
Town of Garner 
Town Council Regular Meeting Minutes 

August 19, 2025 
 

The Council met at 6:00 p.m. in the Ronnie S. Williams Council Chambers located in the Garner Town 
Hall, 900 7th Avenue, Garner. 
 
CALL MEETING TO ORDER/ROLL CALL:  Mayor Buddy Gupton 
 
Present:  Mayor Buddy Gupton, Mayor ProTem Elmo Vance, Council Members Kathy Behringer, Gra 
Singleton, Demian Dellinger and Phil Matthews 
 
Staff Present:  Jodi Miller-Town Manager, John Hodges-Assistant Town Manager, Matt Poole-Assistant 
Town Manager, Terri Jones-Town Attorney, Nick Tafelsky-Development Review Manager, Erin Joseph-
Assistant Planning Director, April Wood-Downtown and Economic Development Coordinator, Julian 
Griffee-Senior Planner, Morgan Pierce-Assistant Town Attorney 
 
 
PLEDGE OF ALLEGIANCE:  Mayor Buddy Gupton 
 
INVOCATION:  Mayor Buddy Gupton 
 
PETITIONS AND COMMENTS 
There were no public comments. 
 
ADOPTION OF AGENDA 
 
Motion: Vance 
Second:  Matthews 
Vote:  5:0 
 
 
PRESENTATIONS 
There were no presentations. 
 
CONSENT 
 
 
Stop Conditions - Exchange at 401 - Phase 7 
Presenter:  Leah Harrison, Engineering Director 
 
Stop conditions for Exchange at 401 subdivision - Phase 7. 
 
Action:  Approve Ordinance (2025) 5352 for stop conditions in Exchange at 401 subdivision phase 7. 
 
Stop Conditions - Georgia's Landing Parkway (4-way stops) 
Presenter:  Leah Harrison, Engineering Director 
 



Engineering recommends addition of 4-way stops at Georgia's Landing Parkway and Fideaux Boulevard 
and Georgia's Landing Parkway and Savannah Moss Way to serve as traffic calming measures in the 
Georgia's Landing Subdivision. 
 
Action:  Approve Ordinance (2025) 5353 to install 4-way stops in Georgia's Landing Subdivision. 
 
Stop Conditions - Magnolia Park Phase 3 
Presenter:  Leah Harrison, Engineering Director 
 
Stop Conditions for phase 3 of Magnolia Park subdivision. 
 
Action:  Approve Ordinance (2025) 5354 for stop conditions in Magnolia Park phase 3. 
 
Stop Conditions - Oak Manor Phase 5 
Presenter:  Leah Harrison, Engineering Director 
 
Stop Conditions for phase 5 of Oak Manor subdivision. 
 
Action:  Approve Ordinance (2025) 5355 for stop conditions in Oak Manor subdivision 
Phase 5. 
 
Stop Condition - Park Avenue and Wade Avenue (3-way stop) 
Presenter:  Leah Harrison, Engineering Director 
 
Engineering recommends addition of a 3-way stop at Park Avenue and Wade Avenue to serve as a traffic 
calming measure. 
 
Action:  Approve Ordinance (2025) 5356 to install a 3-way stop at Park Avenue and Wade Avenue. 
 
Stop Conditions - Oak Manor - Phase 3 (revised) 
Presenter:  Leah Harrison, Engineering Director 
 
Revisions to approved stop conditions at Oak Manor Phase 3, which were previously approved at the 
March 18, 2025 Council Meeting. The proposed amendment revises a spelling error in street name. 
 
Action:  Approve recommended revised stop conditions, Ordinance (2025) 5314A. 
 
Surplus Property 
Presenter:  David Beck, Finance Director 
 
Vehicle and equipment are being cycled out of service as replacements arrive per the Town's VERT 
schedule. 
 
