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HENDERSON CITY COUNCIL 
ANNUAL STRATEGIC PLANNING RETREAT  

FEBRUARY 3, 2021
City Council Chambers 

134 Rose Avenue 

PRESENT:  Mayor Eddie Ellington, Council Members Marion B, Williams, Sara M. Coffey, 
William Burnette, Melissa Elliott, Garry D. Daeke, Ola Thorpe-Cooper and Jason A. Spriggs  

ABSENT:  Council Member D. Michael Rainey  

STAFF PRESENT:  City Manager Terrell Blackmon, City Attorney Rix Edwards, City Clerk 
Esther J. McCrackin, Assistant City Manager Paylor Spruill, Fire Chief Steve Cordell, Finance 
Director Joey Fuqua, City Engineer Clark Thomas, Recreation and Parks Director Kendrick 
Vann, Kerr Lake Regional Water Director Christy Lipscomb,  

City Manager Blackmon opened the meeting at 9:10 a.m. by thanking the Council for their 
patience since this meeting was rescheduled due to the weather.  He explained that this meeting 
would be different than what Council has experienced in the past and specifically mentioned the 
Strategic Planning portion of this meeting.  Mr. Blackmon plans to review each section of the 
Plan throughout the year so in 2022 a new, revised Plan can be established for the coming years.  
Today, the focus is on the specific projects that Council pinpointed as important.  Mr. Blackmon 
said he plans to hold another half-day meeting in February to cover other departments and to 
discuss budget progress.  All the departments have submitted the budget matrix so Finance is 
working on a preliminary budget and discussions today will help guide the budget process.  
Lastly, Mr. Blackmon said two staff members that he had expected to be present today are 
unable to attend due to health reasons so if there are any questions he cannot answer, he will talk 
with these staffers and get a response back to Council quickly. 

With that introduction, Mr. Blackmon asked Fire Chief Steve Cordell to make a presentation 
regarding a new fire station. 

Fire Station – Chief Cordell began his presentation with information regarding a grant 
opportunity that the Fire Department had to apply for by January 31, 2021.  If awarded, this 
FEMA Grant will provide the department with upgraded attack hose in various sizes, provide 
funds to purchase new ground ladders that are lighter in weight than the existing ladders and 
upgrade rescue and rigging equipment on the ladder truck.  It will also allow for the purchase of 
an eDRAULIC Comi rescue tool.   This was brought to Council’s attention as it will be on the 
agenda for ratification at the February 8 meeting. 

Chief Cordell then began his Fire Station PowerPoint presentation with a look at the Past, 
Present and Future of fire protection for the City of Henderson.  A fire study was completed in 
2018 that suggested Henderson add a third fire station and an additional twelve (12) fire fighters.  
In the late 1800s there was literally no fire protection for the citizens of Henderson.  In the early 
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1900s the population of Henderson was 8,000 and there were 70 volunteer firefighters, one paid 
Fire Chief and a paid Wagon Driver.  In 1908 Fire Station Two was built and at 113 years old, is 
the oldest operating fire station in the State of North Carolina.  At that time, Fox Pond was the 
water source used to fight fires. 

Last year Council authorized the addition of six more firefighters to begin the process of 
establishing a third fire station.  Chief Cordell said when Station Two was built, it was 
strategically placed within the City.  In 1974, Station One was built less than a mile from Station 
Two which was not ideal as it overlapped much of the area Station Two could adequately 
respond to fires.  The Fire Study suggested the third station be placed on the West side of I-85 to 
protect many of the businesses and properties currently outside the 1.5 mile district not currently 
within the area adequately served by Station One or Two.  The Chief mentioned Maria Parham 
Hospital, Lowes Home Improvement, William Stark & Company, the Social Security office, 
residential properties around the Henderson County Club as just a few of the places currently 
outside the requested 1.5 mile response time. 

Chief Cordell has spoken to several land owners on the West side of Henderson and felt the 
“sweet spot” for locating a new fire station would be around the old Rose Oil area.  The Chief 
then explained what parcel owners would be willing to sell property and the desired amount by 
some of them.  The Chief showed several proposed sites with his presentation and also presented 
a proposed floorplan for a new station.  He also provided estimated costs for completely 
outfitting a station which the Chief felt would fall within the $3.5 - $4M range.  The Chief has 
considered financing options and said there are three options:  cash, conventional loans and 
grants.  He talked with a loan officer who said most banks would prefer a 20 year loan and today, 
the loan rate would be approximately 2.125% with a 1% origination fee.  Chief Cordell has also 
talked with the USDA and if the City was awarded a grant by them, it would be for 30 years with 
the possibility of a 10 year extension if a hardship arose.  A USDA grant would include the 
origination fee and even the Fire Study could be included.  Payment on such a grant would begin 
one year after the station is built.  Council asked about approval time and the Chief said normally 
60-90 days.  

