
TOWN OF DAVIDSON
BOARD OF COMMISSIONERS

Town Hall Board Room - 216 S. Main Street

August 22, 2017

WORK SESSION - 4:00 PM

(Held in the Town Hall Meeting Room)

I. AGENDA DISCUSSION ITEMS

(a) Local Historic District Expansion - Senior Planner Chad Hall
(b) Sidewalk Projects - Public Works Director Doug Wright
(c) Parks/Open Space - Town Manager Jamie Justice and Parks and Recreation Director

Kathryn Spatz
(d) Solid Waste Fee and Tax Exemptions - Town Manager Jamie Justice and Public Works

Director Doug Wright

REGULAR BOARD OF COMMISSIONERS MEETING - 6:00 PM

(Held in the Town Hall Meeting Room)

I. CALL TO ORDER

II. COMMISSIONER REPORTS

(a) Mayor John Woods: Centralina Council of Governments
(CCOG) and Metropolitan Transit Commission (MTC)
 
Commissioner Stacey Anderson: Arts & Science Council (ASC)
 
Commissioner Beth Cashion: Visit Lake Norman (VLN) and North
Mecklenburg Alliance
 
Commissioner Jim Fuller: Lake Norman Chamber (LNC)
 
Commissioner Rodney Graham: Lake Norman Regional Economic
Development Organization (LNREDC)
 
Commissioner Brian Jenest: Charlotte Regional Transportation
Planning Organization (CRTPO) and Lake Norman Transportation
Commission (LNTC)



III. ANNOUNCEMENTS

(a) Recognition of Chad Hall, AICP Certification - Jason Burdette,
Planning Director

IV. PRESENTATIONS

(a) Design Review Board Bi-Annual Report - DRB Chair Bob Lauer

V. NEW BUSINESS

(a) Consider Approving Resolution 2017-23 - Requesting Department
of Transportation Secretary Address Town of Davidson

VI. DISCUSSION

(a) Hyatt Place Citizen Feedback - Planning Director Jason Burdette;
Senior Planner Trey Akers

(b) Affordable Housing Strategy - Affordable Housing Manager Cindy
Reid

(c) WestBranch project status update - Planning Director Jason
Burdette; Senior Planner Chad Hall

VII. SUMMARIZE MEETING ACTION ITEMS

VIII. ADJOURN



Agenda Title: Local Historic District Expansion - Senior Planner Chad Hall

Summary: A discussion of the process required to expand the Local Historic District.

ATTACHMENTS:
Description Upload Date Type
Local Historic District Expansion presentation 8/17/2017 Presentation



Local Historic District Expansion
Board of Commissioners 

Chad Hall, Senior Planner
August 22, 2017

LOCAL HISTORIC DISTRICT 
EXPANSION



Local Historic District Expansion
Board of Commissioners 

Chad Hall, Senior Planner
August 22, 2017

LOCAL HISTORIC DISTRICT

Local Historic District (Current)



Local Historic District Expansion
Board of Commissioners 

Chad Hall, Senior Planner
August 22, 2017

What steps are required for expansion of the Local Historic District?

• Produce nomination report with inventory of the area and rationale 

for expansion or creation of a new local historic district.

• Requires public comment/participation and a Town Board vote (map 

amendment)

The good news is that national nomination report is complete, so 75% 

of the report ingredient is already there; we need to produce an 

introduction and history of the area wishing to be added. 

LOCAL HISTORIC DISTRICT



Local Historic District Expansion
Board of Commissioners 

Chad Hall, Senior Planner
August 22, 2017

Process:

• Community Involvement 

• Draft report – critical thinking of history of the specific area: inventory 

and map

• Draft report to State Historic Preservation Office (SHPO) for review 

and comment (30 days typical)

• Traditional map amendment for Overlay (letters adjacent property 

owners, public hearing, etc.) including Public hearings at Planning 

Board and Town Board

LOCAL HISTORIC DISTRICT



Local Historic District Expansion
Board of Commissioners 

Chad Hall, Senior Planner
August 22, 2017

How far to expand current district or create a new district?

• It’s up to the community. The larger the area, the more land owners 

involved; the smaller the area, the better chance for buy-in from the 

smaller area.

• Each time LHD is expanded, this process will have to occur; the 

expansion of the district must be justified in terms of historic 

significance in that area.

LOCAL HISTORIC DISTRICT



Local Historic District Expansion
Board of Commissioners 

Chad Hall, Senior Planner
August 22, 2017

Next Steps:

• Staff has met with SHPO (July 14) and toured the National Register 

of Historic Places District with them for guidance

• Work with SHPO on supplemental materials and tentative timeline 

for 2018

• Community Engagement – Determine level of readiness in an area 

for Local Historic District consideration

LOCAL HISTORIC DISTRICT



Local Historic District Expansion
Board of Commissioners 

Chad Hall, Senior Planner
August 22, 2017

LOCAL HISTORIC DISTRICT

National Register of Historic Places District



Agenda Title: Sidewalk Projects - Public Works Director Doug Wright

Summary: Status of Sidewalk Projects

ATTACHMENTS:
Description Upload Date Type
2017 Sidewalk Projects 8/22/2017 Cover Memo
Sidewalks Map 8/22/2017 Cover Memo





Doug Wright, Public Works Department

Sidewalk Projects

August 22, 2017

Grey Rd



Doug Wright, Public Works Department

Sidewalk Projects

August 22, 2017

Grey Rd Right-of-Way



Doug Wright, Public Works Department

Sidewalk Projects

August 22, 2017

Walks and Rolls Plan

• Beaty St Griffith to Main

• N Main

• S Main replace non-compliant

• Main St Glasgow to Griffith widen

• Griffith Spinnaker Cove to Beaty St

• Concord north side

• Watson Delburg to Griffith

• Griffith St bridge

• Delburg Beaty to Watson

• Jackson St Main to Griffith

• Jetton St south side

• Grey Rd

• Concord Rd south side replace non-compliant



Doug Wright, Public Works Department

Sidewalk Projects

August 22, 2017



Doug Wright, Public Works Department

Sidewalk Projects

August 22, 2017

Potential Projects Fall – Winter 

2017
• Spring St tree conflict

• North Main design complete

• Watson St design complete

• Delburg St design in process

• Catawba Ave design in process

• Mock Rd / Cr design not required
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Agenda
Title:

Parks/Open Space - Town Manager Jamie Justice and Parks and Recreation Director
Kathryn Spatz

Summary: Please see attached for discussion.

ATTACHMENTS:
Description Upload Date Type
Parks Distribution Map 8/17/2017 Cover Memo
Parks Impervious 8/22/2017 Cover Memo
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Agenda
Title:

Solid Waste Fee and Tax Exemptions - Town Manager Jamie Justice and Public Works
Director Doug Wright

Summary: Discuss Solid Waste Fees and Tax Exemptions

ATTACHMENTS:
Description Upload Date Type
Links to Property Tax Exclusions Exemptions
Meck and Iredell 8/18/2017 Cover Memo

Solid Waste Fee CO MECKLENBURG-July
2010 8/22/2017 Cover Memo



Mecklenburg County 
https://www.mecknc.gov/AssessorsOffice/Pages/Tax-Exclusions-Deferrals.aspx 

Tab with details on property tax exclusions 

• Limited Income 
• Disabled Veterens 
• Elderly / Disabled 
• Brownfields 
• Real Estate Exemptions 
• Present Use Value Deferment 
• Historic Property 

 

https://www.mecknc.gov/TaxCollections/Pages/TaxRelief.aspx 

TAX RELIEF 
Share 

Certain homeowners may qualify for one of these three programs offering property tax relief 
in the state. 

