
 
 

TOWN OF ZEBULON 

JOINT PUBLIC HEARING AGENDA 

BOARD OF COMMISSIONERS  

AND PLANNING BOARD 

August 14, 2023 

6:00 PM 

 

I. CALL TO ORDER 

II. APPROVAL OF AGENDA 

III. PUBLIC HEARING 

a. CZ 2023-03 1106 N Arendell Ave – Conditional Rezoning request for a 3.51-

acre parcel from Heavy Commercial (HC) to Heavy Commercial – Conditional 

(HC-C) District for the development of a convenience store with gasoline sales. 

b. TA 2024-01 RV Park – Text amendment to Section 4.2.3 to allow for 

consideration of Recreational Vehicle Parks as part of a Planned Development 

request. 

c. TA 2024-02 Drop-In Child Care - Text amendment to Section 4.2.3 and Section 

9.4 of the UDO to allow for consideration of a new use “Child Care, Drop-In”. 

d. TA 2024-03 Contractor Signs - Text amendments to Section 5.11 and Section 

9.4 of the UDO to allow for consideration of a new sign type “Contractor Signs”.  

e. TA 2024-04 Process Change - Text amendments to Article 2 of the UDO to 

revise and clarify site plan and construction drawing development review 

procedures. 

 

IV. ADJOURNMENT 

 

 

  







APPLICATION FOR
CONDITIONAL REZONING MAP AMENDMENT

Page 3 of 9

PART 1. DESCRIPTION OF REQUEST/PROPERTY
Street Address of the Property: Acreage:

Parcel Identification Number (NC PIN): Deed Book: Deed Page(s):

Existing Zoning of the Property: Proposed Zoning of the Property:

Existing Use of the Property: Proposed Use of the Property:

Reason for Conditional Rezoning:

PART 2. APPLICANT/AGENT INFORMATION

Street Address of Applicant/Agent:

City: State: Zip Code:

Email of Applicant/Agent: Telephone Number of Applicant/Agent: Fax Number of Applicant/Agent:

Are you the owner of the property? Are you the owner's agent? Note:  If you are not the owner of the property, you must obtain the

□ Yes □ No □ Yes □ No Owner's consent and signature giving you permission to submit this 
application.

PART 3. PROPERTY OWNER INFORMATION
Name of Property Owner:

Street Address of Property Owner:

City: State: Zip Code:

Email of Property Owner: Telephone Number of Property Owner: Fax Number of Property Owner:

I hereby state that the facts related in this application and any documents submitted herewith are complete, true, 
correct, and accurate to the best of my knowledge.
Signature of Applicant: Print Name: Date:

Signature of Owner: Print Name: Date:

Name of Applicant/Agent: 

The conditional rezoning is being requested to facilitate a design-related adjustment for the
convenience store with gasoline sales use proposed on the subject property which is already a
permitted use in HC zoning. Under the applicable use-specific standards in UDO 4.3.5.Q.1.a., fuel
pump islands may not be located between a building and any adjacent street rights-of-way. The
subject parcel is adjacent to street rights-of-way on three sides. Due to the site constraints for this
permitted use resulting from existing frontage on three different rights-of-way, the proposed
conditional zoning with associated concept plan is being requested, as provided for under UDO
Section 3.6, to modify this particular use-standard.

Thomas H. Johnson, Jr. 3/1/2023

X X
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APPLICATION FOR
CONDITIONAL REZONING MAP AMENDMENT
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LEGISLATIVE CONSIDERATIONS – CONDITIONAL REZONING
The applicant shall propose site-specific standards and conditions that take into account the following considerations, which 
are considerations that are relevant to the legislative determination of whether or not the proposed conditional zoning district 
rezoning is in the public interest. Therese considerations do not exclude the legislative consideration of any other factor that 
is relevant to the public interest. Failure to adequately address the findings below may result in denial of the application.  
Please attach additional pages if necessary. The petition is justified based on the facts as they relate to the Standards in 
Section 2.2.6.K of the UDO as follows:

1. Please explain how the proposed Conditional Rezoning advances the public health, safety, or welfare

2. Please explain how the proposed conditional rezoning is appropriate for its proposed location, and is consistent
with the purposes, goals, objectives, and policies of the town’s adopted policy guidance;

3. Please explain how an approval of the conditional rezoning is reasonable and in the public interest;

4. Please explain how the concept plan associated with the conditional rezoning is consistent with this Ordinance;
and

5. Please explain how the proposed conditional rezoning addresses any other factors as the Board of
Commissioners may determine to be relevant. These include but are not limited to the proposed uses requested
and any requested deviations and proposed alternative means of compliance.

See Exhibit A attached to this application.

See Exhibit A attached to this application.

See Exhibit A attached to this application.

See Exhibit A attached to this application.

See Exhibit A attached to this application.
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CONDITIONAL REZONING MAP AMENDMENT
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CONCEPT PLAN REQUIREMENTS 
Every applicant requesting a Conditional Zoning Amendment shall submit 8 copies and 1 pdf (e-
mail or USB Drive) of a concept plan drawing with the application for a Conditional Rezoning. 
The concept plan shall contain sufficient information to adequately determine the type of 
development being proposed. The concept plan drawing shall include, at a minimum, the following 
features unless otherwise specified by the Planning Department: 

ITEM 

CHECK IF 
SUBMITTED 

1. Plot plan showing all existing and planned structures, building setback lines, perimeter
boundaries, and easements.

__________ 

2. Elevation drawings of all buildings indicating the proposed exterior finish materials. __________ 
3. Landscaping plan, lighting, fencing, screening, and walls, indicating all heights and

locations.
__________ 

4. Location of all ingress and egress. __________ 
5. Off-street parking and loading facilities, with calculations showing how the quantities

were obtained.
__________ 

6. All pedestrian walks and open areas for use by residents, tenants, or the public. __________ 
7. Proposed land uses indicating areas in square feet. __________ 
8. The location and types of all signs, including lighting and heights, with elevation

drawings.
__________ 

9. Existing and/or proposed street names. __________ 
10. Proposed potable or reuse water, wastewater connections, and storm sewer line;

proposed grading and drainage patterns; proposed water and sewer allocations.
__________ 

11. Such additional items and conditions, including design standards as the Planning Board
and Board of Commissioners deems necessary.

__________ 

12. Trip generation data and TIA __________ 
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CONDITIONAL REZONING MAP AMENDMENT
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PROPOSED CONDITIONAL USES
An application has been duly filed requesting that the property described in this application be rezoned from 
__________________________ to __________________________. It is understood and acknowledged that if the property 
is rezoned as requested, the property described in this request will be perpetually bound to the use(s) authorized and subject 
to such conditions as imposed, unless subsequently changed or amended as provided for in the Unified Development 
Ordinance. It is further understood and acknowledged that final plans for any specific development to be made pursuant to 
any such Conditional Zoning shall be submitted for site or subdivision plan approval. Use additional pages as needed. 

The Rezoned Lands may be used for, and only for, the uses listed immediately below. The permitted uses are subject to the 
limitations and regulations stated in the Use Table and any additional limitations or regulations stated below. For 
convenience, some relevant sections of the Unified Development may be referenced; such references do not imply that other 
sections of the Unified Development Ordinance do not apply. 

1. 25.

2. 26.

3. 27.

4. 28.

5. 29.

6. 30.

7. 31.

8. 32.

9. 33.

10. 34.

11. 35.

12. 36.

13. 37.

14. 38.

15. 39.

16 40.

17. 41.

18. 42.

19. 43.

20. 44.

21. 45.

22. 46.

23. 47.

24. 48.
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APPLICATION FOR 

CONDITIONAL REZONING MAP AMENDMENT 

Page 7 of 9

PROPOSED DEVELOPMENT CONDITIONS 
The applicant hereby requests that the Zebulon Board of Commissioners, pursuant Section 2.2.6 of the UDO approve the 
Conditional Zoning for the Conditional Zoning for the above listed use(s), subject to the following condition(s), requested 
deviations, and proposed alternative means of compliance. (Attach additional pages as needed)  

* REVISED 7/27/23
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OWNER’S CONSENT FORM

Name of Project: _________________________________ Submittal Date: _______________

______________________________ ______________________________ _______________
Signature of Owner Print Name Date

CERTIFICATION OF PROPERTY OWNER
I hereby certify the statements or information made in any paper or plans submitted herewith are true and 
correct to the best of my knowledge.  I understand this application, related material and all attachments become 
official records of the Planning Department of the Town of Zebulon, North Carolina, and will not be returned.

______________________________ ______________________________ _______________
Signature of Owner Print Name Date

*Owner of record as shown by the Wake County Revenue Department (www.wakegov.com).  An option to purchase does not constitute
ownership.  If ownership has been recently transferred, a copy of the deed must accompany this form.

OWNER’S AUTHORIZATION
I hereby give CONSENT to___________________________________________ (type, stamp or print clearly
full name of agent) to act on my behalf, to submit or have submitted this application and all required material and 
documents, and to attend and represent me at all meetings and public hearings pertaining to the application(s) 
indicated above. Furthermore, I hereby give consent to the party designated above to agree to all terms and 
conditions which may arise as part of the approval of this application. 

I hereby certify I have full knowledge the property I have an ownership interest in is the subject of this application.  
I acknowledge and agree that pursuant to Section 2.2.6 M. of the Town of Zebulon Unified Development 
Ordinance, that lands subject to a conditional rezoning shall be subject to all the standards, conditions, and plans 
approved as part of that application. These standards, plans, and approved conditions are perpetually binding on 
the land as an amendment to this Ordinance and the Official Zoning Map and may only be changed in accordance 
with the procedures established in this Ordinance. Development located outside the Town of Zebulon’s corporate 
limits shall comply with all Town policies related to annexation and the extension of utilities. I understand that 
all other applicable standards and regulations of the UDO will remain applicable to the subject lands unless 
specifically listed as conditions or deviations as part of this request. I understand that any false, inaccurate or 
incomplete information provided by me, or my agent will result in the denial, revocation or administrative 
withdrawal of this application, request, approval or permits.  I acknowledge that additional information may be 
required to process this application.  I further consent to the Town of Zebulon to publish, copy, or reproduce any 
copyrighted document submitted as a part of this application for any third party.  I further agree to all terms and 
conditions, which may be imposed as part of the approval of this application. 

3/01/23
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APPLICATION FOR
CONDITIONAL REZONING MAP AMENDMENT
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ADJACENT OWNERS AND HOA CONTACTS: 
Provide a certified list of property owners subject to this application and all properties owners within 150-feet feet of the 
subject property, and any HOA Contacts for developments which fall within 300-feet of the subject property. 

Parcel Address Parcel ID Number Owner’s Name

ng. Planning Department staff are available to advise you in the preparation of these materials. Call the 
HOA Contacts:

Development Name Contact Name Contact Address

1203 N ARENDELL AVE 2706004241 SPEEDWAY LLC

1209 N ARENDELL AVE 2706003318 SPEEDWAY LLC

0 HENDRICKS DR 2705091833 SPEEDWAY LLC

1207 N ARENDELL AVE 2706003279 SPEEDWAY LLC

0 N ARENDELL AVE 2705196519 MASSEY, OREN D JR TRUSTEE ETAL DEBNAM, GLORIA MASSEY

1201 N ARENDELL AVE 2705094933 STATE EMPLOYEES CREDIT UNION

1240 N ARENDELL AVE 2706006594 SPIRIT MASTER FUNDING VII LLC

300 JONES ST 2706009923 CHURCH OF JESUS CHRIST OF LATTER-DAY

121 WAKELON ST 2705189915 ZEBULON 64 LLC

1002 DOGWOOD DR 2706107210 WAKE COUNTY

101 WAKELON ST 2705186910 FIRST CITIZENS BANK & TRUST COMPANY

1213 SHEPARD SCHOOL RD 2705292674 MASSEY OREN D JR TRUST THE

1015 N ARENDELL AVE 1795878684 GLAXO INC

700 PROCTOR ST 2706116112 WAKE CNTY BOARD OF EDUCATION

1106 N ARENDELL AVE 2705191832 TART, CARL VICTOR JR BURLINGTON, VICKIE NEWTON TART

1309 SHEPARD SCHOOL RD 2706206369 KITAHATA, MARI KITAHATA, LUTHER M

0 N ARENDELL AVE 2706004193 STATE EMPLOYEES CREDIT UNION

1260 N ARENDELL AVE 2706005610 EPARK LLC

1000 HENDRICKS DR 2706006772 JTSJ INC

1200 N ARENDELL AVE 2706008182 COOK OUT-ZEBULON INC

1204 N ARENDELL AVE 2706008364 TRUIST BANK

0 JONES ST 2706008542 COOK OUT-ZEBULON INC

1206 N ARENDELL AVE 2706006389 COOK OUT-ZEBULON INC

0 JONES ST 2705199739 WAKE COUNTY BOARD OF EDUCATION
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EXHIBIT A: APPLICANT’S NARRATIVE 
CONDITIONAL REZONING REVIEW STANDARDS - UDO SECTION 2.2.6.K 

Application for Conditional Rezoning Map Amendment 
1106 N Arendell Ave (Wake County PIN: 2705191832) 

C4 CStore Holdings III, LLC (Applicant) 

Page 1 of 3 
 

�
�
Below are the applicant’s statements (bold text) in response to the Conditional Rezoning 
Review Criteria contained in UDO Section 2.2.6.K (shown below in italics). 
 
1.   Please explain how the proposed Conditional Rezoning advances the public health, safety, 

or welfare. 
 
Applicant Response: The proposed conditional rezoning advances public health, safety 
and welfare by facilitating development of use already allowed by-right under current 
zoning at a location that utilizes an existing signalized intersection for controlled ingress 
and egress to the site. The location is within a commercially developed corridor and 
adjacent to major roadways (N Arendell Avenue and US 64 Highway) already being 
travelled for other destinations will potentially reduce the need for additional vehicle trips 
on other roads. The convenience store and gasoline sales use will be designed, 
constructed and operated consistent with current applicable regulations and incorporate 
improved technology, all focused on minimizing the potential for any impacts from the 
use. 
 
 
2.   Please explain how the proposed conditional rezoning is appropriate for its proposed 

location, and is consistent with the purposes, goals, objectives, and policies of the town’s 
adopted policy guidance. 

 
Applicant Response: The proposed conditional rezoning is appropriate in this location as 
it better facilitates development of a use already allowed by-right in HC zoning. The 
location utilizes an existing signalized intersection for controlled ingress and egress to 
the site, providing safer conditions and increased convenience for those using the site. 
The site is within a commercially developed corridor and adjacent to major roadways (N 
Arendell Avenue and US 64 Highway) already being travelled for other destinations. 
 
The Future Land Use and Character Map, part of Zebulon’s Comprehensive Land Use 
Plan, depicts the subject property within the General Commercial category. The majority 
of the parcel’s boundary is both adjacent to and on the opposite side of streets from 
other properties also within the General Commercial category. The smaller remainder of 
the parcel boundary is separated by street right-of-way from land designated Suburban 
Commercial. A convenience store with gasoline sales is classified as “Commercial Use” 
under UDO Article 4. A Primary Land Use Type of the General Commercial category 
includes “Automobile service-related enterprises (e.g., gas stations …)”. The parcel’s 
location within a major roadway corridor, along N. Arendell Ave and in close proximity to 
US 64 Highway and having increased accessibility via a signalized intersection are 
consistent with “Characteristics” of the General Commercial category. The proposed 
use/design supports multiple Plan policies, including: 
 

 “…, growth should first be directed toward vacant parcels and underutilized lands 
within the Town’s existing incorporated area before extensive development is 
considered or encouraged within future growth areas beyond the Town limits.” 
(Annexation and Growth Management: P.) 
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EXHIBIT A: APPLICANT’S NARRATIVE 
CONDITIONAL REZONING REVIEW STANDARDS - UDO SECTION 2.2.6.K 

Application for Conditional Rezoning Map Amendment 
1106 N Arendell Ave (Wake County PIN: 2705191832) 

C4 CStore Holdings III, LLC (Applicant) 

Page 2 of 3 
 

 
 

 “Emphasize economic development pursuits that will further diversify the local 
economic and tax bases and avoid over-reliance on a few major businesses and 
employers.” (Economic Development: E.) 

