
AGENDA 
CLAYTON PLANNING BOARD MEETING 
WEDNESDAY, NOVEMBER 19, 2014  

7:00 PM 
TOWN COUNCIL CHAMBERS 

111 E. SECOND STREET 
For Information: (919) 553-5002 

 
 

I. CALL TO ORDER 
 

II. ADJUSTMENTS TO THE AGENDA 
 

III. APPROVAL OF MINUTES FROM THE OCTOBER 27, 2014 MEETING Minutes to 
be approved at the next Planning Board meeting. 
 

IV. REPORTS AND COMMENTS 
 

V. OLD BUSINESS 
 

VI. NEW BUSINESS 
 

A. PDD 2014-111 ParkView Planned Development – Rezoning to PD-R 
Request for rezoning approval of approx. 82.9 acres from R-10 (Residential-10)  and R-E 
(Residential Estate) to PD-R (Planned Development – Residential), located north of 
Municipal Park and between City Road and Liberty Lane. Associated with PSD 2014-
112. NC PINs 165912-96-6490, 165912-97-6270, 166905-07-1503, 166905-07-0894, 
166905-07-2906, 165908-98-8050, 165908-97-4746, and 165912-87-5175. This request 
will move on to the Town Council for decision. 
 

B. PSD 2014-112 ParkView Planned Development: Master Plan / Preliminary Subdivision 
Plat 
Request for Master Plan / Preliminary Subdivision Plat approval for a 82.0 acre, 330 
unit residential Planned Development, located north of Municipal Park and between City 
Road and Liberty Lane. Contingent on approval of PDD 2014-111 rezoning. NC PINs 
165912-96-6490, 165912-97-6270, 166905-07-1503, 166905-07-0894, 166905-07-2906, 
165908-98-8050, 165908-97-4746, and 165912-87-5175. This request will move on to 
the Town Council for decision. 
 

VII. INFORMAL DISCUSSION AND PUBLIC COMMENT 
 

A. Discuss December Planning Board meeting date 
 

VIII. ADJOURN 
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Planning Board  

November 19, 2014 

STAFF REPORT 

 
Application Number:  PDD 2014-111 (Rezoning to a Planned Development) 
Project Name: ParkView Planned Development 
 
NC PINs: 165912-96-6490, 165912-97-6270, 166905-07-1503, 166905-07-0894, 166905-07-

2906, 165908-98-8050, 165908-97-4746, 165912-87-5175 
TAG #s: 03030069, 05H02017A, 05H02017M, 05H02017K, 05H02017P, 05H02017O, 

05H02017C, 05030071 
Town Limits/ETJ: ETJ and Town Limits 
Overlay: None 
Applicant:  DC Adams Engineering, Inc. 
Owners: Hocutt Baptist Church, Donald C. Adams 
 
Neighborhood Meeting:   Held October 20, 2014  
Public Noticing: Property posted October 17, 2014  
 
 
PROJECT LOCATION:   The 82.94 acre project is located west of City Road and east of Liberty Lane, and north 
of Municipal Park. 
 
 
REQUEST:   The applicant is requesting approval to rezone the subject property from Residential Estate (R-E) 
and Residential 10 (R-10) to Planned Development – Residential (PD-R). 
 
 
SITE DATA: 

Acreage: 82.94 acres (8 parcels)  

Present Zoning:  Residential Estate (R-E) and Residential 10 (R-10) 

Proposed Zoning:  Planned Development – Residential (PD-R)  

Existing Use: Vacant  

Existing Impervious:  None – site is undeveloped 

Overlay:  None 

 

 

Town of Clayton 
Planning Department 

111 E. Second Street, Clayton, NC 27520 
P.O. Box 879, Clayton, NC 27528 

Phone:  919-553-5002 
Fax:  919-553-1720 
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DEVELOPMENT DATA: 

Proposed Uses: Planned Development Residential Subdivision. A Master Plan acting as the 
preliminary plat has been concurrently submitted, as required. See PSD 2014-112 
for development details. 

Fire Protection: The Town of Clayton Fire Department will provide fire protection.  

Access/Streets:  The site fronts on both City Road and Liberty Lane. 

Water/Sewer Provider: Town of Clayton 

Electric Provider: Town of Clayton 

 
 
ADJACENT ZONING AND LAND USES: 
 
North:   Zoning: Residential Estate (R-E) 

Existing Use: Undeveloped/Forested, Single Family Residential  
 
South:   Zoning: Residential-10 (R-10), Residential-6 (R-6)  
 Existing Use: Community Park, Single Family Residential  
 
East:  Zoning: Residential-10 (R-10) 
 Existing Use: City Road, Single Family Residential  
 
West:  Zoning: Residential Estate (R-E) 
 Existing Use: Single Family Residential 
   
 
STAFF ANALYSIS AND COMMENTARY: 
 
Overview 
The applicant is requesting approval to rezone 82.94 acres to Planned Development – Residential (PD-R). A 
Master Plan (acting as a preliminary plat) has been submitted concurrently (PSD 2014-112). All development 
standards are set as a part of this Master Plan approval process. 
 
Definition of PD-R (§155.200(A)(3)(a)): “The PD-R district provides opportunities for master-planned residential 
communities containing a mix of housing types, including associated amenities with appropriate perimeter 
buffering and open space. This district is primarily intended for large-scale residential projects that require 
either additional flexibility not available in a residential district or greater scrutiny by the town due to their 
scale.” 
 
