown area, are presented on the following page.
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FIGURE 26: FUTURE LAND USE MAP
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FIGURE 27: FUTURE LAND USE MAP (DOWNTOWN FOCUS)
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CHARACTER AREAS

Character areas describe the types of development that
should be encouraged in different areas of the town and
ETJ). Each area is designed to achieve various development
goals with attention given to allowable land use and
development intensity.

Conservation and Open Space -- Parks and other forms
of open space, including conservation easements. Also
includes areas where streams, floodplains and large wetland
areas connect to existing assets like parks and schools.
Primary uses in these areas will be open space, recreation,
forestry, and agriculture.

FIGURE 28: FLOODPLAIN BY BLACK RIVER
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Rural Residential - This character type consists of
primarily agriculture and forestry uses with existing large lot
residential. These areas are located beyond the existing
sewer service and typically rely on septic systems for
wastewater treatment. The lack of utility infrastructure, the
established low density development pattern and agricultural
activities in these areas contribute to their rural character.
This character area can be enhanced by encouraging only
low intensity uses such as agriculture and support industries,
low-density single family residential (up to one dwelling per
acre), and context sensitive rural design. Conservation
subdivisions can be utilized to preserve significant
environmental features like forested areas and stream
corridors. Rural Residential areas are primarily
recommended for areas without existing public sewer. These
areas may be reclassified as infrastructure investments and
expansions are made in the future.

FIGURE 29: TYPICAL LARGE LOT RESIDENTIAL
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Single Family Residential - This area is intended to
remain suburban in character and provide for single-family
residential neighborhoods. Gross densities of up to three (3)
dwelling units per acre depending on zoning, utilities, soils,
and character of adjacent development. These areas include
lots greater than 11,000 square feet in size. Smaller lot sizes
could be permitted as part of a conservation subdivision,
which would also include a greater amount of open space to
preserve sensitive environmental areas.

Mixed Residential -- Located in areas served by current or
planned utilities and near existing or planned commercial
services, the Mixed Residential character area permits a mix
of housing types including single family detached homes,
townhomes, and small-scale multifamily structures that are
complimentary of the existing historic residential
development. Density should mimic the surrounding area.
Additional housing types (including townhomes and
apartments) and higher densities may be appropriate as part
of planned developments with pedestrian access to
Commercial Mixed-Use areas, and not to be located in
conflict with historic neighborhoods. Mixed Residential is the
primary character area recommended within the existing
municipal limits.
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FIGURE 30: SINGLE FAMILY INFILLUNDER CONSTRUCTION

Downtown Support - This area provides for housing
options and small-scale commercial uses near the
Downtown Core. The character area accommodates a
variety of single-use and mixed-use development types with
the goal of providing a transition from the Downtown Core
to lower density neighborhoods surrounding downtown.
Medium to high density housing types are allowed along with
retail and office uses. Mixed-use buildings with a focus on
pedestrian connectivity to the downtown core are allowed
and encouraged.
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FIGURE 31: LOCAL BUSINESS ON S. MCKINLEY ST.

Downtown Core -- The Downtown Core includes the
historic commercial core of Coats, including frontages along
Main Street and S. McKinley Street. These areas include a
variety of commercial, service, and office uses. Many
buildings are original to Coats’ founding and include
previously used upper story offices or residences. New
development is expected to complement existing structures
and be in the range of two (2) to three (3) stories in height.
Parking requirements should be reduced compared to the
rest of the fown’s planning area to account for the propensity
for walking trips.

Commercial Mixed Use - This area is intended to include
a mix of residential housing and compatible commercial
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centers. To take advantage of highway frontage and utilities,
these areas are recommended along N.C. 27 (W Stewart St.)
and N.C. 55 (N McKinley St.). These areas should incorporate
commercial uses including grocery stores, office (including
medical), restaurants and services, along the road frontage.
Higher density residential including small lot single-family,
townhomes, and apartments are also allowed and should be
well connected to shopping and service destinations by
plentiful pedestrian facilities to provide more walking
opportunities and enhance access. Any residential area
included in a mixed-use project should be located toward the
rear of the site, preserving the most visible and valuable
highway frontage for commercial use.

