
 
 

MINUTES 
BOARD OF COMMISSIONERS SPECIAL MEETING 

JORDAN ROOM, MATTHEWS TOWN HALL 
MARCH 14, 2016 – 6:30 PM 

 
PRESENT: Mayor James Taylor; Commissioners John Higdon, Chris Melton, Jeff Miller, John Ross, John 

Urban and Larry Whitley; Town Manager Hazen Blodgett, Communications Director Jen 
Thompson; Town Clerk Lori Canapinno 

 
The Board met with staff to receive an overview of the new town website.  
 
 

MINUTES 
BOARD OF COMMISSIONERS MEETING 
HOOD ROOM, MATTHEWS TOWN HALL 

MARCH 14, 2016 - 7:00 PM 
 

PRESENT: Mayor James Taylor; Commissioners John Higdon, Chris Melton, Jeff Miller, John Ross, John 
Urban and Larry Whitley; Town Attorney Charles Buckley; Town Manager Hazen Blodgett; Town 
Clerk Lori Canapinno 

 
ALSO PRESENT: Assistant Town Manager Becky Hawke; Communications Director Jen Thompson; Police Chief 

Rob Hunter; Planning and Development Director Kathi Ingrish; Senior Planner Jay Camp; Zoning 
Administrator Mary Jo Gollnitz; Planning Board Chair Steve Lee, Vice Chair Barbara Dement and 
members David Weiser, Kress Query, Kerry Lamson and Gregory Lee 

 
 

 
REGULAR MEETING CALLED TO ORDER 
 
Mayor Taylor called the meeting to order at 7:00 pm. 
 
 
INVOCATION 
 
Town Attorney Charles Buckley rendered an invocation.  
 
 
PLEDGE OF ALLEGIANCE 
 
Mayor Taylor led the audience in the pledge. 
 
 
ITEMS TO BE ADDED TO THE AGENDA 
 
None 
 
 

APPROVED 3/28/2016 



Board of Commissioners 
March 14, 2016 

PRESENTATION ON FRIENDS OF SCOUTING  
 
Jonathan Russell of the Boy Scouts of America discussed the 2016 Friends of Scouting campaign. There will be a 
joint Matthews/Mint Hill community breakfast on April 8 at 7:15 am at Jimmie’s Restaurant in Mint Hill. The Board 
and all members of the community are invited to attend and help support Scouting in the community. Mayor 
Taylor encouraged everyone to attend the breakfast and help out with the fundraising efforts.  
  
 
RECESS REGULAR MEETING FOR PUBLIC HEARINGS ON APPLICATIONS TO AMEND THE UNIFIED 
DEVELOPMENT ORDINANCE OF THE TOWN OF MATTHEWS  
 
Motion by Mr. Melton to recess the regular meeting for public hearings. The motion was seconded by Mr. Ross 
and unanimously approved.  
 
Planning and Development Director Kathi Ingrish introduced members of the Planning Board in attendance: Chair 
Steve Lee, Vice Chair Barbara Dement, members David Weiser, Kress Query, Kerry Lamson and Greg Lee.   
 
 
Motion 2016-A: to amend the Composite Bicycle and Pedestrian Plan to include bicycle and pedestrian 
connectivity adjacent to the Weddington Road/I-485 interchange. 
 
Ms. Ingrish discussed the plan, which shows all the bicycle and pedestrian improvements the town would like to 
have over time. Since the interchange is now being pushed into the managed lanes project coming next year it’s a 
good time to add these new provisions so they can be included into the DOT’s review process.  
 
Mr. Urban asked if the current lack of connectivity within the road system an impedance to bike connectivity. Ms. 
Ingrish explained that the Town has been focused on sidewalks and is only now starting to look at the bicycle 
network. Staff looks at multiuse paths that can accommodate both bikes and pedestrians. Mr. Higdon asked about 
financial impact and Ms. Ingrish explained that the text changes under discussion have no cost but there would be 
future implementation costs. It would depend on what the improvement is and whether or not something is 
already there. NCDOT tends to pay for bike paths more than sidewalks. Mr. Melton asked about developer activity 
such as at the Weddington Road interchange area and Ms. Ingrish confirmed that developers could come in and 
build the missing piece.  
 