  

1. LOW-INCOME HOMESTEAD EXCLUSION 

North Carolina allows low-income homestead exclusions for qualifying individuals. Qualifying owners 
must apply with the Assessor's Office between January 1 and June 1. If you qualify, you can receive 
an exclusion of thetaxable value of your residence of either $29,500, or 50%  (whichever is greater). 

As of January 1 of the year for which the exclusion is claimed: 

• The applicant's name must be on the deed or title to the residence. 
• The residence must be the applicant's primary residence. 
• The applicant must be: 

1. A North Carolina resident. 
2. At least 65 years of age or totally and permanently disabled. Total and permanent 

disability is a disability that substantially hinders a person from obtaining gainful 
employment. 

3. If claiming disability, able to provide proof of disability in the form of a certificate from 
a physician licensed to practice medicine in North Carolina or from a governmental 
agency authorized to determine qualification for disability benefits. 

4. Of an income for the preceding calendar year of not more than the income eligibility 
limit*. Income determination is described below. 

2. DISABLED VETERANS HOMESTEAD EXCLUSION 

North Carolina excludes from property taxes the first $45,000 of assessed value for specific real 
property or a manufactured home which is occupied as a permanent residence by a qualifying 
owner. 

Applicants for this exclusion must meet the following requirements, regardless of age or income: 

• Be an honorably discharged veteran who has a 100% total and permanent disability that is 
service-connected or the unmarried surviving spouse. 



• Be certified by the U.S Department of Veterans Affairs or another federal agency of the 
permanent total disability that is service-connected. 

• There is no age or income requirement. 
3. PROPERTY TAX DEFERRAL FOR THE ELDERLY OR TOTALLY AND PERMANENTLY 
DISABLED ("CIRCUIT BREAKER") 

This program is available instead of Homestead Exclusion for elderly or disabled homeowners 
whose income does not exceed 150% of the income eligibility limit* for the Homestead Exclusion. 

As of January 1 of the year for which the deferral is claimed, the applicant must: 

• Meet the requirements as stated in the Homestead Exclusion for age or disability. 
• Must have owned and occupied the property as the owner's permanent legal residence for 

five (5) years. 
• Must be a North Carolina resident. 
• For married applicants residing with their spouses, include the income from both spouses, 

whether or not the property is in both names. 
Other Requirements: 

• All owners of the property must apply and elect to defer the applicable portion of their taxes.  
• A new application is required annually. 

Unlike exclusion, which reduces taxes owed (by excluding part of the value on which the tax is 
based), deferral postpones paying (defers) a portion of taxes due in one year to some future time 
(such as sale of the property), based on the owner's income. 

INCOME DETERMINATION - for Low Income Homestead Exclusion or Property Tax Deferral 

Documentation verifying income is required. For married applicants residing with their spouses, the 
income from both spouses must be included, whether or not the property is in both names. 

Income from EVERY source must be listed on the application, with the exception of gifts or 
inheritances received from a spouse, lineal (direct) ancestor, or lineal descendant. Examples of 
income include but are not limited to disability payments, IRA distributions, pensions and annuities, 
social security benefits, capital gains, and veteran benefits. 

*Annual Income Eligibility Limit is set every year by the NC Department of Revenue. The limit for 
2017 is $29,500 for income received from all sources during the calendar year 2016. This limit 
establishes the ceiling for the Low-Income Homestead Exclusion (option 1 above). It further 
establishes the ceiling for the Circuit Breaker deferral of taxes (option 3 above), where income 
cannot exceed 150% ($44,250) of this limit. Please contact 704-336-6348or visit us in our office if 
you have questions concerning how this applies to your situation. 

  

CITY OF CHARLOTTE AUTO FEE ELDERLY REDUCTION 

Charlotte residents who qualify for the Homestead Exclusion may also apply for a reduction in the 
Auto Fee for their vehicles: City of Charlotte Auto Fee Elderly Reduction Application.  
 
IMPORTANT!    

For relief for 2016 property taxes, applications had to be filed (received or postmarked) by June 1, 
2016 as provided under North Carolina statute.  You may call for further assistance. 

More information:  
Mail:  Completed applications should be returned to 
 
         Mecklenburg County 



         Exemptions 
         P. O. Box 31457 
         Charlotte, NC 28231-1457 
 
 
Call: Within Mecklenburg County - 311 

        Outside of Mecklenburg County - 704-336-7600  
Visit: Real Property Division of  
        Mecklenburg County Assessor's Office, Suite 203 
        Bob Walton Plaza 
        700 E Stonewall St 
        Charlotte, NC 28202 

E-mail  
 
 
Other Services for Seniors 

Mecklenburg County provides a Just 1 Call service for senior adults, in partnership with the United 
Way of the Central Carolinas.  Citizens can go to the Website or call one number to find out what 
services are available to them, both through the County and through other service providers like 

United Way.  Call 704-432-1111 , or click on the logo below. 
 

  



Iredell County 
https://www.co.iredell.nc.us/410/Property-Exemptions 

 

 

Property Exemptions 

Apply 

Every property owner claiming exemption from property taxes must establish that the 
property is entitled thereto. An application for exemption must be filed during the listing 
period with the County Assessor, or if the North Carolina Department of Revenue 
assesses the property.  
 

More Information 
For further information or to receive a blank application, call the Appraisal Section at 
704-878-3013 or contact them by email. 

Applications 

o AV-10 Application for Property Tax Exemption (PDF) 
o AV-10V Application for Motor Vehicle Exemption (PDF) 



 

 

TOWN OF DAVIDSON 

RESIDENTIAL SOLID WASTE FEE 

ORDINANCE 

 

 

 WHEREAS, North Carolina General Statutes, Chapter 153A, Sections 292 and 293, 

authorize counties to impose fees for the availability and use of solid waste disposal facilities 

provided by the counties and to bill such fees with property taxes; and 

 

 WHEREAS, the Town of Davidson Board of Commissioners imposed a Residential 

Solid Waste Fee for the fiscal year beginning July 1, 2010, and ending June 30, 2011, on all 

residences located in the Town of Davidson on January 1, 2009, by including the same in its 

Budget Ordinance; and 

 

 WHEREAS, the Town of Davidson Board of Commissioners has caused this Ordinance 

to be prepared to specify the administrative details relative to the billing and collection of the 

Residential Solid Waste Fee; now, therefore, 

 

 BE IT ORDAINED BY THE TOWN OF DAVIDSON BOARD OF 

COMMISSIONERS that the following Residential Solid Waste Fee Ordinance is hereby 

adopted. 

 

 Section 1. Definitions. The following definitions apply in this Ordinance: 

 

(a) “Residence” means property used or, if vacant, designed to be used as a  

residential dwelling for one or more persons, whether or not the property is also used for other 

non-dwelling purposes.  The term includes mobile homes, single family, multifamily, and other 

structures used or designed to be used as residential dwellings.  There can be multiple residences 

within a single structure, such as apartments, duplexes, town houses, or condominiums.  The 

term does not include hotels, motels, inns, tourist camps, or other similar places that are required 

to collect a room occupancy tax under the Mecklenburg County ordinance imposing a room 

occupancy tax. 

