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WESTBRANCH — PROCESS OVERVIEW
Map Amendment Process (DPO 14.21)

1. Application/Components
- Proposal Description
- Sketch Map/Planning Areas Map
- Contact List

2. Application Deemed Complete

3. Staff Analysis

4. Public Notice - Board of Commissioners Meeting on 3/8

5. Planning Board 2/29

6. Board of Commissioners Public Hearing 3/8; Direct PB to make a

recommendation

7. Planning Board Recommendation 4/5

8. Board of Commissioners Decision 4/12
“'.,’ The WestBranch Map Amendment
Dé]\:‘(])i\ggo N Jason Burdette, Plaining Director

April 12, 2016
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WESTBRANCH — EXISTING CONDITIONS

WestBranch Map Amendment
Jason Burdette, Planning Director
April 12, 2016
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WESTBRANCH — PERMITTED USES

TABLE 2-44: NEIGHBORHOOD GENERAL USE TABLE TABLE 2-29: NEIGHBORHOOD SERVICES USE TABLE
Residential Uses Residential Uses
Bed & Breakfast AR Family Care Home
Day Care Home AR Residential
Family Care Home P Commercial/Office/Retail Uses
Residential P Commercial Services
Commercial/Office/Retail Uses Home Occupation|
| Home Occupation | | AR Micro-Brewery or Micro-Distillery
Civic/Educational/Institutional Uses Professional Services
Fire & Police Station P Retail, Secondary I:] Uses that overlap
Recreation Facility, Outdoor AR Civic/Educational/Institutional Uses )
Religious Institution AR Daycare Center IZ] Uses that differ
Transit Shelter AR Fire & Police Station
Agricultural Uses Recreation Facility, Indoor
Community Garden | P Recreation Facility, Outdoor
Infrastructure Uses Transit Shelter
Essential Services | | AR Agricultural Uses

Community Garden

Accessory Uses
Infrastructure Uses

Use customarily accessory to the principal use p*
. Essential Services | AR
Accessory Dwelling AR B 5
Containment Devices for trash & recyclables AR ccessory Lses
Use customarily accessory to the principal use p*
Accessory Dwelling AR
P = Permitted, AR = Permitted with Additional Requirements Automatic Teller Machine (ATM) AR
*Use must be approved by the Planning Director. Containment Devices for trash & recyclables AR

P = Permitted, AR = Permitted with Additional Requirements

*Use must be approved by the Planning Director.
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WESTBRANCH — PERMITTED BUILDING TYPES

TABLE 2-45: NEIGHBORHOOD GENERAL BUILDING TYPE TABLE

Building Types

Detached House
Townhouse
Attached House
Multi-family
Live/Work!
Institutional

Accessory Structure

TABLE 2-30: NEIGHBORHOOD SERVICES BUILDING TYPE TABLE

Building Types

Live/Work'

Storefront

Accessory Structure

Allowance

= O WU W 4 T |

Allowance

Design Review

R - Duplex only
R
R
R
R
R
See Section 4.5.8

Design Review

R
R
See Section 4.5.8

Height
Minimum Maximum
1 story 3 stories
2 stories 3 stories
2 stories 3 stories
2 stories 3 stories
2 stories
2 stories 3 stories
1 story 2 stories

Height

Minimum

Maximum

2 stories
2 stories

1 story

| 4 stories |

4 stories
2 stories

I:] Building types & heights that overlap
I:] Building types & heights that differ

ale)
Davidsdn
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WESTBRANCH — PERMITTED SETBACKS

TABLE 2-46: NEIGHBORHOOD GENERAL SETBACK TABLE

Building :
Types Front Setback Side Setback? Rear Setback
Minimum | Maximum | Minimum | Maximum | Minimum | Maximum
Detached 10 NA 3 NA 20 NA
ouse o
|:] Setback criteria that overlap
Townhouse 5 10 53 10 5 NA
Attached [ ] Setback criteria that differ
House 10 NA 3 NA 20 NA
Multi-family 0 10 0 NA NA NA
Live/Work | |0 0 0 10 NA NA |
Institutional’ 0 NA 0 NA NA NA
Accessory
Structure t T T T T T