Both the rezoning and the Master Plan must be approved and recorded for the district to be deemed established 
(see §155.705(M)(1)). In the event that the Master Plan is approved, but expires, this rezoning would remain 
valid. However, no development can occur without a valid approved Master Plan.  
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The site has significantly sloping topography and existing water features that in staff’s opinion make it a good 
candidate for the flexibility inherent in a Planned Development Master Plan. As this site is adjacent to 
downtown, staff also feels that the expected density associated with this Planned Development is appropriate 
and supports the Town’s goals of supporting an increased residential presence in the core of Town. 
 
Compatibility with Surrounding Land Uses 
The site is adjacent to other residential uses and so impacts to these areas would not be expected to be 
significant. A Traffic Impact Analysis is being completed to support the Master Plan submittal, which will address 
potential traffic issues and mitigate impacts to neighboring properties and through traffic.  
 
All Planned Developments are required to maintain a Class C Buffer around the perimeter (unless specifically 
waived as part of the Master Plan), providing further compatibility and mitigating impacts on adjacent 
properties. 
 
Consistency with the Strategic Growth Plan 
The proposed rezoning is consistent with the following objectives of the Strategic Growth Plan: 
 Proposed Land Use Map 
 Objective 1.2 Increase Residential Presence Downtown 
 Objective 2.1 Balanced Development/ Investment: Old and New 
 Objective 2.5 More Housing Opportunities: Beyond Starter Homes (Continue to encourage diverse 

housing stock. Promote planned development, which allows more flexibility in housing types.) 
 
The Proposed Land Use Map shows the site as “Residential – Medium.”  
 
 
CONSIDERATIONS:  
 

• The applicant is requesting a rezoning from R-E and R-10 to PD-R.  
• A Master Plan has been concurrently submitted for review (PSD 2014-112). 
• Rezonings are decided by the Town Council. The Planning Board shall make a recommendation to the 

Town Council.  
• When adopting or rejecting the rezoning, the Town Council shall approve a statement describing 

whether its action is consistent with an adopted plans and policies of the town and explaining why the 
board considers the action taken to be reasonable and in the public interest.   

 
 
STAFF RECOMMENDATION: 
 
Staff is recommending approval of the rezoning of the subject property to PD-R. 
 

 
PLANNING BOARD RECOMMENDATION: 
 
ATTACHMENTS: 1) Aerial Map, 2) Existing and Proposed Zoning Map, 3) Proposed Land Use Map, 4) Application, 
5) Neighborhood Meeting Materials, 6) Statement of Consistency and Reasonableness 
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Disclaimer: Town of Clayton assumes no legal
responsibility for the information represented here.

ParkView Planned Development
Rezoning to PD-R

Produced by: TOC Planning

Applicant: DC Adams Engineering, Inc c/o Donnie Adams
Property Owners: Hocutt Baptist Church, Donald C. Adams
Parcel ID Numbers: 165912-96-6490, 165912-97-6270, 166905-07-1503, 166905-07-0894, 166905-07-2906, 
165908-98-8050, 165908-97-4746, 165912-87-5175
Tag #s: 03030069, 05H02017A, 05H02017M, 05H02017K, 05H02017P, 05H02017O, 05H02017C, 05030071
File Number: PDD 2014-111
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ParkView Planned Development
Rezoning to PD-R

Produced by: TOC Planning

Applicant: DC Adams Engineering, Inc c/o Donnie Adams
Property Owners: Hocutt Baptist Church, Donald C. Adams
Parcel ID Numbers: 165912-96-6490, 165912-97-6270, 166905-07-1503, 166905-07-0894, 
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Disclaimer: Town of Clayton assumes no legal
responsibility for the information represented here.

Proposed Land Use Map (Source: 2008 Strategic Growth Plan)
ParkView Planned Development Rezoning to PD-R

Produced by: TOC Planning

10/21/14

MAIN ST  

C
IT

Y 
R

D
  

SH
O

TW
E

LL
 R

D
  

MIA
L S

T  

AT
KIN

SON S
T  

0 0.30.15 Miles

C
IT

Y 
R

D
  

MAIN ST  

STALLINGS ST  

LIBERTY LN  

OLD US 70 HWY W

KI
LG

O
 S

T 
 

RID
GEC

RES
T 

DR  

LA
KE

 D
R  

G
EO

RG
ETO

W
N

E DR  

ED
G

EW
AT

E
R

 D
R

  SUMMIT S
T  

WARREN ST  

SM
ART CT  DAILW

ILL
 D

R  

WOODCREST DR  

CROSS ST  
IR

ONDALE
 D

R  

±

Vicinity Map

Proposed Land Use Map (Source: 2008 Strategic Growth Plan)

0 0.150.075
Miles

Legend
ParkView Site

TOC_Proposed_LandUse
PROPOSED LAND USE

CBD
COMMERCIAL
INDUSTRIAL
MULTI-FAMILY
NEIGHBORHOOD COMMERCIAL
OFFICE INSTITUTIONAL
OPEN SPACE CONSERVATION
PUBLIC
RESIDENTIAL-INFILL
RESIDENTIAL-LIGHT
RESIDENTIAL-MEDIUM
SMALL AREA PLAN

 

Applicant: DC Adams Engineering, Inc c/o Donnie Adams
Property Owners: Hocutt Baptist Church, Donald C. Adams
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166905-07-2906, 165908-98-8050, 165908-97-4746, 165912-87-5175
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05H02017C, 05030071
File Number: PDD 2014-111

















NEIGHBORHOOD MEETING MATERIALS
PDD 2014-111 AND PSD 2014-112



NEIGHBORHOOD MEETING SUMMARY FORM

FILL OUT THE FOLLOWING: 

Date of Mailing:  

I hereby attest that letters were mailed to the addresses listed on the  Adjacent Property Owners List 
(attached): 

Printed Name:  Signature:   

Date of Meeting:  Time of Meeting:  

Location of Meeting:  

Meeting Summary/Minutes: provide a summary of the discussion held at the meeting, including issues raised 
and any changes made by the applicant as a result of the meeting. 

