
 
 

PLANNING BOARD  
AGENDA  

 
Members: 

 
Chair: Mark Lane (ETJ) 

Vice-Chair:    
  

      
Doris Wallace (Town) Ashley Spain (ETJ) 
 Alisa Bizzell (Town) 

 
  

 
Stephen Wensman, AICP, ALA, Planning Director 
Micah Woodard, CZO, Planner I 
Julie Edmonds, Administrative Support Specialist 

 
 
Meeting Date:  Thursday, September 4th, 2025 
Meeting Time:            6:00 p.m. 
Meeting Place: Council Chambers, Smithfield Town Hall 



 
PLANNING BOARD AGENDA 

FOR REGULAR MEETING 

SEPTEMBER 4, 2025 

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 August 7, 2025. 

New Business. 

• Nominate, appoint, and elect new Vice-Chair (UDO Sec. 3.3.3.3. & 3.3.3.4.2.) 

• CA-25-01 Comp Plan Amendment: Staff is requesting the Planning Board review 
the Comprehensive Growth Management Plan amendments and make a 
recommendation to the Town Council. 
 

• CZ-25-05 Bellamy: Rock Tower Partners LLC is requesting approval of Bellamy, a R-8 
conditional rezoning master plan consisting of 1,147 units of residential:  870 detached single-
family residential lots and 277-townhouse lots over 498-acres of land. 

 
Old Business. 

Adjournment. 



 

1 
 

                                                                                     Draft 
                                                                        Town of Smithfield 
                                                                    Planning Board Minutes 
                                                                     Thursday, August 7th, 2025 
                                                                           Council Chambers 
                                                                                     6:00 PM 
 
 
Members Present:        Members Absent: 
Chairman Mark Lane            
Vice-Chairman Debbie Howard                        
Doris Wallace           
Ashley Spain         
Alisa Bizzell  
                                                                                                                 
                                                                      
 
Staff Present:                                                           Staff Absent: 
Stephen Wensman, Planning Director 
Micah Woodard, Planner I                        
Julie Edmonds, Administrative Support Specialist 
 
CALL TO ORDER  
 
PLEDGE OF ALLEGIANCE 
 
IDENTIFY VOTING MEMBERS 
 
APPROVAL OF AGENDA Debbie Howard made a motion to approve the agenda; seconded by Alisa Bizzell. 
Unanimously approved. 
 
APPROVAL OF MINUTES July 10th, 2025 
 Alisa Bizzell made a motion to approve the minutes, seconded by Debbie Howard. Unanimously approved.  
  
NEW BUSINESS 
 
RZ-25-03 Mitchell Concrete B-3/R-20A to H-I: Mitchell Concrete is requesting the rezoning of +/- 13 acres of land 
adjacent on the east and west of their existing facility from Highway Entranceway Business (B-3) and Residential-
Agriculture (R-20A) to Heavy Industrial (HI). Further identified by Johnston County Tax ID’s 15O99004J, and 
15080012. Their request is for only part of the aforementioned parcels. 
 
Micah Woodard stated Mitchell Concrete had requested to rezone 13 acres of land adjacent to the east and west of 
their existing facility from Highway Entranceway Business (B-3) and Residential Agriculture (R-20A) to Heavy 
Industrial (HI). Mitchell Concrete has outgrown its current space and is leasing adjacent space for storage but plans 
to further expand its storage area to keep up with demand. The existing Mitchell Concrete is located about 400 feet 
off of West Market Street on Parrish Drive (a private gravel road), behind Whitley Grocery & Supply Inc. Mitchell 
Concrete is currently zoned Heavy Industrial and is adjacent to a Ready-Mix Concrete plant, also zoned Heavy 
Industrial. The area between Mitchell Concrete and West Market Street is zoned B-3. The area to be rezoned is 
within the 100-year floodplain and is relatively unbuildable under current regulations. The storage use may be the 
highest and best use of the land. 
 
Planning Staff recommends approval of RZ-25-03 with a statement declaring the request consistent with the Town 
of Smithfield Comprehensive Growth Management Plan as amended by the rezoning, and other adopted plans, and 
that the amendment is reasonable and in the public interest. 
 
Debbie Howard made a motion to recommend approval of zoning map amendment RZ-25-03, finding it consistent 
with the Town of Smithfield Comprehensive Growth Management Plan as amended by the rezoning and other 
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adopted plans, and that the amendment is reasonable and in the public interest; seconded by Ashley Spain. 
Unanimously approved.  
 
