
 

   

TOWN OF CORNELIUS
Cornelius Town Hall

BOARD OF
COMMISSIONERS 

July 20, 2020
Agenda

TOWN BOARD - 7:00 PM

1. CALL TO ORDER

2. DETERMINATION OF QUORUM

3. APPROVAL OF AGENDA

4. MOMENT OF SILENCE AND PLEDGE OF ALLEGIANCE

5. MAYOR/COMMISSIONERS/MANAGER REPORTS

6. CITIZEN CONCERNS/COMMENTS

7. PRESENTATIONS

A. Lake Norman Economic Development Commission - Rose Associates Real Estate Market
Analysis and Development Strategy

8. CONSIDERATION OF APPROVAL

A. FY21 Operating Budget Amendment
B. Street Acceptance - Bailey's Glen
C. Street Acceptance - Jetton Place
D. ANNEX 01-20 Mt. Zion Senior Center
E. Resolution Authorizing the Sale of Certain Real Property

9. CONSENT AGENDA

A. Approve Minutes - Regular Meeting
B. Approve Minutes - Special Meeting
C. Tax Refunds

10. COMMISSIONER CONCERNS

11. CLOSED SESSION

A. Closed Session Pursuant to NCGS 143-318.11(a)(6)

12. ADJOURNMENT



 

REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Wayne Herron, AICP

Deputy Town Manager

Action Requested:

Property owners and developers have discussed with Town Staff the possibility of exploring alternate concepts for
land use on the west side in the West Catawba/Sefton Park areas. The Town has made it known that it is our intent to
update the 2014 Land Use Plan over the course of the next year. There was some discussion that the additional
market and land use information may be helpful for the Town in considering land use updates in these areas.

The Lake Norman Economic Development Commission (LNEDC) was approached and asked about the possibility of
a market study for the West Catawba/Sefton Park areas. LNEDC engaged Rose Associates to prepare the attached
market and land use analysis.

The plan is conceptual and maps are not to be applied in any literal fashion, but the primary takeaways would be as
follows:

Town should consider expanding the Village Center into the Sefton Park area, rather than having the existing
Highway Commercial
Town should consider more intense mixed uses that include residential
Maintain requirements for walkability, bicycles and open space to create lifestyle communities that
complement who and what Cornelius is and plans to be.

Town Staff does intend to utilize the document as part of the Land Use Plan update and has asked the LNEDC to
present the plan for the Town Board's information.

Ryan McDaniels will introduce the plan from LNEDC and Kathleen Rose will present a plan overview and answer any
questions.

Manager's Recommendation:

Hear Presentation.

 

ATTACHMENTS:
Name: Description: Type:

4703_Cornelius_Economic_Development_Report.DRAFT.pdf LNEDC - Rose Plan Backup Material

 

javascript:history.go(0);
file:///C:/Windows/TEMP/AttachmentViewer.ashx?AttachmentID=10588&ItemID=5659
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The conclusions set forth are based upon information provided by public records, municipal officials, 

business owners, market and demographic data obtained by Rose & Associates Southeast, Inc. Neither 
an appraisal nor title search were performed for the Study Area or any specific property in preparing this 
report. While the information included herein is believed to be accurate, no warranty or representation, 

expressed or implied, is made as to the information contained herein, and is
submitted subject to omission, change of market conditions, or other factors outside the scope of

this report or the author’s control. This report is the property of Rose & Associates Southeast Inc.
and the Lake Norman Economic Development Cooperation, and shall not be duplicated in whole or in 

part, without express written permission, all rights reserved, 2020.
© Copyright 2020, Rose & Associates Southeast, Inc.

Covid-19 Statement: This work was compiled and completed prior to the State and Federal Guidelines 
limiting business activities and assumes market conditions prior to Covid-19.

Permission to reprint this report in its entirety only 
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“Highest & Best Use” is used to determine the most appropriate use of land, given 
the underlying economic base. It is site specific. Highest & Best Use, as defined in The 
Dictionary of Real Estate Appraisal, is: 
The reasonably probable and legal use of vacant land or an improved property, which 
is physically possible, appropriately supported, financially feasible, and that results in the 
highest value. The four criteria the Highest & Best Use must meet are legal permissibility, 
physical possibility, financial feasibility and maximum profitability.
Using the Highest & Best Use concept a site is analyzed “As if Vacant.” The premise of 
the concept is that an analysis of all reasonable alternative uses will identify the use that 
yields the highest present land value, after payments are made for labor, capital, and 
coordination, and, therefore, is the Highest & Best Use.

 ■  Legally Permissible - e.g. zoning
 ■  Physically Permissible - e.g. existing conditions, constraints
 ■  Financially Feasible - e.g. funding; rates of return
 ■  Maximum Productivity - e.g. developer profit/town tax revenue

 

I.   Introduction

Market Analysis Introduction
Rose & Associates was engaged, together with Cole Jenest & Stone, to conduct a series of analysis to determine the highest and best 
use of two catalyst sites along the West Catawba Avenue corridor. This corridor is the primary commercial route through Cornelius, NC, 
transversing from the downtown west across Interstate 77 to the edge of Lake Norman. The goals for the market analysis and development 
strategy include improved mobility through multimodal transportation, linkages through circulation, and expanded economic development 
opportunity to assist in balancing the Town’s tax base. 

Our work was completed in two phases: 

Phase I - Market Analysis. The team toured the corridor and site locations. Interviews were conducted with the client team (Town and Lake 
Norman Economic Development Corporation staff) and stakeholders. We collected demographic, economic, and real estate data from 
both public and proprietary sources at various geographic levels. The market analysis builds upon prior studies produced by the Town, 
including but not limited to:
• Navigate Cornelius 2012 Comprehensive Master Plan
• Cornelius 2014 Land Use Plan Update
• Lynx System Update North Corridor/Red Line 2019 Final Report
• 2018 North Mecklenburg Demographic and Housing Assessment

Phase II – Development Strategy. The outcome of Phase I work leads us to key indicators which determine land uses and programmatic 
themes. The analysis assists in framing a plan that is market driven, applicable to current and future development, and consistent with 
the principles of “Highest and Best Use” to determine product types. This includes recommendations for future policies, programs, and 
partnerships for economic development. 
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Subject Sites - Site #1: Sefton Park  

This site includes four parcels surrounding Sefton Park Rd. and Emporia St. 
(accessed also by W. Catawba Avenue), consisting of 3 vacant parcels totaling 
9.20 acres, owned by Mr. Jack E. Shaw, and an adjacent shopping center (Lucky 
Realty), totaling 42,700 square feet (built in 1993) on 5.69 acres. The site area totals 
14.89+/- acres just west of the I-77 interchange at Exit 28. 

Existing Conditions
The site is part of a master planned development (circa 1990) – The Development 
at Liverpool, located in and around Liverpool Parkway, which extends from W. 
Catawba south to the Magnolia Estates single family subdivision. As part of the 
original master plan, several outparcels were sold along W. Catawba Avenue – 
now home to several fast food restaurants and a newly constructed Starbucks. The 
subject site is part of the Liverpool Owners Association, guided by declarations and 
covenants. 

Traffic Counts: 28,000 ADT 

The site is in the Mt Island Protected Watershed PA: Protected Area, built upon 
area <24% Low Density; <50% High Density.
 
The vacant portions of this site are currently cleared and have mostly level 
topography. It is currently zoned Highway Commercial and is surrounded entirely 
by commercial uses, including retail, fast food restaurants, offices, and a hotel. 
It is served by City water and sewer (CLTW). The original developer created 
the existing infrastructure and roadway network, including Emporia St. which is 
deteriorating and does not meet current road standards for public acceptance. 

Existing Conditions - Sefton Park Rd 

WalkScore® is an index which rates public access on a scale of 1 – 100. The Sefton 
Park Rd. site has a WalkScore of 55 . The site is immediately adjacent to the CATS 
(Charlotte Area Transit System) Park and Ride facility, which is the subject of a future 
study to integrate with NCDOT, as part of its overall transportation network. This 
includes the newly expanded Bus Rapid Transit (BRT) network. West Catawba has 
been improved in this area as a “Super Street” – part of the NCDOT Transportation 
Improvement Plan (TIP) which limits access along W. Catawba and created the 
diverging diamond interchange at Exit 28 off I-77. The final phase of this plan includes 
further improvements at the W. Catawba intersection with Torrence Chapel Rd. 
(slated to be restricted to right turns only) and Liverpool Parkway. 

“We believe that walkable neighborhoods with access to public transit, better 

commutes, and proximity to the people and places you love are the key to a 

happier, healthier and more sustainable lifestyle.”     

 ~ WalkScore

1

1:  WalkScore® is a large-scale, public access walkability index that assigns a numerical walkability score to any 
address in the United States, Canada, and Australia.  https://www.walkscore.com/methodology.shtml
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Subject Sites - Site #2: Harbor View 

This site includes three vacant parcels at W. Catawba Avenue, with frontage along Harbor 
View and H.M. Junker Drives. Totaling approximately 11.80 acres, controlled by the Griffin 
and Junker families, and was part of a master planned development of 44.7 acres (Norman 
Junker Property), with a vesting plan dated in 1998 (see below). The plan contemplated a 
mixed-use development of 3 story residential townhomes and mixed-use buildings in the rear 
of the property, with 2 story commercial fronting W. Catawba Ave. ranging from ~5,000 s.f. 
to ~10,000 s.f. footprints.

Adjacent properties to the south of the site along H.M. Junker Drive are also currently listed 
for sale, and available likely for redevelopment. 

Existing Conditions
This site is wooded and is currently zoned Village Center (VC). It is served by City water and 
sewer (CLTW). Site constraints include a Duke Power Easement along its northern edge and 
Watershed Protection Area. This site is in the Lake Norman CA: Critical Area, built upon area 
<24% Low Density; <50% High Density. 
 
Traffic Counts: 25,000 ADT.

Adjacent uses include an office building, automotive/boat sales and services, self-storage, 
and a rear townhome development (part of original plan), accessed through Harbor View 
and H.M. Junker Drives. Traffic Counts: 25,000 ADT. The H.M. Junker site has a WalkScore of 
45 and a BikeScore of 31. There are two CATS bus stops, one north and one south of the site. 
Information from CATS suggests that these stops are not as active and are underutilized, not 
meeting peak express service. This section of the W. Catawba corridor is pending expansion 
of the “Super Street” as completion of the NCDOT plan. This will create limited access in this 
area of W. Catawba with a turnabout/bulb at the site’s frontage. 

Existing Conditions - H.M. Junker Dr
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II.   Overview

The Town of Cornelius is located in the greater Charlotte Metropolitan Area (MSA) and is one of three North Mecklenburg communities situated along Interstate 77 and adjacent to Lake Norman. Its 
town limits are bifurcated by the interstate and is served by one exit – Exit 28. NC Highways 21 and 115 are the primary north/south commercial corridors, while Catawba Avenue runs east and west 
throughout the community. These are the connection points to a network of neighborhoods – both old and new, affluent, and affordable. 
The government center and downtown area is situated on E. Catawba Avenue, east of the interstate, and shopping is predominately situated on W. Catawba Avenue, west of the interstate. 
Catawba Avenue and Westmoreland Rd. are the only two east-west connections across the interstate. 

Community Assets
Based upon the site tour and interviews, the following community
assets were noted :
• Cain Center for the Arts (Proposed)
• Atrium Health Campus (Proposed)
• Bailey Road Industrial Park
• Lake Norman & Waterfront
• Jetton Park & Recreation Areas
• The “Emerald Necklace” Greenway
• CATS Park & Ride Facility

Summary

• Cornelius has limited annexation/capability and
 few remaining sites/areas for economic development -   
 particularly on the west side of Interstate 77 ;
• There is no definable “place” that serves as a gathering  
 place for the west side ;
• Exist 28 is changing - with limited movements from   
 Torrence Chapel Rd ;
• West Catawba Avenue is changing - NCDOT project   
 impacting transportation & linkages ;
• The CATS  Park & Ride is an underutilized asset with   
 capacity to become a multimodal facility ;
• Two large proposed projects will influence the market   
 dynamics:
 ■  Atrium Hospital
 ■  Cain Center for Arts
 

 

Context Map - Cornelius



7 

D R A F T

D R A F T
Summary cont.
The town limits highlight the development pattern, which is predominately single-family 
residential neighborhoods, with a limited amount of undeveloped properties for future growth. 
However, large parcels within the town’s ETJ provide significant opportunities for future 
development. The challenge for Cornelius is to determine if and how these areas should 
grow, given the development pressures within the region – for both housing and economic 
development. 

Current zoning provides for a variety of commercial uses along the W. Catawba corridor, linked 
with a four-lane limited access “super street” to Nantz Road. Current plans by NCDOT include 
expansion of this super street along the remainder of the corridor to its terminus at NC Highway 
73 (Sam Furr Rd.) at the town’s southern boundary.
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III.   Demographic & Economic Analysis

The Community Snapshot below provides an overview of the demographic and economic dynamics of Cornelius. It is an affluent bedroom community comprised of highly educated working 
professionals, with 76% of the working population in white collar professions. The allure of the quality of life this community provides, with its proximity to a major metro as well as Lake Norman, attracts 
both younger working families and empty nesters. This is reflected by the 25% increase in population since 2010. Notable is the number of businesses and employees as compared to the overall 
households and population.



2019 Charlotte MSA
Mecklenburg 

County
Town of 

Cornelius
Town of 

Davidson
Town of 

Huntersville

Population 2,616,243 1,105,960 30,920 13,709 59,743

Annual Population Growth 2019-
2024 (Estimate)

1.74% 1.93% 1.86% 2.05% 2.29%

Median Age 37.7 35.6 39.8 37.7 36.9

Average Household Size 2.58 2.5 2.31 2.52 2.68

Average HH Income $88,460 $97,227 $126,677 $169,609 $122,674 

Bachelors or Graduate Degree

(Age 25+ of Population)

Unemployment Rate 4.20% 4.10% 2.90% 2.60% 2.30%

36.10% 46.90% 53.50% 67.80% 57.70%
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When compared to the larger region and its neighbors to the north and south, some clear distinctions emerge: 

 ■  Cornelius is the second largest in population and land area (15 sq. miles) among the North Mecklenburg towns. Note: the North Carolina Office of State Budget and     
 Management reports a higher population estimate for the town for 2018.

 ■  Cornelius has the smallest household size and the second largest average household income when compared to these other geographies. 

Additional demographic information on Mecklenburg County and the Town of Cornelius can be found in the Appendix. 

2: https://files.nc.gov/ncosbm/demog/muniestbymuni_2018.html 
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Lifestyle Segmentation

Lifestyle Segmentation, as defined by ESRI’s Tapestry©, combines demographic and socio-economic data to further understand community culture and lifestyle characteristics including housing, 
consumer, and entertainment preferences. The entire U.S. population is categorized within 14 Tapestry LifeMode groups, from which 65 Lifestyle Segments can be identified, grouped from rural to 
urban center populations. 

