MEMO
Date: May 5, 2021
To:
Public Input Session Participants
From: Trey Akers, Project Manager
Re:
East Rocky River Master Plan – Preliminary Staff Analysis
_____________________________________________________________________________________

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

Andrew Wilfong
Solimax LLC (Andrew Wilfong)
Dewberry Engineers
15016 East Rocky River Rd. (Parcel ID# 00725107)
5.507 acres

SUMMARY
The proposal includes six (6) single-family detached homes set back from East Rocky River Rd. and
accessed off of Summit River Road. The plan proposes orienting the lots around a common open space
and also includes a bicycle/pedestrian sidepath along East Rocky River Rd. connected to a trail running
through the property and connecting to the south. Overall the project will set aside 70% of the land as
open space.

2. PLANNING STAFF REVIEW - PRELIMINARY
This review considers compliance with the Davidson Planning Ordinance effective January 1, 2020, as
amended. A copy of the site plan is included as Attachment A; full site plan documents are located on the
project website.

PROCESS
SUMMARY
The project is following the Master Plan process found in Davidson Planning Ordinance 14.6. This
requires a Public Input Session and review of the plans by the Planning Board, along with approval by
Town of Davidson and Mecklenburg County staff. The developer began meeting with staff in March
2019 to discuss the site layout, officially submitting a complete master plan application on October 16,
2021.
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CONTEXT
The proposal involves a largely wooded parcel that currently features a single residence. It also includes
a portion of the adjacent parcel immediately to the south (PID # 00725120), which lies in the floodplain
and will be utilized for open space and to connect the proposed trail system for this proposal with the
approved, adjacent Davidson Farms Master Plan development underway. A heavily wooded residential
parcel lies along the project’s western boundary and two streets form the project’s northern and
eastern boundaries: East Rocky River Rd., to the north, and Summit River Rd., to the east. Behind a
wooded buffer, maintenance buildings belonging to the River Run Golf & Country Club also comprise
part of the project’s southeastern border.
The project’s immediate context includes a few different types of single-family residential housing:
Large-lot parcels of multiple acres with a single residence (to the south, west, and north); masterplanned single-family units (to the south, across the golf course); and, master-planned townhome units
immediately to the east. Moving beyond the immediately adjacent uses, the site lies about one-half mile
west of the Shearer Rd./East Rocky River Rd. intersection. A few master-planned developments have
been built or are under construction (River Run, Davidson Farms, and Narrow Passage), although much
of the area retains a predominantly rural feel of large-lot and/or undeveloped lands.

