
Town of Garner 
Town Council Work Session Meeting Minutes 

August 26, 2025 
 

The Council met at 6:00 p.m. in the Ronnie S. Williams Council Chambers located in the Garner Town 
Hall, 900 7th Avenue, Garner. 
 
CALL MEETING TO ORDER/ROLL CALL 
 
Mayor Buddy Gupton, Mayor ProTem Elmo Vance, Council Members Kathy Behringer, Gra Singleton, 
Phil Matthews and Demian Dellinger 
 
Staff Present:  Jodi Miller-Town Manager, John Hodges-Assistant Town Manager, Matt Poole-Assistant 
Town Manager, Terri Jones-Town Attorney, Morgan Pierce-Assistant Town Attorney, Jeff Triezenberg- 
Planning Director, Erin Joseph-Assistant Planning Director, Leah Harrison-Engineering Director, Forrest 
Jones-Public Works Director, Maria Munoz-Blanco-PRCR Director, and Rebecca Murray-Deputy Town 
Clerk 
 
ADOPTION OF AGENDA 
Motion: Behringer 
Second:  Matthews 
Vote:  5:0 
 
PRESENTATIONS 
 
Wake Transit Plan 
Mr. Benjamin Howell, Wake Transit Program Manager, Capital Area MPO, provided a presentation 
regarding the Wake Transit Plan. 
 
Vance 
• Thanked staff for the detailed review of the Wake County transit program and its relevance to 

Garner. 
• Asked for an update on the status of the Southern BRT corridor project and its timeline. 
• Requested clarification on the anticipated construction schedule for the Raleigh-led portion of the 

project.  Staff advised that Council will receive a detailed update at the September work session. 
• Requested a brief explanation of microtransit.  Staff provided an overview, noting its flexibility, on-

demand service model, and use of smaller vehicles. 
 

Dellinger 
• Commented on the rapid growth in Garner and asked how frequently demographic data and 

population figures are updated within the plan. 
• Asked about investment levels in microtransit and circulator services in similar municipalities (e.g., 

Apex, Morrisville, Holly Springs). 
• Suggested it would be helpful for Council to receive a comparative breakdown of transportation 

budgets from peer communities. 
• Asked about the age demographics of microtransit users.  Staff indicated that ridership spans a 

broad range and that some municipalities have expanded service due to demand. 
 

Behringer 
• Expressed appreciation for the thorough and informative presentation and indicated she had no 

questions. 
 



Singleton 
• Confirmed that Garner will ultimately have two BRT corridors: Raleigh to Garner along Wilmington 

Street/401, and Garner to Clayton via U.S. 70 Business. 
• Asked whether the Garner to Clayton route would have the same 15-minute frequency as the 

Raleigh to Garner route.  Staff noted this is under study and will depend on ridership projections, 
particularly south of White Oak Crossing. 

• Asked whether future Wake Transit investment will remain focused on BRT projects.  Staff 
confirmed a majority of funds are expected to continue supporting BRT infrastructure due to the 
cost of implementation. 

 
Matthews 
• Asked why the Clayton extension will use U.S. 70 Business rather than the U.S. 70 Bypass.  Staff 

confirmed this route was selected following a major investment study. 
• Requested consideration of a future bus stop or route adjustment to serve the new VA clinic south 

of Garner, citing the needs of veterans without personal transportation.  Staff agreed this will be 
evaluated as part of the current concept of operations study and noted ongoing coordination with 
GoRaleigh on potential service solutions. 

 
Gupton 
• Thanked staff and partners at CAMPO and Wake Transit for their efforts and emphasized the value 

of the partnership to the Town of Garner. 
 
WakeMed Whole Health Campus Update 
Presenter:  Tom Cavender, Vice President, Facilities and Construction 
WakeMed Health & Hospitals 
 
Mr. Cavender provided a presentation regarding the WakeMed Whole Health Campus. 
 
Singleton 
• Noted the proximity of the Garner ER to the main campus and the significant patient base it serves 

despite Garner’s lower population density compared to other areas. 
• Asked for confirmation that the proposed hospital buildings would be four stories, including the 

planned expansion.  Staff confirmed all buildings will be four stories. 
• Commented on the importance of keeping the building height below 75 feet to avoid high-rise 

building code requirements and additional costs. 
• Acknowledged that horizontal expansion would be less disruptive to patient care than vertical 

additions. 
 