Cornelius contains 7 of the 14 LifeMode groups, exhibiting a socioeconomic diverse population. These LifeMode groups, in order of largest percentage of households within the town limits, include: 
Middle Ground, GenXurban, Affluent Estates, Ethnic Enclaves, Midtown Singles, Upscale Avenues and Family Landscapes. Further defined by Tapestry Segments within each of these LifeMode groups, 
these segments highlight more specific lifestyle characteristics. This assists in understanding housing, shopping, and entertainment preferences. For the purpose of this study we focus on the top five 
Tapestry Segments, which together comprise 75% of all the households in Cornelius. A brief snapshot of each of these top segments are displayed below. 

Additional information on Tapestry Segments can be found in the Appendix.
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Economy
North Carolina continues to boast one of the strongest economies in the US, with gross domestic 
product (GDP) in all industries increasing 4.70% in 2018 and 11.93% from 2015 to 2018 according to 
figures from the Bureau of Economic Analysis. Mecklenburg County, with 4.89% and 13.93% growth 
for the same periods respectively, is the highest GDP producing county in North Carolina. At just over 
$114.5 billion for 2018, it contributed 20.3% of the state’s total GDP for 2018.

Local economies are driven by employment. Multiple data points are used to assess local 
employment, including educational attainment for job readiness and the employed population. 
Often the percentage of civilian population aged 16 or higher that are employed or seeking 
employment is defined as the labor force participation rate. However, these figures do not consider 
those that are unemployable due to lack of skills or minimum educational attainment and the 
unemployed, including retirees.

According to the 2018 North Carolina Annual Economic Report   job growth in North Carolina’s 
large metro areas (the Raleigh and Charlotte MSAs) is far outpacing that of our nonmetro areas. But 
the success of our state’s large MSAs is perhaps better understood when comparing them to other 
large MSAs (MSAs with over 1 million in population) around the country. Nationally, jobs have grown 
most rapidly in large cities, having increased about 10% in aggregate compared to 2007. In North 
Carolina, our large MSAs have grown by nearly 20%. On the other hand, our state’s mid-size MSAs 
(MSAs with less 1 million in population) and our nonmetro areas have underperformed their national 
counterparts in job growth. 

Data collected by the North Carolina Department of Commerce reveals the Charlotte/Concord/
Gastonia MSA total non-seasonally adjusted nonfarm employment grew by 3,200 net jobs in 
November 2019, a 0.3% increase from revised October numbers and 2.4% increase one year ago, 
adding 28,800 nonfarm jobs year over year (YoY)  totaling 28,800. Seven of ten sectors reported 
gains for the month, with Trade, Transportation & Utilities exhibiting explosive growth (+5,400) and 
climbing at a fast rate since September 2019. Notable net gains in other sectors include Financial 
Activities (+700) which has seen strong steady growth since September 2019, coming out on top YoY 
with 5.5 percent growth, and Government (+800), which although performed strong this month, has 
a net 0.0% growth YoY. Information and Manufacturing have seen consistent, albeit slight, growth 
since September 2019 and have performed well for the year. Educational & Health Services, with 
a 3.8% increase YoY, has seen growth begin to dwindle since September 2019, coming in at a 0.2% 
decrease for November. Both Professional & Business Services and Leisure & Hospitality have seen 
growth fluctuate over the past three months, and though both exhibiting a decline in growth rates for 
November, have performed well YoY. Mining, Logging & Construction has seen the largest decline, 
-0.2% for November and -2.9% YoY. 

Summary: 
The MSA has exhibited most notable employment growth in professional white-collar jobs for 
the last quarter of 2019 and YoY overall.  
 
The image below from the United States Census Bureau “OnTheMap” is comprised of data 
points for all 50 states taken in a 16-year period using census data and state partnerships 
to provide a visual representation of job location and densities in each area. The densest 
employment cluster in Cornelius lies on the western side of Interstate 77 along the West 
Catawba Corridor. 

Town of Cornelius Job Density Heat Map (2017)

3: https://files.nc.gov/nccommerce/documents/LEAD/Annual-Economic-Report/NC-2018-Economic-Report.pdf

3

Source: OnTheMap - US Census Bureau
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Economic Base - Drivers by LQ
 1) Management of Companies and Enterprises  [55]

 2) Finance and Insurance  [52]

 3) Information  [51]

 4) Real Estate & Rental/Leasing  [53]

Employment - Percentage (%) of Population
 1) Finance and Insurance   [52]  

 2) Administrative and Waster Services   [56]

 3) Accommodation and Food Services   [72]

 4) Health Care and Social Assistance   [62]

Workforce

One of the most important criteria in site selection by companies seeking to relocate is talent. 
Therefore, workforce development is an important strategy in attracting jobs and investment. The 
key determining factor for workforce development is educational attainment. Correlation between 
education, employment, and income is impacted by job readiness.

Economic Base

Economic Base Analysis is used to determine what industry sectors drive the local economy and 
determine real estate demand. The underlying theme suggests that jobs drive demand for real 
estate. In other words, for every base industry job that is created, a multiplier effect increases 
overall employment, increasing both population and household income. There are two types 
of jobs: those which export goods and services outside the community (also referred to as basic 
employment), and those which service the local community (otherwise referred to as non-basic 
or service employment). These directly correlate to wages when comparing high wage versus low 
wage employment, often found in service industries. 

The ratio of the county percentage of employment as compared to U.S. employment, or location 
quotient (“LQ”) identifies which basic industry sectors contribute the greatest local economic 
growth. The sectors with an LQ greater than 1.00 demonstrate higher than U.S. averages and are 
the primary drivers of the local economy. The table shown includes only those sectors whose LQ 
is greater than 1.00. Leading industries based on LQ may vary from those industries providing the 
highest percentages of employment.

Mecklenburg County Economic Base as ranked from highest to lowest:
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IV.   Real Estate Market

Real estate market data represents both a snapshot in real time and prevailing economic cycles 
and real estate trends. Current and proposed future land use strategies are benchmarked against 
these trends as demand for space is driven by several factors including, but not limited to, the 
local economy and job growth, transportation, infrastructure, land entitlements and quality of life.
 
Trade Areas
Trade areas are defined by the distance in which a location may attract employees or consumers. 
Within each trade area thresholds are measured to determine adequate capacity, or demand, 
for a particular use. Often trade areas are defined by a radius distance around a site in terms of 
miles. While a useful benchmark, trade areas are more accurately defined based upon drive-time 
indicated by traffic volume, convenience, and the number of alternative options within the trade 
area.

Larger destination-oriented uses such as major employers, colleges/universities, hospitals and 
major retail centers for furniture, clothing, specialty items and automobiles have a larger trade 
area, or distance that a consumer would be willing to drive - generally 30+ minutes or more. 

Local employment and small service businesses that support purchases made for daily living, such 
as gas, food, drugs, grocery and household items, and local services draw from a smaller, more 
convenience-oriented, trade area. The average consumer will generally not travel more than 
15+/- minutes for these purchases and services. 

The location of the Sites and commuting patterns found throughout the county indicate that the 
primary trade area be defined within a 15-minute drive time. The secondary trade area includes 
a 30-minute drive time surrounding the site, providing access to major employers and assets in the 
region. These highlight opportunities for both convenience-oriented and destination-oriented uses 
at each site location. 

Real Estate Market
Real estate data is tracked by product type and submarkets, which may include specific 
geographic areas such as counties, cities, or census tracts.  These are important elements when 
determining local market capture in the context of the larger regional marketplace. CoStar, a 
national commercial real estate data provider, tracks, and reports product supply data within 
the region by major metropolitan areas (MSA) and its various submarkets. Cornelius is within the 
Charlotte MSA which consists of multiple submarkets. The data includes the total square footage 
of space for each product category, as well as available space (vacant space and vacancy 
rate), absorption of vacant space, and average rental rates. Industry standards suggest that low 
vacancy rates of 5% or below indicate full occupancy or market equilibrium, while high vacancy 
rates (10% or above) suggest product oversupply. 

Source: ESRI ; Rose Associates - Trade Area Map



1 4

D R A F T

D R A F T
Workspace Demand

The successful recruitment of new business generally results in demand in the form of workspace, such as office and industrial buildings. The next generation of space reflects the behaviors and 
attitudes of a changing workforce and impacts the design of traditional office and industrial space. New work environments are less formal structures that are flexible and offer open spaces where 
workers can collaborate or perhaps be used for light assembly. These structures may look more like a brewery or coffee house than a traditional office or industrial building, as the workspace 
environment has now become a recruiting tool. 

The emphasis on business attraction and expansion for the basic industries (those noted above with LQ substantially higher than 1.0) suggest that of the 15,439 average new jobs in Mecklenburg 
County from 2017 to 2018, 55.11% of its employment is basic, or exporting their goods and services outside of the market. Based upon the County’s basic employment and the Cornelius population 
of workers, this points primarily to office uses in Cornelius.  However, other high employing industries such as Healthcare and social assistance (62) and Accommodation and food services (72) 
may diversify the landscape and drive demand for institutional space where other amenities and complementary uses exist. The Sefton Park Rd. location and adjacencies to major transportation 
networks and other regional assets make it well positioned to drive additional employment in Cornelius. Based on annual county job growth and an estimated capture rate for Cornelius, annual 
square footage demand estimates can be projected using the county’s percentage of employment sectors that correlate with office uses. Given the existing submarket supply absorption data, 
conservative capture rates for each product type as it relates to job growth is estimated. Based upon current estimates of space demand per employee, the results in total demand are: 

Workspace Supply

CoStar, a global leader in real estate analytics, defines office space quality using a highly recognized 5 Star scale, with 5 Star being state-of-the-art and highest quality construction. Within the 
industry, new construction is often defined as Class A while older or more obsolete space is rated B or C (1-4 Stars under the CoStar rating system). Cornelius is located within the CoStar Northeast/I-77 
office submarket. According to 3rd Quarter 2019 reports, this submarket accounts for 4.7% of the overall market inventory and ranks 18th in terms of vacancy (8.0%) among the 24 regional office 
submarkets. Existing buildings in the submarket are smaller, 14,044 s.f., ranking 9th of the 10 reporting submarkets on building size.

Source: CoStar

Charlotte Submarkets - Map Submarkets Inventory Submarkets Vacancy & Net Absorption
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Information from the Cornelius Planning department revealed several office/mixed-use projects in 
the pipeline that will influence the office supply. Currently there are seven proposed projects that will 
add approximately 101, 435 s.f. office space to the available inventory. This new (4-5 star) product is 
a collection of smaller buildings generally <5,000 s.f. footprints. However, two proposed projects will 
include footprints in excess of 10,000 s.f., including:

• Nantz Rd & West Catawba Ave. – in November 2019, the Town approved a plan 
 by Convenience Development Partners for a mixed-use retail/office development for a   
 convenience store and carwash, with outparcel retail. The project includes a 45,000 multistory  
 office building. 

• Statesville Rd & Westmoreland – Atrium health purchased the 100+ acre site formerly known 
 as Augusta Lee for a new hospital facility and medical office campus. While plans have 
 not yet been submitted/approved, it is anticipated that this project will include a significant   
 amount of medical/office space and ancillary retail uses. 

3

“Fundamentals are on solid ground in Charlotte’s Northeast/I-77 corridor. Vacancies have 

generally compressed following the recession as the result of a favorable absorption trend. 

Construction has also slowed in recent quarters, allowing for further compression. Rents have 

appreciated by roughly 5.7% over the past year and currently average around $25.00/SF. 

Investment has increased, as well, climbing from less than $25 million in most years prior to 

this cycle to more than $110 million in 2018. The bulk of office space in Northeast Charlotte is 

mid-end space, and most buildings are smaller. Assets in the market have appreciated well 

according to transaction data, and value per SF has doubled this cycle.”     

 ~ Costar 3Q2019 Submarket Report

Workspace Summary
To date, the focus of regional and local economic development organizations has been on attraction and expansion of the existing base industry sectors. New companies to the Lake Norman 
region, such as Yokohama R&D Center and KURZ have provided insight into how companies will select sites for relocation and expansion. These include amenities and quality of life components 
that attract talent. More than ever, the talent equation leads to communities who intentionally curate these quality of life components, such as transportation (e.g. public transportation), 
recreation (e.g. parks and greenways), shopping and entertainment, and a variety of housing choices. Therefore, a mixed-use environment focused on employment, particularly office uses 
(higher wage jobs), can serve to create a market in Cornelius to meet changing dynamics and remain competitive within the region. There is an opportunity within each site area to provide 
innovative workspace within an environment that meets the experiential and lifestyle demands that employers and workers are seeking. The Sefton Park site provides the greatest opportunity for 
a mixed-use development focused on larger footprint office uses, with immediate access to I-77 and the CATS park and ride facility. 
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Shopping and Entertainment Dynamics

The retail industry is dramatically changing and exercising caution as it focuses on profitability over expansion through new store openings. Online shopping has disrupted this segment of the market. 
Retail formats are shifting from traditional malls and shopping centers to mixed-use and urban Main Street formats, with impressionable spaces that offer customers an interactive experience that 
includes social media, technology, and bricks and mortar integration. Local consumers want expanded options for this type of shopping, dining, and entertainment. The Lake Norman area includes 
substantial regional shopping options, including the popular Birkdale village mixed-use center. However, there are opportunities to provide new recreation and entertainment environments in 
Cornelius that are within walking/biking distance and appeal to residents and local employees, as well as visitors traveling to and through the area.  

Retail Demand

The demand dynamics for retail differ from office and industrial uses, as demand comes primarily from population, household, and income growth, most often attributed to job growth. Income levels 
within the primary and secondary trade areas (shown on page 13) around the catalyst site areas are healthy and support the regional retail that currently exists. Retail Trade and Accommodation 
and Food Services are key sectors for Mecklenburg County making up 20.6% of average annual county employment in 2018. However, these service sector jobs rank lowest among wage earners, 
therefore a strategy which provides retail as an amenity rather than the primary focus is recommended.

Retail Supply

CoStar, a global leader in real estate analytics, defines office space quality using a highly recognized 5 Star scale, with 5 Star being state-of-the-art and highest quality construction. Within the 
industry, new construction is often defined as Class A while older or more obsolete space is rated B or C (1-4 Stars under the CoStar rating system). Cornelius is located within the CoStar Northeast/I-77 
office submarket. According to 3rd Quarter 2019 reports, this submarket accounts for 4.7% of the overall market inventory and ranks 18th in terms of vacancy (8.0%) among the 24 regional office 
submarkets. Existing buildings in the submarket are smaller, 14,044 s.f., ranking 9th of the 10 reporting submarkets on building size.

Source: CoStar

Charlotte Submarkets - Map Submarkets Inventory Submarkets Vacancy & Net Absorption
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Much of the new and proposed space inventory is in Cornelius. Information from the Cornelius Planning 
department revealed several retail/mixed-use projects in the pipeline that will influence the retail supply. 
Currently there are eleven proposed projects in Cornelius that will add 216,685+/- s.f. retail space to this 
inventory. This new product is a collection of grocery anchored, strip and convenience- oriented retail. Two of 
the largest grocery anchored projects include:

• One Norman – This project on W. Catawba Avenue totals 48,225 s.f. anchored by Aldi Supermarket and a  
 Chick-Fil-A currently under construction, and part of the new submarket space inventory noted above.  

