
PLANNING BOARD 
AGENDA  

Members: 

Chairman: Mark Lane (ETJ) 
Vice-Chairman:   Debbie Howard (Town) 

Doris Wallace(Town) Ashley Spain (ETJ) 
Bryan Stanley(Town) Alisa Bizzell (Town) 
Wiley Narron (Alternate) 

Stephen Wensman, AICP, ALA, Planning Director 
Mark Helmer, AICP, CFM, Senior Planner 
Julie Edmonds, Administrative Assistant 

Meeting Date:  Thursday, November 2, 2023 
Meeting Time:      6:00 P.M. 
Meeting Place: Council Chambers, Smithfield Town Hall 



PLANNING BOARD AGENDA
FOR REGULAR MEETING 

NOVEMBER 2, 2023 
MEETING TIME: 6:00 PM  

TOWN HALL COUNCIL CHAMBERS 

Call to Order. 

Pledge of Allegiance.  

Identify voting members.  

Approval of the agenda. 

Approval of the minutes for September 7, 2023. 

New Business. 

Old Business. 

Adjournment. 

CZ-23-01 Buffalo Road: The applicant is requesting to rezone a 138.63-acre tract of land from the 
R-20A, R-10 and R-8 Residential zoning districts to the R-8 Conditional Zoning district with a master plan
consisting of 217 single-family residential lots. The property considered for rezoning is located on the east
side of Buffalo Road, approximately 300 south of its intersection with Holland Drive and further identified
as Johnston County Tax ID# 14A03005.
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Town of Smithfield 
Planning Board Minutes 

Thursday, September 7th, 2023 
Town Hall Council Chambers 

6:00 PM 

Members Present:   Members Absent: 
Chairman Mark Lane  
Vice-Chairman Debbie Howard 
Bryan Stanley 
Alisa Bizzell  
Doris Wallace 
Wiley Narron 
Ashley Spain   

Staff Present:  Staff Absent: 
Mark Helmer, Senior Planner    Stephen Wensman, Planning Director 
Julie Edmonds, Administrative Support Specialist 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

APPROVAL OF AGENDA Doris Wallace made a motion to approve the agenda; seconded by 
Debbie Howard. Unanimously approved 

APPROVAL OF MINUTES for July 13th, 2023 
Doris Wallace made a motion to approve the minutes, seconded by Debbie Howard. Unanimously 
approved.  

NEW BUSINESS 

RZ-23-02 Johnson’s Tire & Auto: The applicant is requesting to rezone a .53- acre portion of a 
1.53-acre tract of land from the R-20A Residential-Agriculture zoning district to the B-3 Highway 
Entrance Business zoning district. The property considered for rezoning is located on the south 
side of NC Highway 210, approximately 100 feet west of its intersection with Skyland Drive. The 
property is further identified as a portion of Johnston County Tax ID# 15076014 

Mark Helmer stated that Johnson’s Tire is requesting a zoning map amendment to rezone 0.53-
acres of their 1.53-acre property, located on the South side of NC Highway 210 about 100 feet 
west of the intersection of Skyland Drive and NC Highway 210, from R-20A (Residential-
Agricultural) to B-3 (Highway Entranceway Business). Johnson’s Tire and Auto expanded onto 
the 0.53 acre parcel a few years ago to use the space for parking. The expansion and use of the 
land for parking was done prior to site plan approval. The applicant has since received site plan 
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approval and has been in the process of meeting all the requirements: paving, landscaping, 
Nitrogen offset payment and rezoning. 
 
The rezoning is consistent with the Comprehensive Plan.  
 
Planning Staff recommends approval of RZ-23-02 with a statement declaring the request 
consistent with the Town of Smithfield Comprehensive Growth Management Plan and other 
adopted plans, and that the amendment is reasonable and in the public interest. 
 
No board members had any questions or comments. 
 
Debbie Howard made a motion to recommend approval of zoning map amendment, RZ-23-02, 
finding it consistent with the Town of Smithfield Comprehensive Growth Management Plan and 
other adopted plans, and that the amendment is reasonable and in the public interest, seconded 
by Ashley Spain. Unanimously approved. 
 
ZA-23-10 Town of Smithfield: The applicant is proposing an amendment to the Unified 
Development Ordinance, Article 7, Section 7.44, Outdoor Vehicle Storage, Sales and Display to 
allow for automobile sales display areas to be identified with a perimeter area stripe in leu of 
individual stripped parking stalls.  
 
Mark Helmer stated that the Town has been in litigation with Deacon Jones about parking lot 
striping requirements. To find a compromise solution that meets both the Town’s needs and 
those of Deacon Jones, the attached draft ordinance was created. The Town currently requires 
cars on car sales lots to be either within a striped parking stall or withing a screened storage 
yard. One of the purposes of the regulation is to limit the number of cars on the lot to the 
number that fit within a striped parking lot or screened storage yard. Cars, therefore, cannot 
be within drive isles, or double parked. This ordinance will create a third option. The ordinance 
will achieve the following: 
 

• The rectangular display areas will hold proportionally the same number of vehicles as if 
the parking lot were striped in a traditional manner. 

• Vehicles within a display box will need to be parked uniformly within the box as if it 
were striped. 

• The display boxes will afford the dealerships the ability to shift vehicles as needed within 
the box to perpendicular or angled parking to draw the attention of shoppers. It will 
allow the dealers to spread cars out or park them closer together but limit the number 
of vehicles within to the number that would fit if striped traditionally. 

• The rectangular display areas will be accessed by a drive isle in a similar manner to 
traditional striping maintaining clear demarcation of drive isles for safety. 

• The number of vehicles allowed within a box will be marked within the rectangle. 
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• The display areas will be demarcated by a 4” wide white painted line on all sides. 
• Prohibits cars being displayed in parking lot driveway, drive isle or landscaped areas. 

 

Bryan Stanley asked if the intent of the amendment was to get emergency services in? 

Mark Helmer said yes, that is the intent. 

Bryan Stanley asked if it was stated in the UDO how many items or goods a business can keep in 
their store or lot, because essentially that is what we’re doing. 

Mark Helmer said we’re limiting the intensity of the use based on the size of the property. 

Bryan Stanley asked if it would make more sense to strip the areas that are within the path of 
travel? 

Mark Helmer said it’s basically the same thing. 

Debbie Howard doesn’t agree that the Town should require Deacon Jones to stripe the parking 
lots. 

Mark Helmer said well imagine going to Wal-Mart without striped parking stalls. 

Mark Lane said that is different, Wal-Mart is a parking lot and this is a sales area. 

Mark Helmer this is also a parking lot that we’re referencing. We have dimensional 
requirements for parking. Each use has a certain amount of parking they must have. That 
number is identified through striping.  

Debbie Howard said we’re getting so technical that we will deter the ones that are 
grandfathered in that have gravel parking lots, from asphalting their parking lots and I wouldn’t 
because I have to stripe them. Or deter the ones that remodel the front of their building to 
make it look nicer because then I’ll be required to spend even more money. 

Bryan Stanley asked if Deacon Jones had a certain allotted amount of parking spaces for 
customers and employees?  

Mark Helmer said yes, they have requirements for customer and staff parking. 

Ashley Spain said these newer dealerships have their cars parked uniformed and the fronts of 
the vehicles are even. Out of the square footage of the parking lot, how many cars can legally 
be parked there without a stripe? 

Mark Helmer stated if people know where the line is, they are less likely to cross it. By 
delineating parking people will work with that area that is designated.  

Mark Lane asked how the Town came up with this concept? 

Mark Helmer stated they looked at existing codes, the way our code reads is if you’re parking a 
car on it then it’s a parking spot. If it doesn’t meet the standards for a parking spot meaning it 
isn’t striped then it’s non-compliant. Our intent is to apply that across the board to all surfaces 
that are parking cars. 
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Bryan Stanley understands where the Town is going with this and there isn’t a one size fits all 
approach against a Deacon Jones versus a used car lot that only has 8 cars. 

Mark Helmer said the board will be recommending to Town Council the approval of this or 
recommend some other proposal and Town Council will take that into consideration. 