Dellinger 
• Thanked presenters and called the project a “once-in-a-lifetime opportunity.” 
• Asked whether the emphasis on preserving natural views and access to green space is based on 

science or marketing.  Staff confirmed it is supported by research showing improved patient 
recovery times when exposed to natural light and views. 

• Followed up by asking how much emphasis communities should place on preserving natural 
environments for general well-being.  Staff described efforts to preserve topography, minimize site 
disturbance, and maintain significant natural views, including access to Mill Creek and plans for 
walking paths to benefit staff and patients. 
 
 
 

Vance 



• Expressed excitement about the project and asked whether any “showstoppers” remain that could 
delay groundbreaking. 

• Asked if adjustments to the site plan might require changes to the renderings shared with Council.  
Staff indicated that the renderings are expected to remain accurate with only minor, subtle 
adjustments possible. 

 
Gupton 

• Thanked presenters for the detailed and inspiring presentation, noting the significance of the 
project for Garner’s citizens. 

 
DISCUSSION/REPORTS 
 
Affordable Housing Follow Up and Next Steps 
Presenter: Jodi Miller, Town Manager, John Hodges, Assistant Town Manager 
Hunter Fillers, Housing Program Manager, Central Pines Regional Council 
 
Staff presented an update on Affordable Housing activities since the February Council Retreat including 
adoption of terminology and definitions, feedback from the development community and a housing 
inventory completed by Central Pines Regional Council (CPRC). 
 
Council received a detailed presentation from staff and consultant Hunter Fillers regarding Garner’s 
affordable housing inventory, methodology, and challenges. Council members expressed appreciation 
for the clarity of the data and emphasized the importance of balancing affordable housing goals with 
development trends, maintaining community character, and ensuring housing remains attainable for 
Town staff, teachers, and first responders. 
Council discussed: 

• The methodology for calculating naturally occurring affordable housing (NOAH) and clarified 
that current data only accounts for rental properties. 

• Garner’s estimated 40% affordable housing stock and whether this is typical for comparable 
municipalities. 

• The importance of considering pipeline development in context, so as not to dilute affordability 
percentages. 

• The need for Garner-specific goals that reflect community values rather than simply aligning 
with Wake County targets. 

• The role of the Affordable Housing Task Force in refining recommendations and increasing 
council participation in order to shorten the lag between recommendations and action. 

• The importance of community engagement earlier in the process and hiring dedicated staff to 
support this work. 
 

Action:  To re-engage the Affordable Housing Task Force, to proceed with the staff-proposed next steps 
and timeline for resource investment and partnerships/collaboration, and to authorize staff to schedule 
meetings and develop agendas to complete this work by Fall 2025. 
 
Council Member Dellinger offered an amendment to remove the specific timeline requirement for 
community engagement (early 2026) from the motion, leaving the timing of engagement efforts to be 
determined by the re-engaged task force. 
 
Mayor Pro Tem Vance accepted the amendment. 
 
Motion: Dellinger 
Second:  Vance 
Vote:  5:0 



 
Staff will proceed with re-engaging the Affordable Housing Task Force, and the Task Force will have 
discretion to recommend when community engagement should begin. 
 
Meadowbrook Park Future Use 
Presenter: Matt Poole, Assistant Town Manager 
 
Provide direction to staff on whether to pursue an RFP for development proposals or advance phase one 
development for the Meadowbrook property. 
 
Action:  Staff requests Council's guidance to: 

• Direct staff to prepare an RFP to explore private development opportunities for Meadowbrook 
Park; or  

• Proceed with internal phase one development based on staff's previous concept. 
 
Mayor Gupton: 
Reinforced the importance of this project and Council’s commitment to preserving Meadowbrook’s 
historic character. Noted that public input would be integral to any decision. Stressed the need for a 
thoughtful process comparing internal development with public-private partnership (PPP) options, 
including potential RFPs, timelines, and requirements. 

 
Assistant Town Manager Poole suggested two possible paths forward: 

• Continue with Town-led Phase 1 activation and design work presented in July. 
• Pause and explore PPP opportunities through an RFP process. 

Clarified that both cannot be pursued simultaneously due to staff resource constraints and that 
any PPP would require a public process and clear criteria for proposals. 

 
Councilmember Matthews confirmed the Town retains the option to proceed with internal development 
if PPP proposals are unsatisfactory, though Phase 1 work would be paused during RFP evaluation. 