Please write clearly (or submit a typed summary), and use additional sheets if necessary. 

October 2013           Page 5 of 8 

10/8/2014

Donald C. Adams, Jr

10/20/2014 6:00 PM

Legend Park

See Attached



Neighborhood Meeting Minutes for: 

PDD 2014-111 Parkview Planned Development (rezoning) 

PSD 2014-112 Parkview Master Plan (preliminary subdivision 
plat) 

- The meeting was opened at 6:05PM by Reid Smith (developer) who gave an overall summary of 
Parkview. 

- An adjacent owner asked where the sewer outfall line was to be located.  Donnie Adams 
addressed the question and pointed out the location on the plan. 

- A member of New Generation Fellowship Church asked how the project would affect their 
property.  Donnie Adams pointed out the location of the church in relation to the project and 
explained that there would be at least a 20’ buffer between the proposed lots and the church 
property. 

- An adjacent owner raised a question about density.  Donnie Adams stated that the overall 
density requested was 330 units which is less than the current zoning would allow (approx. 360 
units) 

- A question was raised about the number of phases and start date.  Reid Smith stated that the 
project would be constructed in approximately 6 to 8 phases based upon market demand.  He 
indicated that construction on the first phase would begin in early Spring 2015 (pending Town 
approval) 

- An adjacent owner asked what the project would do to property values.  Reid Smith stated that 
in his opinion the property values in the surrounding areas would increase. 

- There were several representatives from the Civitan Club that attended the meeting to 
understand the proposed project and voice some concerns.  In general, the Civitan Club 
representatives had no problems with the proposed development.  However, they voiced 
concerns about potential future residents complaining about the normal operation of club 
activities at night and on weekend nights.  Getting complaints about lights and noise were their 
biggest concerns. 

- Reid Smith acknowledged the concerns and indicated that the developer would work with the 
Civitan as a good neighbor to better understand and address their concerns. 

- After a final call for questions or comments and hearing none, the meeting was closed at 
6:40PM. 





DC Adams Engineering, Inc. 

October 8, 2014 

Dear Clayton Area Property Owner: 

The purpose of this letter is to notify you of an application filed with the Town of Clayton for a land use 
proposal involving property adjacent to, or in close proximity to, property shown in your ownership by 
Johnston County tax records.  Per Town of Clayton regulations, a neighborhood meeting will be held to 
provide information to area residents about the nature of the proposal.  A representative of the 
applicant will be present to explain their application, answer questions, and solicit comments. 

Meeting Date: October 20, 2014 

Location: Legend Park (550 City Rd, Clayton, NC) 

Time: 6:00 PM 

Type of Application: Rezoning and Major Subdivision Plan 

General Description: The applicant is requesting rezoning to Planned Development – Residential.  The 
subdivision plan is for a residential subdivision. 

If you have any questions prior to or after this meeting, you may contact us at 919-763-7278. 

Sincerely, 

Donnie Adams, PE 

cc: Clayton Planning Dept. 

335 Athletic Club Blvd 
Clayton, NC 27527 

Office: 919-763-7278 
donnie@dcadamspe.com 

Firm # C-3894 



* * *  DISCLAIMER  * * *
Johnston County assumes no legal responsibility for the information represented here.

Scale:   1:2762    -    1 in. = 230.15 feet
(The scale is only accurate when printed landscape on a 11 x 17 size sheet with no page scaling.)

Johnston County GIS
August 29, 2014

ADJACENT PROPERTY OWNERS PDD 2014-11AND PSD 2014-112



TOWN OF CLAYTON 

ZONING AMENDMENT 

CONSISTENCY AND REASONABLENESS STATEMENT 

PDD 2014-111 ParkView Planned Development Rezoning to PD-R 

The Planning Board of the Town of Clayton hereby states: 

Section 1: The above referenced zoning amendment IS CONSISTENT with: 

The Town of Clayton’s Strategic Growth Plan, specifically:  
 Proposed Land Use Map
 Objective 1.2 Increase Residential Presence Downtown
 Objective 2.1 Balanced Development/ Investment: Old and New
 Objective 2.5 More Housing Opportunities: Beyond Starter Homes

Section 2: Based upon information presented at the public hearings and by the applicant, and 
based upon the recommendations and detailed information developed by staff and the Planning 
Board contained in the staff report, and considering the criteria applicable sections of the Unified 
Development Code of the Town of Clayton, specifically the scale of the development, the close 
proximity of the project to the downtown core, compatibility with surrounding land uses 
and existing infrastructure, and the need for flexible standards based on unique site 
topography and natural features; the above referenced zoning amendment is reasonable and in 
the public interest. 

PPAB 2574608v1 



 
 
 
 

 
November 19, 2014 

STAFF REPORT 

 
Application Number:  PSD 2014-112 (Preliminary Plat / Master Plan for Planned Development) 
Project Name: ParkView Planned Development 
 
Associated Application: PDD 2014-111 (Rezoning to PD-R) 
NC PINs: 165912-96-6490, 165912-97-6270, 166905-07-1503, 166905-07-0894, 166905-07-

2906, 165908-98-8050, 165908-97-4746, 165912-87-5175 
TAG #s: 03030069, 05H02017A, 05H02017M, 05H02017K, 05H02017P, 05H02017O, 

05H02017C, 05030071 
Town Limits/ETJ: ETJ and Town Limits 
Overlay: None 
Applicant:  DC Adams Engineering, Inc. 
Owners: Hocutt Baptist Church, Donald C. Adams 
 
Neighborhood Meeting:   Held October 20, 2014  
Public Noticing: Property posted October 17, 2014  

  
 
 
PROJECT LOCATION:   The 82.94 acre project is located west of City Road and east of Liberty Lane, and north 
of Municipal Park. 
 
