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AGENDA 
PLANNING BOARD 

REGULAR MEETING 
NOVEMBER 2, 2017 

MEETING TIME:  6:00 PM 
TOWN HALL 

 
Call to Order. 
 
Identify voting members  
 
Approval of the agenda. 
 
Approval of the minutes for October 5, 2017 
 
Public Hearings 

 
RZ-17-04 Thomas Concrete: The applicant is requesting to rezone 
approximately 5.6 acres of land from the LI (Light Industrial) to the HI (Heavy 
Industrial) zoning district. The property considered for approval is located on 
Citation Lane approximately 980 feet northeast of its intersection with US Hwy 
Bus 70 West and further identified as Johnston County Tax ID# 15079005J. 

 
Old Business 
 
New Business 

 
SP-17-15 Thomas Concrete: The applicant is requesting site plan approval of a 
5.6 acre batch concrete plant on property located within a HI (Heavy Industrial) 
zoning district. The property considered for approval is located on Citation Lane 
approximately 980 feet northeast of its intersection with US Hwy Bus 70 West 
and further identified as Johnston County Tax ID# 15079005J. 
 

Adjournment 
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DRAFT 
Smithfield Planning Board Minutes 

Thursday, October 5, 2017 
6:00 P.M., Town Hall, Council Chambers 

 
Members Present:       Members Absent: 
Chairman Stephen Upton      Daniel Sanders 
Ashley Spain        Mark Lane 
Teresa Daughtry       Eddie Foy 
Oliver Johnson        Michael Taylor 
 
Staff Present:        Staff Absent: 
Mark Helmer, Senior Planner 
Julie Edmonds, Administrative Assistant 
 
CALL TO ORDER 
Mr. Upton identified the members of the board and as well as the Planning Department staff. 
He asked if there were any amendments to the agenda. Mr. Helmer recommended we 
postpone training until we have a full board present. 
 
APPROVAL OF THE AGENDA 
Teresa Daughtry made a motion to approve the agenda, seconded by Oliver Johnson. 
Unanimous. 
 
APPROVAL OF MINUTES FROM September 7, 2017 
Oliver Johnson made a motion, seconded by Teresa Daughtry to approve the minutes as 
written. Unanimous. 

APPROVAL TO OPEN THE PUBLIC HEARING RZ-17-02 
Oliver Johnson made a motion, seconded by Ashley Spain to open the Public Hearing. 
Unanimous.  
 
RZ-17-02 Twin States Farming: 
Mr. Helmer stated the applicant is requesting to rezone approximately 8.25 acres of land from 
the R-20A (Residential-Agricultural) to the B-3 (Business) zoning district. The property 
considered for approval is located on the south side of West Market Street approximately 1950 
feet northwest of its intersection with Front Street and further identified as Johnston County 
Tax ID #15080062. The portion of the property is located within the 100 year floodplain but 
does not appear to be within a flood way. Any future development of the property would be 
subject to the Town of Smithfield flood damage prevention ordinance. The adjacent land use to 
the North is currently zoned B-3 and commercial in nature. The property to the South is 
currently zoned R-20A and vacant. To the east is Wallace Welding and to the west a nightclub. 
The Future Land Use Plan has identified this property as being a conservation district. Adjacent 
properties within this corridor are currently zoned and developed as commercial. The rezoning 
will be consistent with the Town of Smithfield Unified Development Ordinance provided that all 
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proposed future land uses and site specific development plans meet the minimum 
development standards of the Town of Smithfield Unified Development Ordinance. The 
property considered for rezoning is immediately adjacent to other B-3 (Highway Entrance 
Business) zoned properties. Compatibility issues are unlikely providing that any future 
development is commercial in nature. The Town of Smithfield will provide services for fire and 
police protection, as well as water, sewer and electric. The Planning Department has 
determined that the application is consistent with applicable adopted plans, policies and 
ordinances. The Smithfield Planning Board is requested to review the petition of the rezoning 
request of approximately 8.25 acres of land from the R-20A (Residential-Agricultural) to the B-3 
(Business zoning district and make a recommendation to Town Council.  
 
Mr. Upton opened the floor up to any board members that may have questions for Mr. Helmer. 
 