Council had many questions. Some of them were: would the areas covered by the existing 
stations change when a new station is built; was the proposed traffic patterns considered in 
selecting a location for a new station; is there any possibilities that the County might be able to 
merge some of its programs at this new location and would a new station take into consideration 
COVID protocols in areas such as sleeping.  The Chief said the coverage by the two existing 
stations would not change and that yes, the State proposed traffic pattern changes were 
considered.  He said it is possible that the County might be willing to use a portion of a new 
station for EMS.  

Chief Cordell ended his presentation with details regarding how another station will improve the 
NCCRS rating; improve compliance with NFPA 1710 and allow more room for the recently 
approved staffing increase.  The Chief thanked Council numerous times for approving the six 
extra positions and for supporting the Fire Department. 
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Council Member Spriggs felt the first step would be to lock in a location for a new station. 

City Manager Blackmon said none of the dollars have been vetted with Finance and the City’s 
debt capacity has not been yet reviewed with the upcoming budget so he will keep Council 
informed.  He asked Council to contact the City Clerk or himself if they have further questions 
regarding a new fire station. 

The Manager then moved the discussion to the Montgomery Street area that has been considered 
for a park.  He reminded Council that the National Fitness Grant was awarded; however the 
PARTF grant was denied.  Recreation and Parks Director Kendrick Vann has prepared a 
proposal to create the park in phases. 

(Clerk’s Note:  Council Member Coffey left at approximately 11:10 a.m.) 

Montgomery Street – Mr. Vann gave a summary of why Mongomery Street is in such a great 
location for a new park.  The grand plan includes water splash pad, bike/skateboard park, outside 
fitness equipment/track along with an open-air market for rentals and community events.  This 
park would be staffed and although the City has not been able to obtain a PARTF (Parks and 
Recreation Trust Fund) grant, he plans to submit another application when possible.  Since the 
City has already received the National Fitness Grant, Mr. Vann has put together a phased  project 
to get this park under way.  Phase 1 includes pouring a concrete slab, purchasing equipment, 
creating temporary parking, making the sidewalks ADA accessible and planting shrubbery.  
Some of this work can be done in-house but the anticipated cost of $162,700. 

Following this presentation, Council took a short break.  Upon returning, the Manager directed 
Council’s attention to a presentation by the NC School of Government (SOG). 

(Clerk’s Note:  Council Member Daeke arrived at approximately 10:45 a.m.) 

Redevelopment - Ms. Sonja Turner, Ms. Marcia Perritt and Mr. Frank Muraca from the SOG all 
shared their findings regarding redevelopment in Henderson.  They began with an introduction of 
DFI by stating they help work with cities to involve private investments to improve the housing, 
lifestyle of citizens.  In March of 2020 they identified development areas within Henderson and 
this is the beginning of Phase II involving the Urban Redevelopment Area.  Ms. Perritt said two 
neighborhoods have been identified: one being the Elmwood neighborhood and the other being 
downtown Henderson.   

Within the Elmwood neighborhood, 481 parcels have been identified on 210 acres with 269 
owners.  One in three properties are identified as “maintenance distressed” meaning they are in 
need of repair.  Of these parcels 77% are rentals and 12% are living in substandard conditions. 
Due to the “distressed” conditions in this area, this is not an area homeowners consider for 
purchasing property because the repair costs are prohibitive.  However, this could be an 
attractive area if upfitted, due to the proximity to downtown, I-85, etc.  So there are both 
challenges and opportunities for single family, affordable housing.  Ms. Perritt said this is where 
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the Redevelopment Commission becomes important as they will help set the path for identifying 
needs and suggest resolutions. 

Council Member Williams asked about loan accessibility for residents in this area.  Mr. Muraca 
said the current value of homes in this area makes obtaining a loan almost impossible as most 
banks do not provide loans for less than $70,000.  Also, most of the residents have incomes too 
low to invest in the necessary repairs to the structures/property.  Ms. Williams also asked if rent 
increased in this area, would the residents be able to afford the increase.  Ms. Perritt said they do 
not have income data but in looking at census data, most would not be able to afford increases 
which led to a concern by Ms. Williams as to where these individuals would reside. 

Council Member Daeke commented on minimum housing standards and whether they were 
being enforced.  Ms. Perritt said they had only looked at the exterior of buildings in the area but 
felt the housing code needs to be reviewed.  She added that what is legally okay is shockingly 
barebones and increased standards need to be established. 

Mayor Ellington wondered if the Housing Authority could be of any assistance.  The Manager 
said they only oversee apartments in Henderson and added that currently the Authority has 
vouchers that are not being used.  Unfortunately, the Development Services Director, Corey 
Williams, was one of the staff members unable to attend today due to health reasons so the 
Manager said he would look into this in more detail and get back to Council. 

