
TOWN OF DAVIDSON
BOARD OF COMMISSIONERS

2nd Tuesday Work Session
Town Hall Board Room - 216 S. Main Street

February 12, 2019

I. CALL TO ORDER

II. ANNOUNCEMENTS

III. CHANGES TO AGENDA

IV. DISCUSSION - Items for discussion are typically when the board will engage on a topic and
no vote is planned.

(a) NCDOT U-5907 & U-5873 Project Reviews
(Potts/Sloan/Beaty & Hwy 115/Davidson St./Potts)
Summary: NCDOT & Kimley-Horn will provide project reviews on
U-5907 and U-5873. Project U-5907 proposes to extend Potts
Street to Sloan Street, including adding a multi-use path/sidewalk on
Potts Street from N.C. 115 to Griffith Street, and add a roundabout
at the Sloan Street / Griffith Street intersection. Project U-5873
proposes to improve the N.C. 115 (Main Street) / Potts Street
intersection, potentially including a roundabout at Davidson
Street and Potts Street.  

(b) LYNX System Update: North Corridor Transit Study Findings
Jason Lawrence, Senior Transportation Planner for CATS
(Charlotte Area Transit System)
Summary:  The LYNX system update is a regional study to
reevaluate transit options in the region and update the system-wide
plan with actionable projects. In the North Corridor, the study looked
at four alternatives: 1) Red Line Commuter Rail; 2) I-77 BRT (Bus
Rapid Transit); 3) US 21 Light Rail; and 4) US 21 BRT.  CATS will
share the findings of the study. 

(c) Davidson Commons East Lot 4D, Map Amendment Pre-
Development Consultation
Senior Planner Trey Akers
Summary: The applicant proposes to re-designate approximately
3.14 acres located on Davidson Gateway Dr. from Conditional
Planning Area to Lakeshore Planning Area. The applicant
envisions a development of approximately 38 single-family
homes, including homes constructed on-site to meet the
Davidson Planning Ordinance requirements for Section 5



Affordable Housing. The applicant is meeting with the board of
commissioners to understand the viability of the Map
Amendment (i.e. rezoning) request prior to initiating the official
Map Amendment process. The applicant does not anticipate
asking for any exceptions to the Davidson Planning Ordinance as
part of the Map Amendment process.

(d) River Run Phase VI Pre-Conditional Development
Consultation 
Planning Director Jason Burdette
Summary: The applicant proposes to re-designate approximately
74.8 acres located in east of Shearer Rd and south of E. Rocky River
Rd. from a combination of Neighborhood Edge/Conditional Planning
Areas to entirely Conditional Planning Area. The applicant is
working with Epcon Communities to develop a 130-unit active adult
(age-targeted) community. As part of the conditional request, the
applicant is asking for a number of exceptions to the Davidson
Planning Ordinance.

(e) Villages at South Main Master Plan Amendment Consultation
Planning Director Jason Burdette
Summary: Davidson Village Investments, LLC requests to
reduce the proposed unit count in block 1 by an additional two
units, resulting in 29 total residential units. The proposed
reduction of residential units falls outside the administrative
approval thresholds based upon original approval numbers: 39
residential units. If approved, total unit count for Villages of
South Main would be reduced from 31 proposed units (2012
amendment) to 29 units.This is on the agenda for discussion
purposes only.

(f) Downtown Community Gathering Space Update
Economic Development Manager Kim Fleming
Summary: Stantec has provided a revised plan for the downtown
space based on feedback from the board of commissioners and
downtown stakeholders (Davidson Farmers Market, downtown
businesses).

(g) Board of Commissioners Quarterly Meeting - March 5
Town Manager Jamie Justice
Summary: In November 2018, the board of commissioners made
changes to the 2019 meeting schedule to include quarterly
meetings for 2019 starting in March.  It was determined to revisit
the topic in early 2019.  The first quarterly meeting is scheduled
for Tuesday, March 5th. 
 
Staff is suggesting a Quarterly Q&A format. This would entail
alternating a.m. and p.m. sessions each quarter and having the
meetings in the town hall board room for logistical purposes. An
elected official would act as the moderator and project updates
and/or relevant topics can be shared with attendees at the beginning of
the meeting. The Q&A period would be handled with note cards
provided for attendees to write down questions or comments. The
moderator and staff would then determine how to best address the
questions.  This will manage the Q&A period and allow for
board/staff to respond or follow-up if questions cannot be addressed



during the meeting.

(h) Consider Approval of Budget Amendment 2019-21 to provide
funds for the purchase of 153/155 Mock Road Home to the
Davidson Housing Coalition
Town Manager Jamie Justice and Finance Director Pieter
Swart
Summary: The mayor and commissioners have been discussing
the preservation of affordable housing in Davidson through the
use of the payment in lieu funds the town has collected.
Recently, a house located on two lots at 153/155 Mock Road,
has come available. The Davidson Housing Coalition has agreed
to purchase this home so that it can be preserved and maintained
as an affordable housing unit in town. The town and Davidson
Housing Coalition have a history of partnering together on
affordable housing units for the Davidson Housing Coalition to
maintain and manage as an extension of the town’s affordable
housing program.  Acquiring this property ensures that the home
can remain affordable.
 
The request is for the board is to amend the budget to appropriate up
to $210,000 for the acquisition of these properties and any related
costs.  The funds would come from the town’s payment in lieu
program. An agreement would be consummated between the town and
Davidson Housing Coalition regarding this transaction.

(i) Miscellaneous/Open Discussion
Summary: This is an opportunity for Commissioners to present or
discuss any topics not previously listed on the agenda.

V. SUMMARIZE MEETING ACTION ITEMS

VI. ADJOURN



Agenda
Title:

NCDOT U-5907 & U-5873 Project Reviews
(Potts/Sloan/Beaty & Hwy 115/Davidson St./Potts)
Summary: NCDOT & Kimley-Horn will provide project reviews on U-5907 and U-
5873. Project U-5907 proposes to extend Potts Street to Sloan Street, including adding a
multi-use path/sidewalk on Potts Street from N.C. 115 to Griffith Street, and add a
roundabout at the Sloan Street / Griffith Street intersection. Project U-5873 proposes to
improve the N.C. 115 (Main Street) / Potts Street intersection, potentially including a
roundabout at Davidson Street and Potts Street.  

Summary:

ATTACHMENTS:
Description Upload Date Type
Agenda Memo - NCDOT U-5907 & U-5873
Project Reviews (Potts/Sloan/Beaty & Hwy
115/Davidson St./Potts 02.12.19

2/8/2019 Cover Memo

Presentation - U-5907 02.12.19 2/8/2019 Presentation
Attachment - U-5907 Map #1 2/8/2019 Backup Material
Attachment - U-5907 Map #2 2/8/2019 Backup Material



1 
 

 

NCDOT U-5907 & U-5873 Project Reviews  
(Potts/Sloan/Beaty & Hwy 115/Davidson/Potts) 
 
To:  Davidson Board of Commissioners  
From:  Jamie Justice, Town Manager  
Date: February 12, 2019 
Re:  NCDOT U-5907 & U-5873 Project Reviews 
 
1. OVERVIEW 
NCDOT & project engineer Kimley-Horn will provide project reviews on U-5907 and U-5873. Project U-
5907 proposes to extend Potts Street to Sloan Street, including adding a multi-use path/sidewalk on 
Potts Street from N.C. 115 to Griffith Street, and add a roundabout at the Sloan Street/Beaty Street/ 
Griffith Street intersection. Project U-5873 proposes to improve the N.C. 115 (Main Street) / Davidson 
Street/Potts Street intersection with a roundabout.   

Both projects are funded primarily with bonus allocation dollars and final cost estimates are being 
determined. Any funding shortage will need to be determined and the strategy would be to pursue 
additional grant funding. 

2. RELATED TOWN GOALS 
STRATEGIC PLAN: 
Mobility/Transportation - The Town of Davidson will enable citizens to move freely throughout town via 
transit, car, bicycle, and on foot. 
 
CORE VALUE: 
Citizens need to move easily throughout the town and region, so government will provide a variety of 
options, such as sidewalks, bike paths, greenways, connected streets, and transit. 
 
Davidson exists in proximity to and is interdependent with other jurisdictions, so we strive for local, 
regional, state and federal cooperation. 
 
3. OPTIONS/PROS & CONS 
N/A 
 
4. FYI or RECOMMENDED ACTION 
FYI 
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5. NEXT STEPS 
The projects are tentatively planned to go into the right of way phase in 2019 with construction 
authorization planned for summer 2020. 



NCDOT Project U-5907

Prepared for the Town of Davidson
2-12-2019



NCDOT PROJECT U-5907
Agenda
2-12-2019

 Communication History
 Overview of the project

• Connector from Potts to Sloan
• Roundabout (Beaty/Griffith)

 SHPO update 
 Where we are in the process
 Costs/Schedule
 U-5873 Update (Davidson Portion)



Past Plans with Connector

 Town Center Plan (1998)
 Circulation Plan (2003)
 Connectivity and Traffic Calming (2004)
 Station Area Plan (2005)
 PSB Corridor Land Use Plan (2007)
 Comprehensive Plan (2010)
 Walks and Rolls Active Transportation Plan 

(2013)



Citizen Communication
NEWSLETTERS
 January 2013
 April 2013
 July 2013
 October 2013
 July 2014
 April 2015
 July 2015

 October 2015
 April 2016
 July 2016
 January 2017
 April 2017
 July 2017
 October 2017
 January 2018
 January 2019

NCDOT
 OPEN HOUSE 10-5-2017
 Council Meeting 11-14-2017



OVERALL PROJECT



“CONNECTOR”





Typical Section through Connector



Roundabout (Beaty/Griffith)





Sidewalk along Potts



State Historic Preservation Office (SHPO)

 House Relocation



Process

 Planning
 Design
 Utility Coordination
 Real Estate Acquisition
 Utility Relocation
 Construction 



Construction $ 2,000,000 +/-
Right of Way $ 700,000 +/-

Construction Costs

Right of Way Plans Q1 2019
Real Estate Thru 2019
Construction Begins July 2020

Schedule



U-5873
Potts/NC 115 Intersection



U-5873 – Portion in Davidson



Davidson Green School – Retaining wall



Davidson Green School – Retaining wall



Davidson Green School – Retaining wall



Davidson Green School – Fence/Wall relationship



Green School – Cross Sections at wall



Burgess Parcel



Burgess Parcel



Burgess Parcel





Questions?







