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Town of Zebulon Comprehensive Plan Executive Summary 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

A comprehensive plan is not a permanent document, however. It can, and should be changed and rewritten over 
time. For many fast growing communities, it is necessary to revise or update the comprehensive plan every five to ten 
years.  In order for the comprehensive plan to be relevant to the community it must remain current. 

The Introduction of this Comprehensive Plan provides a description of the purpose, as well as an overview of the 
development process.  As described in the text, the Town of Zebulon considers itself "The Town of Friendly People" 
and the results of this study back up that statement.  The Comprehensive Plan is composed of seven Plan Elements, 
each addressed in separate chapters as indicated on the Table of Contents:  

 Economic Development 

 Form and Environment 

 Transportation 

 Housing & Neighborhood 

 Community Facilities 

 Utilities 

 Land Use 

Each of the Comprehensive Plan chapters consists of a brief overview and concluding summary statements. These 
concluding summary statements consist of Goals, Policies, and Action Items.  These summaries provide objectives for 
the Townõs future development growth and strategies to accomplish each Plan Elementõs summary statements 
effectively. 
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The Town of Zebulonõs Comprehensive Plan is to be consulted for future planning and growth decisions, and to be 
used as a guide for land use decisions within the Townõs limits as well as the Townõs Extra-Territorial Jurisdictional 
areas. The Goals, Policies and Action Items have been established to achieve a direction for Zebulon community 
stakeholders in this growing process. They encourage sensitive growth while preserving the Townõs uniqueness and 
small town character.  Whether the Townõs decision making processes provide for growth by òNew Urbanismó, 
òTraditional Neighborhoodsó, òActivity Nodesó, or any other developmental growth style, knowledge of stated 
hierarchy used in this Plan is vital to the understanding of the community as a whole. The following definitions are 
helpful for understanding this Comprehensive Plan intent: 

Goal:                       Object or end that one strives to obtain 

Policy:            Guiding principle used for decision making 

Action Item:    A definitive act or activity that can be measured for completion 

The successful implementation of this Comprehensive Plan will require the cooperative focus and effort of local, 
county and state officials, as well as the individual community stakeholders.  In a time when fast change may be 
required to keep up with anticipated growth, it is crucial to have a shared vision for what the Town of Zebulon is to 
become.  This Comprehensive Plan helps give definition and dimension to that shared vision, and establishes patterns 
for lasting growth and development. Community input, such as mapping workshops, public meetings, and public 
stakeholder surveys are important components of any successful planning document. This community support 
gathered from local meetings as part of this Plan development is thoroughly incorporated into the preparation, 
documentation and contents of this Comprehensive Plan. These methods help define the goals and objectives of the 
Plan and allow for a better understanding of the concerns and priorities of the residents, business owners and 
stakeholders as well as the Town of Zebulonõs Planning and Engineering Departments. 

This Comprehensive Plan and accompanying Land Use Plan and Land Use Map are not zoning regulations nor are 
they a zoning map.  A zoning map deals with specific development requirements and regulations on individual parcels 
and groups of parcels. The Zoning Map and any alterations in property zoning should, however, be based on this 
Comprehensive Plan and the Land Use Plan Map. In general, this Zebulon Comprehensive Plan and Land Use Plan 
section are intended to be a comprehensive blueprint for the Town of Zebulonõs vision for the future overall land use 
patterns desired within the Town jurisdiction. The Land Use Map is intended to be used in conjunction with the 
written content of the Land Use Plan along with Zebulonõs established zoning regulations and requirements. 
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Zebulonõs current land use pattern has evolved over the last 100 years to become what it is today because of the 
current zoning regulations in place. The challenge now is to maintain the significant historical areas of the Town, 
while paving way for new, quality sustainable development that will contribute to the Town for many years to come. 
The Land Use Map can be described as an overlay which melds the existing zoning district structure and the future 
desires for controlled growth into one usable document.   
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Chapter 1 - Introduction 

This Comprehensive Plan addresses the need for comprehensive foresight in planning for expansion areas of Town 
and helps define characteristics for future growth and development within Zebulonõs planning jurisdiction. This Plan 
will provide specific descriptions of thoroughfares areas, utility service areas and projected land uses, as well as 
recommending general areas to set aside for protected historical elements and districts. This document shall serve as 
an interim measure intended to set Land Use standards and guidelines for decisions facing the Town Board as a result 
of increasing pressures of development. These pressures stem from the outward expansion of a growing metropolis 
now pushing eastward away from the City of Raleigh and toward Zebulon along the US Highway 64/264 Corridor. 

 

The Desires of the Planning Department  

 
The Town Planning Department set two specific desires for this Plan: 

 A systematically sound, broad and inclusive process of stakeholder involvement must guide the 
Plan and its recommendations. 

 The unique qualities of Zebulon must be maintained so that the Town of the future can be fully 
differentiated in the suburban landscape from the sprawling Raleigh metropolitan area. 

These directional requirements established early on in the Planõs planning process means that the aspect of vision and 
directionalized growth would be essential factors to translate into public policy. Therefore, the Comprehensive Plan 
is a citizen-influenced document that seeks to give form and structure to the Townõs goals and translate them into 
standard instruments of public policy. 

This document and its supporting research will give the Town Planning Department, the Town Board, Planning 
Board, and Board of Adjustments sufficient knowledge and understanding to address the aspects of change imposed by 
a gathering demand for housing, shopping, employment, recreation, and ever growing necessity for municipal 
infrastructure services. 

The Comprehensive Plan laid out in the following text is presented as it was developed in conjunction with 
continuous Staff, citizen and stakeholder involvement.  This process is a unique reflection of a town whose leadership 
is determined to see Zebulon benefit from the economic reality of market development, without losing those aspects 
of heart and soul that make Zebulon a truly different North Carolina community. 
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This Zebulon Comprehensive Plan is a long-range plan that anticipates a built out condition which will likely occur by 
year 2025. It is intended for the use of Town Staff, Town Boards, other decision makers and citizens as they direct 
and influence the physical growth and development of the community. Therefore, this Comprehensive Plan 
establishes a generalized pattern of land use activities and districts as well as resulting transportation thoroughfare 
routes, bikeways, greenways, and suggested commercial/retail zones for the future. It also recommends strategies of 
action required to implement the elements of vision contained in this document.   