CZ-25-04 Local 70 PUD Map Amendment: Smithfield Growth, LLC is requesting an amendment to the PUD 
Conditional Zoning master plan to allow two (2) detached single family flag lots associated with the development of 
the property with the Johnston County Tax ID 14057011Y adjacent and on the East side of Booker Dairy Road, about 
550’ south of Eden Drive. 
 
Micah Woodard presented by stating the applicant Smithfield Growth, LLC was requesting an amendment to the 
PUD Conditional Zoning master plan to allow two (2) detached single family flag lots associated with the 
development of the property. The Local 70 PUD rezoning was approved on 5/21/24, and the preliminary plat was 
approved on 2/4/25. The approved master plan showed two flag lots on Bosque Court; however, the conditions of 
approval included a condition requiring minimum street frontages: 
 
• That required minimum street frontages be provided for all lots in the development consistent with the Rezoning 
Master Plan Approval. 
 
The approved PUD minimum street frontage width for front loaded single-family lots is 42’; whereas the flag lots 
proposed have a 25’ frontage. The UDO permits lots fronting on cul-de-sacs to have a minimum width of 25’. The 
applicant is requesting the same given the unique design of Bosque Court. Bosque Court is not a cul-de-sac, but it is 
a small rectangular street with 11 lots that is similar to an alley access where most of the traffic on it will be to access 
only these lots. Without this amendment, the lot area will need to be absorbed into adjacent lots and those lots will 
be disproportionally large for the area. 
 
Planning Staff recommends the Planning Board recommend approval of CZ-25-04 with the following condition: 
1. That the two lots on Bosque Court be allowed a 25’ minimum lot width and the remainder of the project be 
developed in accordance with the approval of the earlier CZ-24-02 rezoning.  
 
Debbie Howard made a motion to recommend approval of the zoning map amendment, CZ-25-04, with the 1 
condition 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; 
seconded by Ashley Spain. Unanimously approved. 
 
ZA-25-03 Downtown Overlay Ordinance: Planning Department staff is asking the Planning Board to review the 
proposed amendment to the Unified Development Ordinance UDO Article 6, Section 6.51 and Section 10.94 to repeal 
the Rowhouse Overlay District and replace it with the Downtown Overlay District and regulations. 
 
Stephen Wensman requested the Planning Board review the proposed amendment to the Unified Development 
Ordinance UDO Article 6, Section 6.51 and Section 10.94 to repeal the Rowhouse Overlay District and replace it 
with the Downtown Overlay District and regulations. He went on to explain the Downtown Smithfield 
Development Corporation (DSDC) provides support to residents and businesses within a defined district that 
includes the historic downtown and Market Street to US 301 and some areas east and west. In an effort to expand 
services and to bolster economic development beyond the historic downtown area, the DSDC and Staff are 
proposing an overlay district that is intended to: 
 

• Encourage zero lot line commercial development. 
• Parking to the side or rear of buildings. 
• Allow mixed use development by allowing uses in the B-1 and B-2 District. 
• Allow the UDO Director to waive parking minimums. 
• Require wider sidewalks. 
• Provide architectural standards. 
• Have common sign standards. 
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Planning Staff recommends the Planning Board recommend approval of the zoning text amendment ZA-25-03, 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. 
 
Debbie Howard made a motion to recommend approval of zoning text amendment, ZA-25-03, 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; seconded by Alisa Bizzell. Unanimously approved. 
 
RZ-25-02 Downtown Overlay Map Amendment: Planning Department staff is asking the Planning Board to review 
the proposed amendment to the zoning map to create a Downtown Overlay District.  
 
Stephen Wensman requested the Planning Board review the proposed amendment to the zoning map to 
create a Downtown Overlay District. The zoning map amendment will establish the boundary of the Downtown 
Overlay Zoning District in association with the text amendment ZA-25-03. The proposed overlay district will contain 
all the properties along East Market Street from the B-1 Zoning District to Brightleaf Boulevard. With approval of the 
rezoning, the Planning Board/Town Council is required to adopt a statement describing whether the action is 
consistent with 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 amendment is consistent with the town’s 
comprehensive plan. 
• Consistency with the Unified Development Code – the amendment is consistent 
with the UDO. 
• Compatibility with Surrounding Land Uses – the amendment will result in 
consistency in land uses along East Market Street  
 
Planning Staff recommends the Planning Board approve the zoning map amendment, RZ-25-02, 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. 
 
