
 

 

 
 

PLANNING BOARD 
 

AGENDA 

 

Thursday, February 14, 2019 

7:00 p.m. 

 

 

Call to Order 

1. Recognition of Quorum 

2. Approval of Agenda 

3. Approval of Minutes // January 10, 2019 

4. Comments from Public 

5. Discussion of 2040 Land Use Plan Chapter 5 - Housing 

6. Review of Staff Report of Departmental Activity for Previous Calendar Month 

7. Reports from the Chairperson and Members 

Adjourn 

 



 

 

 

 

 

 

MINUTES OF 

CITY OF CREEDMOOR 

PLANNING BOARD MEETING 
JANUARY 10, 2019 

7:00 P.M. 

 

 
PRESENT 

In attendance were Chairman Ed Gleason, Vice-Chairman David Forsythe, Kenneth Fish, Mike Allen, 

Robert Gorham, Dennis Lester, Mildred Goss, and Steve Faucette.  Also present was Community 

Development Director Michael S. Frangos AICP, CZO, City Clerk Kathi McCorkle, and attorney 

Kevin Hornik. 

 

ABSENT 

None. 

 

CALL TO ORDER 

The meeting was called to order at 7:00 p.m. by Chairman Gleason and a quorum was recognized. 

 

APPROVAL OF AGENDA 

Moved by Ms. Goss to approve the agenda; seconded by Mr. Faucette.  The motion received an 8-0 

vote.  

 

APPROVAL OF MINUTES 

Moved by Mr. Forsythe to approve the minutes of November 15, 2018; seconded by Mr. Gorham.  

The motion received an 8-0 vote. 

 

COMMENTS FROM THE PUBLIC 

None. 

 

AMBERLEAF PHASE 1 FINAL PLAT 

Community Development Director Frangos provided an overview of the Amberleaf development 

project. Following brief discussion, Mr. Forsythe moved to recommend approval for final plat; 

seconded by Mr. Allen. The motion received an 8-0 vote. 

 

STAFF REPORT 

Mr. Frangos provided updates on the CDO staffing situation, Cross-City Trail bidding process, code 

enforcement issues and the R-5707 intersection realignment project.  

 

REPORTS FROM THE BOARD 

Following brief discussion about holes in the dirt on US 15 north of NC 56, and the former Main 

Street Auto site, Mayor Wheeler introduced new city manager Korena Weichel. 
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Chairman Ed Gleason reported on his attendance at the recent SGWASA meeting regarding rate 

increases.  

 

ADJOURNMENT 

Moved to adjourn by Ms. Goss; seconded by Mr. Faucette.  The motion received a unanimous vote 

and the meeting was adjourned at 7:43 p.m. 

 

         

      

 Kathleen J. McCorkle, City Clerk 
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20 | Challenges 

Challenges 
Interviews conducted for this report revealed two primary concerns related to affordable housing development—the 

financial feasibility of developing affordable housing and how to ensure long-term affordability of units.  

 

 

 

 

 

  

 Affordability periods expiring on certain subsidized units. Affordability 

requirements for a number of Low-Income Housing Tax Credit (LIHTC) and other 

federally subsidized units are set to expire between 2016 and 2030.  Some of 

those units will maintain their affordability (either through concerted efforts or 

because they are now naturally affordable), while others will convert to market 

rate units that are higher than previously set affordable requirements. 

 Need for long-term affordability. In communities that are experiencing or at 

risk of experiencing displacement, concerns were raised by respondents about 

ensuring long-term affordable housing options.   

 Land acquisition. Land acquisition costs were cited as one of the largest 

barriers for building affordable housing—especially in higher income 

communities and along transit corridors. 

 Land availability.  Land availability was cited as a barrier to affordable housing 

development because it can be complicated to find zoning for multifamily 

properties in neighborhoods traditionally zoned for single-family.  When 

rezoning is required, it can take a significant amount of time and invite 

opposition. 

 Length and unpredictability of permitting process. Respondents shared that 

the building permit process can be lengthy and unpredictable, which adds to 

overall development costs.  

 Lack of financing.  Concerns were voiced about general equity needed to make 

deals feasible, especially for acquisition development financing.  Once a 

development is financed, an ongoing subsidy might still be needed in order to 

maintain long-term affordability.  Some respondents identified vouchers as a 

solution for providing ongoing subsidy, but noted that access to project-based 

vouchers is limited.  Federal and state funding for affordable housing have also 

decreased in recent years. 