Action:  Adopt Resolution (2025) 2666 
 
Voluntary Contiguous Annexation Petition # ANX-25-015, 1214 + 1216 Buffaloe Road 
Presenter:  Jeff Triezenberg, AICP, GISP; Planning Director 
 
Voluntary contiguous annexation petition (ANX-25-015) submitted by Kay Walker, FutureGround 
Ventures, to bring 1.27 +/- acres, plus an additional 0.16 +/- acres in right-of-way into the corporate 



limits of the Town of Garner. The property is generally located at 1214 & 1216 Buffaloe Road; and may 
be otherwise identified as Wake County PIN #(s) 1700-71-5363, 1700-71-4219. 
 
Action:  Approve Resolution (2025) 2667 to set public hearing for September 2, 2025. 
 
 
Action:  Approve Consent Agenda. 
 
Motion: Vance 
Second:  Behringer 
Vote:  5:0 
 
PUBLIC HEARINGS 
 
Voluntary Contiguous Annexation Petition # ANX-25-013, Bennett Assemblage 
Presenter:  Erin Joseph, Assistant Planning Director 
 
Voluntary contiguous annexation petition (ANX-25-013) submitted by Chip Shankle, Timmons Group, to 
bring 64.92 +/- acres, plus an additional 6.11 +/- acres in right-of-way into the corporate limits of the 
Town of Garner. The property is generally located at 0 & 7100 Fayetteville Rd; and may be otherwise 
identified as Wake County PIN #(s) 0790116786, 0790214549 and 0790109877. 
 
Ms. Joseph introduced the Town’s new Senior Planner, Julian Griffee. 
 
Ms. Joseph presented the staff report. 
 
Beth Blackman, Timmons Group, was available to answer questions. 
 
There were no public speakers. 
 
Mayor Gupton closed the hearing. 
 
Action:  Approve Ordinance (2025) 5357 
 
Motion: Vance 
Second:  Matthews 
Vote:  4:1 
 
Council Member Dellinger voted nay. 
 
 
Tier 2 Conditional Rezoning Request, CZ-MP-24-005, Arden Subdivision 
Presenter:  Erin Joseph, Planning Director 
 
Tier 2 conditional rezoning request submitted by Sarah Van Every of McAdams to rezone 54.40 +/- acres 
from Residential Agricultural (RA) to Residential 4 (R4 C322) Conditional for the development of 136 
single-family detached units.  The site is generally located near the northeast corner of Ten-Ten Road 
and Old Stage Road. 
 
Ms. Joseph presented the staff report. 



 
Attorney Jason Baron of Morning Star Law Group, provided a history of the individuals selling the 
property.  The original application submitted in 2022 was withdrawn. 
 
Tyler Blang with Exalt Engineering provided information relating to the Traffic Impact Analysis. 
 
Mayor ProTem Vance asked the definition of acceptable level of service relative to traffic.  Mr. Baron 
responded that the levels were based on a letter grade of A,B,C,D, and E.  In terms of what is acceptable, 
a level of D or better is considered an acceptable level. 
 
Council Member Dellinger stated he was glad the project did not include R8 zoning.  He also stated that 
he would prefer a 100% flood event containment in the watershed and asked Ms. Jones about removing 
Condition #7 and replacing it with a Development Agreement.  Ms. Jones replied that a Development 
Agreement would require a public hearing which could be done in conjunction with this case coming 
back if it is referred from the Planning Commission.  It would also require drafting that agreement to be 
available when the Public Hearing notice is published. She commended them on putting a lot of detail 
into the condition but felt that there are some details that are missing that would be best fleshed out 
with a development agreement. 
 
Council Member Behringer asked how far this project was to the intersection of 401 and 1010.  Mr. 
Bland responded that 401 was not a studied intersection as part of the TIA. 
 
Zach Brown, whose house faces Hurst Drive, applauded McAdams for the redesign of the master plan 
however took exception to the one-way access to Hurst Drive.  Adding that the residents do not want 
any connectivity tied to this master plan. 
 
Richard Lee expressed concerns regarding increased traffic in the area, stormwater runoff into Swift 
Creek, historic pesticide use on surrounding farmland, and the adequacy of water and sewer 
infrastructure. He also emphasized congestion on U.S. 401 and local road connections. 
 