 
Councilmember Singleton opposed long-term leasing to private entities, citing limited parkland 
availability and rising land costs. Advocated completing Phase 1 as a Town-led project to preserve public 
access and control. 

 
Councilmember Behringer suggested leasing could provide short-term activation while the Town 
finalizes long-term plans but acknowledged the need for clarity on lease terms and length. 

 
Councilmember Dellinger favored committing funds for Town-led activation to fulfill the 2021 bond 
commitment and provide amenities sooner. Supported flexibility for limited partnerships (e.g., disc golf) 
without long-term commitments that might restrict future council decisions. Suggested a more 
formalized relationship with Friends of Meadowbrook to ensure ongoing community input. 

 
Mayor Pro Tem Vance supported Town retaining control and developing Meadowbrook internally, 
noting the Town’s strong track record with parks and the importance of honoring the property’s history. 

 
Action:  Move forward with Phase 1 internal development under Parks & Recreation staff direction, 
without issuing an RFP for public-private partnerships at this time. Staff will refine conceptual designs, 
budget estimates, and timelines and return for further council feedback. 

 
Motion: Singleton 
Second:  Vance 
Vote:  5:0 



 
Code Revision Project Update 
Presenter:   Terri Jones, Town Attorney 
 
The Legal Services Department provided an update on the Code Revision Project regarding a potential 
traffic control map Ordinance and golf cart Ordinance. 
 
Council Member Matthews suggested exploring a townwide golf cart program, referencing Benson, NC, 
as a model. He noted it would be limited to Garner streets with speed limits of 35 mph or less, require 
safety equipment, liability coverage, and registration, and could be managed online. 
 
Mayor Pro Tem Vance was supportive of staff research, no objection. 
 
Council Member Behringer was concerned about safety on higher-speed streets but willing to review 
recommendations. 
 
Council Member Singleton clarified state regulations for low-speed vehicles and affirmed Council’s 
authority over local golf cart ordinances. 
 
Council Member Dellinger was respectful of Mr. Matthews’ initiative and willing to support moving 
forward with research, noting he personally was not opposed to the idea. 
 
Action:  Council directed staff to continue research on the potential golf cart program and present 
findings at a future work session, including options, safety measures, operational limits, registration 
processes, and budget considerations. Public input will be solicited prior to any ordinance consideration. 
 
MANAGER REPORTS 
• Pending Agenda Report 
• Review Development Activity Map 
 
ATTORNEY REPORTS 
There were no Attorney Reports 
 
COUNCIL REPORTS 
 
Dellinger 
• Requested the final 2024–2025 revenue numbers, including sales tax, and asked that they be 

provided to Council when available. 
• Announced that recreational softball is returning to Garner, with Garner Elite fielding three teams 

this fall (8U, 12U, 16U), playing locally and in other towns. Expressed appreciation to staff and 
Council for their support. 

• Inquired about UDO language to provide Council greater flexibility on neighborhood connectivity. 
Requested staff: 

o Review a 2020 connectivity policy (Cloverdale) for relevance. 
o Identify UDO sections that could allow more Council discretion. 
o Clarify in staff reports the different connectivity issues (street stubs, fire code, distances) 

with guidance on Council discretion versus legal requirements. 
 

Singleton 
• Asked follow-up questions regarding Wake One Water, including Town versus Raleigh 

responsibilities, and whether wells, septic systems, conservation, and public education are included. 
• Provided updates on local community programs: 



o VA facility serving 20,000 reassigned patients. 
o Hope Ministry at Garner United Methodist providing meals, showers, and volunteer support 

for homeless individuals. 
o Popular Springs weekly food program supported by local churches. 
o New bus stop on Vandora Springs Road assisting residents with transportation. 

 
Vance 
• Requested an update on the White Oak roundabout construction: 

o Phase 2 is complete; all traffic now uses the roundabout and detours have been removed. 
o Phase 3 (slip lane and finishing touches) is scheduled for early December. 
o Communications staff issued a one-page press release regarding Phase 3. 

 
Matthews 
• Commented on driving through the new roundabout, noting residents will need time to learn 

navigation. 
• Expressed appreciation for staff efforts and that the roundabout is now open. 
 
Council Member Behringer had nothing to report. 
 
CLOSED SESSION 
There was no Closed Session. 
 
 
ADJOURN:  10:00 p.m. 


