
 

 
 

 
BOARD OF COMMISSIONERS 

SPECIAL CALLED MEETING AGENDA 
MAY 12, 2026 

6:00 PM 
 

1. APPROVAL OF AGENDA 
 
2. NEW BUSINESS 

A. East Wake Asphalt Plant Quasi-Judicial Hearing - Special Use Permit 2026-01 

3. BOARD COMMENTS 
 
4. ADJOURN 
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STAFF REPORT 

EAST WAKE ASPHALT PLANT 
SPECIAL USE PERMIT 2026-01 

MAY 12, 2026 
  

 

 

Special Use Permit – SUP 2026-01 – East Wake Asphalt Plant 
Speaker:  Matthew Lower, AICP, Planning Director  
From:   Matthew Lower, AICP, Planning Director 
Prepared by:  Catherine Farrell, CZO, Senior Planner  
Approved by:  Catherine Crosby, Town Manager 
 
Executive Summary: 
The Board of Commissioners will consider a Special Use Permit application for a 
proposed asphalt plant located at 1444 Old US 264 Highway (PIN 2715348186). This is 
a quasi-judicial matter, and undisclosed ex parte communications are prohibited in 
accordance with NCGS 160D-109(d). 

 
Background: 
Molly Stuart, attorney with Morning Star Law Group, submitted an application on behalf 
of East Wake LLC for a Special Land Use Permit to construct an asphalt plant at 1444 
Old US 264 Highway. 
 
The 17.62-acre parcel is zoned Light Industrial (LI). UDO Table 4.2.3 identifies “Asphalt 
or Concrete Plant” as a Special Land Use within the LI District. The parcels to the 
northwest and southeast are also zoned LI. 
 
The future land use designation for this property is Industrial Light (IL). 
 
Discussion: 
UDO Section 2.2.19.F states a special use shall be approved upon determining the use:   

1. Will not materially endanger the public health or safety if located where proposed; 
2. Complies with all required standards, conditions, and specifications of this 

Ordinance, including Article 4: Uses; 
3. Will not substantially injure the value of the abutting land, or the special use is a 

public necessity; 
4. Will be in harmony with the area in which it is to be located;  
5. Is in general conformity with the Town’s adopted policy guidance; and 
6. Includes a concept plan that accurately depicts the proposed use’s configuration. 

The applicant has provided responses to each of these standards. No additional 
conditions have been provided.   
 
Policy Analysis: 
Comprehensive Plan, Land Use:  
The future land use classification for this parcel is IL Industrial Light. As noted on Page 
20 of the Land Use and Development section of the Comprehensive Land Use Plan, 
Industrial Light:   
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EAST WAKE ASPHALT PLANT 
SPECIAL USE PERMIT 2026-01 

MAY 12, 2026 
  

 

“The industrial designations accommodate uses that are intensive in terms of how “light” 
industrial and especially “heavy” industrial activities can affect other nearby properties. 
This can include factors such as noise, vibration, light/glare, odor, truck traffic, and 
hours of operation, as well as the sheer scale and intensity of some heavy industrial 
uses. Depending on the standards applied through development regulations, an 
industrial area can allow for a wide range of uses, from office/warehouse to wholesale, 
product assembly, and manufacturing (Land Use and Development, pg 20)” 
 
Comprehensive Plan, Transportation:  
The section of Old US 264 Highway fronting the property is designated for a four-lane 
divided widening in the Grow Zebulon: Comprehensive Transportation Plan. The 
developer will be responsible for constructing 50% of the required cross-section 
improvements along the property frontage at the time of development and has depicted 
the applicable roadway improvements in the proposed plans. 
 
Unified Development Ordinance Requirements: 
The proposed use is listed as a Special Land Use in Section 4.2.3 when locating within a 
Light Industrial Zoning classification. UDO Section 4.3.6.A provides additional site 
standards for the proposed use. 
 
Financial Analysis: 
The impact of the proposed use on municipal services will be minimal it is not expected 
to have a substantial impact on typical operations of Town of Zebulon departments.  
 
Staff Recommendation/ Options: 
Staff Recommends the Board accepts testimony and conducts a review of the standards 
in Section 2.2.19.F of the UDO as part of the consideration of this Special Use Permit 
request. 
 
Decision:  
If the Board determines that the applicant has demonstrated that all the standards of 
Section 2.2.19.F have been met, then the Board shall approve the request. If the Board 
finds that any of the standard of Section 2.2.19.F have not been met, then the Board shall 
deny the request.  
 
More Information: 
If the Board determines that there is not enough information presented to decide, Staff 
recommends not closing the Quasi-Judicial hearing and tabling the request to the next 
regularly scheduled meeting. All requests for additional information must be made during 
the Quasi-Judicial hearing to prevent an ex parte communication violation.  
 