PLANNING AND DEVELOPMENT STANDARDS
Below is a summary of general planning and development standards relating to this proposal.
LAND USE
As noted above, the project proposes a land use – master-planned single-family detached units
surrounded by open space – consistent with the area’s rural pattern. The proposal reflects the slow
transition of the area from predominantly rural/agricultural uses to residential uses. Lying within the
Rural Planning Area, the project’s pursuit of Option B in Table 2-48 Rural Density Table permits one (1)
unit per acre of development while requiring a minimum open space set aside of 70 percent. This
reflects both aspects of existing conditions – largely undeveloped lands interspersed with single-family
development.
HOUSING
Concerning the proposed building type: The proposed plan meets both the permitted building types
and setbacks specified in the ordinance (DPO Tables 2-45, 2-46). With the implementation of the Rural
Area Plan the master plan reflects a greater emphasis on the preservation of publicly-accessible open
space now required in the Rural Planning Area. Along with the ordinance’s connectivity requirements,
this has served to shape the residential lot layout to be centered around open and public spaces, such as
streets, and related features. Lastly, the proposal does not include affordable housing; the applicant
intends to satisfy DPO 5.2 Affordable Housing/Covered Development Projects by making a payment-inlieu for two units ($70,520).
TRANSPORTATION & MOBILITY
As touched on earlier, the project includes housing oriented around a common open space. This
presented the opportunity for a unique approach to the rural road design: An oval “couplet” that
features two one-way streets on either side of the central open space. At 30’ wide, each street lies
within the permitted right-of-way range of 30’-50’ outlined in DPO 6.7.3. However, each section includes
a different set of components to ensure sufficient public-safety access for fire trucks while physically and
visually retaining Davidson’s characteristic village-sized travel lanes. To that end, the streets will feature
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not only asphalt but alternative pavement/surface pattens on the edges (brick stamp, grass pavers).
This required closed coordination with the project team’s engineers, Davidson Public Works, and
Mecklenburg County Land Development as well as the Fire Marshall’s office.
In terms of non-vehicular travel, the project proposes a 10’ sidepath along East Rocky River Road. This
facility has been sited within the existing overhead utility easement to preserve more of the existing
trees along the road. Branching off from the sidepath, a 6’ natural surface trail meanders through the
site and allows users to experience the mature forest stands on both the northern and southern sides of
the property before connecting to the proposed trail system at the adjacent Davidson Farms
development. This linkage will ultimately enable residents along Kistler Farm Rd. to access East Rocky
River Rd. via walking and, one day, the West Branch of the Rocky River greenway.
Relatedly, at their meetings Planning Board members have cited the need to further refine the concept
of equestrian travel in the area – an idea discussed in the Rural Area Plan and carried forward in both
the Davidson Farms Master Plan and this proposal through the explicit permission of equestrians to
utilize the trail facilities. As for pedestrian and bicycle travel, connection to the West Branch of the
Rocky River Greenway system will be necessary and require coordination for funding and approvals
across a host of local, state, and perhaps federal agencies.
More immediately, one detail that needs to be addressed is the provision of east-west pedestrian
connectivity along Road A within the proposed development. Discussions with the project team have
explored the concept of a connection from Summit River Rd. to the western boundary; currently a trail
connection is shown east of Lot 4. While further work is needed, some type of ADA-accessible facility
will be required to fulfill the ordinance’s street section requirements – perhaps originating more closely
to the Road A/Summit River Rd. intersection and passing through the central open space between the
streets.
Note: A transportation impact analysis (TIA) was not required for the proposal since it contains less than
50 units (6.10.1.C); however, a $500.00 fee per lot must be paid to the Connectivity and Traffic Calming
fund.
NATURAL ASSETS: OPEN SPACE/PARKS & TREES
The site’s proposed layout around central open space and the existing tree canopy afford a number of
opportunities to create and/or preserve distinct features. With 70 percent of the site required to be
open space (DPO Table 2-47), as currently shown, there exist a number of site design opportunities and
the plan reflects the project team’s early thinking regarding many of the ordinance requirements.
Although DPO 7.2 (Table 7-1) does not include specific size requirements for dedicated park facilities in
the Rural Planning Area, DPO 7.4.1 and other standards lay out minimum amenity requirements.
Importantly, the project’s central open space will fulfill the ordinance’s aim of park spaces providing
“focal points for developments and the town.” Additional access and amenity criteria contained in the
ordinance will ensure this space provides for passive recreation needs in the local context, such as
seating and ADA-accessibility.
Regarding trees: The site contains numerous specimen trees and several stands of mature forest area.
The current plan’s layout, which shifts the entire plan layout north from a previous version, results in a
tradeoff: Fewer trees over 12” are preserved but of the total preserved more specimen trees (i.e., those
greater than 24”) are saved. This owes mainly to the relocation of the central open space, within which
more trees were lost, and stormwater management facility, which has been moved further out of the
mature forest area to the south. Altogether, the calculations indicate compliance with the canopy and
preservation requirements in DPO 9.3 and will continue to be monitored through the review process.
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WATER QUALITY
The site lies within the Yadkin River Watershed District, though not within a designated critical area, and
will meet the post-construction stormwater management standards listed in DPO 20. Planning Board
Board members noted the importance of following low-impact development practices, which the 2020
Comprehensive Plan also highlights. The project’s proposed sand filter detention facility, located south
of Lot 5, represents a conventional approach to stormwater management. The site’s high amount of
open space and large-lot, low-density housing would seem to be a good candidate to manage rainwater
in a more diffuse – rather than consolidated – manner. Further exploration of these approaches are
encouraged, along with native landscaping (see Comprehensive Plan Policies 2.2.2 and 2.2.6 below).

