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RIVER RUN PH. 6
CONDITIONAL PLANNING AREA

MAP AMENDMENT

PRE-DEVELOPMENT CONSULTATION

Presenter
Presentation Notes
The purpose of tonight’s discussion is to afford a potential applicant the opportunity to solicit feedback from both staff and the BoC. This discussion should shed light on whether the proposed conditional planning area amendment has viability.. And if the potential applicant should move through the formal process. Feedback provided here does not preclude the develop from submitting an applicant on their own accord. 
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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

Presenter
Presentation Notes
Briefly, this is the presentation overview. 

Read through the seven steps. 
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SITE CONTEXT

NEIGHBORHOOD
EDGE

CONDITIONAL

Presenter
Presentation Notes
To provide some context:

The applicant (River Run Limited Partnership) 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 (49.8 ac.)/Conditional Planning Areas (24.9 ac.) 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. These exceptions are detailed later in the presentation.

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. Again, 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.  
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SITE CONTEXT

NEIGHBORHOOD
EDGE

CONDITIONAL

Presenter
Presentation Notes
This slide provides a little more detailing showing that all of the existing conditional parcels are covered in floodplain. And the eastern edge of the upper parcel also has some floodplain in it too. 
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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:  104 Single-Family Detached; 13 Duplex (26 d/u)
̵ Open Space:  55% Provided; 45% Required (Caveats:  Main 

Parcel, Floodplain)

REQUEST / OVERVIEW

Presenter
Presentation Notes
Additional data supporting what I’ve already described. 

This is River Run Phase VI. They are working with EPCON Communities and SEPI Engineering. 

The proposal includes three tracts totaling almost 75 acres. 

Active adult is River Run’s target market.

The proposal includes 104 single family lots; 13 duplex lots (26 units)

Open space provided includes 55%. 45% is required. A majority of the 55% open space shown on their plan is on the lower parcel and in the floodplain. 
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North

PROPOSED PLAN

Shearer Rd

Presenter
Presentation Notes
This is River Run’s proposed plan with EPCOM. Let me orient you…. NORTH DIRECTION. Shearer. North Parcel, South Parcels. 

Again, the proposal features 130 age-targeted units on 52’ wide lots with 41.4 acres of open space totaling 55%. Duplex lots are shown in dark orange. 

Two access points along Shearer Rd.  With one stub road to the parcel to the north. And one pedestrian access point. 
Various trails are sprinkled throughout the plan and some smaller open spaces (including community gardens)

A proposed greenway would run along the Rocky River on the eastern side of the development and then moving across to the site to its south west corner. 

A clubhouse amenity building is proposed. 
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PROPOSED ELEVATIONS

Presenter
Presentation Notes
Proposed Elevations 
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PROPOSED ELEVATIONS

Presenter
Presentation Notes
Proposed Elevations 
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PROPOSED ELEVATIONS

Presenter
Presentation Notes
Proposed Elevations 
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PROPOSED ELEVATIONS

Presenter
Presentation Notes
Proposed Elevations 
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PROPOSED ELEVATIONS

Presenter
Presentation Notes
Proposed Elevations 
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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

Presenter
Presentation Notes
So now, allow me to provide some context on the existing 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 Development in this planning area is low-density 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. There are a range of development standards specific to each respective planning area (like min. 45% open space in NE), 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. 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. 
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COMPARISON – MAYES HALL

Presenter
Presentation Notes
As a comparison, here’s the Mayes Hall master plan which shows that rigorous building type, lot variation, connectivity, multi-use path and open space standards can be achieved through compliance with the ordinance. 

This master plan had two successful public input sessions and received favorable review and comment from the Planning Board. 

It also shows that there are builders out there who can achieve the high design standards required. 
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COMPARISON – SAME SITE

North

Presenter
Presentation Notes
Similarly, we took a look at master planning the upper northern NE parcel using the existing (in-place) Neighborhood Edge standards. This schematic yielded building variation (8 duplexes), lot variation, connectivity, and accessible open space (52%, though 45% min.). Approximately 80 units. 
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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
 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]
 Developer/Staff Meetings: March-July 2019

PROCESS HIGHLIGHTS / PLAN EVOLUTION

Presenter
Presentation Notes
This slide details a timeline of the process to date. 

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 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.

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.

After some false starts, the developer solicited feedback from the Board in Feb 2019. Specifically regarding the identified 14 exemptions from the DPO. 