• Alexander Farm – This mixed-use project includes 85,000 s.f. of retail space, anchored by Lidl Grocery   
 Store and includes resort style living including senior housing. 

Retail Gap=
While supply and demand is defined by employment and square feet, additionally for retail, the actual dollar 
expenditures within each category are measured against demand within a given trade area. Negative gaps 
(surplus) suggest oversupply or a market where customers are drawn in from outside the area as in destination-
oriented retail, while positive gaps (leakage) indicate areas of opportunity for additional retail within a given 
trade area. The table below highlights the negative and positive gaps for both drive times at the Sefton Park site 
(which overlaps the Harbor View site).   

Retail Summary: 
The preponderance of existing and proposed retail in the submarket, together 
with market trends changing retail dynamics and shrinking footprints, suggests 
that ancillary or infill retail consisting of small boutique stores and food/beverage 
related formats may provide opportunities for those seeking to expand into 
the Lake Norman/North submarket. The largest gap in the market trade areas 
includes the gasoline station category, which may be an appropriate use, 
however, this gap will be impacted by the proposed QuickTrip at exit 28 (former 
Acropolis site) and a gas station and car wash at the Nantz Rd & West Catawba 
project (with large office building as noted in the Workspace section). Therefore, 
retail should be a secondary/ancillary use for each site location, rather than a 
primary or exclusive one. Given Highest and Best Use dynamics, the Sefton Park 
site was determined to be optimal for Retail Gaps shown. 

Past 8 Quarters - Deliveries, Under Construction, & Proposed

Source: OnTheMap - US Census Bureau
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Housing Demand
Housing demand is driven by two factors: employment growth and population growth, which in 
turn results in household growth. New residents will continue to be attracted by jobs in the region or 
those relocating for lifestyle preferences. They may also choose an area based on affordability. The 
national issue relative to almost everyone from big cities to small towns is affordable – or attainable - 
housing. In general terms housing is considered attainable if a household does not spend more than 
30% of monthly gross income on rent (or mortgage) and utilities. Spending of over 30% is considered 
a “cost-burdened” household.

A recent study “The 2018 North Mecklenburg Demographic and Housing Assessment” by the UNC 
Charlotte Urban Institute illustrates the importance of a diverse housing stock in Cornelius. According 
to the report: “Among the three towns, Huntersville has the highest share of renters that are cost 
burdened (40%), followed by Davidson (35%). Both have much lower shares of cost-burdened 
homeowners (15-20%). Cornelius has
the lowest share of cost-burdened renters (28%) but the highest share of cost-burdened owners 
(25%).”

An industry benchmark for housing based on employment suggests that for every 100 new 
jobs, 80 new housing units are needed. Demand based on anticipated annual job growth 
suggests slightly more demand than population growth over a five-year period. This provides 
a range of 259-289 housing units per year for Cornelius. 
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Source: Charlotte Regional Realtors Association (2019)

Housing Supply
Housing supply includes single family, townhome, condo, and multifamily units (apartments), 
both for sale and for rent. The existing housing supply in Cornelius is dominated by single family 
housing, making up 75% of the households according to 2017 ACS estimates. While several hundred 
apartment units have been built in Antiquity (Highway 115) and on Westmoreland Rd, most of the 
newly proposed housing units (704+/-) are for owner occupied single- family and townhome units. 

Market data provided by the Charlotte Regional Realtors Association Multiple Listing Service shows 
robust growth in sales and pricing from 2018 to 2019. The average sales price was the highest among 
the Lake Norman towns, above Davidson, Huntersville, and Mooresville 

Housing Summary
As suggested by the UNC Charlotte Urban Institute study and most recent data, Cornelius 
should strive to provide a variety of housing options, at varying price points, for both lease 
and sale. New proposed developments in Cornelius include not only single family, but senior 
housing, townhomes and other higher density formats which may assist in driving down 
developer land costs per unit, while providing a wider range of affordable housing options. 
This is important for residents who may wish to downsize and age in place, or newcomers 
seeking job and housing opportunities within the same community or in a reasonable 
commuting distance. 

This may include infill housing at HM Junker to fit into the existing fabric of townhome and 
patio home development, and higher density housing options within or around the Sefton 
Park site to take advantage of expanded transit options (e.g. Bus Rapid Transit). 

2019 Housing Summary



2 0

D R A F T

D R A F T
and west centers of activity and anchor the area with a complementary balance of uses. This 
should include a plaza or green as a public gathering space for multipurpose use, including 
programming and events to connect to the Cain Center and expand the arts to this side of 
town.

Housing Alternatives
A key component to the success of the commercial uses is the integration of a variety of 
housing typologies. Given the site dynamics, this would suggest attached single family housing, 
such as apartments and condominiums.

Land Uses
The current allowable land uses based upon zoning HC, Highway Commercial uses up to 30,000 
SF, conditional use permit required for uses exceeding 30,000 SF. Building heights in this zone are 
restricted to three stories.

Future land uses should take into consideration the 2014 Comprehensive Land Plan and the 
transect to provide for more dense development (e.g. T4 - General Urban Zone). This includes 
consideration for building heights of 5-7 stories to provide visibility from the interstate and to 
Lake Norman, and changing the zoning category from Highway Commercial (HC) to Village 
Center (VC). Suggested land uses include: 

• Mixed-Use: Office / Retail / Residential
• Hospitality / Lodging
• Civic Use: Public / Experiential Realm - Gathering space for multipurpose use

V.   Development Strategy - Site One (Sefton Park)

Key Themes
The development strategy for the Sefton Park Site should provide themes and land uses which 
complement and connect both the developing “arts district” and other demand generating 
assets. Key Themes for the site include the following: 

Employment Focused 
As mentioned in Section IV, the dominant use of office at this site will strengthen employment 
growth in Cornelius. Larger format footprints of 10,000 – 15,000 s.f. would provide product which 
is currently limited in the market, and provide higher wage growth to support housing costs. With 
limited land area for future growth and existing investment in infrastructure, employment focused 
uses will assist in balancing tax base and provide additional daytime population to support 
existing retail and restaurants. And the growing expansion of breweries together with arts/culture 
and entertainment at the proposed Cain Arts Center, will provide an amenity rich environment 
to attract talent and companies seeking to relocate to the Charlotte metro region.

Multimodal (bike/ped/car) Design
Infrastructure and linkages for a variety of transportation modes along both Liverpool Parkway 
and Sefton Park Rd. will improve connectivity and safe usage. Design should include a linkage to 
the greenway system, referred to as the “Emerald Necklace”. Smart Growth America released 
their bi-annual national report, Dangerous By Design, that explores pedestrian and bicycle safety. 
In their 2020 interim report, North Carolina ranked 12th of the top 20 most dangerous states 
for pedestrians. Over the years both fatalities and serious injuries for non-motorized users has 
increased. Through the Highway Safety Improvement Program (HSIP), each state is required to 
set “safety” targets for the number of deaths and serious injuries on their roadways. In exchange, 
the federal government provides funding to implement safety projects and programming. 
Beginning in 2018, states set a target for the number of non-motorized deaths and serious injuries 
combined, which includes people walking, biking, using wheelchairs, and riding scooters and 
other nonmotorized vehicles. 

The Cornelius Street Smart program launch includes an interactive online tool that allows
town citizens to report traffic concerns, used by Transportation Advisory Board to make
informed decisions.

https://www.cornelius.org/StreetSmarts

This design should also include transit-oriented design in and around the underutilized CATS Park 
and Ride facility adjacent to the site.

Alternative “Main Street” Boulevard
The expansion of the arts district along East Catawba Avenue terminates at the Exit 28 
interchange. I-77 defines the boundary between east and west, with the downtown area, arts 
district and “Main Street” located on the east side of town, providing a center for municipal 
government, commerce, and community gatherings. The west side of the corridor includes a 
variety of commercial uses, including shopping, restaurants, and service-related business. A 
central “place” centered around employment would provide the missing link between the east 



2 1 

D R A F T

D R A F T
Conceptual Illustrations
The images on this page help to illustrate the themes previously discussed and land uses. The design team’s approach to 
planning the complex infill development was to develop a phased development that strategically creates job opportunity, shifts 
municipal infrastructure, and provides a stronger sense of placemaking and diversity. 

Opportunities of increased placemaking :
•   Introducing a large-scale deck that will provide flexibility for office capacity and allow CATS to potentially transfer 
underutilized parking while phasing development.
•   Creating smaller-scale office footprints to generate highly visible, street-oriented buildings while focusing complete streets.
•   Allowing parking connections to adjacent parcels as well as planning for the future roundabout proposed along Liverpool 
Parkway in order to create site access.
•   Creating civic open space to create a strong sense of arrival at the stormwater pond, which should be treated as a
 key feature.
•   Providing opportunities for attached housing products that can create placemaking and activate the bike/ped corridor 
along Sefton Park Road.
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   without parking deck: ±70,000 sf
b) Multi-family  -    with parking deck:  ±600 units
   without parking deck: ±240 units
c) Hotel  -      with parking deck:  ±775 keys
   without parking deck: ±365 keys

Bubble ‘B’
a) Office  -      with parking deck:  ±100,000 sf
   without parking deck: ±32,500 sf
b) Multi-family  -    with parking deck:  ±200 units
   without parking deck: ±84 units
c) Hotel  -      with parking deck:  ±500 keys
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Bubble ‘C’
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*Typically building height 4-5 stories ; parking decks assumptions not to exceed 4 stories

Sefton Park Bubble Diagram
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Land Uses
Zoning: Village Center (VC). Building heights in this zone are restricted to three stories.

Land uses should take into consideration the transect 
and provide for more dense development
• Mixed-Use: Office / Retail / Restaurant (frontage)
• Residential: Multi-family / Townhomes (rear)

VI.   Development Strategy - Site Two (Harbor View)

Key Themes
The development strategy for the Harbor View (Griffin/Junker) site should provide themes and 
land uses which complement and integrate the surrounding uses. The site constraints create a 
variety of physical limitations to large-scale development of the site. Key Themes for this infill site 
include the following: 

Service Oriented
The site is surrounded by residential uses and marine/auto services, which are served by 
convenience-oriented uses. A continuation of such uses along the frontage on West Catawba 
may complement the development pattern that has developed along this portion of the 
corridor. 

Infill Housing
This transitional site can serve to expand residential into the existing fabric of townhomes while 
providing additional housing options with access to the greenway (“Emerald Necklace”). The 
existing vested plan provides some guidance for the vision of development in this area. 

Lifestyle Entertainment Focused
The surrounding area connects to housing, greenways, and limited shopping, particularly on the 
western edge of Catawba Avenue. Consideration could be given for adaptive reuse of the boat 
yard site, south of H.M. Junker Drive, for destination entertainment or restaurant uses 
(e.g.: Brewery).
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Conceptual Illustrations
The images on this page help to illustrate the themes previously discussed and land uses. The design team’s approach to planning this infill development along a heavily trafficked transportation 
corridor (future super-street) along West Catawba Avenue was to analyze the surrounding developments and determine which future opportunities would make the most sense for long-term 
economic growth. Cornelius’ housing advantage is that it has a very regionally diverse attached and detached housing market with high quality products and access to the lake. This site is 
surrounding by existing Townhomes that have a defined character, and would easily compliment another townhome or apartment development. 

Another unique advantage of this site is the surrounding retail along the west side of West Catawba Avenue is limited, giving this site an opportunity to include some mixed-use commercial and retail.

Opportunities of Emphasize Surrounding Development:
•   This site is surrounded by existing 3-story townhome development, and is easily accessible to Lake Norman. 
•   Although overhead utility lines reduce the total developable area, the topography of this site allows for an above grade water quality basin to occupy to most inaccessible portion of the site.
•   Improve the surrounding streetscapes of H.M. Junker and Harbor View Drive that have already seen an increase in local traffic. 
•   Create more usable public open space and walkable mid-block crossings. 
•   Buffer portions of redevelopment from traffic along W. Catawba that are affected by impacts from NCDOT Superstreet Design.
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or for insurance, taxes, financial statements, or any other purpose. The reader is reminded 
that our conclusions are estimates and speculative in nature and cannot be guaranteed. No 
responsibility is assumed by the consultant for the sellers or lenders inability to obtain a purchaser, 
or dispose of the property at the value estimated nor within the time frame estimated herein. 
Neither are our conclusions meant to be a recommendation to use the subject as collateral for a 
loan or to buy, sell or lease, zone or tax any property in the Study Area at any given price.

Methodology
A combination of methodologies is utilized in developing the Real Estate Market Analysis 
and EDSP. The analyses and forecasting of market data which includes demographic and 
population estimates, together with real estate, economic and employment estimates, is both 
art and science. All market research analysts begin with US Census Bureau data – which has 
limitations as to accuracy and timeliness. Nonetheless, the data provides a benchmark as much 
for a retrospective look as a prospective one. Therefore, the following methodologies include: 
Economic Base Analysis, Highest & Best Use Analysis, Central Place Theory and Qualitative 
Research. They are described as follows: 

Economic Base Analysis is used to understand the regional economy and determine real 
estate demand. The underlying theme suggests that for every (basic) job that is created, a 
multiplier effect increases overall employment (both basic and non-basic), thus increasing both 
population and income within an area benefiting from such job growth. The corresponding 
growth (or decline) in jobs, population and income correspond to demand for commercial and 
residential uses of real estate. 
Central Place Theory (CPT) is utilized to evaluate commercial feasibility and trade areas. It can 
be also be used for certain types of non-traditional housing, such as senior or student housing, 
whose locations are dependent upon central places, such as a university or hospital. The 
underlying theme of CPT is that the location decision of commercial establishments is driven by 
rent maximizing forces. That is, providers of goods and services will locate where they believe 
they can maximize profits. CPT suggests that certain locations are more “desirable” than others, 
primarily due to the location of existing businesses that are already attracting customers. 
This means that there are “central places” with varying degrees of magnitude that attract 
such customers. The fundamental theme of CPT is that commercial locations are spatially 
interdependent, implying that growth is not random, but ordered and rational. Therefore, CPT 
relies on three basic concepts:
- Threshold Population
- Higher vs. lower order of goods and services
- Trade area or “range” of goods and services
 Threshold population: Businesses need a certain number of customers to break even. 
The threshold refers to the number of persons or households of a target customer group. When 
the population density is known, this can be expressed in terms of a trade or service area. Most 
employers and retailers know their threshold population and it is common for them to specify 
minimum site requirements in terms of population, households, and workforce or customer type 
(by age, income, occupation, etc.) within certain radial or drive-time areas around a site. The 
trade area for this analysis includes typical benchmarks for determining threshold consumer or 
employee populations.  