Alisa Bizzell made a motion to recommend approval of zoning map amendment, RZ-25-02, 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; seconded by Ashley Spain. Unanimously approved. 
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ZA-25-04 Private Clubs in B-1 with supplementary standards: Planning Department staff and Smithfield Downtown 
Development Corporation (DSDC) requested to amend the UDO Section 6.6 Table of Uses and Activities to allow 
private clubs/bars in the B-1 and O/I zoning districts as a special use with supplementary standards (new section 
7.47).  
 
Stephen Wensman stated the DSDC and the Planning Department are requesting an amendment to allow private 
clubs/bars in the B-1 and O/I zoning districts with special use permits. The purpose of the amendment is to create 
another use in the B-1 and O/I district to attract people downtown and to increase economic vitality. The idea behind 
the creation of the supplementary standard is to attract private clubs/bars that are small and classy in a downtown 
space. A bar that sells cheap alcohol and wants to attract large numbers to cover their costs needs more space. By 
limiting the size of the bar, we can encourage a more upscale environment, while mitigating some of the impacts on 
the surrounding area (parking, noise, etc.). 
 
Planning Staff recommends approval of the zoning text amendment ZA-25-04 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. 
 
After careful discussion among the Planning Board, they requested there be a 200 ft buffer to separate churches, 
child care and residences from a bar and a maximum size of 2500 sq ft, only two bars per block and the requirement 
of a special use permit.  
 
Debbie Howard made a motion to recommend approval of zoning text amendment, ZA-25-04, 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 with the conditions of a 200 ft buffer to 
separate churches, child care and residences. A maximum size of 2500 sq ft and only two bars per block. A special 
use permit requirement; seconded by Alisa Bizzell. Unanimously approved. 
  
Old Business 
None 
 
Adjournment 
Alisa Bizzell made a motion to adjourn; seconded by Debbie Howard. Unanimously approved. 

Next Planning Board meeting is September 4th, 2025, at 6pm. 

Respectfully Submitted,  

  
Julie Edmonds 
Administrative Support Specialist 



 

Request for  
Planning 
Board Action 

 
Agenda 

Item: 

Comp 
Plan 
update 

Date: 02/04/25 
  

 

Subject: Comprehensive Plan Update 
Department: Planning 

Presented by: Micah Woodard, Planner I 
Presentation: Business item 

 
Issue Statement  
 The Planning Board is to review the Comprehensive Growth Management Plan amendments 

and make a recommendation to the Town Council. 
  

Financial Impact 
 None 
  

Action Needed 
 To review the Comprehensive Growth Management Plan amendments. 
  

Recommendation 
 Staff recommend the Planning Board to recommend approval of CA-25-01 to amend the 

Comprehensive Growth Management Plan. 
  
Approved:  Town Manager  Town Attorney 
 
 

 
Attachments: 

1. Staff Report  
2. Comprehensive Growth Management Plan  - existing 
3. Comprehensive Growth Management Plan  - proposed 

 
 
 
 
 
 
 
 
 
 
 



 

Staff 
Report 
 

Agenda 
Item: 

Comp Plan 
Update 

  
  

 
 

 
OVERVIEW: 
 
There have been an increasing number of changes to the Comprehensive Growth 
Management Plan through rezonings.  The town is growing through annexations and new areas 
opening to sewered growth.  Many of these changes were not anticipated in the 2019 Town Plan.  
The proposed changes are the result of a meeting between Public Utilities, Planning and Parks and 
Recreation Departments, and the Assistant Town Manager. 
 
TOWN PLAN AREAS OF CHANGE: 
 
Area 1.  The Town Plan envisions a large area of light industrial in West Smithfield which 
is now anchored by the Amazon facility and Johnston County Regional Airport.  Further to 
the north there is a pocket of light industrial uses where Tk Studio and AdvanceTech are 
located. When the Town Plan was prepared, Staff were unaware of the County’s sewer 
policy which reserved sewer capacity for industrial development.  Staff believed sewer to 
be unavailable in this area, so the area was guided for low density residential (septic 
system-residential).  The County has a sewer policy to provide sewer for industry, and the 
County has guided the land north of Smithfield’s ETJ along US 70 Business West or 
Employment uses. The Town Council recently rezoned a parcel north of TK Studio to Light 
Industrial and correspondingly amended the Comprehensive Plan. This proposed 
amendment would guide all the land in this area for industrial/employment uses.    
 
Industrial in this area makes sense given the US 70 Business designation and easy access 
to I-42 on US 70 Business W and Swift Creek Road. 
 
