
 
 

CITY OF WILSON 
Planning & Design Review Board Agenda Session 

 
     Agenda Item #:  __________ 

City Council Meeting:  December 9, 2021

 
TO:  Planning & Design Review Board 
 
FROM:  Land Development Staff 
 
SUBJECT: ZONING CHANGE REQUEST (Project #21-465) 

REQUESTED ZONE: SR6 (Suburban Residential-Medium Density) 
PRESENT ZONE: R/A (Rural/Agricultural)  
APPLICANT: Ron Sutton, Herring-Sutton & Associates, P.A. 
PROPERTY OWNER(s): Thurman Bruce Boyette[Heirs]  
C/O William T Boyette 
PROPERTY ADDRESS: NC Hwy 42 W north of Millbrook, Walnut Creek and 

Cranberry Ridge Subdivisions 
PROPERTY SIZE:  approximately 47.95 acres  
GENERAL DESCRIPTION: A portion of the property across NC Hwy 42 from 
Boyette Drive 
SPECIFIC DESCRIPTION: 3702-80-1466.000 (PIN) 
PRESENT USE OF PROPERTY: Vacant undeveloped 

 

 

________________________________________________________________________ 
 
STAFF RECOMMENDATION:  1) Approval.  2) If you move to approve the request, be sure to 
preface your motion with the “reasonable” statement below.  3) If you move to deny the 
request, be sure to preface that motion with the “not reasonable” statement below. 
 
Choose one: 
 
I MOVE THAT THE PROPOSED AMENDMENT IS REASONABLE DUE TO ITS CONSISTENCY WITH THE 
FOLLOWING COMPREHENSIVE PLAN POLICIES AND THAT IT BE APPROVED:  1.1, 1.3, 2.1, 2.2, 2.4, 
2.7, 5.1, 5.2, 7.2, 7.3, 7.6, 22.1, 28.1, 28.2, 32.1, 47.1, 47.2 
 
I MOVE THAT THE PROPOSED AMENDMENT IS NOT REASONABLE DUE TO ITS INCONSISTENCY 
WITH THE FOLLOWING COMPREHENSIVE PLAN POLICIES AND THAT IT BE DENIED:  1.2, 2.1, 



2.2, 2.5, 2.7, 3.1, 5.1, 5.2, 6.1, 6.2, 7.1, 7.2, 7.3, 7.5, 7.6, 7.7, 20.7, 22.1, 28.1, 30.3, 32.1, 47.1, 
47.2 
_____________________________________________________________________ 
 
BACKGROUND 1) In Primary Growth Area and the Primary Service Area. 2)  Inside the city extra-
territorial jurisdiction limits. Annexation shall be required prior to receiving city services. 3) 
Located within the Contentnea Watershed (WS-IV NSW-P). 4)  Not within the 100-year flood 
zone or the Special Flood Hazard Conservation Area. 5) The property is a portion of the 
Thurman Bruce Boyette property per Plat Book 3 Page 96.  6) This property is currently zoned 
R/A (Rural/Agricultural) in City of Wilson’s ETJ, the adjacent properties are zoned SR6 
(Suburban Residential – Medium Density) to the North, SR6 (Suburban Residential – Medium 
Density) and GR6 (General Residential – Medium Density) to the South, GC (General 
Commercial), RMX (Residential Mixed-Use) and GR6 (General Residential to the West, and SR6 
(Suburban Residential – Medium Density) and GC (General Commercial) to the East.  7)  
Surrounding development includes single-family residential and undeveloped property.  9)  The 
City’s “Future Land Use Map” in our Comprehensive Plan shows this property as “Cluster 
Residential.”     
 
Cluster Residential – Single-family developments designed as cluster subdivisions for the 
purpose of setting aside land within water supply watersheds and other environmentally 
significant features as protected open space. 
 
The proposed rezoning would be more aligned with this property being “Medium Density Residential.” 
 
Medium Density Residential – Single-family detached subdivisions developed at a density between two 
to four dwelling units per acre.  Some high density residential development can be included as part of a 
master-planned development. 