Additional Consideration: 
If the Board determines that enough information has been presented but additional time 
is needed to consider the testimony and evidence presented at the Quasi-Judicial 
hearing, then the Board may close the hearing and table the request for the next regularly 
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scheduled meeting. Please note that no additional information or documentation may be 
provided or taken into consideration after the hearing has been closed.  
 
Attachments: 

1. Application Packet and Neighborhood Meeting Packet 
2. Memo of Discrepancies 
3. Trip Generation Traffic Memorandum 
4. Site Plan 
5. Future Land Use Map 
6. Aerial Map 
7. Zoning Map  
8. Site Photos 
9. Public Hearing Notice Affidavit 
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INFORMATION PACKET FOR
NEIGHBORHOOD MEETINGS

Page 3 of 8

NOTICE OF NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the 
Town’s website or disclosed to third parties. 

Dear Neighbor:
You are invited to a neighborhood meeting to review and discuss the development proposal at: 

________________________________________________  _________________________________________
(Address)        (Pin Numbers)

in accordance with the Town of Zebulon Neighborhood Meeting procedures. This meeting is intended to be a 
way for the applicant to discuss the project and review the proposed plans with adjacent neighbors and 
neighborhood organizations before the submittal of an application to the Town. This provides neighbors an 
opportunity to raise questions and discuss any concerns about the impacts of the project before it is officially 
submitted. Once an application has been submitted to the Town, it may be tracked using the Interactive 
Development Map located on the Town of Zebulon website at
https://www.townofzebulon.org/planning/interactive-development-map

A Neighborhood Meeting is requested because this project will include:
□ Conditional Rezoning
□ Planned Unit Development
□ Site Plan within the Downtown Core or Downtown Periphery Zoning Districts
□ Zoning Map Amendment (results in more intensive uses or increased density)
□ Special Use Permit (Quasi-Judicial Hearing)

*Quasi-Judicial Hearing: The Board of Commissioners cannot discuss the project prior to the public hearing.

The following is a description of the proposed (also see attached map(s) and/or plan sheet(s)):
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________

Estimated Submittal Date: ___________________________

MEETING INFORMATION: 
Property Owner(s) Name(s) _________________________________________________________________

Applicant(s) _____________________________________________________________________________

Contact Information (e-mail/phone) __________________________________________________________

Meeting Address: _________________________________________________________________________

Date of Meeting: _________________________________________________________________________

Time of Meeting: _________________________________________________________________________

**Meetings shall occur between 5:00 p.m.-9:00 p.m. on a Monday through Thursday (excluding Town recognized holidays). If you have questions 
about the general process for this application, please contact the Planning Department at 919-823-1809. You may also find information about the 
Zebulon Planning Department and on-going planning efforts at https://www.townofzebulon.org/services/planning
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INFORMATION PACKET FOR
NEIGHBORHOOD MEETINGS

Page 4 of 8

PROJECT CONTACT INFORMATION
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties. 

Development Contacts: 
Project Name: Zoning: 
Location: 
Property PIN(s): Acreage/Square Feet: 

Property Owner: 
Address: 
City: State: Zip: 
Phone: Email: 

Developer: 
Address: 
City: State: Zip: 
Phone: Fax: Email: 

Engineer: 
Address: 
City: State: Zip: 
Phone: Fax: Email: 

Builder (if known): 
Address: 
City: State: Zip: 
Phone: Fax: Email: 
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INFORMATION PACKET FOR 

ZEBULON NEIGHBORHOOD MEETINGS 

NEIGHBORHOOD MEETING SIGN-IN SHEET: 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 

parties. 

Project Name: S100 Old Bunn Ral - F peceat Use Camo 

Meeting Address: D2 \ SS. Arends Art % «io ler : BPC 8797) 
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Applicants: Seu nA ROCK ALN AUS ties tl © 

Please print your name below, state your address and/or affiliation with a neighborhood group, and provide your phone 

number and email address. Providing your name below does not represent support or opposition to the project; it is for 

documentation purposes only. 
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INFORMATION PACKET FOR
NEIGHBORHOOD MEETINGS

Page 7 of 8

SUMMARY OF DISCUSSION FROM THE NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties.
Project Name: ____________________________________________________________________________________

Meeting Address: _________________________________________________________________________________

Date of Meeting: __________________________________________________      Time of Meeting: ____________

Property Owner(s) Names: _________________________________________________________________________

Applicants: _______________________________________________________________________________________

Please summarize the questions/comments and your response from the Neighborhood Meeting in the spaces below (attach 
additional sheets, if necessary). Please state if/how the project has been modified in response to any concerns. The response
should not be “Noted” or “No Response”. There has to be documentation of what consideration the neighbor’s concern was 
given and justification for why no change was deemed warranted.

