
 

 
 

Joint Public Hearing & Planning Board 
Meeting Agenda 
January 3, 2017 

7:30 PM 
 

 
 
 
 
 
 
 
 

***NOTICE*** 

For people with impaired hearing: Special equipment is available for use during meetings in 
the Town Hall board chambers. Prior notice is requested. For more information, please 

contact Town Clerk Deeda Harris at (919) 435-9413 or dharris@wakeforestnc.gov. 

CABLE AND ONLINE BROADCAST OF 
JOINT PUBLIC HEARINGS AND PLANNING BOARD MEETINGS 

All Joint Public Hearings and Planning Board meetings are broadcast live on Time Warner 
Cable Community Channel 10 beginning at 7:30 p.m. Meetings are also aired online on the 
official Town of Wake Forest website at www.wakeforestnc.gov. Archived meeting videos 

are also provided and available for one year after the original air date. 

Planning Board meeting agendas are available for viewing and downloading at 
www.wakeforestnc.gov/government/planningboard.aspx by noon on the Thursday prior to 

the first Tuesday of each month. Citizens may request copies of the agenda or submit 
questions concerning agenda items by calling the Town Clerk’s Office at (919) 435-9413. 

Citizens may also receive copies of the agenda via email by enrolling in the E-Notifier 
subscription service. For more information, visit www.wakeforestnc.gov/enotifier.aspx. 

When an agenda item is denoted as a Public Hearing, persons attending shall be permitted to 
address the Planning Board and Board of Commissioners regarding the item under 
consideration with those speaking in favor first and those against speaking second. 

Proponents and opponents shall each be given five minutes of time to speak and may 
choose to allow one speaker to utilize the time. In the event that either proponent(s) or 
opponent(s) have not designated a speaker to represent the view, each speaker will be 

allowed five minutes each to express his/her comments, ideas, concerns, expressions, and 
desires. 

http://www.wakeforestnc.gov./
http://www.wakeforestnc.gov/government/planningboard.aspx
http://www.wakeforestnc.gov/enotifier.aspx.


Joint Public Hearing & Planning Board Agenda 
January 3, 2017 
 

7:30 PM - Joint Public Hearing Begins (Planning Board & Board of Commissioners) 
 

1. CASE SD-16-08 Willows at Traditions:  Request filed by JPM South for Subdivision Master 
Plan approval for a 100-lot townhome development on 11.98 acres of land located at the 
intersection of Traditions Grande Blvd and Royal Mill Avenue, being Wake County Tax PIN 
1851-13-8150.  (QUASI-JUDICIAL HEARING) 
 

2. CASE SD-16-09 Crenshaw Corners:  Request filed by Crenshaw Corners, LLC for 
Subdivision Master Plan approval for a 7-lot commercial subdivision on 7.08 acres of land 
located at the intersection of Durham Road and Dr. Calvin Jones Highway, being Wake 
County Tax PINs 1830-28-1505 & 1830-18-6497.  (QUASI-JUDICIAL HEARING) 

 
3. CASE SU-16-03 Wake Forest Crossing Outparcel 10: Request filed by Henson-Foley for 

Special Use Permit approval for a 4-story hotel on 2.189 acres of land located at 1005 
Stadium Drive, being Wake County Tax PIN 1831-95-4306.  (QUASI-JUDICIAL 
HEARING) 
 

4. CASE RZ-16-10 844 S. Main Street:  Request filed by David B. Alford to rezone 1.67 acres 
located at 844 S. Main Street from NB, Neighborhood Residential to GR3, General 
Residential-3, being Wake County Tax PIN 1840-28-8106. (LEGISLATIVE HEARING)  
 

Planning Board Meeting Begins 
 

1. Regular Business 
 
A. Approval of agenda. 

 
B. Introduction of New Planning Board Member(s) 

 
C. Election of Officers for 2017 
 
D. Approval of minutes from October 4, 2016 meeting. 

 
2. New Business 

 
A. CASE SD-16-08 Willows at Traditions:  Request filed by JPM South for Subdivision 

Master Plan approval for a 100-lot townhome development on 11.98 acres of land 
located at the intersection of Traditions Grande Blvd and Royal Mill Avenue, being 
Wake County Tax PIN 1851-13-8150.  (QUASI-JUDICIAL HEARING) 

 
B. CASE SD-16-09 Crenshaw Corners:  Request filed by Crenshaw Corners, LLC for 

Subdivision Master Plan approval for a 7-lot commercial subdivision on 7.08 acres of 
land located at the intersection of Durham Road and Dr. Calvin Jones Highway, being 
Wake County Tax PINs 1830-28-1505 & 1830-18-6497.  (QUASI-JUDICIAL 
HEARING) 

 
C. CASE SU-16-03 Wake Forest Crossing Outparcel 10:  Request filed by Henson-Foley 

for Special Use Permit approval for a 4-story hotel on 2.189 acres of land located at 1005 
Stadium Drive, being Wake County Tax PIN 1831-95-4306.  (QUASI-JUDICIAL 
HEARING) 
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D. CASE RZ-16-10 844 S. Main Street:  Request filed by David B. Alford to rezone 1.67 

acres located at 844 S. Main Street from NB, Neighborhood Residential to GR3, General 
Residential-3, being Wake County Tax PIN 1840-28-8106. (LEGISLATIVE 
HEARING)  

 
3. Other Business 
  

A.  Applications submitted requiring future quasi-judicial review: 
a. SU-16-04: Wake Union Place 

 
4. Adjournment 



STAFF REPORT 
 
TO:   Planning Board 
 
DATE:  December 13, 2016 
 
CASE: SD-16-08 Willows at Traditions 
 
PREPARED BY: Charlie Yokley, Assistant Planning Director 
 

GENERAL INFORMATION: 
Applicant / Owner:  JPM South 
    7208 Falls of Neuse Road Suite 101 
    Raleigh NC 27615 
    john@jpmsouth.com  
    919-518-9210 
 
Engineer:   Stewart Inc 
    421 Fayetteville Street Suite 400 
    Raleigh NC 27601 
    jpuckett@stewartinc.com  
    919-380-8750 
 
Requested Action: Review and approval of a Major Subdivision Master Plan for the 

Willows at Traditions Subdivision 
 
Tax Pin No(s): 1851-13-8150 
 
Location: Intersection of Traditions Grande Blvd and Royal Mill Avenue 
 
Size:   11.98 acres 
    
Existing Zoning: RMX, Residential Mixed Use 
 
Proposed Land Use: 100 townhomes units 
 
Existing Lane Use: Undeveloped 
 
Surrounding Land Use & Zoning: 
 North -  Undeveloped; RMX, Residential Mixed Use 
 South - Traditions Subdivision; RMX, Residential Mixed Use 

East -  Envision Charter Academy; NMX, Neighborhood Mixed Use 
 West -  Traditions Subdivision; GR10, General Residential-10 

   
Zoning History: The property was rezoned to RMX as part of the adoption of the 

Unified Development in Ordinance in 2013.   
 

Applicable Regulations: Unified Development Ordinance, Wake Forest Community 
Plan 

mailto:john@jpmsouth.com
mailto:jpuckett@stewartinc.com


 
SPECIAL INFORMATION: 
Physical Characteristics: The site is mostly wooded and slopes from east to west.  

There are features subject to Neuse River Riparian Buffers 
located on the property. 

 
Public Utilities: Public water and sewer services are available upon developer paid 

extension and annexation 
 
Public Services: Public services will be provided upon annexation. 
 
Transportation: Access will be provided via a new public street connection off of 

Royal Mill Avenue, and a new public street connection off of 
Traditions Grande Boulevard.  Public streets and alleys will be 
constructed as required by the Unified Development Ordinance.  
Sidewalks will be installed as required by the Unified Development 
Ordinance. 

 
Wake Forest Community Plan:  
The subject property is located in the General Urban Zone per the Growth Strategy Map.  
The policy emphasis of the General Urban Zone sets forth a flexible two-pronged approach.  
The first approach acknowledges the fact that there will continue to be demand for the type 
of post-war suburban development that has become the norm for much of Wake Forest 
over the past 40 to 50 years. Thus, relatively large lot, single family subdivisions will continue 
to play a role in meeting a major segment of market demand for housing in Wake Forest.  At 
the same time, the Town wishes to encourage more traditional neighborhood development 
(TND) such as that associated with Holding Village. Obviously, the more new housing units 
that can be directed toward TND style, mixed use developments, the more the area will 
benefit from fewer cross-town automobile trips and traffic congestion on the Town’s few 
major thoroughfares. Regardless of whether a particular development is of the post-war 
suburban model or the traditional neighborhood model, the Town wishes to see more well-
designed nonresidential services and places of employment proximate to and well integrated 
with nearby residential development. 
 
The following policies are applicable to the review of this request: 
 
Policies for Future Neighborhoods: 

 (Policy FN-1): To minimize sprawl and land consumption, and to promote a walkable 
community, most new neighborhoods should be compact in form. 

 (Policy FN-2): New neighborhood streets should be no wider than necessary to serve 
their intended purposes. 

 (Policy FN-7): As new neighborhoods are developed, a mixture of housing 
types/sizes/prices should be encouraged within the bounds of each neighborhood 
planning area. 

 (Policy FN-10): Street designs in new neighborhoods should give equal priority to the 
pedestrian and the automobile. 

 
 
 



Policies for Parks, Recreation, and Open Space: 

 (Policy PR-2): Mini-parks should continue to be supported in existing and proposed 
neighborhoods to meet the needs of small children and the elderly, and to encourage 
social interaction and mutual support among area families. Arrangements for some 
maintenance of new mini-parks by volunteers should be pursued. 

 (Policy PR-3): Neighborhood and mini parks should be located in full view of 
residential and/or non-residential activities, where informal observation and 
oversight can prevent vandalism and improve security. 

 (Policy PR-4): New residential development should continue to provide for funding to 
help meet the demand for open space and recreation created by the development. 

 
Policies for Streets: 

 (Policy S-6): Streetyard vegetation should be planted or retained along major streets to 
soften and unify the streetscape, and to create an attractive visual edge to the 
roadway while allowing views through to businesses. (Total screening may be 
required along limited access highways.) 

 (Policy S-14): To allow for many alternative routes for walking and biking, as wells as a 
beneficial network of local streets, minor streets in compact neighborhoods shall be 
developed in short block of 300 to 500 feet in length. 

  (Policy S-15): Street widths should be designed to fit the intended use of the street, 
corresponding to the traffic load and planned development types. Minor streets shall 
be no wider than necessary to serve their intended use. 

 (Policy S-17): On-street parking shall be encouraged in compact neighborhoods.  
Vertical curbing shall be preferred over rolled or valley curbing to properly contain 
vehicles within the borders of the paved street area. 

 
Policies for Sidewalks: 

 (Policy SW-3): Sidewalk width should correspond with the anticipated traffic volumes, 
adjoining land uses, and sidewalk activities.  Except where constrained by unusual 
physical limitations, a minimum five-foot width shall be required.  The verge width 
should correspond with the posted speed of the adjoining roadway, but should not 
be less than six-feet. 

