TOWN OF ZEBULON
JOINT PUBLIC HEARING AGENDA
BOARD OF COMMISSIONERS AND PLANNING BOARD
December 12, 2016
7:00pm
I.

CALL TO ORDER

II.

PUBLIC HEARING
A. SU 2017-01 – Barrington. A request by 264 Investments, LLC to obtain a Special
Use Permit for the purpose of developing a residential subdivision known as Barrington
located at Old Bunn Road and Parks Village Road. The parcels are currently owned
by 264 Investments, LLC and is zoned Residential (R-20) [NC PINs: 2705 89 9809,
2706 81 9852, 2716 00 5664].

III.

ADJOURNMENT

A. SU 2017-01 – Barrington A request by 264 Investments, LLC to obtain a Special Use
Permit for the purpose of developing a residential subdivision known as Barrington located at
Old Bunn Road and Parks Village Road. The parcels are currently owned by 264 Investments,
LLC and is zoned Residential (R-20) [NC PINs: 2705 89 9809, 2706 81 9852, 2716 00 5664].

Case Information:
Applicant(s): Charles R. Walker, III
Property Owner(s): 264 Investments, LLC

Property Information:
Location:

Acreage

Current
Zoning

Existing Conditions

601 Parks Village Road, 0 and
1745 Old Bunn Road

210

R-20

Vacant

Surrounding Property Owners, Land Use and Current Zoning:
North
South
East
West

Property Owner

Current Land Use

Joan and John Saunders
Patel Family Properties, LLC
Thomas and Jill Hendrickson
Jimmy and Ruth Joyner

Single Family Dwelling
Vacant
Single Family Dwelling
Single Family Dwelling

Current
Zoning
R-20
R-20
WC R-30
R-20

Staff Report:
This agenda, including staff report plus attachments, is to be entered into the record for this
hearing.
1. Background Information
A. This request is for a special use permit for a single and multi-family residential
subdivision known as Barrington.
B. The annexation hearing for these parcels was held on November 7, 2016.
C. The Board of Commissioners annexed these parcels on November 7, 2016.
D. Staff has met at least four times with the applicant, each meeting lasting at least an hour.
Each meeting has been productive and all sides were able to come to agreements on
various items of discussion.
E. The original Joint Public Hearing date was set for November 14, 2016. Staff required
more time to prepare the agenda and supporting documents for a development of this
magnitude. The applicant accepted this information and has worked closely with staff on
the proposed conditions list to come to as many agreements as possible to ensure the time
at the Joint Public Hearing can be used wisely on the bigger discussion items.

2. Application Information
A. The applicant submitted a spiral bound book containing their application, supplemental
information, and attachments. This book is included as Attachment 13 to this agenda.
B. The proposed site plan submitted by the applicant shows a total of 837 homes with a mix
of Single Family Detached, Paired Single Family (duplexes), and Townhomes.
C. The proposed timeline for complete buildout is seven (7) years. The development will be
submitted to the Zebulon Technical Review Committee in phases.
D. A concept plan is provided. An 8 ½ x 11 inch illustrative drawing is included in the
spiral bound book. Inserted into the back is a larger 11 x 17 inch drawing that has been
updated to reflect some of the proposed conditions that have been agreed to by the
developer.
E. The Illustrative Plan shows the groupings of housing types, roadways, open space areas,
recreation area, and greenway trails.
3. Zoning
A. Residential districts are designed and intended to secure for the persons who reside there
a comfortable, healthy, safe and pleasant environment in which to live, sheltered from
incompatible and disruptive activities that properly belong in nonresidential districts.
B. Most of the surrounding properties are zoned residential with the remaining parcels zoned
heavy business special use, and heavy industrial. Both the heavy business special use and
heavy industrial districts are located across US Highway 264 to the south.
C. Heavy business zoned districts are designed to accommodate the widest range of
commercial activities.
D. Industrial districts are established primarily to accommodate enterprises engaged in the
manufacturing, processing, creating, repairing, renovating, painting, cleaning or
assembling of goods, merchandise or equipment.
E. The purpose of the Special Use Districts (SUD) is to promote greater land use
compatibility by allowing land owners to voluntarily place their properties within
classifications in which a special use permit is required as a prerequisite to any use or
development.
F. Rezoning to a Special Use District shall be considered concurrently with the special use
permit application.
G. The rezoning classification for a development of this density will be R-13-SUD.
H. The proposed Special Use District is located on a parcel and surrounded by parcels zoned
for such a use.
4. Land Use
A. The Comprehensive Plan was adopted before the extraterritorial expansion occurred.
Therefore, it does not contain most of the requested area in its report.
B. The Comprehensive Plan suggests the parcels and surrounding areas contain a mix of
uses included Medium Density Residential and Mixed Use.
C. Medium Density Residential areas include land designated for residential use in areas that
will be served by the municipal water and sanitary sewer system. This land use is
designated by the density of development and not the type of housing with an average
overall density of approximately 3 to 4 units per acre. Densities of this development
pattern would range from a low density pattern consisting mostly of single family

detached homes but also include duplexes, townhomes and multiple-family dwellings.
Housing units may either be owner or renter occupied.
D. The Mixed Use land use category allows a mixture of housing, employment, commercial
and retail service uses in close proximity to each other. This could mean vertical mix.
Mixed Use creates the potential for people to work close to their employment and offers
an environment where one can live, work and shop with less reliance on vehicles.
E. The proposed Special Use District conforms to the intent of the Comprehensive Plan, for
the portion included in the report.
5. Transportation
A. The Multimodal Transportation Plan did not anticipate the level of development that is
currently being proposed along Old Bunn road. The Plan shows Old Bunn Road from
Shepard School Road to Karial Court as a 2-lane curb and gutter with wide lanes and
sidewalks on both sides of the roadway and a 2-lane road with wide paved shoulders from
Karial Court to the Planning Jurisdiction.
B. The Multimodal Transportation Plan requires updating to include this new growth along
Old Bunn. The plan used traffic counts that did not assume this new level of development
of nearly 1700 additional cars for one development.
C. The development will add over 100 trips during a weekday peak hour. The Town’s Code
of Ordinances requires that a Traffic Impact Analysis (TIA) be submitted for the proposed
development. A TIA report was submitted for the development and is included as
Attachment 14.
D. Staff has consulted with Will Letchworth, PE, a licensed transportation consultant with
WSP Parsons Brinkerhoff, for review of the TIA. He has supplied a letter of his findings
which has been included as Attachment 10. His findings concluded the TIA was done
accurately and correctly. Recommendations for the development were supplied through
the TIA. However, Mr. Letchworth has supplied some additional conditions to consider.
These conditions are included in the proposed conditions list and the developer has agreed
with these proposed conditions. Some of the proposed conditions above what the TIA has
recommended are to:
i. Include a minimum of 100 feet of storage with appropriate tapers where turn lanes
are required. This is standard for North Carolina Department of Transportation
specifications.
ii. Include offsite improvements of additional auxiliary turn lanes at NC 97 and Old
Bunn Road, and Old Bunn Road and Shepard School Road.
iii. Reduce the number of driveways along Old Bunn Road and Parks Village Road.
Driveway permits will be required through North Carolina Department of
Transportation. There are strict guidelines for the number of entrances and the
distance between the entrances. The proposed conditions call for reducing the
number of full access driveways by half of the proposed amount to help control
traffic flow along these corridors.
E. Additional right-of-way along both Old Bunn Road and Parks Village Road has been
requested as a proposed condition. This will help ensure corridor enhancements will be
able to be constructed with fewer obstructions based on future updates to the Multimodal
Transportation Plan that includes the continued growth and interest in this area. Rights-

of-way are based upon current standard North Carolina Department of Transportation and
Town of Zebulon roadway widths. The developer has agreed to the proposed condition.
F. Requiring additional rights-of-way throughout the corridors of the development creates a
unique situation for the installation of sidewalks. Several properties are interspersed
through the development breaking the continuity of the perimeters. In these locations,
sidewalks will either have to curve back towards the current right-of-way, or they will
have to stop for the interrupting parcel and continue on the other side where development
begins again. Staff proposes sidewalks curve back towards the current right-of-way. In
those locations where NCDOT requirements on constructability prevent curving towards
the right-of-way, staff proposes allowing the gap but collect a fee in lieu to construct later.
The Board should understand this may require the Town to acquire land to complete this
gap.
G. Staff proposes roadways within the development shall be public.
i. Private roads connecting to public roads create confusion for future homeowners
and staff as to the delineation of public and private services (such as solid waste,
recycling, yard waste, and leaf collection, brining, snow removal, crack sealing,
patching, milling, resurfacing, and maintenance of roadways).
ii. The possibility of 500 or more homes on private roads could create equity issues
as homeowners paying property taxes for such services will not be receiving those
services.
iii. The amount of time spent fielding complaints of these natures and mediating
between homeowners and a homeowner’s association or homeowner’s association
management firm, if applicable, creates staffing issues.
H. The developer has proposed a response to this condition of all public roads within the
development. They propose single family detached dwellings and paired single family
dwellings will be on public roadways and the townhomes will be on private streets. They
propose townhomes on private streets will have trash, recycling, yard waste, and leaf
collection provided through the Homeowner’s Association, as well the Homeowner’s
Association providing maintenance of roads, and snow removal.
6. Greenway, Bicycle & Pedestrian Master Plan
A. Corridor #2 of the Town’s adopted Greenway, Bicycle and Pedestrian Master Plan runs
through the proposed development. Corridor #2 runs adjacent along the southern part of
the parcel south of the intersection of Old Bunn Road and Parks Village Road. The
corridor then crosses north to run along the east side of Parks Village Road, crosses west
under US Highway 64, and continues west across the proposed development. The
Corridor #2 map is included as an attachment to this agenda.
B. Corridor #2 crosses US Highway 264 and US Highway 64 near this development. Each
crossing is roughly estimated to cost one million dollars for a 12’x12’ box culvert with
lighting. The plan does not state who is financially responsible for these crossings.
C. Staff proposes the developer is responsible for the culvert crossing of US Highway 64 as
their development is split across this highway. Staff is not proposing the developer be
responsible for any portion of the culvert crossing under US Highway 264 as this is an
off-site improvement.

D. The developer proposes a condition where they do not install or pay for the culvert
crossing under US Highway 64. The developer has proposes an assessment that will be
paid by the builder that the time of building permits for the construction of the culvert
crossing. The assessment will have the development’s share as $188,325 ($225 x 837
homes) based on the rough estimation a million dollars for the culvert crossing.
E. Staff is suggesting a condition that the developer pay a fee-in-lieu based on an approved
sealed engineer estimate for the portion of Corridor #2 that will be on the southern side of
Old Bunn Road that runs partially along the development’s perimeter. Staff is also
requesting dedicated easements for the greenway and construction of the greenway along
this portion. The developer has agreed to this proposed condition.
F. The proposed Illustrative Plan shows connections to the greenway trails throughout the
development. Staff has proposed conditions of where trailhead connections should be
placed, using Town’s specifications for construction. The developer has agreed to these
proposed conditions.
7. Water and Sewer Allocation Policy
A. The industry standard for water and sewer usage for a two-bedroom single family home
is 250 gallons per day (GPD).
B. The water and sewer allocation request by the applicant for 837 homes is 209,250 GPD.
C. Staff is proposing water and sewer allocation requests be handled at the time of the final
plat approval process with a not to exceed amount of 200 dwelling units per final plat
which would limit requests to 50,000 GPD.
D. Limiting allocation approval ensures the Town reserves allocation for other requests,
prevents overallocation, and allows better tracking of allocation versus actual usage.
E. The developer has agreed to these proposed conditions.
8. Recreation Amenities
A. The proposed recreation amenities include a four acre area with a community building,
bathhouse with bathrooms/showers, junior Olympic swimming pool, sundeck, parking
lot, bike racks, and playing field. Staff has proposed conditions such as the age ranges
for the playground equipment (ages 2-5, and 5-12), amount of playground amenities
(benches, waste stations), and sizes of the pool and playing field. The developer has
agreed to these proposed conditions.
9. Ordinance Requirements
A. The General Assembly of North Carolina recently enacted an amendment to General
Statute 160A-381 on June 10, 2015. This amendment states any zoning and development
regulation ordinance relating to building design elements may not be applied to any
structures subject to regulation under the North Carolina Residential Code for One- and
Two-Family Dwellings except under certain circumstances (such as structures located in
areas designated as local historic districts or on the National Register of Historic Places,
the structures are individually designated as historic landmarks, or where the regulations
are adopted as part of the safety code or for participation in the National Flood Insurance
Program) unless voluntarily consented to by the property owners as part of and in the
course of seeking development approval.

B. Staff is proposing a condition for the permit that no portion of any lot shall contain
wetlands, riparian buffers, floodplain or floodway. The developer agrees to this
condition.
C. Staff is proposing a condition for exterior building materials to be brick or stone veneer,
vinyl or fiber cement (such as hardieplank) siding. The developer agrees to this
condition.
D. Staff is proposing a condition that fifty percent (50%) of all homes must have a front
façade comprised of brick or stone equal to a minimum of twenty-five percent (25%)
overall coverage. The developer agrees to this condition.
E. Staff is proposing a condition that foundations be on slab on grade, stem wall, crawl
space, or basement determined by site grading and topography or as determined by the
builder. The developer agrees to this condition.
F. Staff is proposing a condition that the heated square footage for single family dwellings
be a minimum of 1,400 square feet, paired family dwellings be a minimum of 1,400
square feet, townhomes with two (2) bedrooms be a minimum of 1,000 square feet, and
townhomes with three (3) bedrooms be a minimum of 1,200 square feet. The developer
agrees to this condition.
G. Staff is proposing a condition for all homes to have at least a one-stall garage.
H. The developer is proposing a condition that no less than eighty percent (80%) of single
and paired family dwellings no less than fifty percent (50%) of townhomes shall have at
least a one-stall garage.
10. Site Plan Approval
A. The development shall be subject to site plan approval through the Zebulon Technical
Review Committee.
B. Final plat review and approval will be required for each phase of the development by the
Board of Commissioners.
11. Other Proposed Conditions
A. Staff has proposed landscaping buffer requirements along the perimeters of the
development and along transportation corridors. The developer agrees to these
conditions.
B. Staff is proposing various setbacks for each building type. The developer agrees to this
condition.
C. Staff has proposed various other conditions relating to open space preservation, street
lighting, decorative street signage, preserving rock outcrops, Beaverdam Creek Sanitary
Sewer Outfall assessment fees, mailbox kiosks, blasting, adherence to all town
ordinances and policies, landscaping, streetscaping, signage, and Homeowner’s
Association responsibilities. The developer agrees to these conditions.
12. Proposed Conditions with Developer’s Responses
A. As discussed in the previous sections of the staff report, most all of the proposed
conditions have been agreed to by the developer. The few conditions requiring further
discussion involve the greenway culvert, public roadways within the development, and
the requirement of garages on all homes. Further discussion on how the Board would
like to handle the issue of the sidewalk continuity issue may also be required.

