
 
 
 

PLANNING COMMISSION 
REGULAR BUSINESS MEETING 

February 2, 2016 
6 p.m., Town Council Chambers, 345 Donald Avenue 

 
I. Welcome      Janet Stockton, Chair 
II. Appointment of Clerk    
III. Review and Approval of Minutes 

a. January 2016 
IV. Public Hearing 

i. Issue: Rocky Mount Ready Mix, Incorporated requests  a rezoning 
of the property located off Market Place Drive known as Franklin 
County Tax Map and Parcel Number 20300 06100 from GB (General 
Business) to M2 (General Industry District). The intent of the 
request is to relocate the applicant’s cement plant from its 
location at 110 Old Franklin Turnpike to the subject adjacent 
property. 

ii. Application 
iii. Staff Report    Josh Gibson, Town Planner 
iv. Aerial Map 
v. Zoning Map 
vi. Future Land Use Map 

b. Applicant Presentation 
c. Public Comment 
d. Planning Commission deliberation 

V. Old Business 
a. Review of end product of comprehensive plan produced by Hill Studio. 

VI. New Business 
a. None at this time. 

VII. Commissioner Concerns 
VIII. Staff Updates 
IX. Adjournment 
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Rocky Mount Planning Commission met Tuesday, January 5, at 6 p.m. All members of the commission 
were present. Staff members present included Planning & Zoning Administrator Matthew C. Hankins, 
Town Planner Josh Gibson and Community Development Assistant Jessica Heckman. 
 
Mr. Hankins introduced Ms. Heckman, who started with the town on January 4, and is expected to be 
named planning commission clerk at a later date. Planning Commissioners welcomed Ms. Heckman to 
the town's staff. 
 
Ms. Clements motioned for approval of the minutes for October, November and December 2015. Mr. 
Hall seconded the motion, which passed unanimously. 
 
Mrs. Stockton introduced the evening's public hearing to seek public input on a replacement wireless 
tower proposed by Franklin County Public Safety at its current site on Grassy Hill. Mr. Gibson presented 
the staff report, including site plans, artist renderings and federal code governing the request. 
 
Staff indicated that the visual impact is the principal negative impact, offset by an increase in public 
safety communications access. 
 
Mr. Gibson recommended conditions, specifically that the site be developed consistent with submitted 
plans, and that the old tower be removed in a timeframe set by the Commission and Town Council. 
 
The applicant's representative, Pat Reagan, indicated Franklin County is spending $11 million to upgrade 
public safety communications. This site is one part, needed to complete a microwave ring and radio 
communications. 
 
Mr. Greer asked if the site will have any commercial uses. Mr. Reagan replied that the new site will have 
commercial users in line with the requirements of Town Code. The current location only houses a B2X 
internet link, but has hosted other communications services in the past. 
 
Mr. Greer asked why a new tower is necessary. Mr. Reagan said the current tower cannot meet the 
structural demands of the new equipment necessary to upgrade the county radio system. The new 
tower will be constructed to allow for co-locators, as required by town code, and that the new tower 
will be identical to other new towers in the system. The new tower will meet new standards for public 
safety tower equipment, and can host other commercial or public safety entities. 
 
Ms. Stockton called for speakers from the audience. No one spoke, and Ms. Stockton closed the public 
hearing. 
 
Mr. Speidel asked Mr. Gibson if the town controlled any of the land near the tower property. It does not. 
 



Mr. Speidel asked Mr. Reagan if 90 days is enough time to remove the old tower once the new one is 
build. Mr. Reagan indicated it is. 
 
Mr. Hall moved to recommend Town Council approve the requested special exception for tax map and 
parcel number 20100 10300 for construction of a 195' tower for Franklin County Public Safety under the 
conditions that the tower be built in substantial conformance with the conceptual drawings submitted 
and that the old tower be removed within 90 days of completion of the new tower. Mr. Speidel 
seconded the motion. 
 
The commission unanimously recommended approval of the recommendation on a voice vote. 
 
The commission discussed its meeting calendar for 2016, and asked the clerk to advertise the schedule. 
 
Commissioners asked staff about light poles. 
 
Staff updated the commission on issues related to Murphy Oil, traffic management and the power dam 
removal near the wastewater treatment plant. 
 
Commissioners asked about the statement of economic interests and the final version of the 
comprehensive plan. 
 