FIGURE 32: NEW COMMERCIAL BUILDING ON E. STEWART ST.
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Employment -- This area is located around the N.C. 55 and
NC 2.7. intersection. It includes the existing Gray Flex
Systems, Inc. industry, new E. Stewart St. Commercial shops,
and other prime locations for economic development
opportunities. Uses encouraged in the Employment areas
include but are not limited to intense commercial, light
industrial, and offices (including medical). Residential
development is rarely appropriate, and only if it is
determined to not conflict with existing or future industrial
or commercial uses.

FIGURE 33: CENTRALLY LOCATED MANUFACTURING FACILITY
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GOALS, POLICIES & IMPLEMENTATION STRATEGIES:

Goal Category: Economic Development \

Goal Statement: Encourage retail and commercial business development by reusing existing buildings and constructing new

buildings that meet the CDO's requirements.

Policy | Policy Statement Implementation Strategy

* Encourage commercial and office development in character areas
designated as Commercial Mixed Use and Employment on the Future Land

Use Map.
Identify & promote large tracts of * Encourage commercial development to be compatible and scaled with
ED.1 | land with highway access for adjacent land uses.
economic development. * Coordinate with Harnett Regional Water (HRW) on development where large

water/sewer infrastructure capacities are required.

= Actively work with Harnett County Economic Development to identify
suitable land and product (buildings) inventory.

* Promote proximity to Harnett Regional Jetport, Healthcare, and Campbell
University with existing and future businesses.

Encourage a diverse tax base through | * Work with willing property owners to rezone lands appropriate for

business recruitment and retention. commercial development to make it more attractive to developers.

* Encourage a retail/business component in mixed-use developments along

ED.2

major highways.

= Continue to promote the Farmers Day Festival, Coats History Museum, and
Coats Town Park and encourage a variety of residents to become involved in
conftributing to their success.

Continue to promote the Coats as a

= Regularly engage neighborhood leaders to ensure that public safety and
great place to raise a family.

service concerns are being addressed.

ED.3

* Provide recreational programs and special events focused on youth and
families.

= Consider investment partnerships for public infrastructure upgrades that

Recruit businesses based on gaps in
Jap would allow for growth of targeted businesses.

ED.4 | market analysis (i.e. hardware,
banking) » |dentify and market properties that would be ideal for these types of uses.
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Work with NCDOT to explore capacity and safety upgrades along Brick Mill
Enhance networks to nearby . . .
ED.5 . Rd. to provide easier access from Coats to U.S. 421 and the expanding
employment centers and highways .
Harnett Regional Jetport.

Improve gateway signage and plantings on N.C. 55 and N.C. 27 when
entering town limits.
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Goal Category: Downtown

Goal Statement: Advance appropriately scaled infill development of vacant lots and redevelopment of existing structures
while maintaining a pedestrian-friendly downtown environment.

Policy

Policy Statement

Implementation Strategy

DT.1

Encourage higher-density
development in and near
downtown.

Encourage rezonings to the Main Street (MS) and Main Street Periphery
(MSP) zoning districts in the downtown core and downtown support districts
to create small-scale mixed-use centers.

Preserve the ground floor level of Main Street buildings for retail and
commercial uses, while allowing upper-story residential in and near
downtown as appropriate.

DT.2

Improve gateways into Downtown.

Consider improvements such as lighting, street trees, furnishings, and
pedestrian crosswalks to signify entry intfo the downtown district.

Incorporate public informational signage to notify the public of upcoming
events, meetings, and registrations.

Provide tree cover along pedestrian corridors. Select plantings that require
low watering and maintenance.

DT.3

Extend the pedestrian feel of Main
Street outwards with targeted
block-by-block improvements.

Encourage rezonings in the downtown support to allow private
development that fits the character of existing buildings along Main Street.