 “Heavy commercial development should be concentrated in nodes at 
intersections and along major thoroughfares that are designed and constructed to 
accommodate higher traffic volumes.” (Heavy Commercial: H2.) 

 “Land uses should not detract from the enjoyment or value of neighboring 
properties.” (General: G1.) 

 
 
3.   Please explain how an approval of the conditional rezoning is reasonable and in the public 

interest. 
 
Applicant Response: Approval of the proposed conditional rezoning for the use as 
shown on the associated concept plan is reasonable and in the public interest as it 
facilitates establishment of a use already allowed by-right under the existing zoning for 
the site, which use provides a valuable and needed service to the community. The 
location utilizes an existing signalized intersection for controlled ingress and egress to 
the site, providing safer conditions and increased convenience for those using the site. 
The site is designed consistent with ordinance requirements and standards, including 
those pertaining to buffers, landscaping and preservation of existing mature vegetation. 
The site design/layout shown on the concept plan proposes locating the fuel pump 
island between the building and the adjacent street right-of-way with the least amount of 
vehicle traffic since it will not currently provide through access. This modification of the 
applicable UDO standard best maintains the use standard’s goal with the additional 
constraints it creates for this parcel due to the presence of three adjacent street rights-
of-way. 
 
 
4.   Please explain how the concept plan associated with the conditional rezoning is consistent 

with this Ordinance. 
 
Applicant Response:  The development design shown on the proposed concept plan 
associated with this conditional rezoning request is consistent with all applicable 
requirements and standards of the UDO. The applicant is requesting conditional zoning 
for a site design-related adjustment to better facilitate consistency with a single UDO 
use-standard specific to the use of a convenience store with gasoline sales. All other 
elements of site design/development are consistent with the ordinance, including 
buffers, landscaping, parking, site ingress/egress, circulation, stormwater management, 
and building design.�
 
 
5.   Please explain how the proposed conditional rezoning addresses any other factors as the 

Board of Commissioners may determine to be relevant. These include but are not limited to 
the proposed uses requested and any requested deviations and proposed alternative means 
of compliance. 
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CONDITIONAL REZONING REVIEW STANDARDS - UDO SECTION 2.2.6.K 

Application for Conditional Rezoning Map Amendment 
1106 N Arendell Ave (Wake County PIN: 2705191832) 

C4 CStore Holdings III, LLC (Applicant) 

Page 3 of 3 
 

 
Applicant Response: The convenience store with gasoline sales use shown on the 
proposed concept plan associated with this conditional rezoning request is an allowed 
by-right use under the property’s existing HC zoning. Due to the property having 
frontage on three existing street rights-of-way, the use shown on the concept plan is 
subject to additional UDO use standards that are not applicable to the same use 
throughout HC zoning. These additional standards constrain/reduce options and 
flexibility with site layout design. The use and layout as shown on the associated 
concept plan minimizes the degree of modification from the single use standard since 
the fuel pump island is located between the building and the adjacent street right-of-way 
(Jones Street) that will carry the least amount of vehicular traffic of all streets adjacent to 
this site.  Currently the Jones Street right-of-way adjacent to this property is not built. As 
shown on the concept plan, the applicant is proposing to construct the required full 
width of the travel way within the right-of-way adjacent to the site’s frontage.  
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Thomas H. Johnson, Jr. 
Direct Dial: 919.981.4006   
tjohnson@williamsmullen.com 

 
301 Fayetteville Street, Suite 1700 (27601) P.O. Box 1000 Raleigh, NC 27602  T 919.981.4000  F 919.981.4300 

 

williamsmullen.com | A Professional Corporation 

 
January 31, 2023 
 
Re: Notice of Neighborhood Meeting for Proposed Rezoning –  
 Property Location: 1106 N Arendell Avenue (Wake County PIN: 2705191832) 
 
Dear Neighboring Property Owner and/or Occupant: 
 
You are invited to attend a neighborhood meeting to learn about a proposed rezoning application 
for a 3.51-acre property located at 1106 N Arendell Avenue (identified as Wake County PIN: 
2705191832), outlined in red as shown on the enclosed vicinity maps. The meeting will be held 
on Monday, February 13, 2023 from 5:30 PM until 7:30 PM at the Zebulon Community Center 
(Yoga Room), 301 S. Arendell Avenue, Zebulon, NC 27597. In accordance with the Town of 
Zebulon Neighborhood Meeting procedures, the Town requests applicants to notify owners and 
occupants of properties within 750 feet of property that is the subject of a proposed rezoning 
application and invite the owners and occupants to attend a neighborhood meeting. The applicant 
is proposing to rezone the property from the current zoning of Heavy Commercial (HC) to Heavy 
Commercial Conditional (HC-C). The applicant is proposing to construct on the subject property 
a convenience store with gasoline sales which is a permitted use in HC zoning.  The purpose of 
rezoning to a conditional district is to facilitate design-related adjustments for the proposed use 
on the site. The applicant anticipates submitting the rezoning application to the Town in March 
2023. 
 
This neighborhood meeting is intended to be a way for the applicant to discuss the project and 
review the proposed plan with adjacent neighbors and neighborhood organizations before the 
submittal of an application to the Town. This meeting provides neighbors an opportunity to ask 
questions of the applicant and discuss any concerns about potential impacts of the project before 
it is officially submitted. Once an application has been submitted to the Town, it may be tracked 
using the Interactive Development Map located on the Town of Zebulon website at: 
https://www.townofzebulon.org/departments/planning/interactive-development-map. 
 
I represent C4 CStore Holdings III, LLC, the company that intends to submit the rezoning 
application described above. If you have any questions about this proposed rezoning and 
development, please contact me at 919-981-4006 or tjohnson@williamsmullen.com.  
Information about planning and development in Zebulon, including the rezoning process, can be 
found at: https://www.townofzebulon.org/departments/planning, or by contacting the Zebulon 
Planning Department at 919-823-1809.  
 
Sincerely,   
 

 
Thomas H. Johnson, Jr. 
 
Enclosure: vicinity maps (aerial image and current zoning) 
 
cc: Town of Zebulon Planning Department 
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Thomas H. Johnson, Jr. 
Direct Dial: 919.981.4006   
tjohnson@williamsmullen.com 

 
301 Fayetteville Street, Suite 1700 (27601) P.O. Box 1000 Raleigh, NC 27602  T 919.981.4000  F 919.981.4300 

 

williamsmullen.com | A Professional Corporation 

  
 
 

VICINITY MAP (WITH 2021 AERIAL IMAGE) 
 

 
Parcel boundaries and 2021 aerial image source: Wake County GIS iMAPS (1/30/23) 
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Thomas H. Johnson, Jr. 
Direct Dial: 919.981.4006   
tjohnson@williamsmullen.com 

 
301 Fayetteville Street, Suite 1700 (27601) P.O. Box 1000 Raleigh, NC 27602  T 919.981.4000  F 919.981.4300 

 

williamsmullen.com | A Professional Corporation 

 
 
 

VICINITY MAP (WITH ZONING DISTRICTS) 
 

 
Parcel boundaries, zoning map/information source: Wake County GIS iMAPS (1/30/23) 
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INFORMATION PACKET FOR
NEIGHBORHOOD MEETINGS

Page 7 of 8

SUMMARY OF DISCUSSION FROM THE NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties.
Project Name: ____________________________________________________________________________________

Meeting Address: _________________________________________________________________________________

Date of Meeting: __________________________________________________      Time of Meeting: ____________  

Property Owner(s) Names: _________________________________________________________________________

Applicants: _______________________________________________________________________________________

Please summarize the questions/comments and your response from the Neighborhood Meeting in the spaces below (attach 
additional sheets, if necessary). Please state if/how the project has been modified in response to any concerns. The response
should not be “Noted” or “No Response”. There has to be documentation of what consideration the neighbor’s concern was 
given and justification for why no change was deemed warranted.

Question/ Concern #1 _____________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #2 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #3 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #4 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

1106 N Arendell Ave Conditional Rezoning
Zebulon Community Center (Yoga Room), 301 S Arendell Ave., Zebulon, NC 27597

February 13, 2023 5:30pm - 7:30pm

Carl Victor Tart, Jr.; Connie Tart; Jenna Burlington Fitch; Miles Fitch, III; Robert T. Burlington; Sara Burlington

Thomas H. Johnson, Jr. - attorney / Williams Mullen, agent for C4 CStore Holdings III, LLC

Why does property need to be rezoned?

A convenience store with gasoline sales use is allowed by-right under the property's current HC zoning. Under the

UDO, fuel pump islands for a convenience store use may not be located between a building and any adjacent street rights-of-way. Conditional rezoning is being

requested to facilitate a design-related adjustment resulting from the parcel being adjacent to street rights-of-way on three sides.

What does the side of the building look like facing Dogwood Drive?

Applicant showed drawing of proposed building facades and explained
 building design is required to comply with the applicable standards in Zebulon's UDO.

No other questions/concerns expressed regarding proposed rezoning.

Since attendees questions at the neighborhood meeting were informational in nature and no concerns

 or issues were expressed, there have been no modifications to the proposed project as presented and explained at the meeting.

cfarrell
Stamp



cfarrell
Stamp



INFORMATION PACKET FOR
NEIGHBORHOOD MEETINGS

Page 4 of 8

PROJECT CONTACT INFORMATION
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties. 

Development Contacts: 
Project Name: Zoning: 
Location: 
Property PIN(s): Acreage/Square Feet: 

Property Owner: 
Address: 
City: State: Zip: 
Phone: Email: 

Developer: 
Address: 
City: State: Zip: 
Phone: Fax: Email: 

Engineer: 
Address: 
City: State: Zip: 
Phone: Fax: Email: 

Builder (if known): 
Address: 
City: State: Zip: 
Phone: Fax: Email: 
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Drawings & Specifications as instruments of service are & shall 
remain the property of the Architect. They are not to be used on 
other projects or extensions to this project except by agreement in 
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Contractor is responsible for confirming and correlating dimensions 
at job site; the Architect will not be responsible for construction 
means, methods, techniques, sequences or procedures, or for 
safety precautions and programs in connection with the project.
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EXECUTIVE SUMMARY 

A traffic impact study was conducted for the proposed Zebulon 7-Eleven in accordance NCDOT guidelines. 
The proposed development is located on the east side of N. Arendell Avenue, north of US 64, in Zebulon, 
North Carolina. The development is expected to consist of 4,714-square-foot convenience store with 16 
vehicle fueling pumps and 3 truck fueling pumps and is planned to be completed by 2024. Access to the site 
is to be provided via a full movement access and a truck entrance on Dogwood Drive and a truck exit on an 
new unnamed road which will connect to back to Dogwood Drive. 
 
The study was determined through coordination with NCDOT and the Town of Zebulon and consists of the 
following intersections: 

 N. Arendell Avenue & US 64 EB Ramps 

 N. Arendell Avenue & US 64 WB Ramps/Dogwood Drive 

 N. Arendell Avenue & Pearces Road 

 N. Arendell Avenue & Green Pace Road 

 N. Arendell Avenue & Proctor Street/Riley Hill Road 

 Proctor Street & Pearces Road 

 Dogwood Drive and Access A 

 Dogwood Drive and Access B 

 Dogwood Drive and Unnamed Road 

 Unnamed Road and Access C 
 
For the purpose of this analysis, the study intersections listed above were analyzed under the following 
scenarios: 

 Existing (2023) Conditions 

 No-Build (2024) Conditions 

 Build (2024) Conditions 
 

Traffic operations during the AM and PM peak hours were modeled for each scenario. The results of each 
scenario were compared to determine impacts from background traffic growth and the proposed 
development. 
 
The capacity analysis indicates that the existing road network can accommodate the proposed development 
with some minor improvements. By constructing a westbound right turn lane on Dogwood Drive at N. 
Arendell Avenue and retiming the corridor in both peak hours, operations are expected to be similar to the 
No-Build scenario. 
 
Recommendations 

 Construct an eastbound right turn lane on Dogwood Drive at Access A with 100 feet of storage and 
appropriate taper. 

 Construct a westbound right turn lane on Dogwood Drive at N. Arendell Avenue with 150 feet of 
storage and appropriate taper. 

 Retime existing traffic signals. 
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1. INTRODUCTION 

The purpose of this report is to summarize the Traffic Impact Analysis that was completed for the proposed 
Zebulon 7-Eleven in Zebulon, North Carolina. The study was developed in accordance with NCDOT 
guidelines. The purpose of the study is to determine the potential impact to the surrounding transportation 
system caused by the traffic generated by the development. This report summarizes the procedures and 
findings of the traffic impact study. 
 

1.1. Project Summary 

The proposed development is located on the east side of N. Arendell Avenue, north of US 64, in Zebulon, 
North Carolina. The development is expected to consist of 4,714-square-foot convenience store with 16 
vehicle fueling pumps and 3 truck fueling pumps and is planned to be completed by 2024. This traffic impact 
study analyzes the effects of the additional traffic associated with the proposed development during the 
weekday AM (7:00 AM - 9:00 AM) and the weekday PM (4:00 PM - 6:00 PM) peak periods. The study area 
for the purpose of the analysis includes: 
 

 N. Arendell Avenue & US 64 EB Ramps 

 N. Arendell Avenue & US 64 WB Ramps/Dogwood Drive 

 N. Arendell Avenue & Pearces Road 

 N. Arendell Avenue & Green Pace Road 

 N. Arendell Avenue & Proctor Street/Riley Hill Road 

 Proctor Street & Pearces Road 

 Dogwood Drive and Access A 

 Dogwood Drive and Access B 

 Dogwood Drive and Unnamed Road 

 Unnamed Road and Access C 
 
Refer to Figures 1 for the site location. 
 
For the purpose of this analysis, the study intersections listed above were analyzed under the following 
scenarios: 

 Existing (2023) Conditions 

 No-Build (2024) Conditions 

 Build (2024) Conditions 
 

Refer to Appendix A for a copy of the NCDOT TIA Scoping Checklist. 
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1.2. Existing Roadway Conditions 

The primary roadways within the study area are N. Arendell Avenue, Pearces Road, Proctor Street, and 
Dogwood Lane.  A summary of their existing characteristics is shown in Table 1.  
 

Table 1 – Study Area Summary 

Facility Name Route # Typical Cross Section 
Posted 

Speed Limit 
Maintained 

By 
AADT 

N. Arendell Avenue NC 94 
2-lane/3-lane/5-lane 

undivided 
35 MPH NCDOT 

23,500 
(2021) 

Pearces Road SR 1001 2-lane undivided 35 MPH NCDOT 
6,800 
(2021) 

Proctor Street SR 2320 2-lane undivided 35 MPH NCDOT 
2,700 
(2021) 

Dogwood Drive N/A 2-lane undivided 35 MPH Local No Data 

 
Refer to Figure 3 for an illustration of the existing lane geometry and traffic control at the study intersections. 