Commission moved to adjourn, and did, just before 7 p.m. 
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PLANNING COMMISSION STAFF REPORT 

PETITIONER:    Rocky Mount Ready Mix, Inc. 
LOCATION:  Off Market Place Drive (former Coleman Property) 
REQUEST:   To rezone approximately 34.664 acres from GB (General Business) to M2 

(General Industrial District) 
HEARING DATE:    February 2, 2016 
TAX PARCEL:     2030006100 
 
EXECUTIVE SUMMARY: 

An application for rezoning has been submitted by Rocky Mount Ready Mix, Inc. (represented 
by President Ronald Wray) to rezone approximately 34.664 acres off of Market Place Drive, from the 
current GB (General Business) to M2 (General Industrial District).  The property is located off Market 
Place Drive and is shown as Franklin County Tax Map/Parcel No. 2030006100.  The intent of the 
request is to relocate the applicant's cement plant from its location at 110 Old Franklin Turnpike to 
the subject property.  The property is currently vacant, with no prominent buildings or structures and 
no current uses, commercial or otherwise. 
 This property was last rezoned in 2002, when applicant Warren P. Coleman’s request to 
rezone the property from RA (Residential Agriculture) to GB (General Business) was recommended 
favorably by the Planning Commission and approved by Town Council. 

After reviewing the application, staff has noted several benefits associated with the proposal 
and several potential conflicts.  Staff has also listed several amendments to the submitted application 
which it believes would bring it more into compliance with the Comprehensive Plan.  At the time of 
the drafting of this staff report, there are no proffers included as a part of this rezoning application 
and the proposal before you stands as originally submitted.  
 
I.  APPLICABLE REGULATIONS:  
ARTICLE 34. INDUSTRIAL, GENERAL DISTRICT M2, from the district’s “Statement of Intent”:  The 

primary purpose of this district is to establish an area where the principal use of land is for heavy 
industrial operations, which may create some nuisance, and which are not properly associated 
with, nor particularly compatible with, residential, institutional and neighborhood commercial 
service establishments.  The specific intent of this district is to: (a) encourage the construction of 
and continued use of the land for heavy commercial and industrial purposes; (b) discourage 
residential and neighborhood commercial use of the land and to prohibit any other use which 
would substantially interfere with the development, continuation or expansion of commercial and 
industrial uses in the district; (c) to encourage the discontinuance of existing uses that would not 
be permitted as new uses under the provisions of this ordinance. 
 

DEFINITIONS 
The primary use intended for this parcel could be considered either Sand, gravel and crushed stone 
operation or Concrete mixing plant; these uses are listed as uses-by-right in the M2 regulations 
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chapter of the Zoning and Development Ordinance (Article 34), but there is no specific definition in 
the code for either use.  Although it is not specifically defined, staff considers the proposed (and 
existing) cement plant to align with one or both of these listed by-right uses.  

 
34-1. USES BY RIGHT (applicable here): 
    34-1-3. Sand, gravel and crushed stone operations 
    34-1-16. Concrete mixing plants 
 
OTHER REGULATIONS OF NOTE 

- The February 11, 2002, rezoning of the property to GB (General Business) did not include any 
proffers which might be considered in later rezoning cases. 

- If rezoned, Town site plan review will be required for the business expansion and construction 
of roads, buildings, and pads, including County review of any applicable E&S, stormwater, and 
floodplain requirements  

 
II.  EXISTING CONDITIONS:  

The property proposed for rezoning is currently vacant.  Since 2002, there has been (to the 
knowledge of staff and the owner) no official use of the property for any commercial purpose, 
including leasing for hay, agriculture or commercial timbering.  There are currently no buildings or 
structures on the property.  There are several access roads on the property, but they are unimproved 
in nature and are used for property maintenance and access.  The main access to the property is an 
unnamed spur road off Market Place Drive (adjacent to Taco Bell). 
 The property is large compared to other Town parcels and is adjacent to several other uses 
and zoning districts.  It is bound on the north by land zoned GB (General Business), on the west by 
land zoned M2 (General Industrial), and to the south across Powder Mill Creek it is bound by both R1 
(Residential) and RA (Residential Agricultural). 

The Rocky Mount Ready Mix business operation is currently located on approximately 6-7 
acres adjacent to the property proposed for rezoning.  The 34.664 acres is a recent acquisition by the 
applicant and no portion of that new property is currently being used in Rocky Mount Ready Mix 
operations.  At its current location, the egress of cement trucks creates a safety hazard for truck 
drivers as well as other motorists.  For trucks destined for any direction other than 40 East, exiting 
Rocky Mount Ready Mix involves crossing at least three lanes of traffic. 
 
III.  PROPOSED CONDITIONS:  

The applicant intends to relocate the majority of the operations of Rocky Mount Ready Mix 
from the property at 110 Old Franklin Turnpike.  The entire cement plant will be moved to the new 
property, and eventually buildings and equipment sheds will be constructed there as well.  The 
current site will retain use of two buildings and the washout pond during the transition, but normal 
cement mixing and the plant operations will be moved from the current site.  The primary entrance 
for the property will be from Franklin Road near the existing entrance and curb cut, but trucks will 
utilize the light at Market Place drive for improved exiting safety. 
 