Council Member Thorpe-Cooper said she had also heard that there are unused vouchers.  Mr. 
Blackmon said unfortunately, not all renters will accept vouchers but perhaps Council could help 
individuals understand how the vouchers work so the Authority will not lose that funding.  Ms. 
Perritt mentioned a builder who is currently constructing mixed income housing in Henderson 
who might be interested in knowing about how the vouchers work. 

Council Member Spriggs then turned the discussion to the Redevelopment Commission and  
how quickly it could be established.  The manager said applications have been slow in being 
submitted and that the Commission may need to become a hybrid with some of the Council 
members serving on the Commission; however, that would not be the best practice. 

Discussion then turned to the Downtown area where Ms. Perritt said there are 245 parcels on 71 
acres and there are 139 owners.  Their analysis showed high vacancies and low rents.  Low rents 
do not entice development as the upfit costs are often more than can be recouped.  She 
emphasized the assets in downtown such as the amphitheater, McGregory Hall, Sadies, the car 
show and things under consideration such as the park on Montgomery Street, a pizza bar, and the 
Zene Street project.  She also said the proximity to I-85 (Durham and Raleigh) is a plus, along 
with the historic buildings downtown.  The SOG then showed a slide comparing three other 
North Carolina municipalities to Henderson and what they have done to redevelop their 
downtowns. 

Recommendations from the SOG was to nurture the environment for investment and then to 
promote public/private investments.  Ms. Perritt mentioned making use of the Main Street 
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program and the importance of having a Downtown Director.  She also mentioned slowing 
traffic on Garnett Street and providing better signage downtown for parking.  Code enforcement 
downtown is important and a priority zone should be established.  She said a Commission 
definitely should be created. 

The Mayor thanked the SOG for their input and the Manager said the Redevelopment project 
will require additional investment dollars that are currently unknown.

At this time Council broke for lunch.   

(Clerk’s Note:  Council Member Elliott left at 12:45 p.m. and Council Member Daeke left at 
1:15 p.m.) 

The Retreat reconvened at 1:20 p.m. with the Manager saying that an IT Administrator was hired 
in 2020.  Recently the Manager asked for volunteer Council Members to sit in on an IT meeting.  
Both Council Members Burnette and Spriggs sat in on that meeting and they felt input during the 
Retreat was important.  Mr. Blackmon then asked IT Administrator Kevin Epps to make a brief 
presentation. 

Mr. Epps said there have been repeated issues with the City’s IT system.  Before he arrived, Dr. 
Lewis from Vance Granville Community College did an assessment of the system and Mr. Epps 
said he has found additional problems from what the assessment found. He then proposed a 
phased action plan to bring the City’s IT system up-to-date. 

The PowerPoint presentation showed four phases.  Phase 1 proposed updating the system to a 
State hosted system.  Currently most employees are working on Office 2010 which was no 
longer supported as of October 13, 2020.  By going to the State hosted Office 365, the City will 
become compliant with State regulations, be guaranteed a 98% uptime and receive 
troubleshooting assistance 24/7.  The annual cost for this phase is $75,000. 

Phase 2 involves updating the backup procedure.  Currently backups are stored on tapes and 
removable hard drives with server duplication.  Mr. Epps said without proper backups, the City 
is exposing itself to problems with ransomware and other events that could render the network 
useless.  He has a plan to use decommissioned servers so there is no cost for this network 
overhaul.  The expected annual cost for this phase is $5,500. 

Phase 3 relates to moving the system from coax cable to Fiber.  Fiber would increase production 
rates and help eliminate outages that currently plague the City.  The cost for this phase is 
approximately $3,500 annually. 

Phase 4 involves changing the City’s outdated/unsupported Nortel phone system to VoIP.  
Making this change would place all the City’s departments under one system and the annual cost 
for this phase is $2,800. 
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During the presentation Council Member Spriggs inquired about how many other municipalities 
participate in the State program, and Council Member Burnette commented that the City’s IT 
system is antiquated and he hated that the other Council Members were not present to hear this 
presentation.  He felt all four phases should be implemented as quickly as possible and thanked 
Mr. Epps for all he has done. 

Council Member Thorpe-Cooper mentioned a worldwide cyberattack happening today and Mr. 
Epps thanked her for making him aware of the attack. 

Kevin thanked Council for their time and interest. 

Mr. Blackmon acknowledged security is an issue and important to maintain.  Council Member 
Spriggs asked where the funds would come from for such a project and Mr. Blackmon said the 
General Fund. 