 

1.3. No-Build Roadway Conditions 

A locally managed construction project at N. Arendell Avenue and Green Pace Road is scheduled to be 
completed in Winter of 2023 according to the Town of Zebulon website. The project will install a new traffic 
signal at the intersection as well as install left turn lanes on both approaches of N. Arendell Avenue. The new 
configuration for this intersection was used for all future scenarios of this analysis. Refer to Figure 4 for an 
illustration of the new geometry.  
 

1.4. Driveway Location 

Access to the proposed 7-Eleven site is to proposed to be provided via a full movement access and a truck 
entrance on Dogwood Drive and a truck exit on an new unnamed road which will connect to back to Dogwood 
Drive. 
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2. TRAFFIC VOLUME DEVELOPMENT 

2.1. Existing Traffic Volumes 

Existing turning movement counts were conducted at the intersections during the weekday AM (7:00 AM to 
9:00 AM) and weekday PM (4:00 PM to 6:00 PM) peak periods in November 2022 and January 2023. The 
existing traffic volumes are illustrated in Figure 5.  Refer to Appendix B for a copy of the raw traffic count 
data. 
 

2.2. Projected Traffic Volumes 

Based on coordination with NCDOT, a 2% annual growth was applied to the 2023 counts to project traffic 
volumes for the future (2024) scenarios. This growth rate was applied to account for all background growth 
in the area without any adjacent and/or the proposed developments. Refer to Figure 6 for an illustration of 
the No-Build traffic volumes. 
 

2.3. Proposed Development Traffic Volumes 

As mentioned previously, the proposed development is expected to consist of 4,714-square-foot convenience 
store with 16 vehicle fueling pumps and 3 truck fueling pumps and is expected to be completed by 2024. The 
trip generation potential for the development was estimated utilizing methodology contained within the ITE’s 
Trip Generation Manual, 11th Edition.  Utilizing ITE equations for ITE Code 945, traffic volumes were 
generated for the weekday daily, the weekday AM peak hour, and the weekday PM peak hour. Refer to Table 
2 for a summary of the trip generation potential of the proposed development. 

Table 2 – Trip Generation 

ITE Land Use (Code) Density 
Independent 

Variable 
Daily 

Traffic 
AM Peak PM Peak 

Enter Exit Enter Exit 

All Vehicles 

Convenience Store/Gas 
Station (VFP 16-24) 

(ITE Code 945) 
4.71 KSF 6,045 215 215 186 186 

Passenger Vehicles 

Convenience Store/Gas 
Station (VFP 16-24) 

(ITE Code 945) 
4.71 KSF 6,002 213 212 185 185 

Pass By Trips [AM: 62%, PM: 56%] 132 132 104 104 

Total Primary Passenger Vehicle Trips 81 80 81 81 

Trucks 

Convenience Store/Gas 
Station (VFP 16-24) 

(ITE Code 945) 
4.71 KSF 43 2 3 1 1 
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It is estimated that the proposed development could generate a total of 6,045 trips (in and out) during a typical 
24-hour weekday period with 430 trips (215 entering and 215 exiting) generated during the AM peak hour 
and 372 trips (186 entering and 186 exiting) generated during the PM peak hour at full build-out in 2024. 
 
Traffic associated with the proposed development was distributed and assigned to the roadway network based 
upon existing travel patterns and are summarized below: 
 
Passenger Vehicles 

 10% to/from the north via N. Arendell Avenue 

 20% to/from the south via N. Arendell Avenue 

 30% to/from the east via US 64 

 30% to/from the west via US 64 

 5% to/from the north via Pearces Road 

 5% to/from the east via Proctor Street 
 
Trucks 

 50% to/from the east via US 64 

 50% to/from the west via US 64 
 
Refer to Figures 7 through 12 for illustrations of the site trip distributions and assignments for the proposed 
development. 
 

2.4. Future Build Traffic Volumes 

The site generated traffic volumes were added to the No-Build traffic volumes to determine the Build traffic 
volumes. The Build (2024) volumes are illustrated in Figure 13. 
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3. TRAFFIC IMPACT ANALYSIS 

3.1. Turn Lane Analysis 

A turn lane analysis was conducted utilizing the Build (2024) volumes. Based on build out volumes, a right 
turn lane is warranted on Dogwood Drive at Access A. It is recommended that right turn lane be constructed 
with 100 feet of storage and appropriate taper. Refer to Appendix B for the turn lane warrants with volumes 
graphed. 
 

3.2. Intersection LOS Analysis 

Using the existing, no-build, and build traffic volumes, intersection analyses were conducted for the study 
intersections under Existing (2023) conditions, No-Build (2024) conditions, and Build (2024) conditions. 
This analysis was conducted using the Transportation Research Board’s Highway Capacity Manual 6th 
Edition (HCM 6th Edition) methodologies of the Synchro, Version 11 software.  
 
Intersection level of service (LOS) grades range from LOS A to LOS F, which are directly related to the level 
of control delay at the intersection and characterize the operational conditions of the intersection traffic flow. 
LOS A operations typically represent ideal, free-flow conditions where vehicles experience little to no delays, 
and LOS F operations typically represent poor, forced-flow (bumper-to-bumper) conditions with high 
vehicular delays, and are generally considered undesirable. Table 3 summarizes the HCM 6th Edition control 
delay thresholds associated with each LOS grade for signalized and unsignalized intersections.  

Table 3  – HCM 6th Edition LOS Criteria for Signalized & Unsignalized Intersections 

Signalized Intersections Unsignalized Intersections 

LOS 
Control Delay per Vehicle 

(seconds) 
LOS 

Control Delay per 
Vehicle (seconds) 

A ≤ 10 A ≤ 10 

B > 10 and ≤ 20 B > 10 and ≤ 15 

C > 20 and ≤ 35 C > 15 and ≤ 25 

D > 35 and ≤ 55 D > 25 and ≤ 35 

E > 55 and ≤ 80 E > 35 and ≤ 50 

F > 85 F > 50 

 
A PHF of 0.90 was applied and a heavy vehicle percentages based on existing counts were utilized for the 
purpose of this analysis. With the addition of truck traffic from the site, heavy vehicles percentages were 
adjusted proportionally in the Build scenarios. Existing signal data was obtained from NCDOT and was 
utilized for the purpose of this analysis.  Additionally, a conservative approach was taken in which no right 
turns on red were permitted, although right turns on red are permitted on all intersections in the field. 
Additionally, all signals with protected-permitted left turn phasing were modeled as protected only in all 
scenarios. 
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3.3. Mitigation Requirements 

NCDOT typically requires mitigation to be identified when developments are expected to impact the traffic 
operations as described below: 

 Overall intersection or intersection approach delay increases by 25%. 

 LOS degrades by at least one level. 

 LOS is F. 

 Synchro 95th or SimTraffic maximum queue results are greater than the existing turn lane storage 
length. 

 

3.4. Capacity Analysis 

3.3.1.    N. Arendell Avenue and US 64 Eastbound Ramps 

The intersection of N. Arendell Avenue and the US 64 eastbound ramps was analyzed as a three-leg 
signalized intersection during all existing and future scenarios. The results of the capacity analysis for the 
study intersection are summarized in Table 4. Refer to Appendix D for more detailed capacity analysis 
reports. 

 

Table 4  - Analysis Summary of N. Arendell Avenue and US 64 Eastbound Ramps 

Scenario Approach 

LOS (Delay in seconds) 

Weekday AM Peak 
Hour 

Weekday PM peak 
Hour 

Approach Overall Approach Overall 

Existing (2023) 

EB 

NB 

SB 

D (40.9) 

C (30.1) 

A (9.9) 

C (24.9) 

D (46.3) 

C (27.0) 

B (10.4) 

C (23.9) 

No-Build (2024) 

EB 

NB 

SB 

D (41.2) 

C (30.9) 

B (10.1) 

C (25.3) 
D (47.0) 

C (27.7) 

B (10.5) 

C (24.4) 

Build (2024) 

EB 

NB 

SB 

D (41.3) 

C (32.4) 

B (12.4) 

C (26.7) 
D (49.3) 

C (28.9) 

B (12.0) 

C (25.9) 

Build Improved 
(2024) 

EB 

NB 

SB 

D (43.8) 

C (33.9) 

B (12.7) 

C (28.0) 

D (49.3) 

C (28.9) 

B (12.1) 

C (25.9) 

 
The capacity analysis indicates that all movements are expected to operate at a LOS D or better under all 
existing and future conditions. Operations under Build conditions are anticipated to be similar to No-Build 
conditions. With the corridor retiming proposed as mitigation for impact at another intersection, the traffic 
signal would still be expected to operate acceptably, as shown in the “Improved” scenario. 
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3.3.2.    N. Arendell Avenue and US 64 Westbound Ramps/Dogwood Drive 

The intersection of N. Arendell Avenue and the US 64 westbound ramps/Dogwood Drive was analyzed as a 
four-leg signalized intersection during all existing and future scenarios. The results of the capacity analysis 
for the study intersection are summarized in Table 5. Refer to Appendix D for more detailed capacity analysis 
reports. 
 

Table 5 - Analysis Summary of N. Arendell Avenue and US 64 Westbound Ramps 

Scenario Approach 

LOS (Delay in seconds) 

Weekday AM Peak 
Hour 

Weekday PM peak 
Hour 

Approach Overall Approach Overall 

Existing (2023) 

EB 

WB 

NB 

SB 

E (57.9) 

B (16.7) 

B (13.9) 

C (32.2) 

C (30.4) 

E (58.6) 

C (22.0) 

B (15.9) 

C (33.0) 

C (29.7) 

No-Build (2024) 

EB 

WB 

NB 

SB 

E (59.4) 

B (16.7) 

B (14.7) 

C (34.1) 

C (31.8) 

E (60.8) 

C (22.0) 

B (16.1) 

D (35.4) 

C (31.2) 

Build (2024) 

EB 

WB 

NB 

SB 

F (133.3) 

C (24.0) 

B (11.9) 

C (30.0) 

D (43.1) 

F (113.3) 

C (31.3) 

B (13.9) 

C (32.1) 

D (36.7) 

Build Improved 
(2024) 

EB 

WB 

NB 

SB 

E (61.2) 

B (18.3) 

B (17.6) 

D (41.9) 

C (34.9) 

E (64.2) 

C (23.5) 

B (18.9) 

D (36.7) 

C (32.7) 

 
The capacity analysis indicates that all approaches are expected to operate at a LOS E or better under No-
Build conditions, while the eastbound approach is anticipated to drop to LOS F with the addition of site traffic 
in the Build scenario. As mitigation, it is recommended that a westbound right turn lane be installed on 
Dogwood Drive. Additionally, it is recommended that all the signals in the corridor be retimed to better 
accommodate the new traffic demand. With these improvements, the signal is expected to operate similar to 
the No-Build conditions, as shown in the “Improved” scenario. 
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3.3.3.    N. Arendell Avenue and Pearces Road 

The intersection of N. Arendell Avenue and Pearces Road was analyzed as a four-leg signalized intersection 
during all existing and future scenarios. While the private driveway opposite Pearces Road is not under signal 
control, the traffic utilizing this driveway likely affects the operations. To be conservative, the private 
driveway was modeled as a fourth leg of the traffic signal. The results of the capacity analysis for the study 
intersection are summarized in Table 6. Refer to Appendix D for more detailed capacity analysis reports. 
 

Table 6 - Analysis Summary of N. Arendell Avenue and Pearces Road 

Scenario Approach 

LOS (Delay in seconds) 

Weekday AM Peak 
Hour 

Weekday PM peak 
Hour 

Approach Overall Approach Overall 

Existing (2023) 

EB 

WB 

NB 

SB 

B (18.9) 

D (40.5) 

B (11.4) 

B (17.7) 

C (20.6) 

C (20.3) 

D (43.9) 

A (8.6) 

B (16.6) 

B (17.5) 

No-Build (2024) 

EB 

WB 

NB 

SB 

B (18.9) 

D (41.3) 

B (11.8) 

B (16.0) 

C (20.5) 

C (20.3) 

D (44.3) 

A (8.9) 

B (18.7) 

B (18.4) 

Build (2024) 

EB 

WB 

NB 

SB 

B (18.9) 

D (41.7) 

B (11.6) 

B (16.4) 

C (20.5) 

C (20.1) 

D (44.9) 

A (9.5) 

B (19.3) 

B (19.0) 

Build Improved 
(2024) 

EB 

WB 

NB 

SB 

B (19.9) 

D (42.4) 

B (12.7) 

B (18.0) 

C (21.7) 

C (20.1) 

D (44.9) 

A (9.7) 

B (19.3) 

B (19.1) 

 
The capacity analysis indicates that all approaches are expected to operate at LOS D or better in all existing 
and future scenarios. The operations under Build conditions are expected to be similar to No-Build 
conditions. With the corridor retiming proposed as mitigation for another intersection, the traffic signal would 
still be expected to operate acceptably, as shown in the “Improved” scenario. 
 
  

cfarrell
Stamp



Zebulon 7-Eleven |23 
 

 

3.3.4.    N. Arendell Avenue and Green Pace Road 

The intersection of N. Arendell Avenue and Green Pace Road was analyzed as a four-leg unsignalized 
intersection with two-way stop control under existing conditions. A locally managed construction project is 
scheduled to install a new traffic signal at this intersection as well as left turn lanes on both N. Arendell 
Avenue approaches prior to the completion of the proposed development. This improvement is reflected in 
all future scenarios. The results of the capacity analysis for the study intersection are summarized in Table 7. 
Refer to Appendix D for more detailed capacity analysis reports. 
 

Table 7 - Analysis Summary of N. Arendell Avenue and Green Pace Road 

Scenario Approach 

LOS (Delay in seconds) 

Weekday AM Peak 
Hour 

Weekday PM peak 
Hour 

Approach Overall Approach Overall 

Existing (2023) 

EB 

WB 

NB 

SB 

F (75.5) 

E (40.4) 

A (9.3) 

A (8.7) 

- 

F (173.2) 

F (50.7) 

A (9.2) 

A (8.8) 

- 

No-Build (2024) 

EB 

WB 

NB 

SB 

D (43.7) 

D (35.1) 

A (3.8) 

A (5.6) 

A (8.1) 

D (43.1) 

C (29.8) 

A (1.5) 

A (8.6) 

A (9.2) 

Build (2024) 

EB 

WB 

NB 

SB 

D (43.7) 

D (35.1) 

A (4.0) 

A (5.7) 

A (8.2) 

D (43.1) 

C (29.8) 

A (1.5) 

A (8.7) 

A (9.2) 

Build Improved 
(2024) 

EB 

WB 

NB 

SB 

D (47.9) 

D (38.4) 

A (3.9) 

A (5.6) 

A (8.4) 

D (43.1) 

C (29.8) 

A (1.5) 

A (8.7) 

A (9.2) 

 
The capacity analysis indicates that all approaches are expected to operate at LOS D or better in future 
scenarios with the new traffic signal in place. With the corridor retiming proposed as mitigation for another 
intersection, the traffic signal would still be expected to operate acceptably, as shown in the “Improved” 
scenario. 
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3.3.5.    N. Arendell Avenue and Proctor Street/Riley Hill Road 

The intersection of N. Arendell Avenue and Proctor Street/Riley Hill Road was analyzed as a four-leg 
unsignalized intersection with two-way stop control in all existing and future scenarios. The results of the 
capacity analysis for the study intersection are summarized in Table 8. Refer to Appendix D for more detailed 
capacity analysis reports. 
 