TRAFFIC IMPACT:  The proposed development is expected to have a net increase in safety along the 
SR 40 commercial corridor.  Once the plant moves locations, trucks will exit at the Market Place 
Drive/Route 40 traffic light.  This will greatly reduce the number of lane crossings required of the 
trucks at non-signaled locations.  The number of truck trips along Market Place will increase but from 
a safety standpoint the increased traffic there is preferential to the current truck exit situation at 
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Route 40.  The biggest potential negative traffic impact relates to other by-right uses in the M2 zoning 
district, which are not being contemplated for this site but would be allowed by the rezoning.   
 
SITE LAYOUT NOTES:  Existing vegetated buffer will be retained (a minimum of 30 feet adjacent to 
commercial areas and 60 feet adjacent to residential areas); other details to be addressed during site 
plan review. 
 
IV.  CONFORMANCE WITH COMPREHENSIVE PLAN 
Conformance: 

- Relocation of the cement plant is a step toward enhancing gateway corridors with land use 
and physical enhancements to retain and attract new development along Route 40 

- Comp Plan stresses Town’s desire to attract and retain businesses and jobs 
- Transportation safety enhancements will result from plant relocation 
- Infill and utilization of a currently vacant property 

Nonconformance: 
- Lack of land use considerations for industrial uses which may arise in M2 district by-right 
- Future Land Use Map designates the parcel as General Business and not Industrial 
- Public utilities were originally installed on property in anticipation of commercial 

development 
 
V. STAFF ANALYSIS 

Planning Staff believes there is both merit and risk involved in the proposal as presented. 
 

MERIT: 
- New use of a large parcel of land in town which has not been utilized at all for 14 years 
- Improved traffic safety 
- Improved corridor and town entrance aesthetics when plant moves 
- Eventual redevelopment of current cement site for non-industrial use is possible 
- According to site plan, the cement operation will be set back from Market Place drive at least 

500 feet, reducing the visual impact of the project 
- The existing vegetative buffer serves as an instant visual buffer not available for most new 

developments  
RISK: 

- Rezoning the entire property without limitation allows a wide range of industrial uses not 
contemplated by this rezoning  

- Significantly reduces the Town inventory of commercial land 
- Traffic: though the existing intersection at Market Place and Franklin is expected to handle 

cement truck entry/exit without major impact, the potential for other by-right uses with 
heavier truck traffic exists and is a concern. 
 
 

OVERALL RECCOMENDATIONS FOR PROJECT: 
Town planning staff analyzed the submitted application and made several findings pertaining to 

identified impacts and suggested improvements to the project.  These findings were discussed with 
the applicants prior to final advertisement/submission.  
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1. Whether rezoned as a whole or in part, the major concern from a planning standpoint and 
concerning future harmony among land uses in that area is the by-right uses which could 
develop on the property with M2 zoning without public review.  Such by-right uses include 
petroleum refineries, brick manufacturing and similar, high-impact projects. Other more 
intensive uses, such as junk yards and animal processing, would still require an additional 
special exception permit.  The applicant has no intention of developing any of these uses but 
once rezoned our ability to review and analyze such uses is severely diminished.  The 
proximity to residential and retail centers is the primary concern for such situations.  
Suggested mitigation for this concern included a limitation on the uses permitted by right as a 
part of this rezoning.  

2. A partial rezoning of the property rather than a total rezoning would retain some of the 
available retail/commercial land and still allow for relocation of the plant, including future 
expansions.  This would address come of the concerns related to Future Land Use Map and 
loss of retail inventory. 

3. Concurrently rezoning the existing Rocky Mount Ready Mix site (from manufacturing to 
commercial) would dampen the impact of the loss of commercial property in Town and could 
allow for continued operation of the existing plant as a nonconforming use, which would be 
allowed by state law to continue to operate in perpetuity while the operations are transferred 
to the new site.    

 
 
POSSIBLE MOTIONS: 
REMINDER: You may not recommend conditions as a part of the motion.  Rezoning proceedings must 
involve voluntary proffers, presented in writing and signed by the applicant prior to the public 
hearing.  If you make a recommendation to deny the project before you, staff suggests stating 
reasons for the record so that the applicant can decide whether to address those impacts through 
proffers before future hearings. 
 
Approval:  I move to approve the rezoning request for Tax Map Parcel 2030006100 (on the following 
grounds, if needed):           

 
ONLY IF APPLICABLE:  
Conditional Approval: I move to approve the rezoning request for Tax Map Parcel 2030006100 with 
the following submitted proffers:         

 
Denial: I move to deny the rezoning request for Tax Map Parcel 2030006100 (on the following 
grounds, if needed):            
 
PREPARED BY:  Josh Gibson 
HEARING DATES:  Planning Commission, February 2, 2016 
ATTACHMENTS: Aerial Map 

Zoning Map 
Future Land Use Map 
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