
 

 

Memo 
To: Mayor and Town Board of Commissioners 

From: Danny Johnson, Planning Director 

Date: April 11, 2019 

Re: Second reading and vote upon Case: Map Amendment 18-05, Carlton 
Group of North Carolina, LLC 

 
Town Board of Commissioner meeting of April 2, 2019. 
The Town Board of Commissioners conducted the public hearing on March 5, 2019 and 
closed the hearing on April 2, 2019 for Map Amendment 18-05, Carlton Group of North 
Carolina, LLC. The Town Board then voted on a motion to approve Resolution No 2019-
R-02 Town Board of Commissioners Statement of Consistency and approve the Map 
Amendment 18-05 as presented with an amendment to the Rolesville Comprehensive 
Plan, Future Land Use Map to change the petition properties to High-Density 
Residential land use classification. The vote was three ayes and two nays and the 
motion passed. However, since the first affirmative vote was not equal or greater than a 
two-thirds vote of the Town Board of Commissioners with four ayes for the motion, state 
law requires under NCGS 160A-75, the Town Board to hold a second vote to approve 
the motion at the next Town Board meeting.   
 
The Town Board may take a second vote on the motion to approve Resolution No 2019-
R-02 Town Board of Commissioners Statement of Consistency and approve the Map 
Amendment 18-05 as presented with an amendment to the Rolesville Comprehensive 
Plan, Future Land Use Map to change the petition properties to High-Density 
Residential land use classification. 
 
Previous Memo information to Town Board of Commissioners on March 5, 2019 
Summary Information 
Property address: 4521, 4522, 4541, and 4542 Vineyard Pine Lane 
PINs: 1758455033, 1758457035, 178455319, and 1759786199 
Owners: Haynes Investments Properties, LLC 
Deeded Acreage: 5.8 (All four lots combined) 
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Current Zoning: 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 the location of the 
Wake County ABC store and a 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 request is zoned Commercial Outlying Special Use District 
(CO-SUD) 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 special use permit request to the 
Carlton Pointe PUD master plan for Townhomes development that is a separate Special 
Use Permit request from this Map Amendment.  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.  The applicant has made revisions to the 
development plan as requested by the neighborhood comments. 
 
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 is described as a 
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suburban commercial center serving the daily needs of surrounding residential 
neighborhoods.  They typically are located near major roads with a high volume of 
traffic and key intersections that are designed to be easily 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.  This map amendment 
request is not consistent with the Rolesville Comprehensive Plan. State law would 
require an amendment to the Future Land Use Plan map to simultaneously 
reclassify the property in question to match the rezoning request. The proposed 
amendment to the Future Land Use Plan classification suitable for the proposed 
zoning district is high-density residential land 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 
All thought the proposed request is not consistent to the Rolesville Future Land Use 
Plan classification as commercial land use; the request is reasonable and in the public 
interest due to the rezoning properties are hidden from visibility and less accessible 
from South Main Street that is less likely with any interest for retail or office uses. The 
requested Residential, and Planned Unit Development District (R&PUD) will allow 
these four parcels to develop as one of the residential use types.  Also, the adjoining 
properties to the east and south of the requested site are currently zoned the same 
zoning district as requested and is a natural expansion of that zoning classification. In 
conjunction with a proposed map amendment is a recommendation to amend the 
Future Land Use Plan for the requested four properties from current commercial land 
use to be reclassified to high-density residential land use. Staff recommends approval 
of the rezoning request and future land use reclassification for the reasons stated. 
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Planning Board Recommendation 
The Planning Board on January 28, 2019, unanimously recommends to the Town 
Board of Commissioner to approve the requested rezoning of MA 18-05 as presented. 
All thought the proposed request is not consistent to the Rolesville Comprehensive 
Plan the request is reasonable and in the public interest due to the proposed rezoning 
properties are hidden from visibility and less accessible from South Main Street that is 
less likely with any interest for commercial retail or office uses. The Planning Board 
favorably recommends an amendment to the Rolesville Comprehensive Plan, Future 
Land Use Map for the requested four properties from current commercial land use to 
be reclassified to high-density residential land use. 

Suggested Action 
I make a motion to approve Resolution No 2019-R-02 Town Board of Commissioners 
Statement of Consistency and approve the Map Amendment 18-05 as presented with 
an amendment to the Rolesville Comprehensive Plan, Future Land Use Map to change 
the petition properties to High-Density Residential land use classification. 

Attachments 
Traffic Assessment Letter prepared by Ramey Kemp and Associates 
Traffic Impact Analysis Review: Jonesville Road by Stantec Consulting Services 
MA 18-05 Rezoning Request Application 
MA 18-05 Existing Zoning and Future Land Use Map 
MA 18-05 Neighborhood Meeting Summary 
Res 2019-R-02 Town Board of Commissioners Statement of Consistency 



 

 

 

March 25, 2019 

 

Danny Johnson 

Town of Rolesville  

Planning Director 

502 Southtown Circle 

Rolesville, NC 27571 

 

 

Subject: Traffic Assessment Letter 

 Jonesville Road Townhomes – Rolesville, North Carolina 

 

 

Dear Mr. Johnson: 

 

This letter provides the findings of the traffic study prepared by Ramey Kemp & Associates, Inc. (RKA) for the 

proposed Jonesville Road Townhomes located at the southeastern quadrant of the intersection of Jonesville 

Road and Louisburg Road in Rolesville. The purpose of the study is to determine how traffic generated by the 

proposed development is expected to impact surrounding roadways and intersections. 