 

(b) “Mobile home” means a structure, transportable in one or more sections, which,  

in the traveling mode, is 8 feet or more in width or is 40 feet or more in length, or, when erected 

on site, is more than 320 square feet, and which is built on a permanent chassis and used or 

designed for use as a residence, with or without a permanent foundation, when connected to the 

required utilities. 

 

(c) “Fee” means the Residential Solid Waste Fee imposed by the Town of Davidson 

Budget Ordinance which is adopted from time to time. 

 

(d) “Tax Administrator” means the Mecklenburg County Tax Administrator and any  
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persons designated by him or the Town of Davidson to levy and collect the Fee and administer 

the terms of this Ordinance. 

 

(e) “Levy” or “levied” means the act of determining what property is subject to the  

Fee and the assessment and billing of the Fee by the Tax Administrator. 

 

 Section 2. Relationship to Machinery Act.  The Fee shall be billed with property 

taxes, payable in the same manner as property taxes, and collected in any manner by which 

delinquent personal or real property taxes can be collected, all as provided in Subchapter II, 

Chapter 105, of the North Carolina General Statutes. 

 

Section 3. Administration.     The Mecklenburg County Tax Administrator will levy  

and collect the Fee and may promulgate additional rules and regulations necessary for the 

implementation of this Ordinance not inconsistent with the specific provisions set forth herein. 

 

Section 4. Property Affected. The Fee is imposed upon all property in  

the Town of Davidson which is a residence.  The Fee is imposed on each separate residence. 

 

 Section 5. Date as of Which Ownership and Eligibility for Imposition of the Fee is to 

be Determined.    The ownership of property subject to the Fee shall be determined as of January 

1, 2010, for the fiscal year beginning July 1, 2010, and as of January 1 of each year thereafter for 

each successive fiscal year for which the Fee is imposed.  If any property subject to the Fee as of 

January 1 is destroyed, demolished, removed, becomes uninhabitable, or otherwise loses its 

eligibility for the Fee prior to July 1 and remains as such as of July 1 of that calendar year, the 

property will not be subject to the Fee.  A change of ownership of the property between January 

1 and July 1 will not cause the property to lose its eligibility for imposition of the Fee.  A 

residence which is vacant due to being partially completed as of January 1 shall no be subject to 

the Fee, even though it is fully completed as of July 1.  A residence which is vacant due to being 

renovated as of January 1 shall be subject to the Fee, provided the residence is occupied or 

available for occupancy as of July 1. 

 

 Section 6. Exclusion of the Fee.      For the first fiscal year in which the Fee is 

imposed (July 1, 2010, through June 30, 2011), the Fee shall not be imposed on any residence 

which, at all times from July 1, 2010, through December 31, 2010, (i) has its waste collected by a 

private contractor who disposes of the solid waste at a solid waste facility provided by the private 

contractor and (ii) does not use any of the Town’s contracted solid waste collection services.  For 

subsequent fiscal years, the Fee shall not be imposed on any residence which, at all times from 

January 1 of the calendar year in which the fiscal year opens through December 31 of said 

calendar year, meets the same requirements as set forth in (i) and (ii) of this paragraph. 

 

Residences which are excluded from property taxation under the Homestead Exemption defined 

in N.C.G.S. §105-277.1, but would otherwise be subject to the Fee, shall also be exempt from the 

Fee. Likewise any Residence that falls within the Affordable Housing Program of the Town of 

Davidson or is considered an Affordable Housing Land Trust property, and that would otherwise 

be subject to the Fee, shall be exempt from the Fee. 

 



 - 3 -

 Section 7. Assessment Procedure.    The Tax Administrator shall determine on which 

properties the Fee shall be levied and shall include the amount of the Fee on the tax bill of the 

owner of the property as of January 1.  The Fee imposed on a residence which is not assessed for 

property taxes by the Tax Administrator in connection with or as a part of a specific parcel of 

land shall be billed by a separate bill to the owner of the residence.  Except for the exclusions 

listed in Section 6, Residences which are exempt from property taxation, but which are subject to 

the Fee, shall be billed by a separate bill to the owner of the residence. 

 

 Section 8. Late Levy of the Fee.     If the Tax Administrator fails to levy the Fee on 

one or more residences in the County during the normal billing period due to inadvertence or 

other good reason, the Fee may be levied at any time during the applicable fiscal year or the next 

succeeding fiscal year.  For purposes of determining the due date and applicability of interest, the 

late levy shall be deemed to be a Fee for the fiscal year beginning on July 1 of the calendar year 

in which the Fee is levied. 

 

 Section 9. Due Date; Interest for Nonpayment.    The Fee is due September 1, 2010, 

and September 1 of each successive year for which the Fee is imposed.  The Fee is payable at par 

if paid before January 6 following the opening of the fiscal year.  Any portion of the Fee not paid 

on or before January 6 is delinquent and interest will accrue as follows:  For the period January 6 

to February 1, interest accrues at the rate of two percent (2.0%); and for the period February 1 

until the principal amount of the Fee and the accrued interest is paid, interest accrues at the rate 

of three-fourths of one percent (3/4%) a month or fraction thereof. 

 

 Section 10. Appeals.     The owner of property upon which a Fee is levied by the Tax 

Administrator shall have the right to file a notice of exception with the Tax Administrator at any 

time prior to the date the Fee becomes delinquent, unless the notice of the Fee is mailed less than 

thirty (30) days prior to the delinquent date, in which event the owner shall have thirty (30) days 

after the date of mailing in which to file a notice of exception.  Upon receipt of a timely 

exception, the Tax Administrator shall arrange a conference with the owner to afford him an 

opportunity to present any evidence or argument he may have regarding the Fee and the Tax 

Administrator shall have the authority to authorize a rebate or refund of the Fee if he concludes 

the Fee is not owed.  Within fifteen (15) days after the conference, the Tax Administrator shall 

give written notice to the owner of his final decision.  In cases in which agreement is not 

reached, the owner shall have fifteen (15) days from the date the notice is mailed to appeal the 

Tax Administrator’s decision to the Board of Commissioners of the Town of Davidson 

(“Board”) for a final decision in accordance with the rules of procedure established by the Board.  

The Board shall have the right to appoint a special committee consisting of at least three persons 

from the Board to hear the appeals.  Notwithstanding any pending exceptions by the owner to the 

Tax Administrator or appeal to the Board, the owner shall pay the Fee prior to the date interest 

accrues, subject to a refund, without interest, if the final appeal is decided in the owner’s favor.  

If a Fee is refunded, the Town of Davidson Finance Director shall issue the refund from the Solid 

Waste Fund. 

 

 Section 11. Liens.     The Fee shall be a lien on real and personal property under the 

same rules as set forth in N.C.G.S. §105-355, and other sections of The Machinery Act. 
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 Section 12. Remedies for Collection.     The Tax Administrator shall have the same 

remedies for collecting the Fee as provided in N.C.G.S. §105-366, 367, 368, 374, and other 

sections of The Machinery Act. 