Question/ Concern #1 _____________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #2 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #3 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #4 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response:

_________________ ____

________________________________________________________________________________________

2100 Old Bunn Road  – Special Use Permit

301 S Arendell Avenue, Zebulon, NC 27597
October 27, 2025 6 -7 pm

Lynn McNabb and Julia Foscue

Sunrock Industries LLC

What exactly is going on the parcel?

It will be a hot-mix asphalt plant.

 What is it currently? 

A vacant lot.

Can you show us the traffic pattern?

Yes. (The applicant demonstrated the traffic pattern on the screen).

What is the plan for the portion of the parcel north of US 264? 

 The McNabb family will continue to own it. We will not own it. However, we will 

provide_____________________________ 

___________________________________________________________________
a sewer easement on our property to encourage residential on that northern portion.
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INFORMATION PACKET FOR
NEIGHBORHOOD MEETINGS

Page 7 of 8

SUMMARY OF DISCUSSION FROM THE NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties.
Project Name: ____________________________________________________________________________________

Meeting Address: _________________________________________________________________________________

Date of Meeting: __________________________________________________      Time of Meeting: ____________

Property Owner(s) Names: _________________________________________________________________________

Applicants: _______________________________________________________________________________________

Please summarize the questions/comments and your response from the Neighborhood Meeting in the spaces below (attach 
additional sheets, if necessary). Please state if/how the project has been modified in response to any concerns. The response
should not be “Noted” or “No Response”. There has to be documentation of what consideration the neighbor’s concern was 
given and justification for why no change was deemed warranted.

Question/ Concern #1 _____________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #2 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #3 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #4 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

2100 Old Bunn Road  – Special Use Permit

301 S Arendell Avenue, Zebulon, NC 27597
October 27, 2025 6 -7 pm

Lynn McNabb and Julia Foscue

Sunrock Industries LLC

Has the Board of Education raised any concerns?

How many trucks will this plant be permitted for?

Will you guarantee in writing that you will emit zero toxic air pollutants (TAPs)?

We will apply for and not operate until we receive all necessary air quality permits from 
all required governmental bodies. 

We are very early in the process, and we have not heard any concerns yet. 

What is the timeline until the facility is likely functional? 

Likely late 2026. 

Peak load at 30 trips is the estimate at this stage.
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INFORMATION PACKET FOR
NEIGHBORHOOD MEETINGS

Page 7 of 8

SUMMARY OF DISCUSSION FROM THE NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties.
Project Name: ____________________________________________________________________________________

Meeting Address: _________________________________________________________________________________

Date of Meeting: __________________________________________________      Time of Meeting: ____________

Property Owner(s) Names: _________________________________________________________________________

Applicants: _______________________________________________________________________________________

Please summarize the questions/comments and your response from the Neighborhood Meeting in the spaces below (attach 
additional sheets, if necessary). Please state if/how the project has been modified in response to any concerns. The response
should not be “Noted” or “No Response”. There has to be documentation of what consideration the neighbor’s concern was 
given and justification for why no change was deemed warranted.

Question/ Concern #1 _____________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #2 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #3 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #4 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

2100 Old Bunn Road  – Special Use Permit

301 S Arendell Avenue, Zebulon, NC 27597
October 27, 2025 6 -7 pm

Lynn McNabb and Julia Foscue

Sunrock Industries LLC

 What are some potential benefits?

What size trucks?

20 ton to 27 tons.

The number 1 recycled product in the world is asphalt. This facility will provide a closer 
and more convenient source of high-quality construction materials to the community.

What will be the traffic impacts? 

We know there are currently 3500 average daily trips on US 264. We will work with our 
engineers to see if there needs to be roadway improvements associated with the 
proposed project.

What does “dispersed” mean? 

We could direct trucks both east and west.
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INFORMATION PACKET FOR
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Page 7 of 8

SUMMARY OF DISCUSSION FROM THE NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties.
Project Name: ____________________________________________________________________________________

Meeting Address: _________________________________________________________________________________

Date of Meeting: __________________________________________________      Time of Meeting: ____________

Property Owner(s) Names: _________________________________________________________________________

Applicants: _______________________________________________________________________________________

Please summarize the questions/comments and your response from the Neighborhood Meeting in the spaces below (attach 
additional sheets, if necessary). Please state if/how the project has been modified in response to any concerns. The response
should not be “Noted” or “No Response”. There has to be documentation of what consideration the neighbor’s concern was 
given and justification for why no change was deemed warranted.

Question/ Concern #1 _____________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #2 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #3 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

2100 Old Bunn Road  – Special Use Permit

301 S Arendell Avenue, Zebulon, NC 27597
October 27, 2025 6 -7 pm

Lynn McNabb and Julia Foscue

Sunrock Industries LLC

Where is the access? 