 

The proposed development is expected to consist of 53 residential townhomes and is assumed to be complete in 

2021. Access to the site is proposed via Vineyard Pine Lane. Refer to Figure 1 for the site location map. Refer 

to Figure 2 for the preliminary site plan of the proposed development.   

 

The scope for this study was determined through coordination with the Town of Rolesville (Town). The study 

analyzes traffic conditions for the study intersections during the weekday AM and PM peak hours for the 

following scenarios: 

• Existing (2019) Traffic Conditions 

• Background (2021) Traffic Conditions 

• Combined (2021) Traffic Conditions  

 

 

Existing (2019) Peak Hour Conditions 
 

Existing peak hour traffic volumes were determined based on traffic counts conducted at the study intersections 

listed below, in March of 2019 by RKA. Counts were taken during a typical weekday AM (7:00 AM – 9:00 

AM) and PM (4:00 PM – 6:30 PM) peak period when local schools were in session.  

 

The closest school, Rolesville Charter Academy, is a 580 student K-6 school located on Hampton Lake Drive 

just north of Louisburg Road (bell schedule 8:00 AM – 3:00 PM). The school does not have buses and relies on 

carpools to transport students to and from campus. Rolesville Charter School was in session on the days on 

which traffic counts at the study intersections were conducted. 
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The study intersections are as follows: 

• US 401 Business (Louisburg Road) and Jonesville Road/Hampton Lake Drive 

• Jonesville Road and Vineyard Pine Lane 

• Jonesville Road and Prides Crossing 

• US 401 Bypass and Jonesville Road 

 

Figure 3 shows the existing lanes and traffic control at the study intersections. Refer to Figure 4 for the existing 

(2019) weekday AM and PM peak hour traffic volumes. A copy of the count data is attached to this report.  

 

The most recent Average Daily Traffic (AADT) counts on Jonesville Road, US 401 Business (Louisburg Road), 

and US 401 Bypass are summarized below.  

 

Road AADT 
Traffic Data 

Year 

Jonesville Road 3,000 vpd 2016 

US 401 Bus. (Louisburg Road) 11,000 vpd 2017 

US 401 Bypass 16,000 vpd 2016 

 

 

Background (2021) Peak Hour Conditions 

 

The existing traffic volumes were projected to the future year 2021 using an annual growth rate of 5% per year 

to account for background growth. This growth rate would include new trips from nearby developments that are 

not currently completed or occupied.  Refer to Figure 5 for background (2021) weekday AM and PM peak hour 

traffic volumes.  

 

 

Site Trip Generation  
 

The proposed development is assumed to consist of 53 residential townhomes. Average weekday, AM peak 

hour, and PM peak hour trips for the proposed development were estimated using methodology contained 

within the ITE Trip Generation Manual, 10th Edition. Table 1 provides a summary of the trip generation 

potential for the site.  

Table 1: Trip Generation Summary 

Land Use 

(ITE Code) 
Intensity 

Daily 

Traffic 

(vpd) 

AM Peak Hour 

Trips (vph) 

PM Peak Hour 

Trips (vph) 

Enter Exit Enter Exit 

Multifamily Housing (Low-Rise) 

(220) 
53 units 367 6 21 21 13 

 

It is estimated that the proposed development will generate approximately 367 total site trips on the roadway 

network during a typical 24-hour weekday period. Of the daily traffic volume, it is anticipated that 27 trips (6 

entering and 21 exiting) will occur during the AM peak hour and 34 (21 entering and 13 exiting) will occur 

during the PM peak hour.  
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Site Trip Distribution and Assignment 
 

Trip distribution percentages used in assigning site traffic for this development were estimated based on a 

combination of existing traffic patterns, population centers adjacent to the study area, and engineering 

judgment. It is estimated that trips will be regionally distributed as follows: 

 

• 45% to/from the west via US 401 Bypass 

• 23% to/from the east via US 401 Bypass 

• 20% to/from the east via US 401 Business (Louisburg Road) 

• 8% to/from the north via Hampton Lake Drive 

• 4% to/from the west via US 401 Business (Louisburg Road) 

 

The site trip distribution and assignment are shown in Figure 6 and Figure 7, respectively.  

 

 

Combined (2021) Peak Hour Conditions 

 

To estimate traffic conditions with the site fully built-out, the total site trips were added to the background 

(2021) peak hour traffic volumes. Refer to Figure 8 for an illustration of the combined (2021) peak hour traffic 

volumes with the proposed townhome development fully built-out.  

 

 

Capacity Analysis 

 

The background (2021) and combined (2021) peak hour traffic volumes were analyzed to determine the 

expected levels of service at the study intersections under existing and proposed roadway conditions with the 

site fully built-out.  

 

Capacity analyses were completed based on typical NCDOT methodology and guidelines that utilize the 

Highway Capacity Manual.  The results of the analysis are presented in the following section of this report. 
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US 401 Business (Louisburg Road) and Jonesville Road 
 

The existing signalized intersection of Louisburg Road and Jonesville Road was analyzed under existing 

(2019), background (2021), and combined (2021) traffic conditions with existing lane configurations and traffic 

control. Refer to Table 2 for a summary of the analysis results. The Synchro capacity analysis reports are 

included in the attachments. 