Consider improvements to Railroad Street, including the addition of
sidewalks, street trees, and additional parallel parking.

Encourage outdoor dining in a way that will not restrict sidewalk access.

Ensure that front setbacks place buildings closer to the sidewalk to extend
the traditional Main Street “feel” for pedestrians.

DT.4

Encourage the redevelopment of
undervutilized storefronts.

Temporary measures can include partnerships with property owners to
create a volunteer window display program for vacant buildings downtown.

Recruit new business, offices, shops, and restaurants that can attract
customers associated with Campbell University.

Target uses, such as office or retail, that will be compatible with adjacent
residential uses.
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* Incorporate an attractive wayfinding signage program to help guide
travelers on N.C. 55 to more easily navigate to parking.

= Evaluate the need for an additional public parking lot on any block adjacent
to Main Street (vacant lot preferred).

Improve Visibility and Access to = Remove sidewalk obstructions, such as signage, electric boxes, and trash

Main Street Amenities. receptacles that may impede pedestrian flow.

* Minnie St. (internal alleyway) should be preserved, enhanced, and utilized
during special events.

= Create a pedestrian-friendly gathering space and market events that will
bring visitors and customers to the downtown area.

DT.5
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Goal Category: Infrastructure & Services

Goal Statement: Provide efficient and well-maintained infrastructure that will serve current needs while planning to expand
services to meet the demands of future growth.
Policy | Policy Statement Implementation Strategy
= Prioritize infrastructure repairs in the downtown and existing
Encourage infill development in areas neighborhoods.
IS.1 where infrastructure is already * Prioritize infrastructure improvements that would help facilitate the
provided. building out of vacant lots in town limits. (i.e. recently completed S. Ida St.
waterline connection).
= Guided by professional engineering, re-establish a multi-year Capital
Improvement Plan and budget accordingly.
. _— = Coordinate with HRW on developing additional sewer capacity for new
I1S.2 Ma.n?ge re|>.a.|rs fo maintain an businesses and residential growth.
efficient utility system. - . P S
= Pursue state funding for a regionalization merger feasibility study to
understand the possible benefits of merging the town’s water system with
a larger utility provider.
= Develop a strategic plan to repair open ditches and restore damaged
culverts in areas most impacted throughout town.
Monitor, enforce, and improve * Review all stormwater management plans for new development and
I1S.3 stormwater management to prevent redevelopment with a critical evaluation of downstream impact on town-
flooding. maintained infrastructure.
= Maintain stormwater regulations that encourage best practices in managing
post development stormwater runoff.
= Plan for adequate police and fire personnel and response times to ensure
IS.4 Maintain adequate police and fire adequate coverage as new subdivisions submit requests for annexation.
: coverage. = Hold outreach events to encourage interaction with the Police Department
and to assist with officer recruitment.
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Goal Category: Transportation & Mobility

Goal Statement: Prioritize connectivity through streets, sidewalks, and trails to promote efficient modes of transportation
that connect residents and visitors to local amenities and regional employment centers.

Policy

Policy Statement

Implementation Strategy

™.1

Prioritize walkability downtown and
in nearby neighborhoods.

Evaluate locations for priority pedestrian crosswalks at intersection
locations.

Address and fill sidewalk gaps between Main Street and other pedestrian
destinations.

Inventory existing sidewalks and prioritize repairs to conform to ADA
compliance standards.

™.2

Support adopted Streetscape
Improvement Plan

Continue to pursue grant funding for sidewalks and other pedestrian
amenity improvements throughout the downtown core.

Minnie St. (alley) should be preserved and improved.

Develop construction documents for enhanced streetscapes infrastructure
for Railroad Street, from Jackson St. to Dooley St. to extend the downtown.

T™.3

Identify and address transportation
impacts of commercial development.

Develop a Transportation Plan to direct investment and preserve carrying
capacities of NCDOT routes entering fown limits.

Require non-residential development to include cross-access easements
and stubs to internally connect parking lots.