VII.   Appendix & References

Assumptions & Limiting Conditions
Purpose and intended users
This study is intended to paint a macro overview of current and possible future demand for 
various product types and uses for the Client. Although property specific information is provided, 
no attempt is made to provide property specific valuations. While no study can guarantee 
success of any individual project, development or community, widely recognized data 
methodologies and collection techniques have been applied to the data available to arrive at 
the conclusions in the report.

As part of this Report the following assumptions were made, and I certify that, to the best of our 
knowledge and belief:
-  Statements of fact contained in this report are true and correct.
-  Data collected from third parties is assumed to be accurate and reliable, reasonable effort has    
   been made to verify said information however, no responsibility for its accuracy is assumed by               
   the consultant.
-  Where performed, direct surveys, focus groups, and interviews were recorded into summary  
   notations for inclusion the study.
-  Analysis, opinions, and conclusions were developed using standardized and recognized real  
   estate techniques.
-  Demographic information was provided by data provider, ESRI, based upon US Census Data.
   Engagement in this assignment was not predicated on a predetermined result.
-  The payment for this assignment was not predicated on a specific result.

Timing
This study is as of the date specified in the report, and no other. It is based on our evaluation 
of conditions that to the best of our knowledge existed at that time. The writers cannot be 
responsible for subsequent occurrences, market disruptions or conditions that could affect 
market valuations, conditions, or statistics.

Conditions 
Our opinions and forecast of trends in the market, income from all sources, expenses, and net 
income figures are speculative in nature and cannot be guaranteed. If any errors are found the 
right to revise our calculations, conclusions, or any information contained in the study is reserved. 
The forecasts, projections, or operating estimates contained herein are based on current market 
conditions, anticipated supply and demand factors, and a stable economy. These forecasts are 
therefore subject to changes in future conditions.

Therefore, no part of this study is to be used out of context or by itself alone, or as the evidence 
upon which a final value judgment is based. This study does not purport to be an all-inclusive 
list of all the considerations undertaken in order to arrive at our opinion of market conditions. 
The study is a summary of our findings and does not include all the data considered by the 
consultant since it would be impractical to present it in its entirety.

This study shall not be used as a basis for a selling or purchase price, or as security for a loan, 
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 Higher vs. lower order of goods and services: Goods and services with low thresholds 
are called lower order of goods (i.e., gas stations, eating/drinking establishments, beauty 
salons, etc.), also referred to as convenience-oriented locations. Those with high thresholds 
are called higher order of goods (i.e., shopping malls, hospitals, office parks, etc.), also 
referred to as destination-oriented locations. The location of higher order goods and services 
may influence the location of lower order goods and services. This is often seen where retail/
office uses will cluster together around certain centers of influence such as regional malls, 
large shopping centers, hospitals and business parks or major employment centers. 

 Trade area or “range” of goods and services: Demand for a good or service is 
constrained to a limit or “range” (measured in terms of distance or drive time) beyond which 
customers will not travel to a specific store location. Therefore, demand for most goods/
services decreases with distance or travel (drive) time from a retail/commercial location. The 
existence of competitors diminishes the range and more accurately determines the actual 
market area for a good or service. The market or trade area will also vary according to street 
patterns and population density. However, not all businesses seek to maximize distance from 
competitors, but rather cluster together to attract more customers per business than if they 
were to distance themselves from each other. 

Qualitative Research includes data and anecdotal information obtained through interviews 
with the client, municipal staff, stakeholders, and other relevant sources. Our research 
includes phone or in-person conversations with some or all of those provided on a list 
compiled by the client.

Appendix 
• Town of Cornelius Community Profile
• Tapestry Segmentation Reports
• Trade Area Retail Marketplace Profile
• ACS Housing Report
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TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 2,764,500

Average Household Size: 2.35 

Median Age: 42.0

Median Household Income: $73,000

LifeMode Group: GenXurban 

In Style

WHO ARE WE?
In Style denizens embrace an urbane lifestyle that includes 
support of the arts, travel, and extensive reading. They are 
connected and make full use of the advantages of mobile 
devices. Professional couples or single households without 
children, they have the time to focus on their homes and 
their interests. The population is slightly older and already 
planning for their retirement.

OUR NEIGHBORHOOD
• City dwellers of large metropolitan areas.

• Married couples, primarily with no children  
 (Index 112) or single households (Index 109);  
 average household size at 2.35. 

• Home ownership average at 68% 
 (Index 108); nearly half, 47%, 
 mortgaged (Index 114). 

• Primarily single-family homes, in older  
 neighborhoods (built before 1980), 
 with a mix of town homes (Index 132) 
 and smaller (5 –19 units) apartment 
 buildings (Index 110).

• Median home value at $243,900.

• Vacant housing units at 8.6%. 

SOCIOECONOMIC TRAITS
• College educated: 48% are graduates 
 (Index 155); 77% with some 
 college education.

• Low unemployment is at 3.6% (Index 66);  
 higher labor force participation rate is at  
 67% (Index 108) with proportionately more 
 2-worker households (Index 110).

• Median household income of $73,000  
 reveals an affluent market with income  
 supplemented by investments (Index 142)  
 and a substantial net worth (Index 178).

• Connected and knowledgeable, 
 they carry smartphones and use many 
 of the features.

• Attentive to price, they use coupons,   
 especially mobile coupons.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by GfK MRI.
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TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 1,748,600

Average Household Size: 2.06 

Median Age: 37.4

Median Household Income: $59,200

LifeMode Group: Middle Ground 

Emerald City

WHO ARE WE?
Emerald City ’s denizens live in lower-density neighborhoods 
of urban areas throughout the country. Young and mobile, 
they are more likely to rent. Well educated and well 
employed, half have a college degree and a professional 
occupation. Incomes close to the US median come 
primarily from wages, investments, and self-employment. 
This group is highly connected, using the Internet for 
entertainment and making environmentally friendly 
purchases. Long hours on the Internet are balanced with 
time at the gym. Many embrace the “foodie” culture and 
enjoy cooking adventurous meals using local and organic 
foods. Music and art are major sources of enjoyment. 
They travel frequently, both abroad and domestically.

OUR NEIGHBORHOOD
• There are mostly older, established 
 neighborhoods with homes built before  
 1960; around 30% built before 1940.

• Just over half of all homes are 
 renter occupied.

• Single-person and nonfamily types 
 make up over half of all households.

• Median home value and average rent are  
 slightly above the US levels; around half of  
 owned homes are worth $150,000–$300,000.

SOCIOECONOMIC TRAITS
• Well educated, these consumers research  
 products carefully before making purchases.

• They buy natural, green, and environmentally  
 friendly products.

• Very conscious of nutrition, they regularly  
 buy and eat organic foods.

• Cell phones and text messaging are 
 a huge part of everyday life.

• They place importance on learning 
 new things to keep life fresh and variable.

• They are interested in the fine arts and 
 especially enjoy listening to music.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by GfK MRI.
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TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 2,113,000

Average Household Size: 2.84 

Median Age: 47.3

Median Household Income: $173,200

LifeMode Group: Affluent Estates 

Top Tier

WHO ARE WE?
The residents of the wealthiest Tapestry market, Top Tier, 
earn more than three times the US household income. 
They have the purchasing power to indulge any choice, 
but what do their hearts’ desire? Aside from the obvious 
expense for the upkeep of their lavish homes, consumers 
select upscale salons, spas, and fitness centers for their 
personal well-being and shop at high-end retailers for their 
personal effects. Whether short or long, domestic or foreign, 
their frequent vacations spare no expense. Residents fill 
their weekends and evenings with opera, classical music 
concerts, charity dinners, and shopping. These highly 
educated professionals have reached their corporate career 
goals. With an accumulated average net worth of over 
3 million dollars and income from a strong investment 
portfolio, many of these older residents have moved 
into consulting roles or operate their own businesses.

OUR NEIGHBORHOOD
• Married couples without children  
 or married couples with older  
 children dominate this market.

• Housing units are owner  
 occupied with the highest home 
 values—and above average use 
 of mortgages.

• Neighborhoods are older 
 and located in the suburban   
 periphery of the largest 
 metropolitan areas, especially  
 along the coasts.

SOCIOECONOMIC TRAITS
• Top Tier is a highly educated, successful consumer market:   
 more than one in three residents has a postgraduate degree.

• Annually, they earn more than three times the US median   
 household income, primarily from wages and salary, but also   
 self-employment income (Index 177) and investments (Index 251).

• These are the nation’s wealthiest consumers. They hire financial   
 advisers to manage their diverse investment portfolios but 
 stay abreast of current financial trends and products.

• Socially responsible consumers who aim for a balanced 
 lifestyle, they are goal oriented and hardworking but make 
 time for their kids or grandkids and maintain a close-knit 
 group of friends. 

• These busy consumers seek variety in life. They take an interest 
 in the fine arts; read to expand their knowledge; and consider   
 the Internet, radio, and newspapers as key media sources.

• They regularly cook their meals at home, attentive to 
 good nutrition and fresh organic foods.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by GfK MRI.
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TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 2,901,200

Average Household Size: 3.12 

Median Age: 31.4

Median Household Income: $72,000

LifeMode Group: Ethnic Enclaves 

Up and Coming Families

WHO ARE WE?
Up and Coming Families is a market in transition—residents 
are younger and more mobile and ethnically diverse than 
the previous generation. They are ambitious, working hard 
to get ahead, and willing to take some risks to achieve their 
goals. The recession has impacted their financial well-being, 
but they are optimistic. Their homes are new; their families 
are young. And this is one of the fastest-growing markets 
in the country.

OUR NEIGHBORHOOD
• New suburban periphery: new families 
 in new housing subdivisions. 

• Building began in the housing boom 
 of the 2000s and continues in this   
 fast-growing market.

• Single-family homes with a median value 
 of $194,400 and a lower vacancy rate.

• The price of affordable housing: 
 longer commute times (Index 217).

SOCIOECONOMIC TRAITS
• Education: 67% have some college 
 education or degree(s). 

• Hard-working labor force with a 
 participation rate of 71% (Index 114) 
 and low unemployment at 4.6% (Index 84).

• Most households (61%) have 2 or 
 more workers.

• Careful shoppers, aware of prices, willing 
 to shop around for the best deals and open  
 to influence by others’ opinions.

• Seek the latest and best in technology.

• Young families still feathering the nest 
 and establishing their style.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by GfK MRI.
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TAPESTRY
SEGMENTATION

TM

esri.com/tapestry

Households: 2,750,200

Average Household Size: 2.41 

Median Age: 33.0

Median Household Income: $54,000

LifeMode Group: Middle Ground 

Bright Young Professionals

WHO ARE WE?
Bright Young Professionals is a large market, primarily 
located in urban outskirts of large metropolitan areas. 
These communities are home to young, educated, working 
professionals. More than one out of three householders is 
under the age of 35. Slightly more diverse couples 
dominate this market, with more renters than homeowners. 
More than two-fifths of the households live in single-family 
homes; over a third live in 5+ unit buildings. Labor force 
participation is high, generally white-collar work, with a 
mix of food service and part-time jobs (among the college 
students). Median household income, median home value, 
and average rent are close to the US values. Residents 
of this segment are physically active and up on the 
latest technology.

OUR NEIGHBORHOOD
• Approximately 57% of the households rent;  
 43% own their homes.

• Household type is primarily couples,   
 married (or unmarried), with above 
 average concentrations of both 
 single-parent (Index 125) and 
 single-person (Index 115) households.

• Multiunit buildings or row housing 
 make up 56% of the housing stock (row  
 housing (Index 178), buildings with 
 5–19 units (Index 275)); 43% built 1980–99. 

• Average rent mirrors the US (Index 100).

• Lower vacancy rate is at 8.2%.

SOCIOECONOMIC TRAITS
• Education completed: 35% with some  
 college or an associate’s degree, 33% with  
 a bachelor’s degree or higher. 

• Unemployment rate is lower at 4.7%, 
 and labor force participation rate of 72% 
 is higher than the US rate.

• These consumers are up on the 
 latest technology.

• They get most of their information from 
 the Internet.

• Concern about the environment, 
 impacts their purchasing decisions.

Note: The Index represents the ratio of the segment rate to the US rate multiplied by 100.
    Consumer preferences are estimated from data by GfK MRI.
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REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Julie Niswonger, Finance Director

Action Requested:

On tonight's budget amendment, we have an item to amend the asset forfeiture fund in the amount of $158,452. The
expenditures include the following:

2 - 2020 Ford Police SUVs and related vehicle equipment $120,752
Crowd Management Equipment $17,000
Truck Vault for SWAT Commander Truck $3,000
New Badges $11,500 (all sworn staff, animal control officers, K-9s, and Honor Guard members)
Fabrication for Crowd Management Vehicles $6,200

Please note that a portion of this amendment ($17,000) for Crowd Management Equipment was budgeted to be spent
with FY 20 asset forfeiture funds.  Due to delays in receiving the previously ordered equipment, these funds need to
be reallocated in FY 21.

Manager's Recommendation:

Approve an Ordinance to amend the FY21 operating budget.

 

ATTACHMENTS:
Name: Description: Type:

FY21_Asset_Forfeiture_Expenditure_Request_(Budget_Ammendment).pdf Asset Forfeiture Presentation

 Amend_FY21_#1.pdf FY 21 Asset Forfeiture Amendment Ordinance
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FY21 Asset Forfeiture 
Expenditure Request



2021 Expenditure Requests

 Police Badge Redesign Project
• Current Badge is a generic design
• It has not changed in 26 plus years

• Modern Design
• Reflective of our Community
• Incorporates Town Seal

The police department is requesting approval to utilize asset 
forfeiture funds to purchase the following items:



2021 Expenditure Requests

 Police Personnel Transport Platform
 Attaches to existing vehicle(s) in the 

Town’s Fleet
 Ability to effectively deploy resources 

from staging location(s)
 Removable when not in use 

 Tuck Vault
 Secure, waterproof 

storage solution.
 Installs in bed of vehicle
 Load bearing - giving the 

user the ability transport 
additional items



2021 Expenditure Requests

 (2) Ford SUV Marked Police 
vehicles – Fully equipped for 
police service.  

Crowd Control Equipment –
This a carry over item from 
the FY20 Asset Forfeiture 
Amendment.  

Total Requested Expenditure - $158,451.40



Questions?



