
MINUTES OF THE CALLED MEETING OF 

THE BOARD OF COMMISSIONERS 

TOWN OF MINT HILL, NORTH CAROLINA 

SEPTEMBER 22, 2020 

 

The Board of Commissioners of the Town of Mint Hill met in called session on Tuesday, 

September 22, 2020 at 5:30 p.m. in the John M. McEwen Assembly Room, Mint Hill Town Hall. 

 

ATTENDANCE 

Mayor: Brad Simmons 

Commissioners: Mike Cochrane, Dale Dalton, Patrick Holton and Tony Long 

Town Manager: Brian L. Welch 

Deputy Town Manager: Lee Bailey 

Town Engineer: Steve Frey 

Town Planner: John Hoard 

Town Clerk: Michelle Wells  

 

Mayor Simmons called the meeting to order, ruled a quorum present and the meeting duly 

constituted to carry on business. The purpose of the meeting was to discuss plans for the Land 

Use Plan. The first presentation was from the Merrick-Nealon team.   

 

Jonathan Crowder, Project Manager for Merrick based out of Charlotte, introduced the team for 

the Mint Hill Land Use Plan.  He stated Meg Nealon would be the lead planner.  Ben Hitchings 

would lead policy and implementation.  Joel Madden would lead municipal infrastructure. John 

Muth would lead transportation planning.  Ian Anderson would lead urban design.  He explained 

in detail the experience each of the team members brought to the project and how they used the 

motto “We’re the local team with national experience.”  He reviewed the planning process and 

the three phases: discovery, plan development and documentation.  He said their process was 

multifaceted and should be reflected in the community.  Merrick Nealon would engage the 

community and employ virtual tools during the COVID pandemic while blending old school 

techniques.  Community engagement and project communication, town character and growth 

management, mobility and compliance and implementation were the tools they would utilize. 

Multiple team members were extremely familiar with Mint Hill and called it their home. 

 

How would Merrick-Nealon engage the community? The community engagement facet included 

surveys, emails, social media, live voting, community meetings, focus group workshops, 

interactive mapping, meeting comments and pop-up events; these were all part of the plan 

through virtual interaction, in-person interaction and the blending of the two.  The Merrick 

Nealon team would be an extension of the Planning Staff providing project support to the Town 

of Mint Hill to ensure a successful planning process. The goal was to manage growth while 

maintaining the characteristics the Town wished to expound upon.   

 

How would Merrick-Nealon manage growth and preserve the character of the Town? The Town 

character and growth component incorporated what the Town could support in regard to utility 

constraints.  It also included focus areas, comfort areas, expectations and translation of maps. 

 



How would Merrick-Nealon guide development to enhance the Mint Hill Downtown? The 

Downtown focus was to enhance certain areas and to ensure the vision of the Town was 

executed.  The Town Center should celebrate life and would be a shared vision to be 

implemented by the community.  Street networks, variety of housing styles and types, pedestrian 

scaled neighborhoods near shopping centers and visual and physical connectivity to the Square at 

Highway 51 and Lawyers Road would enhance and promote the Mint Hill Downtown.  

 

How would Merrick-Nealon enhance mobility as the town grew? Mobility included street 

networks, future CATS services, pedestrian and bicycle facilities all the while using mobility as a 

service.  Regional mobility would be centered on current and future NCDOT improvements, 

access to major arteries e.g. I-485, Highway 74 and US 24/27.  Mobility would include CATs 

express bus service options, opportunities to use the future Silver Line and regional transit plan 

considerations.   

 

How would Merrick-Nealon create an achievable vision? Compliance and implementation would 

be one of the key challenges because of North Carolina General Statute 160D; but having an 

adjunct professor at the University of North Carolina School of Government would make the 

challenge very manageable.  Matching the implementation and feasibility assessment in every 

facet: legal, political, economic and vision, would prove to provide success.   

 

Once the information was compiled, the plans would be accessible via a printed plan, a flip book, 

posters and a mobile device-friendly format.  The combination of the skills and talents of the 

Merrick-Nealon team would be able to combat the issues that may arise during the process. 

Merrick-Nealon would be able to handle all of the complexities to make the Land Use Plan a 

success. 

 

The team highlighted other cities and towns they had been involved in the Land Use Plan 

process.  They expounded upon their knowledge and ability to produce a Land Use Plan Mint 

Hill would be proud of and that was achievable. The Merrick-Nealon team thanked the Board for 

allowing them to present tonight and asked the Board if they had any questions. 

 

Mayor Simmons asked about the community engagement/involvement portion.  He said he had 

several residents that had already signed up to be a part of the process; how many people would 

be a good number for a Land Use Steering Committee?  The Merrick-Nealon team stated having 

an immediate project advisory group was always a great asset.   The core group would bring 

energy to the project and would participate in virtual meetings and employ concept boards.  