Agenda
Title:

LYNX System Update: North Corridor Transit Study Findings
Jason Lawrence, Senior Transportation Planner for CATS (Charlotte Area
Transit System)
Summary:  The LYNX system update is a regional study to reevaluate transit options in
the region and update the system-wide plan with actionable projects. In the North
Corridor, the study looked at four alternatives: 1) Red Line Commuter Rail; 2) I-77 BRT
(Bus Rapid Transit); 3) US 21 Light Rail; and 4) US 21 BRT.  CATS will share the
findings of the study. 

Summary:

ATTACHMENTS:
Description Upload Date Type
Agenda Memo - LYNX System Update, North
Corridor Transit Study 2/8/2019 Cover Memo

Presentation - LYNX System Update, North
Corridor Transit Study 02.12.19 2/8/2019 Presentation
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LYNX System Update, North Corridor Transit Study Findings 
To:  Davidson Board of Commissioners  
From:  Jason Burdette, Planning Director   
Date:  February 12, 2019 
Re:  LYNX System Update, North Corridor Transit Study Findings  
 
1. OVERVIEW 
The LYNX system update is regional study to reevaluate transit options in the region and update the 
system-wide plan with actionable projects. In the North Corridor, the study looked at four alternatives: 
1) Red Line Commuter Rail; 2) I-77 BRT (Bus Rapid Transit); 3) US 21 Light Rail; and 4) US 21 BRT.  CATS 
Senior Transportation Planner Jason Lawrence will describe the study and its findings which recommend 
pursuing the I-77 BRT alternative.  
 
2.RELATED TOWN GOALS 
Strategic Goal 
Mobility / Transportation 
The Town of Davidson will enable citizens to move freely throughout town via transit, car, bicycle, and 
on foot. 
 
Core Value 
Citizens need to move easily throughout the town and region, so government will provide a variety of 
options, such as sidewalks, bike paths, greenways, connected streets, and transit. 
 
3. OPTIONS/PROS & CONS 
Pros 
 Once implemented, the results of this study will provide additional transit options to the north 

corridor towns.  
 Implementation creates new mobility opportunities that can be implemented in short, medium, 

and long term.  
 The study explores additional options beyond commuter rail.  

 
Cons 
Costs associated with implementation.  
 
4. FYI or RECOMMENDED ACTION 
FYI 
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5. NEXT STEPS 
CATS will lead the following efforts in coordination with all of the North Corridor towns:  
 
Short term  
Village Rider and Express bus stop amenity improvements. Continued express lane bus service 
improvements as recommended in the North Corridor Mobility Study and Envision My Ride. 
 
Medium Term 
Implementation of an I-77 Bus Rapid Transit service from Charlotte Gateway Station to Mooresville to 
include:  

 All day service including nights and weekends 
 Four new park and rides and two new express lane direct-connects 
 Integrated BRT stations into mixed use developments that also incorporate emerging 

mobility technologies for first/last mile.  
 

Long Term 
Continue dialogue with Norfolk Southern on use of the “O” line corridor for a Rapid Transit project.  



LYNX SYSTEM UPDATE
Staff Recommendations

Davidson Board of Commissioners
February 12, 2019



• Southeast Corridor (Silver Line)
o MTC adopted light rail to Matthews as the LYNX 

Silver Line LPA in November 2016
o Need to determine Center City access

• North Corridor (Red Line)
o LYNX Red Line LPA is commuter rail on Norfolk 

Southern (NS) O-Line
o Use of NS O-Line corridor problematic
o In addition to O-Line, the study considered rapid 

transit on other alignments

• West Corridor 
o Extends approximately 9.5 miles from Uptown 

Charlotte to the Gaston County border
o Current LPA is streetcar
o Plan to study light rail and potential alignments

• Center City Integration Study
o Determine how best to integrate three corridors 

into Uptown with LYNX Blue Line, CityLYNX Gold 
Line, and Charlotte Gateway

LYNX System Update



Cornelius Town Hall 
October 17, 2017

19
600+

Public Workshops

Attendees at 
Public Workshops

Outreach



Gaston College, Belmont 
August 21, 2018

19
600+

Public Workshops

Attendees at 
Public Workshops

Outreach



3,200+
2,800+

Survey Participants

Facebook Live Public 
Workshop Video Views

Outreach



70
Stakeholder, Civic 
Organization, and 
Neighborhood Meetings

2,000 Engaged

Outreach



Guiding Principles

Establish reliable transit to connect the region, enhance 
quality of life, and strengthen access to opportunities

Use transit to influence and shape growth while 
respecting community character

Increase mobility in each corridor through effective 
transit investments



North Corridor



LYNX Red Line Commuter Rail
o Utilizes existing tracks owned by Norfolk 

Southern (NS) from south of Mooresville to 
Uptown Charlotte

o Strong downtown land use connection in 
Mooresville, Davidson, Cornelius, and 
Huntersville

o Intended to terminate at multimodal Charlotte 
Gateway Station 

o Peak and limited midday service only
o Adopted rapid transit vision for the North Corridor 

since 1998 
o LYNX System Update Study has evaluated 

potential rapid transit options for consideration 
by the MTC



What’s Changed since 1998?

18,823

7,139
11,969

24,960

37,820

12,684

29,191

56,212

Mooresville--101% Davidson--78% Cornelius--144% Huntersville-125%

2000 2017

1998--NorthLake Mall--2018 

Lowes moves to
Mooresville in 2004

Population Increase



North Corridor Planning History

2025 Transit & 
Land Use Plan 
(established five 
transit corridors)

Major Investment 
Study

(Commuter rail 
selected)

Draft EIS

1998 2002 2006 2011 2014

Red Line Task 
Force

Red Line 
White Paper

Meeting with 
USDOT Secretary 
Foxx & Railroad 
Representatives

2016

Change in Norfolk 
Southern Passenger 

Rail Policy

2013



Norfolk Southern 
Corporation sent an 
updated letter to CATS 
on February 21, 2018 



Passenger projects are meant to 
be successful, so the study will 
focus on the proposal's full -build 
scenario versus any interim plan. 
Along the same lines, freight 
volumes will grow, so any study 
will anticipate future freight levels. 

o Norfolk Southern will want 
to preserve the ability to 
double track for freight 
operations



Freight operations are long 
distance and customer-driven, 
which precludes "passenger only" 
operating windows and temporal 
separation such as night –time-
only freight operations.

o Additional, separate tracks 
are required for passenger 
service



Light rail service involves use of 
equipment that is not appropriate 
for use on NS tracks.  Physical 
separation is required.

o Additional, separate tracks 
with buffer space would be 
required



Fall 2017 Outreach



North Corridor Summer 2018 
Rapid Transit Options 

Red Line 
Commuter 

Rail
Interstate 77 

BRT

US 21 Light 
Rail US 21 BRT



LYNX Red Line Commuter Rail I-77 BRT



US 21/I-77 BRTUS 21 LRT



• Fall 2017 survey indicated a preference for more 
frequent service regardless of mode. However 
Summer 2018 survey indicated a preference for 
the LYNX Red Line commuter rail

• Advancing LRT or BRT along US-21/Statesville Rd. 
would require changes to NCDOT planned road 
projects and a shift in decades of land use 
planning

• In 2018 the project team held BRT station 
workshops with town staff September 18-20 and 
November 30

North Corridor Highlights



North Corridor                                     
BRT Station Workshops  

• Establish desired 
project design 
elements

• Potential direct 
connections to I-77 
express lanes

• Potential station 
locations and types

• Mobility Hub 
concepts

• Land use 
opportunities 



Use of express lanes Stations functioning as local 
mobility and development hubs Robust service plan

Flatiron Flyer BRT on US 36 in Colorado  Denver to Boulder

• 6 stations
• 6 routes

• Some express
• Some serve all stations
• Some stop on–street in Boulder and 

downtown Denver
• Frequent peak service
• Off-peak service all day, nights, and weekends
• Branded coach buses

North Corridor                                     
BRT Station Workshops  



I-77 BRT – Types of Stations

Inline (Shoulder) Stations Offline Stations

North Corridor                                     
BRT Station Workshops  



Davidson

• Opportunity to create slip ramp station at Exit 30

• Mobility hub could create circulation options to both 
sides of interstate

Davidson BRT Workshop



1. Most appropriate location with the highest potential for trip capture in the immediate vicinity. 
2. There is an approved Southeast Quadrant Master Plan from 1998 that is still applicable. 
3. This entire area of town is located within the Lake Norman Critical Area of the watershed, investigate use of 

pervious pavers.
4. Develop a mobility hub for connections to downtown that includes parking and “future ready” capacity.
5. Any proposed park and ride at this location will need to coordinate with property owners
6. Maintain existing driveways and develop new road, bike, and ped network that is consistent with Mobility Plan



North Corridor
Staff Recommendation 

Short term

Village Rider and Express bus 
stop amenity improvements 

Continued express lane bus 
service improvements as 
recommended in the North 
Corridor Mobility Study and 
Envision My Ride

Medium term

Implementation of an I-77 Bus 
Rapid Transit service from 
Charlotte Gateway Station to 
Mooresville to include:
• All day service including nights and 

weekends
• Four new park and rides and two new 

express lane direct connects
• Integrated BRT stations into mixed use 

developments that also incorporate 
emerging mobility technologies for 
first/last mile. 

Long term

Continue dialogue with Norfolk 
Southern on use of the “O” Line 
corridor for a Rapid Transit 
project

The LYNX Red Line Commuter Rail is the current North Corridor LPA. However, until 
the NS passenger rail policy changes there is no path forward. In order to meet the 
public’s desire for rapid transit services and increased mobility, CATS staff 
recommends:


North Corridor
Staff Recommendation 



The LYNX Red Line Commuter Rail is the current North Corridor LPA. However, until the NS passenger rail policy changes there is no path forward. In order to meet the public’s desire for rapid transit services and increased mobility, CATS staff recommends:
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Short term





Village Rider and Express bus stop amenity improvements 





Medium term





Implementation of an I-77 Bus Rapid Transit service from Charlotte Gateway Station to Mooresville to include:





Long term





Continue dialogue with Norfolk Southern on use of the “O” Line corridor for a Rapid Transit project











Continued express lane bus service improvements as recommended in the North Corridor Mobility Study and Envision My Ride





All day service including nights and weekends





Four new park and rides and two new express lane direct connects





Integrated BRT stations into mixed use developments that also incorporate emerging mobility technologies for first/last mile. 





image2.jpeg



image1.jpeg







New or Expanded Park and Rides/Stations:
• Mooresville
• Langtree
• Griffith
• Catawba

New Direct Connects/Access 
Improvements:
• Catawba (bus access to station)
• NorthCross (direct connect)
• Stumptown/Gilead (direct connect)

Use of Existing Direct Connects:
• Hambright
• Lakeview

On-Street Transit Prioritization/Amenities:
• Center City Charlotte

• NorthCross
• Gilead
• Hambright
• Northlake Mall



I-77 BRT

Exit 23 reconfiguration

Bailey Rd flyover

Exit 25 reconfiguration

Westmoreland Rd interchange

Fairview Rd overpass

Critical Coordination
Possibility to extend service past Langtree

Coordination with comprehensive land use 
planning efforts throughout corridor



Full build-out 
operating plan

Family of services 
operating in the 
corridor

Mobility hub with 
flexibility to offer 
future autonomous 
service 

I-77 Enhanced BRT Program



Peak

• Peak direct service to existing park and rides

2019 Express Lane Service



Peak

I-77 BRT Proposed Operating Plan

All Day

• Peak direct service to existing and future park and rides
• Frequent service all day to each park and ride and stops
• Service would be provided in both directions



Idea to Implementation

Current Study

• Establishment of 
conceptual program 
of projects 

• Development of initial 
illustrative station site 
framework concepts

Next Phase of 
Study

• Detailed evaluation of 
locations for stations 
and direct connects

• Coordination with 
NCDOT & I-77 
Mobility Partners

• Community input on 
possible site locations 

• Detailed operations 
planning for BRT 
service

• Site selection for park-
and-rides

Future 
Implementation 

• Submit program of 
projects for STI/FTA 
funding

• Final design for 
stations and direct 
connects

• Project construction 



Additional Recommendations
• Light rail replace streetcar as the West 

Corridor Transit Mode along Wilkinson Blvd.