Table 8 - Analysis Summary of N. Arendell Avenue and Proctor Street/Riley Hill Road 

Scenario Approach 

LOS (Delay in seconds) 

Weekday AM Peak 
Hour 

Weekday PM peak 
Hour 

Approach Overall Approach Overall 

Existing (2023) 

EB 

WB 

NB 

SB 

E (44.9) 

F (74.0) 

A (9.5) 

A (8.6) 

- 

F (126.7) 

E (35.4) 

A (8.9) 

A (9.1) 

- 

No-Build (2024) 

EB 

WB 

NB 

SB 

E (48.9) 

F (84.6) 

A (9.5) 

A (8.6) 

- 

F (145.8) 

E (37.8) 

A (9.0) 

A (9.1) 

- 

Build (2024) 

EB 

WB 

NB 

SB 

F (51.6) 

F (88.8) 

A (9.6) 

A (8.7) 

- 

F (155.7) 

E (39.7) 

A (9.0) 

A (9.2) 

- 

 
The capacity analysis indicates that the side street movements are expected to operate at LOS E or F under 
existing conditions and in future scenarios, with or without the site traffic. Higher side street delay is not 
uncommon at unsignalized intersections, particularly during peak times when mainline volumes are highest. 
Additionally, the installation of the traffic signal to the south at N. Arendell Avenue and Green Pace Road 
would likely attract a portion of traffic from the Proctor Street intersection which would increase the 
availability of gaps in mainline traffic for vehicles turning off of Riley Hill Road. No mitigation is 
recommended for this intersection. 
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3.3.6.    Proctor Street and Pearces Road 

The intersection of Proctor Street and Pearces Road was analyzed as a four-leg unsignalized intersection with 
all-way stop control in all existing and future scenarios. The results of the capacity analysis for the study 
intersection are summarized in Table 9. Refer to Appendix D for more detailed capacity analysis reports. 
 

Table 9 - Analysis Summary of Proctor Street and Pearces Road 

Scenario Approach 

LOS (Delay in seconds) 

Weekday AM Peak 
Hour 

Weekday PM peak 
Hour 

Approach Overall Approach Overall 

Existing (2023) 

EB 

WB 

NB 

SB 

B (12.9) 

C (16.3) 

B (13.6) 

C (18.7) 

C (15.9) 

B (12.3) 

B (11.6) 

C (19.1) 

B (11.9) 

C (15.1) 

No-Build (2024) 

EB 

WB 

NB 

SB 

B (13.2) 

C (16.9) 

B (14.0) 

C (19.6) 

C (16.5) 

B (12.5) 

B (11.8) 

C (20.1) 

B (12.1) 

C (15.7) 

Build (2024) 

EB 

WB 

NB 

SB 

B (13.4) 

C (17.5) 

B (14.5) 

C (20.3) 

C (17.1) 

B (12.8) 

B (12.1) 

C (21.2) 

B (12.5) 

C (16.4) 

 
The capacity analysis indicates that all approaches are expected to operate at LOS C or better in all existing 
and future scenarios. No mitigation is recommended. 
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3.3.7.    Dogwood Drive and Site Accesses/Unnamed Road 

The site access driveway intersections as well as the unnamed road intersection along Dogwood Drive are 
expected to all be stop controlled. These intersections were analyzed under Build conditions only. The results 
of the capacity analysis for the site access intersections are summarized in Table 9. Refer to Appendix D for 
more detailed capacity analysis reports. 
 

Table 10 - Build (2024) Dogwood Drive and Site Accesses/Unnamed Road 

Intersection Approach 
Build (2024) 

Conditions 

AM PM 

Dogwood Drive and 
Access A 

EB - - 

WB A (7.8) A (7.7) 

NB B (11.2) B (10.8) 

Dogwood Drive and 
Access B 

(Truck Entrance) 

EB - - 

WB A (8.2) A (8.2) 

Dogwood Drive and 
Unnamed Road 

EB - - 

WB A (7.3) A (7.2) 

NB A (9.1) A (9.2) 

Unnamed Road and 
Access C  

(Truck Exit) 
EB A (9.4) A (9.4) 

 
The capacity analysis indicates that all approaches of at all site driveways are expected to operate at LOS B 
or better. No additional improvements are recommended. 
 
 

  

cfarrell
Stamp



Zebulon 7-Eleven |27 
 

 

3.5. Queuing Analysis 

A queuing analysis was also completed for all no-build and build-improved traffic. Reported in Table 10 are 
the maximum value between the Synchro 95th percentile queue and the SimTraffic maximum queue for each 
turn lane or side street approach lane. It is recommended that storage lengths be extended where Build 
Improved queue lengths increase over the No-Build scenario and exceed the available storage. 
 

Table 11 - Queuing Analysis 

Intersections Movement 
No-

Build 
Storage 

Max Queue (feet) 
AM Peak Hour PM Peak Hour 

No-Build Build No-Build Build 

N. Arendell Avenue & 
US 64 EB Ramps 

EB-LT Full 347 615 533 407 

EB-R 50 311 324 222 222 

SB-L 350 352 318 323 337 

N. Arendell Avenue & 
US 64 WB Ramps 

EB-LTR Full 499 562 393 468 

WB-LT Full 56 160 74 160 

WB-R 150 0 115 0 95 

NB-L 375 257 240 330 353 

SB-L 225 28 71 27 137 

N. Arendell Avenue & 
Pearces Road 

EB-LTR Full 50 50 49 50 

WB-L 200 370 394 299 311 

WB-TR Full 518 380 50 71 

NB-R Full 188 193 104 157 

SB-L 175 265 274 109 219 

N. Arendell Avenue & 
Green Pace Road 

EB-LTR Full 135 182 165 159 

WB-LTR Full 132 104 90 89 

NB-L 200 90 69 91 48 

SB-L 150 17 17 17 16 

N. Arendell Avenue & 
Proctor Road/Riley Hill 

Road 

EB-LTR Full 170 88 269 280 

WB-LTR Full 172 140 47 51 

NB-LTR Full 89 70 42 70 

SB-LTR Full 28 44 28 30 

Proctor Road & Pearces 
Road 

EB-LTR Full 76 89 77 55 

WB-LTR Full 120 82 74 76 

NB-LTR Full 92 76 143 174 

SB-LTR Full 138 98 76 95 
 
The queueing analysis indicates that queuing is expected to be an issue with or without the project at some 
intersections. In general, the locations where queuing is expected to be a concern in the No-Build scenario, 
it would also be a concern in the Build scenario. In this analysis, there are no lanes where the available storage 
is adequate under No-Build conditions where the addition of site traffic causes the queue to exceed the 
available storage. 
  

cfarrell
Stamp



Zebulon 7-Eleven |28 
 

 

4. SUMMARY OF FINDINGS AND RECOMMENDATIONS 

A traffic impact study was conducted for the proposed Zebulon 7-Eleven in accordance NCDOT guidelines. 
The proposed development is located on the east side of N. Arendell Avenue, north of US 64, in Zebulon, 
North Carolina. The development is expected to consist of 4,714-square-foot convenience store with 16 
vehicle fueling pumps and 3 truck fueling pumps and is planned to be completed by 2024. Access to the site 
is to be provided via a full movement access and a truck entrance on Dogwood Drive and a truck exit on an 
new unnamed road which will connect to back to Dogwood Drive. 
 
The study was determined through coordination with NCDOT and the Town of Zebulon and consists of the 
following intersections: 

 N. Arendell Avenue & US 64 EB Ramps 

 N. Arendell Avenue & US 64 WB Ramps/Dogwood Drive 

 N. Arendell Avenue & Pearces Road 

 N. Arendell Avenue & Green Pace Road 

 N. Arendell Avenue & Proctor Street/Riley Hill Road 

 Proctor Street & Pearces Road 

 Dogwood Drive and Access A 

 Dogwood Drive and Access B 

 Dogwood Drive and Unnamed Road 

 Unnamed Road and Access C 
 
For the purpose of this analysis, the study intersections listed above were analyzed under the following 
scenarios: 

 Existing (2023) Conditions 

 No-Build (2024) Conditions 

 Build (2024) Conditions 
 

Traffic operations during the AM and PM peak hours were modeled for each scenario. The results of each 
scenario were compared to determine impacts from background traffic growth and the proposed 
development. 
 
The capacity analysis indicates that the existing road network can accommodate the proposed development 
with some minor improvements. By constructing a westbound right turn lane on Dogwood Drive at N. 
Arendell Avenue and retiming the corridor in both peak hours, operations are expected to be similar to the 
No-Build scenario. 
 
Recommendations 

 Construct an eastbound right turn lane on Dogwood Drive at Access A with 100 feet of storage and 
appropriate taper. 

 Construct a westbound right turn lane on Dogwood Drive at N. Arendell Avenue with 150 feet of 
storage and appropriate taper. 

 Retime existing traffic signals. 
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Attachment 4 - Zoning Map
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  Zoning Districts
R2, Residential Suburban

HC, Heavy Commercial

LI, Light Industrial

OI, Office and Institutional
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View of property at Dogwood Dr 
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UTILITY ALLOCATION WORKSHEET – TOWN OF ZEBULON 
 

1106 N ARENDELL AVE CONDITIONAL REZONING 

5/12/23 

 
 
The table below summarizes how the development proposed by the above rezoning request, as 
shown on the associated concept plan, qualifies for allocation under the amended Utility 
Allocation Policy adopted by the Zebulon Board of Commissioners on May 9, 2023. 
 

BASE POINTS 
Single Use Retail 
Newly constructed single use, stand-alone building used primarily for 
retail, restaurant, or similar commercial use. 

40 

BONUS POINTS 
Section 1B - Roadway Infrastructure Not Warranted by TIA/UDO/CTP 
Construction of full cross section of existing off-site public street 5 
Section 2C - Stormwater SCM’s 
Stormwater - Wetland 5 
Section 3A – Outdoor Enhancement 
Installation of Native Shade Tree Species (per Tree up to 10 Trees) 10 

Total 60 
 
Below are comments by the applicant regarding the proposed development and the bonus point 
criteria utilized for this project as identified above: 
 
Section 1B - Roadway Infrastructure Not Warranted by TIA/UDO/CTP 
The proposed concept plan depicts construction of the full width of the cross-section for Jones 
Street along almost the entire length of the subject property’s respective frontage. This 
significantly exceeds the minimum UDO requirement for construction of only ½ the width of the 
cross section along the frontage. 
 
Section 2C – Stormwater SCM’s 
Stormwater management for development on the site will include a constructed wetland in the 
area shown on the plan.  
 
Section 3A – Outdoor Enhancement 
In addition to all required landscape plantings, the applicant proposes to plant an additional 10 
native species shade trees on the site.  A note stating this commitment is included on the 
landscape plan.  
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MUNICIPAL UTILITY ALLOCATION POLICY 
Statement of Purpose and Goals 

Introduction 
Drinking water supplies throughout the greater City of Raleigh distribution system are finite, subject to 

disruption by drought and/or other calamity and Zebulon’s allocation is contractually limited. The Town 

staff, the Planning Board, and the Board of Commissioners have given a great deal of thought and study 

as to the best utilization of this valuable resource to benefit current and future citizens. 

The Town of Zebulon’s municipal water and sewer capacity is a valuable resource that must be conserved 

and apportioned to new development projects that promote the Town’s policy of ensuring a diversified 

tax base and housing supply. Such an allocation policy will tend to promote diversity of housing available 

to a wide cross section of citizens of diverse socio-economic backgrounds and promote economic viability 

and sustainability by providing for retail and other commercial development within the Town of Zebulon. 

In order to preserve and enhance property values, manage its limited water supply as a vital natural 

resource, promote economic development, and incentivize smart growth practices, the allocation of 

Zebulon’s potable water capacity shall hereafter be in accordance with this policy. 

Land Use and the Tax Base 
The local government expense of providing fire and police protection, schools, parks, social services, water 

and sewage systems and other essential public services to residential neighborhoods is generally greater 

than the ad valorem tax revenue generated by such neighborhoods. On the other hand, the cost of 

providing services to commercial and industrial development is generally less than the tax revenue 

accruing to the local government. Having a predominantly residential tax base would require the Town of 

Zebulon over time to assess a higher tax levy to raise funds to provide essential services or to reduce the 

level of public services provided. This is one reason among many why local governments including Zebulon 

strive to achieve a balance of both residential and non-residential growth. 

Zebulon’s historical development is transitioning from industrial to residential, leading to a current tax 

base of approximately 40% residential and 60% commercial/industrial. The following table shows 

Zebulon’s tax base over the past five years 1 

Zebulon Tax Base (Past Five Years) 

Fiscal Year Commercial Residential 

2021-2022 60% 40% 

2020-2021 65% 35% 

2019-2020 72% 28% 

2018-2019 73% 27% 

2017-2018 71% 29% 

 

 
1 “Tax Base Components | Wake County Government,” Wake County North Carolina, 
https://www.wakegov.com/departments-government/tax-administration/data-files-statistics-and-reports/tax-
base-components 
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As shown in the table above, the residential tax base has steadily increased proportionally over the past 

five years. This trend in the tax base data, combined with the vested planned residential development in 

the coming years, demonstrates the need for the Town to address this shift through policy. The Zebulon 

Board of Commissioners believes that it is fiscally responsible and otherwise in the public interest to 

promote and encourage non-residential development in the jurisdiction as an alternative to rapid 

residential development to keep the ratio between the two development types well balanced. A goal of 

maintaining a tax base of 60% residential and 40% commercial/industrial is hereby established. 

Development Goals for the Full Build-Out of Zebulon  
Communities without a wide variety of housing types and styles also put pressure on the Wake County 

Public School System which remains committed to having students of a wide range of socio-economic 

backgrounds attend each local school. In addition to the goal of maintaining a balanced tax base, the Town 

of Zebulon is committed to achieving a balance of housing types within its jurisdiction.  

This commitment is consistent with both the Town’s Strategic Plan and Comprehensive Plan. The Town of 

Zebulon: Vision 2030 Strategic Plan lists “Growing Smart” as one of its three focus areas, calling for the 

planning of appropriate land uses and affordability of the community. The Grow Zebulon Comprehensive 

Land Use Plan identifies six guiding principles for the town. Two of those principles are “Zebulon will be 

BALANCED” and “Zebulon will be PRUDENT.” A balance should be achieved for the Town’s tax base, its 

land uses, and its housing types to allow for an affordable community with employment and business 

opportunities that will help the community prosper. The achievement of balance in Zebulon will 

contribute to the Town being prudent. As stated previously, a local government’s cost of providing 

services to commercial properties is generally less than that of residential properties. Having a balanced 

tax base that is not proportionally over-saturated with residential properties will contribute to keeping 

the Town financially sound. 

Below are three development goals that are integral to the utility allocation policy and the future of the 

Town. These development goals apply to the entire, future Zebulon jurisdiction including the ETJ, short-

range and long-range urban service areas. 

 GOAL #1: Maintain 60%-40% ratio of residential to non-residential tax values. 
 

 

 

GOAL #2: Residential Housing Percentage Breakdown 

SFD|TH|MF – 75%|10%|15% (Note – Duplex counted as MF) 

 
GOAL #3: Encourage Mixed Use Development to improve pedestrian 

connectivity to non-residential activity.  