Mayor Taylor opened the floor to public comment. No one spoke in favor of or opposition to this application. The 
application will be heard by the Planning Board on March 22 and will come back to the Board of Commissioners 
for a decision on April 11. 
 
 
Motion 2016-1: to amend the text of the existing UDO including, but not limited to, changes to Definitions under 
Chapter 1; changes to Chapter 4 including Town Board voting, protest petition deletion, process for amending the 
zoning map, centralized box units, change the language of survey and accuracy certificates on final plats, 
changes to the chart for subdivision plats; changes to Chapter 5 including C-MF District location requirements, 
tables of allowed uses; cultural community centers in residential districts, communication towers location and 
spacing; changes to Chapter 6 including landscaping, parking and signs; changes to Chapter 7 including 
subdivision bonding changes and acceptance of dedicated streets. 
 
Ms. Ingrish explained this is one of the groups of text amendments done to correct small issues after the adoption 
of the Unified Development Ordinance (UDO). It also includes some items as a result of state law changes.  
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Mayor Taylor asked about the removal of the protest petition and Ms. Ingrish explained it is a result of the North 
Carolina General Assembly, which took that ability away from citizens. Mayor Taylor noted that the Town took a 
position against that decision but was unsuccessful. Ms. Ingrish noted that citizens wishing to express their 
opinions on zoning actions can still attend public hearings, submit written comments and contact the Board to 
express their opinions verbally. This legislation change did remove the supermajority vote aspect of the protest 
petition regulations.  
 
Mr. Urban commented on the bike rack requirements. Representatives for the proposed charter school have been 
saying that their location – with narrow roads and lacking paved shoulders – means that there should be fewer 
bicycle spots needed, but he believes that they will be a catalyst for further development in that area and children 
may be able to ride their bikes to school in the future. He thinks 10 bike racks per classroom may be excessive 
but he’s not willing to change that too much. He agrees more with similar concerns raised by representatives of 
CPCC since that area is not likely to be further developed in the near future. Mr. Higdon asked about the trunk 
public safety towers in the B-H district. Ms. Ingrish explained those changes came as a result of the state’s 
notification to the town regarding a future communications tower. Since then the state has exempted itself out of 
any land use regulations so this particular text change is no longer strictly necessary. Mr. Higdon asked for that 
section to be removed from the text amendment and Ms. Ingrish agreed to do so.  
 
Mayor Taylor opened the floor to public comment. Suzanne Todd, 1065 E. Morehead Street, Charlotte and 
Catalina Ramirez, Director of CPCC Levine Campus, 1800 Campus Ridge Road, Matthews addressed the Board. 
They spoke on behalf of Central Piedmont Community College and discussed the issue of bike spaces. They 
proposed an amendment for a further reduction of bike spaces, given that the campus is geographically 
challenged to access via bicycle. They encouraged the Board of Commissioners and Planning Board to consider 
allowing a further reduction.  
 
The application will be heard by the Planning Board on March 22 and will come back to the Board of 
Commissioners for a decision on April 11. 
 
 
Application 2016-642/CPCC: to change the zoning from R-20 and R-I to B-3(CD) on that certain 14± acre lot 
located at the intersection of CPCC Lane and I-485 being property owned by the Trustees of Central Piedmont 
Community College and being designated as Tax Parcel 215-061-15. 
 
Senior Planner Jay Camp described the request by Central Piedmont Community College to construct an 
approximately 360 space parking lot in conjunction with their imminent plans to construct a third classroom 
building. Staff believes that surface parking is not a bad use at this time but supports structured parking in the 
future. Staff initially discussed B-3 as an appropriate zoning category to accommodate the height of any future 
building. Currently the list of proposed uses contains only the parking lot, which staff thinks is overly restrictive 
since it would require CPCC to come back to the Board to add other uses.  
 
Mr. Urban discussed the potential of adding collector areas for pedestrian safety.  
 