 (Policy SW-4): Curb ramp installation should continue to be implemented to retrofit 
existing sidewalks at appropriate locations and to make sure that any existing or new 
sidewalk improvements meet design standards. 

 
Policies for Street Trees: 

 (Policy ST-2): So as to create a unity of design and effect, consistent street tree species 
should occur along predetermined sections of streets. 

 (Policy ST-4): Regularly spaced street trees should be placed in central medians, plaza 
strips and, where necessary, in dedicated easements on private property. 

 (Policy ST-5): The planting or preservation of street trees of appropriate size and 
species should continue to be required as part of the upfront costs of all new 
development, in accordance with the Town’s street tree master planting plan. 

 
Policies for Community Character: 

  (Policy CC-6): Community character should be supported by development that is 
compatible when considered within the context of the surrounding residential area. 



 
Policies for Paying for Growth: 

 (Policy PFG-1): The costs of infrastructure, facilities and services related to new 
growth and development should be borne primarily by those creating the demand.  
This approach should include cost recovery fees that are rationally related to new 
growth. 

 
Major Site Plan Data:   
Name:  The Willows at Traditions 
Lot size:  19.71 acres  
Proposed Use:    100 townhome units 
Proposed Density:   4.92 dwelling units / acre 
Open Space: Required: 5% 
 Proposed: 60% 
Park Space: Required: 2% 
 Proposed: 2.2% 
Landscaping: Subdivision Master Plan will meet the landscaping 

requirements of the UDO.  Required street trees will 
be installed along the new public street.   

Buffers: Neuse River Riparian Buffers are shown where 
required on the master subdivision plan. 

 

ANALYSIS: 
The subject property is zoned RMX, Residential Mixed Use which is established to 
accommodate a variety of housing types in a neighborhood setting. The regulations of this 
district are intended to provide areas of the community for those persons desiring small 
residences and multifamily structures in relatively high density neighborhoods within walking 
or biking distance from mixed-use centers as well as some limited commercial uses in 
pedestrian-scaled, residential-style structures. 
 
A neighborhood meeting was held on October 6, 2016.   
 
In order to approve a Subdivision Master Plan (Major), required findings of fact contained in 
Section 15.8.2 of the Wake Forest Unified Development Ordinance are required to be met. 
Staff offers the following findings of fact based on the attached Subdivision Master Plan 
(Major) Review application: 
 
Finding 1: The plan is consistent with the adopted plans and policies of the 

Town, in that the proposed subdivision master plan is consistent with the 
applicable recommendations of the Wake Forest Unified Development 
Ordinance, Open Space Plan, Transportation Plan, and Wake Forest 
Community Plan. 

Finding 2: The plan complies with all applicable requirements of the Wake Forest 
Unified Development Ordinance, the proposed subdivision master plan 
meets the requirements of the Unified Development Ordinance with regard 
to land use, lot sizes and other subdivision requirements, storm water, 
erosion control, and buffering.  



Finding 3: There exists adequate infrastructure (transportation & utilities) to 
supports the plans as proposed, in that the proposed plan includes the 
extension of public utilities, and streets to support the development.   

Finding 4: The application will not be detrimental to the use or development of 
adjacent properties or other neighborhood uses, in that the proposed 
development is a permitted land use in the RMX Zoning District, and has 
been designed to meet the requirements of the Unified Development 
Ordinance. 

 
RECOMMENDATION: 
The request is in compliance with the Wake Forest Unified Development Ordinance and 
consistent with the applicable recommendations of the Wake Forest Community Plan.  Staff 
recommends approval of the request based on the findings of fact and subject to the 
following conditions, which have been agreed to by the applicant: 
 

1) Developer shall dedicate public greenway easement(s) and construct 10’ public 
asphalt greenway trail along Dunn Creek with the cost of construction of the public 
trail being credited towards the recreation facility fees. 

2) Annexation petition must be filed prior to the approval of construction plans. 
3) Developer, at their request, will comply with the following architectural design 

standards from the Unified Development Ordinance: 
a. 5.5.2 – Roofs and Eaves 
b. 5.5.3 (A) & 5.5.3 (C) Building Entrances 
c. 5.5.4 – Garages 
d. 5.5.5 – Façade Design / Permeability / Transparency 
e. 5.5.6 (A) & (B) – Materials (Building Walls & Roof Materials) 

 
Attachments: 

- Zoning Map 

- Aerial Map 

- Community Plan Maps 

- Excerpts of Subdivision Master Plan (Major) Application 

- Environmental Information  

- Subdivision Master Plan 
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NORTH

FIRM LICENSE #: C-1051

www.stewartinc.com

PROJECT #: C15088

101 W. MAIN STREET

DURHAM, NC 27701

T 919.380.8750

CIVIL ENGINEERING - LANDSCAPE ARCHITECTURE - GEOMATICS - GEOTECHNICALAPPLICANT/OWNER ARCHITECTS

STEWART INC. - LANDSCAPE ARCHITECTURE

CONTACT:  JENNIFER WAGNER, PLA

LANDSCAPE ARCHITECT

919.866.4739 (T)

919.380.8752 (F)

jwagner@stewartinc.com

STEWART INC. - GEOMATICS

CONTACT:  C. RYAN DAVENPORT, PLS

MANAGER OF SURVEY

919.866.4822 (T)

919.380.8752 (F)

rdavenport@stewartinc.com

STEWART INC. - GEOTECHNICAL

CONTACT:  DON BROWN, PE, LEED AP

MANAGER OF CONSTRUCTION SERVICES

919.866.4842 (T)

919.380.8752 (F)

dbrown@stewartinc.com

JPM DEVELOPMENT SOUTH

7208 FALLS OF THE NEUSE ROAD

RALEIGH, NC 27615

CONTACT:  JOHN MEYERS

919.306.3330 (T)

john@jpmsouth.com

STEWART INC. - CIVIL

CONTACT:  JOSEPH PUCKETT, PE

PROJECT MANAGER

919.866.4829 (T)

919.380.8752 (F)

jpuckett@stewartinc.com

TRADITIONS GRANDE BLVD

WAKE FOREST, NC

DECEMBER 14, 2016

MASTER SUBDIVISION PLAN

(MAJOR)

SITE DATA

PROJECT NAME: TRADITIONS SOUTH C-3

SITE ADDRESS: 0 ROYAL MILL AVE

COUNTY: WAKE

PARCEL PIN #: 1851-13-8150

PARCEL OWNER: WAKE RESERVOIR PROPERTY LLC

PARCEL AREA: 19.71 AC

TOTAL DISTURBED/ PROJECT AREA:

11.92 AC (60.48%)

CURRENT ZONING: RMX - RESIDENTIAL MIXED USE

EXISTING LAND USE: VACANT

PROPOSED USE: TOWNHOMES

RIVER BASIN: NEUSE

CONSTRUCTION TYPE: NEW

MAX BUILDING HEIGHT: 6 STORIES

PROPOSED BUILDING HEIGHT:

EXISTING IMPERVIOUS AREA:
 0 S.F.

PROPOSED IMPERVIOUS AREA:

6.54 AC. (33.18%)

PARKING

1.5 SPACES PER UNIT (TO BE PROVIDED WITH GARAGE

AND DRIVEWAY)

BIKE RACK

1 PER 40 SPACES (3 REQUIRED)

UTILITIES IMPROVEMENTS QTY

PUBLIC SEWER

8" SEWER MAIN 1857 LF

PUBLIC WATER

8" WATER MAIN 2284  LF

SHEET INDEX

C0.00 ................................................................................................................................. COVER SHEET

C1.00 .................................................................................................................. EXISTING CONDITIONS

C2.00 ...........................................................................................................................DEMOLITION PLAN

C3.00 ........................................................................................................................................ SITE PLAN

C5.00 ............................................................................................................................... GRADING PLAN

C6.00 .................................................................................................................................. UTILITY PLAN

L0.10 .........................................................................................................................OPEN SPACE PLAN

L1.00 ............................................................................................................................. PLANTING PLAN
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SURVEY NOTES:

1. THIS SURVEY MAP IS INTENDED TO REPRESENT THE EXISTING CONDITIONS/TOPOGRAPHY ON A PORTION OF THE PROPERTY AND ALL

ENCUMBRANCES UPON THE PROPERTY MAY NOT BE SHOWN.

2. HORIZONTAL DATUM IS NAD 83-2011 AND VERTICAL DATUM IS NAVD88.

3. THIS DRAWING DOES NOT CONFORM TO N.C. GS47-30 AND THEREFORE IS NOT FOR RECORDATION.

4. UTILITIES SHOWN HEREON ARE BASED SOLELY ON ABOVE-GROUND VISIBLE EVIDENCE. NO UTILITY DESIGNATION/MARKING SERVICES WERE

PERFORMED AS A PART OF THIS SURVEY. CONTRACTOR SHALL FIELD VERIFY THE LOCATION OF ALL UTILITIES BEFORE COMMENCING

CONSTRUCTION.

5. SURVEY INFORMATION BASED ON FIELD SURVEY BY STEWART INC , COMPLETED ON JUNE 27, 2016       .

6. TREES SHOWN HEREON MAY NOT REPRESENT ALL VEGETATION ON THE SUBJECT PROPERTY.

7. THE SUBJECT PROPERTY LIES IN ZONES X (AREA DETERMINED TO BE OUTSIDE THE 0.2% ANNUAL CHANCE AND FUTURE CONDITIONS 1% ANNUAL

CHANCE FLOODPLAIN). BASED ON THE FLOOD INSURANCE RATE MAP COMMUNITY MAP NUMBER 3720185100K  DATED APRIL 16, 2013.

8. NO WETLANDS HAVE BEEN IDENTIFIED WITHIN THE PROJECT OR PARCEL SHOWN.

9. NO KNOWN CEMETERIES/STRUCTURES OF HISTORICAL SIGNIFICANCE, CONTAMINATED SOILS OR HAZARDOUS MATERIALS.

10. SITE CONTAINS MIX OF HARDWOODS AND PINE.  (30) SPECIMEN TREES HAVE BEEN IDENTIFIED ON SITE.

11. NO PREVIOUSLY DOCUMENTED RARE OR PROTECTED SPECIES NOTED AT THIS TIME.
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STAFF REPORT 
 
To:   Planning Board & Board of Commissioners 
 
Date:   January 3, 2017 
 
Case:   SD-16-09: Crenshaw Corners Subdivision 

 
Prepared By:  Jonathan Cooper, Senior Planner 
 
GENERAL INFORMATION 
Owner:  DelHaize America Shared Services Group, LLC 
   2110 Executive Drive 
   Salisbury, NC 28145 
   (704) 310-2972 
   Mark.rufty@delhaize.com 
 
Applicant:     John R. McAdams Co 
   2905 Meridian Parkway 
   Durham, NC 27713 
       
Requested Action: Subdivision Master Plan Approval for a 7 lot commercial subdivision 
 
Tax PINS #:  1830-28-1505 & 1830-18-6497 
 
Location:  Intersection of Calvin Jones Highway 98 Bypass and Durham Road 
 
Size:   13.96 acres  
 
Existing Land Use: General Commercial 
 
Proposed Land Use: General Commercial 
 
Existing Zoning: NB, Neighborhood Business, Richland Creek Watershed Management Area, 

RC-WMA 
 
Surrounding Land Uses & Zoning: 
 North - Crenshaw Manor; GR3, General Residential-3 

South- COR-Wakefield Plantation; Residential 
East - Crenshaw Manor; GR3, General Residential-3 

     West -  Approved Apartments; RMX, Residential Mixed Use 
 

 
Wake Forest Community Plan: This property is located in the Highway Corridor Zone per the Wake 
Forest Community Plan.  Commercial establishments within the corridor can be quite large in scale, with 
ample parking, and near total dependence on automobile access. For many motorists passing through the 
Town, Capitol Boulevard is their most significant impression of Wake Forest. This corridor has many of 
the characteristics associated with a typical commercial strip found in many cities. The policy emphasis for 
the Highway Corridor Zone is to mitigate the adverse visual and functional impacts of strip development as 
concentrated within the corridor. This may include continued improvements in area signage and 
landscaping, the addition of sidewalks and bikeways (where appropriate) to encourage pedestrian and bicycle 



 
  

access, and to continue to work closely with area partners on the US 1 Corridor plan of improvement, 
institutions gathering places, and the largest concentration of historic properties of anywhere in the 
community. 
 