Attachments:
(1) Wake County Tax Cards
(2) Deeds
(3) Notice of Public Hearing
(4) Quasi-Judicial Handout Mailed to Adjoining Property Owners
(5) Certification of Notice to Property Owners
(6) Notified Property Owners List
(7) Zoning Map
(8) Land Use Map
(9) Bunn Farm Impact Letter from Leatherman Real Estate Services
(10) Transportation Engineer Report – WSP Parsons Brinkerhoff
(11) Greenway Corridor Documents for Reference – NOT TO SCALE
(12) Proposed Categorized Conditions
(13) Special Use Permit Application Spiral Bound Book
(14) Traffic Impact Analysis Bound Book (Submitted by Ramey Kemp & Associates)

Public Notice:
A notice of public hearing was published in the Eastern Wake News on November 30, 2016, and
December 7,2016. The property owners within 150 feet of the proposed development were
mailed notice of the public hearing 20 days prior to the meeting. Public hearing signs were
posted on the property.

Staff Recommendation:
Staff does not make recommendations on a Special Use Permit application.

Requested Action:
Refer SU 2017-01 to the Planning Board for recommendation.

Quasi-Judicial requirements must be adhered to for proper issuance of a
Special Use Permit.
Quasi-Judicial Requirements:
1. The Board of Commissioners should motion on the approval or denial of SU 2017-01.
2. If approved, the Board need not make findings of fact. If denied the Board must vote on each
specific finding and state a reason as to why the finding was denied. Only one finding must
be denied to oppose the permit. The findings of fact are as follows:
a. The proposed special use will not materially endanger the public health, safety or
welfare;
b. The proposed special use will not substantially injure the value of adjoining or
abutting property;
c. The proposed special use will be in harmony with the area in which it is to be located;
and
d. The proposed special use will be in general conformity with the ordinances, policies,
land use plan, thoroughfare plan or other plan officially adopted by the Board of
Commissioners.
3. If approved, any conditions should be stated in the motion to approve.

Choices:
 Zoning denial with specific finding and stated reasoning for such.
 Zoning approval without conditions (acceptance of project as submitted).
 Zoning approval with a selection of conditions provided by staff, Board Members
and/or applicant.
 Table for further study.

TOWN OF ZEBULON
PLANNING BOARD AGENDA
Zebulon Municipal Complex
December 12, 2016

I.

CALL TO ORDER

II.

APPROVAL OF AGENDA

III.

ADOPTION OF MINUTES
A. September 12, 2016

IV.

NEW BUSINESS
A. SU 2017-01 – Barrington A request by 264 Investments, LLC to obtain a Special
Use Permit for the purpose of developing a residential subdivision known as Barrington
located at Old Bunn Road and Parks Village Road. The parcels are currently owned by
264 Investments, LLC and is zoned Residential (R-20) [NC PINs: 2705 89 9809, 2706
81 9852, 2716 00 5664].

F. STAFF REPORT
G. ADJOURNMENT

PLANNING BOARD
Minutes
September 12, 2016
Present: Darrell Jones, Laura Johnson, Gene Blount, Larry Ray, Kenny Waldroup, Mark HetrickPlanning, Julie Spriggs-Planning, Toby Hampson-Attorney, Lisa Markland-Clerk
Absent: Sam Hayes
The meeting was called to order by Darrell Jones at 7:11pm.
Darrell Jones stated that they needed to do a swearing in. It was stated that they were not
prepared to do so since notification had not been received from Wake County of their
appointment.
AGENDA
It was stated that agenda would need to be amended to remove the swearing in.
Gene Blount made a motion, second by Laura Johnson to approve the agenda as amended. There
was no discussion and the motion passed unanimously.
MINUTES
Laura Johnson made a motion, second by Larry Ray to approve the minutes for May 23, 2016 as
presented. There was no discussion and the motion passed unanimously.
NEW BUSINESS
ZA 2017-01—Fee-In-Lieu—152.195 Text Amendment
Darrell Jones asked for staff report.
Julie Spriggs asked if there was any additional information needed or any questions.
Kenny Waldroup said that he had a proposal for the language in that he thought it needed
clarification so as to clear up the language about the methodology and thought that the Town
engineer should select the methodology to be sealed. He thought it should state something to the
effect that it would include best professional judgement that would require the applicants engineer
to select three recent bids for like materials no older than 18 months. Kenny thought that it would
provide a better product but wasn’t sure how to integrate that into the language of the ordinance.
There was discussion about the language and it was decided that staff would work with the Town
of Zebulon attorney on the appropriate language.
Larry Ray stated that he thought there needed to be a timeframe so that the estimate was not just
hanging out there. Kenny Waldroup said that it could occur that reasonable methods might not be
used to come up with the estimates.

Toby Hampson said that the Public Works Director did keep abreast of the reasonableness of the
estimates currently and thought that would be appropriate for the current language. He continued
by stating that he would work with staff and make sure that the language fit the legislation in place.
Darrell Jones asked if there were any comments.
Kenny Waldroup was in agreement that staff and the attorney should work on the language with
modifications to add structure to the engineers estimate process to be brought forward to the Board
of Commissioners for their approval.
Julie Spriggs asked if the desire was for it to be a part of the UDO or as a part of the procedural
manual to support the ordinance so it could be easily changed. Kenny Waldroup stated he was
fine with either method but wanted it to be a part of the process.
Larry Ray said that he thought it should be referenced.
Julie Spriggs explained that if it were referenced in that proposed ordinance she thought it should
state something to the effect that it was by standard staff procedures or adopted plans.
Kenny Waldroup made a motion, second by Gene Blount to recommend approval with a
recommendation to staff to craft a solution, with the Town Attorney, to the problem presented
during discussion that would be presented to the Board of Commissioners. There was no
discussion and the motion passed unanimously.
STAFF REPORT
Mark Hetrick said that there were a lot of discussions going on with developers around town and
the Board of Commissioners approved the development agreement with Weaver’s Pond for the
greenways on their site.
David Covington made a motion, second by Larry Ray to adjourn the meeting. There was no
discussion and the motion passed unanimously.

__________________________
Date

_____________________________________
Darrell Jones—Chairman

SEAL
_____________________________________
Lisa M. Markland, CMC—Town Clerk

A. SU 2017-01 – Barrington A request by 264 Investments, LLC to obtain a Special Use
Permit for the purpose of developing a residential subdivision known as Barrington located at
Old Bunn Road and Parks Village Road. The parcels are currently owned by 264 Investments,
LLC and is zoned Residential (R-20) [NC PINs: 2705 89 9809, 2706 81 9852, 2716 00 5664].

Case Information:
Applicant(s): Charles R. Walker, III
Property Owner(s): 264 Investments, LLC

Property Information:
Location:

Acreage

Current
Zoning

Existing Conditions

601 Parks Village Road, 0 and
1745 Old Bunn Road

210

R-20

Vacant

Surrounding Property Owners, Land Use and Current Zoning:
North
South
East
West

Property Owner

Current Land Use

Joan and John Saunders
Patel Family Properties, LLC
Thomas and Jill Hendrickson
Jimmy and Ruth Joyner

Single Family Dwelling
Vacant
Single Family Dwelling
Single Family Dwelling

Current
Zoning
R-20
R-20
WC R-30
R-20

Staff Report:
This agenda, including staff report plus attachments, is to be entered into the record for this
hearing.
1. Background Information
A. This request is for a special use permit for a single and multi-family residential
subdivision known as Barrington.
B. The annexation hearing for these parcels was held on November 7, 2016.
C. The Board of Commissioners annexed these parcels on November 7, 2016.
D. Staff has met at least four times with the applicant, each meeting lasting at least an hour.
Each meeting has been productive and all sides were able to come to agreements on
various items of discussion.
E. The original Joint Public Hearing date was set for November 14, 2016. Staff required
more time to prepare the agenda and supporting documents for a development of this
magnitude. The applicant accepted this information and has worked closely with staff on
the proposed conditions list to come to as many agreements as possible to ensure the time
at the Joint Public Hearing can be used wisely on the bigger discussion items.

2. Application Information
A. The applicant submitted a spiral bound book containing their application, supplemental
information, and attachments. This book is included as Attachment 13 to this agenda.
B. The proposed site plan submitted by the applicant shows a total of 837 homes with a mix
of Single Family Detached, Paired Single Family (duplexes), and Townhomes.
C. The proposed timeline for complete buildout is seven (7) years. The development will be
submitted to the Zebulon Technical Review Committee in phases.
D. A concept plan is provided. An 8 ½ x 11 inch illustrative drawing is included in the
spiral bound book. Inserted into the back is a larger 11 x 17 inch drawing that has been
updated to reflect some of the proposed conditions that have been agreed to by the
developer.
E. The Illustrative Plan shows the groupings of housing types, roadways, open space areas,
recreation area, and greenway trails.
3. Zoning
A. Residential districts are designed and intended to secure for the persons who reside there
a comfortable, healthy, safe and pleasant environment in which to live, sheltered from
incompatible and disruptive activities that properly belong in nonresidential districts.
B. Most of the surrounding properties are zoned residential with the remaining parcels zoned
heavy business special use, and heavy industrial. Both the heavy business special use and
heavy industrial districts are located across US Highway 264 to the south.
C. Heavy business zoned districts are designed to accommodate the widest range of
commercial activities.
D. Industrial districts are established primarily to accommodate enterprises engaged in the
manufacturing, processing, creating, repairing, renovating, painting, cleaning or
assembling of goods, merchandise or equipment.
E. The purpose of the Special Use Districts (SUD) is to promote greater land use
compatibility by allowing land owners to voluntarily place their properties within
classifications in which a special use permit is required as a prerequisite to any use or
development.
F. Rezoning to a Special Use District shall be considered concurrently with the special use
permit application.
G. The rezoning classification for a development of this density will be R-13-SUD.
H. The proposed Special Use District is located on a parcel and surrounded by parcels zoned
for such a use.
4. Land Use
A. The Comprehensive Plan was adopted before the extraterritorial expansion occurred.
Therefore, it does not contain most of the requested area in its report.
B. The Comprehensive Plan suggests the parcels and surrounding areas contain a mix of
uses included Medium Density Residential and Mixed Use.
C. Medium Density Residential areas include land designated for residential use in areas that
will be served by the municipal water and sanitary sewer system. This land use is
designated by the density of development and not the type of housing with an average
overall density of approximately 3 to 4 units per acre. Densities of this development
pattern would range from a low density pattern consisting mostly of single family

detached homes but also include duplexes, townhomes and multiple-family dwellings.
Housing units may either be owner or renter occupied.
D. The Mixed Use land use category allows a mixture of housing, employment, commercial
and retail service uses in close proximity to each other. This could mean vertical mix.
Mixed Use creates the potential for people to work close to their employment and offers
an environment where one can live, work and shop with less reliance on vehicles.
E. The proposed Special Use District conforms to the intent of the Comprehensive Plan, for
the portion included in the report.
5. Transportation
A. The Multimodal Transportation Plan did not anticipate the level of development that is
currently being proposed along Old Bunn road. The Plan shows Old Bunn Road from
Shepard School Road to Karial Court as a 2-lane curb and gutter with wide lanes and
sidewalks on both sides of the roadway and a 2-lane road with wide paved shoulders from
Karial Court to the Planning Jurisdiction.
B. The Multimodal Transportation Plan requires updating to include this new growth along
Old Bunn. The plan used traffic counts that did not assume this new level of development
of nearly 1700 additional cars for one development.
C. The development will add over 100 trips during a weekday peak hour. The Town’s Code
of Ordinances requires that a Traffic Impact Analysis (TIA) be submitted for the proposed
development. A TIA report was submitted for the development and is included as
Attachment 14.
D. Staff has consulted with Will Letchworth, PE, a licensed transportation consultant with
WSP Parsons Brinkerhoff, for review of the TIA. He has supplied a letter of his findings
which has been included as Attachment 10. His findings concluded the TIA was done
accurately and correctly. Recommendations for the development were supplied through
the TIA. However, Mr. Letchworth has supplied some additional conditions to consider.
These conditions are included in the proposed conditions list and the developer has agreed
with these proposed conditions. Some of the proposed conditions above what the TIA has
recommended are to:
i. Include a minimum of 100 feet of storage with appropriate tapers where turn lanes
are required. This is standard for North Carolina Department of Transportation
specifications.
ii. Include offsite improvements of additional auxiliary turn lanes at NC 97 and Old
Bunn Road, and Old Bunn Road and Shepard School Road.
iii. Reduce the number of driveways along Old Bunn Road and Parks Village Road.
Driveway permits will be required through North Carolina Department of
Transportation. There are strict guidelines for the number of entrances and the
distance between the entrances. The proposed conditions call for reducing the
number of full access driveways by half of the proposed amount to help control
traffic flow along these corridors.
E. Additional right-of-way along both Old Bunn Road and Parks Village Road has been
requested as a proposed condition. This will help ensure corridor enhancements will be
able to be constructed with fewer obstructions based on future updates to the Multimodal
Transportation Plan that includes the continued growth and interest in this area. Rights-

of-way are based upon current standard North Carolina Department of Transportation and
Town of Zebulon roadway widths. The developer has agreed to the proposed condition.
F. Requiring additional rights-of-way throughout the corridors of the development creates a
unique situation for the installation of sidewalks. Several properties are interspersed
through the development breaking the continuity of the perimeters. In these locations,
sidewalks will either have to curve back towards the current right-of-way, or they will
have to stop for the interrupting parcel and continue on the other side where development
begins again. Staff proposes sidewalks curve back towards the current right-of-way. In
those locations where NCDOT requirements on constructability prevent curving towards
the right-of-way, staff proposes allowing the gap but collect a fee in lieu to construct later.
The Board should understand this may require the Town to acquire land to complete this
gap.
G. Staff proposes roadways within the development shall be public.
i. Private roads connecting to public roads create confusion for future homeowners
and staff as to the delineation of public and private services (such as solid waste,
recycling, yard waste, and leaf collection, brining, snow removal, crack sealing,
patching, milling, resurfacing, and maintenance of roadways).
ii. The possibility of 500 or more homes on private roads could create equity issues
as homeowners paying property taxes for such services will not be receiving those
services.
iii. The amount of time spent fielding complaints of these natures and mediating
between homeowners and a homeowner’s association or homeowner’s association
management firm, if applicable, creates staffing issues.
H. The developer has proposed a response to this condition of all public roads within the
development. They propose single family detached dwellings and paired single family
dwellings will be on public roadways and the townhomes will be on private streets. They
propose townhomes on private streets will have trash, recycling, yard waste, and leaf
collection provided through the Homeowner’s Association, as well the Homeowner’s
Association providing maintenance of roads, and snow removal.
6. Greenway, Bicycle & Pedestrian Master Plan
A. Corridor #2 of the Town’s adopted Greenway, Bicycle and Pedestrian Master Plan runs
through the proposed development. Corridor #2 runs adjacent along the southern part of
the parcel south of the intersection of Old Bunn Road and Parks Village Road. The
corridor then crosses north to run along the east side of Parks Village Road, crosses west
under US Highway 64, and continues west across the proposed development. The
Corridor #2 map is included as an attachment to this agenda.
B. Corridor #2 crosses US Highway 264 and US Highway 64 near this development. Each
crossing is roughly estimated to cost one million dollars for a 12’x12’ box culvert with
lighting. The plan does not state who is financially responsible for these crossings.
C. Staff proposes the developer is responsible for the culvert crossing of US Highway 64 as
their development is split across this highway. Staff is not proposing the developer be
responsible for any portion of the culvert crossing under US Highway 264 as this is an
off-site improvement.

