MEMO
Date: October 27, 2020
To:
Board of Commissioners
From: Trey Akers, Project Manager
Re:
Davidson Cottages Conditional Master Plan – Staff Analysis
_____________________________________________________________________________________

1. INTRODUCTION
APPLICANT INFO
▪ Developer:
▪ Owner:
▪ Site Designer:
▪ Location:
▪ Area:

Saussy Burbank
Davidson Commons East Condominium Associates, LLC
Landworks Design Group, PA
219 Davidson Gateway Drive (Parcel ID# 00323193)
3.135 acres

REQUEST
The applicant requests a Conditional Master Plan Amendment to develop a residential community of 30
single family homes and two duplexes (totaling 34 units), along with public open space including a park,
seating areas, and walking paths.

SUMMARY OF PETITION
The applicant requests specific conditions pertaining to:
PRELIMINARY CONDITIONS
1. Public Plaza: The proposed public park shall serve as the previously-required plaza and must be
developed generally as shown on the schematic design.
2. Affordable Housing: The required units shall be up to 50% (1) or 80% (3) of the Area Median
Income.
REMOVED CONDITIONS
- Previously-Approved Master Plan: Remove all conditions (i.e., Parts 1-4, General Notes)
A draft list of the proposed site notes and conditions is included as Attachment A.
[CONTINUED ON NEXT PAGE]
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2. PLANNING STAFF REVIEW
This review considers compliance with the Davidson Planning Ordinance adopted October 23, 2018, as
amended. A copy of the site plan is included as Attachment B; full site plan documents, including
previous plans, are located on the project website.

BACKGROUND
The proposal seeks to replace an existing conditional master plan approved in 2006 and which has since
been amended multiple times. Originally, the four lots along Davidson Gateway Drive (Lots 4A-D) were
part of the Davidson Commons East Master Plan and envisioned to become 42 townhomes. In 2007, the
Davidson Commons East Conditional Master Plan proposed to replace these 42 townhomes with 16
single-family detached homes on Lots 4C-D and two mixed-use commercial buildings on Lots 4A-B. The
applicant once again amended the Davidson Commons East Conditional Master Plan in 2010, with the
16 single-family detached homes on Lots 4C-D evolving to become two, two- to three-story commercial
buildings and an athletic field. The commercial building on Lot 4C, Woodies Automotive, was approved
in 2013 via another Conditional Master Plan amendment and constructed in 2014. All four parcels – Lots
A, B, C, and D – share an impervious surface allocation based on the originally-approved plat.
Currently, Lot D contains a mix of partially-graded areas and tree stands. The Conditional Master Plan
seeks to replace the existing conditional master plan with single-family detached (including duplex)
homes and park spaces.

PROCESS
SUMMARY
The project is following the Conditional Master Plan process found in Davidson Planning Ordinance 14.5.
This requires a recommendation by the Planning Board and approval by the Board of Commissioners.
Because the proposal requires additional impervious coverage (i.e., hardscape) beyond its current
allocation, if the master plan is approved then the plan must then follow the Built-Upon Area Averaging
process (BUAA, DPO 17.8) to secure additional hardscape for the site via Board of Adjustment approval.
Only after this approval could the project advance to construction document drafting and approval.
BACKGROUND
The applicant (Saussy Burbank) met with town staff at various times during 2016 to discuss the
development of the 3.135-acre tract of land as a residential subdivision. During those conversations,
staff and the applicant discussed the process to move the project forward through the Built-Upon Area
Averaging (BUAA) process since the site – being located in the Lake Norman Critical Watershed –
proposed more impervious coverage (i.e., hardscape) than was available because previous development
and development proposals on Lots 4A-C consumed the majority of hardscape allowed for Lots 4A-D.
However, the DPO requires that a master plan must be approved for Lot 4D prior to impervious
coverage being reallocated from other lots to Lot 4D through the BUAA process. Saussy Burbank decided
to reevaluate their options in light of the uncertainty of development on Lots 4AB as well as the
Watershed Ordinance changes underway in 2017-2018.
The applicant reengaged with staff in early 2019 and went before the Board of Commissioners in
February to receive feedback via a pre-development consultation with this group regarding a rezoning of
the land (i.e., Map Amendment). Commissioners touched on a number of topics, such as the proposed
stormwater treatment and the number of residential units proposed. Ultimately, in the summer of 2019,
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the applicant reached back out to staff and indicated they intended to pursue a Conditional Master Plan
for a specific development proposal. The applicant spent several months working through alternative
site layouts and completing application materials before submitting an application in October 2019.

CONTEXT
The proposal lies just south of Woodies Automotive on a single parcel situated along Davidson Gateway
Drive between Peninsula Dr. and the Central Park Circle alley. The site slopes eastward toward an
intermittent stream, across which are low-density residential homes. Medium-density condominiums
are immediately to the project’s south (i.e., Park at Davidson Townhomes); across Davidson Gateway Dr.
to the west is surface parking associated with the nearby Harris Teeter grocery store.
Moving beyond the immediately adjacent uses, the site lies on the eastern edge of a Regional Center as
depicted in the Comprehensive Plan. This area, known as the Circles @ 30, features a mix of uses
including hotel, office, retail, restaurant, and higher-density residential buildings. The site is nearly
equidistant between both I-77 and downtown, lying roughly one-half mile from each.