 
REQUEST:   The applicant is requesting Master Plan approval, with the Master Plan acting as the Preliminary 
Subdivision Plat approval for the for the ParkView Planned Development to allow a maximum of 330 residential 
units. 
 
 
SITE DATA: 

Acreage: 82.94 acres (8 parcels)  

Present Zoning:  Residential Estate (R-E) and Residential 10 (R-10) 

Proposed Zoning:  Planned Development – Residential (PD-R)  

Existing Use: Vacant  

Existing Impervious:  None – site is undeveloped 

Overlay:  None 

 
 

Town of Clayton 
Planning Department 

111 E. Second Street, Clayton, NC 27520 
P.O. Box 879, Clayton, NC 27528 

Phone:  919-553-5002 
Fax:  919-553-1720 
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DEVELOPMENT DATA: 

Proposed Uses: Residential units – mix of housing types (single family, triplex, duplex, and 
townhome) 

Buildings: Maximum 330 residential units 

Density: Maximum 4 units/acre 

Number of Stories: Maximum height of 35 feet 

Impervious Surface: Maximum 45% for gross project area. Maximum 75% impervious coverage per 
residential lot. 

Required Parking: 2 spaces per unit 

Fire Protection: The Town of Clayton Fire Department will provide fire protection.  

Access/Streets:  Access off of City Road and Liberty Lane. All streets will be public right-of-way. 

Water/Sewer Provider: Town of Clayton 

Electric Provider: Town of Clayton 

 
 
ADJACENT ZONING AND LAND USES: 
 
North:   Zoning: Residential Estate (R-E) 

Existing Use: Undeveloped/Forested, Single Family Residential  
 
South:   Zoning: Residential-10 (R-10), Residential-6 (R-6)  
 Existing Use: Community Park, Single Family Residential  
 
East:  Zoning: Residential-10 (R-10) 
 Existing Use: City Road, Single Family Residential  
 
West:  Zoning: Residential Estate (R-E) 
 Existing Use: Single Family Residential 
   
 
STAFF ANALYSIS AND COMMENTARY: 
 
Overview 
The applicant is requesting preliminary subdivision plat approval for the Master Plan for the ParkView Planned 
Development. This 82.94 acre project is under concurrent request to be rezoned to Planned Development 
Residential (PD-R) under case # PDD 2014-111. Both the rezoning and the master plan must be approved for the 
PD-R District to be approved.  
 
The Master Plan is also acting as the Preliminary Subdivision Plat, as is permitted by the UDC. All dimensional 
standards are set within the Master Plan, along with basic street and development patterns, and regulating 
sheets are included to guide the form of development components. This means that as each phase of the 
development moves towards construction, the details each phase (exact placement of lot lines, for example) 
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would be reviewed and approved by staff as a final plat. Individual site components are required to be 
consistent with the design presented in the regulating and master plan. 
 

• Note: The exceptions to the above include the townhome sections and recreation areas.  The townhome 
phases will either be kept under single ownership as rentals or subdivided into lots which encompass the 
unit only leaving the remainder of the land in common ownership. Consequently the townhome sections 
will either be processed as a Major Site Plan with approval by the Planning Board or return to Town 
Council for subdivision approval. Development of the recreation areas will be processed as Minor Site 
Plans (staff-level review).  
 
Other modifications to this approved Master Plan deemed “Major” will also return to the Town Council 
for review and approval.  

 
The applicant is requesting a maximum of 330 residential units, to be comprised of a mix of single family, 
townhome, duplex, and triplex units. The units are clustered in higher densities, due primarily to the unique 
topography and natural features (streams) of the site, which limit development patterns.  The project includes 
both active and passive recreation and open space, and identifies resource conservation areas as permanently 
preserved (as is required). A 10 foot multi-use path, neighborhood garden, and community “pocket parks” are 
included as project amenities.  Staff has requested that the applicant include more detail regarding amenities 
within the recreation and open space areas. 
 
Planned Development Review Criteria 
The regulations below are the components of the UDC that pertain to the review of Planned Developments: 
 
Definition: 
Definition of PD-R (§155.200(A)(3)(a)): “The PD-R district provides opportunities for master-planned residential 
communities containing a mix of housing types, including associated amenities with appropriate perimeter 
buffering and open space. This district is primarily intended for large-scale residential projects that require 
either additional flexibility not available in a residential district or greater scrutiny by the town due to their 
scale.” Per §155.203(L)(2), “The Planned Development -Residential District is an option provided to encourage a 
mix of housing options within a comprehensively planned development, allowing a density bonus in return for 
the provision of a higher quality development.” 
 
Per §155.203(L), Planned Developments are subject to the following requirements: 

• The development proposed in the master plan is compatible with the character of surrounding land 
uses and maintains and enhances the value of surrounding properties.  

• Each planned development shall provide a comprehensive set of design guidelines that demonstrate 
the project will be appropriate within the context of the surrounding properties and the larger 
community. All bulk, area and dimensional standards shall be established by the Town Council at the 
time of approval. 

• No resource conservation area (see § 155.500) shall be counted towards lot area. This shall not 
preclude the platting of lots in such areas, provided that adequate lot area outside the resource 
conservation area is provided. 