D. The developer proposes a condition where they do not install or pay for the culvert
crossing under US Highway 64. The developer has proposes an assessment that will be
paid by the builder that the time of building permits for the construction of the culvert
crossing. The assessment will have the development’s share as $188,325 ($225 x 837
homes) based on the rough estimation a million dollars for the culvert crossing.
E. Staff is suggesting a condition that the developer pay a fee-in-lieu based on an approved
sealed engineer estimate for the portion of Corridor #2 that will be on the southern side of
Old Bunn Road that runs partially along the development’s perimeter. Staff is also
requesting dedicated easements for the greenway and construction of the greenway along
this portion. The developer has agreed to this proposed condition.
F. The proposed Illustrative Plan shows connections to the greenway trails throughout the
development. Staff has proposed conditions of where trailhead connections should be
placed, using Town’s specifications for construction. The developer has agreed to these
proposed conditions.
7. Water and Sewer Allocation Policy
A. The industry standard for water and sewer usage for a two-bedroom single family home
is 250 gallons per day (GPD).
B. The water and sewer allocation request by the applicant for 837 homes is 209,250 GPD.
C. Staff is proposing water and sewer allocation requests be handled at the time of the final
plat approval process with a not to exceed amount of 200 dwelling units per final plat
which would limit requests to 50,000 GPD.
D. Limiting allocation approval ensures the Town reserves allocation for other requests,
prevents overallocation, and allows better tracking of allocation versus actual usage.
E. The developer has agreed to these proposed conditions.
8. Recreation Amenities
A. The proposed recreation amenities include a four acre area with a community building,
bathhouse with bathrooms/showers, junior Olympic swimming pool, sundeck, parking
lot, bike racks, and playing field. Staff has proposed conditions such as the age ranges
for the playground equipment (ages 2-5, and 5-12), amount of playground amenities
(benches, waste stations), and sizes of the pool and playing field. The developer has
agreed to these proposed conditions.
9. Ordinance Requirements
A. The General Assembly of North Carolina recently enacted an amendment to General
Statute 160A-381 on June 10, 2015. This amendment states any zoning and development
regulation ordinance relating to building design elements may not be applied to any
structures subject to regulation under the North Carolina Residential Code for One- and
Two-Family Dwellings except under certain circumstances (such as structures located in
areas designated as local historic districts or on the National Register of Historic Places,
the structures are individually designated as historic landmarks, or where the regulations
are adopted as part of the safety code or for participation in the National Flood Insurance
Program) unless voluntarily consented to by the property owners as part of and in the
course of seeking development approval.

B. Staff is proposing a condition for the permit that no portion of any lot shall contain
wetlands, riparian buffers, floodplain or floodway. The developer agrees to this
condition.
C. Staff is proposing a condition for exterior building materials to be brick or stone veneer,
vinyl or fiber cement (such as hardieplank) siding. The developer agrees to this
condition.
D. Staff is proposing a condition that fifty percent (50%) of all homes must have a front
façade comprised of brick or stone equal to a minimum of twenty-five percent (25%)
overall coverage. The developer agrees to this condition.
E. Staff is proposing a condition that foundations be on slab on grade, stem wall, crawl
space, or basement determined by site grading and topography or as determined by the
builder. The developer agrees to this condition.
F. Staff is proposing a condition that the heated square footage for single family dwellings
be a minimum of 1,400 square feet, paired family dwellings be a minimum of 1,400
square feet, townhomes with two (2) bedrooms be a minimum of 1,000 square feet, and
townhomes with three (3) bedrooms be a minimum of 1,200 square feet. The developer
agrees to this condition.
G. Staff is proposing a condition for all homes to have at least a one-stall garage.
H. The developer is proposing a condition that no less than eighty percent (80%) of single
and paired family dwellings no less than fifty percent (50%) of townhomes shall have at
least a one-stall garage.
10. Site Plan Approval
A. The development shall be subject to site plan approval through the Zebulon Technical
Review Committee.
B. Final plat review and approval will be required for each phase of the development by the
Board of Commissioners.
11. Other Proposed Conditions
D. Staff has proposed landscaping buffer requirements along the perimeters of the
development and along transportation corridors. The developer agrees to these
conditions.
E. Staff is proposing various setbacks for each building type. The developer agrees to this
condition.
F. Staff has proposed various other conditions relating to open space preservation, street
lighting, decorative street signage, preserving rock outcrops, Beaverdam Creek Sanitary
Sewer Outfall assessment fees, mailbox kiosks, blasting, adherence to all town
ordinances and policies, landscaping, streetscaping, signage, and Homeowner’s
Association responsibilities. The developer agrees to these conditions.
1. Proposed Conditions with Developer’s Responses
A. As discussed in the previous sections of the staff report, most all of the proposed
conditions have been agreed to by the developer. The few conditions requiring further
discussion involve the greenway culvert, public roadways within the development, and
the requirement of garages on all homes. Further discussion on how the Board would
like to handle the issue of the sidewalk continuity issue may also be required.

Attachments:
(1) Wake County Tax Cards
(2) Deeds
(3) Notice of Public Hearing
(4) Quasi-Judicial Handout Mailed to Adjoining Property Owners
(5) Certification of Notice to Property Owners
(6) Notified Property Owners List
(7) Zoning Map
(8) Land Use Map
(9) Bunn Farm Impact Letter from Leatherman Real Estate Services
(10) Transportation Engineer Report – WSP Parsons Brinkerhoff
(11) Greenway Corridor Documents for Reference – NOT TO SCALE
(12) Proposed Categorized Conditions
(13) Special Use Permit Application Spiral Bound Book
(14) Traffic Impact Analysis Bound Book (Submitted by Ramey Kemp & Associates)

Public Notice:
A notice of public hearing was published in the Eastern Wake News on November 30, 2016, and
December 7,2016. The property owners within 150 feet of the proposed development were
mailed notice of the public hearing 20 days prior to the meeting. Public hearing signs were
posted on the property.

Staff Recommendation:
Staff does not make recommendations on a Special Use Permit application.

Requested Action:
Recommend SU 2017-01 to the Board of Commissioners.

Quasi-Judicial requirements must be adhered to for proper issuance of a
Special Use Permit.
Quasi-Judicial Requirements:
1. The Board of Commissioners should motion on the approval or denial of SU 2017-01.
2. If approved, the Board need not make findings of fact. If denied the Board must vote on each
specific finding and state a reason as to why the finding was denied. Only one finding must
be denied to oppose the permit. The findings of fact are as follows:
a. The proposed special use will not materially endanger the public health, safety or
welfare;
b. The proposed special use will not substantially injure the value of adjoining or
abutting property;
c. The proposed special use will be in harmony with the area in which it is to be located;
and
d. The proposed special use will be in general conformity with the ordinances, policies,
land use plan, thoroughfare plan or other plan officially adopted by the Board of
Commissioners.
3. If approved, any conditions should be stated in the motion to approve.

Choices:
 Zoning denial with specific finding and stated reasoning for such.
 Zoning approval without conditions (acceptance of project as submitted).
 Zoning approval with a selection of conditions provided by staff, Board Members
and/or applicant.
 Table for further study.

Attachment 1
Wake County Tax Cards

Home

Wake County Real Estate Data

iMaps
Tax Bills

Account Summary
Real Estate ID 0010042

PIN # 2705899809

Location Address
0 OLD BUNN RD

Property Description
BUNN LD
Pin/Parcel History Search Results New Search
Account | Buildings | Land | Deeds | Notes | Sales | Photos | Tax Bill | Map

Property Owner
Owner's Mailing Address
264 INVESTMENTS, LLC
933 OLD KNIGHT RD
(Use the Deeds link to view any additional owners) KNIGHTDALE NC 275459065
Administrative Data
Transfer Information
Old Map #
450
Map/Scale
2705 08 Deed Date
8/1/2016
VCS
09ZB900 Book & Page
16478 1190
City
Revenue Stamps
8000.00
Fire District
23 Pkg Sale Date
Township
LITTLE RIVER Pkg Sale Price
Land Class
VACANT Land Sale Date
8/1/2016
ETJ
ZB Land Sale Price
$640,600
Spec Dist(s)
Zoning
R20 Improvement Summary
History ID 1
History ID 2
Total Units
0
Acreage
34.08 Recycle Units
0
Permit Date
Apt/SC Sqft
Permit #
Heated Area

Account
Search

Property Location Address
0 OLD BUNN RD
ZEBULON NC 27597

Assessed Value
Land Value Assessed
Bldg. Value Assessed

$369,180

Tax Relief
Land Use Value
Use Value Deferment
Historic Deferment
Total Deferred Value
Use/Hist/Tax Relief
Assessed
Total Value Assessed*

$369,180

*Wake County assessed building and land values reflect the market value as of January 1, 2016, which is the date of the
last countywide revaluation. Any inflation, deflation or other economic changes occurring after this date does not affect
the assessed value of the property and cannot be lawfully considered when reviewing the value for adjustment.
The January 1, 2016 values will remain in effect until the next countywide revaluation. Until that time, any real estate
accounts created or new construction built is assessed according to the 2016 Schedule of Values.
For questions regarding the information displayed on this site, please contact the Revenue Department at
RevHelp@wakegov.com or call 9198565400.

Home

Wake County Real Estate Data

iMaps
Tax Bills

Account Summary
Real Estate ID 0010041

PIN # 2706819852

Location Address
601 PARKS VILLAGE RD

Property Description
BELL LD
Pin/Parcel History Search Results New Search
Account | Buildings | Land | Deeds | Notes | Sales | Photos | Tax Bill | Map

Property Owner
Owner's Mailing Address
264 INVESTMENTS, LLC
933 OLD KNIGHT RD
(Use the Deeds link to view any additional owners) KNIGHTDALE NC 275459065
Administrative Data
Old Map #
422000000011
Map/Scale
2706 04
VCS
09ZB900
City
Fire District
23
Township
LITTLE RIVER
Land Class
AC>10HS
ETJ
ZB
Spec Dist(s)
Zoning
R20
History ID 1
History ID 2
Acreage
38.30
Permit Date
Permit #

Transfer Information
Deed Date
Book & Page
Revenue Stamps
Pkg Sale Date
Pkg Sale Price
Land Sale Date
Land Sale Price

Property Location Address
601 PARKS VILLAGE RD
ZEBULON NC 275978501

Assessed Value
8/1/2016
16478 1190
8000.00

Land Value Assessed
Bldg. Value Assessed

$474,254
$137,071

Tax Relief
8/1/2016
$822,900

Improvement Summary
Total Units
Recycle Units
Apt/SC Sqft
Heated Area

Account
Search

2
2
2,838

Land Use Value
Use Value Deferment
Historic Deferment
Total Deferred Value
Use/Hist/Tax Relief
Assessed
Total Value Assessed*

$611,325

*Wake County assessed building and land values reflect the market value as of January 1, 2016, which is the date of the
last countywide revaluation. Any inflation, deflation or other economic changes occurring after this date does not affect
the assessed value of the property and cannot be lawfully considered when reviewing the value for adjustment.
The January 1, 2016 values will remain in effect until the next countywide revaluation. Until that time, any real estate
accounts created or new construction built is assessed according to the 2016 Schedule of Values.
For questions regarding the information displayed on this site, please contact the Revenue Department at
RevHelp@wakegov.com or call 9198565400.

Home

Wake County Real Estate Data

iMaps
Tax Bills

Account Summary
Real Estate ID 0010043

PIN # 2716005664

Location Address
1745 OLD BUNN RD

Property Description
KEMP LD
Pin/Parcel History Search Results New Search
Account | Buildings | Land | Deeds | Notes | Sales | Photos | Tax Bill | Map

Property Owner
Owner's Mailing Address
264 INVESTMENTS, LLC
933 OLD KNIGHT RD
(Use the Deeds link to view any additional owners) KNIGHTDALE NC 275459065
Administrative Data
Transfer Information
Old Map #
450
Map/Scale
2716 03 Deed Date
8/1/2016
VCS
09WC900 Book & Page
16478 1190
City
Revenue Stamps
8000.00
Fire District
23 Pkg Sale Date
Township
LITTLE RIVER Pkg Sale Price
Land Class
AC>10HS Land Sale Date
8/1/2016
ETJ
WC Land Sale Price
$2,536,500
Spec Dist(s)
Zoning
R30 Improvement Summary
History ID 1
History ID 2
Total Units
1
Acreage
137.28 Recycle Units
1
Permit Date
Apt/SC Sqft
Permit #
Heated Area
1,372

Account
Search

Property Location Address
1745 OLD BUNN RD
ZEBULON NC 275979594

Assessed Value
Land Value Assessed
Bldg. Value Assessed

$1,461,758
$55,699

Tax Relief
Land Use Value
Use Value Deferment
Historic Deferment
Total Deferred Value
Use/Hist/Tax Relief
Assessed
Total Value Assessed*

$1,517,457

*Wake County assessed building and land values reflect the market value as of January 1, 2016, which is the date of the
last countywide revaluation. Any inflation, deflation or other economic changes occurring after this date does not affect
the assessed value of the property and cannot be lawfully considered when reviewing the value for adjustment.
The January 1, 2016 values will remain in effect until the next countywide revaluation. Until that time, any real estate
accounts created or new construction built is assessed according to the 2016 Schedule of Values.
For questions regarding the information displayed on this site, please contact the Revenue Department at
RevHelp@wakegov.com or call 9198565400.