Encourage adequate spacing of driveways to reduce vehicular conflicts,
increase pedestrian safety, and improve traffic flow.

T™.4

Encourage interconnection with new
development.

Require stub streets to adjacent properties to allow for future connection
and discourage long cul-de-sacs and dead-end streets in new or expanded
developments.

Ensure that street patterns of newly developed areas provide access to
nearby neighborhoods, parks, and employment areas.

Update CDO to include a requirement that developments of 100 or more
single family lots must have two separate, approved fire apparatus access
roads

CLUP 2025 Update
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= Update CDO to establish thresholds for requiring a Traffic Impact Analysis.
Thresholds can be based on a range of daily trip estimates, number of
residential units, building area, nearby crash history, or other relevant
transportation criteria.

= Extend the town’s existing street grid network where development occurs
along the edge of established neighborhoods.

= Consider road widening and sidewalk on Brick Mill Road, connecting S.
McKinley St. to the Coats Elementary School. Explore the possibility of a

Extend lighting and sidewalks to Safe Routes to School grant or the Locally Administered Projects Program

TM.5 recreational amenities, schools, and (LAPP).

commercial areas.

= Add streetlights to critical intersections and neighborhood dark spots
where safety issues have been reported.

Partner with Harnett County to
implement results and best practices | = In partnership with Harnett County, reqularly coordinate and promote
of North Harnett Transit Feasibility available transit options to citizens, civic groups, and churches in town.

Study.

T™.6
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Goal Category: Land Use & Development
Goal Statement: Encourage well-planned, high-quality residential and commercial development in strategic corridors while
preserving existing agricultural and environmentally sensitive areas.

Policy | Policy Statement Implementation Strategy

TOWN OF COATS | COMPREHENSIVE LAND USE PLAN

» Support rezonings that are consistent with the Future Land Use Map.

» If a rezoning is inconsistent, then an amendment to the Future Land Use

Utilize the Future Land Use Map Map should be created with supporting documentation for the change.

when considering land use decisions. = * |mplement the recommendations in this plan during development
approvals and in development code updates.

= Character Area descriptions and recommendations should influence
development design and approval decisions.

* The Planning Board & Town Council should review the Future Land Use
Map when major rezonings occur that result in a map amendment, and
update if needed.

LU.1

Regularly review and update the

Lu.2 Future Land Use Map.

» Update the Future Land Use Map every five (5) years or after changes to
infrastructure availability or development trends.

= Support higher-density residential growth as infill development in areas
well-connected and walkable to commercial corridors. (i.e. Main St., S.
McKinley St.)

Encourage contextually appropriate = Support business development along N.C. 27 and N.C. 55, as well as

LU.3 development in areas well served by throughout the historic Main Street and downtown area.

uvtilities, transportation, and services. = = Encourage high quality, planned residential development where utility

and transportation capacity exist.

= Support new residential subdivisions that connect to existing
neighborhoods and town-maintained streets.

» Uphold the Minimum Housing Ordinance when landlords fail fo maintain
. - adequate standards on rental properties.
Provide opportunities for affordable equ . PTOPer o .
LU.4 housin » Prioritize public investments and maintenance in existing neighborhoods
9- to encourage private investment in older housing stock and residential
infill development.
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Ensure that allowing Accessory Dwelling Units (ADUs) in the CDO is
being implemented in a way that is complimentary to neighborhood
character.

Consider ways to increase the supply of available housing for senior
citizens in search of residences requiring less maintenance and upkeep.

LU.5

Encourage well-designed commercial
and mixed-use development.

Encourage site design, appearance codes and other development tools
that will promote attractive, contextually driven and useful design.

Analyze and remove barriers hindering redevelopment of vacant
buildings, particularly along Main Street.

Consider methods to allow flexibility for unique small-scale commercial
development.

LU.6

Examine CDO to analyze strengths
and weaknesses in zoning and
consider amendments to assist in
plan implementation.

Continue to assess whether the 1.5-acre minimum lot size in the
Agriculture district meets the community’s expectations.