Once adopted this plan will be incorporated as part of official policy for the Town of Zebulon to guide decisions 
regarding real estate development, necessary amenities such as schools, recreational parks and services, and capital 
expenditure.  Also contained in the text are governmental and private funding sources that can be sought by the 
Town in areas of need. The Comprehensive Plan, although a public policy document, is to be used only as a guide and 
should not be construed as the Townõs planning, zoning or development code. The Plan is an on-going evolving and 
living document that will need reassessment and updates as market diversity changes in culture occur and the outlook 
of Town stakeholders evolve over time. 

Awareness of historic and future growth trends are the basis of this Comprehensive Plan.  This approach will establish 
policies and action plans inclusive of public opinion and staff involvement.  These will provide the tools needed to 
plan for the sustainable growth of The Town of Zebulon, and protect the health, safety and welfare of the public.   
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Chapter 2 - History of 

Zebulon & Population 

A Comprehensive Plan forms a bridge 
between the past, present and the 
future. The Plan is a tool for 
managing and directing future actions. 
Because the Townõs history and 
heritage are important parts of 
community identity, any decision 
making processes must keep in step 
with historical purposes of the Townõs 
origination. Zebulon and its 
countryside have a rich history. Most 
of the names associated with the area 
come from contributions made by 
significant community families.  Such 
names include Chamblee, Strickland, 
Whitley, Bunn, Stallings, Fowler, 
Foster, Proctor, Pippen, Bell, 
Horton, Barbee, and Arendell.  Social 
and kinship ties to the historic past 
remain strongly in existence today. 

The surrounding areas that provide contributions to the larger Planning Extra-Territorial Jurisdictions (ETJ) include 
Pearces, Rosinburg, and Pilot located in Franklin County.  To the south are Earpsboro and Emit in Johnston County.  
To the west and north lie Pleasant Hill, Fowlers Crossroads, Mitchellõs Mill and Hopkins Crossroads also in Wake 
County. 

The Railroad 

Zebulon owes its existence to the decision made by the City 
Raleigh and Pamlico Sound Railroad Company, which 
decided to bring the rail through a dense pine forest between 
the Whitley and Horton family farms in 1906. That same 
year, Edgar B. Barbee and Falconer B. Arendell organized the 
Zebulon Company for development of the area. The company 
received its charter on February 15, 1906. Shortly thereafter, 
they began to divide up the original forty-nine acres into lots, 
blocks, streets and avenues. On February 16, 1907 the Town, 
consisting of 297.5 acres, was officially recognized as 
Zebulon, North Carolina. The Town was originally named 
after Zebulon B. Vance, the North Carolina Governor during 
the Civil War. 

The first election was held in May of 1907 and Mayor Thomas 
J. Horton was elected as the mayor.  The commissioners 
were Avon G. Kemp, Will S. Horton, Nathan L. Horton, 
Thomas F. Powell and Joseph F. Fields. 
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The last three decades in Zebulon have seen tremendous growth. Ninety years after its incorporation, Zebulon 
welcomed its neighbor community, Wakefield, into the Town. This annexation, which took place on December 31, 
1997, increased the total acreage inside the corporate limits to 2,115 acres and the population to 3,908. In the years 
since then the population has grown steadily. According to the 1970 Census, the Townõs population grew from 1,830 
to 4,046 residents. 

The Foster Home is believed to be the oldest house in Wakefield. After Wakefieldõs annexation into the community, 
the Foster Home became the oldest house in the greater Zebulon area.  For many years the Foster Home was a 
stagecoach stop on the road from Raleigh to Tarboro.  It was called the Half-Way House because people often stayed 
there overnight on their journey east.   

Town Government 

The Town of Zebulon has a Council-Manager form of government.  Under this system the citizens elect a mayor and 
five council members as the Townõs governing body.  The Council then appoints the Town Manager who serves at 
the discretion of the Council. Town Board members are elected to four-year terms.  Three of the members are 
elected in one year, the mayor and the two remaining members are elected two years later.  The Mayor, as the 
principal elected official of the Town, provides leadership to the governing body and the community, and presides 
over Town Board meetings. 

Regularly scheduled Council meetings are currently held at 7:00 pm on the first Monday of each month. Citizens are 
highly encouraged to attend and become concerned, active members of the community. 

 

Population 

The US Census shows that between 1990 and 2000, there was 
a 30-35 percent increase in persons between ages 0 and 4 and 
ages 20 and 44.  The fastest growing segment of the 
population, between the ages of 45 and 64, has increased 54 
percent since 1990.  The growth of this population age range, 
also known as the òbaby boomersó, is consistent with the 
trends throughout the United States.    

The Town of Zebulonõs most dramatic population increases 
occurred in the twenty year period from 1980 to 2000 when 
the Townõs population almost doubled.  In that period, the 
population increased from just over 2,000 people to over 
4,000 people, an increase of 134 percent. 

Forecasting population changes in sub-state regions on the 
municipal level is challenging. Even more so when a limited number of data collection points are available. Until 
recently, only two reasonable data points existed among the census data, the 1990 and 2000 Census collections.  

Potential growth scenarios have been chosen to estimate a range of growth for the Town. The choice of growth rates 
for these scenarios must meet an economic rationality standard. They must bear some relationship to existing growth 
rates for the county or cities within the county, and these relationships and assumptions make common sense. As a 
result, one comparison of Eastern Wake County towns is the compound annualized growth rate between the 2000 
and 2005 as adapted by Wake County Planning Department for like-sized communities (June 22, 2006). 
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As the graph to the right indicates, these growth rates 
encompass a wide range of actual growth paths for a cross-
section of Wake County towns similar to the Town of 
Zebulon. The graph also represents an estimated range of 
future growth paths for Zebulon itself.  