Mrs. Daughtry asked if the entrance to this property was opened up enough for just that one 
entrance. 
 
Mr. Helmer stated that NCDOT would be the driveway permit authority here, so any future 
development plan would have to show an access point on the property, which NCDOT would 
have to permit. It’s unclear since we don’t have a development plan, exactly what NCDOT 
would require. We do know that any future subdivision would require those lots to be on a 
public right-of-way. 
 
Mrs. Daughtry asked if there had been any issues with tanks on the proposed property in 
connection with the property that joined up to it. 
 
Andrew Hodge with Adams and Hodge Engineering came forward and stated no not that he 
was aware of. 
 
Oliver Johnson made a motion to close RZ-17-02, seconded by Teresa Daughtry. Unanimous. 
 
Teresa Daughtry made a motion to approve RZ-17-02, seconded by Ashley Spain. Unanimous. 
 
SP-17-13 Atlantic Coast Pipeline, LLC: 
Mr. Helmer stated the applicant is requesting site plan review and approval of a temporary 
contractor storage yard on property located within R-20-A (Residential-Agricultural) zoning 
district. The Planning Board is requested to review the site plan for compliance with the Town 
of Smithfield Unified Development Ordinance minimum development standards. Planning staff 
recommends approval of the site plan with the condition storm water management plan is 
approved prior to issuance of a valid zoning permit. The applicant requested that the use 
permit be delayed by 30 days before it is reviewed by Town Council. This process tonight, site 
plan review is completely separate; it has no bearings on the other hearing. We are reviewing 
this request to see if it is in compliance the Unified Development Ordinance. If it meets the 
standards of the UDO, we are then obligated to recommend approval. The plans does meet the 
standards, therefore the Planning Department recommends site plan approval with the 
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condition that a complete storm water management plan is approved prior to issuance of a 
valid zoning permit.  
 
Mrs. Daughtry asked how long temporary uses were good for. 
 
Mr. Helmer stated that temporary use dates are set by Town Council and are based on what the 
applicant feels they need. Once the permit nears expiration, the applicant will have to come 
back and request the permit be extended.  
 
Mr. Johnson asked if there was a maximum time of usage for these temporary use permits.  
 
Mr. Helmer said no, not for the temporary permits. It is a set date made by Town Council as to 
how long the permit would be valid for. 
 
Mrs. Daughtry asked if any neighbors had concerns or opposition against this project. 
 
Mr. Helmer said no one has contacted him. 
 
Mr. Helmer asked the Planning Board if they would like him to go over some of the key features 
of the plan. Mr. Upton answered sure. 
 
Mr. Helmer stated that the proposed contractor yard will be used in support of the construction 
of the Atlantic Coast Pipeline. The applicant has submitted a site plan indicating approximately 
29 acres of the 42 acre tract of land will be used for the proposed use. Approximately 13 acres 
will consist of impervious gravel surfaces to include the parking and work areas. The site is 
bisected by a jurisdictional stream and riparian buffer. The plan shows some wetlands. Mr. 
Helmer made reference to the map showing the gravel area as being shaded. It would be used 
for employee and equipment parking. He also made reference to modular office units and 
storage containers. The applicants is proposing to remove the topsoil and store it, place gravel 
down and at the end of the project remove the gravel and replace original topsoil. There is a 
screening fence along the northeast property line and along Mallard Rd. The existing tree line 
will be used to screen properties from south to west. There’s 3 access points to be approved by 
NCDOT, one being on the northeast corner of the project, another on the southwest corner and 
the other being approximately in the middle. The applicant is not proposing to tie into public 
utilities; they will provide portable facilities for employees. Given the nature of the proposed 
use the applicant has requested to use fencing with screening material in lieu of landscaping. 
The applicant is meeting the setbacks of the R-20A zoning district.  
 
Hal Kitchin, the applicants attorney and Min So, the Senior Engineer with Dominion Energy 
came forward to answer questions. 
 