Suzanne Todd, 1065 E. Morehead Street, Charlotte represented the applicant and addressed the Board. The 
parking lot is important because it will allow for the construction of the new building, which will be a three story, 
90,000 square foot building with labs, classrooms, a library and more. The new parking lot would serve the new 
structure as well as existing needs.  
 
Mayor Taylor opened the floor to public comment. No one spoke in favor of or opposition to this application. The 
application will be heard by the Planning Board on March 22 and will come back to the Board of Commissioners 
for a decision on April 11. 
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Application 2016-643/Primrose School: to change the zoning from I-1 to O(CD) on that certain property 
designated as 720 Park Center Drive and further designated as Tax Parcel 193-243-07 for a proposed 
development of a child daycare facility. 
 
Applicant representative John Carmichael explained that a clerical error by the Town regarding the calendar 
resulted in the need to continue this public hearing to April. 
 
Motion by Mr. Whitley to continue the public hearing to April 11, 2016. The motion was seconded by Mr. Miller 
and unanimously approved.  
 
 
RECONVENE REGULAR MEETING 
 
Motion by Mr. Ross to reconvene the regular meeting. The motion was seconded by Mr. Whitley and unanimously 
approved.  

 
 
PLANNING AND DEVELOPMENT BUSINESS 
 
REPORT FROM PLANNING BOARD  
 
Chairman Steve Lee reviewed the Planning Board report of the February 23, 2016 meeting. (Exhibit #1 hereby 
referenced and made a part of these minutes). 
 
 
PLANNING AND ZONING RELATED ACTIONS 
 
Motion 2015-3: Consider the Downtown Streetscape Improvement Plan 
 
Mr. Camp noted that there is request to defer this for a month but first gave an update. There had been some 
discussion at the Planning Conference about the mandatory versus suggested items. This document is meant to 
be a design resource for developers and also a tool for staff. There is a lot of detail in it, with certain mandatory 
items and some items which are the Town’s responsibility. Most of the “should” requirements have been changed 
to recommendations.  
 
Motion by Mr. Melton to defer this to April 11, 2016. The motion was seconded by Mr. Ross and unanimously 
approved. . 
 

 
Administrative Amendment: Fullwood Station 
 
Mayor Taylor noted that this property had been developable by right. The developer asked for some changes to 
the underlying zoning, which were granted by the Board. The project has started and the developer is now asking 
for more changes. 
 
Zoning Administrator Mary Jo Gollnitz explained that Administrative Amendments are normally decided upon by 
the Planning Board, but due to the extensive changes requested here the Planning Board voted to refer this to the 
Board of Commissioners.  
 
The applicant has requested the following amendments prior to the February 23rd Planning Board meeting: 

• to remove the sidewalk connection between Lots 4 and 5 from a new internal street to South Trade Street 
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• to change conditional notes to allow removal of all the existing trees along S Trade Street and installation 
of a 5’ berm with new landscaping materials 

• to change conditional notes in order to terminate mulch walking trail internal to the subdivision due to 
being unable to come to agreement with an adjacent property owner on continuing the trail out to Woody 
Creek Road 

• to replace previous house elevation illustrations due to a change in home builder 
 
Since the Planning Board meeting, the application has revised the request to include the following: 

• added the sidewalk connection back into the plans at different location, now between Lots 5 and 6 
• to eliminate the conditional note requiring 10% of the homes to have side-load garages 
• to eliminate the conditional note requiring all homes have a front porch 
• to change the location of the pedestrian bridge along the internal walking trail 
• to change conditional notes to allow removal of all the existing trees along South Trade Street and 

installation of a five-foot berm with new landscaping materials 
• to change conditional notes to terminate the mulch walking trail internal to the subdivision with a 

turnaround due to the inability to come to an agreement with an adjacent property owner on continuing 
the trail out to Woody Creek Road 

• to replace previous house elevation illustrations due to a change in home builder 
 
Ms. Gollnitz reviewed the issue of trees. Some area that was supposed to be saved has instead been cleared. 
The applicant is asking to be allowed to remove all the trees along South Trade Street. The Town’s arborist 
reviewed the site last week and determined that the single stray tree along the road likely won’t last long. He also 
determined that the patch of small trees near the Boy Scout hut could be removed. There are other good trees on 
site that should be saved. Currently the tree canopy – after the removal of the trees along S. Trade – is at 12%. 
That doesn’t include the buffer area between the Glenshannon Road properties and the subject site. 
 