Ordinance No. 2020-_____________ 

 

 

 

 

 

TOWN OF CORNELIUS 

 

AN ORDINANCE AMENDING 

THE OPERATING BUDGET FOR 

FISCAL YEAR 2020-2021 

 

 

 

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF 

COMMISSIONERS OF THE TOWN OF CORNELIUS: 

 

 

 SECTION 1. The following amounts are hereby authorized for all appropriations, 

expenditures and inter-fund transfers necessary for the administration and operation of 

the Town of Cornelius for the fiscal year beginning July 1, 2020 and ending June 30, 

2021 in accordance with the following schedule of accounts heretofore established for 

this Town: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Original

Budget

This

Amendment

7/20/2020 Change

SCHEDULE A: GENERAL FUND

General Fund Revenues

Ad Valorem Taxes 16,596,119$  16,596,119$  

Local Option Sales Tax 3,168,019      3,168,019$    

Utility Franchise Tax 1,694,776      1,694,776$    

Powell Bill Allocation 583,252         583,252$       

Other Taxes and Licenses 328,326         328,326$       

Unrestricted Intergovernmental 1,152,255      1,152,255$    

Restricted Intergovernmental 746,220         746,220$       

Permits and Fees 809,700         809,700$       

Sales and Services 120,000         120,000$       

Investment earnings 93,600           93,600$         

Donations 20,000           20,000$         

Micellaneous 20,000           20,000$         

Debt Issued 1,470,000      1,470,000$    

Appropriated Fund Balance (269,459)        (111,007)$      158,452         

Total General Fund Revenues $26,532,808 $26,691,260 $158,452

General Fund Expenditures

Governing Board 82,128$         82,128$         

General Government 1,804,115      1,804,115$    

General Services 330,506         330,506$       

Police 7,487,615      7,646,067$    158,452         

Communications 749,254         749,254$       

Fire Operations 2,782,095      2,782,095$    

Animal Control 216,180         216,180$       

Public Works 1,206,269      1,206,269$    

Powell Bill 1,018,000      1,018,000$    

Solid Waste/Recycling 2,099,390      2,099,390$    

Stormwater 540,000         540,000$       

Planning / Land Development 630,185         630,185$       

Tourism 460,640         460,640$       

Art Center 592,998         592,998$       

Parks, Arts, Recreation, and Culture 2,815,406      2,815,406$    

Transfer to Capital Project Funds/ 911 Fund 1,099,967      1,099,967$    

Debt Service 2,618,060      2,618,060$    

Total General Fund Expenditures $26,532,808 $26,691,260 $158,452



Original

Budget

This

Amendment

7/20/2020 Change

SCHEDULE B:  ELECTRIC FUND

Electric Fund Revenues

Sales and Services 7,787,380$    7,787,380$    

Fund Balance (231,590)        (231,590)$      

Miscellaneous 10,000           10,000$         

Total Electric Fund Revenues 7,565,790$    7,565,790$    -$               

Electric Fund Expenditures

Electric Department $7,565,790 $7,565,790

Total Electric Fund Expenditures 7,565,790$    7,565,790$    -$               

SCHEDULE C:  911 FUND

911 Fund Revenues:

911 Fee Revenue $135,042 $135,042

Fund Interest Earnings $1,790 $1,790

911 Appropriated Fund Balance $0 $0

Total 911 Fund Revenues 136,832$       136,832$       -$               

911 Fund Expenditures:

911 Department $136,832 $136,832

Total 911 Fund Expenditures 136,832$       136,832$       -$               



SECTION 2. An ad valorem tax rate of $.222 per $100 of assessed valuation is 

hereby established as the official tax rate for the Town of Cornelius for the fiscal year 

2020-21.  This rate is based on an estimated valuation of $7,530,530,059 and an 

estimated 97.25% percent collection rate, which is at least the collection rate expected 

during the 2019-20 fiscal year.  

 

 SECTION 3. In accordance with G.S. §159-9 and G.S. §159-15, the Town 

Manager shall serve as the budget officer and is hereby authorized to reallocate 

appropriations among the objects of expenditure under the following conditions: 

 

a. The Town Manager may transfer amounts between line-item expenditures 

even among departments as believed to be necessary and prudent. 

 

b. He may not transfer any amounts between funds, except as approved by the 

Board of Commissioners in the Budget Ordinance as amended. 

 

Adopted this the 20th day of July, 2020. 

 

 

 

______________________________ 

                                                                         Woody T. Washam Jr., Mayor 

 

 

SEAL                

 

 

 

 

ATTEST: 

 

 

 

__________________________ 

Lori A. Harrell, Town Clerk 

APPROVED AS TO FORM: 

 

 

 

__________________________ 

Karen Wolter, Town Attorney 

 

 



 

REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Becky Partin, Senior Planner

Action Requested:

Adopt a Resolution accepting the following streets for Town maintenance in the Bailey's Glen subdivision:

A portion of Meetinghouse Drive (Phase 1, Map 3 and Phase 2, Map 1)
Neville Avenue (Phase 1, Map 3)
Glenealy Drive (Phase 2, Map 1)

Each street meets the requirements established in Section 94.17 - Requirements for Adoption of Street Acceptance
Resolution.

Manager's Recommendation:

Adopt a Resolution accepting Meetinghouse Drive (a portion of), Neville Avenue, and Glenealy Drive in the Bailey's
Glen subdivision.

 

ATTACHMENTS:
Name: Description: Type:

 Resolution.docx RES - Bailey's Glen Street Acceptance Resolution Letter
 Meetinghouse.pdf Exhibit 1 - Bailey's Glen Street Acceptance Map Backup Material

1.22.20_Ltr_to_Andrew_Grant_for_street_acceptance.pdf Exhibit 2 - Bailey's Glen Street Acceptance Letter Backup Material

 51-923.pdf Plat 51-923 - Bailey's Glen Backup Material
 53-480.pdf Plat 53-480 - Bailey's Glen Backup Material
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Resolution No. 2020-__________ 

 

 

TOWN OF CORNELIUS 

RESOLUTION TO ADOPT CERTAIN 

STREETS FOR MAINTENANCE 

 

 

WHEREAS, Cornelius is a rapidly growing community and is desirous of providing the most 

effective and efficient governmental services to its residents; and 

 

WHEREAS, Cornelius has been requested by Jake Palillo to accept Neville Avenue, Glenealy 

Drive, and a portion of Meetinghouse Drive that are currently maintained by said developer in the 

Bailey’s Glen subdivision; and 

 

WHEREAS, the streets are identified in the attached Exhibit #1 map and a request by the 

developer, Jake Palillo, is attached as Exhibit #2; and 

 

WHEREAS, the Town of Cornelius is desirous of accepting said streets for maintenance. 

 

NOW, THEREFORE, BE IT RESOLVED, BY THE BOARD OF COMMISSIONERS that 

the Town of Cornelius does hereby accept for maintenance Neville Avenue, Glenealy Drive, and 

a portion of Meetinghouse Drive. 

 

Adopted this 20th day of July, 2020. 

 

 

 

___________________________ 

 Woody T. Washam, Jr., Mayor 

 

 

ATTEST: 

 

 

 

________________________    

Lori A. Harrell, Town Clerk     

 

 

APPROVED AS TO FORM: 

 

 

 

___________________________ 

Town Attorney 
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REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Becky Partin, Senior Planner

Action Requested:

Adopt a Resolution accepting Autumn Meadow Lane for Town maintenance in the Jetton Place subdivision.
The street meets the requirements established in Section 94.17 - Requirements for Adoption of Street Acceptance
Resolution.

Manager's Recommendation:

Adopt a Resolution accepting Autumn Meadow Lane.

 

ATTACHMENTS:
Name: Description: Type:

 Resolution.docx RES - Jetton Place Street Acceptance Resolution Letter
 JettonPlace_AutumnMeadowLn_ROW.pdf Exhibit 1 - Jetton Place Map Backup Material

Jetton_Place_Street_Acceptance_Request_Letter.pdf Exhibit 2 - Jetton Place Street Acceptance Letter Backup Material

 Jetton_recorded_plat_12-7-
2016_MB_60_PG_334.pdf

Plat 60-334 Jetton Place Backup Material
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Resolution No. 2020-__________ 

 

 

TOWN OF CORNELIUS 

RESOLUTION TO ADOPT CERTAIN 

STREETS FOR MAINTENANCE 

 

 

WHEREAS, Cornelius is a rapidly growing community and is desirous of providing the most 

effective and efficient governmental services to its residents; and 

 

WHEREAS, Cornelius has been requested by Classica Homes to accept Autumn Meadow Lane 

which is currently maintained by said developer in the Jetton Place subdivision; and 

 

WHEREAS, the street is identified in the attached Exhibit #1 map and a request by the developer, 

Classica Homes, is attached as Exhibit #2; and 

 

WHEREAS, the Town of Cornelius is desirous of accepting said street for maintenance. 

 

NOW, THEREFORE, BE IT RESOLVED, BY THE BOARD OF COMMISSIONERS that 

the Town of Cornelius does hereby accept for maintenance Autumn Meadow Lane. 

 

Adopted this 20th day of July, 2020. 

 

 

 

___________________________ 

 Woody T. Washam, Jr., Mayor 

 

 

ATTEST: 

 

 

 

________________________    

Lori A. Harrell, Town Clerk     

 

 

APPROVED AS TO FORM: 

 

 

___________________________ 

Town Attorney 
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REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Aaron Tucker, Planning Director

Action Requested:

Cornelius Woods, formerly known as Mt. Zion Senior Center, has petitioned the Town of Cornelius to voluntarily
annex 15.29 acres of property located on Mt. Zion Parkway.

At this time, the following are required to be approved by the Town Board, if you choose to consider the requested
annexation:

1. Resolution directing the Clerk to investigate the sufficiency of the Petition; and
2. Resolution setting the date for Public Hearing on August 17th, 2020.

Manager's Recommendation:

Approve a Resolution authorizing the Town Clerk to investigate the sufficiency of a voluntary annexation ANNEX 01-
20 and a Resolution setting the date for a public hearing on August 17, 2020.

 

ATTACHMENTS:
Name: Description: Type:

 ANNEX_01-20_RESOLUTION_DIRECTING_THE_CLERK_TO_INVESTIGATE_SUFFICIENCY.pdf

Resolution
Directing
the Clerk to
Investigate
Sufficiency

Resolution
Letter

RESOLUTION_ON_FIXING_DATE_OF_PUBLIC_HEARING_ON_QUESTION_OF_ANNEXATION_ANNEX_01-
20.pdf

Resolution
on Fixing
Date of
Public
Hearing on
Question of
Annexation

Resolution
Letter

 Annexation_Area.pdf Annexation
Area Map

Cover
Memo
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Resolution No. 2020-________ 
 
 

RESOLUTION DIRECTING THE CLERK TO INVESTIGATE 
A PETITION RECEIVED UNDER G.S. 160A-31 

 
ANNEX 01-20: MOUNT ZION SENIOR CENTER PROPERTIES 

 
 

 WHEREAS, a petition requesting annexation of an area described in said petition 
was received on May 13, 2020, by the Board of Commissioners; and 
 
 WHEREAS, G.S. 160A-31 provides that the sufficiency of the petition shall be 
investigated by the Town Clerk before further annexation proceedings may take place; 
and  
 
 WHEREAS, the Board of Commissioners of the Town of Cornelius deem it 
advisable to proceed in response to this request for annexation;  
 
 NOW, THEREFORE, BE IT RESOLVED by the Board of Commissioners of 
the Town of Cornelius that: 
  
 The Town Clerk is hereby directed to investigate the sufficiency of the above 
described petition and to certify as soon as possible to the Board of Commissioners the 
result of her investigation. 
 
Adopted this 20th day of July 2020. 
 
 
 
      ________________________________ 
       Woody Washam, Mayor 
 
ATTEST: 
 
 
___________________________ 
Lori A. Harrell, Town Clerk 
 
 
APPROVED AS TO FORM: 
 
 
___________________________ 
Karen Wolter, Town Attorney 

 



Resolution No. 2020-_______ 
 
 

RESOLUTION ON FIXING DATE OF PUBLIC HEARING ON QUESTION 
OF ANNEXATION PURSUANT TO G.S. 160A-31 

 
ANNEX 01-20: Mount Zion Senior Center 

 
 

 WHEREAS, a petition requesting annexation of the areas referenced above and 
described herein has been received; and 
 
 WHEREAS, the Board of Commissioners has by resolution directed the Town Clerk 
to investigate the sufficiency of the petition; and 
 
 WHEREAS, certification by the Town Clerk as to the sufficiency of the petition has 
been made;   
 
 NOW, THEREFORE, BE IT RESOLVED by the Board of Commissioners of the 
Town of Cornelius that: 
  
 Section I. A public hearing on the question of annexation of the areas described 
herein will be held at Town Hall at 7:00 PM on Monday, August 17, 2020. 
 
 Section II. The proposed areas for annexation are described as follows: 
 

MT. ZION SENIOR CENTER PROPERTIES 
 

Parcel 007-101-11B 

Lying and being in Town of Cornelius, Deweese Township, Mecklenburg County, North 
Carolina and being more particularly described as follows: 
 
Beginning at a point being the common northwest corner of Mary Wally Atwell property 
(recorded in deed book 1858 page 517) thence N. 63-09-00 E. 57.14 feet to a point on 
Mt. Zion Parkway; thence with said road (3) three calls as follows 1) N. 63-09-00 E. 
14.60 feet 2) with a circular curve to the left having a radius of 68.66 feet and an arc 
length of 45.67 feet (chord bearing N. 43-31-43 E. 44.83 feet) 3) N. 26-37-04 E. 26.48 
feet to a point; thence leaving said road S. 86-53-04 E. 219.31 feet to a point; thence with 
the common line of NC Homes Associates LLC (35) thirty-five calls as follows: 1) S 51-
32-42 E 32.70 feet 2) S 65-36-11 E 33.95 feet 3) S 24-02-56 E 48.29 feet 4) S 61-20-50 E 
10.98 feet 5) N 44-49-19 E 45.74 feet 6) N 77-48 -19 E 14.22 feet 7) S 42-12-41 E 20.37 
feet 8) N 75-55-32 E 38.26 feet 9) S 49-19-23 E 42.89 feet 10) N 53-18-29 E 24.54 feet 
11) S 63-49-04 E 31.47 feet 12) S 16-03-56 E 17.25 feet 13) N 73-48-13 E 19.91 feet 14) 
S 16-31-23 E27.98 feet 15) S 71-22-53 E 39.55 feet 16) S 14-33-05 W 21.02 feet 17) S 
73-20-20 E 11.52 feet 18) N 57-12-l 7 E 15.14 feet 19) S 83-21-33 E 20.44 feet 20) S 42-



\ 

02-40 E 88.74 feet 21) S 69-28-43 E 26.35 feet 22) N 27-43-02 E 17.27 feet 23) S 66-38-
16 E 50.30 feet 24) S 89-53-44 E 51.58 feet 25) N 48-38-26 E 51.55 feet 26) S 79-57-42 
E 62.21 feet 27) S 57-01-43 E 38.86 feet 28) N 71-19-04 E 56.60 feet 29) S 78-23-42 E 
103.28 feet 30) S 60-02-15 E 36.90 feet 31) N 02-14-25 W 15.28 feet 32) N 64-30-36 E 
62.48 feet 33) S 66-09-37 E 18.03 feet 34) S 86-49-21 E 30.59 feet 35) S 56-34-41 E 
35.06 feet to a point; thence along the common line of CDB of Charlotte LLC property 
(recorded in deed book 14791 page 824) S. 61-05-32 W. 1,219.18 feet to a point; thence 
N. 27-27-48 W. 272.34 feet; thence N. 61-09-42 E. 100.16 feet; thence N. 26-57-00 W. 
313.61 feet; thence N. 27- 07-39 W. 199.74 feet to the point and place of Beginning 
containing 11.60 acres more or less according to a survey by Don Allen & Associates, 
PA, dated February 28th, 2020. 
 