TABLE 2-31: NEIGHBORHOOD SERVICES SETBACK TABLE

Building .
Types Front Setback Side Setback Rear Setback

Minimum | Maximum | Minimum | Maximum | Minimum Maximum

Live/Work | | 0 0 0 10 NA NA |
Storefront’ 0 0 0 NA NA NA

Accessory
Structure t T T T t t

Tb%‘ WestBranch Map Amendment
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WESTBRANCH — PLANS & POLICIES

Summary of Relevant Documents

1. Comprehensive Plan (2010):

- Primary Growth Targets, Employment Centers

- Westmoreland Property: Focus on Neighborhood Services/Retall
2. Davidson Planning Ordinance (2015):

- Provide healthy diversity of uses in walkable, compact neighborhoods
- Establish/maintain adequate commercial tax base
- Encourage growth without jeopardizing community sense

3. Cornelius East & Davidson-Concord Road Vision Plan (2003):

- Commercial destinations within walking distance of residential areas
- Small-scale commercial development (local goods/services)

JA o) WestBranch Map Amendment
‘ DaVIﬁer )81 Jason Burdette, Planning Director

April 12, 2016
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DAVIDSON COMPREHENSIVE PLAN — TARGETED GROWTH PLAN

Targeted
Growth Plan

Davidson Comprehensive Plan

Legend
Village Center (Downtown)

Regional Commercial Centers

e
®

d Service Ci

Existing Road Network

Protected Open Space

Rural Approved Development

Smart Suburban Approved Development
Village Area Approved Development
Existing Development

Rural Area Reserve

Smart Suburban Growth Reserve
Village Area Growth Reserve

The Davidson Comprehensive Plan describes the vision for future
development by the Targeted Growth Plan, The Targeted Growth
Plan is based on criteria for development set by the Livability
Themes and the plan's goals and recommendations.

Davidson's zoning jurisdiction is divided into three growth reserve
areas: the Village Area, Smart Suburban, and the Rural Area.
Within each growth reserve, primary and secondary targets for
futrure development are identified, as well as areas for land
conservation and farming.

The primary and secondary growth targets are described as one

of four types: Village Center {Downtown Davidson, a large civic and
ixed center), Regil Gy ial Centers (highly visible and

ined centers), Centers (office,

industrial, or service job centers), or Neighborhood Service Centers

(small residential-support retail uses). Actual target locations and

land uses may change based on current trends, but all will be

designed as walkable, mixed-use settings.
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CORNELIUS EAST & DAVIDSON-CONCORD RD. VISION PLAN (2003)

Northeastern Quadrant °

proposed to e 3 trajeciny that opess wp 2 viewshed o @ opea 16+ acre mead-
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Neighborbood center at Davidson-Concord Road & Robert Walker Drive i
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or 35 2 commencial gathering place such 35 fie comer sore.
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CORNELIUS EAST & DAVIDSON-CONCORD RD. VISION PLAN (2003)

Northeastern Quadrant ©

nesce of fis imersectioa & reinforced not caly by the locaion of the River Run hall
fields, bex aiso by the expecied comertion acress fie creek to the Rusak tract.

This center, because of the Jow traflic vohsme along Dassdsea-Concond Road, & ot
eapecied, nor recommended 1o Inchade any Lirge senants such 35 2 grocery Rather,
the concepaual plan shows spproximately 20,000 square feet of bve-work ad small
commendial space. There Is 2 very similar coafigeration i the Vermilica neighbor-
hsod in Heersdle. In Vermilbon, s=ide frem fie o commercial bubdings (@ s
& restsurant, fie ofier ks the saes center) most of the commerciad space & in lve-
wock units that nclede small rel and office spaces such s 3 design frm, 2 bair
and naf saloa, and 1 window eatment sales cemmer. Other appropriate uses for this
neighborhood cemer inchade 2 dey deaner and netghborhood store the sells geaeral
goods (steilar v the formass of many drug sores aad convenlence mars b
designed more like the OVS in Downtown Davidsen).