From March – July, staff met with the developer several times to clarify the exemptions requested. While the developer made progress on some (such that they were eliminated – like mix of building types, small lot requirements, berms, and garage location), others were added. I’ll describe those in detail on the next slide. 
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RR6 CONDITIONAL MAP AMENDMENT

1. Mix of Lot Sizes: 2 Provided, 3 Req.
2. Alley Access:  None provided; Req. on lots <60
3. Street Fronting Buildings:  Req., Shearer Lots Non-Compliant
4. Driveway Curb Cuts: Limits to 12’; Non-Compliant
5. Number of Driveways: One per lot, Duplex lots have 2
6. Driveway Separation: 15’ Separation Req.; Non-Compliant
7. Connectivity: Missing Req. Road 
8. Mid-Block Connections: Cannot exceed 300’; Partial compliant
9. Greenway Infrastructure: DPO req. construction; Partial 

construction and $500k PIL proposed

DEVELOPER-REQUESTED EXEMPTIONS

Presenter
Presentation Notes
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.

Exception from the variation in lot sizes required. NE 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’). And some duplex lots
Exception from the alley access requirement for smaller lots. DPO 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. 
Exception regarding fronting lots on existing streets. DPO 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. EPCON has proposed a preservation area in this location.
Exception prohibiting driveway curb cuts to exceed 12’. Submitted drawings show driveways double the size.
Exception to the Number of Driveways. Only one driveway shall be permitted per lot except that a duplex quadplex on a corner lot may have one driveway on each fronting street.
Exception to the Driveway Separation Requirements. All driveways must maintain 15’ separation from another driveway. Submitted drawings show driveways closer than this dimension.
Exception to the requirement for the development’s external connectivity. DPO Section 6 requires external vehicular connections every 600’. The schematic plan does show one vehicular stub connection (two required) and one pedestrian connection.
Exception to the mid-block connections requirement. DPO Section 6 requires mid-block pedestrian connections on blocks greater than 300’. The plans have improved in this matter, but are not fully compliant.
Exception to the greenway infrastructure requirement. DPO requires that full greenway infrastructure to be built if shown on an approved plan (Walks and Rolls Plan)
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GREENWAY CONTEXT

RIVER RUN PHASE 5

PROPOSED SITE

SUMMERS WALK

WEST BRANCH 
NATURE PRESERVE

Presenter
Presentation Notes
Greenway Context

Existing Developments… RR5, Summers Walk, Proposed Site

West Branch Nature Preserve

Existing Greenway Infrastructure 
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GREENWAY CONTEXT

Presenter
Presentation Notes
Walks and Rolls Plan 

Existing and Future Greenway Infrastructure
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GREENWAY CONTEXT

PROPOSED SITE

Presenter
Presentation Notes
Proposed Site and Planned greenway infrastructure. 

If shown on an adopted Plan (such as the Walks and Rolls Plan), greenway infrastructure is required to be constructed. That is the baseline. 

As you can see, multiple planned greenways traverse the site. 
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FUTURE GREENWAY CONTEXT

RIVER RUN PHASE 5

PROPOSED SITE

SUMMERS WALK

WEST BRANCH 
NATURE PRESERVE

Presenter
Presentation Notes
Here, we’ve overlaid planned greenways with existing greenway infrastructure to provide a regional context. 

You can see greenways shown east to west, north to south, as well as proposed water crossings/bridges. 

the soft trail that the plan proposes through the West Branch Nature Preserve. 
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FUTURE GREENWAY CONTEXT

RIVER RUN PHASE 5

SUMMERS WALK

WEST BRANCH 
NATURE PRESERVE

PROPOSED SITE

Presenter
Presentation Notes
The applicant has proposed to build part of the greenway infrastructure (shown in black), but then provide a $500k PIL. They are not proposing construction of bridges or any offsite greenway contribution. 
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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

Presenter
Presentation Notes
When staff looks at proposed conditional planning areas, we reference ordinance requirements, but also look to planning principals for guidance. 

Some 
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). 
of the planning principals that come into play here include…
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PROCESS OPTIONS

 Option A (Conditional Map Amendment): 
̵ Based on Proposed Plan or Modified Plan
̵ Master Plan Requests Exemptions, Requires Rezoning of NEPA to CPA
̵ Extensive Negotiations Required + Process (Public Input, Planning Board 

Rec., TIA)
̵ Conditions require BOC approval

 Option B (Do Not Develop): 
̵ Development of this site does not have support to move forward in CPA 

process

 Option C (Develop Neighborhood Edge Parcel Exclusively): 
̵ No rezoning required
̵ Administrative approval (Public Input, Planning Board Rec., TIA, etc.)

BOC DIRECTION REQUESTED
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QUESTIONS

Presenter
Presentation Notes
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 amendment process. The applicant is asking for a significant 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. On-site greenway connections are a baseline. Off-site greenway connections are potential benefits of the Conditional Planning process.  Both are missing. 
 
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. 
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