Parcel 007-101-25 

Lying and being in Town of Cornelius, Deweese Township, Mecklenburg County, North 
Carolina and being more particularly described as follows: 
 
Beginning at a point located in the eastern right-of-way of Zion Avenue, point being the 
northwest comer of Mary Wally Atwell Property (recorded in deed book 1858 page 517); 
thence with said right-of-way N. 26-19-44 W. 38.61 feet to a point; thence leaving said 
Zion Avenue with the southern right-of-way Mt. Zion Parkway (8) eight calls as follows: 
1) N. 63-31-37 E. 16.67 feet 2) with a circular curve to the left having a radius of 267.59 
feet and an arc length of 29.03 feet (chord bearing N. 60-25-08 E. 29.02 feet) 3) N. 57-
16-48 E. 22.88 feet 4) with a circular curve to the right having a radius of 235.00 feet and 
an arc length of25.75 feet (chord bearing N. 60-25-08 E. 25.73 feet) 5) N. 63-33-27 E. 
136.06 feet 6) with a circular curve to the right having a radius of 35.00 feet and an arc 
length of 31.35 feet (chord bearing of N. 89-12-59 E. 30.31 feet) 7) with a circular curve 
to the left having a radius of 65.00 feet and an arc length of 30.32 feet (chord bearing S. 
78-29-18 R 30.05 feet) 8) with a circular curve to the right having a radius of 35.00 feet 
and an arc length of20.50 feet (chord bearing S. 75-04-25 E. 20.21 feet) to a point; thence 
S. 63-43-10 W. 296.40 feet to the place of Beginning containing 0.27 acres more or 
less according to a survey by Don Allen & Associates, PA, dated February 28th, 2020. 
 

Parcel 007-101-19B 

Lying and being in Town of Cornelius, Deweese Township, Mecklenburg County, North 
Carolina and being more particularly described as follows: 
 
Beginning at an existing iron pin located on the eastern right-of-way of Zion Avenue, 
point being the common corner of Mt. Zion Senior Housing LLC (recorded in deed book 
30170 page 855) thence along said right-of-way (2) two calls as follows 1) N. 26-29-31 
W. 44.41 feet to a point 2) N. 26-23-59 W. 54.23 feet to a point; thence leaving said right-of-
ways.  86-53-04 E. 137.38 feet; thence S. 26-26-13 E. 20.00 feet to an iron pin; thence S. 58-
21-40 W. 120.00 feet to the point and place of Beginning containing 0.16 acres more or less 



according to a survey by Don Allen & Associates, PA, dated February 27th, 2020. 
 
 Section III. Notice of the public hearing shall be published in The Charlotte 
Observer, a newspaper having general circulation in the Town of Cornelius, at least ten (10) 
days prior to the date of the public hearing. 
 
Adopted this 20th day of July, 2020. 
 
 

______________________________ 
                                                                                       Woody Washam, Mayor   

 
ATTEST: 
 
 
_________________________ 
Lori A. Harrell, Town Clerk 
 
 
 
 
APPROVED AS TO FORM: 
 
 
__________________________ 
Karen Wolter, Town Attorney 



OLD STATESVILLE
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REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Tyler Beardsley, Assistant Town Manager    

Action Requested:

The Town Board declared Town-owned property located at 18520 Starcreek (old Public Works building) as surplus in
September 2018.  The Town has received an offer of $620,000 for the property. 

Approving the attached Resolution will start the upset bid process, which will allow other offers to be submitted to the
Town for a 10 day period.  If no other offers are submitted, the original offer is accepted and the sale can proceed to
closing. 

Any new upset bid offers are required to be 10% higher for the 1st $1,000 and 5% higher for the remainder than the
previous offer.  If another offer is received, a new 10 day period will start.  This process shall be repeated until no
further upset bids are received.         

Manager's Recommendation:

Approve Resolution accepting the offer to purchase and start the upset bid process. 

 

ATTACHMENTS:
Name: Description: Type:

 Old_PW_Bid_round_2_offer_1.pdf Offer to Purchase Contract Cover Memo
 RES-

18520_Starcreek_Drive_Bid_Process_V2.pdf
Resolution Authorizing Sale of Real Property Resolution Letter
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Resolution #2020 - _________ 
 

A RESOLUTION AUTHORIZING THE SALE OF CERTAIN REAL PROPERTY PURSUANT TO 
N.C. GEN. STAT. § 160A-269 

 
WHEREAS, the Town of Cornelius (“Town”) is authorized by N.C. Gen. Stat. §160A-269 to convey real 
property via negotiated offer, advertisement, and upset bid; and 
 
WHEREAS, the Town has received an offer for the purchase of the property described below (the 
“Property”) of $620,000 (the “Offer”), which, if accepted, will be subject to terms set out in a sale 
contract approved by the Town Manager or designee; and 
 
WHEREAS, the Property constitutes surplus property; and 
 
WHEREAS, the Town will publish notice in accordance with N.C. Gen. Stat. §160A-269, and in the event 
that the initial upset bid period expires and no further upset bids are received, the Town desires to accept the 
Offer without further action; and 
 
WHEREAS, in the event that any upset bids are received in accordance with law, the Town will meet to 
further consider any such new offers. 
 

PROPERTY DESCRIPTION: 
Mecklenburg County Tax Parcel ID# 00533114, consisting of approximately 1.29 acres 
located at 18520 Starcreek Drive, Cornelius, NC, 28031, and commonly known as the 
Cornelius Public Works Building. 

 
NOW, THEREFORE, BE IT RESOLVED: 

1. If no further upset bids are received, then the Town Manager or designee is authorized to contract 
for and consummate the sale the Property to the current bidder for $620,000, which represents the 
fair market value for the Property, subject to terms to be set out in a contract approved by the Town 
Manager or designee. 

 
2. If any upset bids are received in accordance with law, then any such offers shall be considered by 

the Town at a subsequent meeting. 
 

Adopted this 20th day of July 2020. 
 

 
 

  Woody Washam Jr., Mayor 

 

ATTEST: 

 

 

 APPROVED AS TO FORM: 

 

Lori A. Harrell, Town Clerk  Town Attorney 



 

REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Lori Harrell, Town Clerk

Action Requested:

Review the minutes from June 15th - Regular Meeting.

Manager's Recommendation:

Approve minutes.

 

ATTACHMENTS:
Name: Description: Type:

 06-15-
20_Regular_Meeting_draft.pdf

Regular Minutes Backup Material
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REGULAR MEETING – 7:00PM 

1. CALL TO ORDER 
Mayor Washam called the meeting to order at 7:01PM. 
 

2. DETERMINATION OF QUORUM 
All commissioners were present for the meeting. 

 
3. APPROVAL OF AGENDA 

Commissioner Miltich made a motion to approve the agenda as presented.  
Commissioner Sisson seconded the motion and it passed unanimously, 5-0. 

 
4. MOMENT OF SILENCE AND PLEDGE OF ALLEGIANCE 

Mayor Washam expressed his thoughts regarding the growing numbers of the 
Coronavirus and the local protests that have occurred in the area.   
 
Commissioner Sisson led the pledge after a moment of silence was observed. 
 

5. MAYOR/COMMISSIONERS/MANAGER REPORTS 
Commissioner Duke reported on the following: 

• Good to be back in the meeting chambers after two months.  He appreciates the 
citizens and police department on how they have conducted themselves during the 
recent protests.   

• PARC summer camps began this morning.  Thank you to the PARC Department 
for making it happen. 
 

Commissioner Ross reported on the following: 
• VLN updates – the Loch Norman Highland Games, Asian Festival and Dragon 

Boat Race, Carolina Renaissance Festival and Christmas in Davidson were 
recently selected in the Southeast Tourism Society’s Top 20; a Partner Marketing 
portal was recently launched for local restaurants to make real-time updates to 
their websites (i.e., hours of operation, amenity offerings, specials, etc.). 

• Attended the Black Lives Matter protest and commended Chief Black and the 
Cornelius Police Department on the GREAT job they did during the protest. 

 
Commissioner Bilodeau reported on the following: 

• Thanked Chief Barbee, Chief Black, Major Baucom and all frontline workers for 
their outstanding jobs throughout the pandemic. 

• The Arts and Science Council are struggling with their revenue cuts.  
Announcements will be made the first week of July about their cuts in services 
and expenses.   

BOARD OF COMMISSIONERS 
 

June 15, 2020 
MINUTES 
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• Participated on June 10th in a virtual community engagement session with artist 
Maja Godlewska who was chosen to create the mural for the North Meck 
Regional Recreation Center.  She anticipates having the mural design completed 
by September 2020 and painted on the wall by May 2021. 

 
Commissioner Miltich reported on the following: 

• Participated in a virtual Beyond I-77 Policies meeting held on June 2nd.  The 
survey produced a tremendous amount of response.   

• Participated in a virtual Transportation Advisory Board meeting on June 2nd 
where the NCDOT shortfall report was given; changes to the I-77 Toll contract 
were discussed; Mr. Tucker gave an overview on the Bailey Road walking audit 
he participated in to identify issues for students/pedestrians; and bylaw changes 
were made. 

• Attended the CRTPO leaders meeting on June 3rd to discuss the creation of a new 
Transit Task Force to look at how transit funds are dispersed to the transit 
agencies 

• Attended the TCC meeting on June 4th to discuss discretionary funding coming 
out of CRTPO. 

• Participated in the Lake Norman Marine Commission virtual meeting on June 8th.  
They have released 700 more sterile carp to help mitigate the hydrilla, as well as 
released bass with sonic monitoring devices to study the natural life cycle of the 
fish. 

• Attended the Union County quarterly CRTPO meeting on June 9th.   
• Attended a Leadership Task Force meeting.  Deputy Manager Herron has agreed 

to be the TCC representative on the task force.   
• Attended the Black Lives Matter protest that was held in front of the Cornelius 

Police Department.  The Hough High students did a nice job of organizing it and 
the police were very interactive with the protesters. 

 
Commissioner Sisson reported on the following: 

• Echoed the comments of appreciation for the first responders, especially for the 
Cornelius Police Department’s work they are doing and how they are handling the 
current environment. 

• Chamber resources at  www.lakenormanchamber.org are available in dealing with 
the pandemic and getting back to business. 

• Chamber events – Give the Gift of Life blood drive will be held on June 18th at 
the Harris Teeter on Jetton Road.  Visit www.OneBlood.org to make an 
appointment; Change for a Challenged Community panel discussion on diversity, 
inclusion and community policing will be taped and distributed this week; a 
virtual Focus Friday on June 19th will feature NCDOT Secretary Eric Boyette; 
and the 2020 Business Expo to be held on Oct. 13th is now accepting sponsors and 
booth reservations. 

 
Mayor Washam reported on the following: 

• Social media video updates continue with the community (twice a month). 
• Attended the ribbon cutting for Serenity Acupuncture and Wellness. 

http://www.lakenormanchamber.org/
http://www.oneblood.org/
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• The July 6th Connecting Cornelius morning event and Town Board meeting will 
be cancelled. 

• The Connecting Cornelius evening event will be held on July 15th via Zoom. 
• EDC’s virtual Job Fair – 25 businesses participated, 80 jobs were posted and there 

were 213 job seekers (45% of the job seekers held a BA or higher degree).  There 
are 4 new projects that have been added to the region.   

• Since Gov. Cooper’s Phase II orders there has been a significant increase in 
COVID-19 positive cases.  He referenced the new mandate for masks in Orange 
County and Mecklenburg County is reporting that social distancing is not being 
practiced throughout the County.  The hospitals and health director are very 
concerned with the rise in cases and potential of increased hospitalizations.  
Mecklenburg County and the local municipalities have the authority to require 
masks be worn; however, law enforcement agencies do not have the resources to 
enforce.  Mayor Washam asked the Board for feedback regarding the requirement 
of masks.  The consensus of the Board is to continue to “highly 
encourage/recommend” that masks be worn when proper social distancing cannot 
be obtained. 
 

Manager Grant reported on the following: 
• COVID-19 update and reminders – there are 6,810 confirmed cases and 126 

related deaths in Mecklenburg County as of June 14th; the outbreak at Autumn 
Care is officially closed; Town facilities are re-opening following the State’s best 
practices with staff phasing back in this week and visitors allowed for specific 
meetings/activities. 

• FY21 budget update – a special meeting will be held on June 18th at 7PM using 
the same meeting guidelines as tonight; public comments will be received via 
TownofCornelius@cornelius.org until close of business on June 17th. 

• Public Works update – Charlotte Water work to replace Smithville water lines 
will begin on June 19th at the corner of Catawba Ave./N. Ferry, sidewalk from 
Burton Lane to N. Ferry, and the sidewalk from Smithville Park to Saeed’s Bar 
and Grill; Waste Pro details will soon be released to HOAs, media and other 
Town channels to inform the residents of the transition.  The existing routes, 
schedules and carts will remain the same. 

• PARC update – there is available space in the summer camp program, to register 
visit the PARC’s website; a virtual Patriotic Celebration with Rockie Lynne 
performing will be held on June 26th at 6PM and live streaming on the PARC’s 
Face Book page, as well as the Town’s You Tube. 

• Census 2020 deadline has been extended to Oct. 31st – as of June 4th the response 
rate is 60.3%  for Mecklenburg County and 68.4% for Cornelius; visit 
www.meckcounts2020.com for more information. 

• Congratulations to Monterai Adams for completing the Certified Zoning Official 
training with the School of Government. 

 
Commissioner Duke asked if Charlotte Water is doing anything to address the wastewater 
issue in Smithville.  Manager Grant explained that Charlotte Water has done everything 
that they can do on their side of the public infrastructure to address the odor issues that 

mailto:TownofCornelius@cornelius.org
http://www.meckcounts2020.com/
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mostly impact the church.  Staff has had conversations with the church to determine 
whether or not the church is properly ventilated to address the odors. 
 

6. CITIZEN CONCERNS/COMMENTS 
Mayor Washam read the guidelines for public comments and then invited those wishing 
to speak the opportunity to do so.  The following comment was made: 
 
Dave Gilroy – 22836 Torrence Chapel, expressed his concerns with the Town’s spending 
growing twice as fast as the growth in population/real estate and displayed 3 charts 
(Attachment 1) to support his statement.  He stated that every 3-5 years there will be tax 
increases that are “baked into the cake”, so it’s time to be honest with the citizens that 
this is the case.  Secondly, he commended the Cornelius Police Department on the 
outstanding job they are doing.   

 
7. PRESENTATIONS 

A. Law Enforcement in Cornelius – Policies and Procedures of the Cornelius Police 
Department 
Manager Grant read a letter (Attachment 2) to the community regarding the 
distressing state throughout the nation due to the death of George Floyd and others.  
He believes that those who have chosen to be public servants do so to make their 
communities a better place to work and live, especially Chief Black, Major Baucom, 
command staff and police officers.  In working for the Town of Cornelius for the past 
17 years, he has witnessed the Cornelius Police Department upholding high 
standards.  Although no agency is perfect, as the Town Manager and along with Chief 
Black, the department’s policies and procedures are reviewed regularly and employed 
consistently. 
 