 

 

Table 2: Analysis Summary of US 401 Business (Louisburg Road) and Jonesville Road 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

EB 

WB 

NB 

SB 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

B 

C 

E 

B 

C 

26 

C 

B 

B 

B 

B 

18 

Background (2021) 

Conditions 

EB 

WB 

NB 

SB 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

B 

C 

F 

B 

C 

31 

C 

B 

B 

B 

B 

18 

Combined (2021) 

Conditions 

EB 

WB 

NB 

SB 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

B 

C 

F 

B 

C 

32 

C 

B 

B 

B 

B 

19 

 

 

As shown in Table 2, capacity analysis of existing, background, and combined conditions indicates the 

intersection is expected to operate at an overall LOS C during the AM peak hour and LOS B during the PM 

peak hour. The addition of traffic generated by the proposed development is expected to increase overall delay 

at the intersection by approximately one second during both peak hours. 
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Jonesville Road and Vineyard Pine Lane 
 

The existing unsignalized intersection of Jonesville Road and Vineyard Pine Lane was analyzed under existing 

(2019), background (2021), and combined (2021) traffic conditions with existing lane configurations and traffic 

control. Refer to Table 3 for a summary of the analysis results. The Synchro capacity analysis reports are 

included in the attachments. 

 

 

Table 3: Analysis Summary of Jonesville Road and Vineyard Pine Lane 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

A2 

-- 

A1 
N/A 

A2 

-- 

A1 
N/A 

Background (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

A2 

-- 

A1 
N/A 

Combined (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

A2 

-- 

A1 
N/A 

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

2. Level of service for minor-street approach. 

 

 

Capacity analysis of existing, background, and combined conditions indicates the minor-street approach of 

Vineyard Pine Lane is expected to operate at LOS B or better under all analysis conditions, while the major-

street left turn movement is expected to operate at LOS A. All queues are expected to be one vehicle length or 

less during the peak hours. 
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Jonesville Road and Prides Crossing 
 

The existing unsignalized intersection of Jonesville Road and Prides Crossing was analyzed under existing 

(2019), background (2021), and combined (2021) traffic conditions with existing lane configurations and traffic 

control. Refer to Table 4 for a summary of the analysis results. The Synchro capacity analysis reports are 

included in the attachments. 

 

 

Table 4: Analysis Summary of Jonesville Road and Prides Crossing 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

B2 

-- 

A1 
N/A 

Background (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

B2 

-- 

A1 
N/A 

Combined (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

B2 

-- 

A1 
N/A 

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

2. Level of service for minor-street approach. 

 

 

Capacity analysis of existing, background, and combined conditions indicates the minor-street approach of 

Prides Crossing is expected to operate at LOS B under all analysis conditions, while the major-street left turn 

movement is expected to operate at LOS A. The addition of traffic generated by the proposed development is 

not expected to increase delay by more than 0.1 second for the minor-street approach and the major-street left 

turn movement. 95th percentile queues on the minor-street approach are not expected to increase. 
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US 401 Bypass WB and Jonesville Road SB 
 

The existing unsignalized intersection of US 401 Bypass WB and Jonesville Road SB was analyzed under 

existing (2019), background (2021), and combined (2021) traffic conditions with existing lane configurations 

and traffic control. Refer to Table 5 for a summary of the analysis results. The Synchro capacity analysis reports 

are included in the attachments. 

 

 

Table 5: Analysis Summary of US 401 Bypass WB and Jonesville Road SB 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

WB 

NB 

SB 

2 TH, 1 RT 

1 TH 

1 RT 

-- 

C1 

C2 
N/A 

-- 

C1 

B2 
N/A 

Background (2021) 

Conditions 

WB 

NB 

SB 

2 TH, 1 RT 

1 TH 

1 RT 

-- 

C1 

D2 
N/A 

-- 

C1 

B2 
N/A 

Combined (2021) 

Conditions 

WB 

NB 

SB 

2 TH, 1 RT 

1 TH 

1 RT 

-- 

C1 

D2 
N/A 

-- 

C1 

B2 
N/A 

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

2. Level of service for minor-street approach. 

 

 

Capacity analysis of existing, background, and combined conditions indicates the minor-street approach of 

Jonesville Road is expected to operate at LOS D or better during both peak hours under all analysis conditions. 

This analysis indicates the addition of site traffic is expected to increase 95th percentile queue lengths on the 

southbound approach of Jonesville Road by approximately 15 feet during the AM peak hour (less during the 

PM peak hour). The eastbound left turn movement (analyzed as northbound through movement) is expected to 

operate at LOS C under all analysis conditions. 
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US 401 Bypass EB and US 401 Bypass WB U-Turn 
 

The existing unsignalized intersection of US 401 Bypass EB and US 401 Bypass WB U-Turn was analyzed 

under existing (2019), background (2021), and combined (2021) traffic conditions with existing lane 

configurations and traffic control. Refer to Table 6 for a summary of the analysis results. The Synchro capacity 

analysis reports are included in the attachments. 

 

 

Table 6: Analysis Summary of US 401 Bypass EB and US 401 Bypass WB U-Turn 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 
EB 

SB 

2 TH 

1 LT 

-- 

B1 N/A 
-- 

C1 N/A 

Background (2021) 

Conditions 
EB 

SB 

2 TH 

1 LT 

-- 

B1 N/A 
-- 

C1 N/A 

Combined (2021) 

Conditions 
EB 

SB 

2 TH 

1 LT 

-- 

B1 N/A 
-- 

C1 N/A 

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

 

 

Capacity analysis of existing, background, and combined conditions indicates the westbound u-turn movement 

is expected to operate at LOS B during the AM peak hour and LOS C during the PM peak hour under all 

analysis conditions. The addition of traffic generated by the proposed development is expected to increase the 

95th percentile queue length for the westbound u-turn movement by less than one vehicle length during both 

peak hours.  
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April 1, 2019 

 

Danny Johnson 

Town of Rolesville  

Planning Director 

502 Southtown Circle 

Rolesville, NC 27571 

 

 

Subject: Trip Generation Comparison  

 Jonesville Road Townhomes – Rolesville, North Carolina 

 

 

Dear Mr. Johnson: 

 

This letter provides a comparison of the trip generation expected as part of the Jonesville Road Townhomes 

with the trip generation associated with the current zoning of the properties.   