 Increasing costs. The cost of materials and labor have increased nationwide, 

which combined with an increase in construction demand, have increased 

housing development costs.  Within the affordable housing context this is 

especially difficult because rent increases typically cannot be used to offset the 

cost increases. 

 Neighborhood opposition.  Neighborhood opposition can add substantially to 

development costs, especially when rezoning or a vote by City Council is 

required. 

 

FINANCIAL 

FEASIBILITY 

 

 

 

 

 

 

LONG-TERM 

AFFORDABILITY 

 



DP04 SELECTED HOUSING CHARACTERISTICS

2013-2017 American Community Survey 5-Year Estimates

Supporting documentation on code lists, subject definitions, data accuracy, and statistical testing can be found on the American Community Survey
website in the Technical Documentation section.

Sample size and data quality measures (including coverage rates, allocation rates, and response rates) can be found on the American Community
Survey website in the Methodology section.

Although the American Community Survey (ACS) produces population, demographic and housing unit estimates, it is the Census Bureau's Population
Estimates Program that produces and disseminates the official estimates of the population for the nation, states, counties, cities, and towns and
estimates of housing units for states and counties.

A processing error was found in the Year Structure Built estimates since data year 2008. For more information, please see the errata note #110.

Subject Creedmoor city, North Carolina

Estimate Margin of Error Percent Percent Margin of
Error

HOUSING OCCUPANCY

    Total housing units 2,016 +/-193 2,016 (X)
      Occupied housing units 1,673 +/-169 83.0% +/-6.4
      Vacant housing units 343 +/-143 17.0% +/-6.4

      Homeowner vacancy rate 0.0 +/-2.4 (X) (X)
      Rental vacancy rate 19.4 +/-19.7 (X) (X)

UNITS IN STRUCTURE

    Total housing units 2,016 +/-193 2,016 (X)
      1-unit, detached 1,693 +/-202 84.0% +/-7.5
      1-unit, attached 18 +/-28 0.9% +/-1.4
      2 units 59 +/-72 2.9% +/-3.5
      3 or 4 units 46 +/-71 2.3% +/-3.5
      5 to 9 units 49 +/-72 2.4% +/-3.5
      10 to 19 units 0 +/-12 0.0% +/-1.6
      20 or more units 38 +/-45 1.9% +/-2.3
      Mobile home 99 +/-96 4.9% +/-4.7
      Boat, RV, van, etc. 14 +/-21 0.7% +/-1.1

YEAR STRUCTURE BUILT

    Total housing units 2,016 +/-193 2,016 (X)
      Built 2014 or later 37 +/-56 1.8% +/-2.8
      Built 2010 to 2013 28 +/-31 1.4% +/-1.5
      Built 2000 to 2009 806 +/-178 40.0% +/-8.6
      Built 1990 to 1999 558 +/-192 27.7% +/-9.3
      Built 1980 to 1989 78 +/-77 3.9% +/-3.8
      Built 1970 to 1979 248 +/-175 12.3% +/-8.4
      Built 1960 to 1969 57 +/-68 2.8% +/-3.4
      Built 1950 to 1959 58 +/-42 2.9% +/-2.1
      Built 1940 to 1949 21 +/-37 1.0% +/-1.8
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Subject Creedmoor city, North Carolina

Estimate Margin of Error Percent Percent Margin of
Error

      Built 1939 or earlier 125 +/-109 6.2% +/-5.4

ROOMS

    Total housing units 2,016 +/-193 2,016 (X)
      1 room 22 +/-37 1.1% +/-1.8
      2 rooms 16 +/-25 0.8% +/-1.2
      3 rooms 35 +/-58 1.7% +/-2.9
      4 rooms 377 +/-180 18.7% +/-8.2
      5 rooms 506 +/-164 25.1% +/-8.2
      6 rooms 392 +/-179 19.4% +/-8.6
      7 rooms 361 +/-157 17.9% +/-7.8
      8 rooms 114 +/-94 5.7% +/-4.8
      9 rooms or more 193 +/-105 9.6% +/-5.2
      Median rooms 5.6 +/-0.5 (X) (X)