Mark Lane made a motion to remove all striping from this ordinance, access must be available 
for emergency vehicles and uniformity in the way they are displayed. Customer and employee 
parking must be striped., seconded by Ashley Spain. Unanimously approved. 

ZA-23-11 Town of Smithfield: The applicant is proposing an amendment to the Unified 
Development Ordinance, Article 7, Section 7.30.1, Special Events that will remove the 
requirement for a temporary use permit for events held in town parks except when there is a 
planned street closure, or amplified sound after 9PM and 10 PM when associated with the 
Town Commons Amphitheater. 

Mrk Helmer said Parks and Planning Staff are requesting the Planning Board recommend 
approval of the following amendments to the Unified Development Ordinance, Article 7, 
Section 7.30.1 to exempt special events in Town parks from temporary use permits except 
when there is a street closure or amplified sound after 9 PM (10 PM if associated with the 
Amphitheater). 

Temporary use permits are currently required when special events: 

• Have amplified sound. 

• Have one hundred (100) people or more in attendance. 

• Requires closure or blockage of town streets. 

• Have food trucks on private property in accordance with Section 7.25.1 

• have a likelihood of damage to public or private property, injury to persons, public 
disturbances or nuisances, unsafe impediments to pedestrian or vehicular travel, or 
other significant adverse effects upon the public health, safety, or welfare as 
determined by the Planning Director. 

For special events in parks, the organizer already needs approval from the Parks Department to 
use the facilities and parks by nature are intended for gathering of people, loud noises. The 
draft ordinance would allow the Parks Department to approve all events within parks, 
exempting the requirement for a temporary use permit unless the event were to require a 
street closure or amplified sound after 9PM (10 PM for the Amphitheater). 

Planning Staff recommend the Planning Board recommend approval of the zoning text 
amendment ZA-23-11 with a statement declaring the request consistent with the Town of 
Smithfield Comprehensive Growth Management Plan and that the request is reasonable and in 
the public interest. 



 

5 
 

Doris Wallace made a motion to recommend approval of zoning text amendment, ZA-23-11, 
amending Article 7, Section 7.30.1, exempting special events in parks from temporary use 
permits unless they require street closures or amplified sound after 9 PM (10 PM for the 
Amphitheater), finding the amendment consistent with the Town of Smithfield Comprehensive 
Growth Management Plan and other adopted plans, and that the amendment is reasonable 
and in the public interest, seconded by Ashley Spain. Unanimously approved. 

Old Business: None 

Adjournment 

Being no further business, Alisa Bizzell made a motion to adjourn; seconded by Debbie Howard. 
Unanimously approved 
Respectfully Submitted,  

  
Julie Edmonds 
Administrative Support Specialist 



Request for 
Planning 
Board Action 

Agenda 
Item: 

CZ-23-
01 

Date: 10/2/23 

Subject: Buffalo Road Subdivision- Conditional Zoning Map 
Amendment 

Department: Planning 
Presented by: Steve Wensman, Planning Director 
Presentation: Public Meeting 

Issue Statement 

Adams and Hodge Engineering, PC, is requesting a conditional rezoning of 138.63 -
acres of land from R-8 and R-20A to R8-CZ with a master plan for a planned 
development consisting of 217 single family lots. 

Financial Impact 

If constructed, the development will add to the town’s tax base. 

Action Needed 

The Planning Board is respectfully requested to hold a public meeting to review the 
conditional rezoning request and to decide whether to recommend approval, approval 
with conditions, or denial.  

Recommendation 

Planning Staff recommends approval of CZ-23-01 with __ conditions and with a 
statement declaring the request consistent with the Town of Smithfield 
Comprehensive Growth Management Plan and other adopted plans and that the 
request is reasonable and in the public interest. 

Approved: Town Manager  Town Attorney 

Attachments:  

1. Staff report
2. Consistency Statement
3. Application
4. Master Plan
5. Technical Review Committee master plan comments (July 14, 2023)
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Staff  
Report 

Agenda 
Item: 

CZ-
23-01

REQUEST: 
Adams and Hodge Engineering, PC, is requesting a conditional rezoning of 138.63 -
acres of land from R-8 (Single, Two and Multi-family), R-10 (Single Family) and R-20A 
(Residential-Agriculture) to R8-Conditional Zone with a master plan for a planned 
development consisting of 217 single-family lots. 

PROPERTY LOCATION: 
1200 and 1176 Buffalo Road (East side of Buffalo Road approximately 2000 feet north 
of its intersection with Hospital Road). 

APPLICATION DATA: 
Applicant: Adams and Hodge Engineering, PC. 
Project Name: Buffalo Road Subdivision  
Parcel ID  14A03005 
Property Owners  Guy and Ross Lampe 
Acreage +/- 138.63 
Present Zoning:  R-20A/R-8
Proposed Zoning: R8-CZ
Town/ETJ: Town
Existing Use: Mostly woods, wetlands and some former home sites.
Proposed Use: Single-family residential
Fire District: Smithfield
School Impacts:  Additional students
Parks and Recreation:  Fee in lieu, connection to Buffalo Creek Greenway
Water and Sewer Provider: Town of Smithfield
Electric Provider: Town of Smithfield
New roads: 2,200 linear feet
Public R/W: 9.85 ac.
Development Density:  1.57 d.u.a.
Minimum Proposed Lot Size: 4200 sq. ft. (42’ x 100’)

ADJACENT ZONING AND LAND USES: 
(see attached map) 

Zoning Existing Land Uses 
North R-10 and O/I Radio Station and Single-

family residential 
South R-20A Vacant woodland 
East R-10/R-20A Single family residential 
West R-20A Residential/Agricultural. 
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NEIGHBORHOOD MEETING: 
 
The developer held a neighborhood meeting prior to making formal application.  The 
meeting was well attended.  The neighbors: 

• Are nearly unanimously opposed to the road connection to Parkway Drive. 
• Have concerns about the small lots especially up against Bradford Park. 
• Wanted more buffer between Bradford Park and the new development. 
• Had concerns about drainage and that the development might worsen the already 

poor drainage in their back yards. 
• Had concerns about potential cut through to Buffalo Road through Bradford Park 

and speeding. 
• Have concerns about increased traffic congestion on Buffalo Road and adjacent 

roadways because of new development. 
 
EXISTING CONDITIONS/ENVIRONMENTAL: 
 
The property consists of woodland and wetland areas, 500-yr and 100-yr floodplain, and a 
buffered blueline stream.   
 
MASTER PLAN/ANALYSIS: 
 
• Comprehensive Land Use Plan.  The comprehensive plan guides this property for 

medium density residential, therefore the R-8 CZ zoning is appropriate. 
 

• Development Phasing. No phasing has been proposed at this time, but would be 
required with a subdivision plat. 

 
• Site Access and Traffic. The residential development is proposing two access points to 

Buffalo Road with approximately 620 feet between them. The nearest intersection is 
Holland Drive, approximately 415 feet to the north. The development will also connect to 
the Bradford Park neighborhood as an extension of Parkway Drive. 

 
o With the future subdivision application, a Traffic Impact Study will be required.  
 
o Buffalo Road is state maintained roadway and all proposed access points will require 

NCDOT approval and compliance with state design criteria to include spacing 
requirements, turn lanes or other traffic controls. 
 

o The connection to Parkway Drive and to the developable parcel is required per UDO 
Section 10.111: 
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o The Bradford Park neighborhood is mostly opposed to the Parkway Drive 

connection.  Staff recommended the developer try to break the direct connection 
of Parkway Drive to Street A by creating a cul-de-sac at the end of Parkway Drive 
with an intersection connection to Street A.  
 

o Staff recommended a street connection to the 75-acre parcel to the south, owned 
by MAC 2008 LLC (Tax ID 14A03007).  The developer provided right-of-way, but 
not a road as required.  There exists almost 30-acres of developable area to the 
south that will be difficult to develop without the road connection.  Right-of-way 
without a road would put an undue burden on the next development and likely 
result greater resistance from adjacent neighbors when connected to than shown 
by Bradford Park neighbors. 
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• Streets and Right-of-Way Design.   

 
o The masterplan shows a combination of 60’ and 50’ wide public rights-of-ways. Staff 

is recommending a minimum width of 60’ wide as proposed in the draft Standard 
Details and Specifications Manual.  