 

 
FISCAL IMPACT: FISCAL IMPACT:  1) The source of the following information is the “Cost of 
Land Uses Fiscal Impact Analysis” prepared for the City by the consulting firm TischlerBise and 
dated February 4, 2008.  2) The study evaluated six residential land use prototypes on an 
annual cost-benefit basis:  single-family low land value, single-family medium land value, 
single-family high land value, single-family infill, duplex, and multi-family.  3) The land use most-
closely associated with the subject request is single-family medium land value.  4) According to 
the study, single-family medium land value developments produce a net surplus of $277 per 
unit. 
________________________________________________________________________ 
 
COORDINATION: 
Janet Holland, Land Development Manager, 252.399.2215, jholland@wilsonnc.org. Kathy 
Bangley, Land Development Sr. Planner, 252.206.5289, kbangley@wilsonnc.org.   

mailto:jholland@wilsonnc.org
mailto:kbangley@wilsonnc.org


ATTACHMENTS:  1) Application.  2) Comp Plan Analysis. 3) List of those receiving notice.  4) 
Area Zoning Map. 5)  Future Land Use Map.  6)  Aerial. 7)  Chapter 2 Use Table.          8)  
Ordinance.      
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Boyette Property on NC Hwy 42 West – COMP PLAN ANALYSIS 
 
Current land use classification:   Rural/Agricultural 
 
Requested land use classification:   Suburban Residential – Medium Density 
 
Future Land Use Map land use classification: Cluster Residential 
 
POLICIES THAT COULD BE INTERPRETED TO SUPPORT THE REQUEST: 
 
Policy 1.1:  New development and redevelopment should be designed to create a compact land 
use pattern that efficiently uses public services and facilities, reinforces the use of multiple 
modes of transportation, creates greater mobility within the City, and provides better 
connections between adjacent developments. (See Policy 7.7.) 
 
Policy 1.3:  New development, particularly those projects located on undeveloped land, should 
be designed using a master planning effort that takes a holistic and tailored approach to 
designing the development. 
 
Policy 2.1:  The Future Land Use map should be used to guide decision-makers as they take 
action on rezoning decisions and future capital improvement investments. 
 
Policy 2.2:  Encourage the development and redevelopment of areas defined on the Future 
Land Use map as primary growth areas. 
 
Policy 2.4:  “Leap frog” development that bypasses primary growth areas and occurs in 
isolation or in small clusters should be avoided. 
 
Policy 2.7:  Areas located within water supply watershed protected or critical areas and within 
primary growth areas should be developed as clustered developments that protect open spaces 
and environmentally sensitive lands and provide for a more compact development form.  (See 
Policy 7.6.) 
 
Policy 5.1:  New development should take into consideration the existing conditions of 
surrounding properties and neighborhoods and create a development program that includes 
land uses, a site plan, and design treatments that accomplish the goals of the Comprehensive 
Plan and complement adjacent land uses. 
 
Policy 5.2:  During the development review process, proposals of new developments or 
redevelopments should identify any potential impacts to surrounding properties and 
neighborhoods and identify mitigation strategies to reduce these impacts.  Additionally, current 
and future land use type and intensity should be accounted for during review of proposed 
projects in order to ensure appropriate transitions are provided. 



 
Policy 7.2:  Environmentally sensitive areas should serve as either natural open spaces or 
passive/active recreational areas where only low-impact development is permitted. 
 
Policy 7.3:  Environmentally sensitive areas should be adequately protected during the 
construction of new developments to ensure the integrity of these resources. 
 
Policy 7.6:  Lands located within water supply watersheds should be developed in a manner 
that protects water resources through cluster development patterns that set-aside open space 
as a buffer to water sources.  (See Policy 2.7.) 
 
Policy 22.1:  Through land development standards and zoning, facilitate the development of a 
mix of housing types at different price points to meet the needs of households with different 
incomes. 
 
Policy 28.1:  Encourage the development of land to its highest and best use where public 
infrastructure currently exists. 
 
Policy 28.2:  Coordinate the extension of utility services and roads with the Future Land Use 
map by directing expansion to areas within the primary growth area. 
 
Policy 32.1:  New development should be located within the primary growth area to ensure 
adequate provision of public safety services.  Service to newly developing areas should not 
result in the reduction of service to existing developed areas. 
 
Policy 47.1:  New development and redeveloped lands should incorporate vegetated 
landscaping for aesthetic purposes and provide natural buffers between adjacent uses.   
 
Policy 47.2:  Vacant lots should be well maintained.  Overgrown lots and blighted areas are 
strongly discouraged.   
 
 
POLICIES THAT COULD BE INTERPRETED TO OPPOSE THE REQUEST: 
 
Policy 1.2:  As indicated on the Future Land Use map, new developments and redevelopment 
along major thoroughfares, within activity centers, and in the Downtown area should 
incorporate a mix of land uses (both vertical and horizontal) to efficiently use land, reduce 
commuting and vehicle trip times, and create better connections between uses. 
 
