Town of Rolesville

Planning Board
MEETING
Date:
Monday, January 28, 2019
Location: Town Meeting Hall at 502 Southtown Circle
Time:
7:00 PM

Item

Agenda Topic

1.

Call to order and welcome

2.

Invocation and Pledge of Allegiance

3.

Approve the minutes of December 17, 2018, Planning Board meeting.

4.

Welcome new Planning Board member Ruth Payne and re-appointed member Mike Moss.

5.

Election of Planning Board Chairperson and Vice-Chairperson - Planning Director, Danny
Johnson

6.

Ordinance Map Amendment Recommendation, MA 18-05 Carlton Group of NC, LLC – Rezoning
request for four parcels at 4521, 4522, 4541, and 4542 Vineyard Pine Lane consisting of 5.8
acres from Office and Professional Special Use District (OP-SUD) to Residential and Planned Unit
Development District (R&PUD) (Wake County PIN 1758455033, 1758457035, 178455319, and
1759786199) - Planning Director, Danny Johnson

7.

Planning Department’s Report - Planning Director, Danny Johnson

8.

Town Attorney’s Report – Attorney - Katye Griffin

9.

Other Business

10.

Adjourn
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REGULAR MEETING OF THE
TOWN OF ROLESVILLE
PLANNING BOARD
December 17, 2018
PRESENT:

Mark Powers, Mike Moss, Frank Pearce, Donnie Lawrence, Jim Schwartz,
Planning Director Danny Johnson, Planner Caroline Richardson and Town
Attorney Katye Griffin

ABSENT
Town Clerk Robin Peyton, Board Members Jim Westbrook and Jay Lloyd
CALL TO ORDER
Chairman Mark Powers called the meeting to order at 7:00 p.m.
INVOCATION
Board Member Moss gave the invocation.
PLEDGE OF ALLEGIANCE
The board collectively recited the Pledge of Allegiance.
APPROVAL OF MINUTES
Upon a motion by Board Member Moss and second by Board Member Lawrence, the minutes of
November 26, 2018 were unanimously approved.
ORDINANCE MAP AMENDMENT RECOMMENDATION REQUEST CASE: MA18-04
GTR DEVELOPMENT, LLC
Prior to the introduction of the request, Board Member Mike Moss asked to be recused because
he is currently doing survey work for the applicant. Moved by Board Member Schwartz to recuse
Board Member Moss from the discussion; motion was seconded by Board Member Lawrence
and carried by unanimous vote.
Planner Caroline Richardson introduced the request, providing a comparison of existing zoning
to that being requested for the parcel to be known as existing on the southernmost part of a
196.221-acre development called The Preserve at Jones Dairy Road. The request is for 36.94
deeded acres to be rezoned from Residential 2 Special Use District (R2-SUD) to Residential &
Planned Unit Development (R&PUD)
Questions were posed as to a possible road tie-in to Chalk Road near Jones Dairy Road and
clarification of north/south location of area being rezoned. Board Member Lawrence asked for
the nature of questions stemming from the neighborhood meeting held. Board Member Lawrence
also invited residents in attendance to ask questions of the planning staff. Clarification was
provided in response to the residents questions on the traffic analysis conducted, traffic signal(s)
and maintenance.
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Angela Humphries of 6233 Winter Spring Drive spoke regarding her concerns on future traffic
and the BMP (stormwater retention) as the neighbors were not advised if it would be wet or dry
adding she considers a wet BMP a safety concern. Ms. Humphries referenced an email that she
sent to Town Manager Kelly Arnold. Ms. Humphries’ husband Chris Humphries questioned the
timing of the traffic analysis, stating that it was not conducted during peak school traffic. Mr.
Humphries elaborated on his concerns, citing the car pool lane that backs up to Northampton
causing what he referred to as a mud pit on the side of the road and which is an area that
experiences numerous fender-benders. The length of the road improvements (widening) was, in
his opinion, insufficient to handle the projected traffic volume. Finally, Mr. Humphries
expressed concern regarding potential speeding issues given that Winter Spring Drive will
connect to two neighborhoods ultimately.
Planning Director Danny Johnson reported that the NC DOT District office has not completed its
final review of all the NC DOT departmental assessments.
Ms. Humphries added that she, as a resident of Jones Dairy Farm, was not notified of the
neighborhood meeting on the proposed rezoning. Planning Director Danny Johnson explained
that the Humphries reside outside the required 100’ notification policy requirement. Public
Hearings held by the Town Board of Commissioners will be posted via signs on the property
under consideration.
Kathleen Patterson, 6208 Daybreak Drive, offered her concern regarding finding information on
Planning Board cases on the website. Ms. Patterson stated she would like more information on
the traffic study, specifically regarding the turn lanes.
Mac McIntyre, CAA Engineers provided clarification on the requirement for five turn lanes.
Keith Kettles, CAA Engineers reported that, as the property is within the Neuse watershed,
nutrients would have to be managed meaning that either a bio retention area or a wet pond would
be required.
Moved by Board Member Pearce to recommend that the Town Board of Commissioners approve
the requested rezoning of MA18-04 as presented. The rezoning request is consistent with the
2017 Rolesville Comprehensive Plan as medium-density residential. The motion was seconded
by Board Member Lawrence and carried by unanimous vote.
PLANNING DEPARTMENT’S REPORT
Planning Director Danny Johnson reported on the following:
 Board Member Mike Moss was reappointed as an ETJ member of the Planning
Board by the Board of Commissioners.
 Jay Lloyd reapplied for his expiring term but was outvoted in favor of new Planning
Board member Ruth Payne who will begin her term in January.
 Election of Chairman and Vice-Chairman will be held in the January meeting.
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Regency at Heritage was tabled by the Board of Commissioners for further review of
amenities being provided.
Mr. Johnson introduced new Community and Economic Development Manager Mical
McFarland.

