
 

To: Mark Hetrick & Julie Spriggs, Town of Zebulon 

From: Chad Meadows, CodeWright Planners 

Date: September 18, 2017 

RE: Development Community Focus Group Meeting #1 Summary 

 

On Monday, September 18, 2017 from 6:30 to 8:30 PM, CodeWright conducted the first of two focus 
group meetings with the Development Community Focus Group. Two stakeholders attended the 
meeting, representing firms that do residential and mixed-use development in Zebulon and neighboring 
communities. Attendees included:  

Development Community Focus Group Members Town Staff and Consultants 
Katheryn McPherson  
Harry Mitchell 

Donald Horton 
Mark Hetrick 
Julie Spriggs 
Chad Meadows 
Cara Isher-Witt 
 

Following a short presentation that introduced the project’s history, goals, and outcomes, focus group 
members were given the opportunity to respond to four questions: What parts of the development and 
zoning code work and should not be changed? What parts of the development and zoning code do not 
work? Are there other communities doing good things that we should investigate? and Anything else 
the project team should know?  

The focus group’s collective responses to each of the questions follow. Similar or related comments 
have been grouped according to topic, and the topics are presented in no particular order.  

 

What parts of the current code work well and should be preserved?  

Focus group members identified three aspects of the current code that are working well, focusing on 
the Town’s development review process:  

1. The development process generally 

Attendees noted that Town staff has done a good job guiding applicants through the special use 
and conditional use processes.  

The development review process is generally good (and has been changing for the better in 
recent years). The final plat process moving to an administrative decision is a good thing. Focus 
group members agreed that final plats should be an administrative approval. 

2. Pre-submittal meetings 

Group members agreed that the pre-submittal meeting is very beneficial. Having a pre-submittal 
meeting to get a general understanding of the basic parameters and look proactively for 
problem areas that would waste time and effort in the future. Group members were amenable to 
having pre-submittal meetings be made mandatory rather than optional parts of the 
development process. 
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Group members think that having an optional due diligence meeting would also be beneficial, 
but noted that the nature of due diligence periods in development means that these meetings 
need to take place quickly, and staff time is a concern. In other communities, more people want 
these meetings than can be accommodating; it is demanding of staff time. Other places limit the 
discussion to 30 minutes, but provide a summary sheet afterward with comments and contact 
information for staff members.  

3. The TRC Process  

Attendees reported that the TRC process in Zebulon is similar to other nearby communities, and 
said that it is a positive aspect of the development review process. It works well because 
everyone is in the same room and applicants and consultants can get their questions answered 
and leave with clarity, and one person reported sometimes finding solutions to problems through 
the TRC process. Generally, the time frame of the TRC process has been fine for attendees.  

What parts of the current code need improvement?  

Focus group members discussed four areas of the current code that need improvement:   

1. Zoning Districts 

Group members felt that the Town’s lineup of zoning districts needs to be calibrated to allow for 
mixed use development. One person suggested that they would like to see a planned 
development district. Group members were amenable to the suggestion of introducing a one-
step conditional zoning process. 

2. Landscaping  

The current landscaping requirements and planting options are antiquated and lack flexibility 
mechanisms. This section needs a general update. More flexibility is needed in terms of the 
placement of trees and other landscaping, the approved plant species list, and the requirement 
of trees in residential communities with dimensional challenges. This section also is in need of 
updated graphics. 

3. Parking 

One focus group member brought up the fact that many communities are reducing their parking 
requirements and shifting the focus to the placement of parking (with rear and side parking 
preferred) and reported that from their projects in other communities, these updated standards 
have worked well.  

When asked about the responses of retailers who are sometimes resistant to rear and side 
parking requirements, one member noted that adding additional street parking and pedestrian 
amenities can also alleviate these concerns by bringing in more foot traffic and improving the 
curb appeal of the property.  

4. Infrastructure 

When asked about their clients’ response to the higher infrastructure requirements necessary to 
upgrade streetscapes, focus group members reported that their clients are developing “village 
green” type developments that are pedestrian-oriented, and are amenable to meeting these 
requirements. Group members reported that developers understand that there will be 
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infrastructure requirements, and are generally ready to provide improvements as required to 
develop. 

Are there other communities that we should investigate?  

Developers who work in multiple communities are often able to point to procedures, standards, or other 
code elements that work well in nearby municipalities. This question was aimed at eliciting this 
specialized knowledge to assist the consulting team with their research ahead of drafting the UDO.  

One focus group member in attendance has been involved in the UDO update process in Wake Forest, 
and made note of some of the positive changes to come out of that process, including a shift toward 
administrative and quasi-judicial decisions rather than board decisions on certain procedures; raised 
the bar for development quality; and menu-based standards.  

One focus group member noted that one of Zebulon’s advantages is having a less-complicated 
ordinance compared to other larger municipalities nearby, and said that keeping the standards as clear 
and consistent as possible is important.  

Other Comments 

The following were additional comments from focus group members:   

1. At the next meeting, the development community focus group would like to discuss the 
zoning district lineup that is emerging.  

2. With regards to design provisions, it was recommended that the consulting team speak with 
Matt Hale, an architect who works in the area, about his thoughts about nearby 
communities’ design standards. For instance, he has noted in the past that the current code 
does not accommodate ADA-responsive design.  

3. New uses such as mailbox kiosks need to be accounted for in the code.  
4. With regards to future meetings, the group members in attendance agreed that evening 

meetings (outside the regular workday of deadlines and client meetings) of about two hours 
work well.  

 