• West Corridor be included in the LYNX Silver 
Line project

• Extend light rail across the Catawba River to 
the City of Belmont

• As part of the Regional Transit Study, evaluate 
light rail to downtown Gastonia

• During the LYNX System Update and the Regional Transit 
Engagement Series there was significant interest in rapid 
transit to Pineville and Ballantyne

• CATS recommends to continue the LYNX System Update 
efforts by beginning an immediate LYNX Blue Line 
Extension study to Pineville and Ballantyne as well as 
develop near-term mobility options



• Continue to meet with stakeholders including 
Affordable Housing Agencies

• Cornelius Town Board, February 4
• Davidson Town Board, February 12

• Lake Norman Transportation Commission, 
February 13

• Charlotte Regional Transportation Planning 
Organization, February 13

• Huntersville Town Board, February 18

• CATS staff will present the LYNX System Update 
Staff Recommendations as an action item at the 
February 27, 2019 MTC Meeting

Next Steps



LYNX SYSTEM UPDATE
Staff Recommendations

Questions?



Agenda
Title:

Davidson Commons East Lot 4D, Map Amendment Pre-Development
Consultation
Senior Planner Trey Akers
Summary: The applicant proposes to re-designate approximately 3.14 acres located on
Davidson Gateway Dr. from Conditional Planning Area to Lakeshore Planning Area. The
applicant envisions a development of approximately 38 single-family homes, including homes
constructed on-site to meet the Davidson Planning Ordinance requirements for Section 5
Affordable Housing. The applicant is meeting with the board of commissioners to understand
the viability of the Map Amendment (i.e. rezoning) request prior to initiating the official Map
Amendment process. The applicant does not anticipate asking for any exceptions to the
Davidson Planning Ordinance as part of the Map Amendment process.

Summary:

ATTACHMENTS:
Description Upload Date Type
Agenda Memo - Davidson Commons East Lot
4D, Map Amendment Pre-Development
Consultation 02.12.19

2/8/2019 Cover Memo

Presentation - Davidson Commons East Lot
4D, Map Amendment Pre-Development
Consultation 02.12.19

2/8/2019 Presentation

Attachment - Davidson Cottages Site Plan
02.12.19 2/8/2019 Backup Material

Attachment - Davidson Cottages Statement of
Compliance 02.12.19 2/8/2019 Backup Material
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STAFF ANALYSIS 
To:  Board of Commissioners  
From:  Jason Burdette, Planning Director 
Date: February 12, 2019
Re:  Davidson Commons East Lot 4D, Map Amendment Pre-Development Consultation 
____________________________________________________________________________________
_ 
1. INTRODUCTION

APPLICANT INFO 

 Owner: Saussy Burbank 
 Designer: Woodbine Design 
 Location: 219 Davidson Gateway Dr. (Parcel ID: #00323193) 
 Planning Area(s): Conditional Planning Area
 Area: 3.14 Acres 

REQUEST 

The applicant proposes to re-designate approximately 3.14 acres located on Davidson Gateway Dr. from 
Conditional Planning Area to Lakeshore Planning Area. The applicant envisions a development of 
approximately 38 single-family homes, including homes constructed on-site to meet the Davidson 
Planning Ordinance requirements for Section 5 Affordable Housing. The applicant is meeting with the 
Board of commissioners to understand the viability of the Map Amendment (i.e. rezoning) request prior 
to initiating the official Map Amendment process. The applicant does not anticipate asking for any 
exceptions to the Davidson Planning Ordinance as part of the Map Amendment process. 

2. PLANNING STAFF PRELIMINARY REVIEW

OVERVIEW 

The applicant proposes a Map Amendment for +/- 3.14 acres currently zoned Conditional Planning Area 
to be re-designated as Lakeshore Planning Area. The purpose of tonight’s discussion is to determine 
whether the Board of commissioners would like to see this proposed rezoning move through the formal 
Map Amendment (i.e. rezoning) process.   

Note:   Although as part of this work session the project team has provided a description (i.e. Statement 
of Compliance) and site plan illustrating their potential development, the plan would not be part of the 
official rezoning process. However, these materials have been provided by the applicant to aid in the 
discussion about what a rezoning would mean and this specific project team’s intentions concerning the 
site. The decision to re-designate the land from Conditional Planning Area to Lakeshore Planning Area 
would be based on the Board of Commissioner’s determination that Lakeshore Planning Area is an 
appropriate designation for the site.  
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LAKESHORE PLANNING AREA  

Per Davidson Planning Ordinance (“DPO”) Section 2.2.6, the Lakeshore Planning Area is located at the 
town’s western entrance to Davidson from I-77, within easy walking and bicycling distance to large 
employment centers and downtown Davidson, and with ample access and vistas to Lake Norman, Lake 
Davidson, and Lake Cornelius. The Lakeshore Planning Area contains opportunities for residential 
development of varying intensities integrated within corporate, commercial, and retail mixed-use 
development. This planning area is within the state-mandated watershed overlay district; thus, 
development should be more concentrated in form with a smaller footprint. Shorelines must be 
preserved for public use and aesthetic character. 

The Lakeshore Planning Area permits an array of building types ranging from detached homes (single-
family and duplex), attached homes (triplex and quadplex), townhomes, and multi-family residential 
buildings to Live/Work, Storefront, and Workplace commercial and mixed-use buildings (DPO Table 2-
21). The list of permitted uses in Table 2-20 is equally diverse, ranging from commercial, professional, 
and retail services to institutional uses such as public safety, childcare, and recreational facilities. 

Keeping with the expressed emphasis on compact development noted earlier, the setbacks in the 
Lakeshore Planning Area encourage development to locate close-to the street. Most building types do 
not require a minimum setback distance and a few building types set the maximum setback as zero feet 
(Table 2-22). This reinforces the walkable character of the area and uses land more efficiently in this 
particular context where water quality proves critical.  

Other standards to note include a minimum open space requirement of five percent of the land area 
and a requirement that 100 percent of the lakeshore must be preserved for public access. The latter 
criterion would not apply to this parcel since it does not feature lake front area.  

TIMELINE/PROCESS 

In the spring of 2016, the project team approached staff to discuss the possibility of rezoning the site to 
allow a mix of commercial and residential uses. The project team worked for several months on a few 
different plan iterations feature a mixed-use commercial building adjacent to Woodies Automotive and 
single-family detached residential to the south. Each plan iteration included a built-upon-area (BUA) that 
exceed the impervious area permitted by the Watershed Overlay District (DPO 17), which places 
maximum BUA restrictions on the site (i.e. hardscape surfaces like driveways, parking lots, and building 
footprints must be under a certain percentage of the overall site area).   

The project team began exploring their existing assets throughout the watershed area – generally, land 
west of Main Street – to see if enough of their land holdings could be put under a permanent 
conservation easement that would then allow them to transfer the buildable impervious area from 
these sites to the proposed development site, Davidson Commons East Lot 4D. The project team worked 
on this for many months and well into 2017, documenting the available land and drawing up draft plat 
materials to execute the land transfer. They likewise assembled the other required materials for an 
application. Together, these documents were reviewed and refined over several months while preparing 
an application for “Built-Upon-Area Averaging,” the process alluded to earlier that allows the transfer of 
building land area from one parcel to another within the Watershed Overlay District. In September 2017 
it was determined by staff that the Built-Upon-Area Averaging (BUAA) process required the approval of 
a master plan prior to submitting for BUAA approval to the Board of Adjustment. At the that time, the 
proposed hotel rezoning on Davidson Commons East Lots 4AB was moving forward; it was determined 
that the Board of commissioners would not entertain another rezoning on the same street prior to the 
decision regarding Lots 4AB, especially since the permitted BUA for Lots 4 A-D is linked together through 
a final plat that set the maximum allowed for all four lots, collectively. Until the plan for Lots 4AB was 
finalized, it couldn’t be determined how much BUA would be available for Lot 4D.  

In March 2018, after the board of commissioners’ decision in late 2017 concerning Lots 4AB, the project 
team again approached staff to ask about the process to re-designate the land from Conditional to 
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Lakeshore Planning Area. Staff outlined the Conditional Map Amendment and Map Amendment 
processes that would allow the project team to request a rezoning to replace the current Conditional 
Planning Area designation or the request a new designation, such as Lakeshore Planning Area (LPA), that 
would allow development within the prescribed LPA requirements. 

The project team worked for several months to produce a new plan consisting entirely of single-family 
homes. In the late fall of 2018, they requested to move forward with the Map Amendment process to 
re-designate the parcel to Lakeshore Planning Area. Materials for a Board of commissioners work 
session consultation were submitted in December 2019.  
 
PREVIOUS PLANS/PROPOSED PLAN 

The site has a long history dating to the early 2000’s, when the Harris Teeter/Davidson Commons master 
plan emerged on what was once the Elox Industrial commercial site. This plan partitioned off the land 
east of Davidson Gateway Drive to be handled in a separate planning process. In the mid-2000’s the 
Davidson Commons East Master Plan envisioned on Lots 4C-D an array of single-family detached homes 
around a common green fronting Davidson Gateway Drive. This was replaced in 2010 by a plan for Lots 
4C-D illustrating two commercial buildings fronting Davidson Gateway Dr. with ball fields occupying the 
Lot 4D’s southern half. The Circles at 30 Plan, a town-initiated plan that was recommended by the 
planning board but not adopted by the board of commissioners, later contemplated a couple different 
options:  Option A focusing on mixed-use office/retail buildings and a public park featuring tennis courts, 
and Option B featuring a series of attached housing dwellings or small-scale apartment buildings (2013). 
Since the construction of Woodies Automotive on Lot 4C in 2014, the fate of Lot 4D has remained 
uncertain – a circumstance underscored by the usage of more BUA than initially contemplated on Lots 
4A-C.  