The Town Plan also envisions low density residential septic development in the area. Since 
the Town Plan was adopted, the County has constructed a large pump station on the JNX 
Airport property.  There is developable land to the north of the pump station that could 
feasibly be sewered.  Ans has been of interest to the development community for some 
time.  With the pump station now operational, Medium Density Residential is feasible. 
Medium density translates to residential densities as high as 9.61 units per acre and can 
include townhouses and multifamily apartment development. 
 
Area 2.  Within this area the Bellamy Subdivision is being planned which will bring sewer 
to the north side of Poplar Creek.  Sewer is also feasible to the east of Swift Creek Road, 
potentially by being bored under the Neuse River from the Buffalo Road area.   Therefore, 
staff is recommending guiding all this area for Medium Density Residential. Medium density 
translates to residential densities as high as 9.61 units per acre and can include 
townhouses and multifamily Apartment development. 



 
Area 3.  Area 3 includes the existing Local 70 Mixed Use PUD. The PUD area will be 
developed for light industrial or commercial uses.  The Town Plan had envisioned a mixed-
use center around Buffalo Road at the interchange to future I-42, and some 
office/residential to the south.  The update recommends moving the mixed-use center to 
the north side of Buffalo Road and creating a larger area for industrial/employment.  This 
makes sense given easy access to future I-42 and the need for industrial growth in the 
town. 
 
Area 4.  Area 4 encompasses the entire area east of I-95. The Town Plan did not envision 
sewered growth in this area, but Mallard Crossing changes all that.   
 

• Industrial.  Given the need for industrial growth and the proximity to I-95, Staff is 
recommending a larger Light Industrial area near the Brogden Road interchange. 

• Mixed use. The Town Plan envisioned mixed use around the US 70 Business East/I-
95 interchange.  With the completion of the connector road and elimination of 
Mallard Road connection to the Ramp, Staff are envisioning an even larger 
commercial/mixed use area. 

• Low and Medium Density Residential.  Mallard Crossing is a medium density project 
and with sewer on the east side of I-95, Staff recommends guiding all the land to 
medium and low density residential. 

 
 

RECOMMENDATION: 
 
Staff recommend the Planning Board recommend approval of the comprehensive plan 
amendment, CA-25-01. 
 
RECOMMENDED MOTION: 
 
“Move to recommend approval of the comprehensive plan amendment, CA-25-01.” 
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Request for 
Planning 
Board Action 

Agenda 
Item: 

CZ-25-
05 

Date: 9/4/25 
  

 

Subject: Bellamy R-8 Conditional Zoning Map Amendment 
Department: Planning  

Presented by: Stephen Wensman, Planning Director 
Presentation: Public Meeting 

 
Issue Statement  
  

Rock Tower Partners LLC is requesting approval of Bellamy, a R-8 conditional 
rezoning master plan consisting of 1,147 units of residential:  870 detached single-
family residential lots and 277-townhouse lots over 498-acres of land. 

  

Financial Impact 
  

The subdivision 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 master plan and decide whether to grant approval, approval with 
conditions, or denial.  

  

Recommendation 
 
 Planning Staff recommend approval of CZ-25-05 with 9 conditions 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 

  
Approved: Town Manager  Town Attorney  
 

 
Attachments:   
 

1. Staff report  
2. Consistency Statement  
3. Application  
4. Bellamy Rezoning Booklet and Narrative 
5. Bellamy Master Plan Set  
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Staff  
Report 
 

Agenda 
Item: 

CZ-
25-05 

  
  

 
 

OVERVIEW: 
Rock Tower Partners LLC is requesting approval of Bellamy, a R-8 conditional rezoning 
master plan consisting of 1,147 units of residential:  870 detached single-family residential 
lots and 277-townhouse lots over 498-acres of land. The development area is concurrently 
seeking annexation into the Town of Smithfield. 
 
PROPERTY LOCATION: 
The property is on located on Wilson Mills Road and Lee-Youngblood Road, north and east 
of Poplar Creek. 
 
APPLICATION DATA: 
Applicant/Developer:   Rock Tower Partners, LLC 
Owner:    E&F Properties Inc. 
Engineer:  McAdams (David Bergmark) 
Proposed Use:  Medium density residential 
Fire District:  Wilsons Mills  
School Impacts:   Additional students  
Parks and Recreation:   Park Dedication Proposed (125-acres) 
Water and Sewer Provider:  Town of Smithfield 
Electric Provider:  Duke 
Existing Zoning:  R-20A and WS-IV PA Overlay 
Proposed Zoning:  R-8 CZ and WS-IV PA Overlay 
Tax IDs:  17K08039A/17K08032 
Land area:  498.283 acres 
Active/Managed Open Space:  7 acres 
Passive/Unmanaged Open Space:  150 acres 
Public R/W:  +/-46,000 lin. ft. 
Water Main:  +/- 48,900 lin. ft. 
Sewer Main:  +/- 50,900 lin. ft. 
Development Density:  2.4 dwelling units/acre 
 