Upon Adoption-January 2021 

60% Residential - 40% Non-Residential 

Upon Adoption-January 2021 

80.5% | 0.5% | 19% 
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Policy and Procedures 

Water Allocation 
All existing parcels of real property within the corporate limits of Zebulon, regardless of proposed acreage, 

shape, or location as of the adoption of this ordinance are entitled to 115 gallons per day of water 

allocation to build and sustain a single family or a limited business or commercial use. No additional water 

allocation will be awarded for proposed development except in accordance with the requirements of this 

policy. 

Wastewater Connection 
All projects considered for utility allocation must provide a wastewater system connection with adequate 

receiving capacity, as determined by the Wake County Health Department and/or City of Raleigh Public 

Utilities Department and approved by the Town of Zebulon Planning Director. 

General Conditions & Requirements 

• All proposed projects must be within the existing corporate limits or have filed a valid and 

complete petition for Voluntary Annexation. 

• All proposed projects under consideration must have a complete application submitted for the 

appropriate Master Plan, Subdivision, Site Plan, Special Use Permit, Conditional Zoning Request, 

Zoning Compliance Permit, Building Permit, or any other necessary approval. 

• All projects are subject to a Utility Allocation or Developer’s Agreement approved by the Town’s 

Board of Commissioners. If the Developer/Applicant fails to meet all terms of that agreement the 

unused allocation will be reclaimed, no new building permits will be issued, and no new 

connections to the water or wastewater systems will be permitted. Active building permits will 

have certificates of occupancy held until mitigating measures are agreed to by all parties. 

• Projects with proven vested rights upon adoption of this ordinance will be permitted to finish 

their projects as previously approved. 

• Public water may be utilized for irrigation purposes so long as the Primary Use associated with 

the site has previously gained water allocation through the Town. 

• Any third parties who buy land to build upon are bound by the approved Utility Allocation 

Agreement or Development Agreement for that property. If the agreement is not fulfilled, the 

above terms and conditions still apply regardless of who owns the land. 

Compliance Required 
This policy allocates municipal water in gallons per day for new development proposals, master plans, site 

plans, building plans, and/or structures seeking construction approval. Each phase of a phased 

development must comply with the terms and development schedule of an approved Utility Allocation 

Agreement before the next phase can begin or the development risks loss of previously reserved 

allocation. 

Previously dedicated but unused allocation can be reclaimed by the Town’s Board of 

Commissioners for: 

(1) the lack of compliance with any existing Utility Allocation or Developer’s Agreement; 

(2) violation of applicable town policy provision, ordinance standard, condition of approval; 

(3) violation of federal or state regulation; or 

(4) other good cause. 
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Utility Allocation Application Process 
Upon receiving a new development proposal requesting water capacity, the Planning Staff shall direct the 

Developer/Applicant to demonstrate the project’s qualifications. A Developer/Applicant shall state on the 

appropriate application, and stipulate within an approved Utility Allocation Agreement, the use or uses 

proposed to be built as part of the project along with the construction design and materials. Town action 

on the request will be deferred until the application is complete and the requested information has been 

provided. 

Proposed projects shall complete the UTILITY ALLOCATION WORKSHEET according to its instructions to 

determine the total number of points achieved. The Utility Allocation Application package will be reviewed 

for completeness and compliance by the Technical Review Committee (TRC) in conjunction with the 

applicable development approval for the subject property (conditional rezoning, planned development, 

site plan, etc.). 

Qualification for water allocation is judged by:  

• The level of developer investment  

• Anticipated increases in the Town’s ad valorem tax base  

• Construction and dedication of public infrastructure  

• Provision of employment opportunities for Zebulon citizens  

• Provisions of diversified housing stock  

• Preservation of open space  

• Protection of existing tree canopy  

• Conservation of existing habitat  

• The provision of recreational amenities for current or future Zebulon residents 

Projects must be awarded 60 TOTAL POINTS or more to merit water allocation. 

Points are awarded in two categories, BASE POINTS and BONUS POINTS. BONUS POINTS are broken down 

into six categories. 

1. Nonconformity Abatement and Public Infrastructure Improvements 

2. Green Development Standards 

3. Gateway and Transit Improvements 

4. Amenities  

5. Affordable Housing 

6. Other 

Unless a project can gain all necessary BONUS POINTS from a single improvement identified in the 

approved list, improvements must be made from at least two of the categories of BONUS POINTS. 

All features and/or improvements that earn a projects BONUS POINTS must be clearly shown on a 

development plan for each application type. 
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Expiration of Allocation Award 
A developer/applicant who has secured allocation according to this policy and hasn’t progressed in 

construction plan approval, building permit approval, or on-site construction for a period of 12 months 

will lose the award of allocation without benefit. 

Annual Review of Policy & Appeals 
This policy shall be reviewed in January of each year and, when appropriate, readjusted by the Town’s 

Board of Commissioners. The Town’s overall progress on policy goals will be considered and the 

multipliers and/or point thresholds readjusted accordingly. 

Appeals of any provision of this ordinance shall be decided upon by the Town’s Board of Commissioners 

upon receiving a recommendation from the Planning Board. 

BASE POINTS: List of Preferred Land Uses and Required Characteristics: 

The uses listed below have been determined to be the most desirable and important uses for the Town 

of Zebulon to promote and maintain economic and housing diversity. Only projects that completely 

meet the stated performance characteristics will be considered for utility allocation. Please select one of 

the following Base Point classifications.  

60 Base Points 
 

Single Family Homes (Expedited Subdivision or Recombination) 
Newly constructed Single Family Homes built upon new lots created via the minor 
subdivision, exempt subdivision, expedited subdivision (3 or fewer lots) or 
recombination process.  
 

60 Base Points 
 

Change of Use 
This category captures renovation, rehabilitation, up-fit or retrofit of existing 
buildings or portions of buildings that pre-date this policy and require a code 
summary sheet, change in building occupancy, certificate of occupancy, building 
permit and/or building inspections and do not increase the utility demand from 
the previous use of the building. 
 

45 Base Points 
 

Business Office/Finance/ Insurance / Professional Services Center - Large 
Qualifying projects must exceed 100,000 square feet of heated floor space and 
create at least 150 employment positions that exceed the average annual Wake 
County salary according to Wake County Economic Development or the 
Employment Security Commission. Employees perform professional, scientific, 
and technical services for others. Such services require a high degree of expertise 
and training and provide high salaried employment opportunities. Examples 
include software engineering, legal, medical, accounting, consulting, 
architectural, biomedical, chemical, research and development, and 
administrative services. Finance or Insurance Centers shall also pool financial risks 
by underwriting insurance and annuities. Some establishments support employee 
benefit programs. Examples include bank or credit union headquarters, 
brokerages, investments, insurance, financing, and data processing 
establishments. 
 

45 Base Points 
 

Manufacturing/Industrial Employment Center 
Manufacturing or Industrial establishments in this category exceed 200,000 
square feet of floor space located in plants, factories, or mills and employ power-
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driven machines and materials-handling equipment. They may also employ 
workers who assemble or create new products by hand, without the 
characteristic machinery-intensive enterprise. Many manufacturing 
establishments process products of agriculture, forestry, fishing, mining, or 
quarrying as well as products of other manufacturing establishments. Most 
manufacturing establishments have some form of captive services (e.g., research 
and development, and administrative operations, such as accounting, payroll, or 
management) in conjunction on-site. 
 

45 Base Points 
 

Governmental Uses/Public Administration 
This category encompasses centers for all government functions; it includes 
federal, state, and local government agencies that administer, oversee, and 
manage public programs and budgets and have executive, legislative, or judicial 
authority. Establishments develop policy, create laws, adjudicate civil and criminal 
legal cases, and provide for public safety and national defense. 
 

40 Base Points 
 

Single Use Retail 
Newly constructed single use, stand-alone building used primarily for retail, 
restaurant, or similar commercial use. 
 

40 Base Points 
 

Hotels, Motels, or other Accommodation Service Establishments  
This category serves lodging and short-term accommodations for travelers. They 
may offer a wide range of services, from overnight sleeping space to full-service 
hotel suites. They may offer these services in conjunction with other activities, 
such as entertainment or recreation. Stays in these establishments are generally 
less than one month. This classification does not include boarding or rooming 
houses. 
 

40 Base Points 
 

Arts/Entertainment/Museums 
These establishments operate facilities or provide services for a variety of 
cultural, entertainment, and performing art functions. Establishments include 
those that produce, promote, or participate in live performances, events, or 
exhibits intended for public viewing; those that preserve and exhibit objects and 
sites of historical, cultural, or educational interest; and those that operate 
facilities or provide services to serve activities associated with the 
aforementioned. 
 

40 Base Points 
 

Amusement, Sports or Recreational Establishment 
Establishments in this category operate either indoor or outdoor facilities offering 
family activities (i.e. sports, recreation, or amusement) and provide services, such 
as facilitating amusement in places operated by others, operating recreational 
sports groups and leagues. Examples include golf courses, indoor sports venues, 
bowling alleys, miniature golf courses, athletic clubs, skating rinks and arcades. 
This category may be used in conjunction with a commercial or residential 
development as a mixed use development.   
 

40 Base Points Mixed Use Development (Transit Oriented) 
Newly constructed or substantially rehabilitated collection of vertically mixed 
retail, office and residential uses in multi-story buildings centered within a one-
half mile radius of an existing rail or bus transit station or the intersection of 
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Horton Street and North Arendell Avenue in Downtown Zebulon. In order to 
qualify as mixed use, developments must dedicate at least one-third of the total 
heated square footage to residential use and the remainder to a mix of retail and 
office uses. All three use types must be represented and at least 10% of the 
heated square footage must be dedicated to street level, storefront retail uses. 
 

40 Base Points 
 

Mixed Use Development (Urban Infill) 
Newly constructed or substantially rehabilitated collection of mixed retail, office 
and residential uses in a multi-story building on a previously developed parcel 
within the corporate limits. In order to qualify as mixed use, developments must 
dedicate at least one-third of the total heated square footage to residential use 
and the remainder to a mix of retail and office uses. All three use types must be 
represented and at least 10% of the heated square footage must be dedicated to 
street level, storefront retail uses. 
 

40 Base Points 
 

Mixed Use Development (Greenfield) 
Newly constructed collection of mixed retail, office and residential uses in a multi-
story building or buildings on a previously undeveloped parcel. In order to qualify 
as mixed use, developments must dedicate at least one-third of the total heated 
square footage to residential use and the remainder to a mix of retail and office 
uses. All three use types must be represented and at least 10% of the heated 
square footage must be dedicated to street level, storefront retail uses. 
 

35 Base Points Housing Services for the Elderly Establishments  
This category offers housing services for the aged, not requiring a license from 
the North Carolina Department of Health and Human Services, such as 
independent retirement housing, multi-unit assisted housing with services 
(MAHS), and continuing care retirement centers. All facilities must provide, but 
not necessarily be limited to, the following services/facilities: On-site laundry 
facilities, on site management, guaranteed transportation services at least four 
days per week, on-site exercise facilities, on-site computer access, and a 
clubhouse/common lounge area for all residents. 
 

35 Base Points 
 

Mixture of Use Development (Retail/Office-Institutional/Commercial) 
Newly constructed collection of horizontally arranged uses including retail, office-
institutional and commercial within a master planned project on a previously 
undeveloped parcel or parcels totaling at least 10 acres. Mixture of use projects 
must include at least two (2) use types with at least 25% of the space devoted to 
each use type included in the development. 
 

30 Base Points 
 

Retail/Commercial Center  
Newly constructed center of at least 50,000 square feet, typically containing an 
anchor such as a grocery store and other smaller spaces and/or outparcels for 
subordinate uses. Uses are entirely consumer-driven and include all manner of 
retail, service and office possibilities. 
 

30 Base Points Business Office/Finance/ Insurance / Professional Services Center – Medium  
Qualifying projects must exceed 50,000 square feet of heated floor space and 
create at least 75 employment positions that exceed the average annual Wake 
County salary according to Wake County Economic Development or the 
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Employment Security Commission. Employees perform professional, scientific, 
and technical services for others. Such services require a high degree of expertise 
and training and provide high salaried employment opportunities. Examples 
include software engineering, legal, medical, accounting, consulting, 
architectural, biomedical, chemical, research and development, and 
administrative services. Finance or Insurance Centers shall also pool financial risks 
by underwriting insurance and annuities. Some establishments support employee 
benefit programs. Examples include bank or credit union headquarters, 
brokerages, investments, insurance, financing, and data processing 
establishments. 
 

30 Base Points Business Office/Finance/ Insurance / Professional Services Center – Small 
Qualifying projects 50,000 square feet of heated floor space or less. Employees 
perform professional, scientific, and technical services for others. Such services 
require a high degree of expertise and training and provide high salaried 
employment opportunities. Examples include software engineering, legal, 
medical, accounting, consulting, architectural, biomedical, chemical, research and 
development, and administrative services. Finance or Insurance Centers shall also 
pool financial risks by underwriting insurance and annuities. Some establishments 
support employee benefit programs. Examples include bank or credit union 
headquarters, brokerages, investments, insurance, financing, and data processing 
establishments. 
 

30 Base Points Multi-Tenant Retail Center  
Newly constructed center 50,000 square feet or less, typically containing a more 
than one tenant space within a single structure. Uses are entirely consumer-
driven and include all manner of retail, service and office possibilities. 

30 Base Points 
 

Single Use Office 
Newly constructed single use, stand-alone building used primarily for office and 
professional. 
 

30 Base Points Bungalow Court or Pocket Neighborhood 
Newly constructed Bungalow Court or Pocket Neighborhood per the standards of 
the Unified Development Ordinance. 

30 Base Points 
 
 

Distribution/Trucking Center 
Newly constructed center of at least 500,000 square feet where products and 
resources are transported to and delivered from via truck or rail. 
 

25 Base Points Warehouse 
Newly constructed center of at least 500,000 square feet where products and 
resources are stored. 
 

25 Base Points 
 

Religious Institutions 
Any facility such as a church, temple, synagogue, mosque or monastery used for 
worship by a non-profit organization and their customarily related uses. 
 

20 Base Points Intensive Industrial Uses: 
Uses classified as Special Land Uses within the Industrial Classification.  
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20 Base Points 
 

Multi-Family Residential & Condo Units 

20 Base Points Major Subdivision 4- 25 Lots 
Any subdivision of land of four (4) – 25 Lots. 

10 Base Points 
 

Major Subdivision 26 lots or more 
Any subdivision of land of 26 or more lots. 

Board 
Determination 

All Other Uses Not Categorized 
This category of use captures all other uses not categorized elsewhere. 
Allocations for such uses are left to the discretion of the Town’s Board of 
Commissioners upon recommendation of the Planning Board and acted on a case-
by-case basis. 
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BONUS POINTS 
Proposed projects can gain BONUS POINTS by agreeing to provide any of the following items over and 

above the UDO or Standard Specification requirements for their development proposal. 

NOTE: No bonus points are given for UDO requirements. 