Mayor Simmons asked if approximately 18 members would be too many.  The Merrick-Nealon 

team stated 18 would not be too many. If there were an abundance of members, a wonderful 

dilemma to have, they would be subdivided into focus groups.  Mayor Simmons stated some 

residents felt uninformed and he asked how the Merrick-Nealon team would keep residents in the 

loop. The website publicinput.com was an informational and straight forward website that would 

give residents a reason to visit and would also provide calendar updates.  During the process the 

website for Mint Hill would be given its own name to indicate it was associated with the Mint 

Hill Land Use Plan.  The best ambassadors for the Town would be those that disseminated 

information to the neighbors, social, professional and civic groups.   

 



Commissioner Dalton asked how long the Merrick-Nealon team anticipated the process would 

take to reach completion.  The Merrick-Nealon team stated typically, 12 months was long 

enough to complete the process while maintaining the momentum.   

 

Commissioner Holton asked how the Merrick-Nealon team would limit the input to Mint Hill 

residents only.  The Merrick-Nealon team stated there was aggregate data used to differentiate 

Mint Hill residents from non-Mint Hill residents.  Property owners, who did not reside in the 

Town, would still be encouraged to participate.  Commissioner Holton asked about the processes 

necessary to filter out residents from submitting the same information or sending duplicate 

answers.  There were specific data filters to eliminate the duplication of multiple submissions.   

 

There being no further questions from the Board, Mayor Simmons thanked the Merrick-Nealon 

team and stated Staff would be in touch soon. 

 

The second presentation was from WithersRavenel. 

 

Cameron Patterson, Client Services Manager from WithersRavenel based out of the 

Raleigh/Cary area, stated Mint Hill was located adjacent to Charlotte, one of the fastest growing 

cities in the nation.  He noted the challenge was for the Town to take control of the growth or to 

have the growth take control of the Town.  He stated the WithersRavenel team was in Mint Hill 

to provide a comprehensive Land Use Plan which showed the purpose and identity of Mint Hill 

and not to lead others to believe Mint Hill was just an extension of Charlotte.  Mr. Patterson 

introduced the team for the Mint Hill Land Use Plan.  Brendie Vega would be the project 

manager. Jake Petrosky would be the project co-manager.  Chad Sary would be involved in 

community engagement as a meeting facilitator and planner.  Gary Warner would be involved as 

a meeting facilitator and planner.  Mr. Brandon Inscore would be the GIS Data Manager.  Crystal 

Morphis would be the economic development analysis.    

 

The WithersRavenel team would use the general Land Use Plan, the significant growth pressure, 

expectations for Goose Creek Watershed & Environmental Assets, and the historical character of 

the Town to answer the top community concerns.  What areas would be left to develop? Making 

public participation and broad community support for the final plan a reality was of utmost 

importance.  Also, identifying the distinct districts and character of the Town.  The objectives 

included integration, inclusiveness, implementation, and scalability.  Phase I would examine 

where the Town was now, examining the existing trends/condition and community values/issues.  

Stakeholders, Steering Committee and public engagement would show where the community 

wanted to be and would be the main focus of Phase I.   

 

Phase II would examine where the Town wanted to be in the future; goals and alternatives would 

be clarified to allow the vision to be achieved.  Phase II would consist of the second public 

workshop and steering committee meetings, developing a unified vision and establishing goals 

and recommendations while incorporating economic development considerations such as 

employment hubs, entrepreneurship, and place-based development. The draft plan, with 

commercial/mixed use and residential density subdivision designs with open space alternatives, 

would be delivered to the Staff and stakeholders for review and consideration.   

 



Phase III would examine how the Town would use the road map for achieving the future goals; 

the preferred alternative would be considered, and policies/actions would be implemented to 

make the plan adoptable and provide for implementation.  The implementation strategies would 

be broken down by category and the sub-category to prioritize the resources, timeframe, and 

prioritization.  Phase III would consist of the third steering committee meeting and presentation 

of the final documents to the Planning Board. Once the drafts were finalized by the steering 

committee, Planning Board and Staff they would be brought before the Mint Hill Board of 

Commissioners for adoption.   

 

The team highlighted their unparalleled experience planning for growth (citing cities they had 

been involved with),  the ability to view the Comprehensive Land Use Plan from both sides of 

the table based on the skills and experience of their team.  They stated they were based and 

focused on North Carolina. Their motto was “Our People, Your Success”.  They thanked the 

Board for allowing them to present and asked the Board if they had any questions. 

 

Commissioner Holton asked about the community involvement regarding the Steering 

Committee; how much time would be involved?  The WithersRavenel team stated the Steering 

Committee may meet as many as five times and would have homework assigned to deliver the 

best product.  They would be asked to reach out to others.  The events would engage the 

residents for a minimum of five minutes and the surveys up to ten minutes; all levels of 

involvement were essential.  COVID had caused things to change and the WithersRavenel team 

had to pivot from in-person meetings to virtual meetings.  In a typical in-person scenario, an 

event may have a couple hundred attendees or comments. In this new landscape more people, 

perhaps hundreds more, could and would participate because they could do so from home. 