ADJACENT ZONING AND LAND USES: 
(see attached map) 
 Zoning Existing Land Uses 
North AG/SFR (Wilsons Mills) Agriculture/Single Family 

Residential 
South R-20A Rural Residential/Agricultural. 
East R-20A Rural Residential/Agricultural. 
West 
 

R-20A/SFR-2 Residential/Agricultural. 
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EXISTING CONDITIONS/ENVIRONMENTAL: 
The property considered for approval is agricultural land with woodlands, wetlands and fields. 
There are several blueline streams and floodplain present on the site.  A gasoline easement 
bi-sects the development from west to east. The property is within the WS-IV Protected Area 
Overlay. 
 
MASTER PLAN/ANALYSIS: 
 
• Comprehensive Land Use Plan. The comprehensive plan guides the most of the site 

for low density residential 1-4 dwelling units per acre comprised of primarily single-family 
residential and context sensitive attached units. The proposed density of 2.4 matches low 
density residential guidance.   

• Voluntary Annexation. The developer has petitioned for voluntary annexation of the 
entire development site.  With annexation, water and sewer will be provided by the Town 
of Smithfield and electric utilities will be provided by Duke. 

• Development Phasing. The 
construction is expected to begin 
in 2028 and last approximately 
ten years and consist of 4 
phases. Phasing is subject to 
change and sub-phasing may 
occur. 
 
 

 
 
 
 
 
 
 
 
 

• Proposed Land Uses. The 
proposed land uses within the development are shown in this table: 
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• Utilities.  The water and sewer utilities will be Town of Smithfield. Electric utilities will 

be Duke. 
• Site Access, traffic and lateral connections.  

 The access to the development will be from a single access on Wilsons Mills Road 
and 4 access points onto Lee-Youngblood Road.  The portion of Lee-Youngblood 
Road that enters the development site will be vacated by the development. 

 The master plan shows 5 points of lateral access to connect with future 
development. 

 There is no lateral access shown to connect to the Tralee Subdivision (west of 
Bellamy).  The developer of Tralee has asked for a lateral connection claiming the 
development will landlock the parcel. 

 A Traffic Impact Analysis (TIA) will be required prior to preliminary plat. 

• Streets.   
 The developer is proposing approximately 46,000 lin. feet (8.75 miles) of streets. 
 27’ wide b/b streets in 50’ wide public right-of-way. The Town’s standard right-of-

way width is 60 feet. 
 Sidewalks are proposed on one side of each street. The developer is proposing 

some 4’ wide sidewalks, whereas the Town standard is 5’ wide.  
• Curb and gutter. The developer is proposing standard curb and gutter through the 

development. 

• Stormwater Management. The developer has shown conceptual stormwater control 
measures (SCMs) throughout the development with maintenance access considered. The 
development will exceed 24% impervious requiring specific stormwater measures. A 
stormwater management plan will be required with the development of the site.   
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• Open Space and Site Amenities.  The development includes the following: 
 A private central “main amenity area” (5-acres) to include a pool, 2-sport courts, 

clubhouse and playground. 
 9 private pocket parks (9-acres), each a minimum of 0.5 acres in size.  At least 3 

of the pocket parks will have active play equipment installed. 
 Soft surface trail within the 100’ wide gas easement (subject to gas company 

approval). 
 Proposed public park dedication (+/-125-acres). This land area includes floodplain and 

adjacent area that may be suitable for trails and passive recreation.  The Parks 
Department need active park area, not passive parks, however the Johnston County 
Parks Plan (in planning phase) has identified a future trail corridor along the Poplar Creek 
to Swift Creek Road that would run in the southern portion of the Bellamy development. 
The Developer should provide a 30’ wide public easement for the future trail. 

• Landscaping and Buffering. 
 The site is well buffered by floodplain on the west and south. Along the perimeter 

of the development a standard 15’ wide street yard is proposed. Along Lee-
Youngblood Road, an enhanced 20’ wide street yard is proposed with a planted 
berm. 

• Trash and Recycling.  The HOA should require trash and recycling roll-offs be screened 
from the public right-of-way or stored in garages or rear yards.   

• Subdivision Signs. Ground mounted subdivisions signs are required features of 
subdivisions. The master plan does not provide this level of detail. 
 