Mr. Helmer asked Mr. Kitchin if he has received clarification about any proposed land uses 
south west of the riparian buffer. 
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Mr. Kitchin stated after consulting with Mr. Min So, they don’t believe there is any intention of 
using that area between the wetland that will serve as a buffer and the adjoining properties to 
the south west. We certainly wouldn’t have a problem agreeing to install the fence with screen 
along those properties. The storm water hasn’t been designed to allow use of that land.  
 
Mr. Spain asked if this property will be used as a maintenance or servicing facility to change oil 
and work on the truck. 
 
Mr. Kitchin stated it would be fair to assume that some maintenance and servicing will take 
place at the sight considering the equipment will be there.  
 
Mr. Spain asked Mr. Helmer if that wouldn’t change the nature or use of the property. 
 
Mr. Helmer said the site plan will need to show that the use can occur in a safe manor and it 
shows plenty of open space there.  
 
Mr. Spain said he had no objections but he feels like it needs to have a designated area stating 
that type of activity will take place there. Spills or run-off would then be contained to that 
designated area and prevent a safety issue.  
 
Mr. Upton asked where the distribution of the equipment would be held. Do the vehicles stay 
on this property or are they brought in from another town.  
 
Mr. Kitchin said the construction in this part of the state is scheduled to begin in 2019-2020. 
That would be the period of time that you would expect to see construction on site. I’m sure 
they don’t intend to use both of those years. I feel sure during that period time you will see the 
same equipment from time to time during the temporary use period.  
 
Mr. Helmer asked how many employees you will estimate to be on site. Will there be a fleet of 
vehicles on the property. 
 
Min So said 800 to 900 employees will be coming to the site but not at all once. They will not all 
come at once. There will be buses at the sight, once they arrive in the mornings they would be 
given their work orders and will be taken to the job site. Some employees will drive their own 
trucks, like welders or inspectors.  
 
Mrs. Daughtry asked if the employees would all stay at the same hotel. What would their 
accommodations be?  
 
Mr. So said most of these workers have RV’s so they would stay in RV Parks. The employees 
without RV‘s will stay in hotels all taken care of by the contractor.  
 
Mr. Kitchin said there will be a fair amount of carpooling going on in the morning and the buses 
would actually take employees out to the job site wherever that may be. The construction 
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spread reaches from Johnston and Nash counties. This property will be a staging point for those 
employees.  
 
Mrs. Daughtry asked if this property would be the staging point for Johnston County or the 
construction spread. 
 
Mr. So said it’s going to be for the spread. The whole 600 mile pipeline is broken down by 
spreads. Currently we’re anticipating this spread to start in 2019. 
 
Mr. Kitchin said Halifax County will have a similar yard such as this one, which will cover North 
Hampton, Halifax and the Northern part of Nash County. Northern Robinson County will also 
have a similar facility like this as well. 
 
Mr. Helmer asked how many buses they would anticipate traveling through the property. 
 
Mr. Kitchin said the trip generation table is estimating the use of 6 buses and 300 working 
vehicles.  
 
Mr. Helmer requested a layout of the parking area that clearly demonstrates compliance with 
published parking standards.  
 
Mr. Helmer did want to point out that the applicant has submitted a preliminary storm water 
plan showing 4 storm water detention basins. 
 
Mr. Johnson made a motion to approve SP-17-13, with the staff recommendations. Seconded 
by Teresa Daughtry. Unanimous.  
 
Mrs. Daughtry made a motion to adjourn the meeting, seconded by Oliver Johnson. 
 
Old Business: 
No Report 
 
New Business:  
Our next Planning Board Meeting is scheduled for November 2, 2017 at 6:00 pm. 
  
Submitted this 10th day of October, 2017. 
 
Julie Edmonds 
Administrative Assistant 
Planning Department 
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Application Number:   RZ-17-04  
Project Name:   Thomas Concrete  

TAX ID number:   15079005J  
Town Limits / ETJ:  ETJ 
Applicant:    Thomas Concerte of the Carolinas, INC    
Owners:    SCA Ventures, LLC    
Agents:    none 
Neighborhood Meeting:   none  
 
 
PROJECT LOCATION: The property is located on Citation Lane approximately 980 feet 

northeast of its intersection with US Hwy Bus 70 West.  

 
REQUEST: The applicant is requesting to rezone approximately 6.00 acres of land from the LI 

(Light Industrial) to the HI (Heavy Industrial) zoning district.  
 