PLANNING AND DEVELOPMENT STANDARDS
Below is a summary of general planning and development standards relating to this proposal. Note: For
the purpose of this analysis, the Lakeshore Planning Area is considered to be the “underlying” planning
area for the proposed site.
LAND USE
The previously-approved plan for Lots A-D (2010) permitted the development of two commercial
buildings fronting Davidson Gateway Drive. This plan allowed commercial, office, retail, automotive, and
healthcare institutional uses to be located in each building, which totaled up to 20,400 square feet (SF)
each and included accompanying surface parking lots to the north, south, and east away from Davidson
Gateway Drive. The plan also called for recreational fields on the site’s southern end and kept the
southeastern portion of the site undeveloped.
The proposed plan updates and clarifies the specific uses allowed on Lot 4D. It adopts a different
approach than the 2010 plan, shifting the focus from commercial/recreational uses to residential/open
space uses. With 34 units proposed (30 single-family homes and two duplex homes), the land use
intensity of 10.8 dwelling units per acre is comparable with other single-family as well as townhome
development in the Circles @ 30 area (Faust St., Jetton Townhomes, and Park at Davidson Townhomes,
among others).
The proposed residential uses clustered around open space would be consistent with the existing and
future land uses envisioned for the Circles @ 30 area. As described in DPO 2.2.6.A, “The Lakeshore
Planning Area contains opportunities for high density residential development integrated within
corporate, commercial and retail mixed-use development. This planning area is within the statemandated watershed overlay district; thus, the development should be higher and denser development
with a smaller footprint.” Although the ordinance describes the residential uses as components
integrated within commercial/mixed-use buildings, this project’s location on the periphery of the Circles
@ 30 area and adjacent to other higher- as well as lower-intensity residential creates a slightly different
context. The compact residential uses flanked by open space on the east presents a more gradual
transition to the adjacent sites than a higher-intensity non-residential use. Therefore, these uses are
consistent with the overall pattern of uses in the Circles @ 30 area.
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BUILDING TYPE, HEIGHT, & SETBACKS
Building types vary throughout the Circles @ 30 area and range from detached, attached, and multifamily residential buildings to retail and office buildings. DPO Table 2-21 permits the construction of
Detached House building types, of which the Duplex is a sub-type. The project’s inclusion of two
duplexes (4 units) in addition to the 30 single-family detached units provides a mix of housing types
consistent with the ordinance’s and comprehensive plan’s focus on integrating a variety of housing
types in proximity to one another and other uses.
The proposed building heights – three stories – fall within the minimum/maximum range of two to three
stories allowed in the Lakeshore Planning Area (Table 2-21); see Attachment C for street and building
renderings. Because the elevation of the development site sits below that of the Park at Davidson
Townhomes to the south, it’s anticipated the proposed building height will be consistent with the
adjacent townhomes – which feature either three stories (in a few instances) or extended roof heights
that accommodate dormer windows and depict an additional half- to full-story. To the east, the lowerintensity homes along Westside Terrance feature one story and sit below the project site. The retention
of hardwood forest stand on the project’s eastern boundary along the intermittent stream – as
proposed – will help to mitigate the effects of the new development. Currently, the Park at Davidson
Townhomes also lie well above the Westside Terrace homes in elevation, too.
Lastly, the project proposes 3’ setbacks for the front, side, and rear of each house. The first two are
consistent with the permitted setbacks for Detached House buildings in the Lakeshore Planning Area;
the rear yard setback is not. The ordinance requires a minimum 20’ rear yard setback (Table 2-22).
Comparable projects – Park at Davidson Townhomes, Jetton St. Townhomes, Faust St. – appear to
feature a 20’ rear yard setback, though nearly every house in each of these developments contains a
detached garage set back 0’ from the alley. In terms of building massing, this is effectively what
Davidson Cottages proposes – so the approach is generally consistent with existing development
patterns. Moreover, the Davidson Cottages site plan trades extra private space at the rear of each house
for shared public space at the front of each house – a unique feature that creates a “cottage court”
model for the eastern lots and aligns with the ordinance’s emphasis on crafting open space to be a
central and shared, rather than residual, feature of development. Given the proposed 3’ rear yard
setback’s consistency with existing development patterns and advancement of open space aims, it
should be added as a condition.
TRANSPORTATION: STREETSCAPES, ACCESS, PARKING, & IMPACTS
Along Davidson Gateway Dr. the project proposes ten single-family homes flanked by two duplexes (i.e.,
four units) on the northern and southern ends. This arrangement includes the provision of street trees
and on-street parking (ten spaces) along this street as well as a small gathering space on the southern
end and a landscaped entranceway into the development (Alley A) that points passerby to the public
park space within. Two other access points provide pedestrian passage into the site and connect directly
to open spaces across an interior alley (Alley B). Alley B runs north-south and, along with two shared
east-west drives, provides access to the interior lots. Landscaping and patterned pavement at the
intersection with Alley A punctuates Alley B, serving to celebrate and direct pedestrians to the signature
focal points on the site’s interior. Altogether these improvements offer a substantial remaking of
Davidson Gateway Dr., completing what is currently a vacant and partially-graded lot that interrupts the
streetscape’s continuity.
The development also makes use of an existing alley to its south, Central Park Circle, by lining this alley’s
northern side with seven single-family homes. Access to Central Park Circle is from Jetton St. and flows
one-way east to west along Davidson Cottages southern border. According to the plat for the Park at
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Davidson Townhomes, Central Park Circle alley contains public right-of-way that would permit the use of
this alley by adjacent development. Davidson Cottages’ proposes expanding this alley’s right-of-way
from 16’ to 20’, which the Fire Dept. indicated would improve access to new as well as existing homes
and match the ordinance’s current alley cross-section (DPO 6.7.3).
This configuration – connecting Central Park Circle to the proposed Alley B – also affords existing Park at
Davidson Townhomes residents more direct access to the northern section of Davidson Gateway Dr. and
Griffith Street. Currently, residents must wind through Central Park Circle to its intersection with
Davidson Gateway Dr. near Jetton Street. Access via Central Park Circle would likewise enable a
reduction in trips along Davidson Gateway Dr. for homes within the Davidson Cottages development:
Residents traveling from the east on Jetton St. could access their homes from this existing alley and the
proposed Alley B. Given Davidson Gateway Drive’s congestion at certain times of day due to local school
traffic, this represents an important access and public safety feature.
In terms of vehicular traffic impacts, the proposal’s size does not automatically trigger a full-scale
Transportation Impact Analysis (DPO 6.10.1). However, a Transportation Review Meeting was held and
various characteristics of the site and surrounding areas were examined through a transportation lens.
Understanding the importance of this site’s context near a school and within the broader Circles @ 30
area, the project team proposed adding crosswalks at the intersection of Davidson Gateway Dr. and
Peninsula Dr. to further improve the streetscape in proximity to the local school.
Additionally, the project team voluntarily elected to contract a third-party to produce a Trip Generation
Technical Memo (see project website). The memo is based on published trip generation rates for the
proposed uses and compares the previously-approved plan (two commercial buildings, recreation fields)
to the proposed Davidson Cottages plan (residential development). The memo found that – compared
to the commercial/recreation use – the proposed residential use results in two more daily trips. Notably,
the proposed residential use reduces the number of peak period trips during the morning and afternoon
by 17 trips and 87 trips, respectively.
As touched on earlier, the project includes new on-street parking along a remade Davidson Gateway Dr.
(eight spaces). This provides not only access for visitor parking but creates a more comfortable
environment for pedestrians – a key component of walkable areas such as the Circles @ 30. Each
individual house will also feature a two-car garage on the ground floor. The proposed parking falls
withing the allotted range found in Table 8-1 (DPO 8.3.1).
NATURAL ASSETS: OPEN SPACE/PARKS & TREES
The Lakeshore Planning Area requires a minimum of 5% of the development to be dedicated park/open
space areas. For this 3.135-acre site, that equates to roughly 6,828.03 square feet (SF) of open space.
Per DPO 7.2.2, development within 0.25 miles of an existing public park may receive a reduction not to
exceed 25% towards the required park area. This site’s proximity to Roosevelt Wilson Park enables a
reduction of up to 1,707.00 SF, leaving 5,121.03 SF of required park area. The proposed plan illustrates a
6,428 SF central park area at the end of Alley A. This feature has been designed as a focal point for the
development and surrounding area: Lined by homes and inviting visitors in from Davidson Gateway Dr.
through the use of enhanced landscaping and patterned pavement treatments. It serves not only as a
gathering space but also one of several tree-lined space through which walkers can meander through
the site via interconnected trails – including connection to the hardwood forest area, which contains a
number of specimen trees.
The site’s eastern third contains a water-quality treatment area (i.e., a “BMP”) surrounded by stands of
preserved trees to its north, east, and south. Unlike the relatively young and small evergreen trees on
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top of the site (i.e., to the center and west), the trees on the eastern slope constitute a mature
hardwood forest with calipers ranging from 20 to 40 inches. The Environmental Inventory (MP-2)
indicates that seven specimen trees exist on site (i.e., over 24 inches) and that all seven will be retained
as part the proposed development. Retaining this mature cover will help to protect water quality as well
as mitigate views of the new development from existing homes to the east. Notably, despite having
submitted before the effective date of the new Tree Ordinance, the project team willingly added a note
to the plans ensuring that the project abides by the updated Tree Ordinance construction standards
effective November 1, 2019.
WATER QUALITY
The site lies within the Lake Norman Watershed Critical Area. This means that it is limited in the total
amount of impervious coverage it can provide on-site (i.e. hardscape surfaces). The total allowed
amount for Lots 4A-D is 120,521 SF; this value may not be exceeded. Over the years, the various plans
and plan amendments associated with these sites have allocated the allowed impervious coverage in
different ways. For example, Woodies Automotive is now constructed and that site’s impervious
coverage has been subtracted from 120,521, leaving Lots 4A, B, and D to split the remaining value.
The table included below specifies these values (see Table 1). It is provided by the landowner, Davidson
Commons East Condominium Associates, LLC, based on recorded plat values and the owner’s intent to
allocate impervious coverage as specified therein. The table allocates Lot 4D a total of 33,389 SF, which
is less than the proposed Davidson Cottage’s 46,734 SF of impervious area (a difference of about 13,000
SF). Therefore, the Davidson Cottage’s Conditional Master Plan will be required to pursue Built-Upon
Area Averaging per DPO 17.8. This process, enabled by state statute, allows a landowner to save other
land area within Davidson’s critical watershed and allocate the allowed impervious coverage on the
saved site to the developing site; this happens via plat recordation at the Register of Deeds. This process
requires Board of Adjustment approval and occurs only after the Board of Commissioners approves the
proposed Conditional Master Plan.
Table 1: Impervious Coverage
Lot