ADDITIONAL CONSIDERATIONS
Two additional topics relevant to this site’s development have been identified and are introduced
below.
UTILITIES: WATER/SEWER POLICY
Based on the proposed plans, which do not include any on-site infrastructure, Charlotte Water
determined that the project is classified as a “extension” and not an “connection.” Therefore, the
proposal required approval by the Davidson Board of Commissioners through the Water/Sewer Policy.
Commissioners granted this approval in December 2020.
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 identified the proposed building type – large-lot,
single-family detached homes – as aligning with the Low-Density Residential Neighborhood prototype in
the town’s 2020 Cost of Land Use Fiscal Impact Analysis.
The analysis anticipates annual revenue for the 6-unit development to be $26,092.17, while the analysis
projects the costs to serve the development as $17,782.10 – generating a $8,310.06 annual net gain.
Based on this analysis, the development is anticipated to cover 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 fiscal impacts, should not be understood as a complete economic
impact analysis (i.e., job and service creation, visitor attraction, etc.).

3. Public Plans & Policies
Below is a list of town-adopted plans and a brief summary of each plan’s applicability to the proposed
East Rocky River Rd. Master Plan. Note: These items are for consideration in evaluating the plan and not
statements that the plan embodies each of the principles/statements listed.
▪ 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
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▫

▫

▫

▫

▫

▫

- A street, sidewalk, and greenway network that knits the community together
- Balancing rural character protection with new opportunities to create special places and
neighborhoods
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.
- New greenway, bike, and sidewalk connections to existing and new developments
- 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.
- Stewardship of our land and natural resources and preserving significant hardwood forests,
farmland and farming, wildlife habitats, rock outcroppings, parkland, watersheds, and rural
views
- Growth that occurs in appropriate locations that are most suitable for development and
away from important open spaces
- Opportunities for public access to active and passive recreational amenities in our preserved
open space
- Development that uses green design, energy conservation, and flexible spaces
- 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
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:
- 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 deliberate management of land use
decisions; safe, interesting pedestrian areas and public spaces; and, prioritizing development in
designated growth areas.
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▫ 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 2.2.1: Protect Ecologically Valuable Areas and Corridors: Through regulations and
development decisions, protect, restore, and connect ecologically valuable areas such as
critical watersheds, stream buffers, wetlands, wildlife habitat, and hardwood forests.
Additionally, prioritize conservation of similar lands adjacent to these areas.
- Policy 2.2.2: Integrate Green Space Throughout the Built Environment: Being cognizant of
the importance of green space to human health, continue to thread green space throughout
the built environment by growing, enhancing, and protecting the urban tree canopy, and
providing natural green public spaces, neighborhood gardens, and greenways. To the extent
possible, encourage native landscaping.
- Policy 2.2.5: Protect Valued Rural Viewsheds: Recognizing Davidson’s rural history, as well
as the present-day importance of rural viewsheds, protect those viewsheds deemed most
important by the Davidson community.
- 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.
▫ Conservation & Growth Framework Map
- Rural Village Neighborhoods and Open Space, Opportunities:
» Open space preservation and green space
» Enhance cross-town street and trail connectivity
» Low-impact development and green building design
» Expand and enhance the scenic byway overlay
» Publicly-accessible open space through robust greenway and trail network
▫ Goal 3.1 Safe Streets for All
- Policy 3.1.3, Support Safe Bikeway Facilities: Support the construction of bikeway facilities
that are physically protected and separated from automobile traffic as identified in the
Mobility Plan.
- 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.
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- Policy 3.3.2: Expand Connected Bikeway Infrastructure: Support the expansion and
integration of bikeway facilities within existing rights-of-way, in future roadway
construction, and in separate paths.
- 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.

4. PLANNING BOARD
The Planning Board has discussed the project twice, informally, in 2020 and 2021. Their comments have
been incorporated throughout this analysis and primarily relate to the use of low-impact rainwater
management practices, tree preservation, and pedestrian as well as equestrian uses/access.

5. STAFF RECOMMENDATION
The purpose of the Public Input Session Staff Analysis is to assess the preliminary sketch plan against
existing standards, provide the public and stakeholders with the known facts, and offer direction on
which topics should be further explored as the site design evolves. After reviewing the application and
documentation, staff believes the following topics warrant further study:
▪

Refinement of pedestrian east-west access through the site and to adjacent, existing
development (including ADA access);

▪

Integration of low-impact water quality treatment areas into open space design;

▪

Use of native and/or innovative landscaping practices.