Policies for Commercial Areas: 

 Policy LSC-1: Large-scale commercial developments should be encouraged, where appropriate, to 
contain a diverse mixture of retail, office, restaurant, and service uses. 

 Policy LSC-2: Large-scale commercial uses should be located on the corners of neighborhood 
planning areas, that is, at the intersection of two or more major streets. 

 Policy LSC-4: In planning for a new large scale development, large-scale uses should be buffered 
from adjacent residential areas by smaller scale buildings or by buffer strips. Regardless of the type 
of buffer, such uses should be accessible from the neighborhood. 

 Policy LSC-6: When appropriate, the use of all around architecture should be required. That is, in 
some instances, it may be necessary to avoid designating a noticeable “service side” to a building, 
such as when a building abuts a residential or streetscape exposure, or other public space. 

 Policy LSC-8: New large-scale commercial development should have limited driveway access to 
major thoroughfares and should connect all adjacent parking lots. 

 
Staff Analysis: The proposed development provides the zoning buffers required by the Unified 
Development Ordinance. The proposed development will be accessed via two driveways, one off of 
Dr. Calvin Jones Highway and one off of Durham Road.  The proposed development is located at 
the intersection of two major streets in the Neighborhood Planning Area. 

 
Policies for Streets: 

 Policy S-6: Streetyard vegetation should be planted or retained along major streets to soften and 
unify the streetscape, and to create attractive edge to the roadway allowing views through to the 
businesses.  (Total screening may be required along limited access highways.) 

 Policy S-9: Parking areas within a major street corridor should be generally screened from view using 
structural elements, topographic features and/or plantings.  Plants should be tall enough at maturity 
to obscure views of parked cars.  Service and loading areas should be completely screened. 

 
Staff Analysis:  The proposed lots in the shopping center will have screening of parking through 
the use of plantings along the Highway 98 Bypass and along Durham road.   

 
Policies for Street Trees: 

 Policy ST-4:  Regularly spaced street trees should be planted in central medians, frontage street 
medians, plaza strips, and, where necessary, in dedicated easements on private property. 

 Policy ST-5: The planting or preservation of street trees of appropriate size and species should 
continue to be required as part of the upfront costs of all new development, in accordance with the 
Town’s street tree planting master plan. 

 
Staff Analysis:  The development will preserve and plant trees as required by the Unified 
Development Ordinance. 

 
 

 



 
  

Policies for Greenway Trails: 

 Policy GT-1: The Town shall continue to pursue the development of a system of greenway trails 
connecting residential areas with, especially, schools and park facilities. Interconnecting 
such trails with other pedestrian and bikeway facilities shall be a priority. 

 Policy GT-3: Greenway construction should be treated as a normal element of infrastructure 
necessary to support new development. 

 
Staff Analysis: A multi-use path will be constructed along Dr. Calvin Jones Highway as part of the 
development. 

 
Policies for Sidewalks 

 Policy SW-1: Where no sidewalks are present in existing developed areas, sidewalks should be 
provided on a priority basis to connect residential areas to walkable pedestrian destinations, focusing 
especially on schools, parks and greenways. 

 Policy SW-2: For new construction, sidewalks shall be required on both sides of the street (1) along 
thoroughfares and collectors, (2) in multi-family developments, (3) in “front porch” developments 
and (4) along local streets within walking distance of a major pedestrian trip attractor, such as a 
school, library, shopping center or similar facility. Sidewalks shall be required on one side of all other 
streets, except cul de sacs less than 400 feet long. 

 
 Staff Analysis:  Sidewalks will be constructed as required as part of the development of the parcel. 

 
Policies for Community Character 

 Policy CC-1: New, expanding, or improved businesses should employ architectural standards 
consistent with Wake Forest’s architectural character and should avoid standard prototype 
designs otherwise employed in “Anywhere USA. 

 Policy CC-6: Community character should be supported by development that is compatible when 
considered within the context of the surrounding area. 

 
Staff Analysis:  Development of this parcel will be subject to the design requirements in Chapter 5 
of the Unified Development Ordinance, and, when constructed, will be compatible when considered 
within the context of the surrounding area. 

 
Policies on Paying For Growth 

 Policy PFG-1: The costs of infrastructure, facilities and services related to new growth and 
development should be borne primarily by those creating the demand. This approach should include 
cost recovery fees that are rationally related to the new growth. 

 Policy PFG-2: The Town should continually seek to balance residential and non-residential 
development to foster a favorable service-cost to revenue-generated tax base. 

 
Staff Analysis: The proposed development will be responsible for the installation of all utilities, 
transportation improvements, sidewalks and multi-use path. 

 
 
 
 



 
  

SPECIAL INFORMATION 
 
Public Utilities: Municipal water & sewer services are available to the site, upon annexation 
 
Public Services: Municipal services are available to the site, upon annexation 
 
Transportation: The site will be accessed via two driveways; a right-in / right-out driveway off of Dr. 

Calvin Jones Highway, and a full movement driveway off of Durham Road.  A 
public right-of-way (privately maintained) will be constructed interior to the 
development to allow access to all parcels and the extension of water and sewer 
services. 

 
Physical Characteristics:  The parcel is currently a vacant undeveloped commercial lot.   The site has 

been rough graded for future development. 
 
Applicable Regulations: Unified Development Ordinance, Wake Forest Community Plan, Wake 

Forest Transportation Plan. 
 
Site Master Plan Data:  
Name:     Crenshaw Corners Commercial Subdivision 
Land Use:    General Commercial 
Site Area:    13.96 acres 
Number of Lots:   7 
 
 
The Board of Commissioners shall approve, deny, or approve with conditions the Subdivision Master Plan. 
No Subdivision Master Plan approval shall be granted unless it complies with the following findings of fact: 

 
Finding 1: The plan is consistent with the adopted plans and policies of the town: the request is 

consistent with the recommendations of all applicable town plans and policies; 
Finding 2: The plan complies with all applicable requirements of this ordinance, meets the 

requirements of the Unified Development Ordinance; 
Finding 3: There exists adequate infrastructure to support the plan as proposed, in that utilities 

will be extended to serve the new parcels and required improvements to the transportation 
network will be installed to mitigate additional traffic;  

Finding 4: The plan will not be detrimental to the use or development of the adjacent properties 
or other neighborhood uses, in that the proposed subdivision will not have a negative 
impact on surrounding uses and will install buffers as required by the Unified Development 
Ordinance. 

 
 
RECOMMENDATION 
The proposed Crenshaw Corners Subdivision Master Plan meets the required findings of fact in the Unified 
Development Ordinance and applicable Town of Wake Forest plans and policies.  Planning Staff 
recommends approval of the request with the following conditions, 
 
1. Annexation petition must be submitted prior to the approval of construction plans. 



 
  

2. Development must construct and install all improvements recommended in the Traffic Impact 
Analysis. 

 
Attachments: 

- Aerial Map 
- Zoning Map 
- Community Plan Maps 
- Neighborhood Meeting Information 
- Traffic Impact Analysis Excerpts 
- Proposed Subdivision Master Plans 

 



Disclaimer
iMaps makes every effort to produce and publish 
the most current and accurate information possible.
However, the maps are produced for information purposes,
and are NOT surveys. No warranties, expressed or implied
,are provided for the data therein, its use,or its interpretation.
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TRAFFIC IMPACT ANALYSIS 

CRENSHAW CORNERS 

WAKE FOREST, NORTH CAROLINA 

 

1. INTRODUCTION 

The contents of this report present the findings of the Traffic Impact Analysis (TIA) conducted 

for the proposed Crenshaw Corners to be located in the southeast quadrant of Durham Road / 

Old Falls of Neuse Road and Dr. Calvin Jones Highway (NC 98) in Wake Forest, North 

Carolina.  The purpose of this study is to determine the potential impacts to the surrounding 

transportation system created by traffic generated by the proposed development, as well as 

recommend improvements to mitigate the impacts.  

 

The scope of work for this study was developed based on coordination with the North Carolina 

Department of Transportation (NCDOT) and the Town of Wake Forest (Town).  A 

Memorandum of Understanding (MOU) was confirmed by the Town and NCDOT outlining the 

scope of work.  Refer to Appendix A for the MOU approved by the Town and NCDOT.  It 

should be noted that minor changes have been made to the trip generation of the proposed 

development, previously outlined in the approved MOU, based on NCDOT Congestion 

Management Guidelines.  Refer to Section 6.1 of this report for a detailed description of any 

adjustments to these guidelines made throughout the analysis. 

 

The proposed development, anticipated to be completed in 2017, is expected to consist of a 

36,000 square foot (sq. ft.) supermarket and five (5) outparcels upon full build-out.  The five 

outparcels were assumed to have the following uses for the purpose of this study: 

 20,000 sq. ft. shopping center 

 3,500 sq. ft. drive-in bank 

 6,000 sq. ft. high-turnover (sit-down) restaurant 

 4,000 sq. ft. fast-food restaurant with drive-through window 

 6,000 sq. ft. convenience market with gasoline pumps 
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The study analyzes traffic conditions during the weekday AM and PM peak hours for the 

following scenarios: 

 Existing (2016) Traffic Conditions 

 Background (2017) Traffic Conditions 

 Combined (2017) Traffic Conditions  

 

1.1. Site Location and Study Area 

The development is proposed to be located in the southeast quadrant of Durham Road / Old 

Falls of Neuse Road and Dr. Calvin Jones Highway (NC 98) in Wake Forest, North Carolina.  