Only onto Old US 264.

Do you own the northern portion now?

No, we are under contract, and we are subdividing as part of the contract, so we will 
only own the portion south of US 264.

How far in distance is the facility from Old Bunn Road?

Well over half a mile.

Question/ Concern #4 What are the impacts on home values?______________________________________________________________________

________________________________________________________________________________________

Applicant Response: Our appraisers’ analyses  impact on  values, and this is______________________________________________________________________ 
an important element of the SUP process.
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INFORMATION PACKET FOR
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Page 7 of 8

SUMMARY OF DISCUSSION FROM THE NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 
parties.
Project Name: ____________________________________________________________________________________

Meeting Address: _________________________________________________________________________________

Date of Meeting: __________________________________________________      Time of Meeting: ____________

Property Owner(s) Names: _________________________________________________________________________

Applicants: _______________________________________________________________________________________

Please summarize the questions/comments and your response from the Neighborhood Meeting in the spaces below (attach 
additional sheets, if necessary). Please state if/how the project has been modified in response to any concerns. The response
should not be “Noted” or “No Response”. There has to be documentation of what consideration the neighbor’s concern was 
given and justification for why no change was deemed warranted.

Question/ Concern #1 _____________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #2 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #3 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

Question/ Concern #4 ______________________________________________________________________

________________________________________________________________________________________

Applicant Response: ______________________________________________________________________

________________________________________________________________________________________

________________________________________________________________________________________

2100 Old Bunn Road  – Special Use Permit

301 S Arendell Avenue, Zebulon, NC 27597
October 27, 2025 6 -7 pm

Lynn McNabb and Julia Foscue

Sunrock Industries LLC

When will the trucks be on the road?

We can operate 24/7. Usually, the first load of trucks is from 7am to 9am. 

What about defacing the roads with asphalt?

The regulations are very robust for ensuring trucks are clean. We will comply with all 
applicable regulations.

Will there be impacts on groundwater?

We will have a well on the site to wash the plant and a stormwater permit. There will be 
no interaction with the water table. 

Will there be restrooms and other facilities?

Yes, there will be restrooms which use septic on the site. We will not be connected to 
sewer. 
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INFORMATION PACKET FOR 

ZEBULON NEIGHBORHOOD MEETINGS 

SUMMARY OF DISCUSSION FROM THE NEIGHBORHOOD MEETING 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 

arties. 
Project Warne: 2100 Old Bunn Road - Special Use Permit 

Meeting Address: _301 S Arendell Avenue, Zebulon, NC 27597 

  

  

Date of Meeting: _ October 27, 2025 Time of Meeting: 6-7 Pm 

Property Owner(s) Names: __ Lynn McNabb and Julia Foscue 

  

  

Applicants: Sunrock Industries LLC   

Please summarize the questions/comments and your response from the Neighborhood Meeting in the spaces below (attach 
additional sheets, if necessary). Please state if/how the project has been modified in response to any concerns. The response 
should not be “Noted” or “No Response”. There has to be documentation of what consideration the neighbor’s concern was 
given and justification for why no change was deemed warranted. 

Question/ Concern #1 _What type of fencing will be around the project.   

  

Applicant Response: Likely a 6-foot chain link fence possibly with slats. There will be a substantial : 

vegetavive buffer along Old US 264. 
  

  

  

Question/ Concern #2 _ Are there any concerns with displacement of wildlife?   

  

Applicant Response: No, there is a significant buffer on the blue line stream that crosses the site. Of the 25 

acres we are purchasing, we are only disturbing about 8 acres. 
  

  

  

Question/ Concern #3 _What is the impact of the weight of the trucks on the road? 
  

  

Applicant Response: _ Our transportation engineers will adequitely address any concerns with NCDOT 
  

  

  

Question/ Concern #4   

  

Applicant Response:   

  

  

Page 7 of 8
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“ts INFORMATION PACKET FOR 

ZEBULON NEIGHBORHOOD MEETINGS 

AFFIDAVIT OF CONDUCTING A NEIGHBORHOOD MEETING, SIGN-IN 

SHEET AND ISSUES/RESPONSES SUBMITTAL 
This document is a public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 

parties. 

IL, (Vl, I, Stuad , do hereby declare as follows: 
Print Name 
  

1. Ihave conducted a Neighborhood Meeting for the proposed Rezoning, Major Site Plan, Master Subdivision 

Plan, or Special Use Permit. 
‘Youn ae 

2. The meeting invitations were mailed to the Zebulon Plaaning-Department, all property owners within 300 

feet of the subject property and any neighborhood association that represents citizens in the area via first class 

mail a minimum of 10 days in advance of the Neighborhood Meeting. 