Based on feedback received at the Public Input Session, additional topics may be explored.

6. ATTACHMENTS/RESOURCES
▪ Attachment A: Site Plan
▪ Attachment B: Streetscape Rendering
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DEVELOPMENT SUMMARY

SITE AREA (PIN #: 007-25-107)
AREA ACQUIRED (PIN #: 007-25-120)
50-FT NCDOT PUBLIC RIGHT-OF-WAY

5.401 ACRES (235,247.18-SQFT.)
0.420 ACRES (18,300-SQFT.)
0.314 ACRES (13,660-SQFT.)

PROPOSED ROAD IMPROVEMENTS TO GENERALLY FOLLOW PROPOSED TYPICAL SECTIONS
AS SHOWN ON SHEET EXH-02, SUBJECT TO ORDINANCE REQUIREMENTS AND PLANNING
DIRECTOR APPROVAL DURING THE CONSTRUCTION DOCUMENT APPROVAL PROCESS.

LL

FA

DRIVEWAY FOR ALL LOTS SHALL COME FROM ROAD A

R

DRIVEWAY ORIENTATION:

VE

LOTS 1 THROUGH 6 TO FACE ROAD A

DR

RI

REQUIRED UNDISTURBED OPEN SPACE: 25% X 5.28 ACRES = 1.32 ACRES
PROVIDED UNDISTURBED OPEN SPACE: 1.325 ACRES (25.08%)

LOT ORIENTATION:

D

REQUIRED UNDISTURBED OPEN SPACE: PER TOWN OF DAVIDSON PLANNING ORDINANCE 20.5.3, A PROJECT
WITH LESS THAN 24% BUILT-UPON AREA SHALL INCLUDE AS UNDISTURBED OPEN SPACE WITHIN THE
BOUNDARIES OF THE PROJECT A MINIMUM OF 25% OF THE PROJECT AREA.

ALKER

RD

5.507/1 = 6 PERMITTED, 6 UNITS PROPOSED

ROBER
TW

R
VE

NUMBER OF UNITS:

Dewberry Engineers Inc.

RI

5.507 ACRES (TOTAL)

PROJECT LOCATION

KY

SITE AREA:

TOTAL SITE AREA = 235,247-SQFT. + 18,300-SQFT. - 13,660-SQFT. = 239,887-SQFT. (5.507 ACRES)

REQUIRED OPEN SPACE:
70% OF 5.28 ACRES = 3.698 ACRES
PROPOSED OPEN SPACE:
3.698 AC. OPEN SPACE/5.28 AC TOTAL = 70.0%
(PER DPO 7.5.1.A.4 OVERHEAD UTILITY EASEMENTS ARE NOT PERMITTED TO COUNT TOWARDS OPEN SPACE
REQUIREMENTS)

ADJACENT PROPERTY LINE

1 UNIT PER ACRE + 70% OPEN SPACE

R
RD
CO
ON
N-C
SO
VID
DA

PROPERTY AREA = SITE AREA + AREA ACQUIRED - NCDOT RIGHT-OF-WAY - EXISTING OVERHEAD EASEMENT
PROPERTY AREA = 235,247-SQFT. + 18,300-SQFT. - 13,660-SQFT. - 9,796-SQFT. = 230,091-SQFT. (5.28 ACRES)

DEVELOPMENT OPT A:

OC

E

5.401 ACRES (235,247.18-SQFT.)
0.420 ACRES (18,300-SQFT.)
0.314 ACRES (13,660-SQFT.)
0.224 ACRES (9,796-SQFT.)

RURAL PLANNING AREA

ER

SITE AREA (PIN #: 007-25-107)
AREA ACQUIRED (PIN #: 007-25-120)
50-FT NCDOT PUBLIC RIGHT-OF-WAY
EXISTING OVERHEAD UTILITY EASEMENT

ZONING:

S

DRIVEWAY CULVERTS:
DRIVEWAY CULVERTS AND APRONS ARE THE
RESPONSIBILITY OF THE DEVELOPER OR BUILDER AND SHALL BE BONDED PRIOR TO FINAL
PLAT APPROVAL.