• Homeowner’s Association. An HOA will own and maintain the recreation and open 
space areas and amenities, stormwater facilities, walking trails, and landscaping. 
 The HOA should also manage no parking on streets. 
 The HOA declarations need to be submitted for review by the Town Attorney prior 

to final plat.  
• Parking.   

 The required parking of 2 spaces per unit will be met.   
 Guest parking will be in the form of on-street parallel spaces or small off-street 

parking lots in nearby common areas (not shown). 
 

• Mail Kiosks. The US Postal Service requires clustered mailboxes with all new 
developments. The location of the mailboxes is not shown. 
 

• Dimensional Standards. The applicant is proposing 4 different lot sizes.  
 (277) 22’x120’ Townhome lots 
 (125) 70’x120’ Detached Single-family lots 
 (72) 60’x120’ Detached Single-family lots 
 (673) 50’x120’ Detached Single-family lots 
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Detached Single-Family Minimum Standards. 

 
Townhouse Minimum Standards. 

 
 Architecture.  

Single-family detached 
 All detached houses will be one or two stories with a slab foundation. 
 Each single family detached house will include a front-loaded garage. 
 Within the development, multiple types and styles of vinyl siding will be utilized to 

provide visual interest. 
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 The front façade of each house will include masonry accents, which may be 
provided in the form of a water table, accent wall, trim elements around windows 
or doors, or other similar architectural features. 

 Variation in roof design will be provided between homes, through the use of 
variable roof pitch, dormers, gables, or similar visual differentiators. 

 Window accents and trim will be provided for each house. 
 A covered front porch will be provided for each house. 
 At a minimum, each home will include a rear patio area. 

 
Townhouses 
 All townhouses will be a minimum of two stories and will be a minimum of 20’ 

wide on a slab foundation. 
 Each townhouse will, at a minimum, include a front-loaded single-car garage. 
 Each Townhouse building (comprised of 3 or more attached units) will include 

multiple types or styles of vinyl siding to create visual interest. 
 The front façade of each townhouse building will include masonry accents, which 

may be provided in the form of a water table, accent wall, trim elements around 
windows or doors, or other similar architectural features. 

 Each Townhouse building will include variations in roof design through the use of 
variable roof pitch, dormers, or gables. 

 Window accents and trim will be provided for each townhouse. 
 Each townhouse will feature one of the following: doorway entry features or 

covered porch. 
 At a minimum, each townhome will include a rear patio. 

 
CONDITIONAL ZONING: 
• Requested Deviations from UDO. The developer is seeking deviations from the UDO 

as part of the rezoning.  The purpose of conditional zoning is to provide flexibility from 
conventional zoning and to allow creative projects to occur through a negotiated (give 
and take) approach to achieve the desired project that both the developer and town 
mutually can be satisfied with.  The applicant is seeking the following deviations from the 
following UDO Requirements: 

    
UDO Standard Existing Standard Proposed Standard 
Single Family Lots 
Min. Lot Area  8,000 sq. ft. 6,000 sq. ft. 
Min. Lot Frontage 70 ft. 50 ft. 
Min. Front Yard Setback 30 ft. 25 ft. 
Min. Corner Side Setback 15 ft.  15 ft. 
Min. Side Setback 10 ft. 15 ft. 
Min. Rear Setback 25 ft.  15 ft. 
Mi. Acc. Structure Setback 10 ft. 5 ft. 
Townhouse Lots 
Min. Lot Area 4500 sq. ft. gross site area 2,200 sq. ft. 
Min Lot Frontage N/A 20 ft. 
Min Front Yard Setback 30 ft. 25 ft. 
Min. Corner Side Setback 15 ft. 20 ft. 
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Min. Side Setback 10 ft. 8 ft. 
Min. Bldg. Separation 30-40 ft. depending on 

height of townhouse 
20 ft. 

Min Rear Setback 25 ft. 15 ft. 
Other Standards 
Street R/W  60 ft. wide 50 ft wide 

 
• Proposed Standards Exceeding UDO Requirements. 
 More than 125 acres of passive recreation area. 
 Private recreational amenities.  
 20’ wide street yard with landscaped berm  
 Guest parking areas (not shown on masterplan) 
 Architectural standards. 

 
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 flexibility in 
development standards on a site-by-site basis based on design considerations.    

 
• Compatibility with Surrounding Land Uses - The proposed development will be 

compatible with surrounding land uses. 
 