The new home builder is David Weekly Homes and they do not yet have elevations set for this subdivision. The 
developer has asked for staff to approve the elevations as they come in. Ms. Gollnitz recommends that the Board 
retain that review and approval process rather than giving that process to staff. 
 
Mr. Miller noted that requiring 10% of the homes to have side-loaded garages results in only four homes. He 
thinks it’s possible to place side-loaded garages on four sites. He also asked if it was common for the Town to 
take over long-range maintenance of retention ponds. Mr. Blodgett explained that is a fairly new part of 
Mecklenburg County’s post construction ordinance.  
 
Applicant representative Tom Waters of Provident Land Services, 1633 Shadow Forest Drive, Matthews 
addressed the Board. Kristen Villard of Provident Land Services and Mark Kind with Land Design also addressed 
the Board. The conceptual plans and reality of the site conditions found as development began are quite different. 
He noted that the difference in tree save plans came after grading begun. The existing pines are what Duke 
Power calls danger trees - they could fall over power lines during wind storms or ice events.  
 
He suggested instead enhancing the area along Trade Street with a 4-5 foot tall berm to help with the impact of 
traffic along that street. There are 10 or 11 homes planned to back up to Trade Street. He proposed planting back 
well-landscaped, irrigated berms with about 600 different shrubs and about 100 different trees. In time it would 
grow into a very nice visual and would be a much more pleasing corridor coming into Matthews than the existing 
pine trees. When Trade Street was expanded part of the project captured the water that was in the curb line of 
Trade Street. The water ponds and remains for a few days until it finally dissipates. The berm would also act as a 
sound and visual deterrent from the lights and activities of the MARA ball field across the street and the traffic on 
Trade Street. The entrance monument would visually blend into the berm and the berm would be landscaped 
weekly through the HOA. The berm would wrap around the corner to the Boy Scout property and there would be a 
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new pedestrian connection up to Trade Street through the berm. The other end of the berm would help take up 
that captured water mentioned earlier.  
 
The redesigned common open space area will now have a covered pavilion, patio area, and porch swings and 
very nice landscaping with a passive trail system. The new builder is David Weekly Homes and will bring in a 
quality product to the community. There are 42 home sites and each is about 64 feet wide with 6 and 8 foot side 
yards. There’s not a great opportunity for side load garages. If they were offered on the corners it wouldn’t allow 
for the 20 foot separation desired between the public street and cars parked on the driveway.  
 
Mayor Taylor said he is disappointed. A lot of the things being requested are things that should have been known 
early on. The issue of narrow lots was known from the beginning so side-load garages shouldn’t be an issue now. 
He said there is some potential for the berm idea but it seems like that may have been the idea from the get-go. 
He is frustrated that this discussion is happening now after the fact – asking for forgiveness rather than 
permission.  
 
Mr. Melton said he too is disappointed and is seeing what is convenient for the developer rather than what’s good 
for Matthews. He commented on the issues of side-load garages and usable rocking chair front porches. He said 
he’s fine with the removal of the sweetgum trees near the Boy Scout property but the pine trees add something to 
the community next door.  
 
Mr. Higdon said he’s incredulous that Mr. Waters was unaware of the topography at the time of the earlier 
rezoning. The issues with this development have highlighted to Mr. Higdon the need to improve the Town’s tree 
ordinance. The Town needs to start saving trees in the interior of developments rather than just on the periphery 
where it’s convenient for the developer. The types of trees are important too. Mr. Higdon shared in the 
disappointment with all of these changes requested by Mr. Waters.  
 