• No resource conservation area shall be counted towards the recreation and open space requirements. 
• The planned development master plan shall meet or exceed the recreation and open space 

requirements of an open space residential subdivision. 
• A phasing plan is required. 
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Master Plan Approval Criteria (§155.705(K)): 
1. Compliance with all applicable requirements of the UDC; 
2. Consistency with the Clayton General Design Guidelines; 
3. Conformance of the proposal with the stated purpose of the requested planned development district;  
4. Compatibility of the proposed development with the adjacent community;  
5. The quality of design intended for each component of the project and the ability of the overall 

development plan to ensure a unified, cohesive environment at full build-out;  
6. Compatible relationships between each component of the overall project;  
7. Self-sufficiency of each phase of the overall project;  
8. Documentation that the proposed infrastructure improvements accommodate the additional impacts 

caused by the development, or documentation to assure that the development, as proposed, will not 
overtax the existing public infrastructure systems;  

9. The fiscal impact of the proposal and the proposed financing of required improvements;  
10. The success of the proposal in providing adequate pedestrian and bicycle links within the development 

and with the adjacent community; and  
11. The effectiveness with which the proposal protects and preserves the ecologically sensitive areas within 

the development. 
 
Preliminary Plat Findings of Fact 
Since the Master Plan is also acting as a Preliminary Subdivision Plat, the applicant is required to address the 
Findings of Fact outlined in §155.706 of the UDC. These have been included with this report as Attachment 1. 
 
Consistency with the Strategic Growth Plan 
The request is consistent with the following objectives of the Strategic Growth Plan: 
 Proposed Land Use Map 
 Objective 1.2 Increased Residential Presence Downtown 
 Objective 2.1 Balanced Development/ Investment: Old and New 
 Objective 2.5 More Housing Opportunities: Beyond Starter Homes (Continue to encourage diverse 

housing stock. Promote planned development, which allows more flexibility in housing types.) 
 
The Proposed Land Use Map shows the site as “Residential – Medium.”  
 
Consistency with the Unified Development Code 
The proposed development is consistent with and meets the applicable requirements of the Unified 
Development Code (UDC).  Individual lot development specifications including building placement, driveway 
placement, etc. will be required to meet all Town standards and be consistent with the provisions of the 
approved Master Plan.  
 
Compatibility with Surrounding Land Uses 
At a proposed density of four units per acre, the proposed development is consistent with the density of 
surrounding residential property. The development patterns themselves are different from those of downtown 
(clustered development), but the preservation of existing vegetation and overall density of just 4 units per acre 
preserves compatibility.  

 
Landscaping and Buffering 
A 30 foot Class C perimeter buffer is provided along the boundary of the property. Where able, existing trees 
and vegetation will be preserved to meet the standards of the Class C buffer. Where a Class C buffer is planted, 
it will be a minimum of 20 feet in width. All landscaping will be required to meet the standards for height and 

Page 4 of 11 
 



caliper as established in the UDC. Street tree species is required to receive approval from the Planning Director 
as they will be located in the public right-of-way. 
 
Recreation and Open Space 
Residential Planned Developments are required to meet or exceed the standards established for open space 
subdivisions. Required and provided recreation and open space is listed below: 
 
Overall Recreation and Open Space 
Required:  Either 12.5% of net site area OR 1,245 sf per unit, whichever is greater.  

In this case, the calculation utilizing 1,245 sf per unit at 330 units is the greater, requiring 9.43 
acres of recreation and open space. Recreation and Open Space may NOT include resource 
conservation areas (the exception is paved greenway if located in a RCA). 

 
Provided:  27.04 acres outside of the RCA 
 
Improved Recreation Areas 
Required: At least 25% of the required recreation and open space shall be improved.  
  25% of 9.43 acres is 2.35 acres.   
 
Provided:  Gazebo Space: 0.37 acres 
  Neighborhood Garden: 2.14 acres 
  Greenway Trail: 2.35 acres 
  Total improved recreation space provided: 4.86 acres 
 
The Master Plan is exceeding the requirements of the recreation and open space.  The acreage of passive and 
active recreation spaces, as well as the type of recreation facilities, will be considered required minimums and 
cannot be reduced without approval by the Town Council.  
 
Dedicated Land 
The applicant is proposing to dedicate the following to the Town: 
 

Greenway Trail: 1.16 acres – Note:  Staff is requiring the dedication of greenway along City 
Road and Sam’s Branch Greenway. 

Resource Conservation Area: 3.29 acres (adjacent to Sam’s Branch Creek) 
 

Other: 5.88 acres (north of Sam’s Branch to the property line) 
Total: 10.33 acres 

 
Per §155.203(I)(2)(a), “all residential development shall be required to either dedicate a portion of the land, or 
make a payment-in-lieu of dedication at a rate set forth in the town’s Comprehensive List of Fees and Charges 
per lot or dwelling unit.” A mix of dedication and fee-in-lieu may be utilized. 
 
In this case, the just 7.04 acres of the required 9.43 acres is proposed for dedication to the town, leaving 2.4 
acres requiring fee-in-lieu at the established rates. Though a total of 10.33 acres are proposed for dedication, 
RCAs do not count toward dedication or fee in lieu, so a total of 7.04 acres of dedicated land (if accepted by the 
Town Council) can be used. As stated above, staff is asking for the additional dedication of land along City Road.  
At the current calculation, fee-in-lieu will be required for 84 of the units. 
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Greenways and Sidewalks 
The property is bounded on the north by Sam’s Branch creek. The Town is currently in design for the extension 
of the existing Sam’s Branch Greenway west all the way to the entrance to Legend Park. As such, the greenway 
shown on the Master Plan would connect to this greenway and all the way to the Neuse River and the Mountain 
to Sea Trail. 
 