DR

RD

ER

DR

FO

V

RI

VICINITY MAP
SCALE: 1" = 1,000'

D
TRAILS SHALL INCLUDE EQUESTRIAN USE AND SIGNAGE
INDICATING THE TRAILS PERMITTED USES SHALL BE PLACED
AT TRAIL HEADS. PUBLIC TRAIL ACCESS ALONG LOTS 3 & 4
SHALL BE PERMITTED VIA PUBLIC ACCESS EASEMENT.

COMMUNITY
FLOODWAY

EXIST. 40' ENERGY UNITED
POWER LINE EASEMENT
DB. 9434 PG. 80
PROP. SIGN TO INDICATE FUTURE
POSSIBLE CONNECTION (TYP.)
PROP. 10' ASPHALT GREENWAY - WITHIN
20' PUBLIC ACCESS EASEMENT (TYP.)

FEMA FLOODWAY

30'

30'

B

COMMUNITY
FLOODPLAIN

111.54'

SCALE: 1" =40'

3
8,936 SF
0.21 AC

79.75'

PROP. 6' PEDESTRIAN TRAIL WITHIN 20' PUBLIC ACCESS
EASEMENT (TYP.)

PROP. 6' PEDESTRIAN
TRAIL - WITHIN 20' PUBLIC
ACCESS EASEMENT (TYP.)

110.25'

110.25'

FEMA FLOODPLAIN

PROP. 12'
DRIVEWAY (TYP.)

PROP. 25' FRONT
SETBACK (TYP.)

49.75'

8,776 SF
0.20 AC

2

COMMUNITY
FLOODPLAIN

'

R105'
R105'

48.00'

78.00'

PROP. 15' STORM
DRAINAGE EASEMENT

4

PROP. 20' STORM
DRAINAGE EASEMENT

FEMA FLOODPLAIN

R40'
WETLAND DELINEATION
(FOLLOWS FEMA 100-YEAR
FLOODZONE BOUNDARY)

2/3/2021

80.00'

112.13'

110.25'

8,828 SF
0.20 AC
6'

'
31.5 2

PROP. 15' SIDE
SETBACK (TYP.)

PROP. 50' PUBLIC RIGHT-OF-WAY
TO BE DEDICATED TO NCDOT

KEY PLAN

2'

PROP. 20' STORM DRAINAGE
& BMP ACCESS EASEMENT

SEAL

PROP. 15' STORM
DRAINAGE EASEMENT

62.26'

PROP. 20' STORM
DRAINAGE
EASEMENT

PROP. 30' REAR
SETBACK (TYP.)

NCBELS #F-0929

110.25'
8'

PROPOSED ROAD A

1. 43'

110.26'

76.57'

78.00'

C

23.49'

10'
4'

PROP. BMP A

5

8,846 SF
0.20 AC

20'

PROP. 30'
RIGHT-OF-WAY (TYP.)

8,600 SF
0.20 AC

80.12'

56.87'

8,586 SF
0.20 AC
110.25'

1

R40'

20.63'

PROP. BMP
ACCESS EASEMENT

57.13'

78.00'

6

31.23
' 17.80

20'

PROP. 15' STORM
DRAINAGE EASEMENT

110.25'

110.25'

9300 Harris Corners Pkwy, Suite 220
Charlotte, NC 28269
Phone: 704.509.9918
Fax: 704.509.9937
www.dewberry.com

PROP. 10'
CROSSWALK
EXIST. OVERHEAD
POWER LINE (TYP.)
EXIST. 40' ENERGY UNITED
POWER LINE EASEMENT
DB. 9434 PG. 80

COMMUNITY
FLOODWAY

FEMA FLOODWAY

NO.

DATE

BY

DESCRIPTION

REVISIONS

LEGEND

DRAWN BY
APPROVED BY
CHECKED BY
DATE
TITLE

A

CONCEPTUAL
SKETCH PLAN
PROJECT NO.

EXH-01

DAVIDSON, NORTH CAROLINA

5.507 ACRES (TOTAL)
17.4%

MASTER PLAN SCHEMATIC DESIGN

OPEN SPACE SUMMARY
TOTAL SITE AREA:
BUILT UPON AREA (BUA):
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ROCKY RIVER ROAD DEVELOPMENT
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Attachment B: Streetscape Rendering