Population projections are by nature speculative and only 
partially conclusive. The expected growth rates develop as a 
range and not a definitive population number. For example, 
within a 40 year time span, the Wake County expectations 
range from a high population for Zebulon of a little less than 
20,000 people, to a low projected population of just over 
6,000. According to Wake County projections, the Town of 
Zebulon could expect that the actual growth rate will fall 
within this range. 

Forecasting population changes in sub-state regions on the 
municipal level is challenging and even more so when a limited 
number of data collection points are available. Recently, the 

Capital Area Metropolitan Planning 
Organization (CAMPO) released 
population projections for Zebulon and 
other Wake County municipalities. The 
Capital Area MPO Socioeconomic Data 
Population Summary V-2004-02-26 
indicated their projections for Zebulon 
at: Pop. Total for 2002 of 7,666; Pop. 
Total for 2010 of 8,620; Pop. Total for 
2020 of 14,815; and Pop. Total for 2030 
of 15,266.  These are staggering 
numbers of growth to be handled by the 
small Town of Zebulon and its ever-
expanding Extra-Territorial Jurisdiction. 

The 2004 CAMPO projections were 
chosen to estimate growth since the 
Town has already surpassed the Wake 

County projected lower end estimates. 

Growth rate boundaries regarding voluntary immigration or new citizens into the Town consider the following 
variables: Job Prospects, Economic Status Changes, Housing and Life Cycle Factors. The following economic factors 
in this chart taken from the current Town of Zebulon website document the current Town demographics. 

It can be safely assumed that as the Town of Zebulon is able to offer a wide set of opportunities, it can expect a higher 
rate of immigration and thus be able to reap the higher potential growth rates. To the extent that Zebulon is unable to 
meet the needs of voluntary immigrants, the Town could expect the lower bounds of projected population growth 
which hovers around 6,000. A key development strategy is to concentrate Town efforts and capital expenditures on 
attracting new citizenship across the growing Town landscape. 
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Despite the range of growth rates that are possible 
for Zebulon, there is a limited amount of available 
land supply within the current Planning 
Jurisdiction. The actual future population could be 
less than possible growth projections due to this 
available space limitation.  

Projected population analysis of the existing Town 
of Zebulonõs Zoning Plan reflects goals and 
aspirations of residents currently living in a largely 
undeveloped rural landscape. As time progresses 
and new housing developments fill in parcels of 
vacant land, the value of land will rise as the 
available supply diminishes. This is the basic law of 
supply and demand.   

As rural landscapes transition from agricultural 
cropland and pasture to built residential and 
commercial uses, it goes through several layers of 
price adjustments. These include land investment, 
land speculation, land development, end use 

development, and sale/lease options. At each development stage there is an expectation of capitol return and 
consequently increased land costs. In all but the last two layers, end user development and end use, the land value 
assessed in the transaction is driven by expectation and therefore is not related to actual population.  

As a result, the tendency exists for the Townõs current land use preferences to be revisited and updated. Residential 
development is most susceptible to this dynamic, and is associated with dramatic population increase. 

Another dynamic factor that must be considered with population increase is the deterioration established 
developments. This factor affects the current assumptions of this Comprehensive Plan and deteriorating 
developments, present and future, over the long term should be taken into account. Deteriorating developments, or 
in technical terminology, obsolescence becomes evident in two ways: 

1. Redevelop: redevelopment as rising land values make developed uses unreliable as an 
investment 

2. Need to redevelop: redevelopment generated by physical inadequacy or serviceability of 
existing developed uses. 

Reconsidering land uses as developments deteriorate, should be a focus of the Planning Department so that 
fragmented developments do not occur that could obscure the clarity and cohesiveness of existing zoning within the 
Town. 

Finally, increasing population will raise operational cost for Town services and governances. These cost increases also 
challenge land use policies as the need for increased tax base becomes more defined. Projected Town service costs 
relate directly to the tax income represented by the existing land uses. This correlation illustrates that the 
diversification of land uses represents a likely balance between cost and income of residents. Making land use changes 
as necessary seeks to bring greater tax base into the land use mix to support Town services associated with new 
developments.  
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The Town of Zebulonõs most dramatic population 
increases occurred in the twenty year period from 
1980 to 2000 when the Townõs population almost 
doubled.  In that period, the population increased from 
just over 2,000 people to over 4,000 people, an 
increase of 134 percent. 

Household Size 

The average household size within the Town has been 
slowly declining.  The household size in 1990 was 2.63 
and 2.57 in 2000 according to the US Census 
1990/2000.  Projections show that by 2010, the 
average household size will be 2.53, as projected by 
the Wake County Community Assessment 2006. 

Poverty Levels 

Federal poverty guidelines are issued every year by the 
U.S. Department of Health and Human Services.  These established income level thresholds of poverty for both 
families and individuals are significantly higher for Zebulon than for the rest of Wake County as a whole.  Wake 
County shows 4.9 percent of families and 7.8 percent of individuals at or below the poverty line in 2000.  Zebulon 
exceeded those percentages in that same year with 12.8 percent for families and 16 percent for individuals.   

In 2000 poverty status was defined as a one-person family or one-person household with an annual income of $8,350 
or less.  For each additional person, $2,900 is added (Federal Register 2000 - Vol. 65, No. 31, February 15, 2000, 
pp. 7555-7557).  These guidelines are used for determining eligibility for certain federal programs such as Head 
Start, Food Stamp Program, National School Lunch Program, the Low Income Energy Assistance Program and the 
Childrenõs Health Insurance Program as provided by the U.S. Department of Health and Human Services. 

Immigration plays a key role in future population trends. The typical voluntary immigrant is younger in age and 
normally falls between the age of 20 and 44. Assuming this fact, Zebulon may expect at least 50 percent of the future 
population over future years to fall between the range of 20 and 44 years old. 
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Chapter 3 - Economic Development 

 
It is often common practice to define a municipality on either an economic or a political basis. Political definitions are 
not very satisfactory since the impact of a town spreads beyond its political boundaries. From an economic 
perspective, a town is defined by the function or purpose that the town serves. Competitive advantage is the 
terminology used if those town services are differing and of greater value from neighboring town offerings.  