 

The proposed development is expected to consist of 53 residential townhomes. The property is currently zoned 

to allow office uses.  This study assumes the existing zoning would allow up to a total of 72,000 s.f. of office 

space on the same properties.  Each of the 4 lots in the Townhome project consists of 1.45 acres. It is our 

understanding that current zoning would permit a 1.45 acre lot to include an 18,000 s.f. building in a 2-story 

structure with a building foot print of 9,000 s.f. It is estimated that parking would take up approximately 1 acre 

and the balance of the lot would contain buffer areas and open space. 

 

Average weekday, AM peak hour, and PM peak hour trips for the proposed development and for existing 

zoning were estimated using the ITE Trip Generation Manual, 10th Edition. Table 1 and Table 2 provide a 

summary of the trip generation potential for existing zoning and for the proposed townhomes.  

Table 1: Trip Generation – Existing Zoning 

Land Use 

(ITE Code) 
Intensity 

Daily 

Traffic 

(vpd) 

AM Peak Hour 

Trips (vph) 

PM Peak Hour 

Trips (vph) 

Enter Exit Enter Exit 

General Office 

(710) 
72,000 s.f. 772 81 13 13 70 

 

Table 2: Trip Generation – Proposed Townhomes 

Land Use 

(ITE Code) 
Intensity 

Daily 

Traffic 

(vpd) 

AM Peak Hour 

Trips (vph) 

PM Peak Hour 

Trips (vph) 

Enter Exit Enter Exit 

Multifamily Housing (Low-Rise) 

(220) 
53 units 367 6 21 21 13 
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Conclusions 

 

As shown in Tables 1 and 2 above, the proposed townhome use will generate fewer trips than the potential build 

out of the properties under current zoning.  If the site were developed with office space as allowed under 

existing zoning, the office use is expected to generate approximately 3.5 times the number of trips as the 

townhomes in the AM peak hour and approximately 2.5 times the number of trips as the townhomes in the PM 

peak hour.   

 

If you should have any questions, please feel free to contact me at (919) 872-5115. 

 

Sincerely, 

 

 

 

 

Rynal Stephenson, P.E. 

Regional Manager 

Ramey Kemp & Associates, Inc. 

 

NC Corporate License # C-0910 
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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: 

	

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).

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.   
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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 north-

east 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)

2



jimallen.com  

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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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. 



 
 
  
 
 

 
Town of Rolesville 

 

PO Box 250 / Rolesville, North Carolina 27571 / RolesvilleNC.gov / 919.556.3506 

 
RESOLUTION NO. 2019-R-02 

TOWN BOARD OF COMMISSIONERS STATEMENT OF CONSISTENCY 

Case No.: MA 18-05 

 

WHEREAS, Carlton Group of North Carolina, LLC has submitted a petition for a map amendment 

to the Town’s official Zoning Map known as MA 2018-05 to rezone from the current zoning of 

Office and Professional Special Use District (OP-SUD) to Residential and Planned Unit 

Development District (R&PUD for four lots at 4521, 4522, 4541, and 4522 Vineyard Pine Lane. 

 

WHEREAS, N. C. General Statutes Section 160A-386, requires the Town Board of 

Commissioners to adopt a zoning amendment consistency statement whenever it approves or 

rejects a proposed zoning amendment; 

 

WHEREAS, the Rolesville Planning Board at their meeting on January 28, 2019, 

considered the requested ordinance map amendment By unanimous vote of the Board 

recommended to the Town Board of Commissioners to approve the requested Map 

Amendment 18-05 as requested. The request is to rezone from the current zoning of Office and 

Professional Special Use District (OP-SUD) to Residential and Planned Unit Development District 

(R&PUD for four lots at 4521, 4522, 4541, and 4522 Vineyard Pine Lane.  

 

WHEREAS, the proposed map amendment is not consistent with the Rolesville 

Comprehensive Plan, Future Land Use Plan classification as commercial land use.  All thought 

the proposed request is not consistent to the Rolesville Comprehensive Plan the Planning Board 

recommend the request is reasonable and in the public interest due to the proposed rezoning 

properties are hidden from visibility and less accessible from South Main Street that is less likely 

with any interest for commercial retail or office uses. The proposed Residential and Planned 

Unit Development District (R&PUD) will allow these four parcels to develop as one of the 

residential use types allowed in this district. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF THE TOWN OF 

ROLESVILLE: 

 

The Town Board finds that the proposed Map amendment is inconsistent with the Rolesville 
Comprehensive Plan.  All thought the proposed request is not consistent with the Rolesville 
Comprehensive Plan, Future Land Use Map Classification the request is reasonable and in the 
public interest for the reasons stated above.  The Town Board approves an amendment to the 
Rolesville Comprehensive Plan, Future Land Use Map for the requested four properties from 
current commercial land use to reclassify these properties to high-density residential land use. 