The study area for the TIA was determined through coordination with NCDOT and the Town 

and consists of the following existing intersections: 

 Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road 

(signalized) 

 Dr. Calvin Jones Highway (NC 98)  and Northpark Drive / Retail Drive (signalized) 

 Durham Road and Debarmore Street / Flemming House Street (unsignalized) 

 

Refer to Figure 1 for the site location map. 
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1.2. Proposed Land Use and Site Access 

The proposed development, anticipated to be completed in 2017, is expected to consist of a 

36,000 sq. ft. supermarket and five (5) outparcels upon full build-out.  The five outparcels were 

assumed to have the following uses for the purpose of this study: 

 20,000 sq. ft. shopping center 

 3,500 sq. ft. drive-in bank 

 6,000 sq. ft. high-turnover (sit-down) restaurant 

 4,000 sq. ft. fast-food restaurant with drive-through window 

 6,000 sq. ft. convenience market with gasoline pumps 

 

Access to the proposed development will be provided via one left-over site driveway on Durham 

Road and one right-in/right-out (RIRO) site driveway on Dr. Calvin Jones Highway (NC 98).  

Refer to Figure 2 for a copy of the preliminary site plan.  

 

1.3. Adjacent Land Uses 

The proposed development is expected to be constructed within an area consisting primarily of 

residential development and undeveloped land. 

 

1.4. Existing Roadways 

Dr. Calvin Jones Highway (NC 98) is a four-lane divided roadway running in an east-west 

direction with a posted speed limit of 55 miles per hour (mph) within the study area.  Based on 

the most recent data (2013) from the NCDOT, NC 98 has an annual average daily traffic 

(AADT) volume of 15,000 vehicles per day (vpd) within the study area.  

 

Durham Road is a five-lane roadway divided by a two-way left-turn lane (TWLTL) running in a 

north-south direction with a posted speed limit of 45 mph within the study area.  South of NC 

98, this roadway turns into Old Falls of Neuse Road.  Based on the most recent data (2013) from 

the NCDOT, Durham Road has an AADT volume of 8,900 vpd within the study area. 
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Old Falls of Neuse Road is a five-lane roadway divided by a TWLTL running in a north-south 

direction with a posted speed limit of 45 mph within the study area.  North of NC 98, this 

roadway turns into Durham Road.  Based on the most recent data (2013) from the NCDOT, Old 

Falls of Neuse Road has an AADT volume of 24,000 vpd outside the study area.  

 

Debarmore Street is a two-lane undivided roadway running in an east-west direction with a 

posted speed limit of 45 mph within the study area.  East of Durham Road, this roadway turns 

into Fleming House Street.  Based on the current traffic counts from 2016, and assuming that the 

PM peak hour volume is 10% of the average daily traffic, Debarmore Street has an average daily 

traffic volume of approximately 700 vpd within the study area. 

 

Fleming House Street is a two-lane undivided roadway running in an east-west direction with a 

posted speed limit of 25 mph within the study area.  West of Durham Road, this roadway turns 

into Debarmore Street.  Based on current traffic counts from 2016, and assuming that the PM 

peak hour volume is 10% of the average daily traffic, Fleming House Street has an average daily 

traffic volume of approximately 680 vpd within the study area. 

 

Northpark Drive is a two-lane undivided roadway running in a north-south direction with no 

posted speed limit in the study area.  For the purpose of this study, it was analyzed with a speed 

limit of 25 mph.  North of NC 98, this roadway turns into Retail Drive.  Based on the current 

traffic counts from 2016, and assuming that the PM peak hour volume is 10% of the average 

daily traffic, Northpark Drive has an average daily traffic volume of approximately 3,000 vpd 

within the study area. 

 

Retail Drive is a three-lane roadway divided by a TWLTL running in a north-south direction with 

a posted speed limit of 25 mph within the study area.  South of NC 98, this roadway turns into 

Northpark Drive.  Based on the current traffic counts from 2016, and assuming that the PM peak 

hour volume is 10% of the average daily traffic, Retail Drive has an average daily traffic volume 

of approximately 9,300 vpd within the study area. 
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Existing lane configurations (number of traffic lanes on each intersection approach), lane widths, 

storage capacities, and other intersection and roadway information was collected through field 

reconnaissance by Ramey Kemp & Associates, Inc. (RKA). Refer to Figure 3 for an illustration 

of the existing lane configurations within the study area. 
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2. EXISTING (2016) PEAK HOUR CONDITIONS 

2.1. Existing (2016) Peak Hour Traffic 

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

study intersections listed below in April of 2015 by RKA during typical weekday AM (7:00 AM 

– 9:00 AM) and PM (4:00 PM – 6:00 PM) peak periods: 

 Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road 

 Durham Road and Debarmore Street / Flemming House Street 

 

It should be noted that traffic counts at the intersections listed above were projected to the year 

2016 using an annual growth rate of 2%, as approved by the Town and NCDOT.  Additionally, 

traffic counts were conducted at the intersection of Dr. Calvin Jones Highway (NC 98) and 

Northpark Drive in September of 2016 by RKA during typical weekday AM (7:00 AM – 9:00 

AM) and PM (4:00 PM – 6:00 PM) peak periods. 

 

Refer to Figure 4 for existing (2016) weekday AM and PM peak hour traffic volumes. A copy of 

the raw traffic count data is located in Appendix B of this report.  There was one (1) section of 

roadway where the imbalances in the existing counts could not be justified based on driveways 

along this roadway.  The following adjustments were made below to provide for a conservative 

analysis: 

 A significant increase in eastbound traffic was observed along Dr. Calvin Jones Highway 

(NC 98) between Old Falls of Neuse Road / Durham Road and Northpark Drive / Retail 

Drive during the weekday PM peak hour.  There is a left-over access to the Wakefield 

Plantation residential development along this section of roadway.  It was assumed that 

some, but not all traffic along this section of roadway would enter this residential 

development from NC 98.  All other traffic volumes were consistent throughout the study 

area and 50% of the traffic gained along this section of roadway was added 

proportionally to the specific movements at the intersection of Dr. Calvin Jones Highway 

(NC 98) and Old Falls of Neuse Road / Durham Road that influence the imbalance along 

this section of roadway. 
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2.2. Analysis of Existing (2016) Peak Hour Traffic 

The existing (2016) weekday AM and PM peak hour traffic volumes were analyzed to determine 

the current levels-of-service at the study intersections under existing roadway conditions.  Signal 

information was obtained from NCDOT and is included in Appendix C.  The results of the 

analysis are presented in Section 7 of this report.  Refer to Appendices D-F for the detailed 

capacity analysis results at each intersection. 
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3. BACKGROUND (2017) PEAK HOUR CONDITIONS 

In order to account for growth of traffic and subsequent traffic conditions at a future year, 

background traffic projections are needed.  Background traffic is the component of traffic due to 

the growth of the community and surrounding area that is anticipated to occur regardless of 

whether or not the proposed development is constructed.  Background traffic is comprised of 

existing traffic growth within the study area and additional traffic created as a result of adjacent 

approved developments. 

 

3.1. Ambient Traffic Growth 

Through coordination with the Town and NCDOT, it was determined that an annual growth rate 

of 2% would be used to project existing traffic volumes at the study intersections to the analysis 

year of 2017.  Refer to Figure 5 for projected (2017) peak hour traffic. 

 

3.2. Adjacent Development Traffic 

Based on coordination with the Town and NCDOT, the Legacy at Wake Forest Development 

was considered as an adjacent development in the analysis of future traffic conditions.  The 

Legacy at Wake Forest Development is expected to consist of 301 apartment units.  The 

development is anticipated to be complete in 2018 and is located north of the intersection of Dr. 

Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road in Wake Forest, 

North Carolina.  As a result of the site driveways for the above listed adjacent development, the 

trips associated with this development do not balance between our study intersections.  Adjacent 

development trips are shown in Figure 6. Adjacent development information can be found in 

Appendix D. 

 

3.3. Future Roadway Improvements 

Based on coordination with the Town and NCDOT, there are no future roadway improvements 

in this study area to consider under future conditions.  

 

3.4. Background (2017) Peak Hour Traffic Volumes 

The background (2017) traffic volumes were determined by projecting the existing (2016) peak 

hour traffic to the year 2017 (Figure 4) and adding the adjacent development trips (Figure 6).  
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Refer to Figure 7 for an illustration of the background (2017) peak hour traffic volumes at the 

study intersections. 

 

3.5. Analysis of Background (2017) Peak Hour Traffic Conditions 

The background (2017) weekday AM and PM peak hour traffic volumes at the study 

intersections were analyzed with existing lane configurations. The analysis results are presented 

in Section 7 of this report.  Refer to Appendices D-G for the detailed capacity analysis reports at 

each intersection.   
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4. SITE TRIP GENERATION AND DISTRIBUTION 

4.1. Trip Generation 

The proposed development is expected to consist of a 36,000 sq. ft. supermarket and five (5) 

outparcels upon full build-out.  The five outparcels were assumed to have the following uses for 

the purpose of this study: 

 20,000 sq. ft. shopping center 

 3,500 sq. ft. drive-in bank 

 6,000 sq. ft. high-turnover (sit-down) restaurant 

 4,000 sq. ft. fast-food restaurant with drive-through window 

 6,000 sq. ft. convenience market with gasoline pumps 

 

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

were estimated using methodology contained within the ITE Trip Generation Manual, 9th 

Edition.  Table 1, on the following page, provides a summary of the trip generation potential for 

the site. 
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Table 1: Trip Generation Summary 

Land Use 

(ITE Code) 
Density 

Weekday 

24 Hour 

Volumes 

Weekday AM 

Peak Hour Trips 

Weekday PM 

Peak Hour Trips 

Enter Exit Enter Exit 

Shopping Center 

(820) 
20,000 sq. ft. 860 12 7 36 38 

Supermarket 

(850) 
36,000 sq. ft. 3,690 76 46 174 167 

Drive-In Bank  

(912) 
3,500 sq. ft. 520 24 18 43 42 

High-Turnover  

(Sit-Down) Restaurant  

(932) 

6,000 sq. ft. 770 36 29 35 24 

Fast-Food Restaurant 

(934) 
4,000 sq. ft. 1,990 93 89 68 63 

Convenience Market with 

Gasoline Pumps 

(853) 

6,000 sq. ft. 5,080 123 123 153 153 

Total Trips 12,910 364 312 509 487 

ITE Internal Capture – 10%  1,290 -- -- -50 -50 

Total External Trips 11,620 364 312 459 437 

Pass-By Trips: Shopping Center 

(34% Daily, 34% PM) 
-270 0 0 -11 -11 

Pass-By Trips: Supermarket 

(36% Daily, 36% PM) 
-1,200 0 0 -55 -55 

Pass-By Trips: Drive-In Bank 

(32% Daily, 29% AM, 35% PM) 
-150 -6 -6 -13 -13 

Pass-By Trips: High-Turnover  

(Sit-Down) Restaurant 

(43% Daily, 43% PM) 

-300 0 0 -11 -11 

Pass-By Trips: Fast-Food Restaurant 

(50% Daily, 49% AM, 50% PM) 
-900 -45 -45 -29 -29 

Pass-By Trips: Convenience Market  

with Gasoline Pumps 

(64% Daily, 63% AM, 66% PM) 

-2,930 -77 -77 -91 -91 

Total Pass-By Trips -5,750 -128 -128 -210 -210 

Net New External Trips 5,870 236 184 249 227 
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It is estimated that the proposed development will generate approximately 12,910 total site trips 

on the roadway network during a typical 24-hour weekday period.  Of the daily traffic volume, it 

is anticipated that 676 trips (364 entering and 312 exiting) will occur during the AM peak hour 

and 996 trips (509 entering and 487 exiting) will occur during the PM peak hour.  