In simple terms, an area must produce something more efficiently and less expensively than other areas, and then be 
able to sell those goods profitably. Such sales can represent both goods and services.   A town exports goods and 
services and imports money. This is a crucial concept to understand in establishing a townõs master plan.  No 
economic development strategy will be successful unless it is based on this underlying economic reality of competitive 
advantage. Competitive advantage involves three interrelated concepts. These concepts are:  

Å PLACE 

Å PROXIMITY 

Å PURPOSE 

To understand the economic role the Town 
currently plays, and future changes or new 
directions in which the economy may move, we 
must examine each of these factors as well as their 
interaction.  

Place and Proximity 

 Zebulon east of a triangle defined by Raleigh, 
Durham, and Chapel Hill.  Areas within and around 
this triangle of cities are referred to as The Research 
Triangle Park, or RTP.  RTP has seen dramatic 
growth and propserity over the past few years. An 
overall outlook of Wake County economic 
demographics shows that the Triangle region has had 
one of the most vibrant regional economies for the past ten years in the entire United States. While the national 
economy has experienced a mild downturn, the Triangle economy has remained robust. Over the past decade, this 
area's unemployment rate has been below the state and national rates. Currently hovering at 3.2 percent, the stable 
employment base, universities, medical centers, and government related jobs have resulted in unemployment trends 
that have been smoother than most unemployment rates. While higher than ten years ago, unemployment is still 
significantly below that of comparable cities in the US. Wake County has also experienced a relatively steady rise in 
per capita income with a rate between 1959 and 1989 from $4,400 to $5,700 every ten years. This increase fell off 
slightly between 1989 and 1999 with an increase of only $3,900.  
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According to City-Data.com 380 people or 21% live and are employed in town. However, the population increases 
by 2,507 people or 62% every weekday morning as commuters travel into town for work. These figures indicate the 
Town is an employment destination.  

Purpose for a Town 

One way to gain some insight into the purpose of a city or town is to examine employment patterns and trends. 
Employment growth is always a major economic driving factor. The major employers for Wake County have been 
outlined in the Wake County Employers Chart. It should be noted that over 64 percent of the Countyõs major 
employers are accounted for by the service and manufacturing sectors. Within the service sector slightly over half of 
the major employers are medical. 

Purpose of any municipal entity or town refers to the competitive advantage that a location may have. Without such 
an advantage a municipality cannot grow and it may not survive in the long term. The location of steel mills close to 
rivers and near sources of iron ore represents an obvious example of a competitive advantage situation. If housing 
services represent one purpose or competitive advantage for a town then, by definition, that town is in fact a 
bedroom community for larger more urban neighbors.  

There are four keys to having a competitive advantage: 

1. A higher quality local workforce 
2. Superior infrastructure 
3. Better public services 
4. Link development with neighborhood needs  

Table 2 ð Recommended Population Projections 

Year Population (1) 

 Raleigh Garner Rolesville  Wake Forest Knightdale Wendell Zebulon Total 

2010 404,032 26,456 2,122 24,136 13,988   9,346   8,544 488,625 

2015 441,871 37,431 3,802 27,981 26,678 15,259 15,877 568,899 

2020 478,709 48,405 5,482 32,438 30,927 21,171 19,691 637,823 

2025 519,634 57,781 7,711 37,605 35,853 26,386 23,957 708,927 

2030 559,559 67,157 9,940 43,594 41,563 31,600 27,772 781,185 

(1)  Based on the population projections in the WQMP except for Wake Forest, for which the merger estimate 
projections were used, and Knightdale and Zebulon, for which the Little River EIS projections were used. 
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While issue #1 may not be directly 
under the control of the Town, the three 
remaining items are within the Townõs 
control. 

When the number of business 
establishments within a five-mile radius 
is considered, the largest distribution of 
business establishments is determined to 
be away from the Downtown center. 
This means there are additional 
economic issues to consider. Those who 
do not work in Town will, as expected, 
live in one of the residential 
developments occurring to the west and 
north. It is imperative to create 
structural connections between the 
Town center and new residential development 
to capture attention to community activity 
other than employment opportunities for the 
renovation for the Downtown.  Efforts will 
have to be made to make purchasing goods and 
services within the Town easy and safe. If not, 
the relationship of residents to retail needs will 
shift retail opportunities to more established 
locations to the north of the Town. 

Although there are limitless ways to examine 
distribution of businesses, the 2000 Census of 
Manufacturers gives insight on what should be 
expected.   According to the 2000 Census of 
Manufacturers, Zebulon has 12 percent of its 
economy in retail trade. For the òother serviceó 
sector, Zebulon has 4percent.  Finally, and 
perhaps most significantly, Zebulonõs economy 
is 18 percent manufacturing related industries.  

According to the U.S. Census Bureau, the 2000 
Census indicates that for towns with similar 
demographics as Zebulon, for a cross-section of 
every 10 adult people: 

Å 5 male, 5 female 

Å 5 between ages of 25-54 years 

Å 6 are Caucasian 

Å3 high school grad, 2 college grad, 1 grad degree, 2 no diploma, 1 adult with less than a 9th grade education 

Å Most drive a minimum 30 minutes to work 

Transportation 

and Warehousing

4%
Information

3%

Retail Trade

12%

Wholesale Trade

4%

Manufacturing

18%

Educational, 

Health, Social 

Service

14%

Professional, 

Scientific, 

Management

9%
Finance, 

Insurance, Real 

Estate

7%

Arts, 

Entertainment, 

Recreation

7%

Public 

Administration

8%

Other Services 

(except Public 

Admin.)

4%

Agriculture, 

Forestry, 

Fishing/Hunting

0%

Construction

10%
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ÅOf those who are homeowner, 6 occupied home between 1995 and 2000 

Å 5 live in a house built after 1980 

Å 6 live in their own home 

Å 4 earn between $50k and $150k 

Potential for Retail Development within Zebulon 

Retail sales percentage verifies economic stimulous and can differ dramatically between national figures and local 
counties. Local communities may be able to create retail niches based upon countywide spending patterns.  Such 
retail niches can form the basis for changing the current economic base of the area. Situations to take advantage of 
retailing opportunities at the local level will develop as the Town develops.  These retail opportunities may come in 
the form of mixed-use developments, neighborhood retail centers, further renovation of Downtown areas, etc. 