 

 Section 13. Partial Payments.    The Tax Administrator shall be entitled to collect 

partial payments of the Fee.  If a bill from the Tax Administrator includes a combination of 

property taxes or other assessments with the Fee, the Tax Administrator shall apply any partial 

payments in the order in which such payments are now applied under the hierarchy utilized by 

the office of the Tax Administrator, with the Fee to be applied at the lowest priority of the 

hierarchy existing as of the date of this Ordinance. 

 

 Section 14. Imposition of Fee Against Property Owned and Listed by Multiple 

Owners.     If there are multiple owners of property on which the Fee is imposed and such 

multiple owners are assessed separately for property taxes, the Fee shall be levied on a ratable 

basis in accordance with the percentage of interest owned by the multiple owners. 

 

 Section 15  Adjustment of Fee.   In the event that the Board of Commissioners 

determines that a Fee has been levied against a type or types of residence in an amount which is 

in excess of the Fee which should have been levied, the Board of Commissioners shall have the 

authority to direct the Mecklenburg County Tax Administrator and/or the Town of Davidson 

Finance Director to refund, rebate, or credit an appropriate amount to the affected property 

owners either in the fiscal year for which the Fee was levied or in the next fiscal year.  If a 

portion of a Fee is refunded, rebated, or credited, the adjustment of the Fee shall be from funds 

contained in the Solid Waste Fund. 

 

 Section 16. Effective Date.      This Ordinance is effective for the fiscal year beginning  

 

July 1, 2010. 

 

 ADOPTED this    day of    , 2010  

 

 

 

 

 

APPROVED AS TO FORM: 

 

___________________________________ 

Town Attorney 
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RESOLUTION 2016-23 

 

REQUESTING NORTH CAROLINA DEPARTMENT OF TRANSPORTATION 

SECRETARY JAMES H. TROGDON III ADDRESS TOWN OF DAVIDSON 

 

WHEREAS, Former NC Secretary of Transportation Tennyson asked the Town of 

Davidson and other jurisdictions to submit specific concerns and comments about 

the Comprehensive Agreement between the North Carolina Dept. of Transportation and I-77 

Mobility Partners, LLC for I-77 Managed Lanes Project (I-3311C, I-5405, I-4750AA) and design 

in Spring 2016, which the Town did within the 30-day requested response time; and 

 

WHEREAS, Secretary of Transportation Trogdon presented at the March 2017 CRTPO, 

and stated that the Town’s submitted comments would be part of the Mercator Advisors review of 

said contract; and 

 

WHEREAS, at the time of that presentation, it was requested that the Secretary directly 

respond to the North Mecklenburg Towns’ submitted comments/concerns, including those 

submitted by the Town of Davidson, with a “one-on-one" presentation with the Towns once the 

preliminary report was prepared, to which Secretary Trogdon stated “all comments will be 

addressed"; and 

 

WHEREAS, the Mercator Advisors preliminary report is now available; and 

 

NOW THEREFORE, BE IT RESOLVED, that the Town of Davidson formally requests 

the NC Secretary of Transportation Trogdon and appropriate representatives to address the Town’s 

concerns and comments regarding the Comprehensive Agreement between the North Carolina 

Dept. of Transportation and I-77 Mobility Partners, LLC for I-77 Managed Lanes Project (I-

3311C, I-5405, I-4750AA) and design at a forum held in Davidson before the Mercator Advisors 

report is final, to assure each and every concern has been sufficiently addressed as the Secretary 

had previously agreed.  

 

Adopted this 22nd day of August, 2017 

 

 
       ______________________________ 
       John M. Woods 

Mayor 
ATTEST: 
 
_____________________________ 
Carmen Clemsic 
Town Clerk 
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MEMO 

Date:  August 22, 2017  
To:  Board of Commissioners 
From:  Jason Burdette, Planning Director 
Re:  Davidson Commons East Hotel – Stakeholder Feedback 
_____________________________________________________________________________________ 
 

1. INTRODUCTION 
 

PURPOSE & PROCESS 

This memorandum summarizes feedback gathered from stakeholders from July-August 2017. The 
feedback concerns a proposed hotel located at 131 Davidson Gateway Drive (Parcel IDs #00323190, 
#00323191). Staff collected feedback directly from stakeholders over the course of three weeks via the 
following means: 

 7/31/17, Joint Work Session:  A meeting co-hosted by the Board of Commissioners and Planning 
Board and at which members offered initial feedback concerning the proposed plan. 

 8/4/17, Site Walk:  A staff-led walk of the site, surrounding parcels, and surrounding streets 
attended by various stakeholders, including:  Area neighbors and adjoining property owners (i.e. 
Woodies Automotive staff); interested citizens; Community School of Davidson (CSD) parents; 
and, the property owner and developer.  

 8/4/17, Lunch & Learn:  A staff-led presentation, discussion, and comment period attended by 
area neighbors and adjoining property owners; interested citizens; CSD parents; and, the 
property owner and developer.  

 8/10, West Davidson:  A staff-led presentation, discussion, and comment period attended by 
area neighbors and adjoining property owners from West Davidson, along with other interested 
citizens and CSD parents.  

 8/10, Spinnaker Cove:  A staff-led presentation, discussion, and comment period attended by 
area neighbors, including CSD + Davidson Day parents and staff.  

 August 2017, Additional Stakeholders:  Meetings, phone calls, and emails conducted with and 
shared by adjoining property owners, interested citizens, and stakeholders.  

REQUEST 

The applicant requests a Conditional Master Plan Amendment to develop a commercial hotel on 2.1 
acres. The proposed hotel size would be approximately 74,500 square feet, four stories in height, and 
feature +/- 115 rooms. The proposal includes a pedestrian plaza along Griffith St. and a retail space on 
the site’s northwest corner at the intersection of Griffith St. and Davidson Gateway Dr. 
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2. EXECUTIVE SUMMARY 
 

FEEDBACK OVERVIEW 

The main topics of discussion identified by stakeholders are summarized immediately below. 
Subsequent sections of this memo offer additional information concerning the topics discussed as well 
as questions asked.  The feedback can be summarized as follows: 
 

 Uses:  Stakeholders expressed varying viewpoints on whether the hotel use, meeting spaces, 
bistro (i.e. café inside the hotel, potentially serving alcohol), and retail component were 
desirable. 
» Visitors:  Many shared concerns about a hotel use featuring a constant stream of visitors – 

specifically, that this was not compatible with adjacent schools and the elderly population 
living in West Davidson (see the Safety bullet point below). 

» Destination:  On the other hand, stakeholders also stated that the plaza and retail component 
would be welcome, informal destinations that could be frequented by area residents, 
students, parents of students, and visitors.  

» Demand:  Several stakeholders questioned whether the demand for an additional hotel was 
warranted, while others stated that the town’s current options are limited (with one small-
scale use downtown and another commercial-scale use at Exit 30).  

» Right Use, Wrong Location:  Many stated that the hotel use was fine but its location on a 
limited site area and next to a school posed too many irreconcilable challenges.  

 Parking:  All stakeholders, whether for or against the proposed use, identified the future parking 
implications as a serious concern.   
» Proposed Amount:  Many questioned whether the amount of proposed parking – including 

on- and off-site/on-street spaces identified – was sufficient to accommodate the hotel, its 
meeting spaces, employee parking, and retail space. 