3. The meeting was conducted at Jd| S. heende \ Aye. . (location/address) on 

io {27 JQS (date) from lo rina) (start time) to “1 20pW\ (end time). 
  

  

  

4, Ihave included the mailing list, meeting invitation, sign-in sheet, issue/response summary, and zoning 

map/reduced plans with the application. 

5. Ihave prepared these materials in good fai vii ra of my ability. 

lO | A las By: VA o—— 

Date | 

state or Noth, Cdrslina- 
Wale 2 COUNTY OF 

  

  

  

Sworn and subscribed before me, Cry ota | D. fo vA , a Notary Public for the above State and 

County, on this the 4 st dayof ¢ Ietobe, ,2025_. 

CE : b- 

  

     
    

     

  

     
      

  

mony fal Ay. deal 

(ry skal D. Fold 

4 0, 
etsy 

  

Print Name 

y Cgmmission Expires: 

waft er 
  

Page 8 of 8
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2100 Old Bunn Road 

special Use Permit 

Request 

Neighborhood Meeting 

October 27, 2025

 

 

2100 Old Bunn Road 
Special Use Permit 

Request 
 

 

Neighborhood Meeting 

October 27, 2025 
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* 

INFORMATION PACKET FOR 

ZEBULON NEIGHBORHOOD MEETINGS 

PROJECT CONTACT INFORMATION 
This document is 2 public record under the North Carolina Public Records Act and may be published on the Town’s website or disclosed to third 

parties. 

  

Development Contacts: 
  

  

  

Project Name: 2100 Old Bunn Road | Zoning: LI and R-2 

Location: 2100 Old Bunn Road 

Property PIN(s): 2715368922 | Acreage/Square Feet: 68.26 
  

  

Property Owner: Lynn McNabb and Julia Foscue 
  

Address: 1900 Little Elm Trail, #70 
  

City: Cedar Park | State: TX Zip: 78613 
  

  Phone: 919-890-3318 Email: mstuart@morningstarlawgroup.com 
  

  

Developer: Sunrock Industries LLC 
  

Address: 200 Horizon Drive, Suite 100 
  

City: Raleigh State: NC Zip: 27615 
  

    Phone: _ 919-890-3318 | Fax: N/A Email: mstuart@morningstarlawgroup.comh 
  

  

Engineer: Withers Ravenel 
  

Address: 137 South Wilmington Street, #200 
  

City: Raleigh State: NC Zip: 27601 
  

    Phone: 919-535-5200 Fax: N/A Email: _aculpepper@withersravenel.com 
  

  

ROUX GREMNNOXX Attorney: Morningstar Law Group 
  

Address: 434 Fayetteville Street, Suite 2200 
    City: Raleigh State: NC Zip: 27601 
        Phone- 919-890-3318 | Fax: N/A Email: mstuart@morningstarlawgroup.conh 
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Neighborhood Meeting  
Agenda 

October 27, 2025 

6 pm 

Zebulon Community Center 
301 S. Arendell Avenue 

Zebulon, NC 27597 
 

I. Welcome and introductions 
II. Site overview 
III. Special Use Permit Process 

a. Timeline 
b. Future meetings 

IV. Development proposal 
V. Discussion 

31



Please use this page to provide any written comments or questions 

you’d like to share. Thank you. 

  

     

Please use this page to provide any written comments or questions 
you’d like to share. Thank you. 
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External Staff Memo: SUP Application 
Materials Discrepancy 
 
February 18, 2026 

Catherine Farrell, CZO  

Senior Planner 

When preparing the notices for the public hearing staff noticed the following discrepancies: 

1. The PIN on IMaps didn’t match what was on the application 
2. IMaps still reflected the previous property owner 

This discrepancy is because the sale of the property recently occurred. Staff reached out to the 
applicant and got the following information: 

1. An updated signed survey reflecting the PIN listed on the application 
2. The signed and dated Special Warranty Deed reflecting East Wake LLC as the Grantee 

Both documents are included under this memo. 
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2025093513 B: 020086 P: 00684 

Page 1 of 5 

OFFICIAL RECORDS OF WAKE COUNTY 
Tammy L. Brunner, Register of Deeds 

12/04/2025 10:18 AM Recording Fee: $26.00 

Excise Tax: $4,723.00 

NORTH CAROLINA SPECIAL WARRANTY DEED 

Excise Tax: $4,723.00 

Tax Parcel Number: (out of and the lesser part of 2715368922) 

This instrument was prepared by: C. Terrell Thomas, Jr., Attorney at Law 

Return to: Grantee 

Mail Tax Bill to: Grantee 

  

aa 
THIS DEED made this 2" day of __Decea.be~_, 2025 by and between:   
  

GRANTORS GRANTEE 

LYNN C. MCNABB, unmarried EAST WAKE LLC, 

a Delaware limited liability company 
1900 Little Elm Trail #70 

Cedar Park, TX 28613 

200 Horizon Drive, Suite 100 

JULIA M. FOSCUE and MACON WAYNE Raleigh, NC 27615 
FOSCUE, I, husband and wife 

12761 Quarterhorse Lane 
Lake Ridge, VA 22192     

The designation Grantor and Grantee as used herein shall include said parties, their heirs, successors, and 

assigns, and shall include-singular, plural, masculine, feminine or neuter as required by context. 