BEDROOMS

    Total housing units 2,016 +/-193 2,016 (X)
      No bedroom 22 +/-37 1.1% +/-1.8
      1 bedroom 16 +/-25 0.8% +/-1.2
      2 bedrooms 419 +/-191 20.8% +/-8.8
      3 bedrooms 1,235 +/-223 61.3% +/-9.3
      4 bedrooms 240 +/-100 11.9% +/-4.9
      5 or more bedrooms 84 +/-64 4.2% +/-3.3

HOUSING TENURE

    Occupied housing units 1,673 +/-169 1,673 (X)
      Owner-occupied 1,316 +/-213 78.7% +/-9.2
      Renter-occupied 357 +/-155 21.3% +/-9.2

      Average household size of owner-occupied unit 2.58 +/-0.31 (X) (X)
      Average household size of renter-occupied unit 2.61 +/-0.56 (X) (X)

YEAR HOUSEHOLDER MOVED INTO UNIT

    Occupied housing units 1,673 +/-169 1,673 (X)
      Moved in 2015 or later 107 +/-77 6.4% +/-4.7
      Moved in 2010 to 2014 433 +/-161 25.9% +/-9.3
      Moved in 2000 to 2009 832 +/-173 49.7% +/-9.3
      Moved in 1990 to 1999 159 +/-90 9.5% +/-5.3
      Moved in 1980 to 1989 25 +/-30 1.5% +/-1.7
      Moved in 1979 and earlier 117 +/-108 7.0% +/-6.3

VEHICLES AVAILABLE

    Occupied housing units 1,673 +/-169 1,673 (X)
      No vehicles available 65 +/-74 3.9% +/-4.3
      1 vehicle available 432 +/-136 25.8% +/-7.1
      2 vehicles available 720 +/-169 43.0% +/-9.8
      3 or more vehicles available 456 +/-155 27.3% +/-9.0

HOUSE HEATING FUEL

    Occupied housing units 1,673 +/-169 1,673 (X)
      Utility gas 299 +/-124 17.9% +/-7.3
      Bottled, tank, or LP gas 225 +/-145 13.4% +/-8.0
      Electricity 1,078 +/-167 64.4% +/-10.1
      Fuel oil, kerosene, etc. 0 +/-12 0.0% +/-1.9
      Coal or coke 0 +/-12 0.0% +/-1.9
      Wood 17 +/-28 1.0% +/-1.6
      Solar energy 0 +/-12 0.0% +/-1.9
      Other fuel 43 +/-65 2.6% +/-3.9
      No fuel used 11 +/-18 0.7% +/-1.1
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Subject Creedmoor city, North Carolina

Estimate Margin of Error Percent Percent Margin of
Error

SELECTED CHARACTERISTICS

    Occupied housing units 1,673 +/-169 1,673 (X)
      Lacking complete plumbing facilities 0 +/-12 0.0% +/-1.9
      Lacking complete kitchen facilities 0 +/-12 0.0% +/-1.9
      No telephone service available 49 +/-61 2.9% +/-3.6

OCCUPANTS PER ROOM

    Occupied housing units 1,673 +/-169 1,673 (X)
      1.00 or less 1,650 +/-181 98.6% +/-2.2
      1.01 to 1.50 23 +/-37 1.4% +/-2.2
      1.51 or more 0 +/-12 0.0% +/-1.9

VALUE

    Owner-occupied units 1,316 +/-213 1,316 (X)
      Less than $50,000 0 +/-12 0.0% +/-2.4
      $50,000 to $99,999 72 +/-48 5.5% +/-3.8
      $100,000 to $149,999 575 +/-188 43.7% +/-10.2
      $150,000 to $199,999 351 +/-133 26.7% +/-10.4
      $200,000 to $299,999 301 +/-133 22.9% +/-9.4
      $300,000 to $499,999 17 +/-26 1.3% +/-1.9
      $500,000 to $999,999 0 +/-12 0.0% +/-2.4
      $1,000,000 or more 0 +/-12 0.0% +/-2.4
      Median (dollars) 151,400 +/-12,601 (X) (X)

MORTGAGE STATUS

    Owner-occupied units 1,316 +/-213 1,316 (X)
      Housing units with a mortgage 1,153 +/-224 87.6% +/-6.7
      Housing units without a mortgage 163 +/-85 12.4% +/-6.7

SELECTED MONTHLY OWNER COSTS (SMOC)