 
RECOMMENDATION: 

Planning Staff recommends the Planning Board recommend approval of CZ-25-05 with the 
following conditions: 

1. That the trash and recycling roll-off containers in the single family and townhouses 
units be screened from the public right-of-way or stored within a garage or the rear 
yards and enforced by the HOA. 

2. That a public trail easement be provided over the trail in the gas easement. 

3. Public sidewalks shall be a minimum of 5’ wide.  

4. That a 5’ wide public sidewalk be provided along the Wilson’s Mills Road frontage. 
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5. The HOA declarations be submitted for review by the Town Attorney with the 
preliminary plat.  

6. That an HOA be responsible for the ownership and maintenance of all private open 
space and recreational amenities, SCMs, parking areas, mail kiosks, etc. 

7. That the architectural standards be included in the HOA declarations. 

8. That residential driveways be a minimum of 12’ wide. 

9. Dedicated a 30’ wide public trail easement for the future Johnston County Trail. 

 

RECOMMENDED MOTION: 

“Move to recommend approval of the zoning map amendment, CZ-25-05, with 9 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.” 





Bronwyn Redus
Text Box
168500-97-7612

Bronwyn Redus
Text Box
17K08039A

Bronwyn Redus
Text Box
169600-11-0117

Bronwyn Redus
Text Box
17K08032
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PROJECT NARRATIVE 

As part of a complete application, a written project narrative that provides detailed information regarding your 
proposal must be included. On a separate sheet of paper, please address each of the lettered items listed below 
(answers must be submitted in both hard copy and electronic copy using the Adobe .PDF or MS Word .DOCX 
file formats): 

 A listing of contact information including name(s), address(es) and phone number(s) of: the owner of record, authorized 
agents or representatives, engineer, surveyor, and any other relevant associates; 

 A listing of the following site data: Address, current zoning, parcel size in acres and square feet, property identification 
number(s) (PIN), and current legal description(s); 

 A listing of general information including: the proposed name of the subdivision, the number of proposed lots, acreage 
dedicated for open space or public use, acreage dedicated within rights of way; 

 A statement showing the proposed density of the project with the method of calculating said density shown; 

 Discuss proposed infrastructure improvements and phasing thereof (i.e. proposed roadways, sewer systems, water systems, 
sidewalks/trails, parking, etc.) necessary to serve the subdivision; length of each, expected sewer allocation.  

 A narrative addressing concerns/issues raised by neighboring properties (discussing your proposal with the neighboring land 
owners is recommended to get a sense of what issues may arise as your application is processed); 

 A description of how conflicts with nearby land uses (livability, value, potential future development, etc.) and/or 
disturbances to wetlands or natural areas are being avoided or mitigated; 

 Provide justification that the proposal will not place an excessive burden on roads (traffic), sewage, water supply, parks, 
schools, fire, police, or other public facilities/services (including traffic flows) in the area; 

 A description of proposed parks and/or open space. Please include a brief statement on the proposed ownership and 
maintenance of said areas; 

 A proposed development schedule indicating the approximate date when construction of the project, or stages of the same, 
can be expected to begin and be completed (including the proposed phasing of construction of public improvements and 
recreational and common space areas). 

 List of deviations from the town’s minimum UDO requirements. 

 List of improvements that exceed the town’s minimum UDO requirements. 

 Expected sales, rental prices 

 Architectural standards if applicable.  
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INFORMATION TO BE PROVIDED ON PLAN 

The Town of Smithfield Site Plan Requirements is found in Article 5 of the Unified Development Ordinance. Site 
plans shall contain the following information, if applicable, as determined by the UDO Administrator: 

 Preferred sheet size is 24” x 36” for site plans (maximum sheet size of 30” x 42”); if more than one sheet, all sheets should 
be numbered; should be the same size and scale; and should show match lines, along with an index sheet. 

 Submittals should also be made in digital PDF file format. 

 The site plan shall be prepared by a professional engineer, registered land surveyor, or licensed architect. 

 Engineer’s scale – no smaller than 1” = 100’ for Site Plans unless approved by staff.  Larger scale showing more detail is 
better.  Include both a graphic scale and a numeric scale. The site plan shall be based on the latest tax map information 
and shall be of a size as required by each individual site plan.  

 North arrow or compass rose. 

 Date (original and all revisions) should be shown on all sheets. 

 A vicinity map of the site with reference to surrounding areas and existing street locations. 

 The name and address of the owner and site plan applicant, together with the names of the owners of all contiguous land 
and of property directly across the street as shown by the most recent tax records 

 Proof of ownership - Deed book and page reference demonstrating ownership of property. 