 

Internal capture of trips between the retail uses was considered in this study.  Internal capture is 

the consideration for trips that will be made within the site between different land uses, so the 

vehicle technically never leaves the internal site but can still be considered as a trip to that 

specific land use.  Based on the ITE 9
th
 Edition methodology, a daily internal capture rate of 

10% and a PM peak hour internal capture rate of 10% was applied to the total trips.  The 

internal capture reductions are expected to account for approximately 1,290 daily trips and 100 

trips (50 entering and 50 exiting) during the PM peak hour. 

 

Pass-by trips were also taken into consideration in this study.  Pass-by trips are made by the 

traffic already using the adjacent roadway, entering the site as an intermediate stop on their way 

to another destination.  Pass-by percentages are applied to site trips after adjustments for internal 

capture.  Pass-by trips are expected to account for approximately 5,750 daily trips, of which it is 

expected that 256 trips (128 entering and 128 exiting) occur during the AM peak hour and 420 

trips (210 entering and 210 exiting) occur during the PM peak hour.  It should be noted that the 

pass-by trips were balanced, as it is likely that these trips would enter and exit in the same hour.  

The reduction due to pass-by trips was calculated after the reduction due to internal capture was 

considered. 

 

The total primary site trips are the calculated site trips after the reduction for internal capture and 

pass-by trips.  Primary site trips are expected to generate approximately 5,870 site trips during a 

typical 24-hour weekday period. Of the daily traffic volume it is anticipated that 420 trips (236 

entering and 184 exiting) will occur during the AM peak hour and 476 trips (249 entering and 

227 exiting) will occur during the PM peak  hour.  
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4.2. Site Trip Distribution and Assignment 

Trip distribution percentages for the proposed 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 site trips will be distributed as follows: 

 30% to/from the south via Old Falls of Neuse Road 

 10% to/from the north via Durham Road  

 20% to/from the west via Dr. Calvin Jones Highway (NC 98) 

 20% to/from the east via Dr. Calvin Jones Highway (NC 98) 

 10% to/from residential areas along Dr. Calvin Jones Highway (NC 98) 

 10% to/from the east via Flemming House Street 

 

The primary site trip distribution is shown in Figure 8.  Refer to Figure 9 for an illustration of the 

peak hour primary site trips. 

 

The pass-by site trips were distributed based on existing traffic patterns with consideration given 

to the proposed driveway access and site layout.  Refer to Figure 10 for an illustration of the 

pass-by site trip distribution.  Pass-by site trips are shown in Figure 11.   

 

The total site trips were determined by adding the primary site trips (Figure 9) and the pass-by 

site trips (Figure 11).  Refer to Figure 12 for an illustration of the total peak hour site trips at the 

study intersections. 
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5. COMBINED (2017) TRAFFIC CONDITIONS 

5.1. Combined (2017) Peak Hour Traffic Volumes 

In order to estimate traffic conditions with the site fully developed, the total site trips (Figure 12) 

were added to the background (2017) traffic volumes (Figure 7) to determine the combined 

(2017) traffic volumes.  Refer to Figure 13 for an illustration of the combined (2017) peak hour 

traffic volumes with the proposed development in place. 

 

5.2. Analysis of Combined (2017) Peak Hour Traffic 

The combined (2017) peak hour conditions were analyzed according to the same methodology as 

described for background conditions.  The results of the capacity analysis for each intersection 

are presented in Section 7 of this report.  Specific improvements at each study intersection are 

identified in Section 9.  Refer to Appendices D-I for the detailed capacity analysis results at each 

intersection. 
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6. TRAFFIC ANALYSIS PROCEDURE 

Study intersections were analyzed using the methodology outlined in the 2010 Highway Capacity 

Manual (HCM) published by the Transportation Research Board. Capacity and level of service 

are the design criteria for this traffic study. A computer software package, Synchro (Version 

9.1), was used to complete the analyses for most of the study area intersections. Please note that 

the unsignalized capacity analysis does not provide an overall level of service for an intersection; 

only delay for an approach with a conflicting movement.  

 

The HCM defines capacity as “the maximum hourly rate at which persons or vehicles can 

reasonably be expected to traverse a point or uniform section of a lane or roadway during a given 

time period under prevailing roadway, traffic, and control conditions.” Level of service (LOS) is 

a term used to represent different driving conditions, and is defined as a “qualitative measure 

describing operational conditions within a traffic stream, and their perception by motorists and/or 

passengers.” Level of service varies from Level “A” representing free flow, to Level “F” where 

breakdown conditions are evident. Refer to Table 2 for HCM levels of service and related 

average control delay per vehicle for both signalized and unsignalized intersections. Control 

delay as defined by the HCM includes “initial deceleration delay, queue move-up time, stopped 

delay, and final acceleration delay”. An average control delay of 50 seconds at a signalized 

intersection results in LOS “D” operation at the intersection. 

 

Table 2: Highway Capacity Manual – Levels-of-Service and Delay 

UNSIGNALIZED INTERSECTION SIGNALIZED INTERSECTION 

LEVEL OF 

SERVICE 

AVERAGE CONTROL 

DELAY PER VEHICLE 

(SECONDS) 

LEVEL OF 

SERVICE 

AVERAGE CONTROL 

DELAY PER VEHICLE 

(SECONDS) 

A 

B 

C 

D 

E 

F 

0-10 

10-15 

15-25 

25-35 

35-50 

>50 

A 

B 

C 

D 

E 

F 

0-10 

10-20 

20-35 

35-55 

55-80 

>80 
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6.1. Adjustments to Analysis Guidelines 

Capacity analysis at all study intersections was completed according to the Town’s Unified 

Development Ordinance (UDO) and NCDOT Congestion Management Guidelines.  A summary 

of adjustments to these guidelines made throughout the analysis is provided below: 

 In the Synchro analysis for the combined (2017) conditions at the intersection of Dr. 

Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road, because it 

is recommended that signage is provided indicating northbound (Old Falls of Neuse 

Road) right-turn movements should yield to westbound (NC 98) U-turn movements, U-

turn movements at this intersection were analyzed with protected only phasing coded.  

Allowing right-turns-on-red (RTOR) on the northbound approach (Old Falls of Neuse 

Road) of this intersection allows vehicles to enter the intersection when there is a break in 

traffic from the eastbound through traffic along NC 98 as well; however, this matches 

current field operations.  Utilizing protected only phasing for U-turn movements, 

eliminating the overlapping right-turn phase, and allowing RTOR more accurately 

represents how the signal will operate in the field because the use of permitted phasing 

with an overlapping right-turn phase shows an unrealistic amount of delay for study 

intersections with U-turn movements if proper signage is provided. 

 Trip generation for the 20,000 sq. ft. shopping center within the proposed development 

was calculated utilizing rates from the ITE Trip Generation Manual, 9th Edition.  

NCDOT Congestion Management Guidelines recommended calculating the trip 

generation for this land use utilizing equations from the ITE Trip Generation Manual, 

9th Edition; however, calculating the trip generation utilizing equations provides for an 

overestimation of traffic because of the small size of this land use.  This adjustment to the 

guidelines provides a more accurate representation of the traffic expected from this 

portion of the development. 

 Trip generation for the 6,000 sq. ft. high-turnover (sit-down) restaurant within the 

proposed development was calculated utilizing the adjacent street peak hour generator 

from the ITE Trip Generation Manual, 9th Edition.  NCDOT Congestion Management 

Guidelines recommend calculating the trip generation for this land use utilizing the 

generator peak hour type from the ITE Trip Generation Manual, 9th Edition; however, 
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calculating the trip generation for this land use utilizing the adjacent street peak hour 

generator provides a more accurate estimation of traffic expected for this land use during 

weekday AM (7:00 AM – 9:00 AM) and PM (4:00 PM – 6:00 PM) peak periods 

analyzed. 
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7. CAPACITY ANALYSIS 

7.1. Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road 

The signalized intersection of Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / 

Durham Road was analyzed under existing (2016), background (2017), and combined (2017) 

conditions with the lanes and traffic control shown in Table 3.  Refer to Table 3 for a summary of 

the analysis results.  Refer to Appendix E for the Synchro capacity analysis reports. 

 

Table 3: Analysis Summary of Dr. Calvin Jones Highway (NC 98) [East-West] and Old 

Falls of Neuse Road / Durham Road [North-South] 

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 

(sec) 
Approach 

Overall 

(sec) 

Existing (2016) 

Conditions 

EB 

WB 

NB 

SB 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 2 RT 

C 

C 

D 

D 

C 

(33) 

D 

C 

D 

C 

D 

(37) 

Background (2017) 

Conditions 

EB 

WB 

NB 

SB 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 2 RT 

C 

C 

D 

D 

C 

(34) 

D 

C 

D 

C 

D 

(41) 

Combined (2017) 

Conditions 

EB 

WB 

NB 

SB 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 2 RT 

D 

C 

D 

D 

D 

(37) 

F 

D 

D 

C 

E 

(57) 

Combined (2017) 

Conditions w/ Signal 

Timing Modifications 

EB 

WB 

NB 

SB 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 1 RT 

2 LT, 2 TH, 2 RT 

-- -- 

D 

D 

D 

C 

D 

(43) 

 

Capacity analysis indicates that this intersection is expected to operate at an overall LOS C 

during the weekday AM peak hour and an overall LOS D during the weekday PM peak hour 

under existing (2016) and background (2017) conditions.  Under combined (2017) conditions, 

the intersection is expected to operate at an overall LOS D during the weekday AM peak hour 

and an overall LOS E during the weekday PM peak hour.  Signal timing modifications were 

made during the weekday PM peak hour under combined (2017) conditions to more closely 
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represent the delays expected during the background (2017) conditions.  Some of the cycle 

length time was taken from the westbound through phase and added to the eastbound left-turn 

phase due to the drop in level-of-service on the eastbound approach between background (2017) 

and combined (2017) conditions from LOS D to LOS F, respectively.  With signal timing 

modifications, the intersection is expected to operate at an overall LOS D during the weekday 

PM peak hour under combined (2017) conditions. 

 

It should be noted that a considerable amount of traffic exiting the site is forced to make a U-

turn at the intersection of Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / 

Durham Road because of the proposed site access locations.  It is recommended that signage is 

provided indicating the northbound right-turn movements should yield to westbound U-turn 

movements at this intersection.  Due to the limitations of Synchro and SimTraffic, adjustments 

were made to the westbound U-turn phasing and the northbound right-turn phasing to more 

accurately represent how the signal will operate in the field.  Refer to Section 6.1 of this report 

for a detailed description of any adjustments to the Town’s Unified Development Ordinance 

(UDO) or NCDOT Congestion Management Guidelines made throughout the analysis.   

 



Traffic Impact Analysis  Crenshaw Corners – Wake Forest, North Carolina 

 33 

7.2. Dr. Calvin Jones Highway (NC 98) and Northpark Drive / Retail Drive 

The signalized intersection of Dr. Calvin Jones Highway (NC 98) and Northpark Drive / Retail 

Drive was analyzed under existing (2016), background (2017), and combined (2017) conditions 

with the lanes and traffic control shown in Table 4.  Refer to Table 4 for a summary of the 

analysis results. Refer to Appendix F for the Synchro capacity analysis reports. 