CATEGORY 1 – Non-Conformity Abatement and Public Infrastructure Improvements 

Section 1A - Abatement of Nonconformities (Max - 3 points) 

Abatement of any existing non-conforming structures 3 

Abatement of any existing non-conforming use of land 2 

Abatement of any existing non-conforming lots 1 

Section 1B - Roadway Infrastructure Not Warranted by TIA/UDO/CTP (Max - 10 points) 

Construction of full cross section of existing off-site public street 5 

Nearby intersection improvements 5 

Traffic signal improvements 4 

Signage or striping improvements 1 

Section 1C - Off-Site Public Greenway Improvements (Max - 10 points) 

Construct more than 4000 linear feet of 10-foot-wide path 10 

Construct more than 3000 linear feet of 10-foot-wide path 8 

Construct more than 2000 linear feet of 10-foot-wide path 6 

Construct more than 1000 linear feet of 10-foot-wide path 4 

Construct 500 to 1000 linear feet of 10-foot-wide path 2 

Section 1D – Off-Site Bike-Ped Improvements (Max – 5 points) 

Construction of off-site sidewalk improvements (Subject to TRC 
Approval) 

2 

Construction of off-site bike lane improvements (Subject to TRC 
Approval) 

3 

CATEGORY 2. Green Development Standards/ Building & Site Design 

Section 2A - Conservation of Natural Habitat Meeting Active Open Space 
Requirements as Defined in the UDO 

(Max - 10 points) 

One point per acre up to 10 acres 1 - 10 

Section 2B - Parking (Max – 15 points) 

Structured Parking Facilities - must reduce footprint by 20% 10 

EV Charging Stations (two-port) 5 

Provision of on-street public parking (1 point per stall up to 10 Max) 1 - 10 

5
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Section 2C - Stormwater SCM’s (Max – 10 points) 

Stormwater - Restored Riparian Buffer 10 

Construct a fountain or other stormwater amenity within the 
BMP/SCM 
(as approved by Staff) 

4 

Stormwater - Landscaped Green Roof 5 

Stormwater - Underground capture system for on-site irrigation 5 

Stormwater - Bioretention 5 

Stormwater - Wetland 5 

Exclusive use of porous pavement in parking areas where suitable 2 

Section 2D - Building/Site Design (Max - 20 points) 

Compliance with residential design guidelines per Section 5.2 of the 
UDO 

10 

Non-Residential building design that incorporates an active upper 
story. 

5 

Pedestrian oriented and walkable site design which promotes 
alternatives to vehicular travel within the development. (Subject to 
TRC Approval) 

5 

Section 2E - Infill/Redevelopment (Max – 16 points) 

Development or Redevelopment within DTC 10 

Development or Redevelopment within DTP 6 

Redevelopment of previously vacant building space over 20,000 
square feet 

6 

Redevelopment of previously vacant building space under 20,000 
square feet 

5 

Section 2F - Historic Preservation 

Historic Structure Preservation via Deed Restriction (Determined by 
TRC) 

10 

Restoration of Historic Structure (Must be approved by TRC) 5 

Section 2G – LEED Certification (Max – 10 points) 

LEED Certification for Neighborhood Development (LEED ND) 10 

Platinum LEED Certification 10 

Gold LEED Certification 8 

Silver LEED Certification 6 

Bronze LEED Certification 4 

LEED Certified Certification 2 

CATEGORY 3 – Outdoor Enhancement and Transit Improvements 

Section 3A – Outdoor Enhancement (Max – 12 points) 

Construction of a Parkway Street Section on a Collector level street 5 

5
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Construction or Preservation of Gateway Landscaping or Structure 
(Subject to Comprehensive Plan Consistency and TRC approval) 

5 

Outdoor Display of Public Art (Subject to TRC Approval) 4 

Public Facing Outdoor Mural (Subject to TRC Approval) 4 

Maintenance of Roadside Gateway Plant Bed (requires maintenance 
agreement) 

3 

Planting Pollinator Garden (225 Square Foot Minimum) 3 

Exclusive use of xeriscaping techniques and drought tolerant species 3 

Enhanced Roadside Landscaping (Subject to TRC Approval) 2 

Enhanced Buffer Landscaping (Subject to TRC Approval) 2 

Construction of a Parkway Street Section on a Local level street 2 

Installation of Native Shade Tree Species (per Tree up to 10 Trees) 1 

Section 3B – Transit (Pursuant to location being adjacent to a planned or 
active transit route) 

(Max - 8 points) 

Provision of more than 50 designated Park & Ride Stalls 8 

Provision of 25 designated Park & Ride Stalls 5 

Provision of 10 designated Park & Ride Stalls 3 

Provision of mass transit easement w/ structure (bus stop with 
shelter & bench) 

2 

CATEGORY 4 - Amenities 

Section 4A - Private Greenway (Max - 3 points) 

Construction of more than 3000 linear feet private greenway 
meeting Town of Zebulon standards 

3 

Construction of more than 2000 linear feet of private greenway 
meeting Town of Zebulon standards 

2 

Construction of more than 1000 linear feet of private greenway 
meeting Town of Zebulon standards 

1 

Section 4B – Pool (Combinations may be approved by TRC) (Max - 8 points) 

Olympic Pool and Aquatic Center 8 

Junior Olympic Pool 5 

Lap Pool (four lane minimum) 3 

Resort Style Pool 2 

Any Other Pool 1 

Section 4C - Outdoor Deck/Patio (Max - 3 points) 

Deck/Patio - More than 3000 square feet 3 

Deck/Patio - More than 2000 square feet 2 

Deck/Patio - More than 1000 square feet 1 

Section 4D - Pool Amenities (Max - 2 points) 

10

wnicholas
Highlight

wnicholas
Highlight

wnicholas
Highlight

wnicholas
Highlight

cfarrell
Stamp



Jacuzzi/Hot Tub/Whirlpool 2 

Water Playground with apparatus 2 

Sauna/Steam room 2 

Section 4E - Clubhouse (Max - 10 points) 

Commercial Coffee Shop with at least 10 designated public seating 
spaces.  

10 

With full kitchen and over 4000 square feet of meeting space 10 

With full kitchen and less than 4000 square feet of meeting space 9 

Meeting space without kitchen more than 3500 square feet 8 

Meeting space without kitchen 2500 - 3499 square feet 7 

Meeting Space without kitchen 1500 - 2499 square feet 5 

Meeting Space without kitchen less than 1500 square feet 4 

No meeting space, bathrooms and changing rooms only 3 

Outdoor Kitchen or Grills 2 

Section 4F - Additional Active Recreation (Max - 10 points) 

Gymnasium (regulation size indoor basketball court) 10 

Baseball/Softball Field (regulation size) 5 

Football/Soccer Field (regulation size) 5 

Skate Park 5 

Tennis Courts (two regulation courts, fenced) 5 

Multi-Use Hardcourt (two regulation basketball courts, street 
hockey, fenced) 

5 

Pickleball Court (three regulation courts, fenced) 5 

Pocket Park – 5,000 square feet 3 

IPEMA Certified Playground Equipment 4 

Lighted Field of Play for nighttime use 3 

Electronic Scoreboard or Covered Dugouts or Bleachers 3 

Community Garden – 15-foot by 15-foot, with water access and 
potting shed.  

3 

Section 4G – Additional Urban Open Space Enhancements (Within Non 
Residential Zoning Districts) 

(Max – 10 points) 

Fountain 2 

Canopy Including Fixed Permanent Seating 2 

Drinking Fountain with Pet Fountain 2 

Permanent Game Tables 1 

Permanent Tables with Shade Cover 1 

All Weather Bulletin Board 1 

Covered or Internal Bicycle Parking 1 

Artist-Design Bicycle Racks 1 

Little Free Library 1 

Drinking Fountain 1 

Public Work Bike Stand With Tools 1 
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CATEGORY 5 – Affordable Housing 

Inclusion of a percentage of the provided housing stock of a proposed 
development cost no more than 30% of a household income not exceeding 
80% of the Area Median Income (AMI) 

(Max – 10 Points 

15% Affordable Housing 10 

10% Affordable Housing 5 

CATEGORY 6 – Other 
(Max 5 Points) 

Integrated public safety operation systems (EX. Flock Safety or others 
as approved by the Police Department) 

3 

Smart Waste and Recycling Stations 2 
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ARTICLE 4: USES 
4.2. Principal Uses 4.2.3. Principal Use Table 

 

 

Town of Zebulon 4-7 
Unified Development 

Ordinance 
 

TABLE4.2.3: PRINCIPAL USE TABLE 
A=Allowed (if listed in a PD master plan); P=Permitted subject to applicable use-specific standards; S=Requires approval of a 

special use permit and compliance with applicable use-specific standards; “·”=Prohibited 

USE TYPE 

[1] 

RESIDENTIAL COMMERCIAL MIXED USE 

U
S
E
-S

P
E
C

IF
IC

 

S
TA

N
D

A
R

D
S
 

[2
] 

R
1

 

R
2

 

R
4

 

R
6

 

R
M

F
 

N
C

 

G
C

 

H
C

 

LI
 

C
I 

H
I 

O
I 

D
TC

 

D
TP

 

P
D

 

Office, Sales or Service · · · · · P P P · P · P P P A  

Outdoor Commercial 
Recreation 

· · · · · · · P S · S · · · A 4.3.5.FF 

Outdoor Storage · · · · · · · · P · P · · · · 4.3.5.GG  

Package and Printing 
Service 

· · · · · P P P · S · P P P A  

Park and Ride Facility · · · · P P P P P P P P P P A  

Parking Lot · · · · P P P P P P P P P P A 4.3.5.HH 

Parking Structure · · · · S S P P P P P P P P A 4.3.5.II 

Pawn Shop       P P     P P A 4.3.5.JJ 

Pharmacy · · · · · S P P · · · S P P A 4.3.5.KK 

Pool Hall · · · · · · S S · · · · S S A  

Racetrack · · · · · · · · S · S · · · ·  

Recreational Vehicle 
Park 

· · · · S · · · S · S · · · ·A 4.3.5.LL 

Repair Shop · · · · · · P P P · · · P P A 4.3.5.MM 

Restaurant 
Indoor/Outdoor Seating 

· · · · · P P P · P · P P P A 4.3.5.NN  

Restaurant with Drive-
through/Drive-up 
Service 

· · · · · · P P · P · P · · A 4.3.5.NN 

Restaurant, Walk-up 
Only 

· · · · P P P P P P · P P P A 4.3.5.NN 

Retail, Bulky Item · · · · · · S P P · · · · · A 4.3.5.OO 

Retail, Large Format · · · · · · S P P · · · · S A 4.3.5.PP 

Retail Use, Other · · · · · P P P P · · · P P A  

Self Service Storage, 
External Access Only 

· · · · · · · S P · P · · · A 4.3.5.QQ 

Self Service Storage, 
Internal Access Only 

· · · · · · S S P · P · · P A 4.3.5.QQ 

Shooting Range, Indoor · · · · · · · S S · · · · · · 4.3.5.RR 

Specialty Eating 
Establishment 

· · · · · P P P · · · S P P A 4.3.5.SS 

Tattoo and Piercing 
Establishment 

· · · · · · P P · · · · · S A  

Theatre · · · · · P P P · · · · P P A  

Truck Stop · · · · · · · P P · P · · · · 4.3.5.TT 

Vape, Tobacco, and 
CBD Shop 

      P P     P P A 4.3.5.UU 

Veterinary Clinic · · · · · P P P · · · · P P A 4.3.5.VV 
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ARTICLE 4: USES 
4.2. Principal Uses 4.2.3. Principal Use Table 

 

 

Town of Zebulon 4 
Unified Development 

Ordinance 
 

TABLE4.2.3: PRINCIPAL USE TABLE 
A=Allowed (if listed in a PD master plan); P=Permitted subject to applicable use-specific standards; S=Requires approval of a 

special use permit and compliance with applicable use-specific standards; “·”=Prohibited 

USE TYPE 

[1] 

RESIDENTIAL COMMERCIAL MIXED USE 

U
S
E
-S

P
E
C

IF
IC

 

S
TA

N
D

A
R

D
S
 

[2
] 

R
1

 

R
2

 

R
4

 

R
6

 

R
M
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N
C

 

G
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C
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H
I 

O
I 

D
TC

 

D
TP

 

P
D

 

Broadcasting Studio · · · · · · P P P · · · P P A 4.3.4.D 

Cemetery, 
Columbarium, or 
Mausoleum 

· S · · · · S S S · S S · · A 4.3.4.E 

Child Day Care Center · S S S P P P P · · · P P P A 4.3.4.F  

Child Day Care, Drop In      P P P    P P P A  

College or University · · · · · · S S · · · P · P A  

Community/Youth/ 
Senior Center 

· · · · P P P P · · · P P P A 4.3.4.G 

Community Garden P P P P P P · · · · · · · P A  

Coliseum or Arena · · · · · · · P P P · · · P A 4.3.4.H 

Conference or 
Convention Center 

· · · · · · · P · · · · P P A 4.3.4.H 

Cultural Facility, Library, 
or Museum 

· · · · S P P P · · · P P P A  

Drug/Alcohol Treatment 
Facility 

· · · · · · S S · · · P · S · 4.3.4.I 

Fire/EMS/Police Station · · · P P P P P P P P P P P A  

Fraternal Club or Lodge · S S P P S P P · · · P · S A 4.3.4.J 

Government Office · · · · P P P P P P  P P P ·  

Government 
Maintenance, Storage, 
Distribution 

· · · · · · · P P P P · · · ·  

Helicopter Landing Pad · · · · · · · · P P P S · · A 4.3.4.K 

Hospital · · · · · · · S · · · S · S A 4.3.4.L 

Indoor Private 
Recreation 

· P P P P P P · · · · P · P A  

Outdoor Private 
Recreation 

· S S P P P P · · · · P · S A  

Park (public or private) P P P P P P P P P P · P P P A  

Passenger Terminal · · · · · P P P P P P P P P A  

Post Office · · · · · P P P · · · P P P A  

Psychiatric Treatment 
Facility 

· · · · · · · · · S · S · · ·  

Religious Institution · S S P P S P P · · · P · S A 4.3.4.M 

School, Elementary · S S P P S P P · · · P · S A  

School, High/Middle · S · · · S P P · · · P · S A 4.3.4.N 

School, Vocational · · · · · · · P P P P P · P A 4.3.4.O 

Small Wireless Facility S S S S P P P P P P P P P P A 
4.3.4.P; 
4.3.4.S 

Telecommunications 
Tower, Major 

· · · · · · · S S · P · · · · 
4.3.4.Q; 
4.3.4.S 
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ARTICLE 9: MEASUREMENT AND DEFINITIONS 
9.4. Definitions Check Cashing/Payday Lending Establishment 

 

 

Town of Zebulon 32 
Unified Development 

Ordinance 
 

DEFINITIONS 

CHECK CASHING/PAYDAY 

LENDING ESTABLISHMENT 

An establishment engaged in loaning money upon deposit of personal 
property or signature on a promise to repay.  Such uses also store personal 
property on site and may sell goods at retail sale. 

CHICANE A serpentine curve added to a street as a traffic calming measure. 

CHILD CARE, INCIDENTAL 

A program or arrangement, licensed by the State and located in the provider’s 
residence where, at any one time, three or more children under the age of 13, 
receive child care on a regular basis of at least once per week for at least four 
(but less than 24) hours per day from persons other than their guardians, full-
time custodians, or persons related to them by blood, marriage, or adoption.  
This definition does not include child day care centers, cooperative 
arrangements among parents, or other activities not defined as child care by 
Section 110-86 of the North Carolina General Statutes.   Provision of day 
care services for more than six children in a residential dwelling is subject to 
the standards for a child day care center.   

CHILD DAY CARE CENTER 

A commercial or non-profit use licensed by the State where, at any one time, 
three or more unrelated children under the age of 13 receive child care from 
an unrelated person in a building other than a private residence on a regular 
basis of at least one occurrence per week for more than four hours per 
occurrence.  Such uses may also involve the provision of educational services 
in preparation for elementary school.  This definition does not include 
incidental child care, cooperative arrangements among parents, or drop-in or 
short-term child care provided while parents work part-time or participate in 
other activities on the premises (e.g., churches, shopping malls, hotels, health 
spas). 

