College Town. Lake Town. Your Town.

MEMO

Date: October 21, 2020

To: Public Input Session Participants

From: Trey Akers, Project Manager

Re: Hoke Master Plan — Preliminary Staff Analysis

1. INTRODUCTION

APPLICANT INFO

= Developer: Taylor Morrison Homes
= Owner: Alliance Group (347 Jetton LLC)
= Site Designer: Colelenest & Stone, PA
= Location: 347 Jetton St. (Main Parcel ID# 00324306; Ancillary Parcels 00324301,
00324303, 00324304, 00324305, 00321103, 00321112)
= Area: 5.546 acres
SUMMARY

The proposal includes 76 townhomes fronting Jetton St. and Catawba Ave. as well as internal public
spaces. The plan also proposes a new street connecting Jetton St. and Catawba Ave. along with alleys,
multiple parks and interconnected walkways throughout the development. Additionally, the plan
includes enforceable architectural standards for the proposed buildings.

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 January
2019 to discuss the site layout, officially submitting a complete master plan application on March 27,
2020. Since 2019 the developer has also met several times with adjacent residents, mostly those along
Catawba Avenue, to discuss the proposed development and incorporate feedback into the plans.


http://www.townofdavidson.org/cottagesmasterplan

CONTEXT

The proposal comprises the set of parcels formerly known as the Hoke Lumber business. It also includes
adjacent residential parcels — some of which include existing single-family houses and others of which
have been demolished. Three streets enclose the 5.5-acre site: Jetton St. (north), Hamilton St. (east),
and Catawba Ave. (south), with a personal storage facility bounding the project on the west.

The project’s immediate context includes predominately single-family residential housing in a variety of
unit types: Large and small lot single-family detached houses (both new and historic); duplexes,
triplexes and quadplexes; and, condominiums. Moving beyond the immediately adjacent uses, the site
lies between the Circles @ 30 area near Interstate 77 and downtown Davidson’s southern end. Its
location between these two mixed-use centers offers easy access to the surrounding area through a
variety of means: Walking, biking, bus, or automobile.

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 to redevelop the Hoke Lumber property (currently abandoned)
and surrounding single-family residential lots (in varying states of use). The project spans two planning
areas: The Lakeshore Planning Area constitutes most of the assembled parcels, with the Village Infill
Planning Area (Orange Overlay District) encompassing a few parcels on the project’s northeast corner. A
parcel on the southeastern corner lies within the National Register Historic District. This district differs
from the Local Historic District in that proposed buildings do not require review by the Design Review
Board and no binding regulations exist regarding building and/or property use related to historic
features. Currently vacant, the parcel housed a residential duplex building until it was demolished
sometime around 2018.

Both the Lakeshore and Village Infill Planning Areas permit an array of residential building types. In fact,
the Lakeshore (2.2.6) and Village Infill (2.2.4) Descriptions in the ordinance describe and encourage the
incorporation of a variety of building types and uses within projects, particularly those over three acres
such as this. This project proposes a single building type — townhome — clustered in sets of buildings
along streets and open spaces. Accordingly, the plan lacks an integration of different building types or
uses within its scope. As a key infill site surrounded by a variety of housing types and uses, this
represents a significant missed opportunity.

The plan’s orientation of buildings around public streets and open spaces proves consistent with the
ordinance’s aims and regulations. With 76 units proposed the land use intensity of 13.7 dwelling units
per acre is slightly higher but comparable with other single-family as well as townhome development in
the Jetton St. and Circles @ 30 area (Faust St., Jetton Townhomes, the proposed Davidson Cottages
Conditional Master Plan, and Davidson Bungalows, among others). In many cases, however, those
buildings lack the open space integrated throughout this project — largely driven by the built-upon-area
limit of 50 percent due to the project’s location in the Lake Norman Critical Area of the watershed. This
proposal’s inclusion of a variety of open spaces and retention of most existing mature tree canopy
nonetheless represents a significant improvement over the abandoned lumber yard. Within the broader
context, the townhomes provide building diversity consistent with the overall pattern of uses specified
in the ordinance and in the nearby Circles @ 30 area.



BUILDING TYPE, HEIGHT, & SETBACKS

As just noted, the proposal lacks site-specific building diversity as enabled and encouraged in the
ordinance while supplying an important housing option lacking in the immediate vicinity. The proposed
townhomes meet the ordinance’s setback requirements for the Lakeshore Planning Area, which is the
only applicable set of standards in this regard because no proposed buildings lie within the Village Infill
parcels. Similarly, the Village Infill's Orange Overlay District requirements do not apply to the proposed
building setbacks or heights, meaning that the Table 2-21 height of three stories does not include an
absolute height limit. The elevations (i.e., building architecture drawings) propose a height of 42’, which
is not consistent with the immediate surrounding uses but is more along the lines of the Park at
Davidson townhomes a block away. Given the width of Jetton St., the proposed improvements along
this street and Catawba Ave. (i.e., on-street parking that pushes the proposed townhomes further from
the street), and the scale of most newer residences along Jetton St. and Catawba Ave, the proposed
height should be less impactful than for properties along Hamilton St. on the project’s eastern side.

