
CITY OF CREEDMOOR
PLANNING BOARD

PLANNING BOARD MEETING
DECEMBER 11, 2025

7:00 PM

CALL TO ORDER

1. RECOGNITION OF QUORUM

2. APPROVAL OF AGENDA

3. APPROVAL OF MINUTES

Approval of Minutes

4. PUBLIC COMMENT

5. OLD BUSINESS

6. NEW BUSINESS

Status Updates and Strategic Initiatives (SUSI) Report 2025

7. REPORT ON RECENT DEPARTMENT ACTIVITY

8. REPORTS FROM CHAIRPERSON AND MEMBERS

ADJOURN
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MEETING DATE: December 11, 2025

PREPARED BY: Rebecca Middleton,
 

ISSUE CONSIDERED: Approval of Minutes

SUMMARY OF ISSUE:

REQUESTED MOTION: Motion to approve the October 9, 2025 Planning Board Meeting
Minutes

ATTACHMENT(S) MSF edited_20251009_DraftPBMinutes.pdf

REVIEWED BY
CITY MANAGER:
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MINUTES OF 

CITY OF CREEDMOOR 

PLANNING BOARD MEETING 

OCTOBER 9TH, 2025 

7 P.M. 
 

 

 

Present in Person at City Hall Boardroom 
Chairman Steve Faucette, Robert Gorham, Edie McDuffie, Mike Allen, and Rick Harbit. Also present is Community 

Development Director Michael Frangos, AICP, CZO, Planner Dallas Baker, and Planning Technician Rebecca 

Middleton. 

 

Absent 
Chris Bowley, Kechia Brustmeyer-Brown 
 

Call to Order 
Chairman Steve Faucette called the meeting to order at 7:00 P.M.  
 

Approval of Agenda  
Rick Harbit made a motion to approve the agenda.  
Seconded by Mike Allen. 

The motion passed with a vote of 5-0. 

 

Approval of Minutes  
Edie McDuffie made a motion to approve the September 11th, 2025, Planning Board minutes.  

Seconded by Bob Gorham. 
The motion passed with a vote of 5-0. 

 

Comments from the Public 
None. 

 

New Business | Fall 2025 Zoning and Ordinance Text Amendments 
Planner Dallas Baker reviewed the proposed zoning and ordinance text amendments with the Board. The 

amendments focus on strengthening the City’s erosion control standards and trash management requirements. 
Under the proposed erosion control amendment, any land disturbance of one-fifth of an acre or more would require 

the installation of silt fencing to prevent soil from leaving the site and entering the stormwater conveyance system. 

The proposed trash-related amendments would require construction sites to provide appropriate trash storage and 

would mandate that all residents within City limits maintain trash service with an approved waste management 
provider. 

 

Bob Gorham made a motion to approve the resolution of consistency and recommend approval for the zoning text 
amendments ZTA-2025-01 and ZTA-2025-02. 

Seconded by Mike Allen. 

The motion passed 5-0. 

 

New Business | Zoning Text Amendment for Traffic Impact Analysis (TIA) 
Planner Dallas Baker presented the proposed Traffic Impact Analysis (TIA) ordinance to the Board. He explained 

that the ordinance is designed to help manage growth by requiring traffic studies for medium and large-scale 

projects. These studies would identify potential impacts and recommend appropriate mitigation measures. Baker 
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also reviewed the draft ordinance language, highlighting specific project characteristics that would trigger the TIA 

requirements. 

 
Steve Faucette made a motion to approve the resolution of consistency and recommend approval for the TIA zoning 

text amendment, ZTA-2025-03. 

Seconded by Bob Gorham. 

Motion passed 5-0. 

 

Report on Recent Departmental Activity 
Community Development Director Michael Frangos updated the Board on ongoing projects, including the new 

Police Station project, which had recently been awarded to MLB Construction. He shared that inspections were 

underway at the Lake Rogers Dam to assess the condition of the structure. He also presented photos of the Joe Peed 
lift station construction site and the Brames Crossing Subdivision site. 

 

Reports from the Chairperson and Members 
There were no reports from the Planning Board Members. 

 

Adjourn 
A motion to adjourn was made by Bob Gorham, seconded by Edie McDuffie.  

The motion passed with a vote of 5-0.  