 Parcel Identification Numbers (PIN) for site and adjacent properties. 

Existing Conditions: 

 The total area (acreage), and the exterior boundary of all land included in the request for approval (defined by metes and 
bounds, with the source of all boundary information referenced).  All adjoining property lines should also be shown. 

 Location of all existing structures, including their outside dimensions and elevations, streets, entrances, and exits on the 
site, on contiguous property, and on property directly across the street.  

 Required setbacks, setback lines, or typical lots. 

 Location, width and identification of all existing easements (public and private), defined by centerline bearings, distances 
and ties to property corners (with standard notes). 

 Location of existing watercourses, ponds, flood zones, water supply watershed areas, and riparian buffers. 

 Show all existing physical features, including existing trees greater than eight (8) inches in diameter measured four and 
one-half (4.5) feet above ground level include the tree line of wooded areas and individual trees eight (8) inches in diameter 
or more, identified by common or scientific name, and significant soil conditions.  

 Topography showing existing contours at no greater than ten (10) foot intervals. All reference benchmarks shall be clearly 
designated. 

 Existing zoning of the property, including zoning district lines where applicable. 

 Location of existing sanitary waste disposal systems, water mains and appurtenances (including fire hydrants) on or 
adjacent to the parcel. 

 Other utility lines both under- and above-ground, including electric power, telephone, gas, cable television 

 Existing open space and any other common areas. 

 Existing parking and loading areas. 
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Proposed Conditions: 

 All proposed streets, drives, parking areas, fire lanes and access, loading and unloading areas with dimensions, traffic 
patterns, access aisles, and curb radii per the requirements of Article 10, Part I.  

 The total quantity of parking spaces required and the total quantity of parking spaces provided.  Indicate uses of buildings. 

 Sight distance triangles (minimum 10’ by 70’ for driveway intersections at ROW lines; or as per NCDOT requirements or 
Town of Smithfield UDO Section 2.21 at all other intersections 

 Location of all proposed structures, including their outside dimensions and elevations, streets, entrances and exits on the 
site. 

 Sidewalks, trails and other pedestrian ways with locations, dimensions and surfacing, including handicap curb cuts.  Internal 
sidewalks and/or other proposed means of pedestrian access (note:  internal pedestrian access should connect with public 
ROW sidewalk). 

 General location and design of proposed sanitary waste disposal systems, water mains and appurtenances (including fire 
hydrants) on or adjacent to the parcel, as applicable  

 Proposed other utility lines both under- and above-ground, including electric power, telephone, gas, cable television.  

 Location of all US Clean Water Act Section 404 wetland areas, detention/retention ponds (Best Management Practices), 
riparian buffers and impervious surface areas with area dimensions, and ratios of impervious surface to the total size of the 
lot.  

 Location of all proposed common areas. 

 All parcels of land proposed to be designated, dedicated and/or reserved, for public or private use, shown with total land 
area and boundary descriptions. 

 Distance between buildings and height of buildings. 

 Building locations, footprints, entrances area by floor (sq.ft.), finished floor elevation (first). 

 Location, dimensions, and details of signs per the requirements of Article 10, Part III.  

 Proposed building elevations and floor plans, if applicable.  

 Conceptual traffic impact analysis.  

 Conceptual grading plan:  proposed contours with a maximum of two-foot contour intervals within 100 feet of all buildings 
and along all driveways, entrances, exits, private streets, parking areas, loading areas, retaining walls and a maximum of 
ten-foot contour intervals for the remainder of the property.  Supplement with spot elevations where necessary.  All 
topography should be referred to permanent benchmarks and referenced to accepted datum. 

 Conceptual stormwater management provisions. 

 Total impervious surface square footage and percentage calculations for all development. 

 Conceptual site lighting plan: 

 Dumpster (or any other trash handling facilities) location, proposed screening labeled with height material, dimensions of 
concrete pad and details of gates, including support.  Any dumpster to be used for recycling should be labeled as such. 

 Landscape Plan:  Include the genus and species, common name, quantity, size and location of all plant material proposed 
to meet Article 10, Part II requirements.  The plan must include a “plant list” (in chart form), which should be coded to the 
plan.  Show all calculations used to determine the quantity of plants required. All proposed planting, should be coordinated 
with both the utility plan and the grading/storm drainage plan to eliminate conflicts.  No landscaping allowed in water or 
sewer easements.  

 Description of all fences, walls and/or berms used to fulfill landscaping or screening requirements with details and cross-
sections as needed (all fences over 6 feet must be sealed by a licensed Engineer). 
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