Policy 2.1:  The Future Land Use map should be used to guide decision-makers as they take 
action on rezoning decisions and future capital improvement investments. 
 
Policy 2.2:  Encourage the development and redevelopment of areas defined on the Future 
Land Use map as primary growth areas. 



 
Policy 2.5:  Development should create a neutral or, preferably, positive fiscal impact on the 
City. 
 
Policy 2.7:  Areas located within water supply watershed protected or critical areas and within 
primary growth areas should be developed as clustered developments that protect open spaces 
and environmentally sensitive lands and provide for a more compact development form.  (See 
Policy 7.6.) 
 
Policy 3.1:  Foster development within Wilson’s Downtown and Center City neighborhoods, 
including mixed-use developments that provide new residential opportunities in Downtown 
and a more vibrant pedestrian environment. 
 
Policy 5.1:  New development should take into consideration the existing conditions of 
surrounding properties and neighborhoods and create a development program that includes 
land uses, a site plan, and design treatments that accomplish the goals of the Comprehensive 
Plan and complement adjacent land uses. 
 
Policy 5.2:  During the development review process, proposals of new developments or 
redevelopments should identify any potential impacts to surrounding properties and 
neighborhoods and identify mitigation strategies to reduce these impacts.  Additionally, current 
and future land use type and intensity should be accounted for during review of proposed 
projects in order to ensure appropriate transitions are provided. 
 
Policy 6.1:  A diversity of development, including a variety of residential unit types and 
densities, mixed-use developments, and employment centers should occur within the City. 
 
Policy 6.2:  Residential development should be balanced with non-residential development in a 
manner that does not result in Wilson becoming a “bedroom community” to surrounding 
regional centers, such as Raleigh, and provides needed employment, shopping, and recreational 
opportunities for Wilson’s residents. 
 
Policy 7.1:  Environmentally sensitive areas, including forested lands, riparian buffers and 
stream corridors, wetlands, floodplains, and areas of steep slope, are recognized as valuable 
environmental resources and should be set-aside as natural areas within new developments. 
 
Policy 7.2:  Environmentally sensitive areas should serve as either natural open spaces or 
passive/active recreational areas where only low-impact development is permitted. 
 
Policy 7.3:  Environmentally sensitive areas should be adequately protected during the 
construction of new developments to ensure the integrity of these resources. 
 



Policy 7.5:  To the furthest extent possible, existing mature tree canopies should be protected 
and maintained throughout the community, with a focus on new developments and along 
major thoroughfares. 
 
Policy 7.6:  Lands located within water supply watersheds should be developed in a manner 
that protects water resources through cluster development patterns that set-aside open space 
as a buffer to water sources.  (See Policy 2.7.) 
 
Policy 7.7:  Land development should promote the protection of air quality in Wilson through a 
compact development form that reduces the need for vehicular trips resulting in less air 
emissions from vehicles.  (See Policy 1.1.) 
 
Policy 20.7:  Market-based approaches to neighborhood planning are encouraged and 
preferred. 
 
Policy 22.1:  Through land development standards and zoning, facilitate the development of a 
mix of housing types at different price points to meet the needs of households with different 
incomes. 
 
Policy 28.1:  Encourage the development of land to its highest and best use where public 
infrastructure currently exists. 
 
Policy 28.2:  Coordinate the extension of utility services and roads with the Future Land Use 
map by directing expansion to areas within the primary growth area. 
 
Policy 30.3:  Public water and sewer lines should be located in areas outside of Watershed 
Critical Areas, except as necessary to address emergency public health situations. 
 
Policy 32.1:  New development should be located within the primary growth area to ensure 
adequate provision of public safety services.  Service to newly developing areas should not 
result in the reduction of service to existing developed areas. 
 
Policy 47.1:  New development and redeveloped lands should incorporate vegetated 
landscaping for aesthetic purposes and provide natural buffers between adjacent uses.   
 
Policy 47.2:  Vacant lots should be well maintained.  Overgrown lots and blighted areas are 
strongly discouraged.   
 