 
Town of Rolesville 

 

PO Box 250 / Rolesville, North Carolina 27571 / RolesvilleNC.gov / 919.556.3506 

 

 

The preceding resolution, having been submitted to a vote, received the following vote 

and was duly adopted the ___ day of ___________, 2019. 

 

Ayes: __________ 

Noes: __________ 

Absent or Excused: ___________ 

    

         _____________________________ 

         C. Frank Eagles, Mayor 

ATTEST: 

 

____________________________________    [SEAL] 

Robin E. Peyton, Town Clerk 



 

 

Memo 
To: Mayor and Town Board of Commissioners 

From: Danny Johnson, Planning Director 

Date: April 11, 2019 

Re: Special Use Permit 18-08, Carlton Pointe PUD Master Plan Amendment – 
The Townes at Carlton Pointe 

 
Continuation of March 5, 2019, and April 2, 2019, Public Hearing. 
The Town Board of Commissioners open the public hearing on March 5, 2019 for 
Special Use Permit 18-08, Carlton Pointe PUD Master Plan Amendment – The Townes 
at Carlton Pointe. The Town Board then continued the public hearing on SUP 18-08 for 
the April 2, 2019 meeting due to no action on case MA 18-05.  On April 2, 2019 the 
public hearing was continued and testimony was presented. Since a second 
consideration at the next Town Board meeting was required to approve the motion and 
vote was taken on the MA 18-05, the Town Board then continued the public hearing on 
SUP 18-08 to April 17, 2019.  If action is taking on case MA 18-05, the public hearing 
can continue to receive any new testimony or can be closed to go into deliberations of 
the case. 
 
Summary Information 
Property address: 4521, 4522, 4541, and 4542 Vineyard Pine Lane 
PINs: 1758455033, 1758457035, 178455319, and 1759786199 
Owners: Haynes Investments Properties, LLC 
Deeded Acreage: 5.8 (All four lots combined) 
Current Zoning: Residential and Planned Unit Development District (R&PUD) subject to 
MA 18-05 action. 
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 Residential and Planned Unit Development District (R&PUD) subject 
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to MA 18-05 action. 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 Lane is the location of the Wake County ABC store and a 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 request is zoned Commercial 
Outlying Special Use District (CO-SUD)  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 requests a Special Use Permit to include these parcels to the Carlton Pointe 
PUD master plan for Townhomes development. The SUP for a new Master Plan is 
submitted to the Town Board as provided in the Town’s UDO as a quasi-judicial public 
hearing case. 
 
Residential Planned Unit Development Requirements (Unified Development 
Ordinance (UDO) Article 6.2)  
The UDO specifies, “The R&PUD is intended to be primarily a pedestrian-oriented 
residential community that also contains a limited mix of retail, office and professional, 
civic and government uses. Residential offerings are to be varied and include both 
detached and attached dwellings.” 

The proposed development has an overall density of 9.14 units per gross acre for 
townhouse residential uses across four parcels approximately 5.8 acres to develop 53 
townhouse units.  Section 6.2.3 outlines a 15% open space requirements, provided is 
18% open space (1.04 acres). Thirty-five percent of required open space gross acreage 
must be open space as improved recreation space area for specific recreation activity 
shown on the site plan or preliminary subdivision plan with the remaining 65% as 
unimproved open space area. The proposed development exceeds this requirement with 
.51 acres as improved active open space. 
 
Neighborhood Meeting 
On January 14, 2019, a neighborhood meeting was held on SUP 18-08, Carlton Pointe 
PUD Master Plan Amendment request. A summary of the comments received at the 
meeting is attached.  The applicant has made revisions to the proposed site plan as 
requested by the neighborhood comments. 
 
2017 Rolesville Comprehensive Plan 
The Comprehensive Plan, Future Land Use Map classifies these parcels for 
commercial use. A proposed Map Amendment 18-05 is pending action and 
includes a proposed amendment to the Comprehensive Plan, Future Land Use 
Map classification to high-density residential land use and is subject to approval by 
the Town Board of Commissioners. If approved by the Town Board of 
Commissioners, this classification of High-Density Residential describes a mixture 
of housing types with an average density of six or more dwelling units per acre. 
The requested proposed site plan is consistent with the Comprehensive Plan 
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subject to Town Board of Commissioners action on Map Amendment 18-05 and 
associated amendment to the comprehensive plan land use classification. 
 
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 
The Technical Review Committee has reviewed the proposed PUD Master Plan 
amendment for Carlton Pointe and the proposed Townhouse site plan. The committee 
recommends approval.  Planning Staff recommendation is to approve the Special Use 
Permit for Carlton Pointe PUD Master Plan Amendment – The Townes at Carlton 
Pointe. 
 
Suggested Town Board motion 
I move to approve public hearing Case SUP 18-08, Carlton Pointe PUD Master Plan 
Amendment – The Townes at Carlton Pointe with the evidence and testimony received 
at the hearing to determine the findings of fact. 