Like Yermilion, fie center should be designed around 2 central open space such 25 3
formed planted square or 2 hardscaped plaza. h snd small loe detached sia-
e family homes are encoursged arousd fe Cestes 1o proside sdditional pedesirian
traffic foe the center 2s well 5 offer 2 low malmenance bousing option for these
seeking such 20 environment.

It is imponant o noe it the limbied size and scde of sach uses, whea combined

with the relasvely low traffic volumes ca Dasidsoa-Coacond Road, this Cemer does
0ol pose 20 Comg fireat o the dson planing effoets. (For fur- Diggraes of progused siensbed for Beaver D
ther ek pponting this 1ssumpsion, phese reference fie 2003
SGURRREL N o Davidson Action Agenda peepared by Byest-Palma.)

U UL She

the most extent peactical. The concepial plaa hows fis viewshed preserved from
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than 90 degree symmetrical view from the froat porch of the Beaver Dass house. This
loeg view across the meadow was identfied by charresie panticipants and is pastics-

Lurly noscesble when approaching the Wessnoreland propenty from the nonth dorg

Davidson-Concord Road.

Maganificent views across portions of fie Westmoreband tract exist from the hissoric
Besver Dam plantatica. There i curnently 2 ¥9-acre tract fist was crested in e
19505 and placed on the Xasoedl Register of Historic Places. Presumably, fils ract
claims hswoek signil skh 25 2 viewshed for the historic home acress
the street.

Preservation of this porion of the tract can be made firoagh ekher direct purchase of
In propasing desvelopment for e sie, this historic vicwshed hould be preserved so ¢ POPery of dhroagh the requinsd S0% open space dedicaton i develnped 1 cos-
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WESTBRANCH — ANALYSIS

Summary of Staff Analysis

1. Amendments: Changed Conditions/Policy

2. Changed Conditions:
- Master Plan/DPO Rewrite
- RAP/Mayes/Dav. East

3. Scale:
- Downtown Blocks vs. Larger-Scale Commercial
- Nodes vs. Centers (Walkability Emphasized)

4. Public Hearing Comments
5. Planning Board Recommendation

6. Staff Recommendation

6\3 T/afel—(‘l WestBranch Map Amendment
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WESTBRANCH — CHANGING CONDITIONS
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WESTBRANCH — CHANGING CONDITIONS
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Schematic Design, WestBranch Master Plan (Tentative)
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WESTBRANCH — COMPARISONS
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WESTBRANCH — PUBLIC HEARING

Two citizens spoke
= Support for neighborhood services at this location
= Concern for reduction in size

= Support for integrating future commercial into the neighborhood, should not be
“disassociated”

Make commercial node a gateway (roundabout/parkway)

Increase vegetative buffer along greenway
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WESTBRANCH —
PLANNING BOARD RECOMMENDATION

The Planning Board met on April 5t
Recommended against the proposed map amendment
Concerns cited.:

= Some reduction in NS may be appropriate

= Utility easements could hinder commercial node potential and
employment opportunities identified in Comprehensive Plan

= Compliance with changed condition or policy requirement

6:» Tbe WestBranch Map Amendment
\ano N Jason Burdette, Planning Director

April 12, 2016
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WESTBRANCH —
STAFF RECOMMENDATION

Staff supports the proposed map amendment
Analysis cited:
» Master Plan, RAP reflect changed conditions/policy
» Reduced scale appropriate for a Neighborhood Services node

= Complies with visions outlined in various adopted plans
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