TOWN ATTORNEY’S REPORT
NONE
OTHER BUSINESS
Board Member Lawrence asked if staff could look into concerns expressed by citizens regarding
notification of neighborhood meetings.
ADJOURN
There being no more business before the board, upon a motion by Board Member Lawrence and
second by Board Member Schwartz, the meeting was unanimously adjourned at 7:59 p.m.
*Minutes typed by Town Clerk referencing recording provided*

To:
From:
Date:
Subject:

Rolesville Planning Board
Danny Johnson, Planning Director
January 24, 2019
Map Amendment (MA) 18-05, Carlton Group of North Carolina, LLC

Item
MA 18-05 Carlton Group of North Carolina, LLC - Petition to rezone 1758455033, 1758457035,
178455319, and 1759786199, a total of 5.8 acres, from Office and Professional Special Use District (OPSUD) to Residential and Planned Unit Development District (R&PUD)
Summary Information
PINs: 1758455033, 1758457035, 178455319, and 1759786199
Owners: Haynes Investments Properties, LLC
Deeded Acreage: 5.8 (All four lots combined)
Current Zoning: from Office and Professional Special Use District (OP-SUD)
Proposed Zoning: Residential and Planned Unit Development District (R&PUD)
Developer: Carlton Group of North Carolina, LLC
Contacts: Morton Silberberg and Skip Davis
Background and Existing Conditions
The properties are inside Rolesville’s corporate boundary. The current zoning district for these properties
is Office and Professional Special Use District (OP-SUD). The surrounding zoning districts are Office and
Professional Special Use District (OP-SUD) for the front two corner lots at 4501 and 4502 Vineyard Pine
Ln is zoned Commercial Outlying Special Use District (CO-SUD) is the location of the Wake County ABC
store and vacant lot on Vineyard Pine Lane. Across Jonesville Road is Residential 1 District (R1) that is the
location of one single-family home and vacant land. North of the and is vacant. To the east and south of
the rezoning site is single-family homes in Carlton Pointe subdivision that is zoned Residential and
Planned Unit Development (R&PUD).
The applicant intends to include these parcels to for a request to add to the Carlton Pointe PUD master
plan for Townhomes development that is a separate Special Use Permit request for this request. All
R&PUD tracts require master plan amendments through Special Use Permits (SUP) subject to Town Board
approval.
If approved, the map amendment would allow the applicant to utilize the increased development density
option allowed in the R&PUD district. The maximum density for the entire Carlton Pointe PUD site total
acres would be eight units per acre for the entire PUD area including any amendments. No individual
section or development phase can exceed six units per acre for single family, townhouse units are
permitted at a maximum density of ten units per acre, and apartments are permitted at a maximum
density of sixteen units per acre.