 
Chairman Faucette adjourned the meeting at 7:42 PM 

 

                                                
                                                                        

 

_________________________________  

Chairperson 
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MEETING DATE: December 11, 2025

PREPARED BY: Dallas Baker, Planner
 Community Development

ISSUE CONSIDERED: Status Updates and Strategic Initiatives (SUSI) Report 2025

SUMMARY OF ISSUE: Draft report looking back at accomplishments of 2025 and exploring
priorities for 2026. Brainstorm and discuss Community Development
priorities for 2026 and beyond.

REQUESTED MOTION: Information and discussion.

ATTACHMENT(S) SUSI_Report_12.02.25.pdf
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Status Updates & Strategic Initiatives 

“SUSI” Report 2025 
 

 

“If you have built castles in the air, your work need not be lost; 

that is where they should be. Now put the foundations under them.” 

-- Henry David Thoreau, Walden 

 

Introduction 
The Status Updates and Strategic Initiatives (SUSI) Report is produced by the City of Creedmoor 

Community Development Office. 2025 is our first year producing the report, but it is our hope 

to have this be an annual project – ready each year for the Board of Commissioners’ Strategic 

Retreat. 

 

The purpose of this report is twofold. 

 

First, to serve as a retrospective on the year past. To see what was achieved, measure how far 

we have come, and be reminded that though our efforts on a day-to-day basis may seem small 

– over time those efforts do add up. 

 

Second, to serve as a prospective on the year and years ahead. To assess the work already in 

the pipeline, to assist in strategizing and prioritizing, and to scan the horizon for the challenges 

and opportunities of the future. 

 

Status Updates 
Status updates are organized based on the City Plan 2040 elements – land use, stormwater, 

transportation, housing, economic development, downtown, parks & recreation, public 

engagement – plus the addition of code enforcement and a miscellany catch-all. 

 

What follows is a survey of the items handled over the past year. If further detail is desired, the 

Community Development Director’s Monthly Manager’s Report provides a wealth of in-depth 

information on each of the items listed below. Those reports can be found as part of the 

Planning Board and Board of Commissioners agenda packets on the City website. 
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Land Use 

 152 zoning permits issued in first 11 months of 2025 

 City has expanded its jurisdiction with three recent annexations – Mt. Energy School, 

SGWASA Pump Station, Cedar Creek Subdivision.  All eastward along existing water utility 

resources. 

 City has begun extensive use of conditional district zoning (newly enabled legislation that 

allowed its use) 

 Brogden Rd. Development Meeting - Starlight Homes / McAdams 

 Southside Development Meeting - Chad Abbot 

 Cedar Creek Subdivision / Gander Development 

 Southern States Site Plan 

 

Stormwater 

 Stormwater Fees Collected 

o FY24: $317,652.01 

o FY25: $562,279.99 

 Updated SWMP and renewed MS4 permit 

 Submitted FY 24 MS4 Annual report 

 18 “Stormwater Hotline” Calls 

 Three certified SCM inspectors and 1 more on the way 

 Regular Stormwater Administrator meetings 

 Responded to citizen storm drainage concerns (Brames Crossing, 301 Dogwood St., Holly 

Creek Ln., Second St., 109 Fleming St., etc.) 

 Drainage Area Study – Dogwood, Whitehall, Elm St., Fleming, ZincHouse 

 Assessment of new drainage issues identified at Cherry St. & Apple St. 

 In-House MS4 Stormwater Training 

 Annual 3rd Party SCM Inspection Reports - Holly Creek, Amberleaf, Dollar General, Carolina 

Secure Storage 

 FY24 New Development Report - Storm water fee update for 2025 taxes 

 Lake Rogers North - Tar River Land Conservancy 

 Produced Illicit Discharge Detection and Elimination (IDDE) training module for new hires 

and an all-city staff training. New training pamphlets will be provided to staff in February. 

 Creedmoor Community Center SCM Maintenance – F&F Stormwater Solutions 

 

Transportation 

 Powell Bill Funds Received 

o FY24: $152,972.40 
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o FY25: $170,168.55 

 Traffic Impact Analysis - JM Teague – new ordinance requirement enacted 

 Sidewalks Gap Analysis – Summit Engineering – Feasibility analysis of various sidewalk 

projects 

 US 15 & Sunset St. intersection lane markings and stop bar 

 4 Way Stop US 15/Hillsborough/Joe Peed – NCDOT determined traffic signal is warranted 

 CAMPO - Northwest Area Study - North Falls Lake Area Study 

 CAMPO - Metropolitan Transportation Plan - Destination 2055 

 CAMPO Blueprint for Safety – engineering summits in January, May, and December 

 CAMPO TCC Attendance – monthly meeting 

 CAMPO LAPP Training 

 Powell Bill Report and Certified Statement – annual revenue collected? 