Chief Black gave a presentation on Law Enforcement in Cornelius (Attachment 3) 
and stated that the Cornelius Police Department is a community policing organization 
that strives to uphold the high standards of the community.  They keep their ears 
open, listen and interact with the community on a daily basis.  The department as a 
whole is staffed with professional men and women who are working hard to ensure 
that those standards are met and often exceeded.  He presented the mechanisms the 
department has in place for the agency to be held accountable in meeting the 
standards that are in place.  The accountability overview included: the CALEA 
Accreditation Program that is an international accreditation earned by law 
enforcement agencies that comply with 460 law enforcement standards in both 
policies and procedures.  The Cornelius Police Department received its initial 
accreditation in 2004; the hiring process and procedures ensure that excellent 
individuals are hired to uphold moral and ethical values for the agency;  policies and 
procedures govern how citizen complaints are received, how they are processed and 
investigated; the Internal Affairs policy governs how internal affairs investigations 
are conducted; the Use of Force policy delineates how force is used, how it escalates 
and any items, tools, weapons that are available to protect the community and staff; 
the Profiling policy requires observing an individual’s conduct and/or characteristics 
along with circumstances at hand not to use an individual’s race, ethnicity, gender, 
age, citizenship or sexual orientation, as this is inappropriate and unlawful; the 
Critical Incident Management policy addresses civil disturbances and through proper 
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command addresses crowd management;  and the Training policy ensures that staff is 
up to date on all standards and procedure changes.   
 
Commissioner Bilodeau thanked Chief Black and Manager Grant for the presentation.  
He stated that what he just heard is very different than what is heard through the 
media and on the news.  The constant training that occurs is very comforting to hear 
rather than the assumption that training is only done before an officer receives their 
badge and gun, nothing afterwards.  The feedback received from the community on 
how the department conducts itself speaks to what has just been outlined.  He 
commended Chief Black, Major Baucom, Chief Barbee and Manager Grant for their 
leadership in keeping the community safe. 
 
Commissioner Ross asked if Chief Black had any idea how many law enforcement 
agencies belong to CALEA.  Chief Black stated that there are over 800 agencies 
around the world that are CALEA accredited.  Most agencies within Mecklenburg 
County are and Cornelius was one of the first to be accredited in Mecklenburg. 
 
Mayor Washam stated that the report was great and long overdue. He has great 
confidence in the Town’s leadership and encouraged Chief Black to continue to look 
at better ways of doing things as times are rapidly changing and to continue 
communicating with the citizens of Cornelius. 
 
Manager Grant thanked Chief Black for the presentation.  He stated that he, along 
with Chief Black and the department are committed to continuing to keep up with the 
times.  All comments from citizens, businesses, advocacy groups are always 
welcomed. 

 
8. OLD BUSINESS 

A. Manager’s Recommended FY2021 Budget 
Manager Grant presented highlights of the Manager’s Recommended FY21 budget 
(approx. $24.3M) with a tax rate of 22.2 cents per $100 of assessed value and fund 
balance contribution of $299,459.  The highlights in personnel, operating and capital 
expenditures are as follows: 
 
The personnel expenditures include:   

• Reduced personnel expenditures to offset COVID-19 revenue loss ($88K); 
• No increase for health insurance (18 months); 
• 3% merit pool average ($213K); 
• Full-time firefighters ½ year – 2 positions, 6 FTEs ($187K); 
• PARC PMT ½ year (˜net zero cost); 
• Part-time Animal Control Officer ($17K); 
• Delaying implementation of some personnel items until revenues are 

evaluated ($303K) 
 

The operating expenditures include:   
• Reduced operating expenditures to offset COVID-19 revenue loss ($301K); 
• No increase for garbage services; 
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• No increase for Property & Liability insurance and Workers Comp. insurance; 
• CLFR overtime and staffing gaps ($33,600); 
• North Corridor TOD match ($6K one-time); and 
• Delaying implementation and purchase of some operational expenditures until 

revenues are evaluated ($80K) 
 

The capital (fund balance funded) in FY21 include: 
• Reduced capital expenditures to offset COVID-19 revenue loss ($797K); 
• Fire boat repair ($95K carry forward for FY20); 
• Old Canal Street ($800K of Powell Bill funds); 
• Legion Park design for drainage project ($50K); 
• Transportation Capital Reserve Fund ($1.1M); and  
• Delaying implementation and purchase of some operational expenditures until 

revenues are evaluated ($50K) 
 

The Capital (debt funded) includes: 
• Fire engine ($750K); 
• Bailey Road Park ballfield lighting ($720K); and  
• Delaying implementation of these items until revenues can be evaluated 

($145K) 
 

Debt overview: 
• Town has sold $16.4M of $20.4M 2013 Transportation/Parks/Town Center 

Redevelopment Bonds (approximately $1.4M annual bonded debt service); 
• In FY 22, Town plans to sell $10.6M of $24M 2018 Transportation Bonds 

(approximate annual bonded debt service roughly $1M); 
• In FY 22, Town plans to sell $4M Town Center Redevelopment Bonds 

(approximate annual bonded debt service of $333K); 
• NCDOT Road project delays and additional funding achieved by Town staff 

have improved our short-term financial condition;  
• Oncoming debt still is the dominant factor of Town’s finances; and 
• Additional Revenue will be needed before FY24 to maintain AAA-rating and 

before FY29 to prevent a violation of our Fund Balance Policy. 
 

Budget reductions of $1.2M to help offset COVID revenue impacts include but are 
not limited to: 

• Merit (reduced from 4 to 3%); 
• DDI Landscaping; 
• Town-maintained roads resurfacing; 
• Will reassess some reductions if revenues are better than anticipated. 

 
Items budgeted, but delayed ($595K) include but are not limited to: 

• BRP Lighting System (December 1) 
• 6 Firefighters (February 1) 
• Fire Engine (February 1) 
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Manager Grant stated that he believes the FY21 recommended budget is planned 
appropriately with conservative revenue projections ($1.78M), budget reductions 
($1.2M), and delayed expenditures ($595K).  The budget reductions will have a 
minor impact to services in the short term but will be more costly in the future if not 
put back into the budget.  Significant impacts to services will occur if the delayed 
expenditures are not implemented. 
 
Manager Grant gave an overview of the Electric Fund as follows: 

• 2019 System Study identified major capital and maintenance needs to 
provide reliable service to current and future customers. 

• 2020 Cost of Service Study recommended appropriate rate and charges 
structure 
 Beginning in FY22 (July 1, 2021), phase in approx. 4.4% rate increase 

each year for 5 years. 
• Cornelius electric customers will not have a rate increase in FY21  

 
Cornelius Electric Fund will receive an ElectriCites statewide system working capital 
refund of $1,107,000 to increase the Electric General Fund to $3.8M. 
 
Manager Grant reminded the Board and the public that the FY21 Budget document is 
available online at the Town’s website and by hard copy at Town Hall.  A special 
meeting has been scheduled for June 18th to adopt the FY21 operating budget and set 
the tax rate. 

 
9. PUBLIC HEARING 

A. FY2021 Operating Budget and Tax Rate 
Commissioner Miltich made a motion to reconvene the public hearing from June 1st.  
Commissioner Ross seconded the motion and it passed unanimously, 5-0.  The public 
notice is attached hereto. 
 
Mayor Washam invited the public to comment.  Deputy Manager Herron reported 
that there were no in-person or emails received for public comment. 
 
Commissioner Sisson asked Manager Grant to share some of the feedback he has 
received since the June 1st public hearing.  Manager Grant stated that the comments 
received were mostly related to the Art Center project and park maintenance items 
but also received comments of support for the 3% merit increase and appreciation of 
the proposed budget document.   
 
Commissioner Duke stated that in former Commissioner Gilroy’s statement regarding 
how the Town is spending way over its growth, he fails to show the long list of things 
that the Town has committed to paying for, such as road projects.  He urged citizens 
not to lose sight of that fact. Yes, we are growing and yes, we are spending but we are 
not spending for a lot of things. 
 
Mayor Washam agreed with Commissioner Duke and stated that many of the items 
that are being addressed are due to the fact that they were not properly addressed 
years ago. 
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Commissioner Bilodeau congratulated Manager Grant and Finance Director Julie 
Niswonger on their hard work.  He stated that the Commissioners do receive feedback 
from community members when prioritizing the needs of the town.  Cornelius has 
had the lowest tax rate for a long time, but very important things are being addressed 
such as staffing of the fire department and workforce housing.  He believes Cornelius 
is strong and will bounce back from the pandemic. 
 
Deputy Manager Herron reported that no in-person comments or emails have been 
received.  Manager Grant reminded the Board and public that public comments will 
be received until 5PM on June 17th at TownofCornelius@cornelius.org.  
 
Commissioner Miltich made a motion to close the public hearing.  Commissioner 
Duke seconded the motion and it passed unanimously, 5-0.  
 

10. CONSIDERATION OF APPROVAL 
A. Cornelius-Lemley Fire Rescue (CLFR) Agreements 

Manager Grant gave an overview of the terms and conditions of the proposed CLFR 
contract and lease agreement. 
 
Commissioner Sisson made a motion to approve the CLFR contract and lease 
agreement and authorize the Town Manager and Town Attorney to finalized and 
execute the documents.  Commissioner Bilodeau seconded the motion and it passed 
unanimously, 5-0. 
 

B. Code of Ordinances, Title III, Chapter 35 Town Business Facilities and Vacant Land 
Manager Grant gave an overview of a new Chapter 35 in the Code of Ordinances that 
addresses gaps in how the Town maintains town owned facilities and vacant land.  
The proposed Ordinance establishes rules and regulations that includes authorizing 
facility rentals, prohibiting firearms on the premises, restricting loitering and 
compliance with posted signage. 
 
Commissioner Sisson questioned, for valid conceal carry holders who feel the need to 
carry, is it appropriate to prohibit firearms?  Town Attorney Karen Wolter stated that 
it is legal for the Town to prohibit conceal carry on town premises; however, there are 
special rules on parks that are mandated by the State.  It’s a policy decision left up to 
the Board.  Commissioner Sisson questioned what the thought process was behind 
this portion of the Ordinance.  Manager Grant stated that although it has never been a 
policy it has been a standard operating procedure that firearms are not allowed in the 
buildings or on the premises.  Commissioner Sisson stated that she feels that this will 
not allow people to properly protect themselves in certain situations and could 
potentially put people at undo risk. 
 
Commissioner Miltich agreed with Commissioner Sisson’s comments and concerns.  
People that have gone through the process to obtain their conceal carry permits are 
usually well informed on the do’s and don’ts of carrying.  He is not opposed to 
allowing conceal carry holders to carry on premise. 
 

mailto:TownofCornelius@cornelius.org
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Commissioner Bilodeau suggested removing the firearms portion and continuing with 
the rest of the Ordinance as proposed.  Commissioners Sisson and Miltich agreed 
with his suggestion; however, Commissioner Miltich stated that if you just remove 
firearms from the proposed Ordinance it would then allow for open carry.  
Commissioner Bilodeau stated that the language needs to reflect that open carry is 
prohibited but valid conceal carry is permitted. 
 
Commissioner Miltich proposed an amendment to the proposed Ordinance to allow 
conceal carry holders to carry on premise.  Commissioner Sisson seconded the 
proposed change.  Attorney Wolter stated that the Ordinance language doesn’t 
necessarily need to change because the posted signage of what is prohibited on 
premise should be enough.  She recommended that the Board table the discussion 
until she can confirm the language within the state statutes covering “open carry” vs. 
“conceal carry”. 
 
Commissioner Miltich made a motion to table the discussion as recommended by 
Attorney Wolter.  Commissioner Sisson seconded the motion and it passed 
unanimously, 5-0. 
 

C. Planning Board Appointments 
Planning Director Aaron Tucker stated that the Planning Board terms for Joe Dean, 
Susan Johnson, Cameron Bearder and Phil Bechtold are set to expire and all have 
expressed an interest in being reappointed for another term. 
 
Commissioner Bilodeau made a motion to reappoint Joe Dean, Susan Johnson, 
Cameron Bearder and Phil Bechtold to the Planning Board for another term.  
Commissioner Sisson seconded the motion and it passed unanimously, 5-0. 
 

D. Cancel and Amend Regular Meetings Calendar 
Manager Grant gave an overview on amending the 2020 Regular Meetings calendar 
to cancel the July 6th Board meeting to observe the July 4th holiday week. 
 
Commissioner Ross made a motion to approve Resolution #2020-00962 amending the 
2020 Regular Meetings calendar that cancels the July 6th Board meeting.  
Commissioner Bilodeau seconded the motion and it passed unanimously, 5-0. 
 
Resolution #2020-00962 is hereby made part of the minutes by reference. 
 

E. FY20 Operating Budget Amendment 
Finance Director Julie Niswonger gave an overview of the FY20 budget amendment 
recognizing $13,532 grant funds from the State of North Carolina Department of 
Public Safety for handheld thermal optic trackers. 
 
Commissioner Sisson made a motion to approve Ordinance #2020-00736 amending 
the FY20 operating budget recognizing grant funds received from the NC Department 
of Public Safety.  Commissioner Miltich seconded the motion and it passed 
unanimously, 5-0. 
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Ordinance #2020-00736 is hereby made part of the minutes by reference. 
 

11. CONSENT AGENDA 
A. Approve Minutes – Regular Meeting June 1st  (Approved 5-0)  

 
Commissioner Miltich made a motion to approve the Consent Agenda as presented.  
Commissioner Ross seconded the motion and it passed unanimously, 5-0. 

 
12. COMMISSIONER CONCERNS 

No concerns were expressed. 
 

13. CLOSED SESSION 
A. Discuss a Litigation Matter Under Attorney-Client Privilege 

A closed session was not needed. 
 

14. ADJOURNMENT 
There being no further business to discuss, Commissioner Sisson made a motion to 
adjourn at 9:02PM.  Commissioner Miltich seconded the motion and it passed 
unanimously, 5-0. 
 



Cornelius Budget
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Cornelius Budget FY 2021
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Cornelius Tax Increases Since 2005

• 17% in FY 2007

• 12% in FY 2012 (Embedded in Reval)

• 11% in FY 2017

• 13% in FY 2020 (Embedded in Reval)

Based on approved tax rate versus revenue neutral rate and annual, random sample of 100 Cornelius tax-payers
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TOWN MANAGER 

ANDREW GRANT 

To all citizens: 

As Town Manager for Cornelius, all departments within the Town, including the Police 
Department (PD), fall under my oversight. I’m writing to you today to address the 
distressing state of our nation once again. 

The disturbing death of George Floyd in Minneapolis on May 25 – fueled by many similar 
incidents before and after – has propelled a movement across America. As a result, we 
have witnessed both legitimate expressions of protest and unlawful acts of destruction.  