The rezoning would add single-family homes, apartments, townhomes, mixed-use development, and
government facilities to the list of permitted uses on the property. The applicant has submitted a Highest
and Best Use Statement by The Jim Allen Group with the Map Amendment application that states “we
have determined that the highest and best use of the subject property is townhomes as described in the
original scope.” More details of their determination are included in the attached application.
On January 14, 2019, a neighborhood meeting was held on MA 18-05 request and SUP 18-08, Carlton
Pointe PUD Master Plan Amendment request. A summary of the comments received at the meeting is
attached.
2017 Rolesville Comprehensive Plan
The Future Land Use Plan classifies these parcels for commercial use. (See the attached map of the
Future Land Use Plan.) This classification describes as a suburban commercial centers serving the daily
needs of surrounding residential neighborhoods. They typically are located near roads with a high
volume of traffic and key intersections that are designed to be accessed primarily by automobile.
The proposed rezoning is inconsistent with the Future Land Use Plan classification as commercial.
The Comprehensive Plan indicates that the R&PUD district is appropriate in medium-density
residential or high-density residential areas. To approve the rezoning request, state law would
require an amendment to the Future Land Use Plan to simultaneously reclassify the property in
question to match the rezoning request. Adjacent parcels to the south, and west are classified for
medium density residential use. The proposed amendment to the Future Land Use Plan classification
for the proposed zoning district is recommended for high density residential use.
2002 Thoroughfare Plan and Traffic Impact Analysis (TIA)
The 2002 Thoroughfare Plan calls for Jonesville Road as a three-lane major highway, and at the existing
intersection of Vineyard Pine Lane is an existing three-lane highway improvement up to South Main Street.
Vineyard Pine Lane is an existing standard two-lane local town street and is not shown on the 2002
Thoroughfare Plan, therefore has no recommended street improvements.
The applicant has submitted a trip generation letter to determine if a Traffic Impact Study would be
required as per the Town’s Unified Development Ordinance. As per the submitted trip generation letter
by Ramey Kemp and Associates, Rynal Stephenson, PE, the proposed development is expected to generate
approximately 400 trips during a typical 24-hour weekday period. Of the daily site trips, it is anticipated
that 28 total trips (6 entering and 22 exiting) will occur during the weekday AM peak hour and 35 total trips
(23 entering and 13 exiting) will occur during the weekday PM peak hour. The generation of traffic for this
site will not exceed the threshold stated in the Town’s Unified Development Ordinance to require a Traffic
Impact Study.
Planning Staff Recommendation
Staff recommends the requested rezoning is reasonable and in the public interest, staff recommends
approval of MA 18-05 request as presented in conjunction with an amendment to the Future Land Use
Plan to reclassify the 5.8 acres as high density residential. Staff recommends approval of the rezoning
request and future land use reclassification for consideration by the Town Board of Commissioners.
Suggested Planning Board Motion:
I make a motion to recommend that the Town Board of Commissioners approve the requested rezoning
of MA 18-05 as presented and amend the Future Land Use Plan to reclassify the 5.8 acres for high density

residential use. The rezoning request and the Future Land Use Plan amendment to change from
commercial use to high density residential use are reasonable and in the public interest.
Attachments
MA 18-05 Existing Zoning and Future Land Use Map
MA 18-05 Rezoning Request Application
MA 18-05 Neighborhood Meeting Summary
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HIGHEST AND BEST USE STATEMENT
SUBJECT PROPERTY
VINEYARD PINES LANE, ROLESVILLE NC 27571
Prepared January 21, 2019