Attachment 2
Deed

Attachment 3
Notice of Public Hearing

Attachment 4
Quasi-Judicial Handout Mailed
to Adjoining Property Owners

The applicant will bear the burden of presenting evidence
sufficient to enable the Board of Commissioners to make
the findings of fact required by the Zebulon Code of Ordinances. Those in opposition bear the burden of presenting
evidence that a required standard will not be met. The
findings of fact required by the Zebulon Code of Ordinances are:
1. The proposed special use will not materially endanger the
public health, safety or welfare.
2. The proposed special use will not substantially injure the
value of adjoining or abutting property.
3. The proposed special use will be in harmony with the
area in which it is to be located.
4. The proposed special use will be in general conformity
with the ordinances, policies, land use plan, thoroughfare
plan or other plan officially adopted by the Board of Commissioners.

Burden

The quasi-judicial hearings do not involve setting new
policies, but rather the application of previously adopted
policies to the parties involved. State law and constitutional
considerations require that a quasi-judicial decision must
be based solely on the evidence presented and cannot be
based on the Board’s or witnesses’ unsubstantiated opinions,
nor can additional information be provided at a later time.
Put differently, a quasi-judicial decision is one that requires
the Board members to find facts and apply the standards set
forth in the Town’s ordinance to a specific situation.

As required by state law, members of the Town of Zebulon
Board of Commissioners and Planning Board hold joint
quasi-judicial hearings for special use permits. Zebulon’s
Board of Adjustment also holds quasi-judicial hearings for
variance requests and appeals of staff decisions. During a
quasi-judicial hearing, the Boards must hold an evidentiary
hearing based solely on written and oral evidence presented
by witnesses testifying under oath and subject to cross-examination, as they would in a court room. Board members
are free to pose questions to anyone presenting evidence,
and reasonable policies can be established for cross-examinations. A witness with religious objections may affirm
rather than swear an oath.

Explanation of Quasi-Judicial Hearings

Making Quasi-Judicial Decisions

Prior decisions are not legally binding on a Board. Each
case must be decided on its own individual merits.

Precedent

While repetitious or irrelevant testimony can be barred,
an arbitrary time limit on the hearing cannot be used. For
example, limiting each side in a quasi-judicial proceeding
to five minutes to present their case would be inappropriate.
Allowing only a single witness representing a group with
similar concerns is acceptable.

Time Limits

There must be “substantial, competent, and material evidence” to support each critical factual determination. Key
points need to be substantiated by the factual evidence in
the hearing record; the findings cannot be based on conjecture or assumptions.

Persons affected by a decision have the legal right to hear
all of the information presented to Board members and
to know all of the “facts” being considered by the Board.
Therefore, Board members are not allowed to discuss the
case or gather evidence outside of the hearing (i.e. ex-parte
communication). Only facts presented to the full Board at
the public hearing may be considered. It is permissible for
Board members to view the site in question before the hearing, but they should not talk about the case with the applicant or neighbors outside of the public hearing. If a Board
member has special knowledge about a site or case, the
Board member should disclose that at the public hearing.

Hearsay evidence is a person at the hearing trying to prove
something is true by telling what someone else said about
it. Hearsay evidence is not competent evidence unless the
witness shows that the evidence appears to be sufficiently
trustworthy and the circumstances show relying on the
evidence is reasonable. Hearsay evidence describing what
an interested party said about a relevant subject is competent evidence. Documentary evidence and exhibits may be
used to illustrate the testimony of a witness. Exhibits must
be clearly labeled and numbered as evidence, and must be
retained by the Board. Documentary evidence usually may
not be used as a substitute for a person being present at the
hearing to testify to the facts asserted in the document or
exhibit. The documentary evidence must be properly authenticated beforehand by explaining who signed or created
it.

Hearsay and Evidence

Matt Watterson -Planner I
(919)823-1810
mwatterson@townofzebulon.org

Julie Spriggs - Senior Planner
(919)823-1809
jspriggs@townofzebulon.org

Mark Hetrick - Planning Director
(919)823-1808
mhetrick@townofzebulon.org

If you have any questions about the applicable procedures,
contact one of the Town of Zebulon Planning Department
representatives listed below:

Questions about Quasi-Judicial Precedents

In all quasi-judicial hearings, all rulings must be based only
upon the evidence in the record. Any direct or indirect
communication between a Board member and a proponent,
opponent, or other interested party received outside of
the record is considered “ex-parte communication.” Board
members should not receive evidence or argument on a
pending quasi-judicial matter outside of the official public
hearing on the matter. Please do not approach or attempt
to communicate with a Board member about the pending
special use permit outside the public hearing; doing so may
provide legal grounds for a court to overturn the Board’s
decision. Note that this is different from a legislative matter
before the Board, in which case Board members are free to
discuss legislative matters with citizens at any time.

Ex-Parte Communication

Opinions are not admissable evidence. North Carolina
General Statutes (NCGS) §160A-393 prohibits a person
from giving opinions about scientific, technical or other
specialized subjects unless the person, by knowledge, skill,
experience, training or education, is in fact an expert on
the subject, and must state his or her qualifications as such.
NCGS §160A-393 specially prohibits opinions that “the
use of property in a particular way would affect the value
of other properties” or opinions that “the increase in vehicular traffic resulting from a proposed development would
pose a danger to the public safety” unless the witness is an
expert on the subject.

Opinions

Subtle differences in individual facts and situations can lead
to differing results.

Attachment 5
Certification of Notice to
Property Owners

Attachment 6
Notified Property Owners List

2
JOYNER, E CARROLL
394 FLEMING RD
YOUNGSVILLE NC 27596-9698

3
HENDRICKSON, C THOMAS
HENDRICKSON, JILL D
PO BOX 1166
ZEBULON NC 27597-1166

4
HENDRICKSON, C THOMAS
HENDRICKSON, JILL D
PO BOX 1166
ZEBULON NC 27597-1166

5
MEDLIN, JUDITH HOOD
1138 OLD US 264 HWY
ZEBULON NC 27597-6918

6
DONOVAN, BETTY BUNN DONOVAN,
RICHARD J
436 E SECOND ST
OCEAN ISLE BEACH NC 28469-7702

7
HOGG, TRACY BRIAN HOGG,
JENNIFER RAY
1501 W GANNON AVE
ZEBULON NC 27597-8844

8
PATEL FAMILY PROPERTIES LLC
308 VERSAILLES DR
CARY NC 27511-6011

9
264 INVESTMENTS, LLC
933 OLD KNIGHT RD
KNIGHTDALE NC 27545-9065

10
DONOVAN, BETTY B BUNN, EDGAR
ROGER III HEIRS
JEAN WALDO
308 VICKAMAR PL
ROXBORO NC 27573-5256
13
BASS, MARK S.
470 BASS RD
NASHVILLE NC 27856-9296

11
264 INVESTMENTS, LLC
933 OLD KNIGHT RD
KNIGHTDALE NC 27545-9065

12
BASS, MARK S.
470 BASS RD
NASHVILLE NC 27856-9296

14
JOYNER, JIMMY Y JOYNER, RUTH T
403 PARKS VILLAGE RD
ZEBULON NC 27597-8798

15
DONOVAN, RICHARD J DONOVAN,
BETTY B
436 E SECOND ST
OCEAN ISLE BEACH NC 28469-7702

16
BUNN, KIMBERLY
504 PARKS VILLAGE RD
ZEBULON NC 27597-8799

17
COLEY, FREEMAN COLEY, PEGGY S
JR
509 PARKS VILLAGE RD
ZEBULON NC 27597-8899

18
COLEY, FREEMAN COLEY, PEGGY S
509 PARKS VILLAGE RD
ZEBULON NC 27597-8899

19
PARRISH, REX ALLEN DUNN,
MELODY PARRISH
517 PARKS VILLAGE RD
ZEBULON NC 27597-8899

20
PARRISH, WILLIE MAE PARRISH,
TRU MELODY
517 PARKS VILLAGE RD
ZEBULON NC 27597-8899

21
BUNN, EDGAR ROGER III HEIRS
BUNN FARMS INCORPORATED
436 E SECOND ST
OCEAN ISLE BEACH NC 28469-7702

22
BUNN, E R III BUNN, KIMBERLY C
504 PARKS VILLAGE RD
ZEBULON NC 27597-8799

23
MILES, JAMES THOMAS
420 TIPPETT RD
ZEBULON NC 27597-7897

24
264 INVESTMENTS, LLC
933 OLD KNIGHT RD
KNIGHTDALE NC 27545-9065

25
GAY FAMILY LP II
104 W HORTON ST
ZEBULON NC 27597-2600

26
DEBNAM, CHARLES DENNIS
DEBNAM, YVONNE A
2541 HOLIDAY AVE
ZEBULON NC 27597-9370

1
SAUNDERS, JOAN E SAUNDERS,
JOHN J
1800 CASTLE CT
FLOWER MOUND TX 75028-1056

Attachment 7
Zoning Map
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Case: SU 2017-01 Barrington
Acreage: 210
Current Zoning: R-20, R-30
Parcel Address: Parks Village Road and Old Bunn Road
Property Owners: 264 Investments, LLC
PIN: 2705 89 9809, 2706 81 9852, 2716 00 5664
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Attachment 8
Land Use Map
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Case: SU 2017-01 Barrington
Acreage: 210
Current Zoning: R-20, R-30
Parcel Address: Parks Village Road and Old Bunn Road
Property Owners: 264 Investments, LLC
PIN: 2705 89 9809, 2706 81 9852, 2716 00 5664

6

8

OS

N

3

11

15
OLD
BUNN
RD

HO

EB
HU
NT
DA
LE
TR
L

HW
Y
64
US

22

24

Y
HW

MD
OS
PSP
MI
OS

21

39
NC

25

2

1

E
AV

1

23

24

Y
DA
LI
HO

26

1

SUNNY POINT DR

ROSINBURG RD

DEBNAM RD

Legend

Request Area

LI

HWY

MU
LI
HB

US
2

64 H

WY

LI

Path: W:\Zebulon\Projects\Special Use\SU 2017-01 Barrington Land Use Map.mxd

Notified Property Owners

1 inch = 1,500 feet
0

750

Feet
1,500 2,250 3,000

Attachment 9
Bunn Farm Impact Letter from
Leatherman Real Estate
Services

October 18, 2016

264 Investments, LLC
C/O Mr. Michael Jordan
J. V. Management
8898 Six Forks Road
Suite 201
Raleigh, NC 27615
RE:

The Proposed Bunn Farm development to contain 212 +/- acres on Parks Village
Road, Zebulon, NC for the proposed development of residential PUD

Dear Mr. Jordan:
Per your request, I have investigated the market in and around the prospective site on Parks Village
Road proposed to be developed with a residential planned unit development. This investigation
was to determine whether the proposed development will substantially injure the value of the
adjoining properties and area. Following is a summary of my findings and conclusions regarding
the proposed development.
1. A primary consideration is whether the proposed use (residential development) is
consistent with the surrounding area and other existing uses. The prospective use is
classified as a Residential Use under the Town of Zebulon’s Unified Development
Ordinance, which is similar to the surrounding and nearby uses, including agricultural and
residential uses. The north boundary is Beaverdam Creek. The south and east boundaries
are agricultural uses. The south boundary also includes Old Bunn Road and US 264. The
west boundaries include vacant and agricultural uses. The proposed use conforms to, and
will be consistent with, the surrounding uses and the other uses in the area which include a
number of residential developments with commercial uses across US 264 which include
residential support services.

AERIAL PHOTO OF THE SUBJECT AND SURROUNDING USES

TAX MAP

ZONING MAP

2. Next, I considered what, if any, impact the proposed development would have on the
surrounding uses and vacant properties. The proposed use will obviously increase the total
number of vehicle trips on the surrounding roads and infrastructure. As noted the property
has substantial frontage on Parks Village Road and Old Bunn Road providing what I
consider to be adequate and typical access for a tract of this size. Access to US 264 is just
east on NC 97 along Old Bunn Road. Site visits during business hours indicated access
was adequate for all of the properties or users in place.
3. Another required consideration for an appraiser to evaluate is whether the proposed
development (residential development) would constitute a legal use of the property. Based
on my conversations with the Town Planning department, the intended use would be a legal
use of the property. The proposed development will not materially endanger the public
health or safety, comply with requirements of the UDO, not injure the value of adjoining
property, be in harmony with existing or planned development, not cause undue traffic
congestion or created a traffic hazard and not generate needs for public service that cannot
be handled by available infrastructure and facilities. For many of the reasons discussed
herein, I consider the proposed development to meet all of these requirements and it to be
a legal use of the property.
4. Finally, an appraiser is required to evaluate the physical possibility that the property can
be developed as proposed. Based on a review of other similar sites in the County, the
property can be developed as proposed as Raleigh water and sewer has just been placed on
or near the site.
To check for “damages” to the adjoining properties I have investigated the area around the Wendell
Falls development west of the subject.

Values of Properties Adjoining or Near Other Residential PUDs
To further analyze whether the proposed development will substantially injure the value of
adjoining property, I have studied sales of properties abutting or near other properties located in
Wake County, North Carolina. I address each of these below:
A. Wendell Falls:

I ran a 5 mile ring analysis on land sales and housing to study any impacts by the increase in
development resulting from Wendell Falls.
There were a limited number of land sales and were as follows:
50.632 acres $350,000

$6,913/Ac

3-14-14

20.51 acres

$164,080

$8,000/Ac

12-11-15

23.29 acres

$200,000

$8,587/Ac

11-6-15

51.80 acres

$336,700

$6,500/Ac

6-17-16

As shown from the recent sales the per acre prices seem to be consistent in the $6,500/Ac to
$8,500/Ac range. The housing numbers are as follows:
Closed sales with the 5 mile ring around Wendell Falls last 12 months

Sales prices during the last 12 months

Sales Count 12 to 24 months

Sales Prices 12 to 24 months

Sales count 24 to 36 months

Sales Prices 24 to 36 months

The sales information shows increasing absorption and sales prices over the last 3 years and I do
not consider there to be any resulting damage from the prospective development to the surrounding
properties. Over the term and in consideration of the market in and around the subject I consider
the proposed use to be appropriate and a reasonable use of the property. In general, when the
development has moved out from the Raleigh market vacant land values have continued to increase
as the utilities and infrastructure moves into the area (such as the subject) property values increase.