The greenway also has potential important connections to downtown, providing access for the subdivision 
residents to the downtown area as well as nearby parks, and also providing access for downtown residents or 
visitors to access the Sam’s Branch Greenway (and Mountain to Sea Trail) without having to drive to a parking 
area/trailhead.  
 
Staff supports the applicant’s proposal to waive the requirement for concrete sidewalks on both sides of public 
streets so long as 5’ concrete sidewalk is installed on one side of all public streets and a minimum 10 foot wide 
asphalt multi-use path / greenway is provided at the same value of the omitted sidewalk.  This value will be 
justified through an engineer’s estimate which will be reviewed and approved by the Public Works Department. 
Staff supports this alternative because while some accessibility is lost with the reduction in sidewalks, this 
accessibility is made up by the presence of a multi-use path which provides access to other portions of the 
development, and acts as a part of the Sam’s Branch Greenway Trail. Benefits to the applicant include the ability 
to use the calculated square footage of the paved pathway toward their improved recreation requirements, a 
reduced roadway cross-section width. 
 
In this case, 8,493 linear feet of sidewalk is provided and so it is assumed the actual sidewalk required by the 
UDC would be approximately twice that, or an additional 8,493 linear feet.  Approximately 5,110 linear feet of 
10 foot paved greenway is shown on the plan.  The engineers estimate will identify the cost per linear foot for 
each type (sidewalk/multi-use path) to develop the required fee-in-lieu if there is a difference in value. 
 
A 20 foot easement is shown from the primary entrance on City Road to the south end of the property to allow 
for future greenway development. The developer will be required to construct sidewalks or Greenway along City 
Road. 
 
Environmental  
As required in the UDC, resource conservation areas (including riparian buffers and 100-year flood zones) shall 
be preserved by a binding legal instrument recorded with the deed as each phase is platted. Riparian buffers not 
considered “stream buffers” by the UDC will meet all state preservation requirements. All other riparian buffers 
that meet the definition of the UDC in Article 5 shall include a 50 foot undisturbed buffer, measured from the 
top of bank. 
 
According to the Master Plan, there are 14.36 acres of RCAs on the site, all of which shall remain undisturbed 
unless proper permits and approvals are received from the State or Town, as applicable. 
 
Signs 
A Master Sign Plan is required for all signage associated with the development. A typical entrance sign design is 
shown in the Master Plan. Entrance signs shall be required to meet or exceed the approved sign style. 
 
Access/Streets  
Primary development access is off of City Road, and shall align with the Legend Park entrance drive.  
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Traffic Impact Analysis 
A Traffic Impact Analysis is being completed by the applicant, and shall be reviewed by NCDOT and the Town 
upon availability. The traffic study does not indicate the need for off-site roadway improvements.  Staff however 
believes that improvements (dedicated turn and deceleration lanes) may be necessary at the main entrance on 
City Road.  All Traffic improvements recommended by NCDOT shall be installed prior to the issuance of a 
certificate of occupancy for the phase that generates the need for the improvement. 
 
Required Access Points 
Per the UDC, no more than 75 certificates of occupancy may be issued within the subdivision until the required 
secondary access has been constructed or bonded for construction. The secondary entrance is proposed just 
north of the primary entrance to the subdivision. No more than 250 certificates of occupancy may be issued 
within the subdivision until the required third access has been constructed or bonded for construction. The third 
access is shown at Liberty Lane. 
 
Alternative Cross-Section 
An alternative cross-section is proposed as part of this development. The cross-section includes sidewalk on just 
one side of the street. Please see the discussion of this in “Recreation and Open Space” element of this report.  
 
The cross-section also proposed a six foot wide planting strip between the sidewalk and the road edge, thus 
placing the street trees in the public right-of-way. Staff supports the planting strip because of improved 
aesthetics and enhanced pedestrian safety when the sidewalk is further from the road and buffered by trees. 

 
Multi-Modal Access 
The location of the proposed greenways allow for development of access points to Downtown Clayton as well as 
to Legend Park and Municipal Park.  
 
Please see the “Alternative Cross-Section” discussion in the “Access/Streets” section of this report, as well as the 
“Greenways and Sidewalks” discussion within the “Recreation and Open Space” section of this report for more 
information on multi-modal access. 

 
Architecture/Design 
Mix of Housing Types 
While totals of housing units by type are included in the Master Plan, the exact mix and location of housing 
types is not intended to be finalized by this Master Plan. Rather, so long as a mix of housing types is included 
and the maximum number of 330 units is not exceeded (mix to be chosen from the pre-established housing 
types in the Master Plan), the number of each type of home may vary depending on market conditions, etc.  
 
Design 
Types of houses to be included in the development are noted on the regulating plan. A graphic architectural 
elevation of the building type is also included. The elevations are not intended as a set standard, but the final 
housing product will be required to be consistent with or exceed the style, quality, and materials shown in the 
graphics 
 
Setbacks and other Dimensional Standards 
Dimensional standards (setbacks, building/house coverage, impervious limits) are set by the Master Plan and 
approved by the Town Council. 
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A Note on Townhomes 
The UDC sets certain standards for townhome design if a garage is present. If the townhomes have garages, they 
will be required to meet Town of Clayton standards as addressed in Section 155.301(J) which sets standards 
such as garage width in relation to the home width. Driveway placement on each lot will also be required to 
meet the requirements of the UDC. Any requirements that pertain to townhome design will be addressed either 
through the final plat or site plan review process, as applicable. 