CHILD DAY CARE, DROP-IN 

A commercial or non-profit use regulated by the State where, at any one time, 
three or more unrelated children under the age of 13 receive child care from 
an unrelated person in a building other than a private residence on an 
irregular basis where guardians participate in activities that are not 
employment related such as running errands or leisure activities and are 
otherwise easily accessible (within 15 minutes).   

CLIMATE CONTROL 

EQUIPMENT 
Heating, ventilation, air conditioning, and similar heating or cooling 
equipment typically located outdoors. 

CLUSTER MAILBOX UNIT 
A centralized grouping of individually locked and keyed mailboxes meeting the 
specifications of the United States Postal Service. 

COFFEE SHOP 

A commercial establishment engaged in the retail sale of coffee, tea, and 
related beverages for on-site and off-site consumption.  Coffee shops may 
also offer a limited range of food available for on-site or off-site consumption 
as well as merchandise associated with home consumption of coffee or tea.  A 
coffee shop may also include, as an accessory use, equipment and facilities to 
prepare coffee beans for consumption.  Uses engaged solely in coffee bean 
processing for off-site consumption are manufacturing uses.  Uses that derive 
the majority of their income from sales of food are restaurant uses. 

COLISEUM OR ARENA 

A building or structure designed or intended for use for spectator sports, 
entertainment events, expositions, and other public gatherings.  Such uses may 
or may not include lighting facilities for illuminating the field or stage area, 
concessions, parking facilities, and maintenance areas. 

COLLECTOR STREET See “Street, Collector.” 
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2.1.3. STEPS IN THE DEVELOPMENT REVIEW PROCESS 

A. The first step in the development review process is to determine the specific type(s) of 

development application to be submitted.  Table 2.2, Application Review Procedures, 

describes all the application review procedures in this Ordinance and the review authorities 

who decide them.  

B. The second step is to find the relevant application procedure in Section 2.2, Application 

Review Procedures, and review that information to better understand the steps and the 

criteria used in the decision-making process. 

C. The third step is to review the application processing information in Section 2.3, Application 

Processing, to understand how the Town will process the application. 

D. Step four is to review the Procedures Manual for application forms, submittal requirements, 

application fees, and application review schedules. 

E. Applications that are not prepared, filed, and determined to be complete in accordance 

with this article and the Procedures Manual will not be processed by the Town. 

2.1.4. FOR ADDITIONAL INFORMATION 

Applicants who need additional information on how to file an application should schedule 

a pre-application conference with Town staff (see Section 2.3.2, Pre-application 

Conference) to better understand the review requirements and relevant procedural steps 

associated with their particular application. 

2.2. APPLICATION REVIEW PROCEDURES 

Table 2.2, Application Review Procedures, lists the development application procedures (in 

alphabetical order), identifies the section of this Ordinance where the information may be found, 

whether or not a pre-application conference is required or is optional, and the review authority(ies) who 

review and decide the application type. 

 

 TABLE 2.2: APPLICATION REVIEW PROCEDURES 
 Pre-application Conference: “M” = Mandatory     “O” = Optional     “·” = not applicable 

Type of Action: “R”=Recommendation     “D”=Decision     “A”=Appeal 

Table symbols: | | =Public Meeting   < >=Legislative Public Hearing   / \ =Quasi-Judicial Hearing    

[ ] =see Notes 
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Administrative Adjustment  2.2.1 M D ·  · · /A\ 

Annexation [3] 2.2.2 O · ·  · <D> · 

Appeal 2.2.3 O · ·  · · /D\ 

Building Permit 2.2.4 O [4] ·  · · · 

Certificate of Occupancy  2.2.5 O [4] ·  · · · 

Conditional Rezoning [2] 2.2.6 M · [6]  |R| |D| · 

Construction Drawing 2.2.__ O · D     

Development Agreement  2.2.7 M · ·  · <D> · 
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 TABLE 2.2: APPLICATION REVIEW PROCEDURES 
 Pre-application Conference: “M” = Mandatory     “O” = Optional     “·” = not applicable 

Type of Action: “R”=Recommendation     “D”=Decision     “A”=Appeal 

Table symbols: | | =Public Meeting   < >=Legislative Public Hearing   / \ =Quasi-Judicial Hearing    

[ ] =see Notes 
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Exempt Subdivision [5] 2.2.8 O D ·  · · /A\ 

Expedited Subdivision 2.2.9 M D ·  · · /A\ 

Final Plat 2.2.10 O D ·  · · /A\ 

Floodplain Development 

Permit 
2.2.11 O D · 

 
· · /A\ 

Interpretation 2.2.12 O D ·  · · /A\ 

Planned Development [2] 2.2.13 M · [6]  |R| |D| · 

Residential Preliminary Plant 2.2.14 M · D  [2] [2] /A\ 

Reasonable 

Accommodation 
2.2.15 M   

 
  /D\ 

Sign Permit 2.2.16 O D ·  · · /A\ 

Non-Residential Site Plan 2.2.17 M · D  [2] [2] /A\ 

Special Use Permit 2.2.18 M · [6]  · /D\ · 

Temporary Use Permit  2.2.19 O D ·  · · /A\ 

UDO Text Amendment [2] 2.2.20 M · ·  |R| |D| · 

Variance 2.2.21 M · ·  · · /D\ 

Vested Rights 

Determination  
2.2.22 M · · 

 
· <D> · 

Zoning Compliance Permit 2.2.23 O D ·  · · /A\ 

Zoning Map Amendment 

[2] 
2.2.24 M · · 

 
|R| |D| · 

 NOTES: 
[1] The Planning Director may delegate review authority in accordance with Section 9.1.9, Delegation 

of Authority.  

[2] Applications subject to a recommendation by the Planning Board shall first be heard by the Board 

of Commissioners and the Planning Board in a joint legislative public hearing noticed in accordance 

with Section 2.3.6, Public Notice.  Following the joint public hearing, the application is considered by 

the Planning Board during a public meeting and then by the Board of Commissioners in a second 

public meeting.  Public meetings are not subject to public notification requirements in Section 2.3.6, 

Public Notice. 

[3] In the event land being annexed is also subject to another application (such as a zoning map 

amendment), the annexation shall be reviewed and decided prior to any subsequent application. 

[4] Building permits and certificates of occupancy are issued in cooperation with the Wake County 

Building Inspector. 

[5] The exempt subdivision review procedure is provided as a courtesy, and is not mandated. 
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 TABLE 2.2: APPLICATION REVIEW PROCEDURES 
 Pre-application Conference: “M” = Mandatory     “O” = Optional     “·” = not applicable 

Type of Action: “R”=Recommendation     “D”=Decision     “A”=Appeal 

Table symbols: | | =Public Meeting   < >=Legislative Public Hearing   / \ =Quasi-Judicial Hearing    

[ ] =see Notes 
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[6] The TRC shall conduct a preliminary review of a site or concept plan attached to an application 

prior to consideration by the Board of Commissioners. 
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2.2.17. SITE PLAN 

A. PURPOSE AND INTENT 
The purpose for the site plan procedure is to establish a 

consistent and predictable process for the review of 

proposed development, through a graphical 

representation of the proposal.  Site plan review is an 

analysis to ensure that allowable development is 

configured in accordance with the standards in this 

Ordinance, not a consideration of whether or not a 

proposed development is allowed. 

B. APPLICABILITY 

1. Except for development exempted from site plan review 

in accordance with Section 2.2.17.C, Exemptions, all 

forms of development that involve construction, moving, 

or significant alteration of a building or habitable 

structure, that result in the increase in the amount of 

impervious surface on a lot, or that involve the provision 

of landscaping, off-street parking, stormwater 

management devices, or similar site features shall be 

subject to site plan review in accordance with this 

section. 

2. Changes in use that trigger requirements for sidewalk 

provision or changes to roadway configuration shall also 

require site plan approval. 

C. EXEMPTIONS 
The following forms of development are exempted from site 

plan review, but shall require a plot plan and shall be 

subject to the standards in Section 2.2.4, Building Permit, or 

Section 2.2.23, Zoning Compliance Permit, as appropriate: 

1. Construction of a single-family detached dwelling on an 

individual lot; 

2. Establishment of an accessory use or structure; and 

3. Changes of use that do not result in the need for 

additional off-street parking spaces, additional 

screening, differing stormwater practices, or additional landscaping. 

D. SITE PLAN PROCEDURE 
The site plan procedure is described in Figure 2.2.17, Site Plan Procedure, as supplemented 

by Section 2.3, Application Processing, and the Procedures Manual. 

E. APPLICATION 
The application shall include a transportation impact analysis for review, when required by 

Section 6.13, Transportation Impact Analysis. 

F. DECISION BY TECHNICAL REVIEW COMMITTEE 
The Technical Review Committee shall review and decide the application in accordance 

with Section 2.2.17.G, Site Plan Review Standards.   

G. SITE PLAN REVIEW STANDARDS 
A site plan shall be approved on a decision the application complies with: 

1. All standards or conditions of any prior applicable permits and development approvals;  

2. All applicable requirements of this Ordinance and the Town Code of Ordinances; and 

3. All applicable county, state, and federal requirements. 

FIGURE 2.2.17:  

SITE PLAN PROCEDURE 
Step Action 

  

1 

Pre-application 

Conference 
See Section 2.3.2, Pre-

application 

Conference 

  

2 

File Application 

See Section 2.3.3,  

Application Filing 

  

3 

Completeness 

Determination 
See Section 2.3.3.G, 

Determination of 

Application 

Completeness 

  

4 

Technical Review 

Committee Review 

and Decision 
See Section 2.3.5, Staff 

Review and Action 

  

5 

Notification of 

Decision 
See Section 2.3.9, 

Notification of Decision 
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H. EFFECT 

1. CONSTRUCTION PLANS 

a. Construction plans for all public improvements included with or filed subsequent to 

the site plan shall be approved prior to street and utility construction in accordance 

with the applicable Town standards. 

b. In the case of a multi-phase site plan, any street and utility construction plans shall 

include all improvements within a phase and all public improvements outside the 

phase but necessary to serve development within that phase. 

2. PERFORMANCE GUARANTEES 
All public improvements that have not been installed by the developer, inspected, and 

accepted by the Town shall comply with the requirements in Section 6.6, Performance 

Guarantees, prior to the issuance of a certificate of occupancy. 

3. AS-BUILT PLANS 
As-built plans for all public improvements shall be submitted in accordance with Section 

6.6.11, As-Built Plans Required. 

I. AMENDMENT  
Amendment of a site plan may only be reviewed and considered in accordance with the 

procedures and standards established for its original approval. 

J. EXPIRATION 
If the work authorized by a site plan approval is not commenced within one year from the 

date of issuance, the approval shall become null and void. 

K. APPEAL 
Appeal of the decision on a site plan shall be reviewed and decided by the BOA in the 

nature of certiorari and in accordance with Section 2.2.3, Appeal. 
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2.2.14. NON-RESIDENTIAL SITE PLAN 

A. PURPOSE AND INTENT 
The purpose for the Non-Residential Site Plan procedure is 

to establish a consistent and predictable process for the 

review of proposed non-residential development, through 

a graphical representation of the proposal.  Non-

Residential Site Plan review is an analysis to ensure that 

allowable development is configured in accordance with 

the standards in this Ordinance, not a consideration of 

whether or not a proposed development is allowed. 

B. APPLICABILITY 

1. Except for development exempted from Non-

Residential Site Plan review in accordance with Section 

2.2.6.C, Exemptions, all forms of commercial 

development that involve construction, moving, or 

significant alteration of a building or habitable structure, 

that result in the increase in the amount of impervious 

surface on a lot, or that involve the provision of 

landscaping, off-street parking, stormwater 

management devices, or similar site features shall be 

subject to Commercial Site Plan review in accordance 

with this section. 

2. Changes in use that trigger requirements for sidewalk 

provision or changes to roadway configuration shall also 

require site plan approval. 

C. EXEMPTIONS 
The following forms of development are exempted from site 

plan review, but shall require a plot plan and shall be 

subject to the standards in Section 2.2.4, Building Permit, or 

Section 2.2.24, Zoning Compliance Permit, as appropriate: 

1. Construction of a single-family detached dwelling on an 

individual lot; 

2. Establishment of an accessory use or structure; and 

3. Changes of use that do not result in the need for 

additional off-street parking spaces, additional 

screening, differing stormwater practices, or additional 

landscaping. 

D. NON-RESIDENTIAL SITE PLAN PROCEDURE 
The site plan procedure is described in Figure 2.2.17, Site Plan Procedure, as supplemented 

by Section 2.3, Application Processing, and the Procedures Manual. 

E. APPLICATION 
The application shall include a transportation impact analysis for review, when required by 

Section 6.13, Transportation Impact Analysis. 

F. DECISION BY TECHNICAL REVIEW COMMITTEE 
The Technical Review Committee shall review and decide the application in accordance 

with Section 2.2.17.G, Site Plan Review Standards.   

G. SITE PLAN REVIEW STANDARDS 
A site plan shall be approved on a decision the application complies with: 

1. All standards or conditions of any prior applicable permits and development approvals;  

FIGURE 2.2.6:  

NON-RESIDENTIAL SITE PLAN 

PROCEDURE 
Step Action 

  

1 

Pre-application 

Conference 
See Section 2.3.2, Pre-

application 

Conference 

  

2 

File Application 

See Section 2.3.3,  

Application Filing 

  

3 

Completeness 

Determination 
See Section 2.3.3.G, 

Determination of 

Application 

Completeness 

  

4 

Technical Review 

Committee Review 

and Decision 
See Section 2.3.5, Staff 

Review and Action 

  

5 

Notification of 

Decision 
See Section 2.3.9, 

Notification of Decision 

  

6 

File Construction 

Drawings or Final Plat, 

as appropriate 
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2. All applicable requirements of this Ordinance and the Town Code of Ordinances; and 

3. All applicable county, state, and federal requirements 

H. EFFECT 

1. Approval of a non-residential site plan authorizes the submittal of construction drawings. 

Construction drawings shall be required in cases where public infrastructure (e.g., streets, 

waterlines, sanitary., streets, waterlines, sanitary sewer, etc.) is extended to serve the 

development. 

I. AMENDMENT  
Amendment of a site plan may only be reviewed and considered in accordance with the 

procedures and standards established for its original approval. 

J. EXPIRATION 
If a construction drawing is not submitted within one year from the date of issuance, the 

approval shall become null and void. 

K. APPEAL 
Appeal of the decision on a site plan shall be reviewed and decided by the BOA in the 

nature of certiorari and in accordance with Section 2.2.3, Appeal. 
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2.2.14. PRELIMINARY PLAT 

A. PURPOSE AND INTENT 
The purpose for this preliminary plat procedure is to 

establish a fair, consistent, and predictable procedure for 

the review of requests to divide land into a series of lots 

for development or sale in ways that promote the health, 

safety, and welfare of the citizens of the Town of Zebulon.  

The intent of these standards is to ensure:  

1. Orderly growth and development; 

2. Coordination of transportation and utility networks; 

3. Preservation of open space for purposes of recreation 

or natural resource protection; 

4. Protection from flooding, damaging sedimentation, 

and decreased surface water quality; and  

5. Distribution of population in ways that supports 

infrastructure investment and diminishes the impact of 

traffic and overcrowding. 