» On-Street:  Several people questioned whether on-street parking was safe, esp. in a high-
traffic area near the school or along Griffith Street. Others supported the addition of on-street 
parking, seeing it as an enhancement to parking capacity and pedestrian safety by creating a 
barrier between sidewalk users and the street. 

 Traffic:  All stakeholders noted that any development, whether a hotel or otherwise, posed a 
challenge during the schools’ peak arrival/pick-up periods.  

 Safety:  Many stakeholders conveyed serious concerns about a hotel use.  
» Visitors:  Most of the concerns related to the continual presence of visitors adjacent to a 

school use where children are present; fear of contact or observation of children by visitors 
was noted. Additionally, West Davidson residents cited concerns about elderly residents being 
exposed to a frequent stream of visitors at the hotel.  

» Pedestrian Mobility:  Many stakeholders described the movement of pedestrians throughout 
the site and school area as the most pressing issue related to the proposal. Many voiced 
support for recommendations included in the Staff Analysis, including the suggested on- and 
off-site infrastructure improvements pertaining to a multi-use path, crosswalk enhancements, 
on-street parking, and a mid-block crossing with pedestrian refuge at Spinnaker Cove Drive.  

 Scale:  Stakeholders welcomed the reduction in height from six to four stories; however, many 
believed that two to three stories would be more appropriate – and would also help to address 
parking issues since less parking would be needed with a smaller hotel.  Some stakeholders noted 
that the building massing would assist in traffic calming measures.  
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 Site:  Stakeholders noted many concerns related to the proposed site design, including the loss of 
tree canopy on Griffith Street (esp. the three white oaks in the site’s northeast corner); the 
sufficiency of buffer measures along the eastern boundary; light pollution to adjacent residential 
properties; stormwater runoff effects; and, the amount of hardscape in the plaza area. 
Stakeholders voiced support for the Staff Analysis recommendation to pursue LEED certification 
as a response to these issues.  

 

3. USE FEEDBACK 
 

PROGRAMMATIC CONSIDERATIONS 

 Parking: 
» Uses/Parking Requirements:  Stakeholders asked whether the proposed parking factored in 

needs for the meeting space and retail components, emphasizing that these uses along with 
employee parking must be considered. Others asked whether other jurisdictions allowed on-
street parking to be counted towards a project’s overall parking requirements (yes).  

» Parking Enforcement:  Adjacent landowners expressed concern about parking from the hotel 
and CSD users occupying space on nearby streets, lots, and Davidson Commons and asked 
how this would be handled.  

» CSD Needs: 
- Functional Changes:  Stakeholders explored possibilities to improve the school’s future 

parking and pedestrian mobility by the closure of a curb-cut at the parking lot closest to the 
Griffith Street and Davidson Gateway Drive intersection; the inclusion of on-street parking 
on the school’s block along Griffith Street; crosswalk improvements; and, construction of a 
mid-block crossing on Griffith Street at Spinnaker Cove Drive. These changes would allow 
different internal parking configurations and assignments for CSD, enabling safer 
movement of children and parents throughout the area.  

- Future Implications:  Stakeholders acknowledged that any development would present 
parking problems for CSD (problems that could be mitigated but perhaps not resolved), and 
asked whether commissioners would take parking for CSD into consideration when they 
vote on the proposal. Some suggested that extra off-parking for this site be identified.  

 Periods of Use:  Some stakeholders suggested that a different use, such as an office building, 
would be more appropriate for the site because it would operate during the day. Others 
suggested that a nighttime-focused use such as the proposed use would be a better fit as the 
school and Woodies Automotive would not be as busy.  

 User Familiarity:  A few stakeholders considered whether a hotel use attracting a lot of visitors 
would make vehicular movements more dangerous due to drivers’ unfamiliarity with the 
surroundings, particularly the school; or, contrarily, whether a different use such as an office 
building could be dangerous due to drivers’ over-familiarity (and therefore lack of attention) with 
the surrounding context.  

 Bistro Use:  Some stakeholders asked whether the bistro would carry an alcohol license and 
questioned whether such a use next to a school was permissible (the Planning Ordinance and 
Municipal Code do not feature separation requirements). 

 Retail Component:  Stakeholders supported the inclusion of a retail component, esp. one that 
serves food. 
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BENEFITS & DEMAND 

 Benefits:  Stakeholders asked what benefits would be associated with the project and what 
groups, specifically, desired an additional hotel use in Davidson. Specifically, they wanted to 
know how much tax revenue the project would generate. They also inquired about what types 
of/how many of jobs would be created (25 Full-Time; 9 Part-Time) and the salary range of 
employees. 

 Demand:  Stakeholders asked whether there was enough demand for a hotel and whether the 
applicant and/or town had conducted market studies to understand potential demand. Some 
asked about the occupancy rate of hotels in neighboring jurisdictions.  

 

4. SITE FEEDBACK 
 

ON-SITE  

 Multi-Use Path:  Stakeholders supported the inclusion of a ten-foot wide pathway along Griffith 
Street in accordance with the approved Walks & Rolls Plan. They also encouraged the 
construction of this path along the full extent of the property and over the stream crossing at the 
eastern boundary.  Where possible, stakeholders recommended the path be set back from the 
street to allow users greater safety between the path and moving vehicles.  

 Trees/Buffer: 
» Preservation:  Stakeholders discussed the tradeoffs of the building location being pulled up 

close to Griffith Street – the creation of a plaza versus the preservation of an existing tree 
stand. On the site walk stakeholders stressed the importance of preserving the three white 
oak trees in the site’s northeastern corner; participants noted how these trees offer the 
chance for a distinct focal point and canopy cover that distinguishes this stand from other 
stands on site. It was recommend that building footprint alternatives be explored to allow the 
preservation and celebration of this stand.  

» Buffer:  All stakeholders emphasized the need for an adequate vegetated buffer between the 
project’s building/parking areas and the adjacent residential properties to the southeast. 
Stakeholders recommended a mix of evergreen and deciduous trees.  

 Retaining Wall Height:  Stakeholders inquired about the height of the proposed retaining wall on 
the parking lot’s eastern edge, and the distance of this feature from adjacent properties.  

 Runoff:  Stakeholders emphasized the importance of effectively managing stormwater runoff and 
impacts on surrounding properties as well as Lake Davidson, an identified critical watershed. 
They voiced support for the Staff Analysis recommendation to pursue LEED certification as an 
enhanced response to this issue. 

 Architecture:  Stakeholders expressed a desire that the area feel more like a neighborhood with a 
commercial mix rather than a commercial area with a residential mix. They recommended that 
any development on the site should have a residential feel, and suggested the proposed 
conceptual design be revised to achieve a more residential look. Stakeholders asked how this 
could be guaranteed if the plan were approved.  

 Signage:  Several stakeholders noted that the signage should conform to the town’s existing 
character and requirements.  

 Bicycle Parking/Sharing:  Some stakeholders suggested that the site provide bicycles for visitors 
to utilize around town and/or to host/participate in a bike sharing station as part of a town-wide 
program.  

 Plaza:  Stakeholders noted the importance of access to the plaza from multiple points, and 
supported the proposed integration of the ADA-accessible entrance. They also recommended 
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that the hardscape amount of the plaza be reduced and/or increased plantings be added to this 
area.  