 
Waivers/Deviations/Variances from Code Requirements 

1. Revised street Cross-Section. 
2. Allow construction of 10 foot paved multi-use path / greenway on a linear foot-for-foot basis, in place of 

a fee-in-lieu. Fee-in-lieu would be required for the difference, in this case for 3,883 linear feet of 
sidewalk (assuming waiver of requirement for 8,493 linear feet of sidewalk and provision of 5,110 linear 
feet of multi-use path). 

 
 
CONSIDERATIONS 
 

• The applicant is requesting approval of a Master Plan for the ParkView Planned Development. The 
Master Plan also acts as the preliminary subdivision plat and so the approval process is quasi-judicial.   

• This approval is subject to approval of PDD 2014-111 (Rezoning to PD-R).   
• The final decision is made by the Town Council with recommendation from the Planning Board. 

 
 
FINDINGS 
 
The applicant has addressed the Major Subdivision Approval Criteria outlined in UDC Section 155.706.  The 
applicant’s Findings of Fact are incorporated into the record as Attachment 1 of the Staff Report. 
 
 
STAFF RECOMMENDATION 
 
Staff is recommending: 

1) Approval of the requested waivers for the alternative street cross-section and to allow fee-in-lieu for 
sidewalk in the form of a 10 foot paved greenway (on a linear foot-per-foot basis) in addition to the 
standard fee-in-lieu. 

2) Approval of the Master Plan with the conditions listed below 
 

CONDITIONS: 
 

1. Following Board approvals, three copies of the Master Plan / Preliminary Subdivision Plan meeting the 
requirements of the Conditions of Approval shall be submitted to Planning Department for final 
approval. 

2. The development of the site is limited to the site design and uses approved by the Town Council. 
Modifications to the approved Master Plan / Preliminary Subdivision Plan shall require review and 
approval in accordance with Section 155.705 of the Unified Development Code. 
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3. The Master Plan / Preliminary Subdivision Plan is considered a preliminary plat.  Individual phases are 
subject to final plat review, except that Townhome phases that are not to be further subdivided shall be 
reviewed as a Major Site Plan. 

4. Neighborhood parks and amenities shall be reviewed as Minor Site Plans prior to construction. 

5. Annexation of all land not currently within Town Limits shall be required prior to Final Plat approval for 
the first phase of the development. 

6. Development fees shall be paid for each phase prior to Final Plat approval. For phases requiring only 
Major Site Plan review, fees shall be paid prior to issuance of building permits. 

7. Land shown as “dedicated to the Town of Clayton” shall be dedicated to the Town prior to Final Plat 
approval for the first phase of the development. 

8. A combination of dedication and fee-in-lieu is being utilized to meet recreation and open space 
requirements. To meet requirements, additional recreation area must be dedicated or a recreation fee-
in-lieu shall be required at the established rate to supplement the dedicated land (land considered 
Resource Conservation Areas does not count toward meeting recreation and open space requirements).  

9. Traffic improvements as recommended by NCDOT shall be installed prior to the issuance of a certificate 
of occupancy for the phase that generates the need for the improvement.  Additional right-of-way 
necessary for City Road shall be dedicated as a part of the first phase of the development. 

10. The access drive to the development shall align with the Legend Park driveway. 

11. All roof mounted and ground mechanic equipment not associated with single family detached 
residential development must be completely screened from view. 

12. Five foot wide sidewalks or ten foot wide multi-use paths shall be installed along one side of all 
roadways within the development. Where sidewalks are not present on both sides of the road, the 
developer shall provide an equal value of ten-foot wide paved greenway/multi-use trails within the 
development. Fee-in-lieu shall be based on an Engineers estimate which documents the cost difference 
in linear footage between the required 5 foot concrete sidewalk length and the provided 10 foot asphalt 
greenway length.  

13. All sidewalks and greenways shall be bonded or constructed prior to plat recordation for the associated 
phase.  

14. Sam’s Branch Greenway shall be bonded and constructed prior to the platting of phase II of the 
Development. 

15. Internal greenway shall be constructed prior to the first Certificate of Occupancy for the adjacent phase.   

16. The neighborhood garden plot shall be completed prior to the platting of phase 5 of the development.  

17. The acreage of passive and active recreation areas identified in the Master Plan shall be considered 
minimum requirements and may not be reduced without approval by the Town Council. The recreation 
areas shall be constructed concurrent with the construction an adjacent phase. 
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18. A Class C Buffer and the 10 foot paved greenway shall be constructed along City Road prior to the 
issuance of the first Certificate of Occupancy.  Class C buffers around the remainder of the site shall be 
installed concurrently with construction of the associated phase of the development. 

19. A mix of at least three housing types shall be required and shall be selected from the list of housing type 
options presented in the regulating plan. The specific percentage of each housing type shall be flexible, 
but shall be chosen from the housing and lot types established in the regulating plan, and are subject to 
approved setbacks and dimensional standards established for each housing/lot type in the regulating 
plan. In no case shall the maximum density exceed 4 units per acre (330 units).  Detached single family 
lot types may be considered as separate housing types with approval by the Planning Director so long as 
the lot sizes vary and permit a variety of housing styles/sizes. 

20. Final location and configuration of Cluster Mailbox Units (CBUs) shall be determined in the final plat/site 
plan review (as applicable) for each phase.  CBU’s are required to have sidewalk /pedestrian access and 
must be approved by the USPS. 

21. No more than 75 certificates of occupancy may be issued within the subdivision until the required 
secondary access has been constructed or bonded for construction. 

22. No more than 250 certificates of occupancy may be issued within the subdivision until the required third 
access has been constructed or bonded for construction. 

23. Street tree species shall be approved by the Town Engineer and Town Planning Director as part of 
individual phase final plat / major site plan review. 