B. APPLICABILITY 
Divisions of land that do not qualify as an exempt 

subdivision (see Section 2.2.8, Exempt Subdivision), or an 

expedited subdivision (see Section 2.2.9, Expedited 

Subdivision), shall be reviewed and decided as a 

preliminary plat in accordance with these standards.  

C. PRELIMINARY PLAT REVIEW PROCEDURE 
The preliminary plat procedure is described in Figure 

2.2.14, Preliminary Plat Review Procedure, as 

supplemented by Section 2.3, Application Processing, 

and the Procedures Manual. 

D. APPLICATION 
The application shall include a transportation impact 

analysis for review, when required by Section 6.13, 

Transportation Impact Analysis. 

E. REVIEW AND DECISION BY THE TECHNICAL REVIEW 

COMMITTEE 
The Technical Review Committee shall review and decide the application in accordance 

with Section 2.2.14.F, Preliminary Plat Review Standards.   

F. PRELIMINARY PLAT REVIEW STANDARDS 

1. An application for a preliminary plat shall be approved, provided: 

a. The preliminary plat is prepared and sealed by a licensed professional land surveyor, 

registered professional landscape architect, or licensed professional engineer; 

b. The preliminary plat complies with the applicable standards in Section 47-30 of the 

North Carolina General Statutes; 

c. The preliminary plat includes all applicable certifications identified in the Procedures 

Manual; 

d. All lots have been certified by Wake County Environmental Resources as capable of 

accommodating the wastewater generated from the proposed use, in cases when 

the lot(s) is not served by a centralized wastewater system; 

e. The preliminary plat is in substantial conformance with all applicable requirements in 

Article 3: Districts; 

FIGURE 2.2.14:  

PRELIMINARY PLAT PROCEDURE 
Step Action 

  

1 

Pre-application 

Conference 
See Section 2.3.2, Pre-

application Conference 

  

2 

File Application 

See Section 2.3.3,  

Application Filing 

  

3 

Completeness 

Determination 
See Section 2.3.3.G, 

Determination of 

Application 

Completeness 

  

4 

Technical Review 

Committee Review 

and Decision 
See Section 2.3.5, Staff 

Review and Action 

  

5 
Notice of Decision 

See Section 2.3.9, 

Notification of Decision 

  

6 

File Construction 

Drawings or Final Plat, 

as appropriate 
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f. The preliminary plat complies with all standards and conditions of any applicable 

permits and development approvals;  

g. The name of the subdivision shall not duplicate or be similar to the name of an existing 

subdivision in Wake County or the town; and 

h. The preliminary plat complies with all other applicable requirements in this Ordinance 

and the County Code of Ordinances. 

2. Preliminary plats of land located within a special flood hazard area shall comply with the 

standards in Section 3.8.2, Flood Hazard Overlay (FHO) District, and any recorded plats 

shall include the following statement: 

“Use of land within a floodplain or flood hazard overlay is substantially restricted 

by the Town of Zebulon.” 

G. EFFECT 

1. Approval of a preliminary plat authorizes the submittal of construction drawings, and/or a 

final plat.  Construction drawings shall be required in cases where public infrastructure 

(e.g., streets, water lines, sanitary sewer, etc.) is being extended to serve lots in the 

development.  

2. Approval of a preliminary plat shall not constitute the approval for recording a subdivision 

with the Wake County Register of Deeds, or approval for the conveyance of lots. 

H. AMENDMENT 
Amendment of a preliminary plat approval may only be reviewed and considered in 

accordance with the procedures and standards established for its original approval. 

1. EXPIRATION 
An approved preliminary plat shall be valid for two years from the date of approval. 

2. EXTENSION 

a. An applicant may request an extension of a preliminary plat approval in writing to 

the Planning Director at least 30 days prior to expiration. 

b. Extension requests shall be reviewed and decided by the Technical Review 

Committee. 

c. A preliminary plat may be extended once for a maximum duration of one year. 

I. APPEAL 
Appeal of a decision on a preliminary plat shall be reviewed and decided by the BOA in the 

nature of certiorari and in accordance with Section 2.2.3, Appeal. 

  

cfarrell
Stamp



ARTICLE 2: PROCEDURES 
2.2. Application Review Procedures 2.2.17. Residential Preliminary Plan 

 

 

Town of Zebulon 2-48 
Unified Development 

Ordinance 
 

2.2.17. RESIDENTIAL PRELIMINARY PLAN 

A. PURPOSE AND INTENT 
The purpose for this preliminary plan procedure is to 

establish a fair, consistent, and predictable procedure for 

the review of requests to divide land into a series of lots 

for development or sale in ways that promote the health, 

safety, and welfare of the citizens of the Town of Zebulon.  

The intent of these standards is to ensure:  

1. Orderly growth and development; 

2. Coordination of transportation and utility networks; 

3. Preservation of open space for purposes of recreation 

or natural resource protection; 

4. Protection from flooding, damaging sedimentation, 

and decreased surface water quality; and  

5. Distribution of population in ways that supports 

infrastructure investment and diminishes the impact of 

traffic and overcrowding. 

B. APPLICABILITY 
Divisions of land that do not qualify as an exempt 

subdivision (see Section 2.2.9, Exempt Subdivision), or an 

expedited subdivision (see Section 2.2.9, Expedited 

Subdivision), shall be reviewed and decided as a 

preliminary plat in accordance with these standards.  

C. PRELIMINARY PLAN REVIEW PROCEDURE 
The preliminary plan procedure is described in Figure 

2.2.14, Preliminary Plan Review Procedure, as 

supplemented by Section 2.3, Application Processing, 

and the Procedures Manual. 

D. APPLICATION 
The application shall include a transportation impact 

analysis for review, when required by Section 6.13, 

Transportation Impact Analysis. 

E. REVIEW AND DECISION BY THE TECHNICAL REVIEW 

COMMITTEE 
The Technical Review Committee shall review and decide the application in accordance 

with Section 2.2.14.F, Preliminary Plan Review Standards.   

F. PRELIMINARY PLAN REVIEW STANDARDS 

1. An application for a preliminary plan shall be approved, provided: 

a. The preliminary plan is prepared and sealed by a licensed professional land surveyor, 

registered professional landscape architect, or licensed professional engineer; 

b. The preliminary plan complies with the applicable standards in Section 47-30 of the 

North Carolina General Statutes; 

c. The preliminary plan includes all applicable certifications identified in the Procedures 

Manual; 

d. All lots have been certified by Wake County Environmental Resources as capable of 

accommodating the wastewater generated from the proposed use, in cases when 

the lot(s) is not served by a centralized wastewater system; 

e. The preliminary plan is in substantial conformance with all applicable requirements in 

Article 3: Districts; 

FIGURE 2.2.14:  

PRELIMINARY PLAN PROCEDURE 
Step Action 

  

1 

Pre-application 

Conference 
See Section 2.3.2, Pre-

application Conference 

  

2 

File Application 

See Section 2.3.3,  

Application Filing 

  

3 

Completeness 

Determination 
See Section 2.3.3.G, 

Determination of 

Application 

Completeness 

  

4 

Technical Review 

Committee Review 

and Decision 
See Section 2.3.5, Staff 

Review and Action 

  

5 
Notice of Decision 

See Section 2.3.9, 

Notification of Decision 
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File Construction 

Drawings or Final Plat, 

as appropriate 
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f. The preliminary plan complies with all standards and conditions of any applicable 

permits and development approvals;  

g. The name of the subdivision shall not duplicate or be similar to the name of an existing 

subdivision in Wake County or the town; and 

h. The preliminary plan complies with all other applicable requirements in this Ordinance 

and the County Code of Ordinances. 

2. Preliminary plan containing parcels of land located within a special flood hazard area 

shall comply with the standards in Section 3.8.2, Flood Hazard Overlay (FHO) District, and 

any recorded plats shall include the following statement: 

“Use of land within a floodplain or flood hazard overlay is substantially restricted 

by the Town of Zebulon.” 

G. EFFECT 

1. Approval of a preliminary plan authorizes the submittal of construction drawings, and/or 

a final plat.  Construction drawings shall be required in cases where public infrastructure 

(e.g., streets, water lines, sanitary sewer, etc.) is being extended to serve lots in the 

development.  

2. Approval of a preliminary plan shall not constitute the approval for recording a subdivision 

with the Wake County Register of Deeds, or approval for the conveyance of lots. 

H. AMENDMENT 
Amendment of a preliminary plan approval may only be reviewed and considered in 

accordance with the procedures and standards established for its original approval. 

1. EXPIRATION 
An approved preliminary plan shall be valid for two years from the date of approval. 

2. EXTENSION 

a. An applicant may request an extension of a preliminary plan approval in writing to 

the Planning Director at least 30 days prior to expiration. 

b. Extension requests shall be reviewed and decided by the Technical Review 

Committee. 

c. A preliminary plan may be extended once for a maximum duration of one year. 

I. APPEAL 
Appeal of a decision on a preliminary plan shall be reviewed and decided by the BOA in 

the nature of certiorari and in accordance with Section 2.2.3, Appeal. 

 

  

cfarrell
Stamp



ARTICLE 2: PROCEDURES 
2.2. Application Review Procedures 2.2.7. Construction Drawing 

 

 

Town of Zebulon 2-22 
Unified Development 

Ordinance 
 

2.2.7. CONSTRUCTION DRAWING 

A. PURPOSE AND INTENT 
The purpose for the Construction Drawing procedure is to 

establish a consistent and predictable process for the 

review of proposed development, through a detailed 

representation of the proposal.  Construction Drawing 

review is an analysis to ensure that allowable development 

is configured in accordance with required utilities and 

constructions standards, not a consideration of whether or 

not a proposed development is allowed. 

B. APPLICABILITY 

1. Except for development exempted from Construction 

Drawing review in accordance with Section 2.2.7.C, 

Exemptions, all forms of development that involve 

construction, moving, or significant alteration of a 

building or habitable structure, that result in the increase 

in the amount of impervious surface on a lot, or that 

involve the provision of landscaping, off-street parking, 

stormwater management devices, or similar site features 

shall be subject to Construction Drawing review in 

accordance with this section. 

2. Changes in use that trigger requirements for sidewalk 

provision or changes to roadway configuration shall also 

require site plan approval. 

C. EXEMPTIONS 
The following forms of development are exempted from 

construction drawing review, but shall require a plot plan 

and shall be subject to the standards in Section 2.2.4, 

Building Permit, or Section 2.2.24, Zoning Compliance 

Permit, as appropriate: 

1. Construction of a single-family detached dwelling on an 

individual lot; 

2. Establishment of an accessory use or structure; and 

3. Changes of use that do not result in the need for 

additional off-street parking spaces, additional 

screening, differing stormwater practices, or additional landscaping. 

D.  CONSTRUCTION DRAWING PROCEDURE 
The Construction Drawing procedure is described in Figure 2.2.7, Construction Drawing 

Procedure, as supplemented by Section 2.3, Application Processing, and the Procedures 

Manual. 

E. APPLICATION 
The application shall include details sheets and to scale engineered plans. 

F. DECISION BY TECHNICAL REVIEW COMMITTEE 
The Technical Review Committee shall review and decide the application in accordance 

with Section 2.2.7.G, Construction Drawing Review Standards.   

G. CONSTRUCTION DRAWING REVIEW STANDARDS 
A Construction Drawing shall be approved on a decision the application complies with: 

1. All standards or conditions of any prior applicable permits and development approvals;  

2. All applicable requirements of this Ordinance and the Town Code of Ordinances; and 

FIGURE 2.2.7:  

CONSTRUCTION DRAWING 

PROCEDURE 
Step Action 

  

1 

Pre-application 

Conference 
See Section 2.3.2, Pre-

application 

Conference 

  

2 

File Application 

See Section 2.3.3,  

Application Filing 

  

3 

Completeness 

Determination 
See Section 2.3.3.G, 

Determination of 

Application 

Completeness 

  

4 

Technical Review 

Committee Review 

and Decision 
See Section 2.3.5, Staff 

Review and Action 

  

5 

Notification of 

Decision 
See Section 2.3.9, 

Notification of Decision 
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3. All applicable county, state, and federal requirements. 

H. EFFECT 

1. CONSTRUCTION PLANS 

a. Construction Drawing plans for all public improvements included with or filed 

subsequent to the Non-Residential Site Plan or Residential Preliminary Plan shall be 

approved prior to street and utility construction in accordance with the applicable 

Town standards. 

b. In the case of a multi-phase site plan, any street and utility construction plans shall 

include all improvements within a phase and all public improvements outside the 

phase but necessary to serve development within that phase. 

2. PERFORMANCE GUARANTEES 
All public improvements that have not been installed by the developer, inspected, and 

accepted by the Town shall comply with the requirements in Section 6.6, Performance 

Guarantees, prior to the issuance of a certificate of occupancy. 

I. AMENDMENT  
Amendment of a Construction Drawing may only be reviewed and considered in 

accordance with the procedures and standards established for its original approval. 

J. EXPIRATION 
If the work authorized by a Construction Drawing approval is not commenced within one 

year from the date of issuance, the approval shall become null and void. 

K. APPEAL 
Appeal of the decision on a site plan shall be reviewed and decided by the BOA in the 

nature of certiorari and in accordance with Section 2.2.3, Appeal. 
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	deviations and proposed alternative means of compliance Attach additional pages as needed: 1. Development of the property for a convenience store with gasoline sales use shall be     substantially as shown on the concept plan approved as part of this rezoning request and as       shown on a site/ development plan approved subsequent and pursuant to this rezoning.      Development of the use on the property as described above shall not be subject to the       use-specific standard in UDO 4.3.5.Q.1.a, more specifically this condition permits gasoline pump     island to be located between the building and street as shown on the concept plan.2. This rezoning and the associated site/building design proposed as part of the request considers        certain UDO requirements in relation to: the nature of the proposed commercial use which is     permitted by-right under the existing HC zoning; the property being adjacent to street     rights-of-way on three sides, subjecting proposed development at this location to additional     standards not applicable to the same development type throughout all HC zoning; and, aspects of     the proposed site/building design that exceed minimum UDO requirements as shown and     described in the documents submitted as part of the rezoning request. Based on consideration of     these factors, variation in the fenestration requirements for the south, west and east building      facades is allowed as shown on plans approved as part of this rezoning, more specifically:        •  South wall – 29% transparency/glazing provided (minimum 30% required); wall does not face an              adjacent street.        • West wall – 33% transparency/glazing provided (minimum 30% required), use of spandrel           glazing due to interior layout requirements for specific building use; canopies are provided above           glazing on this façade.        • East wall – no transparency provided (view of wall from the adjacent street will be screened by           multiple different design aspects required by the UDO and other features including: required            dumpster enclosure and landscape screening; street trees; canopy and understory trees and           shrubs within the required street buffer; and the proposed fueling area and associated structures).3.   The developer shall construct/provide the following traffic improvements as shown on the diagram titled:         "Proposed Land Configurations and Traffic Control, Zebulon 7-Eleven, Zebulon, NC, Figure 14", prepared         by Impact Designs, Inc. agreed upon by development team, Town of Zebulon, and NCDOT on 7/27/2023.       Plans/details of these improvements shall be shown on the site/construction plans submitted to the Town       for review subsequent to rezoning.         • 125-foot eastbound right turn lane on Dogwood Drive at Site Access A.         • 150-foot westbound left turn lane on Dogwood Drive at N Arendell Ave.         • 300-foot left turn lane on the US 64 Highway WB off-ramp.         • Retime traffic signals in the AM and PM peak hours.         • Upgrade signal at N Arendell Ave/Dogwood Drive/US 64 WB ramps to accommodate new left turn lanes.