While it may appear to many that a singular event was the spark, the embers have been 
smoldering for generations. Cowardice and unjust actions over decades against men, 
women, and children have played a significant part in our nation's current unrest. I hope 
that every American takes time to reflect on race and equity and the importance of 
showing genuine respect for each other.  

As a career public servant, it is disheartening to observe other public servants commit 
such unjustified acts against the citizens they vow to serve and protect.  

I chose to work for local government because I want to improve my community and the 
citizens that live in it. And I know that many of my colleagues feel the same. I especially 
know this is true for Chief Black, Major Baucom, his command staff, and the entire team of 
sworn officers. 

I have worked for the Town of Cornelius for 17 years, and I know our Police Department 
to be one of the best in the state, if not the nation.  While no agency is perfect, the 
Cornelius PD is known for being professional, respectful, and driven by the tenets of 
community policing – which can be defined as: for, with, and by the community. 

As citizens, we have been spoiled by this community policing, and we may take it for 
granted, but I can assure you that it does not occur in every community.   

Subsequent to the Minneapolis incident, I began having discussions with Chief Black and 
Major Baucom to remind myself of our Police policies and procedures, especially those 
that relate to the use of force and racial equity. 

To be clear, the Cornelius PD has long-established policies and procedures to protect our 
officers and citizens. These include: 

• Psychological assessments to screen out applicants prone to violence;

• Regular and repeated training to help officers understand and avoid implicit bias
and racial profiling;

• Ongoing training on the appropriate use of force; and

• Processes to appropriately and judiciously remove officers that have exhibited
questionable behavior.
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We believe that these standards and practices will help our officers avoid unlawful situations that have 
become common across the country.  
 
I humbly say that no agency is perfect. And it is this humility that will fuel the drive to continue improving 
the Cornelius PD. 
 
As Town Manager, it is my duty to partner with Chief Black and ensure these policies and practices 
remain in place and are reviewed regularly and employed consistently. 
 
To that end, Chief Black developed a presentation to present before the Cornelius Board of 
Commissioners on Monday, June 15, 2020. The presentation outlines:  
 

1. Our existing policies and practices; 
  

2. The PD’s commitment to uphold the high standards of the CALEA (Commission on Accreditation 
of Law Enforcement Agencies); 
  

3. The standard review of existing policies; and 
 

4. The current review process of existing policies. 
 
As members of our close-knit community, we invite you to review the attached presentation as well. You 
may also view the discussion held at the June 15, 2020, Board of Commissioners (beginning at the 22:00 
mark). 
 
This discussion will continue in the months ahead, and we will keep you engaged and informed along the 
way.  
 
Sincerely,  
 
Andrew Grant 
Town Manager 
 

 
 
 
 
 

 
 

https://www.cornelius.org/DocumentCenter/View/6931/Law-Enforcemet-in-Cornelius_061520
https://boxcast.tv/channel/ygjmmmgngejyj0lyo3ja


LAW ENFORCEMENT IN 
CORNELIUS
Policies and Procedures of the Cornelius Police 
Department
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ACCOUNTABILITY OVERVIEW

 CALEA Accreditation 

 Hiring Processes and Procedures

 Policies and Procedures

 General Orders 

 Citizen Complaints

 Internal Affairs Investigations

 Use of Force

 Profiling

 Critical Incident Management

 Training



CALEA ACCREDITATION PROGRAM
 CALEA Accreditation is an international award earned by law enforcement agencies complying with 460 law 

enforcement standards in both policy and procedure.

 Gives agencies the ability to analyze its delivery of  services, measure its capability, administer consistent discipline, 
and policies that uphold quality and fairness standards.

 Provides assurance that the organization is trained and functioning in line with policies and procedures.

 Provides international recognition and a venue for employee pride and morale 

 Ensures that policies and procedures are solidly documented in writing.

 Provides accountability within the agency.

 Reinforces confidence that the agency is operating at an acceptable level of  standards for the profession

 Facilitates a solid review of  the agency’s status and operational readiness.

 Assures government leaders of  law enforcement quality.

 Cornelius Police Department received initial accreditation in 2004.



HIRING PROCESS
 Interviews

 Recruiter
 Captains
 Chief and Major

 Thorough Background Investigation
 Criminal and Driving Records Check
 Reference Checks
 Former Employer Interviews
 Personnel File Review (If available)

 Psychological Examination (The FMRT Group)
 The FMRT BRAINS (Biological Risk and Inconsistencies) Assessment 
 In person interview with a psychologist
 Overall report is completed and returned to the agency



POLICIES AND PROCEDURES

 General Orders

 The Department’s General Orders (Policies and Procedures) is a living document.

 Policies are updated throughout the year to reflect best practices, change in 
law, etc.

 Reviewed annually in-house

 Report completed for CALEA documenting the review and listing any policy 
(General Orders) changes

 Annual Standards review by CALEA 

 Review policy

 Analysis of documentation collected by the CPD to ensure proper CALEA 
standards and protocols are in place



POLICIES AND PROCEDURES
 Citizen Complaints

 Documented on an EMA-1 (Employee Misconduct Action) form 

 Form completed by a supervisor (Immediate supervisor in most cases)

 Circulated up the chain of command 

 Starts clock for a timely investigation

 Requires periodic notification to the complainant of the status of the complaint 
investigation

 Internal Affairs Investigations

 Any Class A or B violation of the department’s General Orders which may result in 
suspensions, without pay, from one to five days or termination.

 Authorizes immediate supervisors the ability to immediately place an employee on 
administrative leave 

 Require the investigation to be complete within 30 Days



POLICIES AND PROCEDURES

 Use of Force

 Use of Force Continuum

 Officer Presence

 Verbal Commands

 Soft Hand Techniques

 Hard Hand Techniques/Less Lethal Weapons

 Impact Weapons 

 Deadly Force  (Last Resort)

Verbal 
Commands

Soft Hand 
Techniques

Hard Hand 
Techniques

Impact 
Weapons

Deadly Force

Officer 
Presence



POLICIES AND PROCEDURES
 Requires immediate notification by the employee to the on-duty supervisor.
 Requires a written “Use of Force” report to be completed prior to the officer’s end of 

tour of duty.
 Requires officers to intervene to stop wrongdoing and prevent excessive use of force by 

another officer.  
 Requires witnessing officers to report excessive use of force incidents immediately to the 

on-duty supervisor.
 “Use of Force” report circulates up the chain of command.

 Immediate documentation of the incident
 Tool for determining additional training needs, equipment upgrades and/or policy 

modification
 Investigation

 All use of force incidents are investigated administratively
 If it is determined a criminal violation occurred the criminal investigation will be 

turned over to the SBI
 The Administrative Investigation will be conducted separately and after the SBI’s 

criminal investigation
 Quarterly and Annual analysis of Early Warning System to include Use of Force incidents 



POLICIES AND PROCEDURES
 Profiling

 "Profiling" is the observation and use by an officer of an individual's conduct and/or 
characteristics, along with underlying circumstances, to assess that individual and to 
determine whether further attention or law enforcement action is appropriate.

 The use of an individual's race, ethnicity, gender, age, citizenship, and/or sexual 
orientation as the determinant of whether to take law enforcement action is 
inappropriate and unlawful.

 In particular, the use of one of these factors as the basis or primary basis for stopping a 
motor vehicle or pedestrian or for enforcing any law (traffic or other) or for seeking 
consent for a search is prohibited.
 Complete a Vehicle Stop Report on all vehicle stops
 Collect data about the stop including race
 Maintain and access data collection through the state repository 
 Utilize comparative analysis of the race and gender of drivers as compared to the 

community demographics



POLICIES AND PROCEDURES
 Civil Disturbances

 On-duty supervisor establishes command

 Assesses the crowd size and mode

 Evaluates area and determines if property has been damaged or destroyed

 Notifies Command Staff through the chain of command

 Requests outside resources (if needed)

 Once adequate personnel are in place the Incident Commander will:

 Inform the crowd the assembly is unlawful, and they have to disperse

 Establish a time limit for dispersal with no extensions allowed

 Take additional steps, as necessary, after consultation with the Chie of Police



TRAINING
 Annual Firearms Qualification and Training – Requires review of the Use of Force policy.

 Sensitivity Training

 Racial Profiling (Annual – CALEA)

 Juvenile Minority Sensitivity

 Long Term Effects of Childhood Adversity – 2020

 Best Practices for Officers During Community Dissent - 2019

 Strategies to Improve Law Enforcement Interactions and Relationships with 
Minority Youth - 2018

 Equality in Policing – 2018

 Positively Impacting Todays Youth – 2017

 The Color of Justice – 2016

 What Does It Have To Do With Me? – 2015



TRAINING

 De-escalation/Critical Incident
 CIT 

 De-escalation Training Scenario’s – Annually  

 Situational Awareness/Subject Control – 2020

 Career Survival – Training and Standards Issues – 2020

 Domestic Violence: Law and Procedure Update – 2019

 Communication Skills With Persons in Crisis – De-escalation Techniques – 2018

 Improving Decision-Making Skills – 2017

 Leadership – Modeling Appropriate Behavior – 2016

 Officer Safety: Use of Force Overview – 2015



QUESTIONS?



 

REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Lori Harrell, Town Clerk

Action Requested:

Review the minutes from June 18th - Special Meeting.

Manager's Recommendation:

Approve minutes.

 

ATTACHMENTS:
Name: Description: Type:

 06-18-
20_Special_Meeting_draft.docx

Special Meeting Minutes Backup Material
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SPECIAL MEETING – 7:00PM 

1. CALL TO ORDER 
Mayor Washam called the remote special meeting to order at 7:02PM.  
 

2. DETERMINATION OF QUORUM 
All commissioners verbally acknowledged their presence via roll call and participated 
electronically using Zoom (simultaneous communication). 
 

3. APPROVAL OF AGENDA 
Commissioner Miltich made a motion to approve the agenda as presented.  

Commissioner Sisson seconded the motion and it passed unanimously, 5-0. 

 
4. CITIZEN CONCERNS/COMMENTS 

Mayor Washam stated that the Board would hear public comment by email 
to TownofCornelius@cornelius.org.  Please include your name and address and your 
comment will be read into the record upon receipt.   

 
Communications Manager Dani Flynn stated that there were no public comments at the 
moment. 

 
5. MAYORAL PROCLAMATION 

A. Proclamation for Georgia Krueger for Retirement from Ada Jenkins Center 
Mayor Washam read a Proclamation recognizing Georgia Krueger’s years of 
dedication and service to the Ada Jenkins Center on behalf of the Town of Cornelius.  
The Board of Commissioners and Town Manager each expressed their best wishes to 
Georgia for a happy retirement. 
 
Mrs. Krueger extended her thanks and gratitude for the many years that Cornelius has 
supported the Center and the Cornelius residents who have received support from 
Ada Jenkins. 

 
6. CONSIDERATION OF APPROVAL 

A. FY2021 Operating Budget and Tax Rate 
Manager Grant gave a quick overview of the FY2021 operating budget and tax rate. 
 
Commissioner Miltich stated that he was very pleased that Manager Grant was able to 
maintain the contribution to the Transportation Reserve Fund as it will be much 
needed in years to come. 
 
Commissioner Bilodeau stated that this is a difficult exercise even in a normal year.  
In the budget process “COVID” is acknowledged and he believes at this moment in 

BOARD OF COMMISSIONERS 
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time “social justice” should also be acknowledged.  He suggested adding a “Social 
Justice” tab to the front page of Cornelius.org and populate it with actionable items 
and events. 
 
Commissioner Sisson thanked Manager Grant, Finance Director Julie Niswonger and 
staff for all of their hard work in trying to predict what the impact from COVID-19 
might have on revenues and develop a budget that does not increase the current tax 
rate.  Staff took her charge very seriously on identifying line items that could be 
removed and items that could be pushed to 2021 when revenues could be re-
evaluated.   She expressed her concerns with the coming recession and its impact on 
revenues.  Although she has been opposed to the 3% merit increase, she is in 
complete agreement that staff and most importantly first responders deserve a pay 
increase; however, she cautions that approving a $24M budget could put the Town in 
the position of pulling back on services or staffing if revenues are much less than 
projected. Many citizens have expressed their support of the 3% merit increase and 
she appreciates all of the feedback received regarding the budget.  Based on the 
feedback and level of support given by our first responders during this current 
environment, she stated that she will be voting in favor of the proposed budget with 
the 3% merit increase. 
 

Mayor Washam stated that this has been one of the toughest budget processes 
completed under such unusual circumstances.  He thanked staff for their hard work 
and thanked the Board for supporting the budget as presented. 
 
Commissioner Miltich made a motion to approve Ordinance #2020-00737 

establishing the FY2021 operating budget and setting the tax rate at 22.2 cents per 

$100 assessed value.  Commissioner Duke seconded the motion and it passed 

unanimously, 5-0 (roll call vote was obtained). 

 
Ordinance #2020-00737 is hereby made part of the minutes by reference. 

 
7. ADJOURNMENT 

There being no further business to discuss, Commissioner Sisson made a motion to 

adjourn the special meeting at 7:46PM.  Commissioner Miltich seconded the motion and 

it passed unanimously, 5-0. 



 

REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Julie Niswonger, Finance Director

Action Requested:

Please find the attached lists of proposed refunds based upon the information received from the County Assessor.
 The lists are necessary as a result of value adjustments as performed by the Mecklenburg County Assessor and/or
Board of Equalization and Review and corrections as determined by the Mecklenburg County Assessor.  Those
refunds total = $70.99 (tax) + $0.00 (interest) = $70.99.  As required by Statute, please approve refunds.  There are
no Board member refunds in this group.

Manager's Recommendation:

Approve tax refunds.

 

ATTACHMENTS:
Name: Description: Type:

72120T1_Cornelius_no_interest_refunds_2020_05_13.pdf County List #1 Cover Memo

72120T2_Cornelius_refunds_no_interest_2020_05_26.pdf County List #2 Cover Memo
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Tax 

Year
Bill Number

Source 

Type
Adj # Adj Reason

Date of 

Adj.
Refund Recipient Name

 Refund 

Amount ($) 

2019 0008147832-2019-2019-0000-00 IND 586148 Sold/Traded 5/13/2020 MURPHY, JUSTIN BENJAMIN  $                40.03 

 $             40.03 
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Tax 

Year
Bill Number

Source 

Type
Adj # Adj Reason Date of Adj. Refund Recipient Name

 Refund 

Amount ($) 

2019 0008170911-2019-2019-

0000-00

BUS 586234 Duplication 5/15/2020 TWO BROS BOWS LLC  $           30.96 

 $        30.96 
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REQUEST FOR BOARD ACTION 
 
 Print

Date of Meeting: July 20, 2020

To: Mayor and Board of Commissioners

From: Andrew Grant, Town Manager

Action Requested:

Board enters closed session pursuant to NCGS 143-318.11(a)(6).

Manager's Recommendation:

Hold a Closed Session.

 

ATTACHMENTS:
Name: Description: Type:
No Attachments Available
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