Impervious Coverage
Existing (SF)

Impervious Coverage
Allocated (SF)

% of Total

Tract 4-A

12,709.50

26,180

21.72%

Tract 4-B

12,709.50

26,180

21.72%

Tract 4-C

34,161.00

34,772

28.85%

Tract 4-D

0

33,389

27.70%

59,580

120,521

100%

Total

At the Board of Commissioners’ request, the project team worked with Charlotte Mecklenburg Storm
Water Services (CMSWS) to assess the site’s post-development water quality impacts. In a memo
summarizing the project’s approach, CMSWS estimates that the plan’s proposed water treatment
measures will improve the treatment of pollutants for all but one contaminant (Nitrogen). CMSWS
recommends the proposed water treatment measures be installed and – to compensate for the
increased Nitrogen load – that the project also make a mitigation payment of $22,523.84 to be used for
a water quality improvement project at Roosevelt Wilson Park. Additionally, the project team proposes
improvements to the Shearer St. site, enhancing the vacant and erosion-prone site through replantings
and other measures that will decrease runoff as well as park/open space features required per DPO
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17.8.1.8. See Attachment D, Water Quality Memo, for further information on the project’s approach to
meeting local and state water quality requirements.

ADDITIONAL CONSIDERATIONS
Three additional topics relevant to this site’s development have been identified and are introduced
below.
UTILITIES: WATER/SEWER POLICY & ELECTRIC EASEMENT
The street improvements to Davidson Gateway Dr. require the relocation of an existing water line that
lies within the street. As a result, Charlotte Water determined that utility access to the site would be
treated as an extension and, per the Davidson Board of Commissioners’ water/sewer policy, this
required Board of Commissioners approval prior to the project proceeding further. Commissioners
discussed the extension approval on December 3, 2019 and deferred a decision until this year. On
January 14, 2020 the Board of Commissioners approved water/sewer extension to the site, noting that
the approval applied to this specific development proposal.
Also, of note: The site contains an existing electrical/Duke Energy easement extending along the
southern boundary area, identified via a 1934 deed as controlled by the Town of Davidson. The project
team proposes the abandonment of this easement by the Town of Davidson; this has been added as a
condition of approval.
PLAZA REQUIREMENT
On April 14, 2014 the site owner, Davidson Commons East Condominium Associates, LLC, signed a letter
acknowledging a previously-approved plan requirement to construct a plaza/gathering area on Lot 4D.
The letter recognized that building permit approval on Lot 4 (i.e., 4D) is contingent on the future
plaza/gathering area being constructed. The plaza requirement traces its history back to the original
2007 master plan, which terminated the eastern end of Peninsula Dr. with a public park ringed by
townhomes. The 2010 master plan revision reimagined this pastoral park feature as an urban plaza –
still bookending Peninsula Dr. and creating a focal point at its intersection with Davidson Gateway Drive.
The proposed Davidson Cottages Conditional Master Plan seeks to acknowledge the importance of this
requirement and integrate a similar feature into the development while respecting two changed
conditions. First, when Woodies was constructed a decision was made to locate all utility serve areas in
the plaza area; these facilities are not easily relocated. Second, Woodies’ construction created a
significant elevation difference between Lots 4C-D. Shifting the entirety of the plaza to Lot 4D would not
resolve this issue or fulfill the previous plans’ intent to create a terminating vista. Therefore, the current
proposal reimagines this requirement through the park space lying at the center of the development
and includes a number of aforementioned features – landscaping, patterned pavement – to draw
pedestrians into this space.
FISCAL IMPACTS
In order to assess potential fiscal impacts, Economic Development staff conducted an analysis using the
town’s updated fiscal impact analysis. The analysis compared the previously-approved master plan
featuring 20,400 SF of commercial space and recreation fields to the currently proposed 34-unit
residential development. The analysis anticipated annual revenue for the commercial development to
be $37,600; the residential development $4,500. It’s important to note that in each proposal the
development covers its own costs and would be anticipated to generate positive revenue for the town
to use in other areas – infrastructure, parks, services, etc. This metric, while valuable as a snapshot of
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fiscal impacts, should not be understood as a complete economic impact analysis (i.e., job and service
creation, visitor attraction, etc.).