Mr. Baron clarified that Hurst Drive does have streetlights, correcting an earlier statement. He also 
confirmed that water and sewer utilities for the project would be provided by the City of Raleigh in 
coordination with the Town. 
 
There were no other speakers. 
 
Mayor Gupton closed the hearing. 
 
Mayor Pro Tem Vance expressed concern that the subdivision frontage was not fully developed, and 
that the entrance location was too close to Vance Elementary School, potentially worsening school 
traffic. 
 
Council Member Dellinger asked staff to confirm the required number of access points. Suggested 
revisiting UDO requirements for roadway connectivity due to neighborhood safety and walkability 
concerns. Recommended Planning Commission review options for mitigating traffic impacts, including 
alternatives to the Hurst Drive connection. 
 
Council Member Behringer noted that the U.S. 401/NC 1010 intersection already operates at Level of 
Service F, and additional traffic from the project will worsen conditions. Requested further review of 
improvements. 



 
Council Member Singleton asked about past practices related to limiting subdivision connections to 
existing roads, including Win Road and Greenbrier.  Inquired about emergency access requirements, 
noting that gates are typically not allowed by NCDOT over public rights-of-way or utility easements. 
 
Mayor Gupton summarized that the public hearing generated significant information from residents, the 
applicant, and Council. He emphasized ongoing concerns about right-of-way acquisition and broader 
questions about whether projects meet only minimum standards or advance the Town’s long-term 
vision. 
 
Action:  Refer to the Planning Commission for their review and recommendation regarding plan 
consistency. 
 
Motion: Matthews 
Second:  Dellinger 
Vote:  5:0 
 
 
Special Use Permit # SUP-SP-23-05, Yeargan Road Apartments 
Presenter:  Nick Tafelsky, Development Review Manager 
 
Special Use Permit application submitted by Patrick Wade of Blue Heron Asset Management, LLC, to 
construct 257 apartment units in 3 buildings on a 10.70 +/- acre site located at the northeast corner of 
US Hwy 70 and Yeargan Road, and may be further identified as Wake County PIN#'s 1711057316, 
1711052372 and 1711055299. 
 
Mayor Gupton explained the procedures to be followed during this hearing and asked Council to 
disclose any bias, exparte communications, any close familial, business or other associational 
relationships with an affected person, or have a financial interest in the outcome.  Hearing none, the 
Assistant Town Attorney Pierce administered the Oath to Nick Tafelsky, Worth Mills, Kevin Wade, 
Marcos Fidal, Gary Walston, Nick Kirkland, JD Bond, Lindsey Cretchman, Rhynold Stevenson, and Walter 
Cole. 
 
Mr. Tafelsky presented the staff report. 
 
Attorney Worth Mills presented an overview of the project, which included the site context, existing 
zoning, proposed site plan, building elevations, and special use permit standards. 
 
Mr. Bizzle presented the site plan and described the layout of three apartment buildings with access 
from both Yeargan Road and Highway 70. 
 
Lindsay Cretchman detailed the architectural design and site planning approach, emphasizing green 
spaces, building placement, and pedestrian connectivity. 
 
Mr. Stevenson presented the Traffic Impact Analysis, noting that the development is a relatively low 
traffic generator. 
 
Mr. Kirkland, provided an analysis of potential impacts on property values, focusing on single-family 
homes near apartment developments and concluded that the proposed development is unlikely to 
negatively affect neighboring property values. 



 
Mr. Mills addressed Special Use Permit Standards Three through Five.  Mr. Mills concluded the 
presentation and requested the presentation materials be made part of the record. 
 
Mayor Gupton noted that while the SUP application addressed many criteria, he believes the proposed 
use does not fully align with the Town’s adopted Garner Forward Comprehensive Plan.  He expressed 
concern that the project lacks commercial development at a major intersection intended for retail and 
employment uses, particularly along a commercial thoroughfare, and stated that the Council has not 
received sufficient input on SUP Standard Four. 
 