From the compiled data the results indicate retail development is all about location. Given location as a constant, then 
retail efficiency depends on the site characteristics of the development. Certainly potential sales revenue, degree of 
competition, and space availability play crucial roles in the profitability of any retail site.  Retail locations involve two 
choices:  

(a)  The consumerõs choice regarding which store to shop  

(b)  The retailerõs location choice regarding the consumer  

Store locations are influenced by two factors: (1) Range, and (2) Threshold.  

Range is the maximum distance the consumer is prepared to travel to obtain the desired product. For example, low 
price, convenience and perishable products tend to have a very short range for which people expect to travel. 

Threshold refers to the minimum amount of purchasing power necessary to ensure profitability for a retailer.  

Range and threshold work together. The upper limit of the range of a product is determined by the degree of 
competition. Less competition means the consumer will travel further. The lower limit of the range is determined by 
threshold.  For example, the more specialized the product, the higher the threshold and thus the wider the range 
needed to support that product.  

GlaxoSmithKline 

Within the Town of Zebulon and eastern Wake County lies GlaxoSmithKlineõs (GSK) local manufacturing and 
distribution operation. Although this corporation is not listed within the Wake County Major Employers chart, 
GlaxoSmithKline is the Town of Zebulonõs largest corporate neighbor as well as the Townõs largest employer.  
Zebulon relies heavily on GSK as the major contributor, approximately 38 percent, to the Townõs tax base.  GSK 
employs over 4,600 people with 1,500 employees locally on the Arendell Avenue campus, and plays a big role in 
the Townõs developmental issues and projects. They have contributed regularly on roadway and infrastructure 
projects.  Even though GSK is a good corporate neighbor for the Town, Zebulon must consider diversifying its 
income draw and economic base while continuing to work with the pharmaceutical manufacturer.   
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Programs and Init iatives 

Building Re-Use Initiative 

Whether it's an empty storefront on Main Street or a boarded-up factory out on the highway, vacant buildings serve 
as daily reminders of the economic hardships being visited upon small towns throughout North Carolina. They are a 
source of discouragement to local residents and to investors considering downtown Zebulon for a new business. But 
these buildings also represent a town's potential. Restored, renovated, and equipped, they can once again become 
thriving centers of commerce, creating jobs and drawing attention back into the Town.  These renovated buildings 
also add much-needed tax base for struggling communities.  

The North Carolina Building Reuse and Restoration Program assists communities in transforming the potential these 
buildings represent into economic reality. Grants help local governments prepare the buildings for reuse by new, 
expanding and thriving vital businesses. The North Carolina Rural Center oversees the program as part of the $20 
million North Carolina Economic Infrastructure Fund created by the N.C. General Assembly in July 2004.  

Two types of grants were created. Predevelopment grants of $25,000 help cover the cost of an initial feasibility study 
or other activity necessary to secure commitments from a business or investor. Development grants of up to 
$400,000 are awarded to projects ready for renovation and must be matched by at least an equal amount of private 
and public funds. Awards are limited to local governments in rural counties, or the most economically distressed 
urban areas. Priority for the grants is given to towns with fewer than 5,000 people.  

N.C. Rural Economic 
Development Center 
4021 Carya Drive, Raleigh, NC 
27610  
Telephone: 919-250-4314 
Fax: 919-250-4325 

Community Development 
Centers: 

The North Carolina Community 
Economic Development Grants 
Program, one of NC Rural 
Center's longest running 
programs, provides financial 
assistance to minority community 
development corporations to help 
them improve the economic well-
being and quality of life in their 
communities.  

Rural Center grants of this type 
are used by North Carolinaõs 
Community Development 

Centers (CDCs) to provide business loans, revitalize commercial districts, build housing for low-to-moderate income 
families, operate child-care programs, provide literacy training, engage in long-term community planning, and other 
activities tailored to local needs. To accomplish these tasks, the CDCs also raise money from other state and federal 
sources.  
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In addition to funding, the Rural Center provides CDCs with technical assistance through workshops and one-on-one 
consultations. This program provides assistance ranging from help with fund-raising and fiscal oversight to instruction 
on how to run funded housing projects and other programs.  

The Rural Center's CDC grants program targets two categories of CDCs: 

Category I: New CDCs - CDCs that 1) have not previously received state funds for community development 
projects, 2) are in the early stages of organizational development, or 3) have not demonstrated substantial project 
capacity. The maximum grant award for this category is $45,000.  

Category II: Previously Funded CDCs - CDCs that have received grant awards from the Rural Center in the 
past. Funding in this category assists in financing specific projects and in sustaining the ongoing efforts of the 
organization. Past performance in handling funds and on project management must be clearly documented. The 
maximum grant award in this category is $65,000.  

To be eligible under this grant program, an organization must be incorporated under N.C. General Statute 55A and 
must have received its federal 501(c) (3) tax-exempt status. It also must be able to provide evidence of organizational 
activity. Additional requirements apply for higher funding levels.  

Community Economic Development Grants Program 
Rural Economic Development Center 
4021 Carya Drive 
Raleigh, NC 27610 
Telephone: 919-250-4314 
 
 
R&D Grants Program: New Ideas for Rural Development  

Created in 1987, the Rural Center's Research and Development Grants Program provides funds to community, 
regional and state-level organizations to carry out innovative projects that address critical rural development issues.  