Attachments 
SUP 18-08 Location Map 
SUP 18-08 Special Use Permit Application 
SUP 18-08 PUD Master Plan Amendment – Carlton Pointe 
SUP 18-08 Market Analysis and Trip Generation Letter. 
SUP 18-08 Neighborhood Meeting Summary 
SUP 04-02 Final Conditions for Carlton Pointe PUD Master Plan and Subdivision 
Traffic Assessment Letter prepared by Ramey Kemp and Associates 
Traffic Impact Analysis Review: Jonesville Road by Stantec Consulting Services 
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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. 
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SUP 18-08 (Carlton Pointe PUD 
Master Plan Amendment) 

SPECIAL USE PERMIT CONDITIONS 

DATE:  March 5, 2019 

PROPERTY/DESCRIPTION:  The Townes of Carlton Pointe – Townhomes 
      (4521, 4522, 4541, and 4542 Vineyard Pine Lane) 

PIN NUMBER:   1758455033, 1758457035, 178455319, and 1759786199 

ZONING: R&PUD  

SPECIAL USE PERMIT PROVISIONS: 

1. “$15,000 will be due at the issuance of the 50% of building permits of the total townhome 
units.  This fee paid by the applicant will be used towards the cost of construction of the 
traffic signal at the intersection of South Main Street (US 401 Business) and Jonesville 
Road. 

2. The applicant will submit a detailed site/construction plan for review and approval by the 
Town Board of Commissioners as required by the Town’s UDO. 

______________________________________ 
Frank Eagles 
Town of Rolesville Mayor 

______________________________________ 
Robin Peyton 
Town of Rolesville Clerk 

Reviewed and Acknowledged by the Property Owner or Applicant: 

______________________________________ 
Printed Name 

______________________________________  ________________________ 
Signature  Date 



 

 

 

March 25, 2019 

 

Danny Johnson 

Town of Rolesville  

Planning Director 

502 Southtown Circle 

Rolesville, NC 27571 

 

 

Subject: Traffic Assessment Letter 

 Jonesville Road Townhomes – Rolesville, North Carolina 

 

 

Dear Mr. Johnson: 

 

This letter provides the findings of the traffic study prepared by Ramey Kemp & Associates, Inc. (RKA) for the 

proposed Jonesville Road Townhomes located at the southeastern quadrant of the intersection of Jonesville 

Road and Louisburg Road in Rolesville. The purpose of the study is to determine how traffic generated by the 

proposed development is expected to impact surrounding roadways and intersections. 

 

The proposed development is expected to consist of 53 residential townhomes and is assumed to be complete in 

2021. Access to the site is proposed via Vineyard Pine Lane. Refer to Figure 1 for the site location map. Refer 

to Figure 2 for the preliminary site plan of the proposed development.   

 

The scope for this study was determined through coordination with the Town of Rolesville (Town). The study 

analyzes traffic conditions for the study intersections during the weekday AM and PM peak hours for the 

following scenarios: 

• Existing (2019) Traffic Conditions 

• Background (2021) Traffic Conditions 

• Combined (2021) Traffic Conditions  

 

 

Existing (2019) Peak Hour Conditions 
 

Existing peak hour traffic volumes were determined based on traffic counts conducted at the study intersections 

listed below, in March of 2019 by RKA. Counts were taken during a typical weekday AM (7:00 AM – 9:00 

AM) and PM (4:00 PM – 6:30 PM) peak period when local schools were in session.  

 

The closest school, Rolesville Charter Academy, is a 580 student K-6 school located on Hampton Lake Drive 

just north of Louisburg Road (bell schedule 8:00 AM – 3:00 PM). The school does not have buses and relies on 

carpools to transport students to and from campus. Rolesville Charter School was in session on the days on 

which traffic counts at the study intersections were conducted. 
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The study intersections are as follows: 

• US 401 Business (Louisburg Road) and Jonesville Road/Hampton Lake Drive 

• Jonesville Road and Vineyard Pine Lane 

• Jonesville Road and Prides Crossing 

• US 401 Bypass and Jonesville Road 

 

Figure 3 shows the existing lanes and traffic control at the study intersections. Refer to Figure 4 for the existing 

(2019) weekday AM and PM peak hour traffic volumes. A copy of the count data is attached to this report.  

 

The most recent Average Daily Traffic (AADT) counts on Jonesville Road, US 401 Business (Louisburg Road), 

and US 401 Bypass are summarized below.  

 

Road AADT 
Traffic Data 

Year 

Jonesville Road 3,000 vpd 2016 

US 401 Bus. (Louisburg Road) 11,000 vpd 2017 

US 401 Bypass 16,000 vpd 2016 

 

 

Background (2021) Peak Hour Conditions 

 

The existing traffic volumes were projected to the future year 2021 using an annual growth rate of 5% per year 

to account for background growth. This growth rate would include new trips from nearby developments that are 

not currently completed or occupied.  Refer to Figure 5 for background (2021) weekday AM and PM peak hour 

traffic volumes.  

 

 

Site Trip Generation  
 

The proposed development is assumed to consist of 53 residential townhomes. Average weekday, AM peak 

hour, and PM peak hour trips for the proposed development were estimated using methodology contained 

within the ITE Trip Generation Manual, 10th Edition. Table 1 provides a summary of the trip generation 

potential for the site.  

Table 1: Trip Generation Summary 

Land Use 

(ITE Code) 
Intensity 

Daily 

Traffic 

(vpd) 

AM Peak Hour 

Trips (vph) 

PM Peak Hour 

Trips (vph) 

Enter Exit Enter Exit 

Multifamily Housing (Low-Rise) 

(220) 
53 units 367 6 21 21 13 

 

It is estimated that the proposed development will generate approximately 367 total site trips on the roadway 

network during a typical 24-hour weekday period. Of the daily traffic volume, it is anticipated that 27 trips (6 

entering and 21 exiting) will occur during the AM peak hour and 34 (21 entering and 13 exiting) will occur 

during the PM peak hour.  
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Site Trip Distribution and Assignment 
 

Trip distribution percentages used in assigning site traffic for this development were estimated based on a 

combination of existing traffic patterns, population centers adjacent to the study area, and engineering 

judgment. It is estimated that trips will be regionally distributed as follows: 

 

• 45% to/from the west via US 401 Bypass 

• 23% to/from the east via US 401 Bypass 

• 20% to/from the east via US 401 Business (Louisburg Road) 

• 8% to/from the north via Hampton Lake Drive 

• 4% to/from the west via US 401 Business (Louisburg Road) 

 

The site trip distribution and assignment are shown in Figure 6 and Figure 7, respectively.  