KLRW Renovation- The last topic on the agenda was a KLRW (Kerr Lake Regional Water) 
discussion.  At Mr. Blackmon’s request, both KLRW Director Christy Lipscomb and City 
Engineer Clark Thomas are present to answer any questions.  Mr. Blackmon gave a brief 
summary of this project to bring Council Member Thorpe-Cooper up to speed and as a reminder 
to the other Council Members.  As discussed at the last Council Meeting, the project costs have 
increased significantly since it was bid 2017.  In an effort to contain costs, the scope of the 
project has been reduced and the project cost is now estimated at $57M.  Oxford, one of the Kerr 
Lake Advisory Board members, has applied for grant funds as has Warren County.  In the 
meantime, the Manager has been in discussions with the State and if all goes will when the 
Commission meets on February 10, he expects the State to fully fund this project.  If approved, 
CDM Smith will finalize the project and it will then go to the Local Government Commission for 
final approval.  Once the renovation begins it is expected to take two years to complete. 

Ms. Lipscomb explained that by keeping the conventional equipment and only adding one 
pulsator to the project it has reduced the project costs but also allows the City to keep its high 
rating and will be able to produce 19MGD (million gallons per day).  She did say that in the 
future Council can expect additional costs for issues such as sludge removal but this is not 
expected to be a problem when the renovated plant opens. 

Council Member Williams asked if this will provide the capacity needed for future use and 
whether there will be any “strings” attached by the State if it funds the project.  Ms. Lipscomb 
said there will not be any “strings” attached and Mr. Thomas said the Army Corp of Engineers 
has approved the plant for 20MGD and that should be sufficient for many years to come. 

A brief discussion was held regarding the provision of water for Franklin County.  The Manager 
said he has a good relationship with the Franklin County Manager and he felt a relationship with 
the County will continue. 
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Mayor Ellington asked about the sewer bypasses that have occurred so often recently and said he 
would like more information so he can help citizens understand the problem.  Ms. Lipscomb 
explained the lift stations as associated with sewer plant (Henderson Water Reclamation Facility 
or HWRF).  She said the overflows are Public Works.  The problem occurs most often at Sandy 
Creek when there is more than 1 to 1.5 inches of rain.  The Sandy Creek Pump Station was 
redone in 2016 but there are additional things that can be done to help eliminate this problem but 
like everything else, it involves funding.  She said there have been 11 overflows since June 2020.  
Thankfully there have not been any fish kills but the City does receive violations for these 
overflows.  Since August more than 36” of rain has fallen.  Mr. Thomas said an application has 
been sent to the Clean Water SRF and if approved by the Commission next week, upgrades can 
begin.  He reminded Council that in March it voted to accept a 0% interest loan for this project. 

Council Member Spriggs asked about the funding.  Ms. Lipscomb said the State has a scoring 
system for projects and both she and Mr. Thomas stated that the State is beginning to expect 
water and/or sewer systems to be run like a business with funding to support those “businesses.”  
Mr. Thomas said eventually the proverbial well will run dry from the State and these systems 
will need to be self-sufficient. 

The problem at Sandy Creek is that the pumps cannot keep up when it rains. 

Mr. Blackmon said another project that Council needs to address is the Stormwater Management 
program that will probably require additional staff. 

Before moving on, Mr. Blackmon recognized Mr. Thomas for his contributions to the City.  Mr. 
Thomas will retire as of February 5, 2021.  However, the Manager is hopeful that Mr. Thomas 
will continue for a time as a consultant to help with ongoing projects.  Mr. Thomas will be 
missed. 

Strategic Planning Goals- The existing strategic goals were distributed for Council’s review at a 
later date.  Mr. Blackmon said he plans to use this year as a planning year to overhaul the goals.  
He plans to review each objective separately so next year Council can focus on setting goals for 
the future.   

Other  

Mayor Ellington wished to talk briefly about litter issues and also code compliance.  He 
suggested hiring staff to focus completely on picking up trash as he felt trash is a reflection on 
City officials and the City itself. 

There was a short discussion about other options such as establishing a Beautification 
Committee, using contractors and fining people who litter.  Council and the Manager both 
mentioned that the North Carolina Department of Transportation (DOT) has stated it does not 
have the funds for picking up litter and that it would be up to local communities.  Council 
Member Spriggs said there is no one solution to this problem but said there are people, 
businesses alike that are willing to help. 
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Overall, the following were concerns raised by Council that require follow-up: 

 Fire Station Update 
 Housing Authority  
 Redevelopment Commission 
 Redevelopment 
 Downtown Director 
 Signage downtown 
 Sandy Creek 
 Stormwater Management Program 
 Litter (Public Works Committee Meeting) 
 Code Compliance issues 

With no other comments or discussion, Mr. Blackmon thanked Council for their attendance and 
attention.  

(Clerk’s Note:  All the PowerPoint presentations have been filed in the Strategic Planning File 
2021 for reference.) 

ADJOURNMENT: 

Mayor Ellington then adjourned the meeting at 2:45 p.m. 

____________________________ 
Eddie Ellington 
Mayor 

ATTEST: 

_____________________________ 
Esther J. McCrackin, City Clerk 