Conclusion
Based on the studies above of sales information, I’ve identified no data or market trends that would
indicate any prospective residential development in Wake County have had a measurable negative
impact on adjoining or surrounding property values and, in fact, the surrounding properties appear
to be generally impacted in a positive as demand for the vacant sites rises as the development
moves in that direction along with municipal services. I could find no evidence of “damages” or
substantial injury for vacant sites that adjoin or are in close proximity to residential PUD’s during
my research. Therefore, it is my professional opinion that residential uses would be somewhat
immune to “damages” due to the nature of the uses and the compatibility with a residential use.
In summary, I consider the proposed development to be a legal use of the property consistent with
the intent of the land use plan and existing zoning. It conforms to the surrounding area in terms
of consistent use and should not have any negative impacts on the surrounding uses or the value
of adjoining or surrounding properties. Residential use is physically possible, financially feasible
and maximally productive use of the site. Based on my experience, which has involved valuation
of residential developments and vacant land, this location is proper for a residential use, has good
access. In my professional opinion as a licensed North Carolina appraiser, and based on the
research performed and data collected concerning other residential PUDs, the proposed residential
PUD on Old Bunn Road and Park Village Road “will not substantially injure the value of the
adjoining properties.”
Please advise if you have any questions or comments.
Sincerely,

_________________________________
Frank D. Leatherman, Jr., MAI, CCIM
Certified General Real Estate Appraiser
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Additional right-of-way or
easement will be required along
Parks Village Road.

Greenway Access requires
modifications to utility easement
descriptions.

The connection runs along the
Beaverdam Creek Sewer outfall
easement as well as Beaverdam
Creek.

Crossing the highway will be a
major project.

Road crossings at Shepard School
Road, US 64 and US 264.

Provides a connection from
Pearces Road and Corridor 1,
across US 64 and US 264, to
Corridor 4.

Approximately 2.75 miles.

DESCRIPTION:

Corridor 1 - Trail
Corridor 3 - Trail
Corridor 3 - Bicycle / Pedestrian
Improvements
Corridor 4 - Trail

Bicycle / Pedestrian
Improvements
Corridor 2 - Trail
Corridor 2 - Bicycle / Pedestrian
Improvements

Existing Public Open Space

Zebulon ETJ

LEGEND:

Pearces Rd. - US 64 - US 264

CORRIDOR 2

ZEBULON GREENWAY MASTER PLAN

Attachment 12
Proposed Categorized
Conditions

Proposed Categorized Conditions with Applicant Responses
Stipulations Specific to the Development
1. Recordation: Special use permit and updated Illustrative Land Plan must be recorded
with the Wake County Register of Deeds.
2. Illustrative Land Plan: Special use permit and an updated Illustrative Land Plan
addressing the approved special use permit conditions and applicable timelines shall be
submitted no later than ninety (90) days following approval.
3. Site Plan: Site plan review and approval by the Zebulon Technical Review Committee
(ZTRC) shall be required.
4. Site Plan (Phasing): Site plan review by the ZTRC may be submitted by phase or
through submittal of an overall development plan. If a phased approach is preferred,
phases shall require a separate submittal. The applicant may group phases together and
phases may be submitted out of numerical order as shown on the recorded Illustrative
Plan.
5. Site Plan (Greenways): Greenway trails such as the Beaverdam Creek Sewer Outfall
Connector and Corridor #2 may submit separate site plans for each individual phase for
review and approval by the ZTRC.
6. Adopted Plans/Policies: All town ordinances, plans, and adopted policies shall be
adhered to and enforced by the ZTRC in addition to the special use permit approved
conditions.
7. Lot Sizes (Single Family Dwellings): The minimum lot sizes for single family detached
dwellings shall be 5,400 square feet.
8. Lot Widths: The minimum lot widths for each residential use type shall be as follows:
Land Use Type
Minimum Lot Width
Single Family Detached Dwelling
45’
Paired Single Family Dwellings
22’
Townhomes
16’
9. Signage (Main Entrance): One main entrance monument sign will be allowed along Old
Bunn Road and shall be made of brick, stone, or masonry material. Signage shall not
exceed sixty-four square feet (64 SF) and must be setback at least ten feet (10’) from the
public right-of-way.
10. Signage (Secondary Entrances): Up to a total of four (4) secondary entrance monument
signs are allowed along Old Bunn Road and Parks Village Road and shall be made of
brick, stone, or masonry material. Each secondary entrance monument shall not exceed
thirty-two square feet (32 SF) and must be setback at least ten feet (10’) from the public
right-of-way.

Stipulations Specific to the Homeowner’s Association
11. Homeowner’s Association: All owners of developable lots shall immediately become
members of the Homeowner’s Association.
12. Homeowner’s Association: A Declaration of Covenants, Conditions, and Restrictions
(CC&R) and bylaws for the Homeowner’s Association shall be reviewed, approved and
recorded with the Phase I final plat.
13. Homeowner’s Association: Homeowner’s Association, or if applicable a Homeowner’s
Association management firm, shall be in place to enforce and abate all community
association covenants, conditions, and restrictions.
14. Homeowner’s Association: Homeowner’s Association, or if applicable a Homeowner’s
Association management firm, shall enforce tall grass, trash, debris and rubbish along
with the removal of any junked, abandoned, or nuisance automobiles as defined by the
adopted town ordinances.
15. Homeowner’s Association: Homeowner’s Association, or if applicable a Homeowner’s
Association management firm, shall be responsible for the maintenance and upkeep of all
open space and improvements built therein, landscaped center islands, roadway medians,
or roundabouts located throughout the development.
16. Homeowner’s Association: Homeowner’s Association, or if applicable a Homeowner’s
Association management firm, shall be responsible for the maintenance and upkeep of all
drainage easements and Detention/Retention/Water Quality Pond Areas as described in
the Town of Zebulon Street and Storm Drainage Standards & Specifications Manual.
Stipulations Relating to Setbacks
17. Setbacks (Old Bunn Road and Parks Village Road): All residential lot lines (single
family, paired single family, townhomes) shall be setback at least thirty feet (30’) from
Old Bunn Road and Parks Village Road.
18. Setbacks (US 64 and 264 Highways): All residential lot lines (single family, paired
single family, townhomes) shall be setback at least fifty feet (50’) from US 64 and 264
Highways.

19. Setbacks (Residential Buildings): Setbacks shall be measured from the lot line to the
building wall. Building eaves, at-grade patios, and at-grade stoops shall be allowed in the
setback area. Decks, porches or other building extensions shall not be permitted in the
setback area. The minimum setbacks from the lot lines to the buildings for each
residential use type shall be as follows:
Minimum Front
Setback

Minimum Side
Setback

Minimum Side
Setback
(Adjacent to
Street)

Minimum Rear
Setback

20’

5’

15’

20’

20’

5’

15’

20’

Townhomes
(Internally Served)

15’
(From
Sidewalk)

15’

20’

Townhomes
(Street Access)

15’

15’
(Building to
Building)
15’
(Building to
Building)

15’

20’

Land Use Type
Single Family
Dwelling
Paired Single
Family Dwellings

Stipulations Relating to Recreation Amenities
20. Recreation Amenities: All recreation amenities shall be detailed on a site plan and
recreation master plan to show the location and proposed use of all parks, open spaces,
and passive recreation areas. This plan will be reviewed and approved by the Zebulon
Technical Review Committee.
21. Recreation Amenities: Permits for the construction of the community building,
bathhouse with bathrooms/showers, junior Olympic swimming pool, sundeck, parking
lot, bike racks, and playing field shall be pulled prior to the issuance of the 100th
Certificate of Occupancy for homes within the development or within twenty-four (24)
months following the issuance of the final plat for Phase I of the development, whichever
comes first.
22. Recreation Amenities: A Certificate of Occupancy must be issued for the community
building, bathhouse, and pool prior to the issuance of the 150th Certificate of Occupancy
for homes within the development or within thirty-six (36) months following the issuance
of the final plat for Phase I of the development, whichever comes first.
23. Junior Olympic Pool: Minimum specifications for the pool shall include seventy-fivefoot (75’) long lanes with a minimum of six (6) swimming lanes each being seven feet
(7’) wide. Pool shall include a zero-entry area with a minimum size measuring twentyfive feet (25’) by forty-five feet (45’), or a minimum area of 1,125 square feet.
24. Playing Field/Equipment: The recreation area shall be a minimum of four (4) acres.
Playground equipment shall be included for toddlers ages 2-5 and children ages 5-12. A
minimum of two (2) bike racks holding eight (8) bikes each shall be provided. A
minimum of two (2) benches, two (2) trash receptacles and one (1) dog waste station

shall be provided. The playing field shall be a minimum of half an acre. A pair of soccer
goals shall be installed on the playing field.
Stipulations Relating to Greenways
25. Greenway Trail (General): The public greenway trail is to be in accordance with the
latest version of the Town of Zebulon Street and Storm Drainage Standards and
Specifications Manual and the latest version of the Town of Zebulon Greenway, Bicycle,
and Pedestrian Master Plan specifications. Greenway engineered drawings are required
to be submitted with each phase of construction to the Zebulon Technical Review
Committee for approval. Zebulon Technical Review Committee approved engineer
drawings for the proposed public greenway trails and associated trailhead connections
will be required prior to final plat approval for each phase.
26. Greenway Trail (General): Installation and dedication of the required public greenway
trails and trailhead connection improvements must be completed prior to final plat
approval for each phase of construction. Upon dedication and acceptance, all
maintenance of the public greenway trails and trailhead connections will be the
responsibility of the Town of Zebulon.
27. Greenway Trail (Beaverdam Creek Connector): A complete design for a minimum tenfoot (10’) public greenway trail with a minimum twenty-foot (20’) wide public greenway
easement and associated trailhead connections along Beaverdam Creek adjacent to phases
32, 33, and 34 as shown in the recorded Illustrative Plan shall be engineer designed,
approved by ZTRC, and installed.
28. Greenway Trail (Beaverdam Creek Connector): A minimum of three (3) greenway
trailhead connections for the single family residential area adjacent to phases 32, 33, and
34 as shown on the Illustrative Plan shall be provided at each cul-de-sac near the
greenway trail based on a minimum pavement width of ten feet (10’) and a minimum
6.25-ton load capacity for any necessary bridges or boardwalks.
29. Greenway Trail (Beaverdam Creek Connector) Timeline: The greenway along the
Beaverdam Creek Sewer Outfall adjacent to the single family residential phases 32, 33,
and 34 as shown in the recorded Illustrative Plan must have design plan approval no later
sixty (60) months after approval of the special use permit and construction approval not
later than seventy-two (72) months after approval of the special use permit.
30. Greenway Trail (Corridor #2 – Parks Village Road): South of Old Bunn and Parks
Village Road, the portion of greenway that will connect under US Highway 264 (to WalMart) will require an approved sealed engineer estimate for construction (not to include
the culvert under US Highway 264). Following approval of the engineer’s estimate, a
fee-in-lieu will be required for half of the approved estimate. A ten foot (10’) wide
easement with an adjacent five foot (5’) wide construction easement shall be dedicated to
the Town of Zebulon. Fee-in-lieu payment shall be paid no later than twelve (12) months
following the special use permit’s approval.
31. Greenway Trail (Corridor #2 – Parks Village Road): The portion of Corridor #2 from the
intersection of Old Bunn Road running north along Parks Village Road shall be located
on the east side of Parks Village Road. A ten foot (10’) wide greenway shall run
continuously along Parks Village Road and must include a minimum of one pedestrian
crossing and greenway trail to the culvert under US Highway 64.

Developer’s Response: The portion of Corridor #2 from the intersection of Old Bunn
Road running north along Parks Village Road shall be located on the east side of
Parks Village Road. A ten foot (10’) wide greenway shall run continuously, within the
project limits, along Parks Village Road and must include a minimum of one
pedestrian crossing to the culvert under US Highway 64. Builders will pay at the time
of each Building Permit an assessment of $225.00 towards the construction of the
future culvert under US 64. Total assessment for the development will be paid no later
than thirty-six (36) months after approval of Phase 1 final plats.
32. Greenway Trail (Corridor #2 – Parks Village Road) Timeline: Parks Village Road
portion of Corridor #2 must have construction approved and completed as part of the
final plat approval for the adjacent phases 3, 4, 5, 6, 7, 8, 9, 10, 11, and 12 as shown in
the recorded Illustrative Plan.
33. Greenway Trail (Corridor #2 – US Highway 64 Culvert): A greenway connector culvert
crossing for US Highway 64 to open space on west side of US Highway 64 which shall
be a twelve foot by twelve foot (12’ x 12’) concrete box culvert to include lighting shall
be installed.
Developer’s Response: Builders will pay at the time of each Building Permit an
assessment of $225.00 towards the construction of the future culvert under US 64.
Total assessment for the development will be paid no later than thirty-six (36) months
after approval of Phase 1 final plats.
34. Greenway Trail (Corridor #2 – US Highway 64 Culvert) Timeline: Culvert crossing for
US Highway 64 and open space on west side of US Highway 64 must have engineered
approved plans thirty-six (36) months after approval of the Phase 1 Final Plat and
construction approval no later than eighteen (18) months after the approval of the plans.
Developer’s Response: Builders will pay at the time of each Building Permit an
assessment of $225.00 towards the construction of the future culvert under US 64.
Total assessment for the development will be paid no later than thirty-six (36) months
after approval of Phase 1 final plats.
35. Greenway Connectivity: Connectivity to greenways shall be provided with each phase.
This shall be accomplished through trailheads, sidewalks, and internal trail connections
as specified in Barrington Special Use Application dated September 28, 2016. All
internal trail connections shall be designated as open space and maintained by the
Homeowner’s Association, or if applicable a Homeowner’s Association management
firm.
Stipulations Relating to Transportation
36. Intersection driveways (Old Bunn Road): Intersection driveways shall be consolidated
such that there are no more than two (2) full access intersection driveways and two (2)
right-in/right-out intersection driveways along Old Bunn Road with appropriate
channelization, center median island, and handicap accessibility.
37. Intersection driveways (Parks Village Road): Intersection driveways shall be
consolidated such that there are no more than two (2) full access intersection driveways
along Parks Village Road with appropriate channelization, center median island, and
handicap accessibility.