 

Table 4: Analysis Summary of Dr. Calvin Jones Highway (NC 98) [E-W] and Northpark 

Drive / Retail Drive [N-S] 

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 

(sec) 
Approach 

Overall 

(sec) 

Existing (2016) 

Conditions 

EB 

WB 

NB 

SB 

1 LT, 2 TH, 1 TH-RT 

1 LT, 2 TH, 1 RT 

1 LT, 1 TH-RT 

2 LT, 1 TH-RT 

B 

C 

D 

E 

C 

(21) 

C 

C 

D 

D 

C 

(32) 

Background (2017) 

Conditions 

EB 

WB 

NB 

SB 

1 LT, 2 TH, 1 TH-RT 

1 LT, 2 TH, 1 RT 

1 LT, 1 TH-RT 

2 LT, 1 TH-RT 

B 

C 

D 

E 

C 

(21) 

C 

C 

D 

D 

C 

(33) 

Combined (2017) 

Conditions  

EB 

WB 

NB 

SB 

1 LT, 2 TH, 1 TH-RT 

1 LT, 2 TH, 1 RT 

1 LT, 1 TH-RT 

2 LT, 1 TH-RT 

B 

C 

D 

E 

C 

(22) 

D 

C 

D 

D 

D 

(38) 

 

Capacity analysis indicates that this intersection is expected to operate at an overall LOS C 

during the weekday AM and PM peak hours under existing (2016) and background (2017) 

conditions.  Under combined (2017) conditions, the intersection is expected to continue 

operating at an overall LOS C during the weekday AM peak hour and operate at an overall LOS 

D during the weekday PM peak hour.  
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7.3. Durham Road and Debarmore Street / Flemming House Street 

The unsignalized intersection of Durham Road and Debarmore Street / Flemming House Street 

was analyzed under existing (2016), background (2017), and combined (2017) conditions with 

the lanes and traffic control shown in Table 5.  Refer to Table 5 for a summary of the analysis 

results.  Refer to Appendix G for the Synchro capacity analysis reports. 

 

Table 5: Analysis Summary of Durham Road [N-S] and Debarmore Street / Flemming House 

Street [E-W] 

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 

(sec) 
Approach 

Overall 

(sec) 

Existing (2016) 

Conditions 

EB 

WB 

NB 

SB 

1 LT-TH-RT 

1 LT-TH-RT 

1 LT, 1 TH, 1 TH-RT 

1 LT, 1 TH-RT 

C
2 

E
2 

A
1 

A
1 

N/A 

C
2 

E
2 

A
1 

A
1
 

N/A 

Background (2017) 

Conditions 

EB 

WB 

NB 

SB 

1 LT-TH-RT 

1 LT-TH-RT 

1 LT, 1 TH, 1 TH-RT 

1 LT, 1 TH-RT 

D
2 

E
2 

A
1 

A
1
 

N/A 

C
2 

E
2 

A
1 

A
1
 

N/A 

Combined (2017) 

Conditions 

EB 

WB 

NB 

SB 

1 LT-TH-RT 

1 LT-TH-RT 

1 LT, 1 TH, 1 TH-RT 

1 LT, 1 TH-RT 

D
2 

F
2 

A
1 

A
1
 

N/A 

D
2 

F
2 

A
1 

B
1
 

N/A 

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

2. Level of service for minor-street approach. 

 

Capacity analysis indicates that all movements on Durham Road operate at acceptable levels-of-

service for all analysis scenarios during the weekday AM and PM peak hours.  The eastbound 

approach (Debarmore Street) is expected to operate at LOS D or better for all analysis scenarios 

during the weekday AM and PM peak hours.  The westbound approach (Flemming House 

Street) is expected to operate at LOS E during the weekday AM and PM peak hours under 

existing (2016) and background (2017) conditions.  Under combined (2017) conditions, the 

westbound approach (Flemming House Street) is expected to operate at LOS F during the 

weekday AM and PM peak hours.  These levels-of-service are not uncommon for minor street 
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approaches with heavy mainline volumes.  The peak hour signal warrant from the Manual On 

Uniform Traffic Control Devices (MUTCD) was considered, but the peak hour volumes are 

significantly lower than those necessary to warrant a signal.  It is not expected that the 

intersection would satisfy the MUTCD 8-hour and 4-hour warrants, which NCDOT favors for 

installation of a traffic signal.  These longer period warrants are not typically met for residential 

areas that do not meet the peak hour warrants due to the distinct peak hour traffic periods for 

residential development.  Additional laneage for the Flemming House Street approach was also 

considered; however, due to the very distinct turning movement patterns, this would provide 

negligible decreases in delay times. 
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7.4. Durham Road and Site Drive 1 

The proposed unsignalized intersection of Durham Road and Site Drive 1 was analyzed under 

combined (2017) conditions with the lanes and traffic control shown in Table 6.  Refer to Table 6 

for a summary of the analysis results. Refer to Appendix H for the Synchro capacity analysis 

reports. 

 

Table 6: Analysis Summary of Durham Road [N-S] and Site Drive 1 [W] 

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 

(sec) 
Approach 

Overall 

(sec) 

Combined (2017) 

Conditions 

WB 

NB 

SB 

1 RT 

2 TH, 1 RT 

1 LT, 2 TH 

A
2 

-- 

A
1 

N/A 
B

2 

-- 

B
1
 

N/A 

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

2. Level of service for minor-street approach. 

 

Capacity analysis indicates that all approaches and movements at this intersection are expected to 

operate at LOS B or better during the weekday AM and PM peak hours under combined (2017) 

conditions. 
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7.5. Dr. Calvin Jones Highway (NC 98) and Site Drive 2 

The proposed right-in/right-out intersection of Dr. Calvin Jones Highway (NC 98) and Site Drive 

2 was analyzed under combined (2017) conditions with the lanes and traffic control shown in 

Table 7.  Refer to Table 7 for a summary of the analysis results.  Refer to Appendix I for the 

Synchro capacity analysis reports. 

 

Table 7: Analysis Summary of Dr. Calvin Jones Highway (NC 98) [E-W] and Site Drive 2 [S] 

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 

(sec) 
Approach 

Overall 

(sec) 

Combined (2017) 

Conditions 

EB 

WB 

SB 

2 TH 

2 TH, 1 RT 

1 RT 

--
 

-- 

D
1 

N/A 
--

 

-- 

C
1
 

N/A 

1. Level of service for minor-street approach. 

 

Capacity analysis indicates that all approaches and movements at this intersection are expected to 

operate at LOS D or better during the weekday AM and PM peak hours under combined (2017) 

conditions. 
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8. CONCLUSIONS 

This report summarizes the findings of the Traffic Impact Analysis (TIA) that was conducted for 

the proposed Crenshaw Corners Development located in the southeast quadrant of Durham 

Road / Old Falls of Neuse Road and Dr. Calvin Jones Highway (NC 98) in Wake Forest, North 

Carolina.  The proposed development, anticipated to be completed in 2017, is expected to 

consist of a 36,000 square foot (sq. ft.) supermarket and five (5) outparcels upon full build-out.  

The five outparcels were assumed to have the following uses for the purpose of this study: 

 20,000 sq. ft. shopping center 

 3,500 sq. ft. drive-in bank 

 6,000 sq. ft. high-turnover (sit-down) restaurant 

 4,000 sq. ft. fast-food restaurant with drive-through window 

 6,000 sq. ft. convenience market with gasoline pumps 

 

Access to the proposed development will be provided via one left-over site driveway on Durham 

Road and one right-in/right-out (RIRO) site driveway on Dr. Calvin Jones Highway (NC 98).   

 

Existing Peak Hour Volumes 

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

study intersections listed below by RKA during typical weekday AM (7:00 AM – 9:00 AM) and 

PM (4:00 PM – 6:00 PM) peak periods: 

 Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road (April 

2015) 

 Durham Road and Debarmore Street / Flemming House Street (April 2015) 

 Dr. Calvin Jones Highway (NC 98) and Northpark Drive (September 2016) 

 

It should be noted that traffic counts conducted in the year 2015 at the intersections listed above 

were projected to the year 2016 using an annual growth rate of 2%, as approved by the Town 

and NCDOT.  Traffic volumes were balanced between intersections, where appropriate.   
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Trip Generation 

It is estimated that the proposed development will generate approximately 5,870 new trips during 

a typical 24-hour weekday period.  Of the daily traffic volume, it is anticipated that 420 new trips 

(236 entering and 184 exiting) will occur during the AM peak hour and 476 new trips (249 

entering and 227 exiting) will occur during the PM peak hour.  

 

Adjustments to Analysis Guidelines 

Capacity analysis at all study intersections was completed according to the Town’s Unified 

Development Ordinance (UDO) and NCDOT Congestion Management Guidelines.  Refer to 

Section 6.1 of this report for a detailed description of any adjustments to these guidelines made 

throughout the analysis. 

 

Intersection Capacity Analysis Summary 

All the study area intersections (including the proposed site driveways) are expected to operate 

at acceptable levels-of-service under existing and future year conditions with the exception of the 

study area intersections that are expected to need improvements to meet NCDOT Congestion 

Management Guidelines provided below: 

 

Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road 

Capacity analysis indicates that this intersection is expected to operate at an overall LOS D 

during the weekday AM peak hour and an overall LOS E during the weekday PM peak hour.  

Signal timing modifications were made during the weekday PM peak hour under combined 

(2017) conditions to more closely represent the delays expected during the background (2017) 

conditions.  Signal time was taken from the westbound through phase and added to the 

eastbound left-turn phase due to the drop in level-of-service on the eastbound approach between 

background (2017) and combined (2017) conditions from LOS D to LOS F, respectively.  With 

signal timing modifications, the intersection is expected to operate at acceptable levels-of-service 

during the weekday PM peak hour under combined (2017) conditions.  It should be noted that a 

considerable amount of traffic exiting the site is forced to make a U-turn at the intersection of 

Dr. Calvin Jones Highway (NC 98) and Old Falls of Neuse Road / Durham Road because of the 

proposed site access locations.  It is recommended that signage is provided indicating the 
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northbound right-turn movements should yield to westbound U-turn movements at this 

intersection.  Due to the limitations of Synchro and SimTraffic, adjustments were made to the 

westbound U-turn phasing and the northbound right-turn phasing to more accurately represent 

how the signal will operate in the field.  Refer to Section 6.1 of this report for a detailed 

description of any adjustments to the Town’s Unified Development Ordinance (UDO) or 

NCDOT Congestion Management Guidelines made throughout the analysis.   
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9. RECOMMENDATIONS 

Based on the findings of this study, specific geometric improvements have been identified and are 

recommended to accommodate future traffic conditions.  Improvements are summarized below 

and are illustrated in Figure 14. 

 

      Improvements Necessary to Mitigate Proposed Site Traffic 

Dr. Calvin Jones Highway (NC 98) [E-W] and Old Falls of Neuse Road / Durham Road [N-S] 

 Modify signal system timings during the weekday PM peak hour. 

