Response to Comments From Public Information Session
Compliance/Comparison With Watershed Text Amendments

There were two comments asking about compliance with proposed watershed text amendments, and
also how the built-upon area (BUA) of this neighborhood compares with the requirements of the
proposed text amendments
Our understanding is that the proposed watershed text amendments only apply to the critical
watershed area. This project is outside of that area, so there is not a question of compliance.
For comparative purposes, our understanding is that the current and proposed allowance for impervious
surfaces for a subdivision within the critical watershed area are 24% without engineered stormwater, or
50% with engineered stormwater. The projected built open area of this project is 32.7%, and we will
have engineered stormwater. Thus we are well under the levels prescribed by the watershed text
amendments, and we are well under the requirements that exist for this site.
The Town of Davidson has an open space requirement of 10 percent for the Village Infill, and this project
is providing 17.8 percent.

Management of Construction Traffic
A number of commenters requested that the existing barricade at the end of James Alexander Way
remain in place during construction. In general we support this request. While the actual guardrail that
exists today will likely have to be removed to allow for utility and road connections, once those are
complete we can reinstall a barricade and leave it in place until the first home is occupied. We are
willing to leave it in place until the first single family home is occupied, although if a townhome is
occupied earlier than a single family home the Town may require that the barricade be removed.
There will be construction of single family and/or townhomes taking place after the first home is
occupied and the barricade is removed. We will work with our contractors to ensure that as much as
possible construction traffic does not utilize the existing portion of James Alexander Way. My family
lives on this street and we don’t want cement trucks, etc. utilizing it either.

There was a request to repave the existing portion of James Alexander Way once construction of the
new development is complete. This is not something we would support. We just repaved James
Alexander Way about 2 years ago prior to turning it over to the Town of Davidson. It is in excellent
condition and it is a public street. Any maintenance is the responsibility of the Town of Davidson
Management of Residential Traffic
There was at least one comment asking why there had to be any type of connection between the
existing James Alexander Way and the new neighborhood. It has been a long standing policy of the
Town of Davidson to require connectivity to existing streets as part of a new development. This
connectivity overall helps with the flow of traffic by dispersing traffic onto multiple streets rather than
concentrating it onto a few. We support this policy.
I strongly feel that the residents of the townhomes will primarily utilize Walnut Street for access to their
properties. In almost all situations Walnut Street is the most direct route, and it is wider and straighter
than James Alexander Way or the extension of Mimosa Street. However, we cannot require residents of
the townhomes or single family homes to take a specific route. We can install a sign at the end of the
alley that serves the townhomes that will perhaps encourage residents to go to Walnut Street.
I do not believe in general that motorists will use James Alexander Way/Mimosa as a cut through.
Walnut Street is always a more direct route, and as was mentioned in other comments James Alexander
Way is a narrow street. The profile of the existing James Alexander Way discourages cut through traffic
relative to Walnut or South Street.
Traffic Calming Measures
We are making a payment of $500 per lot towards a traffic calming fund. It is our hope that the Town of
Davidson will spend these funds on projects to calm traffic and/or encourage pedestrian activity near
this new neighborhood. There were a couple of comments about installing speed humps on Spring
Street, which we would support if the Town of Davidson chooses to install them. We will not install
speed humps on the new streets we are installing as they are both low volume streets with a significant
curve which will slow traffic.
In our second iteration of the master plan that we submitted we put a bit of a curve in James Alexander
Way just south of the existing James Alexander Way. The purpose of this curve was to slow traffic.
There is also a 90 degree turn where James Alexander Way and the extension of Mimosa intersect,
which will further slow traffic.
Additional Parking/”Common Space”
There were a couple of comments about adding additional parking along James Alexander Way, and
converting a park space on the existing James Alexander Way to parking. I’ll address these in reverse
order.
The existing park space is not common space. It is owned by John Marshall Custom Homes. The 2
parking spaces are actually a turnaround for garbage trucks that is required to remain in place until
James Alexander connects. When James Alexander Way does connect, we intend to leave this
turnaround in place so that it can continue to be used for parking. We will not convert the park to

additional parking. The park has a small garden, and also a nice tree and a sitting bench. It is much
more attractive as a park than as parking.

There was a comment about adding additional on street parking along the extension of James Alexander
Way. This is something we will consider. Currently there is approximately 9 feet between the back of
curb of the east side of James Alexander Way and the Lassiter property. I believe we can utilize this area
for on street parking. The only caveat is that a retaining wall will likely be required, which may in turn
require a temporary construction easement be granted by the Lassiters so that the wall can be
constructed. If this easement is denied the on street parking may not be possible.
Appearance of Townhomes Relative to Single Family Homes
A couple of comments were made to the effect that the rendering of the townhomes was not consistent
with the style of single family homes that we are known for. In general we agree with this comment.
With the single family homes we have the benefit of having built dozens of them in Davidson that we
can use as reference photos. As townhomes are new to us, I’ve had to rely on reference photos of
townhomes built by others, and we also hired someone to create a conceptual rendering of the
townhomes for the Public Information Session.
Following is one of the reference photos we utilized in our initial application to the Town. It is a historic
townhome in Savannah.