Mr. Waters noted that they have always had the right to install berming along Trade Street through the zoning 
notes. They identified areas of potential tree save but the site dictates the grading and trees that can be saved as 
well as what will live and what will not. They had to raise the grade with 20-22 feet of fill in the site of the corner. 
Trees would be deep down in a well and wouldn’t be savable. There are no topography issues on the other side 
of the property with the pine trees – rather they think a berm with hardwood trees would be a superior permanent 
berm than the 60 foot loblolly trees that have just a bit of green at the top. The berm would cost about twice as 
much die to the amount of landscaping that would be added.  
 
Mr. Waters continued. He said they can figure out a way to do a few side load garages. All of the homes will have 
front porches but some will not be usable. Some would have rocking-chair capability but some would have front 
porches that could accommodate only a bench instead of a couple of chairs. David Weekly hasn’t finalized their 
plans yet.  
 
The list of requests was reviewed. Regarding the change of sidewalk connection location as depicted on the site 
plan: by consensus there were no concerns with that item.  
 
Regarding the elimination of the conditional note requiring 10% of the homes to have side load garages: that 
would equal only four homes. By consensus the Board agreed to keep that note and require the side load 
garages on 10% of the homes.  
 
Regarding the elimination of the conditional note requiring all homes to have a front porch: discussion ensued. Mr. 
Waters estimated the width of porches as about 16-20 feet and stoops as about 7-8 feet. Mr. Melton suggested 
retaining functional front porches on at least 50% of the homes. Mr. Whitley suggested 75%. Mr. Miller was 
comfortable with 50% of the homes having a usable front porch. Mr. Urban explained that the depth of a porch 
needs to be at least 6 feet to accommodate a rocking chair. He said he’d like to see all of the houses with a raised 
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foundation arrangement rather than a slab on grade. Mr. Waters said he couldn’t pinpoint the builder to specifics 
at this time. Mr. Ross noted basement lots listed in the original application and Mr. Waters confirmed there would 
be six basement lots due to the condition of the site.  
 
Discussion ensued regarding the quality of homes proposed, changes between the original application and the 
current request and quality of the overall development.  
 
Regarding the change of location of the pedestrian bridge along the internal walking trail: by consensus there 
were no concerns with that item. 
 
Regarding the change in elevations: by consensus the Board asked for more clarity and details on the elevation 
drawings. 
 
Regarding the request to change the conditional note to terminate the mulch walking trail internal to the 
subdivision with a turnaround due to the inability to come to an agreement with an adjacent property owner on 
continuing the trail out to Woody Creek Road: discussion ensued. Mr. Waters explained that the adjacent property 
owner wasn’t agreeable to that connection. There are opportunities for the trail to instead meander and then end 
inside the development. The Board discussed its desire for connectivity and connections to the greenway.  
 
Mayor Taylor suggested planning now for the possibility that this connection could be made at some point in the 
future when the adjoining private property changes ownership. He suggested entering into a fees in lieu 
agreement with the developer, if agreeable to them as well, to set funds aside now for a potential future trail 
connection. The Town would build the connection once agreement was obtained from the private property owner. 
Mr. Waters agreed to that. He noted that the specific property owner as well as other neighbors were concerned 
about security breaches into the community. He did say they could add a bench or two on the trail for respite.  
 
Mr. Whitley said he didn’t have a problem with the berm, since it sounds like the trees aren’t in great condition. 
Mayor Taylor said he would prefer to get more information from Town Arborist Ralph Ramsaur before making that 
decision. Discussion ensued regarding berm options and trees. 
 
By consensus the Board agreed that the outstanding issues required more time to address. Motion by Mr. Miller 
to defer this decision to April 11, 2016 and direct staff to continue working with the applicant to resolve these 
issues. The motion was seconded by Mr. Melton and unanimously approved.  
 
   
PUBLIC COMMENT  
 
Marty Kelso, 1212 Home Place, Matthews commented on street lights on Home Place that had recently been 
removed by Duke Energy. He understands that the lights were located on privately-owned property but asked 
what could be done to add lighting to the public portion of the street. Mayor Taylor explained that Mr. Blodgett 
would address that later in the agenda under the Manager’s Report.   