 NCDOT Maintenance Request - E. Lake Rd. – along Cross City Trail 

 E. Lyon Street Alley – closing requested, no BOC action to date 

 NCDOT Call of Pedestrian Safety Enhancement Projects - Rapid Rectangular Flashing 

Beacons (RRFBs) – grant applications made 

 

Housing 

 Infill housing continues where utility allocation has been granted. 

 Minimum housing inspections provided by Code Enforcement 

 Brames Crossing – subdivision infrastructure construction underway 

 Creedmoor Village – planning stages on zoning enabled, utility allocation still required 

 Cedar Creek – planning stages on zoning enabled, utility allocation still required 

 

Economic Development 

 Fast Pace Urgent Care complete 

 Mavis Tire under construction 

 Planning for new mixed use development at Creedmoor Village 

 Planning for new residential at Cedar Creek 

 109 Park Avenue - Davis Martin Powell - Bekee Ventures LLC 

 Tattoo parlor on Main St. 

 

Downtown 

 Three two-sided Wayfinding Signs added 

 Edge “CREEDMOOR” Mural Project 

 City Tavern Mural Project 
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 New Police Department Headquarters & City Hall Renovation – construction to get 

underway in 2026 

 Planning for ZincHouse – interior upfit underway 

 Street improvements to Masonic, Elm, and Sanderford 

 New paved downtown parking lot on east side of Main Street – ADA accessibility (in 

process) 

 New LDS accessory building at 201 S. Main Street 

 Main Street Automotive Conditional Zoning District adds tattoo parlor 

 North Main Street Commercial Large Site Plan 

 Finch’s Restaurant closed / Sunnyside Café, Grill, and Scoops now open 

 Jon Rigsbee - Creedmoor Restoration - guy wire anchor points, sidewalk construction 

 B&G Pipeline New SCM and site development underway 

 Dumpster Corral Design - City Hall 

 Main Street Auto permit extension – 6 months to comply (July 2026) 

 

Parks & Recreation 

 Lake Rogers North tracts transfer to Tar River Land Conservancy – no BOC action to date 

 Lake Rogers dam analysis and maintenance - Schnabel 

 Ledge Creek Flood inundation study and EAP – RK&K 

 Tour of Ledge Creek Flats (former wastewater lagoon) provided by City Engineer to 

McAdams consulting as part of Parks & Recreation Master Plan process 

 Input on Parks & Recreation Master Plan – Dallas, Mike, Carl 

 PARTF Application for new playground equipment at Creedmoor Community Center 

 Creedmoor Community Center – Dumpster Corral (in progress) 

 

Public Engagement 

 2025 Litter Sweep (17 volunteers, ~30 bags of trash) 

 Creedmoor Music Festival (stormwater outreach and partnered with CAMPO for North Falls 

Lake Study outreach) 

 CWEP Stormwater Education School Visit (120 kids in attendance) 

 SWMP plan public hearing 

 

Code Enforcement 

 3 certified zoning officers on staff 

 Visibility of new Community Development Truck 

 Enforcement 

o Snipe Signs Removed = 147 
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o Complaints = 24 

o Inspections = 827 

o Total Citations = 108 

o Compliance = 69 

 Stormwater 

o Annual Outfall Inspections = 27 

o Monthly SCM Inspections = 157 

 

Miscellany 

 Managing Water and Wastewater Allocation Policy 

o Allocation awarded (in gallons, to date) 

 Residential: 1014 

 Non-residential: 1985 

o Allocation remaining (in gallons, to date) 

 Residential: 37 

 Non-residential: 2055 

 Hired new planner 

 Grant applications 

o Working w/ GrantMatch 

o Challenging time for grants as federal programs are increasingly uncertain 

 Updated City and Development Codes 

o Trash Service Requirement 

o Pausing Trash Service for Unoccupied Housing (combined with Trash Service 

Requirement) 

o Silt Fencing - Preempted by State 

o Trash & Garbage Storage for Construction Sites 

o Traffic Impact Analysis 

 On-Call Service Agreement for Professional Services 

o RK&K / Schnabel - Lake Rogers Dam 

o RK&K - Main St. Public Parking Lot 

o Wetherill Engineering - Drainage Area Study 

o Summit Engineering - Sidewalk Gaps 

o Raftelis – Stormwater Advisors 

o JM Teague – Transportation Advisors 

 SCM Inspection and Maintenance Certification - Carl 

 City Hall Solar Power Study and NC Solar Now construction 

 NCAPA Limits on Down-Zoning Webinar 

 Tar River Land Conservancy - Robertson Creek Nature Preserve 
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 CrisisTec LLC Emergency Operations Plan 