OFF-SITE 

 Traffic:  Stakeholders recommended traffic calming techniques to slow vehicular movements in 
the area; however, some questioned whether features such as on-street parking would slow 
traffic too much. 

 Light Pollution:  All stakeholders noted the importance of mitigating the effects of nighttime 
lighting on adjacent properties while still keeping users of the site safe.  Stakeholders 
recommended the achievement LEED certification as a response to this issue. 

 Massing/Vantage Point:  Several stakeholders asked what the view of the proposed site/building 
would be if the project was constructed, particularly what view would be seen from adjacent 
properties to the southeast and east.  

 

5. ADDITIONAL FEEDBACK 
 

SEQUENCING 

 Construction Sequence:  Stakeholders asked whether the timing of the proposal’s off-site, street 
and pedestrian improvements could be scheduled to occur in the summer to minimize disruption 
to the school and provide a safe environment when school opens.  
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_______________________________________________________________________

▪ 7/31/17  - Joint Work Session

▪ 8/4/17    - Site Walk

▪ 8/4/17    - Lunch & Learn

▪ 8/10/17  - West Davidson

▪ 8/10/17  - Spinnaker Cove

▪ Various - Additional Stakeholders [Calls, Emails, Meetings]

Participants:  Area neighbors/landowners, interested citizens, project 

team members, and CSD + Davidson Day parents and staff. 

SCHEDULE

DCE HOTEL – STAKEHOLDER MEETINGS
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DCE HOTEL – STAKEHOLDER FEEDBACK

HIGHLIGHTS
_______________________________________________________________________

▪ Uses: Hotel, Meeting Spaces, Bistro, Retail

▫ Visitors:  Consistent Stream 

▫ Destination:  Plaza, Retail

▫ Ok Use, Wrong Location

▪ Parking: Proposed Amount Not Sufficient, On-Street Concerns/Support

▪ Traffic: Challenges with Any Development (Peak School Periods)

▪ Safety: Visitors (School Children, West Davidson Elderly), Ped. Mobility

▪ Scale:  Height Reduction Welcome/Not Enough, Massing Slows Traffic

▪ Site:  Tree Canopy Loss, Buffer, Light Pollution, Runoff/Hardscape, LEED 
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DCE HOTEL – STAKEHOLDER FEEDBACK

SITE & BUILDING COMMENTS
_______________________________________________________________________

▪ Multi-Use Path: Extend Entire Length of Griffith St.

▪ Trees/Buffer: Preserve Three White Oaks/NE Corner, Est. Tree Mix

▪ Light Pollution: Cut-off Fixtures, LEED Certification

▪ Stormwater Runoff: Lake Davidson, LEED Certification

▪ Loss of Green Space:

▫ Open Space/Habitat Restoration via LEED

▫ Augment Plaza Plantings 

▪ Bicycle Sharing: Host Station/Provide Cycles

▪ Architecture/Public Art: Residential Feel Important, Host CSD Artwork

▪ Massing/Vantage Point: Study View from Southeast/East

▪ Construction Sequencing: Street/Pedestrian Improvements in Summer
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DCE HOTEL – STAFF ANALYSIS RECOMMENDATIONS

SUMMARY
_______________________________________________________________________

▪ Retail: Define Allowed Types

▪ Public Art: Plaza Opportunity

▪ Building Design: High Standards/Green Building

▪ Eastern Buffer: Additional Replanting/Woodies

▪ Infrastructure:

▫ Connections:  Crosswalks, Stream Crossing to Park, Mid-Block Crossing

▫ Parking:  Griffith Street Improvements (CSD)

▫ Transit Amenities:  Designated Stop/Bench
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DCE HOTEL – STAKEHOLDER FEEDBACK

RECOMMENDATIONS
_______________________________________________________________________

▪ Multi-Use Path: Illustrate Entire Length of Property on Griffith St.

▪ Trees: Explore Preservation of Three White Oaks/NE Corner

▪ Plaza: Augment Plaza Plantings 

▪ Bicycle Sharing: Host Station/Provide Cycles

▪ Architecture/Public Art: Residential Feel Important, Host CSD Artwork

▪ Massing/Vantage Point: Study View from Southeast/East
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DCE HOTEL – CIRCLES @ 30 VICINITY
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DCE HOTEL – VICINITY
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DCE HOTEL – VICINITY
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Dav. Commons East - Hotel
Work Session Presentation – Public Feedback

Trey Akers, Planning Dept.
August 22, 2017

PLANS & POLICIES



Dav. Commons East - Hotel
Work Session Presentation – Public Feedback

Trey Akers, Planning Dept.
August 22, 2017

DCE HOTEL – PUBLIC PLANS & POLICIES

HIGHLIGHTS
_______________________________________________________________________

▪ General Principles for Planning in Davidson (2015)

▫ Character, Community

▫ Well-Scaled Infill Balancing Residential/Commercial

▫ Vibrant Pedestrian Streets & Public Spaces

▪ Davidson Comprehensive Plan (2010)

▫ Core Values:  Character/Small Town, Economic Sustainability

▪ Targeted Growth Plan (2010)

▫ Development:  Balanced in Type/Revenue, High-Quality Pedestrian Environments

▫ Regional Commercial Area

▪ Circles @ 30 Small Area Plan (2013)

▫ Griffith Street:  2-4 Story Buildings, Required Retail

▫ Davidson Gateway Drive:  2-3 Stories
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DCE HOTEL – PREVIOUS PLANS

SUMMARY
_______________________________________________________________________

▪ 2007 Davidson Commons East

▫ Lots 4AB:  2 Commercial/Mixed-Use Buildings [Residential/Office/Retail Condos]

▫ Lots 4CD: 16 Detached Homes

▪ 2008 Davidson Commons East – Plan Amendment

▫ Lots 4AB:  Increased Proportion of Commercial Uses

▪ 2010 Davidson Commons East

▫ Lots 4CD: 2 Commercial/Mixed-Use Buildings + Athletic Field

▪ 2013 Woodies Automotive

▫ Impervious Coverage, Parking
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DAVIDSON COMMONS EAST – 2007/2008
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DCE HOTEL – PREVIOUS PLANS

SUMMARY
_______________________________________________________________________

▪ 2007 Davidson Commons East 

▫ Lots 4AB:  2 Commercial/Mixed-Use Buildings [Residential/Office/Retail Condos]

▫ Lots 4CD: 16 Detached Homes

▪ 2008 Davidson Commons East – Plan Amendment

▫ Lots 4AB:  Increased Proportion of Commercial Uses

▪ 2010 Davidson Commons East

▫ Lots 4CD: 2 Commercial/Mixed-Use Buildings + Athletic Field

▪ 2013 Woodies Automotive

▫ Impervious Coverage, Parking
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DAVIDSON COMMONS EAST - 2010
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DCE HOTEL – PREVIOUS PLANS

SUMMARY
_______________________________________________________________________

▪ 2007 Davidson Commons East 

▫ Lots 4AB:  2 Commercial/Mixed-Use Buildings [Residential/Office/Retail Condos]

▫ Lots 4CD: 16 Detached Homes

▪ 2008 Davidson Commons East – Plan Amendment

▫ Lots 4AB:  Increased Proportion of Commercial Uses

▪ 2010 Davidson Commons East

▫ Lots 4CD: 2 Commercial/Mixed-Use Buildings + Athletic Field

▪ 2013 Woodies Automotive

▫ Impervious Coverage, Parking
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WOODIES AUTOMOTIVE - 2013
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DCE HOTEL – PUBLIC INPUT SESSION