 

 

Combined (2021) Peak Hour Conditions 

 

To estimate traffic conditions with the site fully built-out, the total site trips were added to the background 

(2021) peak hour traffic volumes. Refer to Figure 8 for an illustration of the combined (2021) peak hour traffic 

volumes with the proposed townhome development fully built-out.  

 

 

Capacity Analysis 

 

The background (2021) and combined (2021) peak hour traffic volumes were analyzed to determine the 

expected levels of service at the study intersections under existing and proposed roadway conditions with the 

site fully built-out.  

 

Capacity analyses were completed based on typical NCDOT methodology and guidelines that utilize the 

Highway Capacity Manual.  The results of the analysis are presented in the following section of this report. 
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US 401 Business (Louisburg Road) and Jonesville Road 
 

The existing signalized intersection of Louisburg Road and Jonesville Road was analyzed under existing 

(2019), background (2021), and combined (2021) traffic conditions with existing lane configurations and traffic 

control. Refer to Table 2 for a summary of the analysis results. The Synchro capacity analysis reports are 

included in the attachments. 

 

 

Table 2: Analysis Summary of US 401 Business (Louisburg Road) and Jonesville Road 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

EB 

WB 

NB 

SB 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

B 

C 

E 

B 

C 

26 

C 

B 

B 

B 

B 

18 

Background (2021) 

Conditions 

EB 

WB 

NB 

SB 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

B 

C 

F 

B 

C 

31 

C 

B 

B 

B 

B 

18 

Combined (2021) 

Conditions 

EB 

WB 

NB 

SB 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

1 LT, 1 TH-RT 

1 LT, 1 TH, 1 RT 

B 

C 

F 

B 

C 

32 

C 

B 

B 

B 

B 

19 

 

 

As shown in Table 2, capacity analysis of existing, background, and combined conditions indicates the 

intersection is expected to operate at an overall LOS C during the AM peak hour and LOS B during the PM 

peak hour. The addition of traffic generated by the proposed development is expected to increase overall delay 

at the intersection by approximately one second during both peak hours. 
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Jonesville Road and Vineyard Pine Lane 
 

The existing unsignalized intersection of Jonesville Road and Vineyard Pine Lane was analyzed under existing 

(2019), background (2021), and combined (2021) traffic conditions with existing lane configurations and traffic 

control. Refer to Table 3 for a summary of the analysis results. The Synchro capacity analysis reports are 

included in the attachments. 

 

 

Table 3: Analysis Summary of Jonesville Road and Vineyard Pine Lane 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

A2 

-- 

A1 
N/A 

A2 

-- 

A1 
N/A 

Background (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

A2 

-- 

A1 
N/A 

Combined (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

A2 

-- 

A1 
N/A 

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

2. Level of service for minor-street approach. 

 

 

Capacity analysis of existing, background, and combined conditions indicates the minor-street approach of 

Vineyard Pine Lane is expected to operate at LOS B or better under all analysis conditions, while the major-

street left turn movement is expected to operate at LOS A. All queues are expected to be one vehicle length or 

less during the peak hours. 
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Jonesville Road and Prides Crossing 
 

The existing unsignalized intersection of Jonesville Road and Prides Crossing was analyzed under existing 

(2019), background (2021), and combined (2021) traffic conditions with existing lane configurations and traffic 

control. Refer to Table 4 for a summary of the analysis results. The Synchro capacity analysis reports are 

included in the attachments. 

 

 

Table 4: Analysis Summary of Jonesville Road and Prides Crossing 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

B2 

-- 

A1 
N/A 

Background (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

B2 

-- 

A1 
N/A 

Combined (2021) 

Conditions 

WB 

NB 

SB 

1 LT-RT 

1 TH-RT 

1 LT, 1 TH 

B2 

-- 

A1 
N/A 

B2 

-- 

A1 
N/A 

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

2. Level of service for minor-street approach. 

 

 

Capacity analysis of existing, background, and combined conditions indicates the minor-street approach of 

Prides Crossing is expected to operate at LOS B under all analysis conditions, while the major-street left turn 

movement is expected to operate at LOS A. The addition of traffic generated by the proposed development is 

not expected to increase delay by more than 0.1 second for the minor-street approach and the major-street left 

turn movement. 95th percentile queues on the minor-street approach are not expected to increase. 
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US 401 Bypass WB and Jonesville Road SB 
 

The existing unsignalized intersection of US 401 Bypass WB and Jonesville Road SB was analyzed under 

existing (2019), background (2021), and combined (2021) traffic conditions with existing lane configurations 

and traffic control. Refer to Table 5 for a summary of the analysis results. The Synchro capacity analysis reports 

are included in the attachments. 