With a connected building such as a townhome getting some interest in the roofline can be a challenge.
I saw the following photo of a historic townhome and it was utilized as a reference for the rendering
that we presented at the Public Information Session:

I hired someone to create a rendering of the townhomes based upon the idea of having a mansard roof
over the end units, and he came up with the following:

To the extent there was a negative reaction to this rendering I believe it had to do with the red brick,
which was a bit strong. I had envisioned more of a brown brick, but the artist did red, and then went
out of town for his son’s wedding and was unable to change the color scheme.
In any case, this is just a rendering. Directionally, the townhomes will have a historic motif rather than a
modern one. They may be brick or they may be siding or they may be a mix. They will be nice. We are
happy to take them before the Design Review Board as a FYI in order to receive feedback on their design
once we begin the design process.
Open Space and Stormwater Pond
There were questions regarding the appearance of the open space and the stormwater pond. As much
as possible we intend to leave the open space in its natural state. We do plan to install the greenway
and a connector to the greenway through the open space, which will of course require some disruption
to the open space. But, as much as possible we intend to leave the open space as it exists today, which
is predominantly treed. The common open space exists between lots 7 and 8, and also in the
southwestern corner of the property. Additionally, the single family home lots 4 through 7 have “no
build” buffers due to their proximity to the stream. These areas will not be common open space, but
they will remain undisturbed and for all intents and purposes will have the same appearance as the
common open space.
The word “pond” is a bit of a misnomer. While the stormwater BMP will hold water during rain events,
it is designed to allow the water to filter out and will generally not have water in it. We will comply with
any Mecklenburg County or Town of Davidson requirements regarding barriers around the BMP.
Existing Easements
When we built the initial phases of Davidson Springs we were required to provide a 10 foot easement
along the western side of James Alexander Way for a future sidewalk. We installed a sidewalk on the
eastern side of James Alexander Way. A comment was made requesting that this easement be
removed. This is a decision for the Town of Davidson. My personal opinion is that given the expense of
installing a sidewalk on this side of the road (which would require a retaining wall due to the
topography), and the existence of a sidewalk on the other side of what is a low volume street, this
project would be very far down the list of sidewalk needs for the Town of Davidson. But it is up to the
Town as to whether they wish to relinquish this easement.
Connection to Vernon Drive, and the Greenway
One commenter requested a ped/bike connection to Vernon Drive (which is not actually a drive, but
rather a 60 foot wide easement that runs along the southern border of our project). Others requested
that no connection be made to Vernon Drive.
Vernon “Drive” is a 60 foot wide easement that runs between the southern end of Walnut Street, and
the end of the paved Vernon Drive in the Twin Oaks neighborhood of Davidson. The Town of Davidson
has maintained a fair portion of the easement using Powell Bill money for decades, which I believe by
statute results in at least a portion of the easement being public. But, I believe there is a strong

sentiment to not have an actual paved connection of Vernon Drive, and any such connection would be
prohibitively expensive due to a stream crossing.
Our project proposes to complete the greenway to the Vernon Drive easement. The alley that runs
behind the townhomes also connects to the Vernon Drive easement but does not go into the easement.
It was important to us to maintain a vegetative buffer between our project and the existing single family
home at 615 Walnut. While we could carry the alley around our project by utilizing a portion of the
Vernon Drive easement – half of which is on our property – we are not required to do so by
Mecklenburg County and we do not intend to do so.
Our project will install a greenway on our property. There were comments about the overall status of
the rest of the greenway. The Town of Davidson is responsible for the greenway outside of our project.
It is our hope that the Town will complete its portion while we do ours so that we don’t have a
“greenway to nowhere” situation. We do not view the greenway within our project as a separate
project as was noted by one commenter. It is part of our project.
There was also a question about relocating the route of the greenway. This decision is not within our
purview. We are providing a connection from the greenway to Mimosa Street. Our personal opinion is
that the current route of the greenway provides the most natural experience, and less “over road
connector” and we support this route.
Griffith Family Historic Marker
On our site plan we referenced a desire to have some marker that recognizes the history of the Griffith
family in Davidson. Our project is on land that was once part of the Griffith Dairy Farm. Thomas Griffith
was a 4 term mayor of the Town of Davidson. The Griffith family had five sons serving simultaneously in
combat in the Second World War. In short, they have a history that is worth remembering. I was very
pleased that several members of the Griffith family came to the session to express support for some
type of historic display along the greenway, and a willingness to provide input to the project. We will
reach out to them and also to Jan Blodgett to begin a process of creating an appropriate display.
Cemetery
A question was asked if anything will happen to the graveyard as a result of this project. Other than
changing the view from the cemetery, this project has no impact on the cemetery.
Existing Stormwater Issues
Outside of this session, existing stormwater issues in front of 615 Walnut Street were brought to our
attention. A comment was also made about them at the session. Any existing stormwater issues are
the responsibility of the Town of Davidson. I know Doug Wright has been investigating this issue (I
believe that the issue is that a large volume of stormwater exits a pipe in the area in front of 615
Walnut, resulting in erosion). We are of course willing to cooperate with the Town in a solution, but our
responsibility for stormwater lies with our project, not existing conditions.
Garage Orientation of Townhomes
We showed three site plan options for the townhomes. Two of these options had garages accessed by
an alley on the west side of the townhomes; the other had an alley on the east side of the townhomes