38. Turn Lanes: The Transportation Impact Analysis (TIA) by Ramey Kemp and Associates
dated October 2016 and sealed November 1, 2016, recommends auxiliary turn lanes at
the intersection of Parks Village Road and Old Bunn Road, and Old Bunn Road and Site
Drive #10. All turn lanes as recommended in the TIA will be required to have a
minimum of one hundred feet (100’) of storage.
39. Turn Lanes: Additional turn lanes at the intersection of NC 97 Highway and Old Bunn
Road shall be installed. The southbound right turn lane shall have a minimum of one
hundred feet (100’) of full width storage and the eastbound left turn lane shall have a
minimum of one hundred fifty feet (150’) of full width storage. Off-site roadway
improvements shall have site plan design approvals and construction approvals prior to
the issuance of the 500th Certificate of Occupancy for the development or when the TIA
requires the improvement, whichever comes first.
40. Turn Lanes: Additional turn lanes at the intersection of Old Bunn Road and Shepard
School Road shall be installed. A westbound left turn lane with a minimum of one
hundred feet (100’) of full width storage on Old Bunn Road at Shepard School Road shall
have site plan design approvals and construction approvals prior to the issuance of the
500th Certificate of Occupancy for the development or when the TIA requires the
improvement, whichever comes first.
41. Traffic Impact Analysis Recommendations: Recommendations from the TIA by Ramey
Kemp and Associates dated October 2016 and sealed November 1, 2016 will be
incorporated into site plan review by the ZTRC for conformance with Town and NCDOT
standards.
42. Additional Right-of-Way (Parks Village Road): Dedication of additional right-of-way
along Parks Village Road shall be included with each final plat. Dedication amounts may
vary depending on current widths; however, the total amount shall be required to equal a
total right-of-way width of a minimum of seventy feet (70’) or as directed by the North
Carolina Department of Transportation.
43. Additional Right-of-Way (Old Bunn Road): Dedication of additional right-of-way along
Old Bunn Road shall be included with each final plat. Dedication amounts may vary
depending on current widths; however, total amount shall be required to equal a total
right-of-way width of a minimum of one hundred feet (100’) or as directed by the North
Carolina Department of Transportation.
44. New Roadways: Installation and dedication of any roadway infrastructure,
improvements, or right-of-way widths for any and all phases of the development as
shown on the Illustrative Land Plan for Barrington Subdivision shall be in accordance
with the latest version of the Town of Zebulon Street and Storm Drainage Standards and
Specifications Manual specifications. Engineer certification of the roadway must be
provided by a licensed engineer with acceptable bonding information during the final plat
process for the development.

45. Public Roadways: All streets within the Barrington Subdivision shall be public and in
accordance with the latest version of the Town of Zebulon Street and Storm Drainage
Standards and Specifications Manual specifications.
Developer’s Response: All roads serving Single Family detached and Paired Single
Family lots shall be public. Townhome units will be served by private roads and/or
parking lots.
46. Curb and Gutter: All curb and gutter installations throughout the subdivision and along
all rights-of-way should be in accordance with the latest version of the Town of Zebulon
Street and Storm Drainage Standards and Specifications Manual specifications.
47. Bonding: Developer is responsible for posting a bond for final roadway, sidewalk or
amenities improvements for each phase prior to the issuance of the first building permit.
Developer is fully responsible for all necessary roadway repairs of dedicated streets prior
to final overlay and striping. Regardless of residential construction progress the final
overlay of dedicated streets shall be over-laid within eighteen (18) months of the original
roadway acceptance date for that phase.
48. Sidewalks: Each street within the subdivision will be required to have a five foot (5’)
wide sidewalk on one side of the street.
49. Sidewalks: Installation of five foot (5’) wide sidewalks is required along both sides of
Old Bunn Road. Sidewalks shall be continuous and not interrupted along the interior
roadway development perimeters or as directed by the North Carolina Department of
Transportation. Installation of five foot (5’) wide sidewalks is required along both sides
of Parks Village Road. Sidewalks shall be continuous and not interrupted along the
interior roadway development perimeters or as directed by the North Carolina
Department of Transportation. Installation of a minimum ten-foot (10’) public greenway
along the east side of Parks Village Road shall fulfill this requirement for the east side of
Parks Village Road. Optional fee-in-lieu for portions of the sidewalk with design
complications associated with offsite improvements may be considered at technical
review.
50. Pedestrian Crossing: Pedestrian crossings across Old Bunn Road and Parks Village Road
shall be in accordance with the latest version of the North Carolina Department of
Transportation’s specifications. Each roadway shall have at least one pedestrian
crossing.
51. Street Signage: All street signage shall be decorative and must be in accordance with the
latest version of the Town of Zebulon Street and Storm Drainage Standards and
Specifications Manual specifications.
52. Street Lights: The developer is responsible for coordination with Duke Energy on the
lighting plan layout; however, the Town of Zebulon will be approving the lighting plan.
53. Street Lights: The developer is responsible for paying the current Duke Energy fee per
pole to the Town of Zebulon prior to installation.

54. Street Lights: All street lights shall be decorative and must in accordance with the latest
version of the Town of Zebulon Street and Storm Drainage Standards and Specifications
Manual specifications.
55. Street Lights: All street lights shall be decorative Mitchell 50 Watt Series LED unless
otherwise specified and authorized by the Town of Zebulon Public Works Director.
56. Street Lights: All street lights shall be a minimum of 125 linear feet with a maximum of
140 linear feet apart with alternate spacing on either side of the street.
57. Entrances: All entrances shall be reviewed and approved by the Town of Zebulon and
the North Carolina Department of Transportation during the appropriate site plan
approval process.
58. Driveways: All individual driveways shall be concrete and able to accommodate at least
two vehicles outside of the public right-of-way (inclusive of the garage) and should be in
accordance with the latest version of the Town of Zebulon Street and Storm Drainage
Standards and Specifications Manual specifications.
59. Driveway Restrictions: No driveways to individual lots should be located within the
circulating roadway of any internal roundabouts and should be located as far away from
the entrance to the circulating roadway as practical.
60. Additional Parking: Local streets shall incorporate off-street parking where practical.
Stipulations Relating to Landscaping/Buffers
61. Open Space: All lands within areas required to be maintained as open space by the
Homeowner’s Association, or if applicable a Homeowner’s Association management
firm, shall be protected by a permanent conservation easement and restrictive covenant,
prohibiting further development, and recorded upon final plat approval as “Open Space”.
62. Streetscaping: Old Bunn Road and Park Village Road shall have streetscaping along
both sides of each street. A minimum of one large shade tree every thirty-five feet (35’)
with at least five (5) bushes minimum three (3) gallon container and eighteen inches
(18”) in height must be planted three feet (3’) apart. As submitted in the special use
application the frontages along Old Bunn Road shall have a unified opaque buffer
consisting of shade trees with a minimum caliper of three inches (3”) shall be placed
every fifty feet (50’) on center, with groupings of three (3) ornamental trees eight to ten
feet (8’-10’) high placed one hundred fifty feet (150’) on center and a continuous double
row of evergreen/flowering shrubs. All spacing requirements allow for field adjustments
to address obstructions.
63. Streetscaping: Street trees shall be planted a minimum of one hundred feet (100’) on
each side of all local and residential collector streets with alternating spacing and shall be
planted within a landscape easement. Trees shall be deciduous and shall be a minimum
size of two and a half inches (2.5”) caliper at time of planting. Tree varieties shall be
approved by the Technical Review Committee.

64. Lot Tree Requirement: One deciduous shade tree shall be planted in the front yard of
each single family and paired single family home with a minimum caliper of two and a
half inches (2.5”) at time of planting.
65. Landscape Buffer (Property Perimeters): A fifteen foot (15’) wide Type “A” landscape
buffer with three inch (3”) caliper trees shall be installed along all outer property
perimeters except in areas where greenway easements are dedicated along the perimeter.
Preservation of any existing trees are encouraged and may be used as a credit toward the
buffer requirement.
Stipulations Relating to Architecture
66. Garages: All homes (single family, paired single family, townhomes) within the
subdivision shall have at least a one-stall garage.
Developer Response: No less than eighty percent (80%) of single and paired family
homes, and no less than fifty percent (50%) of townhomes shall have at least a onestall garage.
67. Building Materials: Exterior building materials will be brick or stone veneer, vinyl or
fiber cement (such as hardieplank) siding.
68. Building Façade: Fifty percent of all homes (single family, paired single family,
townhomes) must have a front façade comprised of brick or stone equal to a minimum of
twenty-five percent (25%) overall coverage.
69. Foundations: Foundations will be slab on grade, stem wall, crawl space or basement as
determined by the site grading and topography or as determined by the builder.
70. Housing Square Footage: The minimum heated square footage for each residential use
type shall be as follows:
Land Use Type
Minimum Heated Square Footage (SF)
Single Family Detached Dwelling
1,400 SF
Paired Single Family Dwellings
1,400 SF
Townhomes – Two (2) Bedrooms
1,000 SF
Townhomes – Three (3) Bedrooms
1,250 SF
71. Housing Type Percentages: The maximum unit count for the development shall not
exceed 837 and the minimum and maximum percentages of the housing types shall be as
follows:
Land Use Type
Minimum
Maximum
Single Family Detached Dwelling
25%
100%
Paired Single Family Dwellings
8%
50%
Townhomes – Two (2) Bedrooms
1%
20%
Townhomes – Three (3) Bedrooms and above
25%
50%

Stipulations Relating to Environment
72. Environmentally Sensitive Areas: No unauthorized disturbances of environmentally
sensitive areas as defined by U.S. Army Corps of Engineers, NCDEQ, Wake County
Environmental Services and the Town of Zebulon Planning Department.
73. Floodplain: No portion of any lot shall contain wetlands, riparian buffers, floodplain or
floodway.
74. Rock Formations: Rock outcropping appearing above the surface prior to construction in
the pre-determined Open Space areas shall be preserved.
Stipulations Relating to Utilities
75. Water and Sewer Allocation: Water and sewer allocation shall be authorized during the
final plat process. Allocation requests shall be limited to 50,000 gallons per day (GPD)
with a not to exceed amount of 200 dwelling units per phase.
76. Solid Waste and Recycling: All homes (single family, paired single family, townhomes)
within the subdivision will receive trash collection and recycling services.
77. Yard Waste and Leaf Collection: Only single family and paired single family dwellings
will receive yard waste and leaf collection. Yard waste and leaf collection for
townhomes must be provided by the Homeowner’s Association, or if applicable a
Homeowner’s Association management firm.
78. Storm Drainage Infrastructure: Certification of the storm drainage infrastructure must be
provided by a licensed engineer. Bonding will be applied to drainage structures not
completed prior to final plat recording. Best Management Practices (BMP’s) are not
converted from erosion control to permanent stormwater devices until most of the home
construction is complete. BMP certification will be completed as directed by the
Stormwater Administrator.
79. Water, Sewer and Pump Station Improvements: All water, sewer and pump station
improvements will be reviewed and approved by the City of Raleigh Public Utilities
during the Zebulon Technical Review Committee site plan review process. The utility
improvements must be in accordance with the City of Raleigh adopted plans, policies,
ordinances, and handbook requirements.

80. Beaverdam Creek Sewer Outfall Fee: Payment of a fee for the Beaverdam Creek Sewer
Outfall project (currently approximated to be $1,614.09 per dwelling) will be required to
be paid prior to the building permit issuance for each lot. Listed below is the method of
calculation for each lot’s proportional share to the Beaverdam Creek Sewer Outfall
project:
Title
Flow capacity for the
Beaverdam Creek Sewer
Outfall project
Average household
wastewater flow per day
•
Total project cost
(estimated)

•
•
•

Number of total homes in
Barrington
(all phases)
Total number of homes
served by the Beaverdam
Creek Sewer Outfall project
Total cost per home
(estimated)
Barrington homes that will
need to contribute to the
Beaverdam Creek Sewer
Outfall project
Total amount Barrington
subdivision will need to
contribute to the Beaverdam
Creek Sewer Outfall project
(estimated)

Calculation Method

Value

1,107,301 gallons per day (GPD)

1,107,301 GPD

250 gallons per day (GPD)

250 GPD

$6,500,000 – based on City of Raleigh
Public Utilities construction bid subtotal
$324,800 - Engineering Budget
$324,000 - Land Acquisition
Project Total = $7,148,800
837 homes

1,107,301 outfall capacity / 250 GPD per
home =
4,429 homes served
$7,148,800 project cost / 4,429 homes served
= $1,614.09 cost per home

$7,148,800

837 homes

4,429 homes
$1,614.09 cost
per home

837 homes in Barrington will need to
contribute to the Beaverdam Creek Sewer
Outfall project

837 homes

$1,614.09 cost per home x 837 homes =
$1,350,993.33 amount needed to contribute
toward the Beaverdam Creek Sewer
Outfall project

$1,350,993.33

The Town will review during its annual budget process the annual estimates or actual
construction costs and will adjust its fee accordingly to ensure the Town is receiving full cost
reimbursement and the developer is treated reasonably to respect the cost.
Stipulations Relating to Mailbox Kiosk
81. Mailbox Kiosk: Installation and maintenance of mailbox kiosks shall be accordance to
the United States Post Office standards. Access and parking for the mailbox kiosk site
should be in accordance with the latest version of the Town of Zebulon Code of

Ordinances and the Street and Storm Drainage Standards and Specifications Manual
specifications.
82. Mailbox Kiosk: A mailbox kiosk shall be installed prior to final plat approval. There
shall be a minimum of three (3) mailbox kiosks installed for the development. One
serving the development area bounded by US Highway 64 and Parks Village Road, one
serving the development area bounded by Old Bunn Road and Parks Village Road, and
one serving the development area bounded by Old Bunn Road and US Highway 264.
Stipulations Relating to Fire Code and Blasting
83. Fire Code: Development must comply with the 2012 NC Fire Prevention Code or current
edition adopted for use by the Town of Zebulon. This includes, but is not limited to, the
access roadway requirements, hydrant locations, and blasting.
84. Blasting: Blasting operations shall be conducted in accordance with the provisions of the
NC Fire Prevention Code.
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TRAFFIC IMPACT ANALYSIS
BARRINGTON RESIDENTIAL
ZEBULON, NORTH CAROLINA

1.

INTRODUCTION

The contents of this report present the findings of the Traffic Impact Analysis (TIA) conducted
for the proposed Barrington residential development to be located east of US 64 and US 264 in
Zebulon, North Carolina. The purpose of this study is to determine the potential impacts to the
surrounding transportation system created by traffic generated by the proposed development,
as well as recommend improvements to mitigate the impacts.

The proposed development, anticipated to be completed in 2023, is assumed to consist of 274
single-family detached homes and 563 townhomes.

The study analyzes traffic conditions during the weekday AM and PM peak hours for the
following scenarios:


Existing (2016) Traffic Conditions



Background (2023) Traffic Conditions



Combined (2023) Traffic Conditions

1.1. Site Location and Study Area
The development is proposed to be located east of US 64 and US 264 in Zebulon, North
Carolina. Refer to Figure 1 for the site location map.

The study area for the TIA was determined through coordination with the North Carolina
Department of Transportation (NCDOT) and the Town of Zebulon (Town) and consists of the
following existing intersections:


NC 97 and Old US 264 / Walmart Entrance



NC 97 and US 264 Eastbound Ramps



NC 97 and US 264 Westbound Ramps



NC 97 and Old Bunn Road
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Old Bunn Road and Parks Village Road



Old Bunn Road and Shepard School Road

1.2. Proposed Land Use and Site Access
The proposed development, anticipated to be completed in 2023, is assumed to consist of 274
single-family detached homes and 563 townhomes.