PROPOSED CONDITIONS
The applicant requests specific conditions as part of this conditional rezoning; additional conditions have
been added based on public, commissioner, advisory board, and staff feedback. Please see Attachment
A below for a copy of the proposed conditions. Based upon public hearing input and commissioners’
discussion, staff may propose additional conditions.

3. Public Plans & Policies
Below is a list of town-adopted plans and a brief summary of each plan’s applicability to the proposed
Davidson Cottages Conditional Master Plan:
▪ Davidson’s General Planning Principles (2020) include tenets to guide decisions and development in
Davidson. Principles relevant to this proposed development are listed below. They can be
summarized as: Davidson should focus on appropriately-scaled, high-quality infill development that
balances residential and commercial uses, and in all cases strives to create vibrant pedestrian
environments and public spaces.
▫ Character & Community: We must preserve Davidson’s character and sense of community.
- Walkable neighborhoods and centers with community open space and parks that are
integral parts of town
- A street, sidewalk, and greenway network that knits the community together
▫ Mobility: We must provide a safe and efficient transportation network for all users by
supporting active transportation, transit, and new mobility options. Development and
redevelopment in walkable, mixed-use, connected neighborhoods.
- Streets that are safe and accessible for all people — pedestrians, cyclists, and drivers
▫ Natural Assets: We must wisely manage the finite land and natural resources in the town’s
planning area.
- Opportunities for public access to active and passive recreational amenities in our preserved
open space
- Village-scale development that builds up and not out in strategic locations
- Tree canopy that is preserved, enhanced, and established as new development and
redevelopment occurs
▫ Diversity & Inclusivity: We must create an environment that maintains and enhances
community diversity and inclusivity. We will encourage diversity of all economic levels, all races
and ethnic groups, all ages, and all physical and mental abilities through:
- A mixture of housing types and prices in neighborhoods that are designed to complement
the existing architectural character
▫ Growth Management: We must manage growth and support appropriate economic
development so the town can provide public facilities and services apace with development. It
is our intent that all parts of a vibrant, successful community grow together through:
- A healthy diversity of uses in walkable neighborhoods
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▫ Placemaking: We must maintain Davidson’s unique sense of place through quality architecture
and design. Livable environments include well-designed buildings, a dynamic public realm, and
seamless connections between the two. This means that:
- The built form is an integral component of place-making
- Private buildings and public infrastructure must work together to shape public space and to
build community character, including through sustainable design practices
- The design of our public spaces, parks, and plazas will encourage social interaction, cultural
experiences, and recreational opportunities
▫ Fiscal Health: We must consider the town’s fiscal health when making decisions. This means
that:
- Decision-making will encourage a fiscally-sustainable balance between the residential and
commercial components of the town’s tax base
▪ The Davidson Comprehensive Plan (2020) establishes a wide-ranging set of goals for the community
to pursue, many of which are listed below. The goals emphasize the creation of commercial business
opportunities; safe, interesting pedestrian areas and public spaces; and, prioritizing development in
designated growth areas.
▫ Goal 2.1: Intentional Growth Management
- Policy 2.1.1, Manage Growth to Balance Protection of Community Character and Natural
Areas While Directing Desired Growth to Identified Centers: Lands within the town’s
current corporate limits are priorities for infill and redevelopment.
▫ Goal 2.2: A Network of Natural Areas & Open Space
- Policy 2.2.6, Expand Use of Low Impact Development Techniques: Use low impact
development systems and practices that use or mimic natural processes to protect water
quality and associated aquatic habitat and reduce the impact of built areas. Examples may
include, but are not limited to, rain gardens and bioswales that result in the infiltration,
evapotranspiration or use of stormwater.
▫ Goal 2.3: A Sustainable Built Environment
- Policy 2.3.3, Ensure Best Design Practices in New Growth: New growth should include short
blocks and connected rights-of-way, prominent civic spaces, protected natural areas, frontfacing buildings, a diversity of housing types…rear parking and alleys, front porches, and safe
multimodal travel options.
▫ Goal 2.5: Contextually-Sensitive Infill & Redevelopment
- Policy 2.5.1, Infill Development Shall Enhance the Town: Infill development shall enhance
and not detract from the building character of the town.
- Policy 2.5.2, Balance Incremental Change with Existing Character: As Davidson grows
through infill development, redevelopment of existing sites, and new growth in appropriate
places on the town’s edge, it should complement the town’s existing character.
- Policy 2.5.4, Make the Built Environment Human-Scale: Human-scale development is not
defined by density or even building height, but instead by a built environment that makes
people comfortable and happy navigating streets and neighborhoods on foot. Human-scale
built environments might consider terminating vistas at the end of streets or the width and
frontage of new buildings.
- Policy 2.5.6, Use Appropriate Transitions Between Different Scales and Intensities: Use
appropriate transitions between different building uses and intensities by stepping down
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▫