Mayor ProTem Vance asked why commercial uses were not included in the plan. Mr. Mills explained 
that Blue Heron is a residential developer and that commercial opportunities are already available 
nearby, including a large shopping center within a mile. He emphasized that the addition of residential 
units would support existing and future commercial development. 
 
Council Member Singleton raised questions regarding the location of the pool and trash enclosures near 
Highway 70, citing concerns about proximity to future roadway widening and traffic noise.  Ms. 
Cretchman explained that the pool was intentionally located along Highway 70 to keep active noise 
away from residential bedrooms, with additional landscaping and a roofed pavilion to buffer sound and 
visual impacts.  Mr. Bizzle added that perimeter and street yard buffers, along with landscaping and 
enclosure, will screen the trash area from Highway 70, reducing visual impact for westbound traffic. 
 
Council Member Dellinger questioned tree preservation along Highway 70.  Mr. Mills and Mr. Bizzle 
clarified that trees within the public right-of-way would be under the Town of Garner’s control, while 
trees on private property could be preserved through a condition agreed upon with the Town. 
 
Council Member Behringer commented on her disappointment that the plan did not include commercial 
development in a major commercial corridor. 
 
Council Member Matthews expressed concern about the lost commercial potential, noting the high 
visibility of the site along Highway 70.  Other Council members discussed the timing of potential road 
widening and transportation improvements, noting that a six-lane expansion is unlikely within the near 
term and that future intersection improvements may reduce traffic stacking. 
 
Mr. Mills acknowledged that the question regarding adding commercial uses to the project might be too 
large to answer in the current meeting and suggested that additional time could allow the development 
team to better address it. The team confirmed that commercial use had not been considered in any 
iteration of their plans to date and expressed openness to a continuance if the Council wished to defer a 
decision. Mayor Gupton then proposed a motion to continue SUP SP-2305 to a future, undetermined 
date. 
 
Motion: Vance 
Second:  Behringer 
Vote:  4:1 
 
Council Member Dellinger voted nay. 
 
 
NEW/OLD BUSINESS 
 



Tier 2 Conditional Rezoning #CZ-MP-24-006, Creech Road Homes 
Presenter:  Erin Joseph, Assistant Planning Director 
 
Tier 2 conditional rezoning request submitted by Beth Blackmon of the Timmons Group to rezone 
approximately 42.40 +/- acres from RA to R4 (R4 C320) Conditional. 
 
Ms. Joseph presented the staff report. 
 
Council Member Matthews expressed his pleasure with the project and praised the collaboration 
between the developers and staff in arriving at the final plan. 

 
Council Member Singleton thanked the owners and Ms. Blackmon, for their work on the project. He 
remarked on the stark contrast between the original high-density plan and the current 37-home layout, 
calling it a much more appropriate and community-friendly development. 

 
Council Member Behringer shared her approval of the direction the presenters had taken. 
 
Action:  Consider statement of reasonableness and approval by adopting Ordinance (2025) 5358. 
 
Motion: Vance 
Second:  Singleton 
Vote:  5:0 
 
Town Rebranding Discussion Continued 
Presenter:  Jodi Miller, Town Manager, Stacey & Steve Kolacz, GrafiXhouse 
 
This discussion is continued from the June Rebranding Workshop conducted by GrafiXhouse. 
 
Council Member Matthews acknowledged that while everyone may have different opinions on the logo, 
the process was important. With a background in marketing and sales, he emphasized the importance of 
a logo being simple and memorable rather than too busy. He noted that selecting a final logo will 
inevitably involve differing opinions, but the goal is to pick one that stands out and communicates 
effectively. 

 
Council Member Singleton expressed strong dissatisfaction with the recommended logo. He felt it was 
industrial-looking, not welcoming, and lacking historical elements, particularly the gold color 
representing Garner’s heritage. He was concerned the “G” alone would not be recognizable as 
representing Garner and questioned the tagline “grow” as not reflecting all community members’ 
perspectives.  He also raised questions about consistency with other local logos and emphasized that 
elected officials should represent the community in these decisions, not staff alone. 
 