    Housing units with a mortgage 1,153 +/-224 1,153 (X)
      Less than $500 0 +/-12 0.0% +/-2.8
      $500 to $999 233 +/-134 20.2% +/-10.1
      $1,000 to $1,499 413 +/-160 35.8% +/-12.7
      $1,500 to $1,999 361 +/-150 31.3% +/-12.0
      $2,000 to $2,499 146 +/-97 12.7% +/-7.8
      $2,500 to $2,999 0 +/-12 0.0% +/-2.8
      $3,000 or more 0 +/-12 0.0% +/-2.8
      Median (dollars) 1,384 +/-220 (X) (X)

    Housing units without a mortgage 163 +/-85 163 (X)
      Less than $250 0 +/-12 0.0% +/-18.0
      $250 to $399 32 +/-39 19.6% +/-20.7
      $400 to $599 110 +/-68 67.5% +/-27.3
      $600 to $799 21 +/-37 12.9% +/-20.7
      $800 to $999 0 +/-12 0.0% +/-18.0
      $1,000 or more 0 +/-12 0.0% +/-18.0
      Median (dollars) 514 +/-62 (X) (X)

SELECTED MONTHLY OWNER COSTS AS A
PERCENTAGE OF HOUSEHOLD INCOME (SMOCAPI)
    Housing units with a mortgage (excluding units where
SMOCAPI cannot be computed)

1,153 +/-224 1,153 (X)

      Less than 20.0 percent 536 +/-142 46.5% +/-11.9
      20.0 to 24.9 percent 161 +/-88 14.0% +/-7.4
      25.0 to 29.9 percent 68 +/-90 5.9% +/-7.5
      30.0 to 34.9 percent 165 +/-122 14.3% +/-9.9
      35.0 percent or more 223 +/-119 19.3% +/-9.2
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Subject Creedmoor city, North Carolina

Estimate Margin of Error Percent Percent Margin of
Error

      Not computed 0 +/-12 (X) (X)

    Housing unit without a mortgage (excluding units
where SMOCAPI cannot be computed)

163 +/-85 163 (X)

      Less than 10.0 percent 107 +/-73 65.6% +/-22.8
      10.0 to 14.9 percent 12 +/-20 7.4% +/-11.7
      15.0 to 19.9 percent 0 +/-12 0.0% +/-18.0
      20.0 to 24.9 percent 0 +/-12 0.0% +/-18.0
      25.0 to 29.9 percent 0 +/-12 0.0% +/-18.0
      30.0 to 34.9 percent 16 +/-28 9.8% +/-16.8
      35.0 percent or more 28 +/-34 17.2% +/-21.7

      Not computed 0 +/-12 (X) (X)

GROSS RENT

    Occupied units paying rent 357 +/-155 357 (X)
      Less than $500 100 +/-85 28.0% +/-22.9
      $500 to $999 89 +/-79 24.9% +/-20.6
      $1,000 to $1,499 124 +/-100 34.7% +/-23.2
      $1,500 to $1,999 44 +/-60 12.3% +/-15.9
      $2,000 to $2,499 0 +/-12 0.0% +/-8.7
      $2,500 to $2,999 0 +/-12 0.0% +/-8.7
      $3,000 or more 0 +/-12 0.0% +/-8.7
      Median (dollars) 954 +/-242 (X) (X)

      No rent paid 0 +/-12 (X) (X)

GROSS RENT AS A PERCENTAGE OF HOUSEHOLD
INCOME (GRAPI)
    Occupied units paying rent (excluding units where
GRAPI cannot be computed)

357 +/-155 357 (X)

      Less than 15.0 percent 92 +/-98 25.8% +/-25.3
      15.0 to 19.9 percent 0 +/-12 0.0% +/-8.7
      20.0 to 24.9 percent 19 +/-32 5.3% +/-9.7
      25.0 to 29.9 percent 141 +/-102 39.5% +/-24.3
      30.0 to 34.9 percent 36 +/-40 10.1% +/-11.0
      35.0 percent or more 69 +/-70 19.3% +/-18.2

      Not computed 0 +/-12 (X) (X)

Data are based on a sample and are subject to sampling variability. The degree of uncertainty for an estimate arising from sampling variability is
represented through the use of a margin of error. The value shown here is the 90 percent margin of error. The margin of error can be interpreted
roughly as providing a 90 percent probability that the interval defined by the estimate minus the margin of error and the estimate plus the margin of
error (the lower and upper confidence bounds) contains the true value. In addition to sampling variability, the ACS estimates are subject to
nonsampling error (for a discussion of nonsampling variability, see Accuracy of the Data). The effect of nonsampling error is not represented in these
tables.