Throughout the years, the R&D Grants Program has joined with hundreds of rural groups and communities in testing 
development strategies that have led to:  

 Alternative crops and markets for small farmers 

 Expansion of markets for the state's specialized crafts industry  

 Establishment of technical, apprenticeship and entrepreneurial training programs in the schools  

 Expansion of quality child care available to rural working families  

 Development and introduction of alternative water and wastewater systems  

 Expansion of regional solutions to rural solid waste problems  

 Sound models for distance learning and other rural telecommunications uses  

Priority is given to projects that 1) show innovative rural development strategies; 2) lead directly to job creation or 
new business development; 3) target low-and moderate-income citizens; 4) meet a demonstrated need or fill an 
economic or community gap; and 5) can be easily replicated in other rural communities. Awards are made in each of 
the Rural Center's four rural economic development "building block" areas: Business development, Workforce 
development, Physical infrastructure, Civic infrastructure. 
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Currently, the average grant award available through the Research and Demonstration Grants Program is $40,000. 
Matching or leveraging of additional non-Rural Economic Development Center funding is encouraged. Grants are not 
made available for physical plants, fixed assets, indirect costs, endowments, seed or challenge grants for physical 
facilities, annual fund drives, loan funding or lobbying.  

North Carolina non-profit organizations, local governments and educational institutions are eligible for the program. 
The Rural Center does not fund for-profit businesses.  

N.C. Rural Economic Development Center 
4021 Carya Drive 
Raleigh, NC 27610 
Telephone: 919-250-4314 
 

Recycling Business Development Grants 

North Carolina Recycling Business Assistance Center (RBAC) offers small grants to North Carolina recycling 
businesses.  Request for proposals are typically made once a year, depending on funding availability. 

The purpose of this grant program is to reduce the flow of solid waste to disposal facilities and encourage the 
sustainable recovery of materials from North Carolinaõs solid waste management program. To achieve that purpose, 
RBAC seeks viable, well-planned and effective proposals from recycling businesses in North Carolina wanting to start 
up or expand recovery efforts.  

Projects involving the collection, processing or end use of materials in the solid waste stream are eligible for funding. 
Generally, the grant money is intended to fund sustainable investments in equipment and buildings necessary for 
increasing the capacity of a recycling business to divert more materials from disposal and into economic re-use. Grant 
money cannot be used to cover labor costs or the cost of contract processing. 

Recycling Business Assistance Center 
N.C. Division of Pollution Prevention and Environmental Assistance 
2728 Capital Boulevard 
Raleigh, NC  27604 
Phone: (919) 715-6500 
Toll Free: (800) 763-0136  
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Brownfield Reclamation and Developments 

Several locations around the Town of Zebulon would qualify as Brownfield properties.  The term Brownfield 
technically refers to abandoned, idled, or under-used industrial and commercial facilities where expansion or 
redevelopment is complicated by real or perceived environmental contaminations.  

In city planning, Brownfield land, or simply a Brownfield, is land previously used for industrial purposes, or certain 
commercial uses, and that may be contaminated by low concentrations of hazardous waste or pollution and has the 
potential to be reused once it is cleaned up. Land that is more severely contaminated and has high concentrations of 
hazardous waste or pollution hazardous waste sites do not fall under the Brownfield classification. 

Many contaminated Brownfield sites sit idle and unused for decades because the cost of cleaning them to safe 
standards is more than the land would be worth after redevelopment. However, redevelopment of Brownfield sites 
has become more common, as developable land grows less available in highly populated areas.  Some states and 
localities have spent considerable money assessing the contamination present on local Brownfield sites, to quantify the 
cleanup costs in an effort to move the Brownfield redevelopment process forward. 

Some state governments restrict development of Brownfield sites to particular uses in order to minimize exposure to 
leftover contaminants on-site after the cleanup is completed; such properties are deed-restricted in their future usage. 
Some Brownfields are left as green spaces for recreational uses. The EPA together with local and national government 
can provide technical assistance and some funding for assessment and cleanup of designated sites.   

Locally, a firm headquartered in downtown Raleigh, NC specializes in funding and implementing Brownfield 
projects.  The Cherokee Fund is made up of a broad group of professionals that provide expert resources to invest 
capital, cleanup pollution and create vibrant, healthy communities while providing strong returns for investors, 
partners and residents.  

Cherokee Fund  
111 East Hargett Street 
Suite 300 
Raleigh, North Carolina 27601 
919-743-2500 telephone 
919-743-2501 fax 

Conclusions & Recommendations: 

To achieve a competitive advantage the Town of Zebulon must be able to concentrate consumers to capture the 
needed income potential to support new developments. The reduction of range or distance that potential customers 
must travel to retail services is also of great concern. If the travel range for products is too wide then competition 
becomes a key issue. With a strategy that concentrates customers in a district or edge-of-town center Zebulon will be 
able to succeed in capturing needed revenue.   

The Town of Zebulon has three main economic sectors, or more properly called clusters. These clusters include a 
manufacturing sector, a construction sector, and a wholesale trade sector. Recently residential clusters have evolved 
as a fourth economic driver.  Developing and inter-connecting these clusters will become the basis for future growth.  
Corporations similar in nature will locate next to these clusters and other corporations which service these clusters 
will locate within the vicinity as well.  Being in close proximity to the main cluster source drives further inter-related 
developments.  

http://en.wikipedia.org/wiki/City_planning
http://en.wikipedia.org/wiki/Real_property
http://en.wikipedia.org/wiki/Industry
http://en.wikipedia.org/wiki/Hazardous_waste
http://en.wikipedia.org/wiki/Pollution
http://en.wikipedia.org/wiki/Hazardous_waste
http://en.wikipedia.org/wiki/Pollution
http://en.wikipedia.org/wiki/Hazardous_waste
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These are the economic factors which will create the future of the Town of Zebulon if no additional efforts are made 
to alternatively impact the current path of development. This growth will be fueled by needs in the greater Triangle 
region Clusters will be attracted to the US Highway 64/264 corridor, east of the Zebulon Downtown.  Some 
recommendations for change follow: 

1.  Expand key economic clusters:  The manufacturing sector, particularly pharmaceutical and medicine 
manufacturing industries represent clusters 
that should, according to the needs of the 
surrounding area, be expanded. Not only will 
there need to be expansion by these existing 
corporations, but also the firms that associate 
with them.  Existing clusters of firms in both 
the construction and wholesale trade areas 
could be encouraged.. The Town should put 
efforts into attracting higher-wage, high-
technology industries, and their location in 
proximity to existing industrial uses should be 
considered in any expansion plan 