o Streets A & B are proposed to be 31’ wide B/B with sidewalks on both sides of the 
road. Sidewalks are only required on one side.  The recommended minimum street 
standard in the draft Standard Details and Specifications Manual is 27’ wide B/B with 
a sidewalk on one side, so these streets exceed the Town’s standards. 

o Streets C, D, E, F and G are proposed to be 27’ wide B/B with sidewalks on both sides.  
This follows the draft Standard Details and Specifications Manual but with sidewalks 
on both sides rather than just one.   

o The cul-de-sac bulbs are shown to have a 40’ radius, whereas Fire Code and the draft 
Standard Details require a 48’ radius.  The cul-de-sac (Street F) exceeds the 750 feet 
maximum length in the UDO. The length of cul-de-sac’s in the UDO was determined 
by the maximum allowed per Fire Code, however the private HOA parking lot satisfies 
the Fire Code concerns. 

o Parkway Drive is 36’ back-to-back and its extension (Street A) is 31’ back-to-back. 
The developer is showing the curb line as tapering from 36’ to 31’. 

o Staff and the Bradford Park residents have a shared concern about potential 
speeding on the long stretch of Street A.  Staff had recommended the developer 
install round-a-bouts at the intersections to calm traffic.  This is not reflected in the 
submitted plans. Stop signs are often ignored and speed bumps are not preferred by 
police and fire services. 

o Buffalo Road is currently a rural road design with ditches. Staff recommends the road 
have curb and gutter with the drainage be piped and the required sidewalk be behind 
the curb in or near the public right-of-way. The sidewalk along Buffalo Road is 
consistent with Pedestrian Plan. 

o The developer has provided additional right-of-way width at the entrance. 
 

• Lots and Setbacks. 
o The R-8 minimum lot size is 8,000 sq. ft. (70’ wide street frontage). The proposed 

minimum lot size of 4,200 sq. ft (42’ wide street frontage). This represents nearly a 
53% reduction in lot area and 60% reduction in lot frontage. 

o The R-8 minimum setbacks are:  30’ front, 10’ side, and 25’ rear. The proposed 
minimum setbacks are:  18’ front (garages 25’), 5’ side, and 12’ rear. 

o The proposed 12’ rear setback provides limited space for patios or sheds. 
o Small lots up against the Bradford Park neighborhood was a concern of the Bradford 

Park residents. Staff had recommended the developer provide a variety of lot sizes 
with larger lots near the Bradford Park neighborhood to serve as a transition from the 
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large lots in Bradford Park to the 4200 sq. ft. lots. This request is not reflected in the 
submitted plans. 
 

• Utilities.  Water, Sewer and Electric will be Town of Smithfield. Utilities will not likely be 
available for the project until spring of 2025.  
 

• Landscaping and Buffering.  
 

o A Standard Street yard, berm with 6’fence are proposed along Buffalo Road in the 
common open space. The lots are setback 70 feet from the right-of-way.  There is 
ample room to provide a large berm in this area to screen the backs of the future 
homes and yards.  The developer has provided details of each in the plan set. This is 
consistent with what has been approved for other developments with conditional 
zoning. 

o Street trees are shown in accordance with the landscape ordinance. 
o Existing trees will provide the buffer adjacent to existing development where 

applicable. Where additional buffer is needed, a Standard Type A buffer is proposed. 
• HOA/Amenities. 

o A Homeowner’s Association will own and maintain the open space and amenities 
which include: stormwater ponds, internal trails, parking, pickleball court, mail kiosk 
and street yard buffers. 

o A proposed trail will connect Buffalo Road to the Buffalo Creek Greenway through the 
development. The greenway trail is broken at the creek unnecessarily. This is not a 
buffered stream, and the trail should be revised to be continuous.   

o The mail kiosk is located adjacent to a parking lot that also services the pickleball 
courts. 

• Parking.   
o The master plan note indicates there will be 3 parking spaces per dwelling and 98 

overflow spaces.  This exceeds the required 2 spaces per dwelling unit. 
o Overflow parking is located within 2 overflow parking lots and in street bump-outs 

dispersed at various locations in the development, more convenient to use for some 
lots than others.  

o Each lot will provide parking for 2 cars within a driveway and one or two stall garages 
that will be a minimum of 12’ x 20’ or 20’ x 20’, large enough to fit one or two standard 
sized vehicles. 

 
• Stormwater Management. The developer has shown 2 stormwater ponds in the open 

space that will be maintained by the HOA.   
o The plans call for a maximum impervious of 50% per lot. 
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• Subdivision Signs. The Masterplan shows locations for 2 ground mounted subdivision 
signs at the entrances from Buffalo Road. 

 
• Architectural Standards. The developer has provided example elevations of homes 

and a standard lot detail.  No specific architectural standards for materials or architectural 
details have been provided other than on corners, the corner sides will have the same 
standards as the fonts with vinyl siding, shingles, shutters and architectural trim. Staff 
recommends more detailed architectural standards be provided. 

 
• Deviations from UDO. With conditional zoning, the is an opportunity for the developer 

and the Town to agree to deviations from the R8 Zoning and Subdivision Requirements. 
The developer is requesting the following deviations: 
 

Standard R-8 Zoning/Subdivision 
Requirements. 

Proposed 

Setbacks • Front=30’ 
• Corner side = 15’ 
• Side=10’ 
• Rear = 25’  

• Front Home=18’ 
• Front Garage = 25’ 
• Side = 5’ 
• Rear = 12’ 

Lot Size • 8,000 sq. ft. • 4,200 sq. ft.  
Lot Frontage • 70 feet • 42 feet 
Cul-de-sac • 750’ long • > 750’ long 
Lateral Connection • R/W- Road and Sidewalk • Only R/W 
R/W • 60’ wide • 50’ and 60’ wide 

 
The applicant’s narrative also calls out deviations from the collector street standard and 
interior street tree requirements.  Staff does not consider Street A to be a collector street 
and considers it meeting town standards.   
 

• Proposed Standards Exceeding UDO Requirements. 
 

Standard R-8 Zoning/Subdivision 
Requirements 

Proposed 

Sidewalks • One side of subdivision 
streets 

• On both sides of 
subdivision streets 

Streetyard Buffer • Standard 15’ Streetyard 
on Buffalo Road 

• Standard 15’ Streetyard, 
berm and fence and  +/- 
50 feet open space 

Site Amenities • None required • +/- 4728 lin. ft. of trail 
• Pickleball court 

Parking • 2 spaces per lot • 2 spaces per lot and 1 
overflow off site. 

Greenway trail • Connection to trail • Providing trail across the 
development to Buffalo 
Road. 
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Lighting • No specification • Providing decorative 
lighting 

 
 
Staff recommends additional standards that exceed requirements be considered if the 
rezoning is to be approved (added to the conditions of approval): 
 

• Provide detailed architectural standards describing the example elevations provided. 
• Provide traffic calming for Street A in the form of traffic circles at key intersections. 
• Provide a continuous trail from the Buffalo Creek Greenway to Buffalo Road  
• Provide concrete curb and gutter along Buffalo Road (piping the ditch) as allowed by 

NCDOT. 
• Provide a minimum right-of-way width of 60 feet for all lots. 
• Modify the road connection to Parkway Drive so that it is not a direct connection to 

Street A. 
• Provide a greater variety of lot widths with larger lots adjacent to the Bradford Park 

neighborhood. 
• Provide street and sidewalk in the lateral road connection to the south. 

 
 
CONSISTENCY STATEMENT (Staff Opinion):  
 
With the approval of the rezoning, the Town Council is required to adopt a statement 
describing whether the action is consistent with the adopted comprehensive plan and 
other applicable adopted plans and that the action is reasonable and in the public 
interest. Planning Staff considers the action to be consistent and reasonable:  

 
• Consistency with the Comprehensive Growth Management Plan – the 

development is consistent with the comprehensive plan.  
 

• Consistency with the Unified Development Code – the property will be 
developed in conformance with the UDO conditional zoning provisions that allows 
a good faith negotiation of development standards.    
 

• Compatibility with Surrounding Land Uses - The property considered for 
rezoning will be compatible with the surrounding land uses with the additional 
conditions of approval. 