WITNESSETH, that the Grantor, for a valuable consideration paid by the Grantee, the receipt of which is 

hereby acknowledged, has and by these presents does grant, bargain, sell and convey unto the Grantee in fee 
simple, all of GRANTOR’S UNDIVIDED INTEREST in that certain lot or parcel of land situated in the 

County of Wake, State of North Carolina and more particularly described as follows: 

FOR PROPERTY DESCRIPTION, SEE EXHIBIT “A” attached hereto and incorporated herein 
by reference. 

Submitted electronically by "Chicago Title Company, LLC” 
in compliance with North Carolina statutes governing recordable documents 
and the terms of the submitter agreement with the wake County Register of Deeds.
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2025093513 B: 020086 P: 00685 
12/04/2025 10:18 AM Page 2 of 5 

For back title reference, note that Grantors Lynn C. McNabb and Julia M. Foscue inherited the subject real 
property from their brother, William Rowland McNabb. The Estate of William Rowland McNabb was 
administered in file # 23E002125-910 (Wake County, North Carolina). 

THIS IS NOT THE GRANTOR’S PRIMARY RESIDENCE. 

TO HAVE AND TO HOLD the aforesaid lot or parcel of land and all privileges and appurtenances thereto 
belonging to the Grantee in fee simple. 

And the Grantor covenants with the Grantee, that Grantor has done nothing to impair such title as Grantor 
received, and that Grantor will warrant and defend the title against the lawful claims of all persons claiming 
by, under or through Grantor, except for the exceptions hereinafter stated. Title to the property hereinabove 
described is hereby conveyed subject to all valid and existing restrictions, reservations, covenants, 
conditions, rights of ways and easements properly of record, if any, without re-imposing any that may have 
expired, and current year ad valorem taxes. 

Mason Wayne Foscue, III, husband of Julia M. Foscue, hereby joins in this deed for the purposes of 
conveying any spousal interest he may have in the subject real property. 

[Remainder of page intentionally left blank — signature pages follow}
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2025093513 B: 020086 P: 00686 
12/04/2025 10:18 AM Page 3 of 5 

IN WITNESS WHEREOF, the Grantors have duly executed the foregoing as of the day and year 
first above written. 

GRANTOR: 

ah 
Lynn C. McNabb, unmarried 
  

STATE OF / x 

county or Williamson 

  

  

  
  

  

1, __ Catherine K. Maham _ a Notary Public for the County of Williamson and 

State of ] pr , do hereby certify that Lynn C. McNabb, either being personally known 
to me or proven ‘by satisfactory evidence (said evidence being L ), personally 

  

appeared before me this day, and acknowledged the voluntary due execution of the foregoing instrument 
by them for the purposes therein stated. 

  

  

  

Witness my hand and Notarial stamp or seal this PAG day of A i, , 2025. 

Notary Public gape CZ" Catherine K.Maham woee 
Print Name: Wittarison. GFR CATHERINE K, MAHAM 
  

  

  
mmissi i 

fy a, NOTARY PUBLIC 
My Commission Expires: — 2—) -Q& Ohh) Snvtgrtens 

Der" my Comm. Expires 07-01-2028 
aed    
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2025093513 B: 020086 P: 00687 
12/04/2025 10:18 AM Page 4 of 5 

IN WITNESS WHEREOF, the Grantors have duly executed the foregoing as of the day and year 

  

  

  

  

    

  

first above written. 

GRANTORS: 

(( des $s Jeger 
ulia/M. Foscue, married 

Vo iscen Pv bape geo LL 
Macon Wayne Foscue, III, spouse 

STATE OF WOO Caco 

COUNTY OF \NAKE 

1 VALI Oizzi , a Notary Public for the County of — (DCS and 
State of NDO*YL CACO) _, do hereby certify that Julia M. Foscue, either being personally known 
to me or proven by satisfactory evidence (said evidence being  \\CD\— ), personally 

  

appeared before me this day, and acknowledged the voluntary due execution of the foregoing instrument 
by them for the purposes therein stated. 