 Provide signage indicating northbound right-turn movements should yield to westbound 

U-turn movements. 

 

Durham Road [N-S] and Site Drive 1 (Left-Over) [W] 

 Connect to existing roadway stub along Site Drive 1 east of Durham Road providing one 

egress and one ingress lane to the site. 

 Provide stop control for the westbound approach. 

 

Dr. Calvin Jones Highway (NC 98) [E-W] and Site Drive 2 (RIRO) [S] 

 Connect to existing roadway stub along Site Drive 2 north of Dr. Calvin Jones Highway 

(NC 98) providing one egress and one ingress lane to the site. 

 Provide stop control for the southbound approach. 
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STAFF REPORT 
 
To:   Planning Board & Board of Commissioners 
 
Date:   January 3, 2017 
 
Case:   SU-16-03: Wake Forest Crossing Outparcel 10 

 
Prepared By:  Jonathan Cooper, Senior Planner 
 
GENERAL INFORMATION 
Owner:  Weingarten/Investments Inc. 
   PO Box 924133 
   Houston, TX 77292-4133 
 
Applicant:     Milan Patel 
   9800 San Remo Place 
   Wake Forest, NC 27587 
   construction@milkamhospitality.com 
       
Requested Action: Approval of a Special Use permit for a building exceeding three stories 
 
Tax PINS #:  1830-28-1505 & 1830-18-6497 
 
Location:  1005 Stadium Drive 
 
Size:   2.189 acres  
 
Existing Land Use: Vacant 
 
Proposed Land Use: Hotel / Inn (more than 20 rooms) 
 
Existing Zoning: CU-HB, Conditional Use-Highway Business 
 
Surrounding Land Uses & Zoning: 
 North - Vacant/Stadium drive; RD, Rural Holding District 

South- Commercial Retail-WF Crossing, HB, Highway Business 
 Vacant, RD, Rural Holding District 
East - Commercial Retail (under construction); HB, Highway Business 

     West -  Vacant; HB, Highway Business 
 
Zoning History: A Special Use Permit was approved for the Wake Forest Crossing Shopping 

Center in 2005 (SU-01-05).  A copy of the approved Special Use Permit is 
included in the Board agenda. 

 
Wake Forest Community Plan: This property is located in the Highway Corridor Zone per the Wake 
Forest Community Plan.  Commercial establishments within the corridor can be quite large in scale, with 
ample parking, and near total dependence on automobile access. For many motorists passing through the 
Town, Capitol Boulevard is their most significant impression of Wake Forest. This corridor has many of 
the characteristics associated with a typical commercial strip found in many cities. The policy emphasis for 
the Highway Corridor Zone is to mitigate the adverse visual and functional impacts of strip development as 



 
  

concentrated within the corridor. This may include continued improvements in area signage and 
landscaping, the addition of sidewalks and bikeways (where appropriate) to encourage pedestrian and bicycle 
access, and to continue to work closely with area partners on the US 1 Corridor plan of improvement, 
institutions gathering places, and the largest concentration of historic properties of anywhere in the 
community. 
 
Policies for Commercial Areas: 

 Policy LSC-1: Large-scale commercial developments should be encouraged, where appropriate, to 
contain a diverse mixture of retail, office, restaurant, and service uses. 

 Policy LSC-2: Large-scale commercial uses should be located on the corners of neighborhood 
planning areas, that is, at the intersection of two or more major streets. 

 Policy LSC-8: New large-scale commercial development should have limited driveway access to 
major thoroughfares and should connect all adjacent parking lots. 

 
Analysis:  The proposed hotel is located in a commercial area located at US1 and Stadium Drive and has 
access via internal shopping center driveways and parking lots.   
 
Policies for Streets: 

 Policy S-6: Streetyard vegetation should be planted or retained along major streets to soften and 
unify the streetscape, and to create attractive edge to the roadway allowing views through to the 
businesses.  (Total screening may be required along limited access highways.) 

 Policy S-9: Parking areas within a major street corridor should be generally screened from view using 
structural elements, topographic features and/or plantings.  Plants should be tall enough at maturity 
to obscure views of parked cars.  Service and loading areas should be completely screened. 

 
Staff Analysis:  The proposed site will have landscaping along Stadium drive to unify the streetscape and 
shield parking areas. 
 
Policies for Street Trees: 

 Policy ST-4:  Regularly spaced street trees should be planted in central medians, frontage street 
medians, plaza strips, and, where necessary, in dedicated easements on private property. 

 Policy ST-5: The planting or preservation of street trees of appropriate size and species should 
continue to be required as part of the upfront costs of all new development, in accordance with the 
Town’s street tree planting master plan. 

 
Staff Analysis:  Landscaping will be installed/maintained along Stadium Drive as part of the development 
of the shopping center. 
 
SPECIAL INFORMATION 
 
Public Utilities: Municipal water & sewer services are available to the site. 
 
Public Services: Municipal services are available to the site. 
 
Transportation: The site currently has accesses to Stadium drive and US1 via an internal, private 

shopping center street. 



 
  

Physical Characteristics:  The parcel is currently a vacant undeveloped commercial lot.   The site has 
been rough graded for future development. 

 
Applicable Regulations: Unified Development Ordinance, Wake Forest Community Plan, Wake 

Forest Transportation Plan. 
 
Major Site Plan Data:    
Name:  Wake Forest Crossing Outparcel 10 
Lot size:  2.189 acres  
Proposed Building Size:  41,500 square feet (84 rooms) 
Parking Required:   92 spaces 
Parking Provided:   113 spaces 
Landscaping: Plan meets the requirements of the landscape regulations. 
Buffers: A 20’ Type “B” buffer is required along Stadium Drive and is shown.   
 
ANALYSIS: 
The property is zoned HB, Highway Business where hotels are considered a permitted use.  In Chapter 2.2.5 
of the Unified Development Ordinance, the maximum permitted building height is 3 stories; the UDO 
allows for buildings up to 90’ in the US-1 Corridor with an approved Special Use Permit.  The purpose of 
this request is for a Special Use Permit to allow a building 4 stories tall.  Due to the grade of the parcel 
relative to Stadium Drive and Capital Blvd, the proposed building will appear to be a three story building 
and will not be out of character with the buildings on the adjacent lots. 
 
In order to grant a Special-Use Permit, required findings of fact contained in Section 15.10 of the Wake 
Forest Unified Development Ordinance are required to be met. Staff offers the following findings of fact 
based on the attached Special Use Permit application: 

 
Finding 1: The proposed special use conforms to the character of the neighborhood, 

considering the location, type, and height of the buildings or structures and the type 
and extent of landscaping on the site, the proposed use will be located on an outparcel 
for an existing shopping center, and the proposed design is consistent with the existing 
buildings/uses; 

Finding 2: The proposed use will not cause undue traffic congestion or create a traffic hazard, in 
that the lot will be accessed via the internal shopping center drive; 

Finding 3: Adequate utilities (water, sewer, drainage, electric, etc) are available for the proposed 
use, in that approved public utilities currently exist; 

Finding 4: The proposed use shall not be noxious or offensive by reason of vibration, noise, 
odor, dust, smoke or gas, in that the proposed building height will not be noxious or 
offensive; 

Finding 5: The establishment of the proposed use shall not impede orderly development and 
improvement of surrounding property, in that the proposed 4-story building is located in 
an existing shopping center and will not impede orderly development of surrounding 
property; 

Finding 6: The establishment, maintenance or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety or general welfare, in that the 
proposed building height will not change the intensity of the development, therefore not 
compromising the public health, safety, and general well-being. 



 
  

Finding 7: The application will not substantially injure the value of adjoining or abutting 
property, proposed building height will not adversely impact the adjoining properties; 

Finding 8: The proposed use is consistent with the officially adopted plans and policies of the 
town, in that the proposed 4-story building will be developed in compliance with the 
requirements of the Unified Development Ordinance.  

 
 
 
RECOMMENDATION 
Staff recommends approval of the Special-Use Permit to allow a four-story building, based on the findings 
of fact and subject to the conditions from the original Special Use Permit SU-01-05. 
 
Attachments: 

- Aerial Map 
- Zoning Map 
- Community Plan Maps 
- Special Use Permit Application 
- Special Use Permit SU-01-05 
- Proposed Site Plans 
- Rendered Site Plan Elevations 
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1. CONTRACTOR IS FULLY RESPONSIBLE FOR CONTACTING
APPROPRIATE PARTIES AND ASSURING THAT EXISTING
UTILITIES ARE LOCATED PRIOR TO BEGINNING
CONSTRUCTION.

2. CONTRACTOR IS RESPONSIBLE FOR PLACING
BARRICADES USING FLAGMEN, ETC., AS NECESSARY TO
INSURE SAFETY TO THE PUBLIC.

3. ALL PAVEMENT CUTS, CONCRETE OR ASPHALT, ARE TO
BE REPLACED ACCORDING TO STANDARDS OF THE
NORTH CAROLINA DEPARTMENT OF TRANSPORTATION.

4. SHORING WILL BE ACCORDING TO OSHA TRENCHING
STANDARDS PART 1926 SUBPART P, OR AS AMENDED.

1-800-632-4949
AVOID UTILITY DAMAGE

CALL ULOCO
BEFORE YOU DIG

ITEM#

ZONING CODE SUMMARY

USE:     HOTEL AND MEETING CENTER

ZONE:     CU-HB (CONDITIONAL USE-HIGHWAY BUSINESS)

LOCATION:  1005 STADIUM DRIVE (PIN: 1831954306)
WAKE FOREST, NORTH CAROLINA

CONTACT:     TIM FOLEY                    HENSONFOLEY
              704-875-1615

SITE DATA

1

2

3

4

ITEM PROVIDED

SETBACK AND BUFFER REQUIREMENTS

30' FRONT BUILDING SETBACKMIN. REQUIRED FRONT BUILDING SETBACK

MIN. REQUIRED SIDE BUILDING SETBACK

MIN. REQUIRED REAR BUILDING SETBACK

PARKING SPACES REQUIRED
LODGING- 1 PER ROOM
MEETING CENTER - 1 PER 400 SF

BUILDING SIZE HOTEL  41,550 SF
84 GUESTROOMS

92 SPACES (4 HANDICAP)
1/ROOM = 84 SPACES
1/400SF = 7 SPACES

113 SPACES  (5 HANDICAP)PARKING SPACES PROVIDED

BUILDING USE HOTEL AND MEETING CENTER

MEETING CENTER 2,500 SF

10' SIDE BUILDING SETBACK

30' REAR BUILDING SETBACK

MIN. REQUIRED STREET YARD BUFFER 20' TYPE 'B' STREET YARD BUFFER

SPECIAL USE PERMIT - MASTER PLAN.DWG - PLOT: HFI - FRI. 10-7-2016   10:16 AM

SUP01 03OF
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SPECIAL USE PERMIT - GRADING PLAN.DWG

REVISIONS:

PROJECT NUMBER:
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1. CONTRACTOR IS FULLY RESPONSIBLE FOR CONTACTING
APPROPRIATE PARTIES AND ASSURING THAT EXISTING
UTILITIES ARE LOCATED PRIOR TO BEGINNING
CONSTRUCTION.