Site access is proposed via seven (7) full movement driveways on Parks Village Road and five
(5) full movement driveways on Old Bunn Road. Refer to Figure 2 for a copy of the
preliminary site plan.

1.3. Adjacent Land Uses
The proposed development is located in an area consisting primarily of residential and
agricultural land uses.

1.4. Existing Roadways
NC 97 (East Gannon Avenue) is a two-lane roadway running in an east-west direction with a
posted speed limit of 45 miles per hour (mph) within the study area. Based on the most recent
data (2013) from the NCDOT, NC 97 had an average annual daily traffic (AADT) volume of
approximately 4,000 vehicles per day (vpd) to the east of its intersection with Old Bunn Road.

Old Bunn Road is a two-lane roadway running in an east-west direction with a posted speed
limit of 35 mph within the study area. To the west of its intersection with Shepard School
Road, Old Bunn Road becomes Proctor Street. Based on the most recent data (2013) from the
NCDOT, Old Bunn Road had an AADT volume of approximately 1,100 vpd within the study
area.

Shepard School Road is a two-lane roadway running in a north-south direction with a posted
speed limit of 45 mph within the study area. Based on the most recent data (2013) from the
NCDOT, Shepard School Road had an AADT volume of approximately 5,100 vpd within the
study area.
2
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Parks Village Road is a two-lane roadway running in a north-south direction with a posted
speed limit of 45 mph within the study area. Based on the traffic counts from 2016, and
assuming that the peak hour volume is 10% of the average daily traffic, Parks Village Road
had an AADT volume of approximately 550.

US 264 is a four-lane highway running in an east-west direction with a posted speed limit of
70 mph within the study area. Based on the most recent data (2013) from the NCDOT, US 264
had an AADT volume of approximately 26,000 vpd within the study area.
Old US 264 is a two-lane roadway running in a north-south direction with no posted speed
limit within the study area. For the purpose of the analysis, the Old US 264 was assumed to
have a speed limit of 45 mph within the study area. Based on the most recent data (2013) from
the NCDOT, Old US 264 had an AADT volume of approximately 3,400 vpd within the study
area.
Existing lane configurations (number of traffic lanes on each intersection approach), lane
widths, storage capacities, and other intersection and roadway information was collected
through field reconnaissance by Ramey Kemp & Associates, Inc. (RKA). Refer to Figure 3 for
an illustration of the existing lane configurations within the study area.
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EXISTING (2016) PEAK HOUR CONDITIONS

2.1. Existing (2016) Peak Hour Traffic
Existing peak hour traffic volumes were determined based on traffic counts conducted at the
study intersections listed below, in October of 2016 by RKA during a typical weekday AM
(7:00 AM – 9:00 AM) and PM (4:00 PM – 6:00 PM) peak periods:


NC 97 and Old US 264 / Walmart Entrance



NC 97 and US 264 Eastbound Ramps



NC 97 and US 264 Westbound Ramps



NC 97 and Old Bunn Road



Old Bunn Road and Parks Village Road



Old Bunn Road and Shepard School Road

Traffic volumes were balanced between study intersections, where appropriate. Refer to
Figure 4 for existing (2016) weekday AM and PM peak hour traffic volumes. A copy of the
count data is located in Appendix A of this report.

2.2. Analysis of Existing (2016) Peak Hour Traffic
The existing (2016) weekday AM and PM peak hour traffic volumes were analyzed to
determine the current levels of service at the study intersections under existing roadway
conditions. Signal information was obtained from NCDOT and is included in Appendix B. The
results of the analysis are presented in Section 7 of this report.
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BACKGROUND (2023) PEAK HOUR CONDITIONS

In order to account for growth of traffic and subsequent traffic conditions at a future year,
background traffic projections are needed. Background traffic is the component of traffic due
to the growth of the community and surrounding area that is anticipated to occur regardless of
whether or not the proposed development is constructed. Background traffic is comprised of
existing traffic growth within the study area and additional traffic created as a result of
adjacent approved developments.
3.1. Ambient Traffic Growth
Through review of previous approved projects in the area, it was determined that an annual
growth rate of 1% would be used to generate projected (2023) weekday AM and PM peak
hour traffic volumes. Refer to Figure 5 for projected (2023) peak hour traffic.
3.2. Adjacent Development Traffic
Through coordination with the Town, Shepards Park was identified to be included as an
adjacent development in this study. Adjacent development trips are shown in Figure 6. The
trips were distributed according to the approved TIA completed in November 2015 by RKA.
At study intersections where this was not possible, the trips were distributed according to the
site trip distribution for the proposed Barrington Residential development. Adjacent
development information can be found in Appendix C.
3.3. Future Roadway Improvements
Based on coordination with the NCDOT and the Town, it was determined there were no future
roadway improvements to consider with this study.
3.4. Background (2023) Peak Hour Traffic Volumes
The background (2023) traffic volumes were determined by projecting the existing (2016)
peak hour traffic to the year 2023, and adding the adjacent development trips. Refer to Figure
7 for an illustration of the background (2023) peak hour traffic volumes at the study
intersections.

9

Traffic Impact Analysis

Barrington Residential – Zebulon, North Carolina

3.5. Analysis of Background (2023) Peak Hour Traffic Conditions
The background (2023) AM and PM peak hour traffic volumes at the study intersections were
analyzed with future geometric roadway conditions and traffic control. The analysis results are
presented in Section 7 of this report.
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SITE TRIP GENERATION AND DISTRIBUTION

4.1. Trip Generation
The proposed development is assumed to consist of approximately 274 single-family homes,
563 townhomes. Average weekday daily, AM peak hour, and PM peak hour trips for the
proposed development were estimated using methodology contained within the ITE Trip
Generation Manual, 9th Edition. Table 1 provides a summary of the trip generation potential
for the site.

Table 1: Trip Generation Summary
Land Use
(ITE Code)

Intensity

Single Family Detached Housing
(210)
Residential Condo / Townhomes
(230)

274
dwellings
563
dwellings

Daily
Traffic
(vpd)

AM Peak Hour
Trips (vph)
Enter
Exit

PM Peak Hour
Trips (vph)
Enter
Exit

2,610

50

154

173

101

3,280

42

206

196

97

92

360

369

198

Total Primary Trips

It is estimated that the proposed development will generate approximately 5,890 total site trips
on the roadway network during a typical 24-hour weekday period. Of the daily traffic volume,
it is anticipated that 452 trips (92 entering and 360 exiting) will occur during the AM peak
hour and 567 (369 entering and 198 exiting) will occur during the PM peak hour.

4.2. Site Trip Distribution and Assignment
Trip distribution percentages used in assigning site traffic for this development were estimated
based on a combination of existing traffic patterns, population centers adjacent to the study
area, and engineering judgment. It is estimated that trips will be distributed as follows:


10% to/from the west via Old Bunn Road



15% to/from the south via Shepard School Road



10% to/from the north via Parks Village Road



5% to/from the east via NC 97



5% to/from the south via Old Bunn Road
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5% to/from the south via US 264



30% to/from the north via US 264



20% to/from the west via NC 97

The site trip distribution is shown in Figures 8 and 8A. Refer to Figures 9 and 9A for the site
trip assignment.
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COMBINED (2023) TRAFFIC CONDITIONS

5.1. Combined (2023) Peak Hour Traffic Volumes
To estimate traffic conditions with the site fully built-out, the total site trips were added to the
background (2023) traffic volumes to determine the combined (2023) traffic volumes. Refer to
Figures 10 and 10A for an illustration of the combined (2023) peak hour traffic volumes with
the proposed site fully developed.

5.2. Analysis of Combined (2023) Peak Hour Traffic
Study intersections were analyzed with the combined (2023) traffic volumes using the same
methodology previously discussed for existing and background traffic conditions. Intersections
were analyzed with improvements necessary to accommodate future traffic volumes. The
results of the capacity analysis for each intersection are presented in Section 7 of this report.
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TRAFFIC ANALYSIS PROCEDURE

Study intersections were analyzed using the methodology outlined in the 2010 Highway
Capacity Manual (HCM) published by the Transportation Research Board. Capacity and level
of service are the design criteria for this traffic study. A computer software package, Synchro
(Version 9.1), was used to complete the analyses for most of the study area intersections.
Please note that the unsignalized capacity analysis does not provide an overall level of service
for an intersection; only delay for an approach with a conflicting movement.

The HCM defines capacity as “the maximum hourly rate at which persons or vehicles can
reasonably be expected to traverse a point or uniform section of a lane or roadway during a
given time period under prevailing roadway, traffic, and control conditions.” Level of service
(LOS) is a term used to represent different driving conditions, and is defined as a “qualitative
measure describing operational conditions within a traffic stream, and their perception by
motorists and/or passengers.” Level of service varies from Level “A” representing free flow,
to Level “F” where breakdown conditions are evident. Refer to Table 2 for HCM levels of
service and related average control delay per vehicle for both signalized and unsignalized
intersections. Control delay as defined by the HCM includes “initial deceleration delay, queue
move-up time, stopped delay, and final acceleration delay”. An average control delay of 50
seconds at a signalized intersection results in LOS “D” operation at the intersection.

Table 2: Highway Capacity Manual – Levels-of-Service and Delay
UNSIGNALIZED INTERSECTION
AVERAGE CONTROL
LEVEL OF
DELAY PER VEHICLE
SERVICE
(SECONDS)
A
B
C
D
E
F

SIGNALIZED INTERSECTION
AVERAGE CONTROL
LEVEL OF
DELAY PER VEHICLE
SERVICE
(SECONDS)
A
B
C
D
E
F

0-10
10-15
15-25
25-35
35-50
>50

0-10
10-20
20-35
35-55
55-80
>80

6.1. Adjustments to Analysis Guidelines
Capacity analysis at all study intersections was completed according to the NCDOT
Congestions Management Guidelines.
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CAPACITY ANALYSIS

7.1. NC 97 and Old US 264 / Walmart Entrance
The existing signalized intersection of NC 97 and Old US 264 / Walmart Entrance was
analyzed under existing (2016), background (2023), and combined (2023) traffic conditions
with existing lane configurations and traffic control. Refer to Table 3 for a summary of the
analysis results. Refer to Appendix D for the Synchro capacity analysis reports.

Table 3: Analysis Summary of NC 97 and Old US 264 / Walmart Entrance

ANALYSIS
SCENARIO

A
P
P
R
O
A
C
H

Existing (2016)
Conditions

EB
WB
NB
SB

Background (2023)
Conditions

EB
WB
NB
SB

Combined (2023)
Conditions

EB
WB
NB
SB

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

LANE
CONFIGURATIONS

Approach

1 LT, 1 TH-RT
1 LT-TH, 1 RT
1 LT-TH-RT
1 LT, 1 LT-TH, 1 RT
1 LT, 1 TH-RT
1 LT-TH, 1 RT
1 LT-TH-RT
1 LT, 1 LT-TH, 1 RT
1 LT, 1 TH-RT
1 LT-TH, 1 RT
1 LT-TH-RT
1 LT, 1 LT-TH, 1 RT

B
C
F
D
B
C
F
D
B
C
F
D

Overall
(seconds)

D
(43)
D
(48)
D
(50)

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

B
C
F
D
C
C
F
D
C
C
F
D

Overall
(seconds)

E
(61)
E
(67)
E
(65)

Capacity analysis of existing (2016), background (2023), and combined (2023) traffic
conditions indicates the intersection of NC 97 and Old US 264 / Walmart Entrance is expected
to operate at an overall LOS D during the weekday AM peak hours. During the weekday PM
peak hours, the intersection is expected to operate at LOS E during the existing (2016),
background (2023), and combined (2023) conditions. It should be noted that during the
weekday PM peak hour, the traffic from the proposed development is expected to lower the
overall delay at the intersection. While not adjusted for the purposes of this study, signal
timing adjustments at this intersection should be considered to allow more time for the
northbound approach to move through the intersection.
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7.2. NC 97 and US 264 Eastbound Ramps
The existing unsignalized intersection of NC 97 and US 264 Eastbound Ramps was analyzed
under existing (2016), background (2023), and combined (2023) traffic conditions with
existing lane configurations and traffic control. Refer to Table 4 for a summary of the analysis
results. Refer to Appendix E for the Synchro capacity analysis reports.
Table 4: Analysis Summary of NC 97 and US 264 Eastbound Ramps

Existing (2016)
Conditions

A
P
P
R
O
A
C
H
EB
WB
SB

Background (2023)
Conditions

EB
WB
SB

ANALYSIS
SCENARIO

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

LANE
CONFIGURATIONS

Approach

1 TH, 1 RT
1 TH-LT
1 RT, 1 TH-LT
1 TH, 1 RT
1 TH-LT
1 RT, 1 TH-LT
1 TH, 1 RT
1 TH-LT
1 RT, 1 TH-LT

EB
WB
SB
1. Level of service for major-street left-turn movement.
2. Level of service for minor-street approach.

Combined (2023)
Conditions

-A1
B2
-A1
B2
-A1
B2

Overall
(seconds)

N/A
N/A
N/A

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

-A1
B2
-A1
B2
-A1
C2

Overall
(seconds)

N/A
N/A
N/A

Capacity analysis of existing (2016), background (2023), and combined (2023) traffic
conditions indicates that all major-street approaches and minor-street left-turn movements at
the intersection of NC 97 and US 264 Eastbound Ramps are expected to operate at LOS C or
better during both weekday AM and PM peak hours.
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7.3. NC 97 and US 264 Westbound Ramps
The existing unsignalized intersection of NC 97 and US 264 Westbound Ramps was analyzed
under existing (2016), background (2023), and combined (2023) traffic conditions with
existing lane configurations and traffic control. Refer to Table 5 for a summary of the analysis
results. Refer to Appendix F for the Synchro capacity analysis reports.
Table 5: Analysis Summary of NC 97 and US 264 Westbound Ramps

Existing (2016)
Conditions

A
P
P
R
O
A
C
H
EB
WB
NB

Background (2023)
Conditions

EB
WB
NB

ANALYSIS
SCENARIO

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

LANE
CONFIGURATIONS

Approach

1 LT, 1 TH
1 TH, 1 RT
1 TH-LT, 1 RT
1 LT, 1 TH
1 TH, 1 RT
1 TH-LT, 1 RT
1 LT, 1 TH
1 TH, 1 RT
1 TH-LT, 1 RT

EB
WB
NB
1. Level of service for major-street left-turn movement.
2. Level of service for minor-street approach.