 
RECOMMENDATION: 
 
Planning Staff recommend the Planning Board recommend approval of CZ-23-01 with the 
following conditions: 

1. The driveway aprons to the parking lot and residential lots should conform to the 
town’s standard details. 
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2. All public rights-of-way shall be a minimum of 60’ wide.  
3. Provide lateral street connections to the Johnson Broadcast Ventures LTD (Tax ID 

14075035) and MAC 2008 LLC (Tax ID 14A03007) properties that includes the street 
and sidewalks. 

4. Cul-de-sac bulbs shall have a minimum radius of 48 feet. 
5. Provide written architectural standards should be provided to match the example 

elevations provided on the master plan. 
6. Provide a continuous trail between Buffalo Creek Greenway and Buffalo Road. 
7. Provide concrete curb and gutter along Buffalo Road (piping the ditch) as allowed by 

NCDOT. 
8. Provide traffic calming for Street A in the form of traffic circles at key intersections. 
9. Provide a greater variety of lot widths with larger lots adjacent to the Bradford Park 

neighborhood.  
10. Modify the road connection to Parkway Drive so that it is not a direct connection to 

Street A. 
 

RECOMMENDED MOTION: 

“Move to recommend approval of the zoning map amendment, CZ-23-01, with the 10 
conditions of approval, finding the rezoning consistent with the Town of Smithfield 
Comprehensive Growth Management Plan and other adopted plans, and that the amendment 
is reasonable and in the public interest.” 





SOURCES OF INFORMATION:
1. EXISTING SURVEY OF SITE & TOPO PROVIDED BY STOKES SURVEYING & MAPPING. PLLC,

1425-105B ROCK QUARRY RD, RALEIGH, NC 27610, DATED 12/28/2021
2. PARCEL INFORMATION OUTSIDE OF SURVEYED BOUNDARY FROM JOHNSTON COUNTY GIS

DATED 2023
3. PRELIMINARY WETLAND INFORMATION PROVIDED BY BROWN'S ENVIRONMENTAL GROUP, INC.,

242 BATTEN FARM RD SELMA, NC 27576, DATED 6/23/2020
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DB 4833 PG 132
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October 04, 2023 
 
Stephen Wensman 
Planning Director 
Johnston County Planning & Zoning 
350 E. Market St., PO Box 761 
Smithfield, NC 27577 
 
Subject:  CZ-23-01 Master Plan Comment Questions 
    CZ-23-01 Buffalo Road 
 
Dear Mr. Wensman, 
 
Thank you for reviewing the Master Plan. See below for the responses in bold red. 
 
Planning Department: 
 

1. Widen the right of way at the development entrance to allow for landscape islands, turn lanes, etc. Is this 
a requirement or suggestion? If this is a requirement, please direct us to the code/regulation so we may 
address this completely. Suggestion. This is conditional zoning and we will be suggesting this as a 
condition of approval. The right‐of‐way has been widened to 70’ with a 50’ taper to the 60’ rights‐of‐
way at each entrance of Buffalo Road. 

2. Line up curb ramps at 90 degrees as much as possible. This may require moving lot lines. This has been 
done to the best of our ability not to impede the residential driveways. 

3. Are painted crosswalks proposed?  No plans to paint them at this time. 

4. Add a public sidewalk along Buffalo Road behind a concrete curb (ditch to be piped) per NCDOT 
requirements. Is this a requirement or suggestion? If this is a requirement, please direct us to the 
code/regulation so we may address this completely. Suggestion.  This is conditional zoning and we will 
be suggesting this as a condition of approval. Sidewalk added along Buffalo Road where applicable. 

5. Switch the trail and parking lot between lots 14 and 15 such that the trail aligns with the intersection curb 
ramp. Completed. 

6. The parking lot between lots 14 and 15 does not meet town standards. The lot should be designed such 
that cars do not back up into traffic. Parking removed in this area. 

7. Align the parking lot driveway to the pickleball courts with the street. Completed. 

8. The driveway apron to the parking lot should be concrete (see Standard Detail 0315) We have this 
designed like a typical street intersection instead of a driveway and believe it provides a better finished 
product. Does the Town require this to be designed like a driveway connection with an apron? YES 
Parking lots are designed to show driveway aprons on each. 

9. Individual single family driveways aprons should be concrete (see Standard Detail 0315) Completed 

10. Wheel bumpers are required where the sidewalk abuts the curb unless the sidewalks are widened to 6 ft. 
6 ft sidewalk added to parking areas. 

11. Open Space Table – the Town has no specific open space requirement. Noted.  
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12. Connect the trails between lot 36 and 37 or provide the reason they cannot be connected. We need to 
minimize impact to the stream buffer so a 5’ sidewalk will connect on one side through this crossing. 

13. Street F exceeds the allowed cul‐de‐sac length – 750 feet. We are counting the cul‐de‐sac length from the 
intersection of the proposed parking lot on Street F, designed to be a fire apparatus turn‐around as well. 
(See attached blowup.) We believe this meets the intent of the code. Please correct or confirm.  This 
requirement relates to Fire Code, so I would verify the requirement with the Fire Marshal and whether 
the parking lot satisfies this requirement. Blake Holloman is okay with the parking area to be used for 
the Fire Apparatus turn‐around. Place the parking lot 150 ft or less from the cul‐de‐sac to reduce 96 ft 
radius requirement. 

14. The cul‐de‐sac street should be 27’ wide back‐to‐back of curb. Cul‐de‐sac streets are 27 ft back‐to‐back.  

15. Public rights of ways should be 60’ wide, not 50’. Is this a requirement or suggestion? If this is a 
requirement, please direct us to the code/regulation so we may address this completely. We are updating 
our Standard Details and Specifications Manual and in it all street standards will be 60’ wide or greater. 
Its not a current requirement, but this is conditional zoning and there will be give and take for the 
reductions in lot size. This is one condition of approval we are requesting. Please note that the collector 
streets are 60’ R/W; however, side streets and cul‐de‐sacs will keep a 50’ R/W, consistent with the 
current Standard Details and Specifications Manual. 

16. Subdivision signs should be located 10’ off the public rights‐of‐way. Completed. 

17. Parkway Drive is 36’ back‐to‐back and Street A is proposed to be 31’ back‐to‐back. Please show how this 
change would be transitioned. Completed. This is done with a 50 ft taper. 

18. The Town Parks Master plan does not identify the need for a park in this area given its proximity to the 
greenway.  Staff will recommend a fee in lieu of park dedication. Noted 

19. The Tot Lot should meet ADA requirements. Removed Tot lot from project. 

20. The garages for single‐family homes should be sized to accommodate vehicle parking, such that a single 
car garage is a minimum of 12’ x 20’ and a double is 20’x 20’. Noted on sheet DT1.00. 

21. Water meters and catch basins should be located outside of driveways or sidewalks. Noted. 

22. Show a planted berm with privacy fence with actual plants shown in cross section format. UDO street yard 
detail is inadequate. Please specify where a planted berm and fence is required. Is this a requirement or 
suggestion? If this is a requirement, please direct us to the code/regulation so we may address this 
completely. Suggestion. This is conditional zoning and we will be suggesting this as a condition of 
approval.  The Town Council has been very clear in other past projects that they do not want to see the 
back yards of houses from the street. A planting berm has been added with evergreen plants and a 
fence. 

23. Consider decorative streetlights and street sign details. An example of decorative streetlight is located 
on sheet DT1.00. 

24. Show required subdivision sign details and location Is this a requirement or suggestion? If this is a 
requirement, please direct us to the code/regulation so we may address this completely. This is a 
suggestion.  A separate sign permit application is required regardless, and the signs would need to meet 
the UDO. The subdivision sign requirements are in the Sign Ordinance, Article 10, Part III.  Signs are 
required to be 10’ off the public right of way. An example of subdivision sign is located on sheet DT1.00. 
The locations have been moved to be at least 10 ft off public right‐of‐way. 