The proposed conceptual plan reflects several elements of the plans that preceded it: 
- The original Davidson Commons East Master Plan with its homes arranged around a common 

open space;  
- The fronting of Davidson Gateway Dr. by buildings (2010 plan, 2013 Circles at 30 plan); and 
- The use of the eastern border for buffering and/or stormwater management facilities.  

As conveyed by the project team, were the requested rezoning to be granted the intent is for the 
proposed plan to meet the ordinance requirements and not request any exemptions. Again, the plan is 
only an indication of what may occur on the site if the parcel is designated as Lakeshore Planning Area.  

 
BUILT UPON AREA AVERAGING 

With the adoption of the Watershed Overlay District text amendments in 2018, the criteria governing 
the use of the Built-Upon-Area Averaging (BUAA) process changed. Notably, the requirements were 
strengthened to afford the Davidson Board of Adjustment increased scrutiny in reviewing such requests. 
Specifically, the text signaled that plans attempting to utilize the process should meet a clearly identified 
housing need (i.e. provide affordable housing) or be a civic/institutional use. The project team has 
expressed an intent to meet the ordinance’s affordable housing requirement (DPO 5.2) through on-site 
construction – an increasingly rare option among developments in Davidson.  

It’s helpful to understand when/how the BUAA process comes into play (the following assumes 
affirmative responses at each point in the process):  

- Pre-Development Consultation:  Commissioners signal their interest in the proposed rezoning. 
- Map Amendment (i.e. Rezoning):  The proposed rezoning proceeds and the planning board 

makes a recommendation and the board of commissioners holds a public hearing and approves 
the rezoning request for Lakeshore Planning Area. 

- Master Plan:  A proposed master plan is put forward in accordance with and follows the process 
outlined in DPO 14.6. This includes an iterative design/revision process, public input session, 
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planning board review and comment, and any additional revisions prior to approval. Assuming all 
applicable DPO and Meck. County criteria are met, the plan is approved. 

- Built-Upon-Area Averaging (BUAA):  The project team then files an application to pursue the 
BUAA process outlined in DPO 17.8. The requisite land area to be traded is secured, placed under 
conservation easement to prevent future development, and the board of adjustment (a subset of 
the planning board that makes quasi-judicial determinations) reviews the application and – if all 
applicable requirements are met – approves the transfer of built upon area from the 
conservation parcels to the proposed development parcel. Lot 4D would then be able to be 
developed according to the previously-approved master plan under Lakeshore Planning Area.  
 

RELATED TOWN GOALS 

There are several parts of the adopted Planning Principles and Comprehensive Plan that address the 
proposed rezoning. These include:  

PLANNING PRINCIPLES 
 Principle 1 Character/Community:  We must preserve Davidson’s character and sense of 

community (compact developments with community open space; neighborhoods welcoming to 
all citizens; and neighborhoods as integral parts of town). 

 Principle 3 Mobility:  We must encourage alternative means of transportation (development 
and redevelopment in walkable, mixed-use, connected neighborhoods). 

 Principle 4 Natural Resources:  We must use our scarce land resources wisely (development that 
builds up and not out). 

 Principle 5 Diversity:  We must create an environment that fosters diversity (provide a mix of 
housing types and prices in each neighborhood). 

 Principle 6 Growth Management:  We must manage growth so that the town can provide public 
facilities and services apace with development (A healthy diversity of uses in walkable, compact 
neighborhoods; alternative transportation options between destinations). 

 Principle 7 Quality of Life:  We must enhance our quality of life through architecture and design 
(well-designed buildings; the design of public spaces to encourage social interaction; public art 
to animate our shared spaces).  

COMPREHENSIVE PLAN (2010) 

Theme:  Promote Cultural, Socioeconomic, & Age Diversity   
 Goal – Encourage Development and Activities that Attract a Variety of Age Groups:  The town 

should require housing and commercial development appropriate for occupants of all ages and 
abilities. 

 Goal – Provide a Full Range of Services and Opportunities for All Socioeconomic Groups:  The 
town should continue requiring affordable housing in all new residential developments. 

Theme:  Maintain Quality Design & Sound Planning Principles 
 Goal - Prioritize Infill and Mixed-Use Development Within or Near Already Developed Areas:  

The town should establish [areas identified in the Targeted Growth Plan] as the highest priority 
for infill development, redevelopment, and mixed-use. 

 
3. FYI OR RECOMMENDED ACTION 

 
The applicant is meeting with the board of commissioners to understand the viability of the Map 
Amendment (i.e. rezoning) request prior to initiating the official Map Amendment process. The purpose 
of tonight’s discussion is to determine whether the board of commissioners would like to see this 
proposed rezoning move through the formal Map Amendment (i.e. rezoning) process.  The board of 
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commissioners should provide direction to the applicant as to whether they believe the proposed 
rezoning to Lakeshore Planning Area to be a reasonable request worth pursuing further.  
 
4. PROCESS/NEXT STEPS 

 
Assuming affirmative responses at each point in the process:  

 BOC Work Session: Winter 2019 
 Rezoning Application:  Winter 2019 
 Rezoning Process/BOC Approval:  Spring 2019 

- Includes Public Hearing and Planning Board Recommendation 
 Master Plan Application:  Summer 2019 
 Master Plan Process/Approval:  Summer/Late Summer 2019 

- Includes Public Input Session, Planning Board Review + Comment: 
 Built-Upon-Area Averaging Application/Approval:  2019 

- Includes Board of Adjustment Approval 
 
5.  RESOURCES & ATTACHMENTS 

 
RESOURCES 

 Davidson Planning Ordinance (2015): http://www.ci.davidson.nc.us/DocumentCenter/View/8499 

 Comprehensive Plan (2010): http://www.townofdavidson.org/340/Davidson-Comprehensive-
Plan  

ATTACHMENTS 

 Statement of Compliance:  Provides a description of a potential site development.  

 Site Plan:  Illustrates a potential site development scenario under the Lakeshore Planning Area. 

 

http://www.ci.davidson.nc.us/DocumentCenter/View/8499
http://www.townofdavidson.org/340/Davidson-Comprehensive-Plan
http://www.townofdavidson.org/340/Davidson-Comprehensive-Plan


Dav. Commons East Lot 4D Map Amendment
Board of Commissioners Work Session

Trey Akers, Planning Dept.
February 12, 2019

DAVIDSON COMMONS EAST
LOT 4D MAP AMENDMENT
PRE-DEV. CONSULTATION



Dav. Commons East Lot 4D Map Amendment
Board of Commissioners Work Session

Trey Akers, Planning Dept.
February 12, 2019

DCE LOT 4D MAP AMENDMENT

1. Context: Site Location
2. Previous Plans/Timeline:  Site History
3. Request/Overview: Map Amendment, Proposed Plan
4. Background:  Lakeshore Planning Area
5. Related Town Goals: Planning Principles, Comp. Plan
6. Process Overview: Decision Points, General Timeline
7. Questions: Follow Up + Discussion

PRESENTATION OVERVIEW
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 Applicants: Saussy Burbank
 Acreage/Parcels:  +/- 3.14 Acres (1 Parcels, CPA Zoning)
 Number of Units:  38 
 Unit Type: Single-Family Detached

̵ Includes Affordable Units (5)
 Details:

̵ Lots:  Two Frontages – Street & Common Open Space
̵ Open Space:  Central Focal Point

REQUEST / OVERVIEW

DCE LOT 4D MAP AMENDMENT
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LAKESHORE PLANNING AREA

 Mixed-Use Area: Compact Form, Diverse Uses (DPO 2.2.6)
̵ Housing Mix:  Single-Family, Duplex, Attached, Townhome, 

Multi-Family
̵ Building Diversity:  Residential, Commercial (Live/Work, 

Storefront, Workplace)
̵ Reflects Planning Principles, Circles @ 30 Plan, Comp. Plan

 Transportation:  Walking/Biking Access Emphasized
 Open Space: Min. 5% Req.
 Environmental:  Shoreline Preservation (Not Applicable Here)

STANDARD REQUIREMENTS
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TOWN RELATED GOALS

 PP1 Character/Place:  Compact Dev., Community Open Space;
 PP3 Mobility:  Encourage Alt. Means of Transportation –

Walkable, Mixed-Use Neighborhoods;
 PP4 Land Resources:  Use Wisely (Dev. Up/Not Out);
 PP 5 Diversity:  Housing/Price Mix in Each Neighborhood;
 PP6 Manage Growth:  Healthy Diversity of Uses;
 PP 7 Quality of Life: Buildings/Places Encourage Interaction.
 Comp. Plan (2010):

̵ Encourage Socioeconomic Diversity
̵ Prioritize Infill Development

PLANNING PRINCIPLES / COMP. PLAN
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PROCESS OVERVIEW

 BOC Work Session:  Winter 2019 [BOC Guidance – Move Forward?]
 Rezoning Application:  Winter 2019
 Rezoning Process/BOC Approval:  Spring 2019

̵ Includes Public Hearing and Planning Board Recommendation
 Master Plan Application:  Summer 2019
 Master Plan Process/Approval:  Summer/Late Summer 2019

̵ Includes Public Input Session, Planning Board Review + Comment
 Built-Upon-Area Averaging Application/Approval:  2019

̵ Includes Board of Adjustment Approval

BOC DIRECTION REQUIRED
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STAFF ANALYSIS 
  
To:  Board of Commissioners  
From:  Jason Burdette, Planning Director 
Date:  February 12, 2019 
Re:  River Run Phase 6, Conditional Planning Area Map Amendment 
_____________________________________________________________________________________ 
 
1. INTRODUCTION 

 
APPLICANT INFO 

 Owner:   River Run Limited Partnership 
 Contractor:   Dieter Crago (Sepi Engineering); Homebuilder: Epcom Communities  
 Location:  18500 Shearer Rd. (Parcel IDs: 00749104, 00749196, 00749106) 
 Planning Area(s): Neighborhood Edge Planning Area, Conditional Planning Area  
 Area:   +/- 74.8 acres   

 
REQUEST 
The applicant proposes to re-designate approximately 74.8 acres located in east of Shearer Rd and south 
of E. Rocky River Rd. from a combination of Neighborhood Edge/Conditional Planning Areas to entirely 
Conditional Planning Area. The applicant is working with Epcom Communities to develop a 130-unit 
active adult (age-targeted) community. As part of the conditional request, the applicant is asking for a 
number of exceptions to the Davidson Planning Ordinance. These exceptions are detailed below.  
 