Commissioner Holton asked how they would reach out to differing groups, the WithersRavenel 

team stated they would use multiple methods from online surveys to FaceBook live to QR codes 

given out, at festivals/events prior to COVID, on business cards.   

 

Commissioner Dalton asked how long the WithersRavenel team anticipated the process would 

take to reach completion. The WithersRavenel team stated typically, 12 to 15 months but no 

shorter than nine months.  Commissioner Dalton asked how the WithersRavenel team would 

keep up with the homework assigned to the steering committee; how would the WithersRavenel 

team make sure individuals were putting thought into the assignments and not completing them 

the night before.  The team stated the Committee would provide quality feedback because they 

had volunteered to do so.  Commissioner Dalton asked which office they would work out of 

since most of the team was based near or around the Raleigh area.  The WithersRavenel team 

had adapted nicely to virtual meetings but were not too far away to be out in the community in 

Mint Hill.  While many of the team members were located outside of Mecklenburg County they 

really were not that far away, a three-hour ride from Mint Hill, and they had multiple existing 

clients very close to Mint Hill. 

 

Mayor Simmons asked how the WithersRavenel team would keep a sixteen-member Steering 

Committee involved.  The WithersRavenel team usually suggested having a Steering Committee 

of less than ten.  That said, if more individuals were interested, they could be divided into 

multiple groups and roles would be delegated.  Mayor Simmons stated some residents felt 

uninformed and he asked how the WithersRavenel team would keep residents in the loop.  The 



WithersRavenel team would reach out to these groups and assign one or two ambassadors to 

defend the plan.  They gave examples used in other cities.  During the process, social media 

platforms and ambassadors would move the project forward.  They said events and festivals 

helped and they would be deliberate in searching out residents. Some towns even used print 

media to reach the population.   

 

Commissioner Cochrane said he had the privilege to grow up in Mint Hill and to live in the 

Town his entire life.  He was pleased with the ideas presented.  However, because the current 

Mint Hill Board of Commissioners had not been involved in the adoption of the 2010 Land Use 

Plan, the Board of Commissioners wanted feedback from every resident: the longtime residents 

and the newest residents as to see a shared vision.   

 

Commissioner Long asked the team what had surprised them after reviewing input from 

residents in other municipalities and how they met the expectations of those municipalities.  The 

WithersRavenel team gave examples of how towns had been reactionary instead of proactive; 

where they themselves had been more involved in their hometown communities; where elected 

officials weren’t involved, adopted a plan and then said the plan was not what they had 

envisioned; and, instances where the public realm and creating memories for a town had played a 

vital role and how good it felt to make a lasting difference in communities. 

 

There being no further questions from the Board, Mayor Simmons thanked the WithersRavenel 

team and stated Staff would be in touch soon. 

 

After the presentations were complete, Mayor Simmons asked the Board for their thoughts and 

opinions.  He stated if the Board felt led to make a motion, he would entertain a motion on the 

selection of a group. 

 

Commissioner Holton stated he liked both presentations and liked the fact the Merrick-Nealon 

team had so many local ties to the Town; he liked the local representation and the ability to reach 

their neighbors. 

 

Commissioner Dalton stated he liked the Merrick-Nealon team, too, because of local 

representation and their ability to get the word out because they called Mint Hill home. 

 

Commissioner Cochrane stated he liked the Merrick-Nealon teams’ local ties because of the 

local roots established, but he did like the fact the WithersRavenel team mentioned written 

communication/correspondence. 

 

Commissioner Long agreed with the comments stated by the other Board members but offered 

one caveat; Crystal Morphis, WithersRavenel, was brilliant in her field and would have been a 

pleasure to work with in the economic aspect of the Land Use Plan.  

 

Mayor Simmons stated he was glad the WithersRavenel team had touched on the economic 

development portion of the plan.  He asked Staff to correct him if he was wrong, but the Town 

could incorporate pieces they liked, to create the scope the Board of Commissioners desired. 



Deputy Manager Bailey said yes, the Board could direct the Town Manager and Town Attorney 

to negotiate a contract with a scope of services and cost to be approved by the Board of 

Commissioners. 

 

Mayor Simmons asked if the referenced municipalities, had been verified by Staff. Planning 

Director Hoard said no, however, they would be verified.  

 

Upon the motion made by Commissioner Long, seconded by Commissioner Cochrane, the Board 

unanimously selected the Merrick-Nealon team as the Town’s Land Use Plan consultant and 

directed the Town Manager and Town Attorney to negotiate a contract with a scope of services 

and cost to be approved by the Board of Commissioners.  

Mayor Simmons thanked Staff for their time and effort thus far. 

 

There being no further questions, to come before the Board, Mayor Simmons adjourned the 

Public Meeting at 7:20 p.m. 

 

              

        Michelle Wells, Town Clerk 