▫

▫

▫

▫

▪

building heights and scale from areas allowing taller buildings to primarily residential
neighborhoods.
Conservation & Growth Framework Map
- Districts, Residential Neighborhoods, Key Features/Opportunities:
» Continued promotion of traditional neighborhood development patterns, walkability,
and a variety of housing types and uses
» Integration of affordable housing
» Mix of residential building types (including ADUs)
» Low-impact development retrofits, street trees, sidewalks
Goal 3.1 Safe Streets for All
- Policy 3.1.2, Improve Sidewalk Network: Support sidewalk maintenance and retrofitting
that improves ADA accessibility. Prioritize new sidewalk construction…
- Policy 3.1.5, Promote Quality Pedestrian Crossings: Promote quality pedestrian and bicycle
crossing treatments that are highly visible, predictable, and intuitive [Marked Pedestrian
Crossings]
Goal 3.3 Increase Travel Options
- Policy 3.3.1, Promote a Continuous Pedestrian Network: Support the extension of
sidewalks, greenways, and sidepaths that contribute to a fully connected pedestrian
network.
- Policy 3.3.4, Improve Street Connectivity: Promote street connectivity and short blocks that
enhance walkability, slow traffic, provide two-way traffic, and ensure multiple access routes
for emergency vehicles and other travelers.
Goal 5.1 Diverse & Inclusive Housing Options
- Policy 5.2.1, Foster a Diversity of Housing Options: Foster a diversity of well-integrated
housing options within neighborhoods and along block faces, including but not limited to
tenure (rental, ownership, cooperative), type (detached houses, townhouses, attached
houses, appropriately- designed and scaled multi-family housing, and live-work units), and
income.
Goal 5.3 Long-Term Fiscal Health
- Policy 5.3.1, Promote Use of Existing Resources: Promote infill, redevelopment, and
adaptive use as a way to maximize use of existing services, infrastructure, and utilities.
- Policy 5.3.3, Promote Smart Growth: Encourage compact development that can be more
efficiently served. Land areas designated as activity nodes and commercial areas should be
retained until market conditions present viable commercial opportunities.

The Circles @ 30 Small Area Plan (2013) aims to create a new, vibrant town center built according
to the same principles as the historic downtown. Although not adopted, the plan contains several
points that speak directly to the subject site. Recommendations relevant to this proposed
development include:
▫ Smaller-scale commercial or multi-family development along Davidson Gateway Drive (i.e.
two to three stories, 16);
▫

Improvements including on-street parking on both sides of the street, wide sidewalks, and
street trees as well as consideration of angled parking on Davidson Gateway Drive in front of
commercial businesses (17).
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4. PUBLIC INPUT SESSION
A Public Input Session was held on January 22, 2020 and a report summarizing participant comments is
provided online. Participants discussed a number of topics, with the following list highlighting some of
the items raised:
▪

▪
▪

▪

Building Design: The building materials, style, and layout of the buildings – including whether
any would be accessible (i.e., able to be occupied by persons with physical limitations).
Participants also commented on the design of the duplexes – why they were reserved solely for
the affordable units.
Access/Circulation: How vehicles, particularly delivery trucks, would access the interior lots;
and, how driveway designs would facilitate or hinder movements in these spaces.
Parking: How residents and visitors would park in/around the site. It was noted by participants
that only on-street parking had been provided for residents of the proposed affordable housing
units; this was generally not seen as a viable approach.
Open Space/Tree Preservation/BMP Design: Who would maintain the proposed open space
areas and how much of the site would be cleared in order to accommodate the proposed BMP
(i.e., rainwater treatment facility).

5. PUBLIC HEARING
The Board of Commissioners held a public hearing on August 25, 2020, voting to continue the hearing
after receiving public comments. Public comments touched on a number of topics previously covered in
this analysis, including:
▪

Tree Preservation: The results of the tree survey and preservation are discussed on Page 5 Natural
Assets: Open Space/Parks, & Trees.

▪

Development Intensity: The relative intensity compared to surrounding developments is
comparable (Page 3 Land Use, Paragraph 2); also noted therein is how the project’s retention of
tree canopy on the site’s eastern boundary helps to mitigate impacts on development to the east.

▪

Transportation & Infrastructure Impacts: The Trip Generation Technical Memo (available online)
illustrates that the proposal increases the total number of trips by two (2) compared to the
previously-approved commercial building and recreation fields; but, it reduces the number of peak
period trips during the morning and afternoon by 17 trips and 87 trips, respectively (Page 5
Transportation). The site likewise makes use of existing infrastructure by improving Central Park
Circle alley through widening, enabling better public servicing of the alley and efficiency of site
design.

▪

Pedestrian Connectivity: Two comments also addressed the possibility of additional pedestrian
access throughout the site. Plan revisions include a stairway from Central Park Circle alley to
Davidson Gateway Dr. as well as a looped trail through the eastern open space area.

In sum, the plan addresses the full range of comments received at the Public Hearing.

6. PLANNING BOARD
The Planning Board discussed the project a number of times over the course of the year. At their July
and August meetings they asked the project team to consider: Integrated rainwater management
and/or enhanced treatment approaches; greater protection of trees during construction; on-site parking
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dedicated to affordable housing units and clarification that sufficient on-site parking exists; a better
understanding of the project’s fiscal impact, esp. in comparison to the previously-approved commercial
plan. Board members also articulated support for the proposal’s on-site affordable housing. The revised
plans in September addressed each of the items raised in the earlier discussions.
The Planning Board adopted a consistency statement finding the proposal consistent with the Davidson
Comprehensive Plan. Members voted 11-0 to recommend approval of the plan to the Board of
Commissioners. Attachment E contains a copy of the board motions and consistency statement.

7. STAFF RECOMMENDATION
As indicated in the Plans & Policies section, the proposal addresses many important aspects of the
Town’s Planning Principles and Comprehensive Plan. However, the proposal represents a tradeoff in
terms of lost potential commercial uses – uses that have yet to materialize in nearly 10 years since
approval (although the fiscal impact of the proposed residential development anticipates a positive
revenue impact for the town).
Moreover, the residential development envisioned features diverse housing types (including affordable
units) centered around celebrated and publicly-accessible open spaces in a walkable location.
Additionally, a number of the plan’s components and the corresponding Site Notes/Conditions are the
result of direct public input and convey the developer’s willingness to produce a project embodying the
Town of Davidson’s values:
▫
▫
▫
▫
▫

Housing specifically targeting market-rate and low- to very low-income buyers and including
universal design features to benefit residents of all abilities;
Sustainable site and landscape design including significant tree preservation, lighting, use of
native species, incorporation of grass pavers in streets, and revegetation of disturbed areas;
A variety of prominent as well as integrated and publicly-accessible open spaces;
Enhanced pedestrian connections and bicycle facilities throughout the site as well as in the
vicinity; and,
A fiscally-positive project anticipated to generate revenue to support other town aims.

For these reasons as well as the project’s responsiveness to Commissioners’ water quality concerns and
the aforementioned Planning Board and Public Hearing comments, staff recommends approval of the
proposal.