24. All signs shall require review and approval pursuant to §155.713. 

25. Final design of individual elements identified within the Regulating Plan (such as lighting, recreation, or 
housing elevations) may be modified during individual phase review without need to modify the 
Regulating Plan, but shall be approved by staff and shall respect (or exceed) the intent and vision of the 
original approval/design shown in the Regulating Plan, including but not limited to quality, style, and 
materials. Modifications that are determined by the Planning Director not to meet or exceed the original 
intent or do not classify as “minor” modifications per §155.705 shall require major review and approval. 

26. The review and approval of project water, sewer, storm drainage and street construction drawings is a 
separate process. Two sets of these drawings must be submitted for approval to Public Works 
Department when they become available. 

27. Resource Conservation Areas as defined in Article 5 of the Unified Development Code shall remain 
undisturbed pursuant to standards of Article 5, and shall be shown on all plats as being permanently set 
aside pursuant to §155.500(C). 

28. Prior to site grading and construction activities, tree protection fencing shall be installed around all 
resource conservation areas. Once the tree protection fence is installed, it must be inspected by the 
Planning Department before construction activities begin. 

29. A homeowners’ association document shall be reviewed by staff and recorded prior to final plats. Such 
document shall assure responsibility for maintenance of all common facilities and provide adequate 
means for funding to do so. 
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Planning Board Recommendation:   
 
 
 
Attachments: 1) Subdivision Findings of Fact, 2) Zoning & Aerial Map, 3) Application, 4) Neighborhood Meeting 
Materials, 5) Master Plan / Preliminary Subdivision Plan 
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FINDINGS OF FACT PSD 2014-112 PARKVIEW MASTER PLAN
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NEIGHBORHOOD MEETING MATERIALS
PDD 2014-111 AND PSD 2014-112



NEIGHBORHOOD MEETING SUMMARY FORM

FILL OUT THE FOLLOWING: 

Date of Mailing:  

I hereby attest that letters were mailed to the addresses listed on the  Adjacent Property Owners List 
(attached): 

Printed Name:  Signature:   

Date of Meeting:  Time of Meeting:  

Location of Meeting:  

Meeting Summary/Minutes: provide a summary of the discussion held at the meeting, including issues raised 
and any changes made by the applicant as a result of the meeting. 

Please write clearly (or submit a typed summary), and use additional sheets if necessary. 

October 2013           Page 5 of 8 

10/8/2014

Donald C. Adams, Jr

10/20/2014 6:00 PM

Legend Park

See Attached



Neighborhood Meeting Minutes for: 

PDD 2014-111 Parkview Planned Development (rezoning) 

PSD 2014-112 Parkview Master Plan (preliminary subdivision 
plat) 

- The meeting was opened at 6:05PM by Reid Smith (developer) who gave an overall summary of 
Parkview. 

- An adjacent owner asked where the sewer outfall line was to be located.  Donnie Adams 
addressed the question and pointed out the location on the plan. 

- A member of New Generation Fellowship Church asked how the project would affect their 
property.  Donnie Adams pointed out the location of the church in relation to the project and 
explained that there would be at least a 20’ buffer between the proposed lots and the church 
property. 

- An adjacent owner raised a question about density.  Donnie Adams stated that the overall 
density requested was 330 units which is less than the current zoning would allow (approx. 360 
units) 

- A question was raised about the number of phases and start date.  Reid Smith stated that the 
project would be constructed in approximately 6 to 8 phases based upon market demand.  He 
indicated that construction on the first phase would begin in early Spring 2015 (pending Town 
approval) 

- An adjacent owner asked what the project would do to property values.  Reid Smith stated that 
in his opinion the property values in the surrounding areas would increase. 

- There were several representatives from the Civitan Club that attended the meeting to 
understand the proposed project and voice some concerns.  In general, the Civitan Club 
representatives had no problems with the proposed development.  However, they voiced 
concerns about potential future residents complaining about the normal operation of club 
activities at night and on weekend nights.  Getting complaints about lights and noise were their 
biggest concerns. 

- Reid Smith acknowledged the concerns and indicated that the developer would work with the 
Civitan as a good neighbor to better understand and address their concerns. 

- After a final call for questions or comments and hearing none, the meeting was closed at 
6:40PM. 





DC Adams Engineering, Inc. 

October 8, 2014 

Dear Clayton Area Property Owner: 

The purpose of this letter is to notify you of an application filed with the Town of Clayton for a land use 
proposal involving property adjacent to, or in close proximity to, property shown in your ownership by 
Johnston County tax records.  Per Town of Clayton regulations, a neighborhood meeting will be held to 
provide information to area residents about the nature of the proposal.  A representative of the 
applicant will be present to explain their application, answer questions, and solicit comments. 

Meeting Date: October 20, 2014 

Location: Legend Park (550 City Rd, Clayton, NC) 

Time: 6:00 PM 

Type of Application: Rezoning and Major Subdivision Plan 

General Description: The applicant is requesting rezoning to Planned Development – Residential.  The 
subdivision plan is for a residential subdivision. 

If you have any questions prior to or after this meeting, you may contact us at 919-763-7278. 

Sincerely, 

Donnie Adams, PE 

cc: Clayton Planning Dept. 

335 Athletic Club Blvd 
Clayton, NC 27527 

Office: 919-763-7278 
donnie@dcadamspe.com 

Firm # C-3894 



* * *  DISCLAIMER  * * *
Johnston County assumes no legal responsibility for the information represented here.

Scale:   1:2762    -    1 in. = 230.15 feet
(The scale is only accurate when printed landscape on a 11 x 17 size sheet with no page scaling.)

Johnston County GIS
August 29, 2014
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