25. Tot lot would be better served with direct access from the public right‐of‐way of street B Removed Tot 
lot. 

26. Provide architectural details on the right‐of‐way sides of the end units. The architectural exterior 
materials on the sides of the units facing right‐of‐way to be treated as fronts. Noted on sheet DT1.00. 
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27. Show landscaping on typical lot detail to include shrubs. Shown on sheet DT1.00 

28. Provide a lateral street connection to the MAC 2008 LLC parcel to the south. Is this a requirement or 
suggestion? If this is a requirement, please direct us to the code/regulation so we may address this 
completely. The UDO requires lateral connections.  A connection to the radio station property should 
also be considered.  This connection might address your cul‐de‐sac issue. A lateral right‐of‐way 
connection has been added to the southern adjacent property. 

 
Public Utilities: 
 

1. Sanitary sewer is unavailable until sometime in early 2025, based on the County’s capital project 
completion schedule; therefore, the town cannot approve construction plans without approved sanitary 
sewer. Noted. 

2.  

Fire Marshal: 

1. Provide approved turn around at parking lot by pickle ball court.  Lot exceeds required distance without a 
apparatus turn around.  Revised. 

2. Asymmetrical cul‐de‐sac at the end of Street "F" shall be 96 ft diameter. Is the required 96 ft diameter the 
rights of way or asphalt? Is this a requirement or suggestion? If this is a requirement, please direct us to 
the code/regulation so we may address this completely.  This is Fire Code and is in the draft of the 
revised Standard Details and Specifications Manual. I will send this question to the Fire Marshal. 
Parking lot is place 150 ft or less from the cul‐de‐sac bulb as required by Fire Marshall to eliminate the 
96 ft diameter cul‐de‐sac. 

3. Street "F" exceeds the required distance for a dead‐end street (750’ maximum length). We are counting 
the cul‐de‐sac length from the intersection of the proposed parking lot on Street F, designed to be a fire 
apparatus turn‐around as well. (See attached blowup.) We believe this meets the intent of the code. 
Please correct or confirm.  I will send this question to the Fire Marshal. The parking lot is used as a Fire 
Apparatus turn‐around. Per Fire Marshall, this is an acceptable method to leave the street length as is.  

4. Additional fire hydrants needed on streets "B, C, D, & E" to meet required distances for water supply. 
Noted. 

 

If you have any questions or comments, please contact us.  

Sincerely, 
 
 
 
Amy D. Stancil 
amy@adamsandhodge.com 
919-812-2654 
 

 

 
 
 















PROJECT NARRATIVE 

The plan for Buffalo Road Subdivision promotes a neighborhood form established by a relaxed grid 
defined largely by the exisƟng wetlands and road connecƟon. This paƩern establishes a hierarchy of 
neighborhood streets and sidewalks which support a pedestrian friendly environment adapted to the 
landform. This is a +/‐ 138.63 acre parcel consisƟng of +/‐ 217 single family lots.  

Throughout the development are large open space areas incorporaƟng acƟve areas such as a pickleball 
court, a tot lot, open play areas, and extensive walking trails with a connecƟon to the Town of Smithfield 
Greenway Trail.  

 

Contacts 

Engineering Firm: Adams & Hodge Engineering, P.C.  

Address:                 314 E Main Street 

                                 Clayton, NC 27520 

Phone Number:     919‐243‐1332 

Email address:        info@adamsandhodge.com 

 

Owner:                   Guy & Ross Lampe  

Address:                 PO Box 608 

                                 Smithfield, NC 27577 

Phone Number:     Sagan Lampe 919‐631‐9524  

Email address:        sagan@vestaenterprises.com 

 

Surveyor:                Stokes Surveying & Mapping, PLLC 

Address:                 1425‐105 B Rock Quarry Road 

                                 Raleigh, NC 27610 

Phone Number:     Mike Stokes, 919‐971‐7897  

Email address:        mike@stokes‐surveying.com 

 

 

 

 



Site Data 

NC Pin: 260412‐06‐3802  

Tax ID: 14A03005 

Parcel Size: 138.63 acres/6,038,914 sf 

Parcel Zoning: R‐20A 

 

General InformaƟon 

Name: Buffalo Road  

Parcel Size: 138.63 acres/6,038,914 sf 

Proposed Lots: 217 Lots (Single‐Family) 

Proposed Density: 217 lots/138.63 acres = 1.57 units/acre 

Proposed Impervious Area of Total Site: 31.87 acres/ 1,388,274 sf/23%  

Required Open Space (7% of an acre per dwelling): 15.19 acres/661,674 sf 

Proposed Open Space: 102.93 acres/4,483,520 sf 

Proposed Rights of Way: 9.85 acres/428,847 sf 

 

Proposed Infrastructure 

No phasing is proposed at this Ɵme. 

Proposed Roadways: There are three (3) proposed entrances to the proposed subdivision. This includes 
two (2) main entrances off Buffalo Road and a third, secondary entrance, through the exisƟng Bradford 
Park subdivision which will be an extension of Parkway Drive. 

The proposed Typical Collector Street has 60’ Proposed Public Rights of Way, 31’ back of curb to back of 
curb, and sidewalks on both sides of all collector streets. 

The proposed Typical ResidenƟal Street has 50’ Proposed Public Rights of Way, 27’ back of curb to back 
of curb, and 5’ sidewalks on both sides of all residenƟal streets. 

The proposed pedestrian system will include approximately 15,101 linear feet of sidewalks and 4,728 
linear feet of walking trails. The walking trails are to be 10’ wide with connecƟons to the Town of 
Smithfield Greenway Trail. 

Parking: Per the Town’s UDO, the required parking for a single‐family residenƟal subdivision is 2 spaces 
per dwelling. 217 dwellings equal 434 parking spaces. There are at least 759 proposed parking spaces 
within this subdivision, which is at least 325 spaces more than required per Town’s ordinance. Each 
dwelling will have a minimum of a 1 car garage with a 2‐car parking pad, providing at least 3 spaces per 
dwelling. There is overflow parking in the amount of +/‐ 108 spaces located and scaƩered along most of 
the subdivision streets with 2 parking areas located within the site.   



Mail Kiosks: The mail kiosks are located close to the second entrance, adjacent to a proposed parking 
area with at least one ADA space. The parking lot will also accommodate parking for use of acƟve open 
space areas as well as the access walking trails. 

Public Sewer: The esƟmated wastewater flow is 78, 120 gallons per day. Proposing +/‐ 7,439 linear feet 
of sewer main extensions, connecƟng to the Town’s exisƟng sewer system that is located on site, 
adjacent to the Town of Smithfield’s greenway trail to the east of the proposed project. Prior to 
construcƟon, the system shall be approved by the Town’s Engineering Department in accordance with 
the general guidelines and regulaƟons of the Town and permiƩed by the State. 

Public Water: Public water is available via an exisƟng 12” water main along Buffalo Road.  There are +/‐ 
6,742 linear feet of proposed waterline. ConnecƟons to the exisƟng 12” main shall be made and 
extended throughout the development. The level of inner connecƟvity shall provide for adequate 
domesƟc water as well as appropriate fire protecƟon flow. Prior to construcƟon, the system shall be 
approved by the Town’s Engineering Department in accordance with the general guidelines and 
regulaƟons of the Town and permiƩed by the State. 

CONCERNS 

There may be concern with adjacent property owners for the locaƟon of the proposed subdivision. 
However, this concern is miƟgated by the 10’ Class ‘A’ landscape buffer proposed internally along the 
boundary of all adjacent properƟes. There is also passive open space along with the 10’ Class ‘A’ 
landscape buffer behind the property owners in the Bradford Park subdivision, giving more separaƟon 
from the lots within the proposed subdivision. 

OPEN SPACE 

The required open space for the proposed subdivision is 7 percent of an acre per dwelling. This equates 
to 15.19 acres. +/‐ 102.93 acres of open space are proposed for this subdivision. Within the +/‐ of 102.93 
acres, there will be +/‐ 1.13 acres of acƟve open space including a pickleball court, a tot lot, and open 
play areas as well as extensive walking trails which will connect to the Town of Smithfield’s Greenway 
trail. Maintenance of the open space areas will be the responsibility of the HOA. 

 

CONDITIONS FOR APPROVAL 

DeviaƟon from Town’s minimum UDO requirements 

Lot Setbacks: Front 18 Ō 

                         Sides 5 Ō 

                         Side Streets 18 Ō 

                         Rear 12 Ō 

Minimum Lot Area: 4,200 sf 

Minimum Lot Frontage: 42 Ō 

All garages are a minimum or 25’ from the back of sidewalk. 