8. ATTACHMENTS/RESOURCES
▪
▪
▪
▪
▪

Attachment A:
Attachment B:
Attachment C:
Attachment D:
Attachment E:

Site Notes & Conditions
Site Plan
Street/Building Renderings
Water Quality Memo
Planning Board Motions & Consistency Statement
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ATTACHMENT A
DAVIDSON COTTAGES
Conditional Master Plan
Site Notes + Conditions
10/16/2020
Trey Akers, Senior Planner
INTRODUCTORY COMMENTS
▪

All statements below are proposed for inclusion as part of the Conditional Master Plan.
They are based on ordinance requirements, public and elected officials’ feedback, and
relevant plans/policies. References to applicable notes’/conditions’ origin are included. See
the Public Input Session Report for PIS Comment references and the Davidson
Comprehensive Plan for Policy/Action Item references (i.e., abbreviated P 2.2.6, A 5.2.7).

SITE NOTES (MP-3)
1. Master Plan: The site plan, associated notes, and conditions are a condition of approval
and based upon the Davidson Planning Ordinance in effect on October 9, 2019.
2. Modifications: The site configurations and placements (including but not limited to lot
sizes, parking layouts, and open spaces) are schematic in nature and may be altered and/or
modified during the Preliminary Plat process in accordance with ordinance requirements
and Planning Director approval.
3. Subdivision: The site may be subdivided to create individual lots, rights-of-way, open
spaces, and easement access areas.
4. Built-Upon Area: The project proposes 46,734 square feet (SF) of built-upon area, or BUA
(i.e., impervious hardscape). Through previous plat recordations and owner allocations this
lot is permitted 33,386 SF of BUA. After Conditional Master Plan approval the project must
secure the remaining BUA required to execute the plan through the Built-Upon Area
Averaging process (DPO 17.8).
5. Open Spaces: Designated park and open space areas shall be privately-maintained but
publicly-accessible via recorded public access easements. The proposed public park shall
serve as the previously-required plaza and must be developed generally as shown on the
schematic design; access to the park and within the park must meet ADA accessibility
requirements.
6. Tree Preservation: All tree preservation requirements shall be met, including ordinancespecified protective measures during construction detailed in the Planning Ordinance
effective November 1, 2019, Sections 9.3.2.E-F and 15.3.1.
7. Central Park Circle Alley: The Central Park Circle alley shall remain a one-way alley.
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CONDITIONS
1. Previous Approvals: All site plan features and associated conditions of previous approvals
(i.e., Parts 1-4, General Notes) shall be replaced by this plan and conditions.
2. Building Setbacks: The permitted Rear Yard Setback (3’) shall be as shown on the plan.
3. Building Materials:
a. Exterior Building Materials: All principal and accessory buildings abutting a street or
alley shall comprise durable, natural materials or cementitious siding (i.e., brick, natural
stone or synthetic equivalent, fiber cement) and/or other material approved by the
Planning Director. Exterior siding shall not be comprised of wood.
b. Prohibited Exterior Building Materials:
i. Vinyl siding (but not vinyl hand rails, windows or door trim); and
ii. Concrete Masonry Units not architecturally finished.
4. Affordable Housing: The required units shall be up to 50% (1) or 80% (3) of the Area
Median Income.
5. Universal Design: Three units, including one affordable housing unit, shall be designed
according to the following specifications derived from ICC A117.1, Type C, Visitable Unit
and LEED for Neighborhood Development v4 Visitability & Universal Design Options 1-3
principles:
Dwelling units shall include at least six features from the list below, with at least one feature
from each three options:
a. Option 1. Universal design features throughout the homeFive of the following features
throughout the home:
▪ easy-to-grip lever door handles;
▪ easy-to-grip cabinet and drawer loop handles;
▪ easy-to-grip locking mechanisms on doors and windows;
▪ easy-to-grip single-lever faucet handles;
▪ easy-touch rocker or hands-free switches;
▪ motion-detector lighting at entrance, in hallways and stairwells, and in closets, and
motion-detector light switches in garages, utility spaces, and basements;
▪ large, high-contrast print for controls, signals, and the house or unit numbers;
▪ a built-in shelf, bench, or table with knee space below, located outside the entry door
with weather protection overhead, such as porch or stoop with roof, awning, or other
overhead covering;
▪ a minimum 32-inch (80-centimeter) clear door opening width for all doorways;
▪ tread at the entrance, on stairs, and other areas where slipping is common, with color
contrast difference between stair treads and risers; and
▪ interior floor surfaces (e.g., low-pile carpets, hard-surface flooring) that provide easy
passage for a wheelchair or walker, with color contrast between floor surfaces and
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trim; no carpet is permitted in a kitchen, bathroom, or other wet areas of the dwelling
unit.
Option 2. Kitchen Features
b. All of the following throughout the kitchen:
▪ variable-height (28- to 42-inch [70- to 110-centimeter]) or adjustable work surfaces,
such as countertops, sinks, and cooktops;
▪ clear knee space under sink and cooktops (this requirement can be met by installing
removable base cabinets or fold-back or self-storing doors), cooktops and ranges with
front or side-mounted controls, and wall-mounted ovens at a height to accommodate
a seated adult;
▪ a toe kick area at the base of lower cabinets with a minimum height of 9 inches (23
centimeters), and full-extension drawers and shelves in at least half (by volume) of the
cabinets;
▪ contrasting color treatment between countertops, front edges, and floor;
▪ adjustable-height shelves in wall cabinets; and
▪ glare-free task lighting.
Option 3. Bedroom and Bathroom Features
c. All of the following in at least one bedroom:
▪ Size the room to accommodate a twin bed with a 5-foot (1.5-meter) turning radius
around the bed.
▪ Install a clothes closet with a 32-inch (80-centimeter) clear opening with adjustableheight closet rods and shelves.
6. Parking: Parking shall be as shown on the plan and shall be prohibited in driveways, along
alleyways, and in shared drive spaces.
7. Street Improvements:
a. Loading Zone: Dedicated loading zones for delivery vehicles shall be provided along
Davidson Gateway Drive (1 space) and Alley B (2 pullouts) as shown on the plan.
b. Crosswalks: Existing crosswalks shall be enhanced to feature high-visibility materials.
c. Bicycle Facilities: Bicycle sharrows (2) shall be installed along Davidson Gateway Dr. as
shown on the plan.
8. Open Space: The following apply to the dedicated open space and park areas featuring
public access:
a. Signage: Signs indicating public access to the dedicated park and open spaces shall be
provided at each path/entrance connection point along Davidson Gateway Dr. as shown
on the plan. Signs shall conform to Davidson Planning Ordinance requirements.
b. Lighting: Lighting shall be provided from each path/entrance connection point along
Davidson Gateway Dr. to the interior common open spaces and park. All lighting
installed in the right-of-way and common open space areas shall meet or exceed the
back-uplight-glare (BUG) or calculation methods specified in LEED v4.1 Sustainable Sites
Light Pollution Reduction.
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c. Landscaping: Landscaping shall use only plant species that are appropriate for the
project’s EPA Level III ecoregion and that are suitable for site conditions, climate, and
design intent. Both native and adapted vegetation may qualify.
d. Bicycle Parking: Parking shall be provided for four (4) bicycles at the park’s western
entrance.
9. Rainwater Management:
a. BMP Design: The rainwater BMP shall incorporate low-impact development techniques
and enhanced landscaping (including a variety of plant species) in conformance with the
Charlotte-Mecklenburg BMP Design Standards Manual or Mecklenburg County policy.
Landscaping shall be approved in coordination with Mecklenburg County and the Town
of Davidson during the construction document phase. Additionally, to the extent
practical, trees shall be planted adjacent to the BMP to screen views from properties to
the east.
b. Mitigation Payment: Based on the 9/16/20 Pollutant Load Analysis memo from
Mecklenburg County, the developer shall make a nitrogen mitigation payment of
$22,523.84 to the Town of Davidson to offset development impacts.
10. Utility Easement: The Town of Davidson shall abandon the electrical utility easement along
Central Park Circle Alley.
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ATTACHMENT B