 
2. PLANNING STAFF PRELIMINARY REVIEW 

 
OVERVIEW 
The applicant proposes a Conditional Planning Area Map Amendment for +/-74.8 acres currently zoned 
Neighborhood Edge (+/-49.8 acres) and Conditional (+/-24.87 acres). Per the DPO, the Conditional 
Planning Area is an option for developers to ask for exceptions from the ordinance in a manner that is 
mutually agreeable to the developer and the Town of Davidson. River Run Ltd.’s proposal includes 130 
age-targeted homes on 52’-wide lots with +/-41.4 acres (55 percent) open space. The purpose of 
tonight’s discussion is to determine if the Board of Commissioners would like to see this proposed 
conditional rezoning move through the formal Conditional Planning Area Map Amendment (rezoning) 
process.   
 

NEIGHBORHOOD EDGE PLANNING AREA  
The Neighborhood Edge Planning Area (NE) was established to provide a transition between Davidson’s 
urban areas and its rural periphery (DPO 2.2.11). Development in this planning area is low-density 
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residential consisting primarily of single-family homes. Transportation systems, with an emphasis on 
greenways and bicycle or multi-use paths, should be evaluated to improve connectivity without 
jeopardizing sensitive natural features or viewsheds.  
 
The Neighborhood Edge Planning Area permits both detached homes (single-family and duplex) and 
attached homes (triplex and quadplex) as approved building types (DPO 2.2.11.C). There are a range of 
development standards specific to each respective planning area, and some requirements pertain to 
building type. For instance, NE Planning Area requires that no more than 90 percent of the units in each 
new development to be single-family detached (excluding duplexes), and no more than 30 percent of 
the units in each new development shall be duplex detached houses or attached house (triplex and 
quadplex building types).  
 
Similarly, the NE Planning Area also requires that in developments of greater than 50 units, a minimum 
of three different lot sizes are required with a minimum of 15’ variation in lot width (DPO 2.2.11.E). Each 
lot size must comprise a minimum of 20 percent of the total lots. Also, a minimum of 35 percent of the 
lots must be 60’ or less (requiring rear alley access).  
 
The purpose of these building type variation requirements and lot width variation standards is to ensure 
that each new development provides a range of housing options for citizens. Many of these concepts 
have long been part of the ordinance (c. 2001); others were recently reinforced with the adoption of the 
Rural Area Plan (2016). Above all, the intent is to ensure that new development reflects Davidson core 
values and planning principles.  
 
TIMELINE 
Staff has been working with River Run Ltd. Partnership and SEPI since early 2018 as part of the informal 
conceptual design phase of the development proposal (DPO 14.3) ahead of a formal application 
submittal. Initial schematic concepts assumed NE Planning Area for all of the parcels. In June 2018, staff 
made the determination (based upon information from River Run Ltd. Partnership and consultation with 
the town attorney) that the existing parcel with the Conditional designation needed to be 
acknowledged. This required that the entire development proposal come under some “non-conditional” 
designation (i.e. NE Planning Area), or that the entire proposal come under a Conditional Planning Area. 
Both scenarios would require a rezoning. River Run Ltd. Partnership questioned this determination until 
September 2018.  
 
In November 2018, the applicant expressed interest in pursuing a Conditional Rezoning of the entire 
property. Per development protocol, staff provides the opportunity for a pre-conditional consultation 
during a work session with the Board of Commissioners. The purpose of this consultation is for staff to 
provide a summary of the applicant’s requested deviations from the ordinance so the board can make 
an informed decision as to whether or not the project has support to move forward. It also allows the 
applicant time to describe their project. The January 8, 2019 work session was targeted; however, the 
applicant did not provide the necessary information as required so that staff could provide a detailed 
analysis. However, commissioners elected to discuss the proposal with the developer at this meeting.  
 
PROPOSED CONDITIONS 
With any conditional proposal, any deviation from the ordinance needs to be formally requested from 
the Board of Commissioners. An underlying zoning must be assumed to reference all deviations from the 
ordinance. In this case, Neighborhood Edge is the assumed underlying zoning. 
 
The applicant provided the required list of exemptions from the ordinance they were seeking in January, 
complying with the deadline ahead of the February 12th work session.  
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Staff has summarized the exemptions below. Additionally, a preliminary review of the site plan suggests 
that additional exemptions should be noted if this project is to move forward.  
 
DEVELOPER NOTED EXEMPTIONS 

1. Exception from the mix of building types required. NE Planning Area requires that no more than 
90 percent of the units in each new development to be single-family detached (excluding 
duplexes), and no more than 30 percent of the units in each new development shall be duplex 
detached houses or attached house (triplex and quadplex building types). The schematic concept 
plan depicts all detached house lots with no variation in building type.  

2. Exception from the variation in lot widths required. NE Planning Area also requires that in 
developments of greater than 50 units, a minimum of three different lot sizes are required with a 
minimum of 15’ variation in lot width. Each lot size must comprise a minimum of 20 percent of 
the total lots. The schematic concept plan depicts one uniform lot size (52’). 

3. Exception from the specific smaller lot requirement. NE Planning Area requires that a minimum 
of 35 percent of all lots be 60’ or less requiring rear alley access. All of the lots depicted on the 
schematic concept plan are less than 60’. 

4. Exception from the alley access requirement for smaller lots. DPO Section 6 requires that all lots 
less than 60’ be rear-accessed via an alley. The schematic concept plan depicts lots less than 60’ 
and no alley access.  

5. Exception to the building setback requirements for front, side, and rear. The applicant has 
requested 20’ front setback (to allow for a car to park), a 5’ side setback, and 10’ rear setback. 
DPO Section 2 specifies minimum 10’ front setback, 3’ side setback, and 20’ rear setbacks.  

6. Exception regarding fronting lots on existing streets. DPO Section 4 requires that all 
developments that include or front on an existing street integrate that street into the 
development. The schematic concept plan depicts homes whose rear elevations front on Shearer.  

7. Exception prohibiting berms. DPO Section 4 prohibits berms that separate development from the 
street.  

8. Exception to the recessed garage placement requirement. DPO Section 4 requires that front-
loaded garages be recessed 10’ behind the front façade. Typical EPCOM house plans (and those 
shown at the Jan. 8 meeting) show garage locations forward the front door.  

9. The applicant intends to provide payment-in-lieu for the affordable housing requirement (DPO 
Section 5).  

10. Exception to the maximum block length requirements. DPO Section 6 limits the maximum block 
length to 600’.  

11. Exception to the requirement for the development’s external connectivity. DPO Section 6 
requires external vehicular connections every 600’. The schematic concept plan is missing 
additional connections to Shearer Rd. and to the parcels to the north.  

12. Exception to the mid-block connections requirement. DPO Section 6 requires mid-block 
pedestrian connections on blocks greater than 300’.  

13. Exception to greenway connections. DPO Section 6 requires greenway connections every 600’.  
14. Exception to the integrated park space requirement. DPO Section 7 requires that in NE Planning 

Area, a minimum of 5 percent of the open space requirement shall be in the form of a park 
integrated within the development. The schematic concept plan depicts all open space at the 
periphery of the proposed development.  

 
STAFF NOTED EXEMPTIONS 

1. While the schematic concept plan depicts a greenway running north/south along the Rocky 
River, the plan omits the east/west connection to the terminus of the West Brach Rocky River 
Greenway (as shown on the adopted Walks and Rolls Active Transportation Plan). Greenway 
infrastructure on adopted plans is a requirement of all development. Also, a connection to the 
trails at the West Branch Nature Preserve is key.  
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2. The schematic concept plan depicts two flag lots. The ordinance does not permit flag lots. 
 
 
RELATED TOWN GOALS 
There are several parts of the adopted Planning Principles, Comprehensive Plan, and Strategic Plan that 
address the proposed rezoning. These include:  

PLANNING PRINCIPLES 
 Principle 1 Character/Community:  We must preserve Davidson’s character and sense of 

community (compact developments with community open space; neighborhoods welcoming to 
all citizens; and neighborhoods as integral parts of town). 

 Principle 3 Mobility:  We must encourage alternative means of transportation (development 
and redevelopment in walkable, connected neighborhoods). 

 Principle 4 Natural Resources:  We must use our scarce land resources wisely  
 Principle 5 Diversity:  We must create an environment that fosters diversity (provide a mix of 

housing types and prices in each neighborhood). 
 Principle 6 Growth Management:  We must manage growth so that the town can provide public 

facilities and services apace with development (A healthy diversity of uses in walkable, compact 
neighborhoods; alternative transportation options between destinations). 

 Principle 7 Quality of Life:  We must enhance our quality of life through architecture and design 
(well-designed buildings; the design of public spaces to encourage social interaction).  

COMPREHENSIVE PLAN (2010) 
Theme:  Promote Cultural, Socioeconomic, & Age Diversity   

o Goal – Encourage Development and Activities that Attract a Variety of Age Groups:  The town 
should require housing and commercial development appropriate for occupants of all ages and 
abilities. 

o Goal – Provide a Full Range of Services and Opportunities for All Socioeconomic Groups:  The 
town should continue requiring affordable housing in all new residential developments. 

Theme:  Maintain Quality Design & Sound Planning Principles 
o Goal - Prioritize Infill and Mixed-Use Development Within or Near Already Developed Areas:  

The town should establish [areas identified in the Targeted Growth Plan] as the highest priority 
for infill development, redevelopment, and mixed-use. 

Theme: Enable Faithful Stewardship of Natural and Historic Assets 
o Goal: Protect and Create Meaningful Open Space: An open space plan should describe priority 

natural areas for preservation and enhancement. 
Theme: Maintain Quality Design and Sound Planning Principles 

o Goal: Insure Compatibility and Connectivity of New Development with Surrounding Context  
 

STRATEGIC PLAN (2018) 
Land Use Strategy: The Town of Davidson will align land use policies… to manage residential growth and 
reduce the scale of future development.  
 
 
3. FYI OR RECOMMENDED ACTION 

The purpose of tonight’s discussion is to better understand the viability of the Map Amendment (i.e. 
rezoning) request prior to initiating the official Map Amendment process. Board feedback is integral to 
this process.  
 
Staff has conducted a preliminary review based upon information provided by the development team. 
At this time, staff would not recommend that this development move forward with the map 
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amendment process. The applicant is asking for an excessive number of exceptions to the ordinance. 
Many of these requested exceptions stand in stark contrast to some of the basic tenets of the ordinance 
and planning principles – a variety of housing options, pedestrian-centric design, connectivity, well-
defined central public spaces, and accessible open space. The purpose for the Conditional Planning Area 
is to create additional controls outside the ordinance to allow for innovative planning/design. Insuring 
quality development is integral to this process. It is staff’s determination that this proposal falls short of 
this expectation.  
 