Collector Street with 60’ Right of Way to have 31’ back of curb to back of curb. 



Street yard (Interior Streets): 1 deciduous or evergreen tree and 3 shrubs planted no more than 15’ away 
from the street rights of way. (Due to length of street frontage.) 

Improvement that exceeds Town’s minimum UDO requirements 

Sidewalks on both sides of all streets. 

Arterial Street Frontage +/‐ 50 Perimeter Buffer, including the 15’ planƟng strip. 

+/‐ 87.73 acres of open space 

+/‐ 4,728 lf of walking trails with connecƟon to exisƟng Town of Smithfield’s Greenway Trail 

Minimum parking (3) spaces for each dwelling. 

Specified locaƟons for overflow parking. 

JUSTIFICATION THAT PROPOSAL WILL NOT PLACE BURDEN ON SURROUNDINGS 

The distribuƟon of traffic has been given much consideraƟon when laying out the site’s access point to 

serve  the subdivision. ConsideraƟons were given to simplifying  the traffic paƩern  in order  to  focus on 

safety  by  adding  two  (2)  entrances  in  the  vicinity  of  Buffalo  Road  and  a  third  entrance  by  extending 

Parkway Drive. Care has been exercised in the subdivision to protect the environment by prudent use of 

buffers and landscaping. The public’s safety and health have been addressed by providing public water and 

sewer  that meet  the  Town  and  State  requirements.  The  road  system  is  so  designed  as  to  be  safe  for 

pedestrians and vehicles alike by providing adequate separaƟon, traffic control and lighƟng. The public’s 

health  and  welfare  are  further  addressed  by  the  proposed  subdivision  providing  passive  and  acƟve 

recreaƟon opportuniƟes offsite uƟlizing municipal recreaƟon faciliƟes via recreaƟon assessment fees. 

DEVELOPMENT SCHEDULING 

If the project is approved, the construcƟon drawings will begin as soon as we have planning approval. 
AŌer construcƟon drawing approval and all other permits have been successfully acquired, the 
subdivision construcƟon will begin immediately. 
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Adjacent Property Owners of
CZ-23-01

TAG PIN NAME ADDRESS CITY STATE ZIP CODE
14A03007 169412-95-4286 MAC 2008 LLC 2790 MARRIOTTSVILLE RD MARRIOTTSVL MD 21104-1626
14001021 169411-65-0647 SMITHFIELD LAND GROUP, LLC 2075 JUNIPER LAKE RD WEST END NC 27376-8919
14075037 169412-86-0705 BRYAN, MICHAEL D 188 W ALEX DR CLAYTON NC 27520-0000
14075038B 169412-76-8749 BRYAN, KATHY M. 188 W ALEX DR CLAYTON NC 27520-4444
14075040 169412-76-7724 BRYAN, KATHY M. 188 W ALEX DR CLAYTON NC 27520-4444
14A03004A 169412-76-5373 TLC ESTATE, LLC 237 SWANN TRL CLAYTON NC 27527-6502
14057154T 260409-17-4141 STELZNER, DAVID R. 1305 LYNNWOOD RD KNIGHTDALE NC 27545-9705
14A03001 169412-76-7623 KLEIN, CRYSTAL GAIL CORBETT 55 BATTEN POND RD SELMA NC 27576-8597
14A01020 169411-76-4765 ULLOA, ROBERTO 1247 BUFFALO RD SMITHFIELD NC 27577
14A03004 169411-76-4262 DIAZ, CESARIO 1136 BUFFALO RD SMITHFIELD NC 27577
15004009 260409-16-4183 BRENNAN, THOMAS 11 RUNNEYMEDE PL SMITHFIELD NC 27577
14075038N 169412-87-7396 GODWIN, DEBRA WINDHAM 201 PARKWAY DR SMITHFIELD NC 27577-0000
14057010R 260409-16-4630 AUBER, SYLVESTER FREDRICK 83 BROOKWOOD DRIVE SMITHFIELD NC 27577-0000
14057009I 260409-16-4358 AUBER, SYLVESTER F 83 BROOKWOOD DRIVE SMITHFIELD NC 27577-0000
14057010M 260409-16-4915 LOYE, TONY M 84 BROOKWOOD DR SMITHFIELD NC 27577-0000
14075038K 169412-87-0114 HART, STEPHEN J 1374 BUFFALO RD SMITHFIELD NC 27577-0000
14075033 260405-08-9280 JOHNSTON COUNTY BOARD OF PO BOX 1336 SMITHFIELD NC 27577-0000
14057154N 260409-17-3433 BEGEAL, JEFFREY PAUL 62 WHITE OAK DR SMITHFIELD NC 27577-0000
14075038R 169412-86-7867 HONEYCUTT, LARRY D 109 COBBLESTONE COURT SMITHFIELD NC 27577-0000
14075030E 169408-98-6016 TOWN OF SMITHFIELD PO BOX 761 SMITHFIELD NC 27577-0000
14075038F 169412-87-6397 GANDOLPH, SCOTT S 111 PARKWAY DR SMITHFIELD NC 27577-0000
14K09007 169412-86-4751 WORLEY, RONALD GLENN 108 QUAIL RUN SMITHFIELD NC 27577-0000
14075030A 169408-87-7853 TOWN OF SMITHFIELD PO BOX 761 SMITHFIELD NC 27577-0000
14075029B 169412-87-3457 HINNANT, WILLARD B JR 105 PARKWAY DRIVE SMITHFIELD NC 27577-0000
15004020A 260409-05-5629 TOWN OF SMITHFIELD P O BOX 761 SMITHFIELD NC 27577-0000
15004018V 260409-15-0822 FAIRFIELD DEVELOPMENT CO PO BOX 150 SMITHFIELD NC 27577-0000
14075035 169412-86-3947

  
VENTURES, LTD. PO BOX 305 SMITHFIELD NC 27577-0305

14A03011A 169412-76-9815 LAMPE, GUY L. PO BOX 305 SMITHFIELD NC 27577-0608
14A03005 260412-06-3802 LAMPE, GUY L. PO BOX 608 SMITHFIELD NC 27577-0608
14057013B 260409-16-2481 VESTA ENTERPRISES, INC. PO BOX 1457 SMITHFIELD NC 27577-1457
14075038A 169412-86-0946 L M R RENTALS 201 S BRIGHTLEAF BLVD #1 SMITHFIELD NC 27577-4077
14057154S 260409-17-3143 PETRY, MAHLEN D 63 WHITE OAK DR SMITHFIELD NC 27577-4806