ATTACHMENT C

ATTACHMENT D
Davidson Cottages Pollutant Load Analysis
209 Davidson Gateway Drive, Davidson, N.C.
September 16, 2020
Land development activities resulting in the addition of impervious area, such as roof tops, parking lots, roads,
sidewalks, etc., typically result in negative impacts to downstream surface waters. There are two (2) primary
sources of these negative impacts, including the discharge of nonpoint source pollutants during rain events and
the increased volumes and velocities of storm water runoff that degrade aquatic habitats. Nonpoint source
pollutants include metals from tire wear; gas, oil and other chemicals from spills and leaks; fertilizers from
landscape management; bacteria from pet waste; and a variety of other pollutants discharged to the land surface
that are picked up by rainwater and transported downstream to surface waters. The increased volumes and
velocities of stormwater runoff are caused by the inability of rainwater to infiltrate through impervious surfaces
resulting in increased surface water runoff. There is potential for land development activities to result in
improved downstream water quality if undeveloped site conditions contribute greater pollutant loads than the
site when developed, such as severe erosion problems, and/or if some form of offsite mitigation is contributed as
part of the development process.
In Mecklenburg County, the water supply watershed rules adopted in the mid-1990s and post-construction
ordinances adopted in 2007 are meant to protect downstream water quality by requiring the implementation of
various stormwater control measures (SCMs) to address the adverse effects of increased nonpoint source
pollutants and stormwater volumes and velocities associated with new development. The effectiveness of these
SCMs at mitigating negative water quality impacts varies significantly based on site conditions and the types of
SCMs used. Water quality models are used to predict these downstream impacts using mathematical simulation
techniques. For many years, Mecklenburg County has used a water quality model referred to as the Site
Evaluation Tool or SET. Staff with Charlotte-Mecklenburg Storm Water Services (CMSWS) have worked with
the design consultant (Landworks Design Group, PA) to populate and run SET for the proposed development of
the Davidson Cottages site located at 209 Davidson Gateway Drive in Davidson. The model was used to
produce post-construction values for pollutant loads and stormwater volumes accounting for onsite treatment
using the planned SCMs. These values were compared to model outputs for the current, undeveloped conditions
at the site. Results indicate that the SCMs planned for the site reduce targeted pollutant loads and storm water
volumes to below existing site conditions except for Total Nitrogen which is increased by 5 lbs./year.
Mecklenburg County currently does not have a Total Nitrogen mitigation payment option, but one does exist for
Jordan Lake in the Raleigh area that is administered by the N.C. Department of Environmental Quality at a rate
of $107.88/pound of Total Nitrogen for a 30-year duration. This rate is suitable for use in Mecklenburg for the
construction and/or implementation of offsetting systems with equal or greater pollutant removal potential. If
used for Davidson Cottages, the mitigation payment would be $16,182 (($107.88/lb. x 5lbs.) x 30 years), which
we recommend be increased by 12% to cover administrative costs and with $4,400 added to cover the operation
and maintenance of offsetting mitigation measures for a total of $22,523.84.
Although there may be some erosion problems at the undeveloped site, CMSWS does not believe these
conditions contribute greater pollutant loads than the site at post-construction. Therefore, eliminating these
problems through site development will not result in improved downstream water quality, which CMSWS
understands is a potential goal for the Davidson Cottages development. However, this goal could be achieved
through the collection of a mitigation payment in the amount of $22,523.84 for use in the construction of SCMs
elsewhere in the watershed to improve overall water quality. For example, this money could be put to very good
use improving the pollutant removal potential of Roosevelt Wilson Pond that would result in a net improvement
of water quality in the watershed.
Submitted by:

Rusty Rozzelle
Mecklenburg County Water Quality Program Manager
Charlotte Mecklenburg Storm Water Services

ATTACHMENT E

Davidson Cottages Conditional Master Plan
Planning Board Motions
9/28/2020

Consistency Statement
Motion: The Planning Board finds the map amendment consistent with the comprehensive
plan.
Motion: Michael Flake
Second: Shawn Copeland
Vote: 11-0 (0 Absent; 1 Vacancy)
Recommendation
Motion: The Planning Board recommends approval of the rezoning as presented.
Motion: Michael Flake
Second: Ellen Donaldson
Vote: 11-0 (0 Absent; 1 Vacancy)

TOWN OF DAVIDSON PLANNING BOARD – CONSISTENCY STATEMENT
DAVIDSON PLANNING ORDINANCE MAP AMENDMENT:
DAVIDSON COTTAGES CONDITIONAL MASTER PLAN
I. SUMMARY OF ACTION TAKE BY BOARD
Description of Action: The Planning Board finds the proposed conditional map amendment as shown in
the site plan attached hereto as Exhibit B, and the list of conditions attached hereto as Exhibit A,
consistent with adopted plans and policies of the Town of Davidson.
▪
▪