SITE DATA: 
 
Acreage:   6.00 acres 
Present Zoning:   LI (Light Industrial), 
Proposed Zoning: HI (Heavy Industrial) 
Existing Use:  Undeveloped land  
Proposed Use Concrete batch plant - All uses permitted within the HI zoning can be 

considered for future approval.  
 
 
ENVIRONMENTAL: The property is not located within a floodplain and no delineated wetlands 
exist on or near property considered for rezoning. 
  

 
ADJACENT ZONING AND LAND USES: 
 

North:   Zoning: LI (Light Industrial)  
Existing Use: Undeveloped 
 

South:   Zoning: LI (Light Industrial)   
Existing Use: Carolina Electronic Assemblers / undeveloped 
 

East:   Zoning: LI (Light Industrial)   
Existing Use: Agriculture  

Town of Smithfield 
Planning Department 

350 East Market Street  

P.O. Box 761  

Smithfield, NC 27577 

Phone:  919-934-2116 

Fax:  919-934-1134 

STAFF REPORT 
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West:   Zoning: Li (Light Industrial)   

Existing Use: Undeveloped    
   

 
 
STAFF ANALYSIS AND COMMENTARY: 
  

o Consistency with the Strategic Growth Plan 
 
The Future Land Use Map has identified this property and the surrounding properties as being 
suitable of industrial land uses.  
 

o Consistency with the Unified Development Code 

 
The rezoning will be consistent with the Town of Smithfield Unified Development Ordinance 
as all proposed future land uses and site specific development plans must meet the minimum 
development standards of the Town of Smithfield Unified Development Ordinance.     
 

o Compatibility with Surrounding Land Uses 

 
The property considered for a rezoning is immediately adjacent to other Industrial zoned 
properties. Compatibility issues are unlikely provided that any future development is industrial 
in nature.    
 

OTHER: 
 
FIRE DISTRICT:   Wilsons MIlls  
 
SCHOOL IMPACTS: NA 
 
PARKS AND RECREATION:  NA 
 
ACCESS/STREETS:  2 direct access points to Citation Lane (private street)     
  
WATER/SEWER PROVIDER: Johnston County 
 
ELECTRIC PROVIDER:  Duke Progress Energy 
 
 
Planning Department Recommendations:   
The Planning Department has determined that the application is consistent with applicable adopted 
plans, policies and ordinances and recommends approval of the rezoning request.  
 
 
Planning Board Action Requested:  
 
The Smithfield Planning Board is requested to review the petition and make a recommendation on the 
rezoning request of approximately 6.00 acres of land from the LI (Light Industrial) to the HI (Heavy 
Industrial) zoning district. 
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THE TOWN OF SMITHFIELD  
UNIFIED DEVELOPMENT ORDINANCE 

ZONING MAP AMENDMENT CONSISTENCY STATEMENT 
BY THE SMITHFIELD PLANNING BOARD 

RZ-17-04 
 

Whereas the Smithfield Planning Board, upon acting on a zoning map amendment to the Unified 
Development Ordinance and pursuant to NCGS §160A-383, is required to approve a statement 
describing how the action is consistent with the Town of Smithfield Comprehensive Growth 
Management Plan; and 

Whereas the Smithfield Planning Board, upon acting on a zoning map amendment to the Unified 
Development Ordinance and pursuant to NCGS §160A-383, is required to provide a brief statement 
indicating how the action is reasonable and in the public interest. 

NOW THEREFORE, BE IT ADOPTED BY THE SMITHFIELD PLANNING BOARD AS APPROPRIATE: 

IN THE EVENT THAT THE MOTION TO RECOMMEND THE ORDINANCE IS ADOPTED, 

That the Planning Board recommendation regarding text amendment RZ-17-04 is based upon review of 
and consistency with, the Town of Smithfield Comprehensive Growth Management Plan and any other 
officially adopted plan that is applicable, along with additional agenda information provided to the 
Planning Board and information provided at the public hearing; and 

It is the objective of the Town of Smithfield Planning Board to have the Unified Development Ordinance 
promote regulatory efficiency and consistency and the health, safety, and general welfare of the 
community. The zoning map amendment promotes this by offering fair and reasonable regulations for 
the citizens and business community of the Town of Smithfield as supported by the staff report and 
attachments provided to the Planning Board and information provided at the public hearing. Therefore, 
the amendment is reasonable and in the public interest. 