Adjacent Property Owners of
CZ-23-01

14057154R 260409-17-2178 BOARDMAN, KELSEY P. 65 WHITE OAK DR SMITHFIELD NC 27577-4806
14057154U 260409-17-5119

 
TENANTS (WROS) 59 WHITE OAK DR SMITHFIELD NC 27577-4806

14057154Q 260409-17-2298 DOWNS, FAYE D. 66 WHITE OAK DR SMITHFIELD NC 27577-4807
14057154P 260409-17-2396 DOWNS, FAYE D. 66 WHITE OAK DR SMITHFIELD NC 27577-4807
14057010O 260409-16-2778 DIMSDALE, B KEITH 92 BROOKWOOD DRIVE SMITHFIELD NC 27577-4863
14057010N 260409-16-2973 SAIDI, MOHAMED NAIT 88 BROOKWOOD DR SMITHFIELD NC 27577-4863
14057010Y 260409-16-5817 HOLLOMAN, ZEBBIE SCOTT 82 BROOKWOOD DR SMITHFIELD NC 27577-4863
14057010P 260409-16-2677 MORGAN, GARNELL A. 91 BROOKWOOD DR SMITHFIELD NC 27577-4864
14057010Q 260409-16-3650 GRANADOS, RICARDO 87 BROOKWOOD DR SMITHFIELD NC 27577-4864
14057010S 260409-16-5626 WASHINGTON, BRIAN 79 BROOKWOOD DR SMITHFIELD NC 27577-4864
14075031C 169412-87-8156 GRUBBS, JAMES FRANKLIN 101 COBBLESTONE CT SMITHFIELD NC 27577-7102
14075031F 169412-86-5887 LUPO, VINCENT ANGELO 108 COBBLESTONE CT SMITHFIELD NC 27577-7102
14075038O 169412-86-8925 BRUTON, EUGENE 105 COBBLESTONE CT SMITHFIELD NC 27577-7102
14075038P 169412-86-8824 FRAYRE, MARIBEL 107 COBBLESTONE CT SMITHFIELD NC 27577-7102
14075038I 169412-87-8034 BRYANT, WANDA B. 103 COBBLESTONE CT SMITHFIELD NC 27577-7102
14075038M 169412-87-6037 SAPP, BERNARD 104 COBBLESTONE CT SMITHFIELD NC 27577-7102
14075038S 169412-86-6918 BUCKNER, RICHARD 106 COBBLESTONE CT SMITHFIELD NC 27577-7102
14A03002 169412-76-6582 BARBOUR, B LINCOLN 1222 BUFFALO RD SMITHFIELD NC 27577-7443
14A03006 169411-75-2562 FRANCO, PASCUAL 1020 BUFFALO ROAD SMITHFIELD NC 27577-7447
14075031D 169412-87-6159 RICHBURG 104 PARKWAY DR SMITHFIELD NC 27577-8331
14075038G 169412-87-8396 LAUDIE, RICHARD L. 203 PARKWAY DR SMITHFIELD NC 27577-8334
14N99001A 169411-76-3795

 
COUNTY, LLC 300 CITATION LN SMITHFIELD NC 27577-8738

14057154M 260409-17-4413 HAGINS, HARRIETT DIANE 11 BRADFORD ST SMITHFIELD NC 27577-9412
15004009D 260409-16-1059 DAVIDSON, SAMANTHA 901 MERLIN CT JACKSONVILLE NC 28546-6409
15004009E 260409-16-3128 DAVIDSON, SAMANTHA 901 MERLIN CT JACKSONVILLE NC 28546-6409
15004021J 260409-16-2053 DAVIDSON, SAMANTHA 901 MERLIN CT JACKSONVILLE NC 28546-6409
14057154L 260409-17-4399 ARMM ASSET COMPANY 1 LLC 5001 PLAZA ON THE LK AUSTIN TX 78746-1053



350 E. Market Street P.O. Box 761 Smithfield, NC 27577 
919-934-2116   Fax 919-934-1134

PLANNING DEPARTMENT 
Mark E. Helmer, AICP, CFM  

Senior Planner 

Notice of Public Meeting 

Notice is hereby given that a public meeting will be held before the Planning Board of the Town 
of Smithfield, N.C., on Thursday, November 2, 2023 at 6:00 P.M., in the Town Hall Council 
Chambers located at 350 East Market Street to consider the following request: 

CZ-23-01 Buffalo Road: The applicant is requesting to rezone a 138.63-acre tract 
of land from the R-20A (Residential-Agricultural) zoning district to the R-8 CZ 
zoning district with a master plan consisting of 217 single-family residential lots. 
The property considered for rezoning is located on the east side of Buffalo Road, 
approximately 300 feet south of its intersection with Holland Drive and further 
identified as Johnston County Tax ID# 14A03005. 

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 News and Observer on October 18, 2023 and October 25, 2023 

http://www.smithfield-nc.com/
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	PART VI- Stormwater Management Ordinance Update (002).pdf
	10.54.1.  Nitrogen Loading Rate Targets.
	10.54.2. Nitrogen Standard is Supplemental. The nitrogen loading standards in this ordinance are supplemental to, not replacements for, stormwater standards otherwise required by federal, state or local law, including without limitation any riparian b...
	10.54.3. Methods to Meet Nutrient Control Requirements.
	10.54.4. Use of Permanent Nutrient Offset Credits.
	10.54.5. Evaluation of Standards for Stormwater Control Measures.
	10.56.1. Operation and Maintenance Plan. There shall be an Operation and Maintenance Plan (O&M Plan) for every engineered stormwater control.  The O&M Plan shall specify all operation and maintenance work necessary for the function of all engineered s...
	The O&M Plan shall require the owner to maintain, repair and, if necessary, reconstruct the engineered stormwater controls, and shall state the terms, conditions, and schedule of maintenance for the engineered stormwater controls.  The O&M Plan shall ...
	The O&M Plan shall be signed by the owner and notarized.  The owner shall keep maintenance records and these shall be available upon request by the Stormwater Administrator.
	10.56.2. Operation and Maintenance Agreement. Prior to the conveyance or transfer of any lot or building site to be served by engineered stormwater controls pursuant to this ordinance, and prior to issuance of any permit for development requiring engi...
	The O&M Agreement shall grant to Town of Smithfield a right of entry in the event that the Stormwater Administrator has reason to believe it has become necessary to inspect, monitor, maintain, repair, or reconstruct the engineered stormwater control; ...
	The O&M Agreement must be approved by the Stormwater Administrator prior to development plan approval, and it shall be referenced on the final plat and shall be recorded with the county Register of Deeds upon final plat approval. A copy of the recorde...
	10.56.3. Special Requirement for Homeowners’ and Other Associations. For all engineered stormwater controls required pursuant to this ordinance and that are to be or are owned and maintained by a homeowners’ association, property owners’ association, ...
	10.56.3.1. Acknowledgment that the association shall continuously operate and maintain the engineered stormwater controls according to the specifications laid out in the Operation and Maintenance Plan.
	10.56.3.2. Establishment of an escrow account, which can be spent solely for sediment removal, structural, biological or vegetative replacement, major repair, or reconstruction of the engineered stormwater controls. If engineered stormwater controls a...
	10.56.3.3. Both developer contribution and annual sinking funds shall fund the escrow account. Prior to plat recordation or issuance of construction permits, whichever shall first occur, the developer shall pay into the escrow account an amount equal ...
	10.56.4. Inspection Program. Inspections and inspection programs by Town of Smithfield may be conducted or established on any reasonable basis, including but not limited to routine inspections; random inspections; inspections based upon complaints or ...
	If the owner or occupant of any property refuses to permit such inspection, the Stormwater Administrator shall proceed to obtain an administrative search warrant pursuant to N.C.G.S. 15-27.2 or its successor.  No person shall obstruct, hamper or inter...
	10.56.5 Performance Security for Installation and Maintenance.
	10.56.5.1. The Town of Smithfield may, at its discretion, require the submittal of a performance security or bond with surety, cash escrow, letter of credit or other acceptable legal arrangement prior to issuance of a permit in order to ensure that th...
	10.56.5.1.1.installed by the permit holder as required by the approved stormwater management plan, and/or
	10.56.5.1.2. maintained by the owner as required by the Operation and Maintenance Agreement.
	10.56.5.2. Amount.
	10.56.5.2.1. Installation. The amount of an installation performance security shall be the total estimated construction cost of the engineered stormwater controls approved under the permit, plus 25%.
	10.56.5.2.2. Maintenance. The amount of a maintenance performance security shall be the present value of an annuity of perpetual duration based on a reasonable estimate of the annual cost of inspection, operation and maintenance of the engineered stor...
	10.56.5.3. Uses of Performance Security
	10.56.5.3.1. Forfeiture Provisions. The performance security shall contain forfeiture provisions for failure, after proper notice, to complete work within the time specified, or to initiate or maintain any actions which may be required of the applican...
	10.56.5.3.2. Default. Upon default of the owner to construct, maintain, repair and, if necessary, reconstruct any engineered stormwater control in accordance with the applicable permit or Operation and Maintenance Agreement, the Stormwater Administrat...
	10.56.5.3.3. Costs in Excess of Performance Security. If Town of Smithfield takes action upon such failure by the applicant or owner, the Town of Smithfield may collect from the applicant or owner the difference between the amount of the reasonable co...
	10.56.5.3.3. Refund. Within sixty days of the final approval, the installation performance security shall be refunded to the applicant or terminated, except any amount attributable to the cost (plus 25%) of landscaping installation and ongoing mainten...
	The owner of each engineered stormwater control shall keep records of inspections, maintenance, and repairs for at least five years from the date of creation of the record and shall submit the same upon reasonable request to the Stormwater Administrator.
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	10.41.2. Site Plan Approval.
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	PART IX. OVERLAY DISTRICTS
	Sec. 10.92. Water Supply Watershed Protection Overlay Districts.
	10.92.6. Development Regulations—WS-IV-CA District.
	10.92.7. Development Regulations—WS-IV-PA District.
	10.92.17. Cluster Subdivisions. (Amended 10/3/2017)
	10.92.18. Amendments to Water Supply Watershed Protection Regulations.
	10.92.19. Summary of Water Supply Watershed Protection Rules.