2. CONTRACTOR IS RESPONSIBLE FOR PLACING
BARRICADES USING FLAGMEN, ETC., AS NECESSARY TO
INSURE SAFETY TO THE PUBLIC.

3. ALL PAVEMENT CUTS, CONCRETE OR ASPHALT, ARE TO
BE REPLACED ACCORDING TO STANDARDS OF THE
NORTH CAROLINA DEPARTMENT OF TRANSPORTATION.

4. SHORING WILL BE ACCORDING TO OSHA TRENCHING
STANDARDS PART 1926 SUBPART P, OR AS AMENDED.

1-800-632-4949
AVOID UTILITY DAMAGE

CALL ULOCO
BEFORE YOU DIG

SPECIAL USE PERMIT - GRADING PLAN.DWG - PLOT: HFI - FRI. 10-7-2016   10:17 AM
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SPECIAL USE PERMIT - UTILITY PLAN.DWG

REVISIONS:

PROJECT NUMBER:

DRAWN BY:10/07/2016DATE:
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1. CONTRACTOR IS FULLY RESPONSIBLE FOR CONTACTING
APPROPRIATE PARTIES AND ASSURING THAT EXISTING
UTILITIES ARE LOCATED PRIOR TO BEGINNING
CONSTRUCTION.

2. CONTRACTOR IS RESPONSIBLE FOR PLACING
BARRICADES USING FLAGMEN, ETC., AS NECESSARY TO
INSURE SAFETY TO THE PUBLIC.

3. ALL PAVEMENT CUTS, CONCRETE OR ASPHALT, ARE TO
BE REPLACED ACCORDING TO STANDARDS OF THE
NORTH CAROLINA DEPARTMENT OF TRANSPORTATION.

4. SHORING WILL BE ACCORDING TO OSHA TRENCHING
STANDARDS PART 1926 SUBPART P, OR AS AMENDED.

1-800-632-4949
AVOID UTILITY DAMAGE

CALL ULOCO
BEFORE YOU DIG

SPECIAL USE PERMIT - UTILITY PLAN.DWG - PLOT: HFI - FRI. 10-7-2016   10:17 AM



STAFF REPORT 
 
TO:   Planning Board   
 
DATE:  January 3, 2016 
 
CASE:   RZ-16-09: 844 S. Main Street 
 
PREPARED BY: Courtney Jenkins, Planner 
 
GENERAL INFORMATION 
Applicant / Owner:  David B. Alford 
    852 S. Main Street 
    Wake Forest NC 27587 
    (919) 263-1983 
    alford613@yahoo.com   
 
Requested Action: Rezone to GR3, General Residential 3  
 
Existing Zoning: NB, Neighborhood Business 
 
Location:  844 S. Main Street 
 
Size:   1.67 acres 
 
Tax Pin No.:  1840-28-8106 
 
Existing Land Use: Vacant 
 
Zoning History: None on record   
 
Applicable Regulations: Wake Forest Zoning Ordinance, Wake Forest Community Plan 
 
Surrounding Land Use and Zoning: 

N - NB, Neighborhood Business 
S - GR-3, General Residential-3 
E - RMX. Residential Mixed-Use 
W - Pineview Estates Single Family Residential Subdivision; GR-3, General Residential-3 
  

Wake Forest Community Plan: 
The subject property is located in the Town Center Zone per the Growth Strategy Map.  The policy 
emphasis of this plan is to retain the urban, pedestrian oriented character of the Town Center Zone. 
Large scale commercial development and parking lots would detract from the pedestrian oriented, 
small town character of this area and should be avoided.  Development and redevelopment should 
respect the largely modest scale, and historic character of existing desirable structures and sites in 
this area. New residential development should be at a truly urban density, with the objective of 
placing a greater number of buying households within walking distance of the downtown 
commercial district, or nearby neighborhood services. Whenever possible, homes with porches 

mailto:alford613@yahoo.com


should pull up to the street and sidewalk, emphasizing the importance of the street space to each 
neighborhood. 
 
A neighborhood planning area means a section of the Town of Wake Forest, usually about one half 
to one mile on a side that is formed by major physical boundaries or barriers. Most often, the 
planning area boundaries are major thoroughfares. However, planning area boundaries may also be 
formed by a creek or stream, railroad tracks, a large “walled off” land use, or other significant 
physical barrier.  In general, these are all boundaries or barriers which inhibit pedestrian movement.  
These principles are not intended to suggest that all the needs of a person or family are going to be 
met within a single neighborhood planning area. However, a primary objective and benefit of this 
concept is to provide at least the option for some portion of each household's needs to be met 
within the boundaries of the neighborhood planning area, thereby reducing auto-dependency, 
congestion on the town’s thoroughfares, and providing for a better neighborhood environment and 
quality of life. 
 
The following policies are applicable to the review of the rezoning request RZ-16-09: 
 
Policies for Community Character: 

  (Policy CC-6): Community character should be supported by development that is compatible 
when considered within the context of the surrounding area.   

 

Applicable Regulations: Zoning Ordinance, Wake Forest Community Plan 
 
SPECIAL INFORMATION 
Public Utilities: Municipal water and sewer is available to the property. 
 
Public Services: Public Services are available to the property.   
  
Transportation: The property is has frontage and access on a major thoroughfare, South 

Main Street.   
 
Physical Characteristics: The parcel is currently vacant and mostly wooded.  There are no 

known environmentally sensitive features on the parcel. 
   
ANALYSIS 
This is a “general use” zoning change request to GR3, General Residential 3.  The General 
Residential Districts are established to maintain previously developed suburban residential 
subdivisions for their existing or approved low-to-medium density single-family dwellings and 
related recreational, religious and educational facilities.  Intended to act as a transitional zoning 
district between rural development in the county and the urban development of the town, these 
regulations are further intended to discourage any use which would be detrimental to the 
predominately residential nature of the areas included within the district.  

 
The subject property contains approximately 1.67 acres and currently vacant. The applicant has 
requested this site be rezoned to residential, which is consistent with the property adjoining this site 
to the east and west, and with the property to the south, which is location of the residence of the 
applicant and property owner.  The rezoning of this parcel to the General Residential Zoning 
District would be logical due to its proximity to existing residential zoning districts. 



   
RECOMMENDATION 
The request is consistent with the applicable policies of the Wake Forest Community Plan and 
Planning staff recommends that the parcel be rezoned to General Residential 3 Zoning District. 
 
 
Attachments: 

- Zoning Map 

- Aerial Map 

- Wake Forest Community Plan Maps 

- Consistency Statement 

- Rezoning Application 
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RZ-16-09: Presidential Investments 
 

Proposed Consistency Statement 
 

 
The rezoning request is consistent with the Community Plan and UDO in that: 

 
1. The property is located in the Town Center Zone per the Growth Strategy Map.  The policy 
emphasis of this plan is to retain the urban, pedestrian oriented character of the Town Center Zone. 
Development and redevelopment should respect the largely modest scale, and historic character of 
existing desirable structures and sites in this area. New residential development should be at a truly 
urban density, with the objective of placing a greater number of buying households within walking 
distance of the downtown commercial district, or nearby neighborhood services. The GR3 zoning 
designation would allow future development to be designed in a manner that would implement 
many of the recommendations of the Town Center Zone. 
 
2.  The proposed GR3 zoning would allow for residential development which would be 
consistent with the property adjoining this site to the east and west, and with the property to the 
south, which is location of the residence of the applicant and property owner. 
 
 
 





  

 
 

PLANNING BOARD MEETING 
MINUTES 

November 1, 2016 
 
Members Present: Grif Bond, Rod Springer, Al Hinton, Colleen Sharpe, Bob Hill, Ed Gary, 

Thad Juszczak 
 
Members Absent: Chuck Moseley 
 
Town Staff Present: Chip Russell, Planning Director 
   Charlie Yokley, Assistant Planning Director 
   Jonathan Cooper, Senior Planner   
   Deeda Harris, Town Clerk    
   Toby Hampson, Town Attorney 
 
CALL TO ORDER: 
The regular meeting of the Wake Forest Planning Board was called to order by Chairperson Hill at 
7:45 p.m.   
 
REGULAR BUSINESS: 
ITEM:   APPROVAL OF AGENDA 
 
MOTION:  Al Hinton made a motion to approve the agenda.  Ed Gary seconded the 

motion.   
 
DISCUSSION: None 
 
ACTION:  The Planning Board voted 7-0 to approve the November 1, 2016 Planning 

Board agenda. 
 
ITEM:   APPROVAL OF MINUTES FROM October 4, 2016. 
 
MOTION:  Ed Gary made a motion to approve the minutes.  Al Hinton seconded the 

motion. 
 
DISCUSSION: Thad Juszczak asked about the temporary connection for the construction 

entrance for the proposed Stonegate development and whether it would apply 
to all construction traffic or just the traffic associated with the site work.  He 
stated that the developer of the project informed the Board that he could not 
control how contractors involved in the construction of the homes in the 
subdivision accessed the site.  The Board clarified that the condition would 
not apply to any traffic not associated with the initial site work for the 
development. 

 



Planning Board Meeting 
November 1, 2016 Minutes 
 

ACTION:  The Planning Board voted 7-0 to approve the minutes from the October 4, 
2016 meeting. 

 
ITEM:   CASE RZ-16-08 Shopfront Overlay District Expansion: Consideration a 

proposed amendment to Wake Forest Zoning Overlay Map to expand 
Required Shopfront (SF) Overlay District to the 200 and 300 blocks of Elm 
Avenue, 400 block of S. White Street, and the 400 block of S. Brooks Street.  
Wake County Tax PINs affected are 1841-40-9130, 1841-50-3315, 1841-40-
6144, 1840-59-0776, 1840-50-2111, 1840-49-8853, 1840-59-3856, and 1841-
50-5123. 

   
MOTION: Ed Gary made a motion to recommend approval of Case RZ-16-08.  Grif 

Bond seconded the motion.   
 
DISCUSSION: None 
      
ACTION:  The Planning Board voted (7-0) to recommend approval of RZ-16-08. 
 
OTHER BUSINESS:  
Bob Hill pointed out the item listed on the agenda for future quasi-judicial review.   
 
Grif Bond asked if there were any regulations in the UDO regarding the use of cargo containers as a 
permanent accessory structure.  Mr. Yokley stated that the UDO did not specifically address that issue.  
Mr. Bond asked if that was something that should be addressed and stated that he would like to have 
that discussion in the future.  Mr. Russell stated that he did not see an issue with the cargo containers 
being used on sites as long as they were not being used for habitation. Mr. Hampson stated that the 
UDO addressed accessory structures in Chapter 4.6.   
 
Mr. Hill addressed the Board and stated that this would be his final Planning Board meeting.  He 
stated that it had been an honor to serve the Town of Wake Forest over the years and thanked 
everyone for the opportunity. 
 
ADJOURNMENT: 
There being no further business, the Planning Board Meeting was adjourned at 8:00 p.m. 

  
Respectfully submitted, 

       
      ____________________________ 
      Chip Russell, Secretary 
 
      ____________________________ 
      Chairman 
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