Ensure that current use, setbacks, or lot sizes do not prohibit building of
community preferences (i.e. village commercial/mixed use).

Evaluate parking requirements for commercial and attached residential
(townhome) development to encourage reuse and infill development.

LU.7

Encourage new restaurants, stores,
and programs that increase access to
local food and connect to Coats’
history as a farming center.

Consider incentives fo attract new restaurants. Evaluate alternatives to
target restaurants that have experienced success in similar markets.

Consider partnerships to promote and enhance the downtown farmers
market.

Encourage community gardens on underutilized or vacant lots to increase
vibrancy.

LU.8

Preserve areas dedicated to
Conservation and Open Space on the
Future Land Use map.

Discourage higher-density developments in areas without adequate
utility services.

Consider appropriate buffering around active agricultural operations and
working farms.

Work with developers to provide a variety of open spaces, protecting
areas of ecological importance such as floodplains, streams, and
wetlands.

LU.9
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= Continue using existing tools to address abandoned properties that
present a safety hazard (inspections, rezoning, condemnation,
foreclosure, etc.).

* Incorporate code enforcement efforts into a strategic plan helping to
revitalize various neighborhoods.

Continue enforcement activities and
address abandoned properties.
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Goal Category: Recreation, Open Space & Cultural Resources

Goal Statement: Offer diverse activities and events that promote healthy lifestyles, community involvement, and family-

friendly living. Preserve Coats’ rural character, farmlands, and access to local farm products for future generations.

Policy | Policy Statement Implementation Strategy

= Develop a Park Master Plan for the existing Town Park that establishes a
long-range vision for the park, facilities, repairs, and new uses.

Improve the existing Town Park and » Develop a Comprehensive Parks and Recreation Master Plan to guide
ROC.1 . . : .

build new parks for the future. future park investments, staffing, and programming.

= |dentify open space and conservation areas on the future land use map as
possible locations for new passive parks.

Develop Coats’ portion of the = Create a conceptual greenway plan to determine the exact placement of

greenways planned in Harnett greenway trail routes connecting Coats to other points of interest.
ROC.2 County’s Bicycle, Pedestrian, & » Study the feasibility of connecting existing neighborhoods to the Coats

Greenway Plan. Town Park via a greenway walking and biking path.

» Ensure that new residential development provides residents with access
to common open space that is functional and usable.

»= The highest quality ecological resources on the site should be preserved

ROC.3 | Prioritize open space. for passive recreation. These include wetlands, floodplains, streams,
mature existing tree stands, and wildlife corridors.

= Clarify in CDO a consistent buffer width along named streams and
intermittent streams.

* Renovate the historic theater, with public or private investment, to
accommodate community events and cultural offerings.

= Partner with community groups to create and showcase locally made art
throughout town (i.e. barn quilt displays in businesses).

»= Consider proactive upgrades and repairs to the Coats Library Branch
building.

= Consideration should be applied to limit development impacts on
productive agricultural land when properties are contiguous to each
other (i.e. erosion management and buffering).

* Ensure Agriculture (AG) zoning minimum lot sizes and frontages are
compatible with established rural character.

ROC.4 | Improve cultural program offerings.

Protect the land base that supports
agriculture.

ROC.5
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* Preserve working farms and forests in contiguous blocks to maintain a
"critical mass” of farms and agricultural land.

= The Planning Board should reqgularly review regulations and policies to
consider whether tree preservation standards meet community
expectations.

» Consider a requirement to show “heritage trees” over a certain diameter

Encourage the preservation of or location (i.e. within 100 ft of a stream or NCDOT road) on preliminary
ROC.6 K mature and healthy trees in new plats.
development. = Consider canopy assessments using available lidar data to understand

impacts to forested areas.

»= Consider changes to the CDO that incentivizes the preservation of
mature trees with reduced dimensional/setback requirements, increased
density, and parking reductions.
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APPENDIX A (MAPS)
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WATER & SEWER INFRASTRUCTURE MAP
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