 
4. PROCESS/NEXT STEPS 

 
TBD. 
 
5.  RESOURCES & ATTACHMENTS 

 
Resources:  Links to referenced policy documents.  

• Davidson Planning Ordinance (2015): http://www.ci.davidson.nc.us/DocumentCenter/View/8499 

• Comprehensive Plan (2010): http://www.townofdavidson.org/340/Davidson-Comprehensive-
Plan  

 

Site Plans/Building Renderings:   

• Proposed Schematic Concept Plan (SEPI) 

 

http://www.ci.davidson.nc.us/DocumentCenter/View/8499
http://www.townofdavidson.org/340/Davidson-Comprehensive-Plan
http://www.townofdavidson.org/340/Davidson-Comprehensive-Plan
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RR6 CONDITIONAL MAP AMENDMENT

1. Request/Overview: General Plan Details
2. Background:  Neighborhood Edge Planning Area/Comparisons
3. Timeline:  Evolving Plans
4. Proposed Conditions: Developer-Requested Exemptions
5. Related Town Goals: Planning Principles
6. Process Options/BOC Direction: Alternatives Overview
7. Questions: Follow Up + Discussion

PRESENTATION OVERVIEW
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CONDITIONAL

SITE CONTEXT
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SITE CONTEXT
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RR6 CONDITIONAL MAP AMENDMENT

 Applicants: River Run Limited Partnership
̵ Additional Partners: Sepi Engineering, EPCON Communities

 Acreage/Parcels:  +/- 74.8 Acres (3 Parcels, NEPA/CPA Zoning)
 Number of Units:  130 
 Target Buyers: Active Adult 
 Details:

̵ Lots:  1 Provided (52’ Width); 3 Required
̵ Open Space:  55% Provided; 45% Required (Caveats:  Main 

Parcel, Floodplain)

REQUEST / OVERVIEW
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PROPOSED PLAN

North
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NEIGHBORHOOD EDGE PLANNING AREA

 Transition Area: Primarily Residential (DPO 2.11.1)
̵ Housing Mix:  90% Single-Family Max., 10% 2-4 Unit Min.
̵ Lot Diversity:  Min. 3 Diff. Lots/50+ Units, Min. # Alley Lots
̵ Reflects Planning Principles, RAP

 Transportation:  Interconnectivity/Greenways Emphasized
 Open Space: Min. 45% Req.
 Environmental:  Viewshed/Natural Corridor Protection 

STANDARD REQUIREMENTS



River Run Ph. 6 Conditional Map Amendment
Board of Commissioners Work Session

Jason Burdette, Planning Director
February 12, 2019

COMPARISON – MAYES HALL



River Run Ph. 6 Conditional Map Amendment
Board of Commissioners Work Session

Jason Burdette, Planning Director
February 12, 2019

COMPARISON – SAME SITE

North
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RR6 CONDITIONAL MAP AMENDMENT

 Initial Meeting:  February 2018
 Incomplete Application:  March 2018 [NEPA Req. Not Met]
 Initial Concept Plan Submitted:  May 2018 
 Iterative Review/Revisions:  May - September 2018 [Reqs. Nearly Met]

̵ Conditional Planning Area Identified:  June 2018
̵ Additional Site Alternatives Explored:  TOD Independent Consultant

 Full Conditional Rezoning Interest Expressed:  November 2018
 Initial BOC Work Session Planning:  January 2019 [Incomplete Materials]
 BOC Work Session:  February 2019 [Complete Materials Provided Jan. 2019]

PROCESS HIGHLIGHTS / PLAN EVOLUTION



River Run Ph. 6 Conditional Map Amendment
Board of Commissioners Work Session

Jason Burdette, Planning Director
February 12, 2019

RR6 CONDITIONAL MAP AMENDMENT

1. Building Type Mix: 1 Provided, 3 Req.
2. Lot Type Mix:  1 Provided (+ 2 Illegal Flag Lots), 3 Req.
3. Alley Lots: None Provided, Min. 35% Req.
4. Street Fronting Buildings:  Req., Shearer Lots Non-Compliant
5. Berms: DPO Prohibits Berms, Plan Proposes Berm on Shearer
6. Min. Block Length: 600’ Max., 300’ Ped. Crossings (Not Met)
7. Connectivity: Missing Req. Road + Greenway Connections
8. Park: DPO Requires Integration, Plan Ignores OS as Focal Pt.

*Taken Together, Plan Requests > 20 Exemptions 

DEVELOPER-REQUESTED EXEMPTIONS



River Run Ph. 6 Conditional Map Amendment
Board of Commissioners Work Session

Jason Burdette, Planning Director
February 12, 2019

TOWN RELATED GOALS

 PP1 Character/Place:  Compact Dev., Community Open Space);
 PP3 Mobility:  Encourage Alt. Means of Transportation –

Walkable, Interconnected Neighborhoods);
 PP4 Land Resources:  Use Wisely (Preserve Views, Trees)
 PP 5 Diversity:  Housing/Price Mix
 PP6 Manage Growth:  Provide Adequate Services/Facilities;
 PP 7 Quality of Life: Buildings/Places Encourage Interaction

PLANNING PRINCIPLES



River Run Ph. 6 Conditional Map Amendment
Board of Commissioners Work Session

Jason Burdette, Planning Director
February 12, 2019

PROCESS OPTIONS

 Option A (Original Path):
̵ Based on Sept. 2018 Plan 
̵ Master Plan Meets NEPA, Requires Rezoning of CPA to NEPA
̵ Consistency with NEPA/Other Planning Processes + Requirements

 Option B (Conditional Map Amendment): 
̵ Based on Proposed Plan or Modified Plan
̵ Master Plan Requests Exemptions, Requires Rezoning of CPA to NEPA
̵ Extensive Negotiations Required
̵ Not Consistent with NEPA/Other Planning Processes + Requirements

BOC DIRECTION REQUIRED



River Run Ph. 6 Conditional Map Amendment
Board of Commissioners Work Session

Jason Burdette, Planning Director
February 12, 2019

QUESTIONS





Agenda
Title:

Villages at South Main Master Plan Amendment Consultation
Planning Director Jason Burdette
Summary: Davidson Village Investments, LLC requests to reduce the proposed unit count
in block 1 by an additional two units, resulting in 29 total residential units. The proposed
reduction of residential units falls outside the administrative approval thresholds based upon
original approval numbers: 39 residential units. If approved, total unit count for Villages of
South Main would be reduced from 31 proposed units (2012 amendment) to 29 units.This is
on the agenda for discussion purposes only.

Summary:

ATTACHMENTS:
Description Upload Date Type
Agenda Memo - Villages at South Main Pre-
Development Consultation Master Plan
Amendment 02.12.19

2/8/2019 Cover Memo

Presentation - Villages at South Main Pre-
Development Consultation Master Plan
Amendment 02.12.19

2/8/2019 Presentation
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STAFF ANALYSIS 
  
To:  Board of Commissioners  
From:  Jason Burdette, Planning Director 
Date:  February 12, 2019 
Re:  River Run Phase 6, Conditional Planning Area Map Amendment 
_____________________________________________________________________________________ 
 
1. INTRODUCTION 

 
APPLICANT INFO 

 Owner:   River Run Limited Partnership 
 Contractor:   Dieter Crago (Sepi Engineering); Homebuilder: Epcom Communities  
 Location:  18500 Shearer Rd. (Parcel IDs: 00749104, 00749196, 00749106) 
 Planning Area(s): Neighborhood Edge Planning Area, Conditional Planning Area  
 Area:   +/- 74.8 acres   

 
REQUEST 
The applicant proposes to re-designate approximately 74.8 acres located in east of Shearer Rd and south 
of E. Rocky River Rd. from a combination of Neighborhood Edge/Conditional Planning Areas to entirely 
Conditional Planning Area. The applicant is working with Epcom Communities to develop a 130-unit 
active adult (age-targeted) community. As part of the conditional request, the applicant is asking for a 
number of exceptions to the Davidson Planning Ordinance. These exceptions are detailed below.  
 
 
2. PLANNING STAFF PRELIMINARY REVIEW 

 
OVERVIEW 
The applicant proposes a Conditional Planning Area Map Amendment for +/-74.8 acres currently zoned 
Neighborhood Edge (+/-49.8 acres) and Conditional (+/-24.87 acres). Per the DPO, the Conditional 
Planning Area is an option for developers to ask for exceptions from the ordinance in a manner that is 
mutually agreeable to the developer and the Town of Davidson. River Run Ltd.’s proposal includes 130 
age-targeted homes on 52’-wide lots with +/-41.4 acres (55 percent) open space. The purpose of 
tonight’s discussion is to determine if the Board of Commissioners would like to see this proposed 
conditional rezoning move through the formal Conditional Planning Area Map Amendment (rezoning) 
process.   
 

NEIGHBORHOOD EDGE PLANNING AREA  
The Neighborhood Edge Planning Area (NE) was established to provide a transition between Davidson’s 
urban areas and its rural periphery (DPO 2.2.11). Development in this planning area is low-density 
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residential consisting primarily of single-family homes. Transportation systems, with an emphasis on 
greenways and bicycle or multi-use paths, should be evaluated to improve connectivity without 
jeopardizing sensitive natural features or viewsheds.  
 
The Neighborhood Edge Planning Area permits both detached homes (single-family and duplex) and 
attached homes (triplex and quadplex) as approved building types (DPO 2.2.11.C). There are a range of 
development standards specific to each respective planning area, and some requirements pertain to 
building type. For instance, NE Planning Area requires that no more than 90 percent of the units in each 
new development to be single-family detached (excluding duplexes), and no more than 30 percent of 
the units in each new development shall be duplex detached houses or attached house (triplex and 
quadplex building types).  
 
Similarly, the NE Planning Area also requires that in developments of greater than 50 units, a minimum 
of three different lot sizes are required with a minimum of 15’ variation in lot width (DPO 2.2.11.E). Each 
lot size must comprise a minimum of 20 percent of the total lots. Also, a minimum of 35 percent of the 
lots must be 60’ or less (requiring rear alley access).  
 
The purpose of these building type variation requirements and lot width variation standards is to ensure 
that each new development provides a range of housing options for citizens. Many of these concepts 
have long been part of the ordinance (c. 2001); others were recently reinforced with the adoption of the 
Rural Area Plan (2016). Above all, the intent is to ensure that new development reflects Davidson core 
values and planning principles.  
 