such that the garages are visible from Walnut Street. To the extent opinions were expressed,
commenters did not like the option of having garage doors visible from Walnut Street.
We concur with this opinion, although we note that the garage doors will be visible from somewhere,
and it’s a question of whether they are visible to residents of the cemetery and visitors to McEver Field,
or whether they are visible to pedestrians utilizing the greenway. We believe all options are compliant
with DPO.
Townhomes Versus Single Family Homes
There were a couple of comments expressing a preference for single family homes instead of
townhomes on the southern portion of the project. While we understand these comments, we do not
support single family homes on this portion of the project.
Our current site plan shows 8 townhomes (two buildings of 4 units each). We could divide this area into
7 single family home lots. So, there is little density difference between single family homes and
townhomes.
On small lots the DPO incentivizes townhomes over single family homes. There are too many
restrictions (especially the Floor Area Ratio requirements) that make building single family homes on
small lots difficult. Duplexes are even more difficult.
I don’t believe this area of town to be fragile. I believe it to be vibrant and changing, which I believe to
be good things.
Our overall density on this project is 3.5 units per acre, which is less density than the St. Alban’s
neighborhood. Our mix of single family homes and townhomes is identical to the St. Alban’s
neighborhood.
Our rationale for building some townhomes was to have some residences at a lower price point than the
single family homes.
Sidewalk Connectivity
There was a question about extending sidewalks for the entirety of the western side of Walnut Street up
to Spring Street. We are providing sidewalks in front of our property. Any new sidewalks on existing
properties that we do not own would be the responsibility of the Town of Davidson. There is already a
sidewalk on the eastern side of Walnut Street from Mimosa to South Main Street.
Affordable Housing
A couple of comments were made about providing affordable housing units rather than making a
payment in lieu.
When the ordinance required units to be constructed as part of new developments, we did so. We built
an affordable home at 534 Spring Street as part of the initial phases of the Davidson Springs
development. We think this is one of the nicest affordable homes in the Town’s program, and has
certainly proven that homes of varying sizes and price points can be built right next to each other.

Our initial plan of development for this site included an apartment building where we now have
townhomes. Our reference photo for this apartment building was an old apartment building in
Indianapolis:

I felt something with the style of this building would fit in nicely with the neighborhood. As a point of
reference, as a concept I envisioned a building with an approximately 10,000 square foot footprint,
which is about 60% of the size of the IB School building on South Street which I believe fits in nicely with
the homes on South Street. The two townhome buildings which are now proposed will have footprints
of approximately 6,000 square feet each, and will be 2 or 3 story buildings. Thus a single apartment
building will not have significantly more mass than the townhomes.
The only way to have meaningful affordable housing in this part of Davidson is to have multi-family, and
the study that the Town recently commissioned showed a need for affordable rental. So, an apartment
building on this site, which I envisioned as having perhaps 20 market rate units and 10 affordable units
seemed to be a logical fit and consistent with not only zoning but with the stated goals and policies of
the Town.
Affordable housing is a core value of the Town of Davidson, and I believe is the only core value that
citizens do not contribute to, apart from a small number who have contributed disproportionately.
Given the value of land in the infill area of Davidson, an apartment complex would likely require
significant funding from the Town in order to have affordable units. I would estimate this funding to be
on the magnitude of $30,000 for each affordable apartment, thus around $300,000 for the building I
envisioned.

This is a wonderful site for an apartment building with some affordable units. It’s an easy walk to
downtown, and an even easier walk to Davidson Elementary School, which would be great for teachers
and young families who could be residents.
I don’t see the Town providing funding – which the Town has from payments in lieu made by us and
other developers - to advance multifamily housing in the Village Infill, even if it results in meaningful
affordable housing. From what we’ve seen elsewhere in town, I think there would be a backlash to an
apartment building here, no matter how modest or how meaningful for affordable housing, and I do not
believe the current Board would support the project. So, we made a decision to have townhomes on
this portion of the site which, while not affordable, will be at a lower price point than single family
homes. They are part of the “missing middle” which ensures that Davidson won’t just be an enclave of
single family homes.
Should the Town wish to participate in providing affordable housing on this portion of the site, we
would of course entertain this option as long as we have assurances about the appearance of the
building and ways to ameliorate traffic and buffer concerns from nearby residents. And we’d have to
have a firm commitment to move forward quickly on it.
We are proceeding with our plans for townhomes on this portion of the site, and making the required
payments in lieu.
A comment was made regarding our provision of affordable housing in our neighborhood on Delburg
Street. We made the required payments in lieu, and also privately provided a home at a very significant
discount so that a family of modest means could live in the Village Infill.

Thank you to everyone for attending the Public Information Session. If you have questions about this
project please feel free to contact me at graham8401@gmail.com.

Rodney Graham, President
John Marshall Custom Homes, Inc.
Davidson, NC