 
  



 
 
 
 
 

PAGE WILLIAM CARLTON 

3301 TEAL DR SW 

WILSON, NC  27893-9275 
 

 WELLS ERVIN C 

3200 BOYETTE DR SW 

WILSON, NC  27893-9265 
 

 FORTSON FLORENCE TYSON 

3314-B NC 42 W 

WILSON, NC  27893 
 

BRAXTON BRITT RENTALS LLC 

PO BOX 7018 

WILSON, NC  27895-7018 
 

 OWENS RENTALS LLC 
C/O OWENS CONST COMPANY INCPO 
BOX 1279 
ELM CITY, NC  27822 
 

 WEST CREEK DEVELOPERS L P 

PO BOX 1179 

WILSON, NC  27894-1179 
 

RAPER ROBERT LEE II 

3314 D NC 42 W 

WILSON, NC  27893 
 

 BRINSON JIMMY L JR 

4004 TRACE DR W 

WILSON, NC  27893-8429 
 

 TRACTUS DEVELOPMENT LLC 

PO BOX 2548 

GREENVILLE, NC  27836-2548 
 

TRACTUS DEVELOPMENT LLC 

PO BOX 2548 

GREENVILLE, NC  27836-2548 
 

 BISSETTE JOHNNY RAY JR 

3201 BOYETTE DR SW 

WILSON, NC  27893-9266 
 

 ROWLEY WILLIAM O 

3300 TEAL DR SW 

WILSON, NC  27893-9274 
 

RAPER ROXIE JACOBS 

3314 C NC HWY 42 W 

WILSON, NC  27893-8084 
 

 HAIYANG INC 

1526 SANDYBROOK LN 

WAKE FOREST, NC  27587-5230 
 

 WEST CREEK DEVELOPERS L P 

PO BOX 1179 

WILSON, NC  27894-1179 
 

LUVIANO MARCELO LEON 

3807 BAYBROOKEE DR W 

WILSON, NC  27893-6763 
 

 WEST WILSON ASSOCIATES LLC 

PO BOX 8346 

ROCKY MOUNT, NC  27804 
 

 INGRAM PEGGY FLOWERS (LER) 

3301 MILLBROOK DR SW 

WILSON, NC  27893-9270 
 

NOLAND QUENTIN DOUGLAS 

3302 TEAL DR SW 

WILSON, NC  27893-9274 
 

 CARRAWAY JOANNA S 

3204 BOYETTE DR 

WILSON, NC  27893-9265 
 

 WEB PROPERTIES INC 

PO BOX 3469 

WILSON, NC  27895-3469 
 

ROMERO KARILYN 

3202 GRAPEVINE CT W 

WILSON, NC  27893-9126 
 

 HOUSE MARY LOU 

3200 GRAPEVINE CT W 

WILSON, NC  27893-9126 
 

 BOYETTE THURMAN BRUCE (HEIRS) 
C/O WILLIAM T BOYETTE 
874 INDIAN HILL RD 
HENDERSONVILLE, NC  28791-1828 
 

UNIVERSAL FOREST & LAND INC 

5608 BLOOMERY RD 

WILSON, NC  27896-8144 
 

 HERITAGE PLACE HOLDINGS LLC 

2305 QUAIL RD NW 

WILSON, NC  27896 
 

 LUPTON JAMES 

3806 RAMBLEWOOD HILL DR W 

WILSON, NC  27893-8437 
 

BRADLEY THOMAS P 

3811 BAYBROOKE DR W 

WILSON, NC  27893-6763 
 

 DOCREYN LLC 
ATTN: REYNOLDS WILLIAMS 
248 W EVANS ST 
FLORENCE, SC  29501-3428 
 

 HERITAGE PLACE OF WILSON LLC 

2305 QUAIL RD NW 

WILSON, NC  27896 

 



 

 
 
 

BOYETTE JAMES M JR & CLARENCE 

32 POSSUM TROT PL 

GEORGETOWN, SC  29440-6854 
 

 

 