SUMMARY
_______________________________________________________________________

▪ Occurred October 3, 2016

▫ 75+ Persons Attended

▫ Feedback Collected/Recorded/Given to Project Team

▪ Topics Identified:

▫ Transportation:  Traffic, Parking

▫ Safety:  Public Safety Response, Proximity to School

▫ Environmental:  Stream Impacts

▫ Aesthetics:  Six Stories/Compatibility

▫ Amenities:  Lodging, Meeting Spaces, Restaurant, Retail
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DCE HOTEL – PROPOSED PLAN
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EXISTING

PARKING
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DCE HOTEL – PLAN DETAILS

SUMMARY
_______________________________________________________________________

▪ Land Use 

▫ Proposed:  Hotel/Inn; Commercial Services; Restaurant; Retail

▫ Existing in Vicinity:  All Requested Uses

▪ Building Type, Height, & Setbacks

▫ Proposed:  Workplace Building, Four Stories, 0’ Setbacks

▫ Existing in Vicinity:  Workplace, Storefront Two to Five Stories (36’ - 59’),                

0’ Setbacks

▪ Streetscape

▫ Proposed:  Formalized, 10’ - 13’

▫ Existing in Vicinity:  Formalized, 8’ - 15’ +
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DCE HOTEL – PLAN DETAILS

SUMMARY
_______________________________________________________________________

▪ Parking, Access, & Transportation

▫ TIA:  Minimal/No Change; Less Impact than Two Commercial Buildings

▫ Required:  149 Parking Spaces [1.3 Spaces/Room]

▫ Proposed:  113 Parking Spaces [0.98 Space/Room]

‐ Includes Surface, On-street Existing + New, Shared/Woodies

‐ Homewood Suites:  84% Capacity on Sold-Out Night

▪ Open Space/Parks

▫ Required:  3,375 SF [Includes Adjacent Park Discount of 25%]

▫ Proposed:  7,311 SF Plaza

▪ Water Quality

▫ Required:  52,360 SF

▫ Proposed:  52,336 SF
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DCE HOTEL – PLAN DETAILS

SUMMARY
_______________________________________________________________________

▪ Adjacent Uses/Buffer

▫ Existing:  Mature Tree Cover/Eastern Border [Woodies Precedent]

▫ Proposed:  Retained/Replanted Eastern Border [1.5x # Removed on Griffith]

▪ Tree Canopy/Griffith

▫ Existing:  Stands of Mature Trees, Frame Street

▫ Proposed:  Replace with Formalized Streetscape, Replant Eastern Buffer

‐ Tradeoffs:  Plaza/Pedestrian Realm, Retail Viability, Parking Capacity, 

Consistency with Existing/Adjacent Properties + New Buildings
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DCE HOTEL – APPLICANT PROPOSED CONDITIONS

SUMMARY
_______________________________________________________________________

▪ Building Type: Workplace

▪ Height: Four Stories

▪ Impervious Coverage: 52,336 SF (Allowed 52,360 SF Max.)

▪ Uses: Hotel/Inn, Commercial Services, Restaurant, & Retail Primary/Secondary

▪ Setbacks: 0’

▪ Parking:  113 for 115 Rooms (DPO Requires 149 for 74,500 SF)

▪ Bicycle Parking: 6 Long-Term, 12 Short-Term (DPO Requires 13 LT, 26 ST)

▪ Tree Canopy: Proposes to Meet DO 9.3.1.A via Eastern Buffer Replantings

▪ Surface Parking Walkway: Requests Relief from DPO 8.4.5 to Max. Impervious 

Coverage Requirements

▪ Pedestrian Trail: Proposes to Remove Trail to Park (Shown on 2007 Plan)



Dav. Commons East - Hotel
Work Session Presentation – Public Feedback

Trey Akers, Planning Dept.
August 22, 2017

DCE HOTEL – ADDITIONAL TOPICS

SUMMARY:  POTENTIAL IMPROVEMENTS
_______________________________________________________________________

▪ Retail: Define Allowed Types

▪ Public Art: Plaza Opportunity

▪ Building Design: High Standards/Green Building

▪ Eastern Buffer: Additional Replanting/Woodies

▪ Infrastructure:

▫ Connections:  Crosswalks, Stream Crossing to Park, Mid-Block Crossing

▫ Parking:  Griffith Street Improvements

▫ Transit Amenities:  Designated Stop/Bench



Dav. Commons East - Hotel
Work Session Presentation – Public Feedback

Trey Akers, Planning Dept.
August 22, 2017

ADDITIONAL SLIDES
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PROPOSED LANDSCAPE PLAN
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AFFORDABLE HOUSING STRATEGY REPORT

TOWN OF DAVIDSON 

AUGUST 2017



What is our directive?

“The town should continue requiring affordable 
housing in all new residential developments and 
research ways to maintain affordability of older 
homes near the downtown. Town staff and 
advocates should also continue to promote the 
benefits of socioeconomic diversity”

-2010 Comprehensive Plan



Background to Report

UNCC Housing Needs Assessment 
• 15 years after administering  program, BOC and staff 

decided to formally review the program within the 
context of current population and employment trends

• Hired UNCC Urban Institute to conduct the assessment 

• Review based on quantitative data and key stakeholder 
feedback

• Public Forum hosted by UNCC in May

• 62 page report available on the town’s website (or by 
contacting creid@townofdavidson.org)

mailto:creid@townofdavidson.org


Key data points from Needs 
Assessment

• Predominately single-family homes, very few apartments
• 2016 tax parcels 64% SF detached, 27% townhomes, duplex, triplex, 6% 

apartments
• Mostly owner-occupied, but rental has risen slightly
• Population is growing- tripled in size since 1990 
• Population is growing, aging, highly educated, and affluent
• In 2015, more than half of Davidson households earned over $100,000
• Workforce is growing. As of 2014, 5,500 people worked in Davidson
• Few Davidson workers live in Davidson (8%)
• Homes values are high, much higher than surrounding communities
• 2015/2016 sales- only two homes for under $100K, nearly 1/3 for $500,000 

or more,  median sales price $385,500



Key Informant Perspectives 

Administration of Program
• Use of Payment in Lieu (PIL) funds
• Town’s financial support of affordable housing
• Dual role of administrator

Eight apartments at 
Davidson Bay 
50%-80% AMI



Key Informant Perspectives

• Barrier to affordable housing is the cost of land
• Affordable housing is still a core value ( also voiced 

in public forum)
• Westside Gentrification 
• Development of community land trust
• More options for older adult population other than 

The Pines and Williams Place
• Design of existing affordable units is good
• Need for education about program 



Strategy Report

Purpose is take the information provided in the needs assessment and 
community forum and provide future  goals and strategies for the Affordable 
Housing Program 
Central considerations:
1. The AFH Ordinance has changed.  A PIL is allowed for all units.  
2. Land is much more expensive than it was in 2001, making it more likely 

that a developer will make a PIL rather than build, especially single family 
homes.

3. The PIL fund provides opportunity for the Town to partner with developers 
and non-profits to increase housing opportunities for lower income 
families. 