Withess my hand and Notarial stamp or seal this a day of Apecenmme , 2025. 
. \ PL , | OWNS By 

LUD) a) Ee CaM 

  

      

  

  

  

dtary Public SS = . = Notary Public % 

issi ires: Hy = ¥ = My Commission Expires: Hl Diol QBoT Z MyComm. Exp, = 

2%, 0426-2027 & F 
NV Ve tha A] “Pn ee STATE OF NOX Cavaliag “ath ERROOS 
  

COUNTY OF WAKE, 

1 Wiova Oi224 , a Notary Public for the County of <YKWSDO and 
State of WOW CAV _, do hereby certify that Macon Wayne Foscue, III, either being 
personally known to me or proven by satisfactory evidence (said evidence being 

L- ), personally appeared before me this day, and acknowledged the voluntary due 
execution of the foregoing instrument by them for the purposes therein stated. 

r . . qq f 

Witness my hand and Notarial stamp or seal this L day of; wee wVoeC , 2025. 
fi ¢ { q SS pw N A BD Uy, 

K~ D> > ON. 
. = Nota r << 

tary Public__ 5 Jone public 
Print Name: FU O22) 
My Commission Expires: hi Stp GOST 

  

    

  

  

  

  

  

  

>
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w
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yy
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2025093513 B: 020086 P: 00688 
12/04/2025 10:18 AM Page 5 of 5 

Exhibit A 
[Legal Description] 

BEING all of that 17.616 acres tract labeled as Lot 2-North and BEING all of that 10.660 

acres tract labeled as Lot 2- South, said tracts being shown on that plat entitled “Exempt 

Subdivision Plat Old Bunn Road Industrial” drawn by Benjamin E. Dayton, Professional 

Land Surveyor with WithersRavenel, said plat being dated October 28, 2025, and recorded 

in Plat Book BM2025, Page 2299, Wake County Registry, reference fo said plat being made 

for greater certainty of description.. oe
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DRMP, Inc. 
5808 Faringdon Place 

Raleigh, North Carolina 27609 
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February 9, 2026 

 

Catherine Farrell 

Town of Zebulon 

1003 N. Arendell Avenue 

Zebulon, NC 27597 

E: cfarrell@townofzebulon.org  

 

   Reference: East Wake Asphalt Plant - Zebulon, NC 

   Subject:  Trip Generation Technical Traffic Memorandum 

 

Dear Ms. Farrell:  

 

This letter provides a trip generation assessment for the proposed East Wake Asphalt Plant 

development, to be located at 144 Old US 264 Highway in Zebulon, North Carolina. The property 

would be developed as an asphalt plant with site access proposed on Old US 264. Refer to the 

attachments for a copy of the preliminary site plan. The purpose of this assessment is to estimate trip 

generation for the development to determine if a Traffic Impact Analysis (TIA) would be required 

based on Town UDO requirements.  

 

Old US 264 is a two-lane roadway running in a northeast-southwest direction parallel to US 264 and 

has a speed limit of 45 miles per hour (mph). Old US 264 had an Average Annual Daily Traffic (AADT) 

volume of 3,500 vehicles per day in 2023 based on NCDOT. Old US 264 has sufficient capacity to 

accommodate the traffic from the proposed plant. 

 

Land uses along Old US 264 in the vicinity are industrial with a concrete plant located just east of the 

proposed asphalt plant. The Five County Stadium baseball facility is located east of the site at Old US 

264 and NC 39.     

 

The proposed development includes an asphalt plant that operates with a few employees. The facility 

will produce and distribute 3 trip types: employees, delivery trucks, and customer trucks. On a typical 

day the facility would expect more customer trucks than deliver trucks. ITE Trip Generation Manual 

does not provide trip generation data for asphalt plants. Therefore, the daily and peak hour trip  

41
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generation was calculated based on the anticipated number of employees and trucks in coordination 

with the operator/owner. 

  

The owner, Sunrock Industries, is experienced in operating these facilities and have projections for 

operations at the proposed asphalt plant. Sunrock operates the concrete plant located just east of the 

proposed asphalt plant. Based on coordination with the operator/owner, the asphalt plant is expected 

to operate with 3-4 employees working shifts from approximately 6 AM to 6 PM. The facility is 

anticipated to serve approximately 50 trucks per day including 35 customer trucks and 15 delivery 

trucks. The peak period for truck traffic is expected to be during the morning between 6:30 AM and 

9:00 AM when more trucks receive the initial load and exit the facility. Truck traffic is anticipated to be 

less concentrated during other hours of the day.   