TIMELINE 
Staff has been working with River Run Ltd. Partnership and SEPI since early 2018 as part of the informal 
conceptual design phase of the development proposal (DPO 14.3) ahead of a formal application 
submittal. Initial schematic concepts assumed NE Planning Area for all of the parcels. In June 2018, staff 
made the determination (based upon information from River Run Ltd. Partnership and consultation with 
the town attorney) that the existing parcel with the Conditional designation needed to be 
acknowledged. This required that the entire development proposal come under some “non-conditional” 
designation (i.e. NE Planning Area), or that the entire proposal come under a Conditional Planning Area. 
Both scenarios would require a rezoning. River Run Ltd. Partnership questioned this determination until 
September 2018.  
 
In November 2018, the applicant expressed interest in pursuing a Conditional Rezoning of the entire 
property. Per development protocol, staff provides the opportunity for a pre-conditional consultation 
during a work session with the Board of Commissioners. The purpose of this consultation is for staff to 
provide a summary of the applicant’s requested deviations from the ordinance so the board can make 
an informed decision as to whether or not the project has support to move forward. It also allows the 
applicant time to describe their project. The January 8, 2019 work session was targeted; however, the 
applicant did not provide the necessary information as required so that staff could provide a detailed 
analysis. However, commissioners elected to discuss the proposal with the developer at this meeting.  
 
PROPOSED CONDITIONS 
With any conditional proposal, any deviation from the ordinance needs to be formally requested from 
the Board of Commissioners. An underlying zoning must be assumed to reference all deviations from the 
ordinance. In this case, Neighborhood Edge is the assumed underlying zoning. 
 
The applicant provided the required list of exemptions from the ordinance they were seeking in January, 
complying with the deadline ahead of the February 12th work session.  
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Staff has summarized the exemptions below. Additionally, a preliminary review of the site plan suggests 
that additional exemptions should be noted if this project is to move forward.  
 
DEVELOPER NOTED EXEMPTIONS 

1. Exception from the mix of building types required. NE Planning Area requires that no more than 
90 percent of the units in each new development to be single-family detached (excluding 
duplexes), and no more than 30 percent of the units in each new development shall be duplex 
detached houses or attached house (triplex and quadplex building types). The schematic concept 
plan depicts all detached house lots with no variation in building type.  

2. Exception from the variation in lot widths required. NE Planning Area also requires that in 
developments of greater than 50 units, a minimum of three different lot sizes are required with a 
minimum of 15’ variation in lot width. Each lot size must comprise a minimum of 20 percent of 
the total lots. The schematic concept plan depicts one uniform lot size (52’). 

3. Exception from the specific smaller lot requirement. NE Planning Area requires that a minimum 
of 35 percent of all lots be 60’ or less requiring rear alley access. All of the lots depicted on the 
schematic concept plan are less than 60’. 

4. Exception from the alley access requirement for smaller lots. DPO Section 6 requires that all lots 
less than 60’ be rear-accessed via an alley. The schematic concept plan depicts lots less than 60’ 
and no alley access.  

5. Exception to the building setback requirements for front, side, and rear. The applicant has 
requested 20’ front setback (to allow for a car to park), a 5’ side setback, and 10’ rear setback. 
DPO Section 2 specifies minimum 10’ front setback, 3’ side setback, and 20’ rear setbacks.  

6. Exception regarding fronting lots on existing streets. DPO Section 4 requires that all 
developments that include or front on an existing street integrate that street into the 
development. The schematic concept plan depicts homes whose rear elevations front on Shearer.  

7. Exception prohibiting berms. DPO Section 4 prohibits berms that separate development from the 
street.  

8. Exception to the recessed garage placement requirement. DPO Section 4 requires that front-
loaded garages be recessed 10’ behind the front façade. Typical EPCOM house plans (and those 
shown at the Jan. 8 meeting) show garage locations forward the front door.  

9. The applicant intends to provide payment-in-lieu for the affordable housing requirement (DPO 
Section 5).  

10. Exception to the maximum block length requirements. DPO Section 6 limits the maximum block 
length to 600’.  

11. Exception to the requirement for the development’s external connectivity. DPO Section 6 
requires external vehicular connections every 600’. The schematic concept plan is missing 
additional connections to Shearer Rd. and to the parcels to the north.  

12. Exception to the mid-block connections requirement. DPO Section 6 requires mid-block 
pedestrian connections on blocks greater than 300’.  

13. Exception to greenway connections. DPO Section 6 requires greenway connections every 600’.  
14. Exception to the integrated park space requirement. DPO Section 7 requires that in NE Planning 

Area, a minimum of 5 percent of the open space requirement shall be in the form of a park 
integrated within the development. The schematic concept plan depicts all open space at the 
periphery of the proposed development.  

 
STAFF NOTED EXEMPTIONS 

1. While the schematic concept plan depicts a greenway running north/south along the Rocky 
River, the plan omits the east/west connection to the terminus of the West Brach Rocky River 
Greenway (as shown on the adopted Walks and Rolls Active Transportation Plan). Greenway 
infrastructure on adopted plans is a requirement of all development. Also, a connection to the 
trails at the West Branch Nature Preserve is key.  
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2. The schematic concept plan depicts two flag lots. The ordinance does not permit flag lots. 
 
 
RELATED TOWN GOALS 
There are several parts of the adopted Planning Principles, Comprehensive Plan, and Strategic Plan that 
address the proposed rezoning. These include:  

PLANNING PRINCIPLES 
 Principle 1 Character/Community:  We must preserve Davidson’s character and sense of 

community (compact developments with community open space; neighborhoods welcoming to 
all citizens; and neighborhoods as integral parts of town). 

 Principle 3 Mobility:  We must encourage alternative means of transportation (development 
and redevelopment in walkable, connected neighborhoods). 

 Principle 4 Natural Resources:  We must use our scarce land resources wisely  
 Principle 5 Diversity:  We must create an environment that fosters diversity (provide a mix of 

housing types and prices in each neighborhood). 
 Principle 6 Growth Management:  We must manage growth so that the town can provide public 

facilities and services apace with development (A healthy diversity of uses in walkable, compact 
neighborhoods; alternative transportation options between destinations). 

 Principle 7 Quality of Life:  We must enhance our quality of life through architecture and design 
(well-designed buildings; the design of public spaces to encourage social interaction).  

COMPREHENSIVE PLAN (2010) 
Theme:  Promote Cultural, Socioeconomic, & Age Diversity   

o Goal – Encourage Development and Activities that Attract a Variety of Age Groups:  The town 
should require housing and commercial development appropriate for occupants of all ages and 
abilities. 

o Goal – Provide a Full Range of Services and Opportunities for All Socioeconomic Groups:  The 
town should continue requiring affordable housing in all new residential developments. 

Theme:  Maintain Quality Design & Sound Planning Principles 
o Goal - Prioritize Infill and Mixed-Use Development Within or Near Already Developed Areas:  

The town should establish [areas identified in the Targeted Growth Plan] as the highest priority 
for infill development, redevelopment, and mixed-use. 

Theme: Enable Faithful Stewardship of Natural and Historic Assets 
o Goal: Protect and Create Meaningful Open Space: An open space plan should describe priority 

natural areas for preservation and enhancement. 
Theme: Maintain Quality Design and Sound Planning Principles 

o Goal: Insure Compatibility and Connectivity of New Development with Surrounding Context  
 

STRATEGIC PLAN (2018) 
Land Use Strategy: The Town of Davidson will align land use policies… to manage residential growth and 
reduce the scale of future development.  
 
 
3. FYI OR RECOMMENDED ACTION 

The purpose of tonight’s discussion is to better understand the viability of the Map Amendment (i.e. 
rezoning) request prior to initiating the official Map Amendment process. Board feedback is integral to 
this process.  
 
Staff has conducted a preliminary review based upon information provided by the development team. 
At this time, staff would not recommend that this development move forward with the map 
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amendment process. The applicant is asking for an excessive number of exceptions to the ordinance. 
Many of these requested exceptions stand in stark contrast to some of the basic tenets of the ordinance 
and planning principles – a variety of housing options, pedestrian-centric design, connectivity, well-
defined central public spaces, and accessible open space. The purpose for the Conditional Planning Area 
is to create additional controls outside the ordinance to allow for innovative planning/design. Insuring 
quality development is integral to this process. It is staff’s determination that this proposal falls short of 
this expectation.  
 
 
4. PROCESS/NEXT STEPS 

 
TBD. 
 
5.  RESOURCES & ATTACHMENTS 

 
Resources:  Links to referenced policy documents.  

• Davidson Planning Ordinance (2015): http://www.ci.davidson.nc.us/DocumentCenter/View/8499 

• Comprehensive Plan (2010): http://www.townofdavidson.org/340/Davidson-Comprehensive-
Plan  

 

Site Plans/Building Renderings:   

• Proposed Schematic Concept Plan (SEPI) 

 

http://www.ci.davidson.nc.us/DocumentCenter/View/8499
http://www.townofdavidson.org/340/Davidson-Comprehensive-Plan
http://www.townofdavidson.org/340/Davidson-Comprehensive-Plan
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Proposed Davidson Village Investments Master Plan Amendment for Block 1
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APPROVED UNITS OVER TIME

VILLAGES OF SOUTH MAIN MASTER PLAN AMENDMENT

2004 2012 Proposed

Block 1 10 8 6

Block 2 12 8 8

Block 3 5 3 3

Block 4 12 12 12
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Agenda
Title:

Downtown Community Gathering Space Update
Economic Development Manager Kim Fleming
Summary: Stantec has provided a revised plan for the downtown space based on feedback
from the board of commissioners and downtown stakeholders (Davidson Farmers Market,
downtown businesses).

Summary:

ATTACHMENTS:
Description Upload Date Type
Agenda Memo - Downtown Community
Gathering Space 02.12.19 2/7/2019 Cover Memo

Presentation - Downtown Community
Gathering Space 02.12.19 2/7/2019 Presentation
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Downtown Community Gathering Space 
To:  Davidson Board of Commissioners  
From:  Kim Fleming 
Date:  February 12, 2019 
Re:  Revised plans for Downtown Gathering Space 
 
1. OVERVIEW 
Stantec has provided a revised plan for the downtown space based on feedback from BOC and 
downtown stakeholders (DFM, downtown businesses). 
 
 
2.RELATED TOWN GOALS 
Strategic Plan Item: Economic Development, Social Community Engagement 
 
List core value(s): The physical, social and intellectual well-being of Davidson citizens is fundamental to 
our community so town government will provide and encourage enjoyable, safe, and affordable 
recreational and cultural lifelong learning opportunities. 
Davidson’s economic health is essential to its remaining a sustainable community so town government 
will judiciously encourage and guide the location of new business. 
 