Households not paying cash rent are excluded from the calculation of median gross rent.

Telephone service data are not available for certain geographic areas due to problems with data collection of this question that occurred in 2015 and
2016. Both ACS 1-year and ACS 5-year files were affected. It may take several years in the ACS 5-year files until the estimates are available for the
geographic areas affected.

While the 2013-2017 American Community Survey (ACS) data generally reflect the February 2013 Office of Management and Budget (OMB)
definitions of metropolitan and micropolitan statistical areas; in certain instances the names, codes, and boundaries of the principal cities shown in
ACS tables may differ from the OMB definitions due to differences in the effective dates of the geographic entities.

Estimates of urban and rural populations, housing units, and characteristics reflect boundaries of urban areas defined based on Census 2010 data. As
a result, data for urban and rural areas from the ACS do not necessarily reflect the results of ongoing urbanization.
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Source: U.S. Census Bureau, 2013-2017 American Community Survey 5-Year Estimates

Explanation of Symbols:

    1.  An '**' entry in the margin of error column indicates that either no sample observations or too few sample observations were available to
compute a standard error and thus the margin of error. A statistical test is not appropriate.
    2.  An '-' entry in the estimate column indicates that either no sample observations or too few sample observations were available to compute an
estimate, or a ratio of medians cannot be calculated because one or both of the median estimates falls in the lowest interval or upper interval of an
open-ended distribution.
    3.  An '-' following a median estimate means the median falls in the lowest interval of an open-ended distribution.
    4.  An '+' following a median estimate means the median falls in the upper interval of an open-ended distribution.
    5.  An '***' entry in the margin of error column indicates that the median falls in the lowest interval or upper interval of an open-ended distribution. A
statistical test is not appropriate.
    6.  An '*****' entry in the margin of error column indicates that the estimate is controlled. A statistical test for sampling variability is not appropriate.
    7.  An 'N' entry in the estimate and margin of error columns indicates that data for this geographic area cannot be displayed because the number of
sample cases is too small.
    8.  An '(X)' means that the estimate is not applicable or not available.
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Key Definitions 
These definitions are based on guidelines from the U.S. Department of Housing and Urban Development (HUD). 

 
Affordable Housing 
A household does not spend more than 30% of their pre-

tax gross annual income on rent and utilities. 

Extremely Low-Income 
A household’s annual income is less than 30% of the area 

median income. 

Fair Market Rent (FMR)  
According to 24 CFR 5.100, Fair Market Rent (FMR) means 

the rent that would be required to be paid in the 

particular housing market area in order to obtain 

privately owned, decent, safe and sanitary rental housing 

of modest (non-luxury) nature with suitable amenities. 

The FMR includes utilities (except telephone). Separate 

FMRs are established by the U.S. Department of Housing 

and Urban Development for dwelling units of varying 

sizes (number of bedrooms).  

Homeownership Rate 
The number of owner-occupied units as a percentage of 

all occupied housing units. 

Housing Choice Voucher 
The federal government’s major rental assistance 

program for assisting very low-income households, the 

elderly, and those with disabling conditions to afford 

decent, safe, and sanitary housing in the private market. 

Housing Cost Burdened 
If a household spends more than 30% of their pre-tax 

gross annual income on rent and utilities, then they are 

considered housing cost burdened. If a household 

spends more than 50% of their gross income on rent and 

utilities, then they are considered extremely housing cost 

burdened. 

HUD Area Median Family Income 

(HAMFI) 
The U.S. Department of Housing and Urban 

Development estimates the median family income for 

an area in the current year and adjusts that amount for 

different family sizes so that family incomes may be 

expressed as a percentage of the area median income. 

HAMFI is frequently referred to as median family income 

(MFI), or area median income (AMI).  For more details, see 

“Explaining AMI” on page 9. 

Low-Income 
A household’s annual income is between 51% and 80% 

of the area median income. 

Mixed-Income Housing 
Housing development that includes a diversity of units at 

a variety of price points.  

Moderate-Income 
A household’s annual income is between 81% and 120% 

of the area median income. 

Workforce Housing 
Housing that is affordable to households earning 60% to 

120% of AMI. 

Tenure 
Refers to whether a unit is owner-occupied or renter-

occupied. 

Very Low-Income 
A household’s annual income is between 30% and 50% 

of the area median income. 

 

 