 

Based on these projections, the site is estimated to generate approximately 108 total trips during a 

typical weekday. This includes 35 customer trucks and 15 delivery trucks entering the facility, 35 

customer trucks and 15 delivery trucks exiting the facility, and 4 employees entering and exiting the 

facility. Of the daily traffic, a conservative assumption for AM peak hour trips would be 40 vehicles per 

hour. Conservatively, this would assume 4 employees, 3 customer trucks, and 1 delivery truck enter 

the facility and 24 customer trucks and 8 delivery trucks exit the facility during the peak one-hour 

period in the morning. Other hours of the day are expected to generate fewer trips as trucks arrive 

more randomly throughout the day. To be conservative, this study assumes a total of 15 customer 

trucks and 5 delivery trucks enter and exit the facility in the PM peak hour although these trucks are 

expected to be distributed across more hours of the day.  

 

Table 1: Trip Generation Summary 

Land Use Trip Type 
Daily 

Traffic 
(vpd) 

Weekday 
AM Peak Hour 

Trips (vph) 

Weekday 
PM Peak Hour 

Trips (vph) 

Enter Exit Enter Exit 

Asphalt Plant  Employees 8 4 0 0 4 

Asphalt Plant Delivery Trucks 30 1 8 5 5 

Asphalt Plant Customer Trucks 70 3 24 15 15 

Total Trips 108 8 32 20 24 
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Table 1 provides a summary of the conservative trip generation for the development. Based on this 

information the trip generation for the proposed site is expected to be less than 50 peak hour trips 

during the weekday AM and PM peak hours. 

 

Truck Route 

The Town’s UDO indicates the development should plan and designate truck routes to minimize 

impacts on surrounding land uses. The primary truck route for the asphalt plant will be to travel 

to/from the east on Old US 264 to access US 264 via NC 39 as shown in the attached exhibit. Land 

uses along this route are industrial or commercial with trucks using Old US 264 similarly to the 

proposed asphalt plant truck routes. As an alternative secondary route, trucks could travel to/from the 

west along Old US 264 to access US 264 via NC 97. This route would be limited to use to avoid events 

at Five County Stadium as needed.      

 

Summary 

The Town of Zebulon Unified Development Ordinance (UDO), Section 6.13, indicates that a TIA would 

be required for developments that generate at least 50 peak hour trips or 150 daily trips. Based on the 

trip generation above, a Traffic Impact Analysis (TIA) would not be required per the Town’s UDO. The 

proposed asphalt plant is a low trip generator, and the use is similar to other uses along Old US 264.  

The development will coordinate with NCDOT to obtain a driveway permit for access to Old US 264.  

 

The primary truck route to/from the east on Old US 264 will minimize impacts on residential areas, 

schools, or other uses negatively impacted by truck traffic. The proposed primary truck route is 

currently being utilized by other trucks along Old US 264. 
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If you should have any questions or comments regarding this letter, please feel free to contact me at 

rstephenson@drmp.com. 

 

Sincerely, 

 

 

 

Rynal Stephenson, P.E. 

Chief Traffic Analysis Engineer 

DRMP, Inc. 

       

Corporate License #F-1524 

 

Attachments:   Preliminary Site Plan 

 Primary Truck Routes 

 

 

2/9/26 
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Notice of Hearing 

 

Notice is hereby given pursuant to the provisions of Article 2.3.6 of the Town of Zebulon Unified 
Development Ordinance that a quasi-judicial hearing will be held on May 12th, 2026, at 6:00 PM 
at the Zebulon Municipal Complex, 1003 N. Arendell Avenue, and will be conducted by the 
Board of Commissioners for the purpose of considering the following items: 

 

GeoCivix Project Number 1955236  Special Use Permit 2026-01  East Wake 
Asphalt Plant 

PIN #2715348186.A request by East Wake LLC for a special use permit to allow for an 
Asphalt Plant on a property zoned Light Industrial (LI). 

 

For questions or additional information, please contact us at (919) 823-1808 or 
mlower@townofzebulon.org. 
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Aviso de audiencia 

 

Por la presente se notifica, de conformidad con las disposiciones del Artículo 2.3.6 de la Ordenanza 
de Desarrollo Unificado del Municipio de Zebulon, que se celebrará una audiencia cuasi judicial 
el 12 de mayo de 2026, a las 6:00 p. m., en el Complejo Municipal de Zebulon, situado en 
1003 N. Arendell Avenue; dicha audiencia será dirigida por la Junta de Comisionados con el 
propósito de considerar los siguientes asuntos: 

 

Número de proyecto GeoCivix 1955236  Permiso de uso especial 2026-01  Planta de asfalto 
de East Wake 

PIN # 2715348186. Solicitud presentada por East Wake LLC para obtener un permiso de uso 
especial que autorice el establecimiento de una planta de asfalto en una propiedad zonificada 
como Industrial Ligera (LI). 

 

Si tiene alguna pregunta o desea obtener información adicional, póngase en contacto con 
nosotros en el (919) 823-1808 o en mlower@townofzebulon.org. 
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