IN THE EVENT THAT THE MOTION TO RECOMMEND THE ORDINANCE FAILS, 

That the final recommendation regarding zoning map amendment RZ-17-04 is based upon review of, 
and consistency, the Town of Smithfield Comprehensive Growth Management Plan and other officially 
adopted plans that are applicable; and 

It is the objective of the Planning Board to have the Unified Development Ordinance promote regulatory 
efficiency and consistency and the health, safety, and general welfare of the community. The zoning 
map amendment does not promote this and therefore is neither reasonable nor in the public interest. 
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PLANNING DEPARTMENT 
Steve Medlin, AICP, Interim Director 

ADJOINING PROPERTY OWNERS CERTIFICATION 

I, Mark E. Helmer, hereby certify that the property owner and adjacent property 
owners of the following petition, RZ-17-04, were notified by First Class Mail on 
10-19-17. 

ohnston County, North Carolina 

I, Melissa Rodriguez, Notary Public for Johnston County and State of North Carolina do 
hereby certify that Mark E. Helmer personally appeared before me on this day and 
acknowledged the due execution of the foregoing instrument. Witness my hand and official 
seal, this the 

350 E. Market Street P.O. Box 761 Smithfield, NC 27577 
919-934-2116 Fax 919-934-1134 
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TAG PIN NAME1 ADDRESS1 CITY STATE ZIPCODE
15079005E 168510-37-9463 SCA VENTURES LLC 132 CITATION LN SMITHFIELD NC 27577-0000
15079005G 168506-47-5802 SCA VENTURES LLC 132 CITATION LN SMITHFIELD NC 27577-0000
15079005B 168510-47-1066 SCA VENTURES LLC 132 CITATION LN SMITHFIELD NC 27577-0000
15079005D 168510-47-8027 SCA VENTURES LLC 132 CITATION LANE SMITHFIELD NC 27577-0000
15079005F 168506-37-9875 GATES GROUP OF JOCO 300 CITATION LANE SMITHFIELD NC 27577-0000
15079006B 168511-57-4009 WARRICK, SUE U

   
CHURCH ROAD CLAYTON NC 27520-6833

15079005I 168506-47-7699 SCA VENTURES LLC 132 CITATION LANE SMITHFIELD NC 27577-0000

22



 
Notice Of Public Hearing 

 
 
Notice is hereby given that a public hearing will be held before the Planning Board of the 
Town of Smithfield, N.C., on Thursday, November 2, 2017 at 6:00 P.M., in the Town 
Hall Council Chambers located at 350 East Market Street to consider the following 
request: 
 

RZ-17-04 Thomas Concrete: The applicant is requesting to rezone 
approximately 5.6 acres of land from the LI (Light Industrial) to the HI 
(Heavy Industrial) zoning district. The property considered for approval is 
located on Citation Lane approximately 980 feet northeast of its 
intersection with US Hwy Bus 70 West and further identified as Johnston 
County Tax ID# 15079005J. 

 
You have been identified as a property owner in the area specified above and are being 
advised of this meeting as you may have interest in this matter. You are welcome to 
attend; however, you are not required to in order for the Board to act on this request. 
Additional information may be obtained by contacting the Town of Smithfield Planning 
Department at 919-934-2116. 

23



 
Notice Of Public Hearing 

 
 
Notice is hereby given that a public hearing will be held before the Planning Board of the 
Town of Smithfield, N.C., on Thursday, November 2, 2017 at 6:00 P.M., in the Town 
Hall Council Chambers located at 350 East Market Street to consider the following 
request: 
 

RZ-17-04 Thomas Concrete: The applicant is requesting to rezone 
approximately 5.6 acres of land from the LI (Light Industrial) to the HI 
(Heavy Industrial) zoning district. The property considered for approval is 
located on Citation Lane approximately 980 feet northeast of its 
intersection with US Hwy Bus 70 West and further identified as Johnston 
County Tax ID# 15079005J. 