 BOC Strategic Planning Session – 2/8/25 

 Board of Adjustment Training Session – 5/5/25 

 NCAZO 2025 Mid-Winter Workshop - Mike & Gerry 

 FEMA Course - Basic Incident Command System for Initial Response, ICS-200 - Carl 

 Onboarding and Training - Dallas 

 SGWASA Pre-Construction Meeting for Construction Package 1 - Joe Peed Lift Station 

 Emergency Operations Plan Research - Emergency Generators, Communications Solutions - 

Carl 

 SGWASA Fire Hydrant fence relocation – next to Cross City Trail 

 CZO Training - Dallas 

 Tar River Hazard Mitigation Plan - Kerr-Tar COG 

 

Strategic Initiatives 
Strategic initiatives encompasses the work that the Community Development Office is 

anticipating in the coming year. It includes both work that is ongoing and/or carried over from 

the current year, as well as the potential for new initiatives. As the old saying goes, “Plan your 

work and then work your plan.” 

 

It is important to remember that the goal here is to strategize and prioritize. The City of 

Creedmoor and the Community Development Office does NOT have enough staff, time, money, 

energy, focus, or resources to do every item on this list. Furthermore, while some of the items 

presented are actionable as a department or as a city – many require the cooperation or 

permission of other partners. Ideally then, the aim should be a realistic assessment of 

organizational capacity that balances the ongoing demands of the department with the 

opportunity to add new projects as the old ones are completed. 

 

As with the status updates, this is not an in-depth exploration of each and every topic, but a 

survey of the work ahead – that which is pressing, that which is probable, and that which is 

possible. This is an idea bank – one that we hope to add to over the years and to make 

measured withdraws from when the time is right. 

 

Required, Ongoing, & Carry-Over Items 

Ongoing Operations 

 Code enforcement – new development, nuisance, stormwater 

 Mandatory compliance – Powell Bill, MS4, Falls Lake Rules, etc. 

 Partner engagement – CAMPO, SGWASA, Granville County, Kerr-Tar COG, UNRBA, etc. 
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 Permitting – zoning, site plans, subdivisions, etc. 

 Public engagement – office hours, site visits, events 

 Staff governing boards – BOA, Planning Board, BOC 

 Training – APA, CZO, NCBELS, MS4, SCM, etc. 

 

Carry-Over Projects 

 Dam Maintenance Project 

 Drainage Study Project 

 Information Management Project 

 Spec Book Project 

 Unit Identifier Enforcement Project 

 Quite a for more… Need to finish filling this in…  

 

Preparation for Department Relocation 

 CDO assets and records consolidation 

 Federal and State mandated record retention 

 Identify what furniture and storage is going to new location and that which is past its usable 

life and will be donated / discarded 

 Order new furniture and storage as determined by needs assessment 

 Pack up offices 

 Relocate and settle into new offices 

 

Potential New Initiatives 

State Level Initiatives 

 Request local legislation 

o Transportation Impact Fees 

o Park & Recreation Impact Fees 

 Resolution Letter R25-05 (Opposed) 

 Legislative Annexation (Donut Holes) 

 Legislative ETJ Expansion 

 

Local Level Initiatives 

 Line of Annexation Agreement w/ Butner 

 SGWASA Utility District 

 CAMPO 

o North Falls Lake Study Group 

o LAPP Application 
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 Grant Match 

 Economic Development Outreach 

 Clean Water Education Partnership 

 Tar River Land Conservancy - Open Space Conservation Strategic Partnership 

 UNRBA 

 Merge Butner & Creedmoor??? 