	Sec. 10.93. Entry Corridor Overlay Districts.
	10.93.1. Permitted Uses.
	10.93.2. Special Uses.
	10.93.3. Prohibited Uses.
	10.93.2. Performance Standards for Overlay.
	10.93.4. Development Standards.

	Sec. 10.94. Rowhouse Overlay Districts.
	10.94.1. Allowable Zoning Districts.
	10.94.2. Permitted Uses.
	10.94.3. Special Uses.
	10.94.4. Prohibited Uses.
	10.94.5. Parking.
	10.94.6. Minimum Zoning District Area.
	10.94.7. Yard, Area, and Height Requirements.


	PART X. SUBDIVISION REGULATIONS
	Sec. 10.96.  Applicability.
	Sec. 10.101. Information To Be Provided On Preliminary And Final Plats.
	Sec. 10.107. Erosion and Sedimentation Control.
	…
	Sec. 10.110 Cluster Mailbox Units (CBU).
	Sec. 10.110. Streets.
	10.110.1. Design Standards.
	10.110.2. Private Streets.
	10.110.3. Marginal Access Streets.
	…
	10.110.8. Nonresidential Streets.
	10.110.9. Right-of-Way Widths.
	10.110.10. Pavement Widths.
	10.110.11. Roads and Street Surfaces.
	10.110.12. Tangents.
	10.110.13. Street Intersections.
	10.110.14. Alleys.
	10.110.15. Geometric Characteristics.
	10.110.16. Minimum Sight Distances.
	10.110.17. Design Speeds.
	10.110.19. PUD Streets.
	10.110.20. Street Construction Standards.

	Sec. 10.111. Street Connectivity Requirements.
	10.111.1. [Interconnected Street System.]
	10.111.2 Ingress/Egress
	10.111.6. [Extensions.]

	Sec. 10.112. Sidewalks.
	10.112.1. [Construction Required.]
	10.112.2. [Pedestrian Access.]
	10.112.3. [Subdivisions.] Exception.

	Sec. 10.113. Utilities.
	10.113.1. Water and Sewerage Systems.

	Sec. 10.117. Adjustments.
	Sec. 10.119. Final Plat Certifications and Other Documentation.

	APPENDIX A—DEFINITIONS
	Sec. A.3. Definitions.

	(2) Built-upon area (BUA). Means the same as defined in N.C.G.S. 143-214.7(b2).
	(3) Design Manual. The State Stormwater Design Manual approved by the Department for the proper implementation of the State Minimum Design Criteria for engineered stormwater controls. All references herein to the Design Manual are to the latest publis...
	(4) Developer. Means the same as defined in N.C.G.S. 160D-102(11).
	(6) Division. The Division of Water Resources in the Department.1F
	(8) Engineered stormwater control. A physical device designed to trap, settle out, filter, or otherwise remove pollutants from stormwater runoff; to alter or reduce stormwater runoff velocity, amount, timing, or other characteristics; to approximate t...
	(9) Land disturbance. Removal of topsoil, grubbing, stump removal, and/or grading.
	(10) Land disturbing activity. Means the same as defined in 15A NCAC 02B .0202(33).
	(11) Load. Means the mass quantity of a nutrient or pollutant released into surface waters over a given time period.  Load in this ordinance refers to pounds of nitrogen or phosphorus per year.
	(12) Loading rate. Means the mass quantity of a nutrient or pollutant released from a given area into surface waters over a given time period.  Loading rate in this ordinance refers to pounds of nitrogen or phosphorus per acre per year.
	(13) Minimum Design Criteria. Means the same as defined in 15A NCAC 02H .1002(24).
	(14) Nitrogen. Means total nitrogen unless specified otherwise.
	(15) Nutrient, Nutrients. Means the combination of total nitrogen and total phosphorus.
	(16) 1-year, 24-hour storm. Means the same as defined in 15A NCAC 02H .1002(30).
	(17) Outfall. A point at which stormwater (1) enters surface water or (2) exits the property of a particular owner.
	(18) Owner. The legal or beneficial owner of land, including but not limited to a mortgagee or vendee in possession, receiver, executor, trustee, or long-term or commercial lessee, or any other person or entity holding proprietary rights in the proper...
	(19) Permanent nutrient offset credits. Means the same as defined in 15A NCAC 02B .0701(38).
	(20) Redevelopment. Means the same as defined in N.C.G.S. 143-214.7(a1)(2).
	(21) Runoff treatment. Means the same as defined in 15A NCAC 02H .1002(43).
	(22) Runoff volume match. Means the same as defined in 15A NCAC 02H .1002(44).
	(23) Total nitrogen. Means the sum of the organic, nitrate, nitrite, and ammonia forms of nitrogen in water.
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	Sec. 10.107. Erosion and Sedimentation Control.
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	Sec. 10.110. Streets.
	10.110.1. Design Standards.
	10.110.2. Private Streets.
	10.110.3. Marginal Access Streets.
	…
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	Sec. 10.112. Sidewalks.
	10.112.1. [Construction Required.]
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	Sec. 10.117. Adjustments.
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	Sec. A.3. Definitions.

	(2) 20TBuilt-upon area (BUA). 20TMeans the same as defined in N.C.G.S. 143-214.7(b2).
	(3) Design Manual. The State Stormwater Design Manual approved by the Department for the proper implementation of the State Minimum Design Criteria for engineered stormwater controls. All references herein to the 20TDesign Manual20T are to the latest ...
	(4) 20TDeveloper. 20TMeans the same as defined in N.C.G.S. 160D-102(11).
	(6) 20TDivision. 20TThe Division of Water Resources in the 20TDepartment20T.P1F P
	(8) Engineered stormwater control. A physical device designed to trap, settle out, filter, or otherwise remove pollutants from stormwater runoff; to alter or reduce stormwater runoff velocity, amount, timing, or other characteristics; to approximate t...
	(9) SLand disturbance. Removal of topsoil, grubbing, stump removal, and/or grading.
	(10) Land disturbing activity. Means the same as defined in 15A NCAC 02B .0202(33).
	(11) Load. Means the mass quantity of a nutrient or pollutant released into surface waters over a given time period.  Load in this ordinance refers to pounds of nitrogen or phosphorus per year.
	(12) Loading rate. Means the mass quantity of a nutrient or pollutant released from a given area into surface waters over a given time period.  Loading rate in this ordinance refers to pounds of nitrogen or phosphorus per acre per year.
	(13) Minimum Design Criteria. Means the same as defined in 15A NCAC 02H .1002(24).
	(14) Nitrogen. Means total nitrogen unless specified otherwise.
	(15) Nutrient, Nutrients. Means the combination of total nitrogen and total phosphorus.
	(16) 1-year, 24-hour storm. Means the same as defined in 15A NCAC 02H .1002(30).
	(17) Outfall. A point at which stormwater (1) enters surface water or (2) exits the property of a particular owner.
	(18) Owner. The legal or beneficial owner of land, including but not limited to a mortgagee or vendee in possession, receiver, executor, trustee, or long-term or commercial lessee, or any other person or entity holding proprietary rights in the proper...
	(19) Permanent nutrient offset credits. Means the same as defined in 15A NCAC 02B .0701(38).
	(20) Redevelopment. Means the same as defined in N.C.G.S. 143-214.7(a1)(2).
	(21) Runoff treatment. Means the same as defined in 15A NCAC 02H .1002(43).
	(22) Runoff volume match. Means the same as defined in 15A NCAC 02H .1002(44).
	(23) Total nitrogen. Means the sum of the organic, nitrate, nitrite, and ammonia forms of nitrogen in water.
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