Motion: Michael Flake
Second: Shawn Copeland
Vote: 11-0

II. PROPOSAL / REQUEST
Saussy Burbank proposes to revise a current Conditional Planning Area via a map amendment for +/3.135 acres to update/rezone the Conditional Planning Area for a new master plan. The site is located at
219 Davidson Gateway Drive (Parcel ID# 00323193).
III. SUMMARY OF PETITION / PROPOSAL
The applicant requests a Conditional Map Amendment to develop a master plan featuring a residential
community of 30 single family homes and two duplexes (totaling 34 units), along with public open space
including a park, seating areas, and walking paths. Also included are conditions governing the site’s
development and an off-site mitigation payment to assist in water quality treatment efforts.
IV. CONSISTENCY STATEMENT
In the opinion of the Planning Board, the proposed map amendment is consistent with the
Comprehensive Plan, as adopted by the Board of Commissioners and amended from time to time. The
areas in which the amendments are consistent with this document are as follows:
▪ Consistency with the Davidson Comprehensive Plan (2020):
The map amendment aligns with Davidson’s General Planning Principles:
▫ Character & Community: We must preserve Davidson’s character and sense of community.
- Walkable neighborhoods and centers with community open space and parks that are
integral parts of town
- A street, sidewalk, and greenway network that knits the community together
▫ Mobility: We must provide a safe and efficient transportation network for all users by
supporting active transportation, transit, and new mobility options. Development and
redevelopment in walkable, mixed-use, connected neighborhoods.
- Streets that are safe and accessible for all people — pedestrians, cyclists, and drivers
▫ Natural Assets: We must wisely manage the finite land and natural resources in the town’s
planning area.
- Opportunities for public access to active and passive recreational amenities in our preserved
open space
- Village-scale development that builds up and not out in strategic locations
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▫

▫

▫

▫

- Tree canopy that is preserved, enhanced, and established as new development and
redevelopment occurs
Diversity & Inclusivity: We must create an environment that maintains and enhances
community diversity and inclusivity. We will encourage diversity of all economic levels, all races
and ethnic groups, all ages, and all physical and mental abilities through:
- A mixture of housing types and prices in neighborhoods that are designed to complement
the existing architectural character
Growth Management: We must manage growth and support appropriate economic
development so the town can provide public facilities and services apace with development. It
is our intent that all parts of a vibrant, successful community grow together through:
- A healthy diversity of uses in walkable neighborhoods
Placemaking: We must maintain Davidson’s unique sense of place through quality architecture
and design. Livable environments include well-designed buildings, a dynamic public realm, and
seamless connections between the two. This means that:
- The built form is an integral component of place-making
- Private buildings and public infrastructure must work together to shape public space and to
build community character, including through sustainable design practices
- The design of our public spaces, parks, and plazas will encourage social interaction, cultural
experiences, and recreational opportunities
Fiscal Health: We must consider the town’s fiscal health when making decisions. This means
that:
- Decision-making will encourage a fiscally-sustainable balance between the residential and
commercial components of the town’s tax base

The amendment also fulfills recommendations provided in the town’s Comprehensive Plan:
▫ Goal 2.1: Intentional Growth Management
- Policy 2.1.1, Manage Growth to Balance Protection of Community Character and Natural
Areas While Directing Desired Growth to Identified Centers: Lands within the town’s
current corporate limits are priorities for infill and redevelopment.
▫ Goal 2.2: A Network of Natural Areas & Open Space
- Policy 2.2.6, Expand Use of Low Impact Development Techniques: Use low impact
development systems and practices that use or mimic natural processes to protect water
quality and associated aquatic habitat and reduce the impact of built areas. Examples may
include, but are not limited to, rain gardens and bioswales that result in the infiltration,
evapotranspiration or use of stormwater.
▫ Goal 2.3: A Sustainable Built Environment
- Policy 2.3.3, Ensure Best Design Practices in New Growth: New growth should include short
blocks and connected rights-of-way, prominent civic spaces, protected natural areas, frontfacing buildings, a diversity of housing types…rear parking and alleys, front porches, and safe
multimodal travel options.
▫ Goal 2.5: Contextually-Sensitive Infill & Redevelopment
- Policy 2.5.1, Infill Development Shall Enhance the Town: Infill development shall enhance
and not detract from the building character of the town.
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▫

▫

▫

▫

▫

- Policy 2.5.2, Balance Incremental Change with Existing Character: As Davidson grows
through infill development, redevelopment of existing sites, and new growth in appropriate
places on the town’s edge, it should complement the town’s existing character.
- Policy 2.5.4, Make the Built Environment Human-Scale: Human-scale development is not
defined by density or even building height, but instead by a built environment that makes
people comfortable and happy navigating streets and neighborhoods on foot. Human-scale
built environments might consider terminating vistas at the end of streets or the width and
frontage of new buildings.
- Policy 2.5.6, Use Appropriate Transitions Between Different Scales and Intensities: Use
appropriate transitions between different building uses and intensities by stepping down
building heights and scale from areas allowing taller buildings to primarily residential
neighborhoods.
Conservation & Growth Framework Map
- Districts, Residential Neighborhoods, Key Features/Opportunities:
» Continued promotion of traditional neighborhood development patterns, walkability,
and a variety of housing types and uses
» Integration of affordable housing
» Mix of residential building types (including ADUs)
» Low-impact development retrofits, street trees, sidewalks
Goal 3.1 Safe Streets for All
- Policy 3.1.2, Improve Sidewalk Network: Support sidewalk maintenance and retrofitting
that improves ADA accessibility. Prioritize new sidewalk construction…
- Policy 3.1.5, Promote Quality Pedestrian Crossings: Promote quality pedestrian and bicycle
crossing treatments that are highly visible, predictable, and intuitive [Marked Pedestrian
Crossings]
Goal 3.3 Increase Travel Options
- Policy 3.3.1, Promote a Continuous Pedestrian Network: Support the extension of
sidewalks, greenways, and sidepaths that contribute to a fully connected pedestrian
network.
- Policy 3.3.4, Improve Street Connectivity: Promote street connectivity and short blocks that
enhance walkability, slow traffic, provide two-way traffic, and ensure multiple access routes
for emergency vehicles and other travelers.
Goal 5.1 Diverse & Inclusive Housing Options
- Policy 5.2.1, Foster a Diversity of Housing Options: Foster a diversity of well-integrated
housing options within neighborhoods and along block faces, including but not limited to
tenure (rental, ownership, cooperative), type (detached houses, townhouses, attached
houses, appropriately- designed and scaled multi-family housing, and live-work units), and
income.
Goal 5.3 Long-Term Fiscal Health
- Policy 5.3.1, Promote Use of Existing Resources: Promote infill, redevelopment, and
adaptive use as a way to maximize use of existing services, infrastructure, and utilities.
- Policy 5.3.3, Promote Smart Growth: Encourage compact development that can be more
efficiently served. Land areas designated as activity nodes and commercial areas should be
retained until market conditions present viable commercial opportunities.
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---Adopted this 28th day of September 2020.

____________________________
Signature/Date
Matthew Dellinger
Chair
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