3. OPTIONS/PROS & CONS 

 
• Approve re-design OR 
• Gather more input/make changes 

 
4. FYI or RECOMMENDED ACTION 
Approve re-design or ask for specific changes. 
 
5. NEXT STEPS 
We are presenting the re-design to the BOC first and based on your feedback will present to the 
downtown stakeholder group. 
 



Flexible Spaces Active Seating Integrated Play Variety of Gathering Places Nighttime Character

View from sidewalk looking toward town plaza and porch overlook (Market Day)

View of flexible plaza with seating and games (Non-Market Day)

View from Main Street (Market Day)

View looking at porch overlook, play area and town plaza (Market Day)

12 February 2019

Transform Uses Ability to Scale Up or Down Seating and Shade Movable Tables and Chairs

Site Plan

Farmer’s Market Concept Plan | Davidson, North Carolina

Stephen Mills Memorial Stage 
(to remain untouched)



12 February 2019

Farmer’s Market Concept Plan | Davidson, North Carolina

Existing Stage 
and Deck

Existing Outdoor 
Seating for 
Summit Coffee

Existing Parking to be 
Removed and Turn-
around to be Added

Decomposed Granite 
Plaza with Concrete 
Bands

Play Structure on Turf

Adirondack Seating

Overlook with Trellis 
Structure and Swings

Bike Parking

Picnic Tables

Existing Walk to be 
Extended for Outdoor 

Seating

Plan View of Market Plaza on a Farmer’s Market Day Plan View of Market Plaza during a Food Truck Event

Aerial View 



Agenda
Title:

Board of Commissioners Quarterly Meeting - March 5
Town Manager Jamie Justice
Summary: In November 2018, the board of commissioners made changes to the 2019
meeting schedule to include quarterly meetings for 2019 starting in March.  It was
determined to revisit the topic in early 2019.  The first quarterly meeting is scheduled for
Tuesday, March 5th. 
 
Staff is suggesting a Quarterly Q&A format. This would entail alternating a.m. and p.m.
sessions each quarter and having the meetings in the town hall board room for logistical
purposes. An elected official would act as the moderator and project updates and/or
relevant topics can be shared with attendees at the beginning of the meeting. The Q&A
period would be handled with note cards provided for attendees to write down questions
or comments. The moderator and staff would then determine how to best address the
questions.  This will manage the Q&A period and allow for board/staff to respond or
follow-up if questions cannot be addressed during the meeting.

Summary:

ATTACHMENTS:
Description Upload Date Type
Agenda Memo - Board of Commissioners
Quarterly Q&A 021219 2/7/2019 Cover Memo
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2019 Quarterly Meetings  
To:  Davidson Board of Commissioners  
From:  Jamie Justice, Town Manager 
Date:  February 12, 2019 
Re:  2019 Quarterly Meetings 
 
1. OVERVIEW 
In November 2018, the board of commissioners made changes to the 2019 meeting schedule to include 
quarterly meetings for 2019 starting in March.  It was determined to revisit the topic in early 2019.  The 
first quarterly meeting is scheduled for Tuesday, March 5th.    
 
Staff is suggesting a Quarterly Q&A format. This would entail alternating a.m. and p.m. sessions each 
quarter and have the meetings in the town hall board room for logistical purposes. An elected official 
would act as the moderator and project updates and/or relevant topics can be shared with attendees at 
the beginning of the meeting. The Q&A period would be handled with note cards provided for attendees 
to write down questions or comments. The moderator and staff would then determine how to best 
address the questions.  This will manage the Q&A period and allow for board/staff to respond or follow-
up if questions cannot be addressed during the meeting. 
 
 
2. RELATED TOWN GOALS 
Strategic plan:  
Community Engagement Goal:  
Tactical priority 1: create new approach to board meetings. 
 
Core value(s):  
Open communication is essential to an engaged citizenry, so town government will seek and provide 
accurate, timely information and promote public discussion of important issues. 
 
Constituents served:  
All citizens 
 
 
3. OPTIONS/PROS & CONS 
Option 1: Quarterly Q&A format.  
Pros: 
Provides meaningful informal and interactive question and answer session. 
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The managed format is conducive to information sharing that avoids the negative complaints received 
from previous coffee chats.  
 
Cons: 
Citizens may not agree with the format and the managed Q&A. 
Added preparation time for board and staff. 
 
 
Option 2: Do not conduct quarterly meetings. 
Pros: 
Less meetings in the year. 
Less preparation time for board and staff. 
 
Cons: 
Does not provide the opportunity for meaningful informal and interactive question and answer session. 
 
Option 3: Another meeting format identified by the board. 
 
4. FYI or RECOMMENDED ACTION 
I suggest the board try the Quarterly Q&A format on Tuesday, March 5th and then re-evaluate.  
 
 
5. NEXT STEPS 
Based on the direction from the board, the quarterly meeting details will be implemented for March 5th 
and the 2019 meeting schedule will be amended.   
 
 



Agenda
Title:

Consider Approval of Budget Amendment 2019-21 to provide funds for the
purchase of 153/155 Mock Road Home to the Davidson Housing Coalition
Town Manager Jamie Justice and Finance Director Pieter Swart
Summary: The mayor and commissioners have been discussing the preservation of
affordable housing in Davidson through the use of the payment in lieu funds the town has
collected. Recently, a house located on two lots at 153/155 Mock Road, has come available.
The Davidson Housing Coalition has agreed to purchase this home so that it can be
preserved and maintained as an affordable housing unit in town. The town and Davidson
Housing Coalition have a history of partnering together on affordable housing units for the
Davidson Housing Coalition to maintain and manage as an extension of the town’s affordable
housing program.  Acquiring this property ensures that the home can remain affordable.
 
The request is for the board is to amend the budget to appropriate up to $210,000 for the
acquisition of these properties and any related costs.  The funds would come from the
town’s payment in lieu program. An agreement would be consummated between the town
and Davidson Housing Coalition regarding this transaction.

Summary:

ATTACHMENTS:
Description Upload Date Type
Agenda Memo - Consider Approval of Budget
Amendment for Purchase of 153/155 Mock
Road Home for Affordable Housing 02.12.19

2/12/2019 Cover Memo

BA 2019-21 2/12/2019 Cover Memo
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Mock Road Purchase Budget Amendment for Affordable Housing Preservation 

To:  Davidson Board of Commissioners  
From:  Jamie Justice, Town Manager 
Date:  February 12, 2019 
Re:  Mock Road Purchase Budget Amendment for Affordable Housing Preservation 

 

1. OVERVIEW 
The mayor and commissioners have been discussing the preservation of affordable housing in Davidson 
through the use of the payment in lieu funds the town has collected. Recently, a house located on two 
lots at 153/155 Mock Road, has come available. The Davidson Housing Coalition has agreed to purchase 
this home so that it can be preserved and maintained as an affordable housing unit in town. The town 
and Davidson Housing Coalition have a history of partnering together on affordable housing units for the 
Davidson Housing Coalition to maintain and manage as an extension of the town’s affordable housing 
program.  Acquiring this property ensures that the home can remain affordable. 
 
The request is for the board is to amend the budget to appropriate up to $210,000 for the acquisition of 
these properties and any related costs.  The funds would come from the town’s payment in lieu 
program.  Any funds up to the $210,000 that go unused would revert back to the affordable housing 
payment in lieu fund.  An agreement would be consummated between the town and Davidson Housing 
Coalition regarding this transaction.  
 
 

2. RELATED TOWN GOALS 
Strategic plan:  
Affordable Housing Goal:  
The Town of Davidson will preserve existing affordable housing,*and other indicia of inclusion, and work 
with a variety of partners to create new available, affordable workforce and elderly housing. 
*Affordable housing for the town of Davidson is defined as incomes between 50% and 120% AMI. 
 
Partnerships Goal: 
The town of Davidson will build on existing relationships to strengthen partnerships with strategic 
organizations and institutions. 
 
Historic Preservation Goal: 
The Town of Davidson will preserve our historically significant structures to retain our authenticity as a 
historic, small college town. 
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Core value(s):  
Davidson’s historic mix of people in all income levels and ages is fundamental to our community, so 
town government will encourage opportunities, services, and infrastructure that allow people of all 
means to live and work here. 
 
Constituents served:  
All citizens 
Affordable Housing program participants 
 
 

3. OPTIONS/PROS & CONS 
Option 1: Approve the budget amendment for the Mock Road purchase for affordable housing 
preservation.  
Pros: 
Supports the town board’s interest in affordable housing. 
Supports the town board’s interest in the preservation of existing affordable housing.  
 
Cons: 
Appropriates monies from the limited funds in the payment in lieu program. 
 
Option 2: Do not approve the budget amendment for the Mock Road purchase for affordable housing 
preservation. 
Pros: 
Saves the payment in lieu funds for other needs. 
 
Cons: 
Does not support the town board’s interest in affordable housing. 
Does not support the town board’s interest in the preservation of existing affordable housing. 
 
 

4. FYI or RECOMMENDED ACTION 
It is recommended that the town board approve the budget amendment of $210,000 (option 1) at the 
February 12th meeting in order to facilitate the transaction occurring in February.    
 
 

5. NEXT STEPS 
If the board approves the budget amendment, town staff will work with the Davidson Housing Coalition 
on the purchase and the agreement regarding this transaction.   
 
 



 

 

BA 2019-21 

 

AMENDMENT TO THE BUDGET ORDINANCE 

 BE IT ORDAINED by the Governing Board of the Town of Davidson, North Carolina, that the 

following amendment be made to the annual budget ordinance for the fiscal year ending June 30, 2019: 

     Section 1: To amend the Affordable Housing Fund, the appropriations are to be changed as 

follows: 

 Acct. No. Account    Decrease  Increase 

      52-40-4920-495 Land and Houses                       $    210,000.00     

Funds will be provided to the Davidson Housing Coalition to purchase property located at 153/155 Mock 

Rd. 

     Section 2: To amend the Affordable Housing Fund, the estimated revenues are to be changed as 

follows: 

Acct. No. Account    Decrease  Increase 

    52-40-3990-980 Fund Balance Appropriated            $      210,000.00 

Funds will be provided to the Davidson Housing Coalition to purchase property located at 153/155 Mock 

Rd. 

     Section 3: Copies of this budget amendment shall be furnished to the Clerk of the Governing 

Board, and to the Budget Officer and the Finance Officer for their direction. 

 

Adopted this 12th day of February, 2019 

 

 



Agenda
Title:

Miscellaneous/Open Discussion
Summary: This is an opportunity for Commissioners to present or discuss any topics
not previously listed on the agenda.

Summary:

ATTACHMENTS:
Description Upload Date Type

No Attachments Available
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