 

City Level Initiatives 

 Park & Recreation Master Plan 

 Zoning Text Amendments 

 Main Street Parking Lot 

 City Hall Renovation / Police Headquarters 

 Sidewalk Gaps Analysis 

 Two RRFB on NC 56 

 Dam Maintenance 

 Land Transfer w/ Tar River Land Conservancy 

 Economic Development Projects 

o Improve aesthetics of downtown Creedmoor 

o Target recruitment of a greater diversity of businesses in Creedmoor 

 Capital Improvement Projects 

o Prepare Bond Package for when rates drop 

o Existing Project List 

 Public Works Shop Improvements 

 Community Development Software Upgrades 

 Creedmoor Gateway Entry Wayfinding Phase 2 

 Lake Rogers ADA Improvements 

 Parks & Recreation Master Plan Phase 2 Playground / Shelter 

 Landscaping at Harris Park 

 Playground Replacements and ADA Access 

 Main Street Public Parking Lot 

 Bowman Road Tank Removal 

 Sidewalk Improvements (based on Sidewalks Gap Analysis currently in 

progress) 

o Possible Additional Projects 

 Dam Maintenance (based on Dam Structural Analysis currently in progress) 

 Stormwater Improvements (based on Stormwater Drainage Study currently 

in progress) 
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 Expand and Extend Municipal Water / Sewer System (to enable growth) 

 Establish Fund for Land Bank 

 Library 

 Performing Arts Center 

 Town Square 

 Additional Parks (Pocket, Regional) 

 

Department Level Initiatives 

 Spec Book 

 Expand Team 

o Storm Water Specialist 

o Engineer in Training 

o Planner in Training 

 Update Records (Digital, Hard Files) 

 Onboard and Training Modules 

 Road Hierarchy 

 Software Portal 

 Add / Reconfigure Sections to City 2050 Plan? (Jumbled Ideas Below) 

o Conservation 

 Open Space 

 Tree Plan 

 Dark Sky 

 Stormwater 

o Infrastructure 

 Lighting - Dark Sky 

 Sidewalks 

 Schools 

 Police / Fire Service Areas 

 Etc. 

o Quality of Life 

 Parks & Recreation 

 Bike & Ped 

o Safety 

 Police & Fire 

 Hazard Management 

 Flood Plain 

o Historic Preservation 

o Noise 
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o Etc. 

 Training for Staff 

 BOA Cancelled due to lack of quorum - merge w/ Planning Board? 

 Update software, establish new streamline processes and online application portal system 

with pay platform for fees and fine payment. 

 Get more of the community involved in litter sweep 

 Increase the awareness around environmental issues (i.e. Triassic soil characteristics, water 

supply watersheds, stormwater management, riparian areas, wetlands protection), 

highlight the fact that Creedmoor is very environmentally sensitive location; ditch and 

drainage maintenance, illicit discharge prevention 

 Partnering with SGWASA on GeoCivics software implementation for plan review and project 

updates; staying with CAMPO and UNRBA 

 Text Amendments - Ongoing Process - Ideas Below 

o Front Setback Definition 

o Storm Water Maintenance Requirement for Park Strip 

o SGWASA Ownership Update 

o One-time Vendor Permit for Small Events 

o Regulations for Farm Ponds 

o Requirement for “As-Builts” and photos before issuing CZC 

o Landscape guidelines 

o Prohibit / regulate second driveways 

o Codify “zoning authorizations” – more details on when 

o Codify extension process for ZCPs 

o Codify murals 

o Update lighting section with “Dark Sky” standards 

o Create Roadway Development Plan – request easements / right-of-way for 

medium/long-term transportation planning 

o Specific plan for Main Street – traffic calming / beautification 

o Update MS zoning to require “adequate” parking? 

o Potential Data Center land use – definition and adjustment to table 8.1 – limits? 

(Industrial district, power / water usage, etc.???) 

o Trash & Garbage Storage for Commercial Sites 

o Improved House Numbering Standards 

o Roof Rainwater Runoff Control 

o Require Annexation as part of receiving Water/Sewer Allocation 

o Line of Annexation agreement w/ Butner 

o Impact Fees (local legislation needed) 

o Planned Unit Development Zoning 
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o Main Street Periphery Zoning District 

o No “flared end section” on pipes is a problem. 

o Underlay required under pipes. 

o Create land bank for future civic / open space / etc. uses – for future areas of city 

expansion. 

o Denial of Permit Based on Unresolved Notice of Violation 

o Food Truck and Street Vendor Revision 

o  Mobile Home Park Zoning District 

o Update Noise regulations and jurisdictions 

o Regulate fire pits within City limits 

o Possibly create a “belt” or “lasso” to define future boundaries of city / guide growth 
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