The Jim Allen Group
919-845-9909

jimallen.com

__
5000 Falls of Neuse Road
Suite 235
Raleigh, NC 27609

HIGHEST AND BEST USE STATEMENT
SUBJECT PROPERTY
VINEYARD PINES LANE, ROLESVILLE NC 27571
JANUARY 21, 2019
The Jim Allen Group has been charged with preparing a Highest and Best Use statement for
four vacant lots at the rear of Vineyard Pines Lane, Rolesville, NC 27571 (subject property).
Highest and Best Use as defined in the Dictionary of Real Estate Appraisal:
The reasonably probable and legal use of vacant land or an improved property, which is physically possible,
appropriately supported, financially feasible, and that results in the highest value. The four criteria the Highest
& Best Use must meet are legal permissibility, physical possibility, financial feasibility and maximum profitability.
In our study we address the possibilities of retail commercial use, office use and residential use for the subject
property. We understand that Rolesville wishes to balance its residential growth with an increase in commercial
activities of which they outlined in three catalyst areas (rolesvillenc.gov, 2018):
North – Young St. Intersection
Central – Burlington Mills Road
South – South Main St. At Bypass
The subject property is in closest proximity to the catalyst area South Main St. at Bypass. The theme of this area
is Gateway Mixed-Use and may include (rolesvillenc.gov, 2018):
Mixed-use development with a focus on employment
Larger workspace environments which incorporate retail, entertainment and housing
Urban gateway center connecting to community college and employment centers in the region
The Town of Rolesville has a goal to diversify its housing to maintain affordability and meet the needs of future
residents. In addition to the commercial use goals, this includes approximately 1330 additional housing units
over a 10-year period (rolesvillenc.gov, 2018).
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RETAIL USE
The Rolesville area is serviced by Triangle Town Center, a regional mall1 with five department stores and 160 smaller
stores, which comprise 1,571,236 square feet of retail experience. In addition, the community centers2 within five miles
to the west of Rolesville in North Raleigh/Wake Forest provide more than 1,000,000 square feet of retail shops from
discount department stores to dining experiences, and everything between.
Neighborhood shopping3 is provided a short five minutes away at Forestville Crossing Shopping Center at Forestville
Road and Lousiburg Road off the 401 Bypass. Shops include Lowes Foods, CVS and BB&T to name a few. Forestville
Crossing Shopping Center currently lists eleven vacant spaces available ranging from 1200 to 6000 square feet
suitable for retail or office space.
Main Street in Rolesville, defined as a catalyst area, has convenience shopping4 in the form of Food Lion and thirty
plus opportunities including retail and office space.
The next, most logical expansion of retail or office development is destined to be the vacant acreage at the northeast corner of Forestville Road and Louisburg Road, where a Harris Teeter was rumored to be developed, but was
dropped because of lack of rooftops. No matter, it will be developed in the future because it has highway exposure
and with more than one thousand new housing units under construction.
It is noteworthy that the Main Street Vision Plan projects the addition of 57,000 square feet of ground floor retail
space along Main Street between Jonesville Road and Burlington Mills Road in Rolesville (rolesvillenc.gov, 2018). That
retail space will have access to the traffic flow and visibility of Main Street, which is proven to be vital to retail and
office use. The subject property is not positioned such that visibility and ease of traffic flow are advantageous.
Although the Town of Rolesville is experiencing high growth, any additional convenience retail or office opportunities
will likely select readily available (or planned) locations along Main Street and its cross streets, such as Rogers Road
and Rolesville Road/Young Street due to the location’s visibility and ease of access.
The four rear lots on subject property, hidden from visibility and less accessible, are not candidates for retail or office
choices by potential users. The retail spaces operating in the surrounding area are, in many cases, not fully leased
despite their prime location (relative to the subject property) and space offerings.
The commercial space available adjacent to the property contains an ABC Store and has otherwise remained
vacant for approximately ten years with no sales or construction activity on the horizon. Moving forward with
commercial use at the subject property would not result in appropriately supported or financially feasible uses,
suggesting commercial use is not the Highest and Best Use for the subject property.
1-4 Defined by International Council of Shopping Centers (icsc.org, 2018)
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OFFICE USE
In part because of the low population in Rolesville, current and projected, Real Estate experts agree that
companies requiring more than 5000 square feet of office space will likely select space in the US1 corridor and
into North Raleigh/Wake Forest where larger office buildings are currently located and available.
Furthermore, established services, existing amenities and other shopping/service experiences in that US1
corridor will attract office users to coalesce around those existing magnets. Due to higher traffic counts and
visibility, local services requiring less square footage will be the likely candidate for spaces found off Main Street
and its cross streets in Rolesville. The subject property does not have the space, traffic counts and visibility
equivalent to those mentioned above. Moving forward with office use at the subject property would not result
in appropriately supported or financially feasible use, suggesting this is not the Highest and Best Use for the
subject property.
RESIDENTIAL USE
The configuration of the four lots within the subject property does not lend itself to the development of
single-family detached homes. The existing depth of the lots is too great and the street frontage is so limited that
the lot yield would make the price of those lots far beyond market price. Developing the current layout to achieve
a higher yield would destroy the current infrastructure - paved road, water, sewer, drainage systems - to make
the land cost for detached homes prohibitive to sell. The construction of single-family detached homes would
not be physically possible, appropriately supported or financially feasible, suggesting this is not the Highest and
Best Use for the subject property.
The construction of townhomes on the subject property is the most logical land use as the current infrastructure
would be maintained and the unit lot cost would be matched to current market price for similar developments.
The use of the subject property for townhome construction would produce the highest value to the present
owner of those four lots, Haynes Investment Properties, LLC. The highest taxable rate for the Town and the
County by multiplying the value of $250,000 per unit X 54 units, would result in an average tax assessment of
$13,500,000.
In addition to the tax assessment opportunities, the townhome development would provide for diversity in
housing opportunities in Rolesville, a goal for the Town of Rolesville per the Econmic Strategic Plan. The primary
target market for townhomes of this size have a very limited choice of housing opportunities in Rolesville. The
proposed construction of townhomes on the subject property would offer the living space, reduced home
maintenance and accessibility the target market desires.
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CONCLUSION
After studying the Town of Rolesville and the five-mile radius around the Town, employing the
impact of timing on strategy selection we conclude that the development of commercial, retail, office or
single-family detached homes on subject property would not be a viable use for the subject property. When
considering the land uses that are physically possible, appropriately supported, financially feasible for the
subject property we have determined that the Highest and Best Use of the subject property is townhomes as
described in the original scope.
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SOURCES
(icsc.org, 2017). U.S. Shopping Center Classification and Characteristics. Retrieved January 21, 2019 from
https://www.icsc.org/uploads/research/general/US_CENTER_CLASSIFICATION.pdf
(Rolesvillenc.gov, 2018). 2.2 Real Estate Market Analysis Summary (p13). Retrieved January 21, 2019 from
http://rolesvillenc.gov/wp-content/uploads/2018/09/EDSP-final-Rolesville-NC-06-18-2018.pdf
(Rolesvillenc.gov, 2018). Catalyst Sites & Development Data (p 109). Retrieved January 21, 2019 from
http://rolesvillenc.gov/wp-content/uploads/2018/10/MainStreetVisionPlan.pdf
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TO:

Rolesville Planning Board

FROM:

Caroline Richardson, Town Planner

DATE:

January 24, 2019

SUBJECT:

The Townes at Carlton Pointe Neighborhood Meeting Comments

On Monday, January 14, 2019, a neighborhood meeting was held dealing with MA 18-05 Map Amendment
request and SUP 18-08 Carlton Pointe PUD Master Plan Amendment request. Planning staff distributed
comment cards for attendees at the Townes at Carlton Pointe neighborhood meeting. Based on the written
feedback, the neighborhood’s top priority is privacy and protecting their assets.
All five respondents expressed concerns about the 20-foot landscape buffer width. Some also felt that the
plants composing the buffer would not shield their properties year-round. Two respondents were worried
about the aesthetic impact of parking areas behind their homes.
Several property owners had comments about the market study. They want to protect their property values,
but fear that the townhomes will adversely affect their investment. One person also felt that a different space
might better suit the target market.

TO:

Rolesville Planning Board

FROM:

Danny Johnson, Planning Director

DATE:

November 26, 2018

SUBJECT:

2019 Planning Board regular meeting dates

Rolesville Planning Board
All are on 4th Monday except for May and December which will be the 3rd Monday to avoid legal holidays.
January 28, 2019
February 25, 2019
March 25, 2019
April 22, 2019
May 20, 2019
June 24, 2019
July 22, 2019
August 26, 2019
September 23, 2019
October 28, 2019
November 25, 2019
December 16, 2019
Action: Approval by the Planning Board on 11/26/2018.