2.   Build on quality of life enhancements that 
grow from this planning effort:  Business and 
Financial Services represent two clusters which 
have a strong presence in the Triangle region. 
The Triangleõs Business Service sector had the 
highest level of job creation for the period 

1990 to 1999 within the region. Financial Services had the fifth highest job creation for that same period. Both of 
these sectors would support the larger Triangle region where the Town of Zebulon could be an attractive campus 
style setting. Quality of life is a key issue in relocation for such industries and their employees 

3. Build on the potential of US Highway 64/264 to attract retail: The potential for residential development to add 
to the separation between place of residence and place of work is an obstacle to overcome. Efforts will have to be 
made to ensure integrated connections between residential and retail locations and the broader fabric of the Town. 
The intersection of East Gannon Avenue (NC Highway 97) and US Highway 264 is one critical juncture example.  

4. Expand local employment opportunities: The Town of Zebulon should include plans to ensure that employment 
opportunities for residents are developed and enhanced.  Residents who both work and live in Town spend more 
money in their local environment.  Employment centers should be connected to regional clusters that already exist in 
Business Services, Financial Services, Technology, and Health Care 

5. Build on industrial advantage created by railroad:  The existing railroad through Town represents an opportunity 
for increased industrial development. However, such development should not occur in a manner which would hinder 
attempts to overcome separation in place of residence and work. Rails are often barriers to the interconnection 
between residences and retail locations especially for alternate means of transportation other than the automobile.  
The presence of the railroad also introduces the potential of establishing Zebulon as a future transit stop in the 
currently existing regional mass-transportation system program, the Triangle Transit Authority.  Increased emphasis 
on the rail system should enhance the establishment and re-development of the historical downtown 
 
6. Promote Business Incentive Policies:  The Town of Zebulon Economic Development Incentive Policy is based in 
support for the development of an economic environment that attracts or encourages new investment, creates new 
jobs, and results in a healthy and diverse tax base.  Details regarding the policy and its benefits can be found on the 
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Town of Zebulon's Economic Development Website www.zebnc.com.  Wake County provides Business Investment 
Grants for companies that meet both a new investment threshold and new jobs threshold 

7. Create a Strategic Industrial Marketing Plan:  Bringing the development objectives of the Town into existence 
requires more than having designated property in a Land Use or Zoning Plan.  In this regard the Town should initiate 
an effort to create a Strategic Industrial Marketing Plan.  The vision of the Plan would be for Zebulon to be a òLight 
Industrial Hubó for small to medium sized firms in the Eastern Wake County region.  The Plan would provide a 
framework for identifying opportunities and attracting new businesses to Zebulon 

8.  Redevelopment:  The roots of redevelopment lay with the economic factors available.  Limitations on available 
income sources means lack of disposable income needed to reinvest in property.  Over time, the lack of investment 
leads to a deterioration of property.  These undesirable conditions often spread to adjacent properties lowering 
property value and desirability. Redevelopment is an increasingly important community development issue for 
Zebulon.  Several factors define the need for Town action: 

 Redevelopment becomes a public issue when markets are not likely to solve the existing problems.  
While Zebulon has the ability to expand, development investors can overlook re-developable parcels 
and seek out vacant land, causing little to no incentive to correct deterioration problems 

 Redevelopment property is often more expensive than vacant land. Property acquisition costs include 
both land and buildings.  Redevelopment often requires the assembly of smaller parcels into a larger 
site compounding the complexity of land acquisition 

 Redevelopment sites have more site preparation costs.  Buildings must be demolished and the site 
cleared before new construction can occur 

 Redevelopment may face the need and cost of environmental remediation.  Old buildings may have 
asbestos or other hazardous materials that require special treatment.  Certain commercial and 
industrial uses may have allowed pollutants to enter the soil and contamination abatement must occur 
prior to redevelopment 

9. Downtown Zebulon Redevelopment 
Plan:  The objective of the Downtown 
Redevelopment Plan would be to assure 
the long-term viability of downtown by 
making a connection to the rest of the 
community and  utilizing its existing 
resources.  Redevelopment will enhance 
the downtownõs role as a residential, retail 
and commercial area, and re-attract 
investment in the downtown business 
district.  This downtown area of 
redevelopment may alternatively be 
considered as an Historical Overlay 
District.  

10. Create a focus on Downtown 
Commercial Strength:  The Town has 
made an effort to improve the aesthetic 
appeal of the downtown through 
streetscape improvements. A strong 

http://www.zebnc.com/
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Downtown relies upon anchor uses such as grocery stores and smaller shops.  

11.Emphasize the importance of employment center connectivity to Downtown:  Loss of the connectivity between 
employment and downtown, or the Downtown, would reduce the Downtown to simply providing civic services for 
outlying areas. The plan for Zebulon should include provisions for employment centers that remain connected to and 
part of the Downtown.  Building on the existing central business district as a continuing center for Zebulon will 
require economic policies directed at revitalization as well as connections between the historic center and 
contemporary sources of economic commercial value 

All of these factors combine together to create potential significant economic barriers to redevelopment.  Removal of 
these barriers with land use change is a primary focus of the Town of Zebulonõs actions related to redevelopment. 
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Economic Development ð Goals, Policies, and Action Items 

 
Goals 

Goal 1 Increase quality employment opportunities, the Town's taxable base, the diversity of business offerings and 
the quality of business districts while ensuring the sustainability of the economy and improving general 
quality of life 

Goal 2 Facilitate economic growth protecting the historical origins of the Town 

Goal 3  Protect, promote, enhance, and organize the existing commercial community within the Zebulon Main 
Street core to bring new vibrancy to existing downtown business environments 

Policies 

Policy 1 Adopt strategies that create local job opportunities by attracting new businesses, and by encouraging 
business start-ups 

Policy 2 Establish guidelines that encourage commercial activities which are appropriately planned, constructed 
and landscaped for visual and physical compatibility with surrounding areas and uses 