4. More affordable rental is needed, particularly for very low income 
households. 

5. The lack of affordable housing is a regional problem. 
6. Education about the program is essential. 
7. The town must have some “skin in the game”.



STATE OF THE PROGRAM 
2017



2001- 2017

• 73 homes in eight developments
• 15 additional slated for Bailey Springs in 2017-18
• 3 in Villages at South Main
• 100+ families
• 10 sold within last two years at Bradford (14 total)



2001-2017

“I would never have been able to purchase a home if not for the 
AH program in Davidson. Having an affordable mortgage and 
stability allowed me to go to school and obtain both my 
undergraduate and master's degrees and to get back on my 
feet financially after a difficult divorce. I am currently Vice 
President for an ERP software consulting firm.”  Amy, 
Homeowner

“I am a 5th grade teacher at United Community School.
I could not afford to pay rent, however, that is what I had to do 
for a few years. Affordable housing has allowed me to become 
a homeowner! I have dreamed of living in Davidson, but 
thought I could never afford to live here.  I am ‘Home Sweet 
Home.’” Kathy, Homeowner



“The house is perfect for us and we never 
thought we would have something so nice.  
My son runs on the trails almost everyday, the 
neighborhood is perfect for riding our bikes 
and the pool is absolutely fantastic.  We are 
very close with our neighbors and we wouldn't 
have it any other way.” Catherine, Homeowner



Vision

• Be an inclusive community for all income levels
• Provide more housing choice for all residents to 

cover a diverse mix of family and household 
sizes, races, ethnicities, incomes, needs and 
abilities

• Encourage and support the provision of 
affordable units to provide affordable housing 
options in order to keep pace with changing 
needs of our population. 



Types of programs most needed

• More rental options for households earning less than 
80% of the AMI

• More homeownership options for households 
earning 80- 120% of the AMI

• Assistance to homebuyers earning less than 120% of 
the AMI (50%-120% AMI)

• To keep households in their homes (e.g., rehab and 
repair) program



Goals 

• Maintain the current affordable housing program- build 15  
owner occupied homes in FY 2017-2018. Set a goal 
annually.

• Develop affordable rental. 
• Continue down payment assistance through HOME funds 

and PIL funds.
• Support rehab and repair programs through the DHC  

HAMMERS program and Our Towns Habitat for Humanity 
repair program. 

• Fund purchase of individual parcels of land through a land 
trust. 

• Create a structured education program



Strategies

Multi-family rental- Set aside $500,000 of PIL funds for financing a rental 
project

9% Tax Credit Development Scenario

• $1 million subordinate loan from Town of Davidson ($500K grant*, $500K loan)
• 80 rental units

o 60 units affordable at 60% AMI
o 20 units affordable at 30% AMI

• Land price assumed to be $10,000/unit
• Density can vary depending on design but financial projections assume wood-
frame construction with surface parking
• Project can only be started once per year and must compete against City of 
Charlotte developments for 9% tax-credits
Grant could possibly come from LUIG funds *



Strategies

• Alternatively, or along with a grant, consider 
use of town-owned land.  Increases the 
possibility of being awarded LIHTC.

• Acquire land or existing homes.  Set aside 
$400,000 as either a revolving loan fund or a 
grant to assist a land trust such as DHC with 
land purchases



Strategies

• Increase homeownership opportunities by reserving  $42,000 
annually for down payment assistance.  

• Support rehab and renovation of existing homes by 
reserving $15,000 to assist HAMMERS or Our Towns Habitat.

• Budget $50,000 from the General Fund for administrative 
costs.  Appoint a subcommittee from the AFH steering 
committee  to explore administrative options. 



Ready to get started?  What can we do 
now? 

• Set aside $200,000 to purchase property in a partnership with 
DHC. Identify contiguous properties with lower tax values that can 
be assembled for future development. DHC has several sites on its 
radar. 

• Create a task force to explore use of publically owned land for 
affordable housing development. 

• Create a task force to collaborate with employers such as 
Davidson College on development of work force housing. 

• Set aside $42,000 of PIL for down payment assistance.  This 
program has a very successful track record. 

• Work with Mecklenburg County to establish a Land Use Incentive 
Grant (LUIG) program.  Report back the BOC every 3 months on 
progress. 



Continued 

• Within 6-12 months, identify partners (DHC, 
Mosaic, Laurel Hill, Flat Iron, or others ) to work on 
a 50-80 unit mixed income rental development 
contingent upon availability of PIL funds. 

• Ask the AFH Steering Committee to make a 
recommendation to the BOC regarding 
administration.



Conclusion 

The recommendations and strategies address the more 
immediate needs of rental for lower income families and 
preservation of land for affordable housing. 

The report contains other strategies such as a establishing a 
Housing Trust Fund or Pre-Development Financing that 
should also be considered over the next five years.  These 
are longer term strategies. 

The report is available on the town’s website. 



“I have been with the Charlotte 
Mecklenburg School district since 
December of 1998, first as a 
teacher and now as a high school 
counselor. I have an advanced 
masters as well as my national 
boards. Even with all of the 
credentials, it has been hard for 
me as a single mother to own a 
home. If it were not for the 
Davidson Housing Coalition, I still 
might not be able to live in a 
neighborhood in a great 
community like Davidson. I am 
very grateful for this organization, 
and am fortunate to now be a 
home owner.”



“My name is Alexandra, and I'm a NC 
certified teacher until the year 2020. I first 
started with the Davidson Housing Coalition 
in December, 2014.  I worked with Gail to get 
my finances in order, so I can qualify for my 
first home. I took a homeownership course, 
where I learned about the responsibilities of 
being a homeowner, and how important 
budgeting is, and to live within ones means. I 
worked hard on my assignments, and as of 
December 2016, I closed on my first home! I 
could not have done it without the assistance 
of the Davidson Housing Coalition. It is a 
dream come true! And I love living in the 
Bradford neighborhood. It's convenient to 
everything, and my new home is beautiful! “
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WESTMORELAND TRACT

_______________________________________________________________
ZONING HISTORY

RURAL PLANNING 

AREA 

(2001)

NEIGHBORHOOD 

GENERAL

(2015) 

WESTBRANCH 

(2017)

BUILDING 

TYPES

Detached house, 

townhouse, 

live/work, storefront, 

workplace

Detached house 

(max. 70% units), 

attached house, 

townhouse, live/work, 

multifam (max 50% 

units) 

Detached house, 

attached house

+/-4 ac. 

storefront/workplace 

(future devp’t)

OPEN 

SPACE
40% min. 20% min. 56.5%

DENSITY 2 units/acre N/A 1.8 units/acre
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WESTBRANCH

ENVIRONMENTAL INVENTORY
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HIGHLIGHTS 

*Greater detail on ensuing slides
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WESTBRANCH

_______________________________________________________________________

▪ SECTION 9.3:  TREE COVERAGE & PRESERVATION

▫ Minimum 20% of mature tree canopy must be preserved.

▫ Two large maturing trees per 7,000 sf of parcel area, or one large maturing tree 

and one small tree per 4,500 sf of parcel area

▫ Goal: 20-40% tree canopy

TREE CANOPY REQUIREMENTS 

*Greater detail on ensuing slides
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PROPOSED BUFFER A
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PROPOSED BUFFER B
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GREENWAY CROSS SECTION
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