Combined (2023)
Conditions

A1
-B2
A1
-B2
A1
-C2

Overall
(seconds)

N/A
N/A
N/A

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

A1
-C2
A1
-C2
A1
-D2

Overall
(seconds)

N/A
N/A
N/A

Capacity analysis of existing (2016), background (2023), and combined (2023) traffic
conditions indicates that all major-street approaches and minor-street left-turn movements at
the intersection of NC 97 and US 264 Westbound Ramps are expected to operate at LOS D or
better during both weekday AM and PM peak hours.
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7.4. NC 97 and Old Bunn Road
The existing unsignalized intersection of NC 97 and Old Bunn Road was analyzed under
existing (2016), background (2023), and combined (2023) traffic conditions with existing lane
configurations and traffic control. Refer to Table 6 for a summary of the analysis results. Refer
to Appendix G for the Synchro capacity analysis reports.

Table 6: Analysis Summary of NC 97 and Old Bunn Road

ANALYSIS
SCENARIO

A
P
P
R
O
A
C
H

Existing (2016)
Conditions

EB
WB
NB
SB

Background (2023)
Conditions

EB
WB
NB
SB

Combined (2023)
Conditions

EB
WB
NB
SB

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

LANE
CONFIGURATIONS

Approach

A1
A1
B2
B2
A1
A1
B2
B2
A1
A1
B2
B2

1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT

Overall
(seconds)

N/A

N/A

N/A

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

A1
A1
B2
B2
A1
A1
B2
B2
A1
A1
D2
D2

Overall
(seconds)

N/A

N/A

N/A

1. Level of service for major-street left-turn movement.
2. Level of service for minor-street approach.

Capacity analysis of existing (2016), background (2023), and combined (2023) traffic
conditions indicates that all major-street left-turn movements and minor-street approaches at
the intersection of NC 97 and Old Bunn Road are expected to operate at LOS D or better
during both weekday AM and PM peak hours.
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7.5. Old Bunn Road and Parks Village Road
The existing unsignalized intersection of Old Bunn Road and Parks Village Road was
analyzed under existing (2016), background (2023), and combined (2023) traffic conditions
with existing lane configurations and traffic control. Refer to Table 7 for a summary of the
analysis results. Refer to Appendix H for the Synchro capacity analysis reports.

Table 7: Analysis Summary of Old Bunn Road and Parks Village Road

Existing (2016)
Conditions

A
P
P
R
O
A
C
H
EB
WB
SB

Background (2023)
Conditions

EB
WB
SB

Combined (2023)
Conditions

EB
WB
SB

ANALYSIS
SCENARIO

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

LANE
CONFIGURATIONS

Approach

A2
-A1
A2
-A1
A2
-A1

1 LT-TH
1 TH-RT
1 LT-RT
1 LT-TH
1 TH-RT
1 LT-RT
1 LT, 1 TH
1 TH, 1 RT
1 LT, 1 RT

Overall
(seconds)

N/A
N/A
N/A

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

A2
-A1
A2
-A1
A2
-B1

Overall
(seconds)

N/A
N/A
N/A

1. Level of service for major-street left-turn movement.
2. Level of service for minor-street approach.
Improvements to lane configurations are shown in bold.

Capacity analysis of existing (2016), background (2023), and combined (2023) traffic
conditions indicates that all major-street left-turn movements and minor-street approaches at
the intersection of Old Bunn Road and parks Village Road are expected to operate at LOS B or
better during both weekday AM and PM peak hours.

It should be noted, the turn lanes proposed are from the “Warrant for Left and Right-Turn
Lanes” chart provided in the NCDOT Driveway Manual. These turn lanes are not needed for
the intersection to operate at an acceptable Level of Service.
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7.6. Old Bunn Road / Proctor Street and Shepard School Road
The existing unsignalized intersection of Old Bunn Road / Proctor Street and Shepard School
Road was analyzed under existing (2016), background (2023), and combined (2023) traffic
conditions with existing lane configurations and traffic control. Refer to Table 8 for a
summary of the analysis results. Refer to Appendix I for the Synchro capacity analysis reports.

Table 8: Analysis Summary of Old Bunn Road / Proctor Street and Shepard School Road

ANALYSIS
SCENARIO

A
P
P
R
O
A
C
H

Existing (2016)
Conditions

EB
WB
NB
SB

Background (2023)
Conditions

EB
WB
NB
SB

Combined (2023)
Conditions

EB
WB
NB
SB

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

LANE
CONFIGURATIONS

Approach

B2
C2
A1
A1
C2
F2
A1
A1
D2
F2
A1
A1

1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT

Overall
(seconds)

N/A

N/A

N/A

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

C2
C2
A1
A1
F2
F2
A1
A1
F2
F2
A1
A1

Overall
(seconds)

N/A

N/A

N/A

1. Level of service for major-street left-turn movement.
2. Level of service for minor-street approach.

Capacity analysis of existing (2016) traffic conditions indicates that all major-street left-turn
movements and minor-street approaches at the intersection of Old Bunn Road and Shepard
School Road are expected to operate at LOS C or better during both weekday AM and PM
peak hours. Under background (2023) and combined (2023) traffic conditions, the westbound
approach is expected to degrade to a LOS F during the weekday AM peak hour and the
eastbound and westbound approaches are expected to operate at LOS F during the weekday
PM peak hour. The major-street left-turn movement is expected to operate at LOS A during
the weekday AM and PM peak hours under all analysis scenarios.
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It should be noted that delays are typical for a minor-street approach under stop control with a
high volume of through traffic on the main line. A traffic signal was considered for the
intersection, and is expected to meet peak hour warrants for the weekday AM and PM peak
hours under combined (2023) conditions utilizing the criteria contained in the Manual on
Uniform Traffic Control Devices (MUTCD). Due to the high volume of residential trips in the
area, which typically occur during two distinct periods each day, it is anticipated that a 4 or 8hour signal warrant would not be met.
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7.7. Parks Village Road and Site Drives 1-7
The proposed unsignalized intersections of Parks Village Road and Site Drives 1-7 was
analyzed under combined (2023) traffic conditions with proposed lane configurations and
traffic control. Refer to Table 9 for a summary of the analysis results. Refer to Appendix J for
the Synchro capacity analysis reports.
Table 9: Analysis Summary of Parks Village Road and Site Drives 1-7

ANALYSIS
SCENARIO

Combined (2023)
Conditions – Site Drive #1

A
P
P
R
O
A
C
H
EB
WB
NB
SB

Combined (2023)
Conditions – Site Drive #2

EB
WB
NB
SB

Combined (2023)
Conditions – Site Drive #3

EB
WB
NB
SB

Combined (2023)
Conditions – Site Drive #4

EB
NB
SB

Combined (2023)
Conditions – Site Drive #5

WB
NB
SB

Combined (2023)
Conditions – Site Drive #6

WB
NB
SB

Combined (2023)
Conditions – Site Drive #7

WB
NB
SB

LANE
CONFIGURATIONS

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

Approach

A2
A2
A1
A1
A2
A2
A1
A1
A2
A2
A1
A1
A2
A1
-A2
-A1
A2
-A1
A2
-A1

1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-RT
1 LT-TH
1 TH-RT
1 LT-RT
1 TH-RT
1 LT-TH
1 LT-RT
1 TH-RT
1 LT-TH
1 LT-RT
1 TH-RT
1 LT-TH

Overall
(seconds)

N/A

N/A

N/A
N/A
N/A
N/A
N/A

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

A2
A2
A1
A1
A2
A2
A1
A1
A2
A2
A1
A1
A2
A1
-A2
-A1
A2
-A1
A2
-A1

Overall
(seconds)

N/A

N/A

N/A
N/A
N/A
N/A
N/A

1. Level of service for major-street left-turn movement.
2. Level of service for minor-street approach.
Improvements to lane configurations are shown in bold.

Capacity analysis of combined (2023) traffic conditions indicates that all major-street left-turn
movements and minor-street approaches at the intersections of Parks Village Road and Site
Drives 1-7 are expected to operate at LOS A during both weekday AM and PM peak hours.
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7.8. Old Bunn Road and Site Drives 8-12
The proposed unsignalized intersections of Old Bunn Road and Site Drives 8-12 was analyzed
under combined (2023) traffic conditions with proposed lane configurations and traffic
control. Refer to Table 10 for a summary of the analysis results. Refer to Appendix K for the
Synchro capacity analysis reports.

Table 10: Analysis Summary of Old Bunn Road and Site Drives 8-12
A
P
P
R
O
A
C
H

LANE
CONFIGURATIONS

Combined (2023)
Conditions – Site Drive #8

EB
WB
NB

Combined (2023)
Conditions – Site Drive #9

EB
WB
NB
SB

Combined (2023)
Conditions – Site Drive #10

EB
WB
NB
SB

Combined (2023)
Conditions – Site Drive #11

EB
WB
SB

Combined (2023)
Conditions – Site Drive #12

EB
WB
SB

ANALYSIS
SCENARIO

WEEKDAY AM
PEAK HOUR
LEVEL OF SERVICE

WEEKDAY PM
PEAK HOUR
LEVEL OF SERVICE

Approach

Overall
(seconds)

Approach

Overall
(seconds)

1 TH-RT
1 LT-TH
1 LT-RT

-A1
A2

N/A

-A1
B2

N/A

1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH-RT
1 LT, 1 TH-RT
1 LT-TH, 1 RT
1 LT-TH-RT
1 LT-TH-RT
1 LT-TH
1 TH-RT
1 LT-RT
1 LT-TH
1 TH-RT
1 LT-RT

A1
A1
B2
B2
A1
A1
B2
B2
A1
-B2
A1
-B2

N/A

N/A
N/A
N/A

A1
A1
B2
B2
A1
A1
B2
B2
A1
-B2
A1
-B2

N/A

N/A
N/A
N/A

1. Level of service for major-street left-turn movement.
2. Level of service for minor-street approach.
Improvements to lane configurations are shown in bold.

Capacity analysis of combined (2023) traffic conditions indicates that all major-street left-turn
movements and minor-street approaches at the intersections of Old Bunn Road and Site Drives
8-12 are expected to operate at LOS B or better during both weekday AM and PM peak hours.
It should be noted, the turn lanes proposed at Site Drive #10 are from the “warrant for left and
right-turn lanes” chart provided by the NCDOT. These turn lanes are not needed for the
intersection to operate at an acceptable LOS.
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CONCLUSIONS

This Traffic Impact Analysis was conducted to determine the potential traffic impacts of the
proposed Barrington Residential development, located east of US 64 and US 264 in Zebulon,
North Carolina. The proposed development is expected to be a residential development and be
built out in 2023. Site access is proposed via several site driveways on Old Bunn Road and
Parks Village Road.

The study analyzes traffic conditions during the weekday AM and PM peak hours for the
following scenarios:


Existing (2016) Traffic Conditions



Background (2023) Traffic Conditions



Combined (2023) Traffic Conditions

Trip Generation
It is estimated that the proposed development will generate approximately 3,280 total site trips
on the roadway network during a typical 24-hour weekday period. Of the daily traffic volume,
it is anticipated that 452 trips (92 entering and 360 exiting) will occur during the AM peak
hour and 567 (369 entering and 198 exiting) will occur during the PM peak hour.

Adjustments to Analysis Guidelines
Capacity analysis at all study intersections was completed according to NCDOT Congestion
Management Guidelines.

Intersection Capacity Analysis Summary
All the study area intersections (including the proposed site driveways) are expected to operate
at acceptable levels-of-service under existing and future year conditions with the exception of
the intersections listed below. A summary of the study area intersections that are expected to
need improvements are as follows:
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NC 97 and Old US 264 / Walmart Entrance
The intersection operates at an overall LOS E during the weekday PM peak hour under the
existing (2016) and all subsequent scenarios. The proposed development is expected to bring
slight improvements to the delay experienced in background conditions. While not adjusted
for the purposes of this study, it is recommended that retiming of the signal be completed in
existing conditions to improve the operation at the intersection.

Old Bunn Road and Shepard School Road
The unsignalized intersection is expected to operate at LOS F for the minor-street approaches
under combined (2023) conditions. Delays are typical for a minor-street approach under stop
control with a high volume of through traffic on the main line. A traffic signal was considered
for the intersection, and is expected to meet peak hour warrants for the weekday AM and PM
peak hours under combined (2023) conditions utilizing the criteria contained in the Manual on
Uniform Traffic Control Devices. Due to the high volume of residential trips in the area, which
typically occur during two distinct periods each day, it is anticipated that a 4 or 8-hour signal
warrant would not be met.

Old Bunn Road and Parks Village Road
The unsignalized intersection is expected to operate at LOS B or better during the weekday
AM and PM peak hours under all analysis scenarios. Turn lanes are recommended at the
intersection according to the rationale in the “warrant for left and right-turn lanes” chart
provided by the NCDOT. These turn lanes are not needed for the intersection to operate at an
acceptable level of service.

Old Bunn Road and Site Drive #10
The unsignalized intersection is expected to operate at LOS B or better during the weekday
AM and PM peak hours under all analysis scenarios. Turn lanes are recommended at the
intersection according to the rationale in the “warrant for left and right-turn lanes” chart
provided by the NCDOT. These turn lanes are not needed for the intersection to operate at an
acceptable level of service.
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RECOMMENDATIONS

Based on the findings of this study, specific geometric improvements have been identified and
are recommended to accommodate future traffic conditions. See a more detailed description of
the recommended improvements below. Refer to Figures 11 and 11A for an illustration of the
recommended lane configuration for the proposed development.

Recommended Improvements by Developer
Parks Village Road and Old Bunn Road


Construct a westbound right-turn lane with a minimum of 75 feet of storage and
appropriate taper.



Construct an eastbound left-turn lane with a minimum of 50 feet of storage and
appropriate taper.



Construct a southbound right-turn lane with a minimum of 50 feet of storage and
appropriate taper.

Parks Village Road and Site Drive #1


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #1.

Parks Village Road and Site Drive #2


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #2.

Parks Village Road and Site Drive #3


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #3.
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Parks Village Road and Site Drive #4


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #4.

Parks Village Road and Site Drive #5


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #5.

Parks Village Road and Site Drive #6


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #6.

Parks Village Road and Site Drive #7


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #7.

Old Bunn Road and Site Drive #8


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #8.

Old Bunn Road and Site Drive #9


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #9.
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Old Bunn Road and Site Drive #10


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #10.



Provide an exclusive westbound right-turn lane on Old Bunn Road with a minimum
of 50 feet of storage and appropriate taper.



Provide an exclusive eastbound left-turn lane on Old Bunn Road with a minimum
of 50 feet of storage and appropriate taper.

Old Bunn Road and Site Drive #11


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #11.

Old Bunn Road and Site Drive #12


Provide site access via a full movement intersection with one ingress lane and one
egress lane.



Provide stop control for Site Drive #12.
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