Policy 3 Recognize and support local agricultural and farming businesses as important contributors to local 
economic diversity, health and fiscal stability 

Policy 4 Establish boundaries for the downtown business core 

Policy 5 Enhance the visual quality of downtown - improve the appearance of privately-owned buildings, 
storefronts, and signs, as well as public improvements that are designed to complement renewed 
economic activity 

Policy 6 Identify potential infill areas to encourage infill development and redevelopment 

Policy 7 Develop a comprehensive program to promote downtown through special events, community events, 
retail and restaurant promotions with marketing and physical improvements that attract customers to 
downtown stores and businesses 

Policy 8 Implement parking solutions that address the need for expanded, convenient, and attractively designed 
off street parking 

Action Items 

 
1. Offer a specific tax increment financing option to help developers pay for the cleanup of contaminated 

Brownfields sites 
 
2. Explore utilizing a Building Reuse Incentive Program to reutilize vacant buildings 
 
3. Explore strategies aimed at promoting investment where the greatest impact occurrences and improvements 

trigger additional residential investment.  
 
4. Investigate the use of Industrial Development Bonds as a viable alternative in financing industrial expansion 

and construction 
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Chapter 4 - Form and 

Environment  
 
Geology, Soils and Topography 

The geologic character surrounding the 
Town of Zebulon is typical of most 
towns located in the piedmont region of 
central North Carolina.  Rolling hills 
and alluvial or water deposited soils 
dominate the landscape. Zebulon lies 
upon a mixture of granitic rock, mostly 
Rolesville Pluton, terrace deposits and 
upland sediments. Rolesville Pluton is the 
name for the granite bedrock that 
extends from northern Johnston County 
through Wake County and up as far as 
Franklin, Vance and Warren Counties.  
A terrace deposit is a geological term 
for a flat platform of land created alongside of a river or sea, where the river has cut itself a deeper channel, while 
upland sediments are soils deposited in-place by slow moving water features. 

The Town of Zebulon typically has soils that are slightly acidic, and range from well drained sandy loams to 
excessively compacted clays.   The soils and soil depths vary according to the topography, from gently sloping to 
steep in nature.  Most of the hydric, or flood hazard soils in Zebulon are, by necessity, associated with stream courses 
and their associated floodplains.  

A geologic ridge line runs through the center of Town dividing the area into two separate basins. Geologic ridges 
divide areas into two separate watersheds where stormwater on the west side of Zebulon drains into the Little River 
drainage basin. Stormwater on the east side drains into Moccasin Creek and the Little Creek drainage basins.  
Elevations of the area range from approximately 150 feet to 385 feet above sea level. 

Hydrologic Features 

Watershed originally meant the dividing line between two drainage basins, from an old term shedding, meaning 
splitting or dividing. Some historical uses of the term keep this meaning but in North American geographical usage 
the term watershed has come to mean the drainage basin itself ð a bowl shaped land area in which all stormwater 
runoff drains into one main collector source. 

The Town of Zebulon lies entirely within the Upper Neuse Sub-basin of the Neuse River Basin. Due to the Neuse 
River drainage basinõs poor water quality associated with agricultural waste and land development, the North 
Carolina Environmental Management Commission (NCEMC) adopted the Neuse River Buffer Rule in 1997. This 
rule was implemented to increase the basinõs quality of water.  It prohibits manmade activity of any kind within a 50 
foot perimeter of water bodies in the Neuse River Basin. Exceptions to this policy are made only upon individual basis 
analysis and are usually limited to roadway and utility crossings.  The water bodies within jurisdiction of the Neuse 
River Buffer Rule include perennial streams, lakes, ponds, and estuaries. Exemptions to this Neuse River Buffer Rule 
are water bodies which include intermittent streams, wetlands, ephemeral man-made streams, man-made ponds, 
lakes and ditches. South Wakefield Street as it extends south away from the Downtown is on the primary ridgeline 
that establishes the boundary between the east and the west stormwater drainage watersheds within the Town. 

http://en.wikipedia.org/wiki/Geology
http://en.wikipedia.org/wiki/River
http://en.wikipedia.org/wiki/Drainage_basin
http://en.wikipedia.org/wiki/North_America
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The Little River drainage 
basin, Sub-basin 6 of the 
Neuse River basin, drains the 
west side of Zebulon and 
incorporates a land area of 
317 mi² and includes an 
aquatic natural heritage site. 
The Moccasin Creek and the 
Little Creek drainage basins, 
Sub basin 7, draining eastern 
Zebulon, has a land area of 
1,007 square miles and also 
includes an aquatic natural 
heritage site. Little Creek, 
which runs through the Town 
of Zebulon, is a protected 
water body due to 
environmental zoning.  

Until 2003, the Little River 
was a water supply source for 
the Town of Zebulon. Due to 
several drought stricken years 
this source of water began to 
run dry. The Town of 
Zebulon began purchasing 
water from the City of 
Raleigh due to increased cost 
of water treatment.   

Today the Town purchases all 
of its water demand from the 
City of Raleigh. This drinking 
water source is drawn from 
the Falls Lake water supply 
watershed. The existing water 
treatment plant on the Little 
River is now owned by the 

City of Raleigh. It has been converted to a pumping and booster station where chlorine and ammonia are added to the 
drinking water brought in from Raleigh as a means of water quality control.  
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The Little River and its tributaries comprise natural corridors on the west side of Zebulon. Wake County has 
acquired land along the Little River to protect the water quality of this future water supply basin and to maintain the 
natural heritage and beauty of this local ecosystem. The Wake County land has been designated as part of the critical 
water supply watershed for what will eventually become Little River Reservoir. The Little River Reservoir is to 
become the new source of drinking water for the entire area which encompasses the land between NC Highway 96 to 
the east and the Little River watershed itself. Wake County has proposed tight restrictions on development within the 
watershed area.  Moccasin Creek and its tributaries naturally establish the same scenic corridors on the east side of 
Zebulon, with Moccasin Creek being the border between Wake and Franklin County  

 

 

 

 

 

 

 

 