Council Member Behringer shared that her initial reaction months ago was that the designs felt too 
industrial, but she gradually became more receptive to certain elements, particularly the pine cone and 
artistic “G.” She expressed support for Option C, noting that it incorporated references to historical 
colors (gold and blue) and was visually appealing on buttons, badges, and other uses. She emphasized 
staff will be the primary users of the branding. 

 
Council Member Dellinger focused on process and public engagement. He acknowledged that all options 
presented were strong and professionally designed but expressed concern that the community had not 
been given a chance to weigh in on the final options. He advocated for broader public input, noting that 



gathering feedback from residents could ensure wider acceptance of the chosen logo. He also 
highlighted the importance of incorporating historical colors (gold and blue) to maintain a connection to 
the Town’s heritage. 

 
Mayor ProTem Vance commended the thoroughness of the process and the work of the design team. 
He acknowledged that art and logos are subjective but felt that GrafiXhouse captured the essence of 
Garner in a clear, professional way. He highlighted the collaboration with staff and Fire/Rescue input, 
noting the design balanced community, staff, and historical considerations effectively. 

 
Mayor Gupton commented on the emotional nature of the logo discussion and the balance between 
respecting the Town’s history and planning for the future. He recognized that public input is valuable 
but noted that the staff and consultants had already gathered extensive engagement over months. He 
expressed personal fondness for the Town’s blue and gold while acknowledging the need to move 
forward with a design that represents the future. 
 
Action:  Approve Option C as presented by GrafiXhouse as the Town’s new brand and logo. 
 
Motion: Behringer 
Second:  Vance 
Vote:  3:2 (motion carries) 
 
Council Members Dellinger and Singleton voted nay. 
 
COMMITTEE REPORTS 
 
Council Member Behringer reported that the Public Art Committee met last week and reviewed a 
landscaping option prepared by Matt Beard.  She noted that a utility cabinet near Town Hall will be 
covered soon and encouraged everyone to “stay tuned” for more beautiful things around Town.” 
 
There were no other reports. 
 
MANAGER REPORTS 
 
• Talk of the Town - Assistant Town Manager Hodges provided the Talk of the Town Report. 
• Development Services Update - Assistant Town Manager Hodges provided the Development 

Services Update. 
• Economic Development Report – August 2025 - Assistant Town Manager Hodges provided the 

Economic Development Report.  Downtown and Economic Development Coordinator April 
Wood shared some upcoming downtown events. 

 
 
Council Member Behringer inquired when we should plan to receive the Central Pines report.  Town 
Manager Miller reported that we are waiting on the final report.  Council Member Dellinger requested 
to have a copy of the draft report in the interim. 
 
ATTORNEY REPORTS 
 
Ms. Jones thanked Assistant Town Attorney Morgan Pierce for assisting with signing people in and 
administering the oath to our witnesses for the Special Use Permit in the Clerk’s absence. 
 



COUNCIL REPORTS 
 
 
Matthews 
• Reported that the ribbon cutting for the VA clinic will take place tomorrow and expressed 

excitement about the impact it will have on veterans. 
• He also spoke positively about the “Grooving in Garner”. 
• He commended staff for their reports and praised Ms. Miller and Mr. Hodges, calling them a great 

asset to the Town. 
 
Singleton 

• Apologized for missing the last Friday event due to being out of town on vacation. 
 
Vance 
• Reported that Garner Fire-Rescue, in partnership with the Red Cross, recently visited the Indian 

Creek community to install fire alarms.  He praised their organization and outreach with residents, 
commending their efforts and service. 

 
 
Council Members Dellinger and Behringer had nothing to report. 
 
 
CLOSED SESSION 
There was no closed session. 
 
ADJOURN:  Mayor Gupton adjourned the meeting at 10:12 p.m. 