 

CONSENT AGENDA 
 

A. Approve Minutes of the February 22, 2016 Meeting 
B. Approve Appointments to Board of Adjustment 
C. Approve Mileage Reimbursement for Planning Conference to Commissioner Urban in the 

Amount of $217.08 
D. Approve Budget Ordinance Amendments to Recognize: 

1) Loan Proceeds and Corresponding Expenditures for Community Center Roof Repairs 
in the amount of $700,000.00 
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2) Loan Proceeds for Purchase of Levine Senior Center in the amount of $740,981.75 
3) Shared Proceeds Received through US Secret Service in the amount of $3,996.00 
4) Court-Ordered Restitution in the amount of $52.00 

 

 
Motion by Mr. Melton to approve consent agenda items A through D4. The motion was seconded by Mr. Higdon 
and unanimously approved.   

 

 
NEW BUSINESS 

 

CONSIDER RESOLUTION CONCERNING STUDENT ASSIGNMENTS AND NEIGHBORHOOD SCHOOLS 

 

Mayor Taylor read the resolution (Exhibit #2 hereby referenced and made a part of these minutes). 
 

Motion by Mr. Melton to adopt the resolution. The motion was seconded by Mr. Ross and unanimously approved.  

 

 

ADOPT LEGISLATIVE PRIORITIES 
 
Motion by Mr. Higdon to adopt the legislative priorities listed in Mr. Blodgett’s March 8 memo. The motion was 

seconded by Mr. Whitley and unanimously approved. 

 

 

CONSIDER TEMPORARY STREET CLOSURE REQUEST FROM MATTHEWS HISTORICAL FOUNDATION 

 

Mayor Taylor noted this is for the Historical Foundation’s second annual Victorian Lawn Party on April 9. A portion 
of Freemont Street would be closed from noon to 4:00 pm.  
 
Motion by Mr. Melton to approve the temporary street closure. The motion was seconded by Mr. Ross and 
unanimously approved.  
 

 
MAYOR’S REPORT 
 
Mayor Taylor reported on the great turnout for the Red Brick Partnership’s Saint Patrick’s Day crawl in downtown 
Matthews and noted that Food Truck Fridays are off to a great start. He also thanked staff for their work on the 
recent Planning Conference. 

 
 
ATTORNEY’S REPORT 
 
Mr. Buckley reported that he will be in attendance at the Municipal Attorney’s Conference in Chapel Hill at the end 
of the week.  
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TOWN MANAGER’S REPORT 
 
Mr. Blodgett reported on the issue of street lights on Home Place. Two lights were on Ms. Wright’s property and 
Duke Power removed the lights after receiving permission from the Wrights to access their property to do so. A 
third light was on a pole one or two feet off her property line but the mast arm hangs over her property. Mr. 
Blodgett thinks that light should be adjusted or removed as well so there will be no interference with the Wright’s 
property. 
 
The street, which contains a sharp turn, is fairly dark after the removal of these lights sources. He would like the 
Board to consider asking Duke Energy to hang lights in other areas. There are two other existing poles that lights 
could be added to. The light that is currently on the pole just off the Wright property could be hung to the side so 
the mast arm doesn’t hang over the Wright’s property line. The intent would be to ensure all lights could be 
maintained from public property.  
 
Mr. Miller questioned the description of Home Place as a public road. Mr. Buckley reviewed the court case and 
explained that the 1985 resolution declaring Home Place to be public still stands. Mr. Ross asked about adding a 
new pole away from the Wright property and Mr. Blodgett said Duke Energy stated they could do that at no cost to 
the Town. Staff will have to confirm that with Duke Energy to be certain.  
 
By consensus it was determined that the Manager should move forward to reestablish the street lighting on Home 
Place to the previous level, and to request a new pole be added away from the Wright’s property. 
 
 
ADJOURNMENT 
 
Motion by Mr. Melton to adjourn. The motion was seconded by Mr. Ross and unanimously approved.  The 
meeting adjourned at 10:05 pm.  
 
Respectfully submitted, 
 
 
Lori Canapinno 
Town Clerk 
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