 
All interested persons are encouraged to attend. To accommodate disabilities and to 
comply with ADA regulations, please contact the town office if you need assistance. 
Further inquiries regarding this matter may be directed to the Smithfield Planning 
Department at (919) 934-2116 or online at www.smithfield-nc.com. 
 
Run “Legal Ad” in the Smithfield Herald on 10/18/17 and 10/25/17 
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Request for 
Planning 
Board Action 

Business 
Agenda 

Item: 
SP-17-15 

Date: 11/2/17 
  

 

Subject: SP-17-15   
Department: Planning 

Presented by: Mark Helmer, AICP, Senior Planner 
Presentation:  

 
Issue Statement:  The applicant is requesting preliminary site plan review and approval 
of a concrete batch facility on property located within a HI (Heavy Industrial) zoning 
district. 
  

 
  

Financial Impact: none  
  
  

Action Needed: The Planning Board is requested to review the preliminary site plan for 
compliance with the Town of Smithfield Unified Development Ordinance minimum 
development standards. 
   
  

Recommendation:  Planning staff recommends approval of the site plan with the 
condition that that a storm water management plan is approved prior to staff issuing a 
valid zoning permit.  
 
  
  
Approved:  City Manager  City Attorney 
 
 
 
Attachments:  
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Staff Report 
 

Business 
Agenda 

Item: 
SP-17-05 

  
  

 

 

 
Thomas Concrete key site elements 

• 1,200 square foot modular office building & 3,600 square foot shop 
• Conveyors are exempt from maximum height requirements of the zoning district. 
• Paved parking provided as required by current development standards  
• Storage bins for raw materials 
• Wash pit with water recycling pond 
• Access provided by two proposed driveway  
• Required landscaped street yards   
• Public utility connections within Citation Lane  
• Storm water management facility 
• Erosion control plan included.  

      
Site Data   
Proposed Project Name: Site Plan for Thomas Concrete 
Current Property Owner of Record: SCA Ventures LLC 
Developer/Applicant:  
Zoning: HI 
Existing Use, Vacant  
Proposed Use: Concrete Batch Plant 
Electricity Provider: Duke Progress Energy 
Total Boundary Area= 6.0 Ac 
Area in Existing NCDOT ROW = N/A 
Buildable Site Area = 6.0 Ac  
Existing Building/Structure Sq. Ft. = n/a  
Proposed Building/Structure Sq. Ft. = 4,800 Sq. Ft.  
Parking Spaces Required = 16 Proposed  
Handicap Spaces Required= 1  
Handicap Spaces Provide = 1 
Existing Impervious Area 0.0 Ac  
Proposed Impervious Area= 3.95 Ac  
Net New/Additional Impervious Area = 3.95 Ac 
Storm water:  > 1.00 Ac New Impervious - Attenuation will be required 
Nitrogen loading calculations and buy down will be required  
Site lighting plan included- No area lighting proposed at this time. 
 
Planning staff has reviewed the plan and recommends approval of the plan with 
the condition that a storm water management plan is approved prior to staff 
issuing a valid zoning permit.  
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SITE DEVELOPMENT PLANS

REVISION DESCRIPTION

SITE

DATE

SITE DATA
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VICINITY MAP - NO SCALE

919 989-6642     919-989-3013 
919 989-6643 FAX

C-3109
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SITE DATA

(Cell) 919-669-3019
JUSTIN HARTLEY

24-Hr Emergency Contact

NOTES
1) PROCESS WATER FROM THE BATCH FACILITY WILL NOT BE

DISCHARGED AND WILL BE RECYCLED BACK IN TO THE
BATCHING PROCESS.

ZONING NOTES
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NOTES
1) PROCESS WATER FROM THE BATCH FACILITY WILL NOT BE

DISCHARGED AND WILL BE RECYCLED BACK IN TO THE
BATCHING PROCESS.

SITE DATA

(Cell) 919-669-3019
JUSTIN HARTLEY

24-Hr Emergency Contact
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(Cell) 919-669-3019
JUSTIN HARTLEY

24-Hr Emergency Contact
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