 

 

Table 5: Analysis Summary of US 401 Bypass WB and Jonesville Road SB 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 

WB 

NB 

SB 

2 TH, 1 RT 

1 TH 

1 RT 

-- 

C1 

C2 
N/A 

-- 

C1 

B2 
N/A 

Background (2021) 

Conditions 

WB 

NB 

SB 

2 TH, 1 RT 

1 TH 

1 RT 

-- 

C1 

D2 
N/A 

-- 

C1 

B2 
N/A 

Combined (2021) 

Conditions 

WB 

NB 

SB 

2 TH, 1 RT 

1 TH 

1 RT 

-- 

C1 

D2 
N/A 

-- 

C1 

B2 
N/A 

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

2. Level of service for minor-street approach. 

 

 

Capacity analysis of existing, background, and combined conditions indicates the minor-street approach of 

Jonesville Road is expected to operate at LOS D or better during both peak hours under all analysis conditions. 

This analysis indicates the addition of site traffic is expected to increase 95th percentile queue lengths on the 

southbound approach of Jonesville Road by approximately 15 feet during the AM peak hour (less during the 

PM peak hour). The eastbound left turn movement (analyzed as northbound through movement) is expected to 

operate at LOS C under all analysis conditions. 
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US 401 Bypass EB and US 401 Bypass WB U-Turn 
 

The existing unsignalized intersection of US 401 Bypass EB and US 401 Bypass WB U-Turn was analyzed 

under existing (2019), background (2021), and combined (2021) traffic conditions with existing lane 

configurations and traffic control. Refer to Table 6 for a summary of the analysis results. The Synchro capacity 

analysis reports are included in the attachments. 

 

 

Table 6: Analysis Summary of US 401 Bypass EB and US 401 Bypass WB U-Turn 

ANALYSIS 

SCENARIO 

A 

P 

P 

R 

O 

A 

C 

H 

LANE 

CONFIGURATIONS 

WEEKDAY AM 

PEAK HOUR 

LEVEL OF SERVICE 

WEEKDAY PM 

PEAK HOUR 

LEVEL OF SERVICE 

Approach 
Overall 

(seconds) 
Approach 

Overall 

(seconds) 

Existing (2019) 

Traffic Conditions 
EB 

SB 

2 TH 

1 LT 

-- 

B1 N/A 
-- 

C1 N/A 

Background (2021) 

Conditions 
EB 

SB 

2 TH 

1 LT 

-- 

B1 N/A 
-- 

C1 N/A 

Combined (2021) 

Conditions 
EB 

SB 

2 TH 

1 LT 

-- 

B1 N/A 
-- 

C1 N/A 

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

 

 

Capacity analysis of existing, background, and combined conditions indicates the westbound u-turn movement 

is expected to operate at LOS B during the AM peak hour and LOS C during the PM peak hour under all 

analysis conditions. The addition of traffic generated by the proposed development is expected to increase the 

95th percentile queue length for the westbound u-turn movement by less than one vehicle length during both 

peak hours.  
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April 1, 2019 

 

Danny Johnson 

Town of Rolesville  

Planning Director 

502 Southtown Circle 

Rolesville, NC 27571 

 

 

Subject: Trip Generation Comparison  

 Jonesville Road Townhomes – Rolesville, North Carolina 

 

 

Dear Mr. Johnson: 

 

This letter provides a comparison of the trip generation expected as part of the Jonesville Road Townhomes 

with the trip generation associated with the current zoning of the properties.   

 

The proposed development is expected to consist of 53 residential townhomes. The property is currently zoned 

to allow office uses.  This study assumes the existing zoning would allow up to a total of 72,000 s.f. of office 

space on the same properties.  Each of the 4 lots in the Townhome project consists of 1.45 acres. It is our 

understanding that current zoning would permit a 1.45 acre lot to include an 18,000 s.f. building in a 2-story 

structure with a building foot print of 9,000 s.f. It is estimated that parking would take up approximately 1 acre 

and the balance of the lot would contain buffer areas and open space. 

 

Average weekday, AM peak hour, and PM peak hour trips for the proposed development and for existing 

zoning were estimated using the ITE Trip Generation Manual, 10th Edition. Table 1 and Table 2 provide a 

summary of the trip generation potential for existing zoning and for the proposed townhomes.  

Table 1: Trip Generation – Existing Zoning 

Land Use 

(ITE Code) 
Intensity 

Daily 

Traffic 

(vpd) 

AM Peak Hour 

Trips (vph) 

PM Peak Hour 

Trips (vph) 

Enter Exit Enter Exit 

General Office 

(710) 
72,000 s.f. 772 81 13 13 70 

 

Table 2: Trip Generation – Proposed Townhomes 

Land Use 

(ITE Code) 
Intensity 

Daily 

Traffic 

(vpd) 

AM Peak Hour 

Trips (vph) 

PM Peak Hour 

Trips (vph) 

Enter Exit Enter Exit 

Multifamily Housing (Low-Rise) 

(220) 
53 units 367 6 21 21 13 

 



 

Jonesville Road Townhomes – Rolesville, North Carolina                           Page 2 of 2 

 

 

Conclusions 

 

As shown in Tables 1 and 2 above, the proposed townhome use will generate fewer trips than the potential build 

out of the properties under current zoning.  If the site were developed with office space as allowed under 

existing zoning, the office use is expected to generate approximately 3.5 times the number of trips as the 

townhomes in the AM peak hour and approximately 2.5 times the number of trips as the townhomes in the PM 

peak hour.   

 

If you should have any questions, please feel free to contact me at (919) 872-5115. 

 

Sincerely, 

 

 

 

 

Rynal Stephenson, P.E. 

Regional Manager 

Ramey Kemp & Associates, Inc. 

 

NC Corporate License # C-0910 

 

   

   