 BAILEY ROBERT A 

4005 TRACE DR 

WILSON, NC  27893 

 BENTON JEFFREY P 

4003 TRACE DR 

WILSON, NC  27893 
 

MONTECRISTO NO 70 LLC 

3434 KILDAIRE FARM RD STE 135 

CARY, NC  27518 
 

 WHITLEY JOHNNIE JR 

1783 AIRPORT BLVD W 

WILSON, NC  27893-9283 
 

 WILLIAMSON U T JR 

PO BOX 7057 

WILSON, NC  27895-7057 
 

KURTZ CHIROPRACTIC INC 

3011 RALEIGH RD PW W 

WILSON, NC  27896-8213 
 

 DERATT ALAN LAMONT 

3810 BAYBROOKE DR 

WILSON, NC  27893-6762 
 

 WOODARD WALTER JUNIOR 

3208 GRAPEVINE CT W 

WILSON, NC  27893-9126 
 

BISSETTE ASHLEY ELIZABETH 

3207 GRAPEVINE CT 

WILSON, NC  27893-9126 
 

 HARDEE VANISE B 

5952 HORNES CHURCH RD 

WILSON, NC  27896 
 

 WILLIAMS DURWOOD NICHOLAS 

3901 HERITAGE DR W 

WILSON, NC  27893-8572 
 

TAYLOR LERON D 

3903 HERITAGE DR W 

WILSON, NC  27893-8572 
 

 CARR GEORGE POU 

PO BOX 3361 

WILSON, NC  27895-3361 
 

 PIERCE TEMPIE D 
C/O DAVID R ELLIS 
1501 NASH ST NW 
WILSON, NC  27893 
 

IREIT WILSON MARKETPLACE LLC 
ATTN: PROPERTY TAX DEPT 
PO BOX 3666 
OAK BROOK, IL  60522-3666 
 

 HERITAGE PLACE OF WILSON LLC 

2305 QUAIL RD NW 

WILSON, NC  27896 
 

 COMPASS INVESTMENTS LLC 

1012 BROOKSIDE DR NW 

WILSON, NC  27893-2112 
 

FARRIERS RIDGE DEVELOPMENT LLC 

PO BOX 3361 

WILSON, NC  27895 
 

 MCVEY TIMOTHY FRANK 

3203 GRAPEVINE CT 

WILSON, NC  27893 
 

 BRANN WILLIAM 

3811 HERITAGE DR W 

WILSON, NC  27893-8571 
 

W AND T FARM LLC 

PO BOX 1369 

WILSON, NC  27894 
 

 W & T CIRCLE LLC 

C/O J.L. WIGGINS IIIPO BOX 1369 

WILSON, NC  27894-0279 
 

 AFFORDABLE SUITES OF WILSON 

10801 MONROE RD STE C 

MATTHEWS, NC  28105-8336 
 

 

 

CARR GEORGE POU 

PO BOX 3361 

WILSON, NC  27895-3361 
 

 WILLIAMSON WILEY T JR 

3604 VINTAGE CT NW UNIT A 

WILSON, NC  27896-7396 
 

 WILLIAMSON DONALD H 

PO BOX 605 

KENLY, NC  27542-0605 
 

OWENS RENTALS LLC 
C/O OWENS CONST COMPANY INC 
PO BOX 1279 
ELM CITY, NC  27822 
 

 SINGH RAJINDER & SURINDER 

3701 ASHBROOK DR APT 518 

WILSON, NC  27896 
 

 CARR GEORGE POU 

PO BOX 3361 

WILSON, NC  27895-3361 
 

 



 
 
 
 

HOLLAND CHARLES WAYNE 

3806 BAYBROOKE DR W 

WILSON, NC  27893-6762 
 

 WOODHULL-SMITH BRITNEY ELISE 

2321 GREAT LAUREL CT 

GREENVILLE, NC  27834-8952 
 

 AVILA ABEL ESCOBEDO 

4001 SAXBY LN NW 

WILSON, NC  27896-9201 
 

AVILA ABEL ESCOBEDO 

4001 SAXBY LN NW 

WILSON, NC  27896-9201 
 

 
HOTTOVY TRACY RAY 

3705 GLOUCESTER DR W 

WILSON, NC  27893 
 

 
WOODRUFF ERNEST B III 

3201 GRAPEVINE CT W 

WILSON, NC  27893 
 

HERITAGE PLACE OF WILSON LLC 

2305 QUAIL RD NW 

WILSON, NC  27896 
 

 HERITAGE PLACE OF WILSON LLC 

2305 QUAIL RD NW 

WILSON, NC  27896 
 

 ATKINSON KENDRICK LEVON 

3808 RAMBLEWOOD HILLS DR 

WILSON, NC  27893-8437 
 

WEST CREEK DEVELOPERS L P 

PO BOX 1179 

WILSON, NC  27894-1179 
 

 WESTER PROPERTIES LLC 

3309 SWEETBRIAR PL NW 

WILSON, NC  27896 
 

  

     

     

     

     

     

     

 







 
 
  



 
 



 
 



 
 



 