As relayed in previous staff as well as Planning Board comments to the developer, on-site affordable
housing remains a priority in every residential development project. Townhomes, in particular, afford a
win-win opportunity for on-site inclusion since most of the distinguishable features of affordable
townhome units compared to market rate units occur within the building’s interior. The St. Alban’s
neighborhood in Davidson provides a great example of this approach — see 417 and 435 O’Henry Way.
Currently, the plans do not include any on-site affordable units, with the developer electing to make a
payment-in-lieu for the 10 required units (76 units x 12.5% affordable required = 9.5 units, or 10 once
rounded). The required payment is $35,260 per unit, or $352,600.

ARCHITECTURAL STANDARDS

Unique among master plans not following the conditional planning process, this project proposes
binding architectural standards as part of the plan. This is not an ordinance requirement but resulted
from the developer’s discussion with area residents. In June 2020 the project team voluntarily presented
the draft architecture drawings to the Design Review Board, a resident advisory board, and received
comments (see Attachment B). Members’ feedback suggested greater attention to the sides of buildings
— especially those fronting public spaces — as well as differentiation between individual units and within
units (i.e., more clearly distinguishing the base and upper stories). Members also discussed the inclusion
of rooftop terraces — outdoor spaces contained within the building area on the back of each unit.
Precedent for this exists in Davidson at The Brownstones, townhomes located near the corner of
Harbour Place and Harbour Park Drives.

The attached Architectural Standards outline the proposed criteria. The redline comments reflect
suggested edits that incorporate Design Review Board feedback (see Attachment C). These edits include
requirements to vary the individual unit materials, distinctions between stories, and height between
units based on ordinance requirements and other townhome designs within Davidson. The edits also
propose adherence to the ordinance’s definition of roof height concerning how the rooftop terraces are
designed. Specifically, it requires the indoor access space to be uninhabitable — a feature with which the
developer concurs. The attendant ordinance requirements mean that units including these spaces must
feature under-roof areas less than seven feet with dormers or unoccupied residential attics of the same
height. Paired with the other standards concerning building differentiation, the result would be that not
every unit features a rooftop terrace — which is consistent with existing precedent. Overall, inclusion of
the architectural standards illustrates that the project places a strong emphasis on the quality of the
buildings’ architecture and the terraces represent a creative way to provide additional living space
within a townhome context.



TRANSPORTATION: STREETSCAPES, ACCESS, IMPACTS, & PARKING

The project proposes a host of transportation improvements, including the addition of on-street
parking, street trees, and sidewalks along Jetton St., Hamilton St., and Catawba Avenue. Along Jetton St.
the project also includes a bike lane, as required by the Davidson Mobility Plan. Plans also call for the
extension of Park Dr. through the site, connecting Jetton St. to Catawba Ave. with townhomes lining the
east side of the street (northbound) and on-street parking, a linear park, and townhomes lining the west
side of the street (southbound). Each side features a sidewalk and near the mid-point the plan calls for a
mid-block crossing with a curb extension from the west side to reduce the crossing distance —a small
but important feature that improves safety by reducing crossing time for users across the age and ability
spectrums. Both the robust pedestrian network and addition of Park Dr. create helpful interconnections
to the surrounding area — creating not only practical but meaningful linkages that invite users into the
many open spaces throughout the site both visually and physically. In this regard the project will be very
impactful, positively redefining the site by opening up access for the immediate and broader residential
and transportation networks.

The project likewise proposes a number of crosswalks at all main intersections and park access points,
and on the northern portion of Jetton Neighborhood Park the crosswalk enables access to a
consolidated CATS and school bus stop the project proposes to construct. A few other off-site
improvements include sidewalk construction along the south side of Catawba Ave. to complete a
missing sidewalk link within the right-of-way on an undeveloped lot, and a payment-in-lieu (PIL) for
traffic calming improvements recommended to the intersections of Potts St. and Jetton St./Catawba
Avenue. The PIL option makes sense for these improvements given the uncertainty of timing for
completion of the Potts-Sloan-Beaty connector street, currently delayed to due a CLT Water project and
NCDOT funding shortfalls as a result of the pandemic. Specific measures for which the project requests
PIL include: Rumble strips approaching intersections; Rectangular Rapid Flash Beacons (RRFB); and
flexible post pedestrian yield crosswalk signs within crosswalks. The total PIL value for all improvements
equals $76,620.

In terms of direct transportation impacts, the project conducted a Transportation Impact Analysis (TIA)
in the fall of 2019 utilizing a third-party consultant retained by the Town of Davidson (see the project
website for a copy of the report). The TIA concludes that the proposed site will not have significant
transportation impacts on the surrounding roadways (Section 10.0 Recommendations). To be clear, the
proposed development will have transportation impacts. However, with the proposed street
improvements constructed or contributed to via financial PIL to be implemented at the appropriate
time, the proposed “2023 Build with Improvements” scenarios illustrate the overall positive impact on
transportation network achieved through the required transportation improvements and traffic calming
measures (Section 6.4 Table 6; Section 7.0 Table 7).

As touched on earlier, the project includes on-street parking improvements along all new and existing
streets, totaling approximately 40 formal and informal spaces. This provides not only access for visitor
parking (including at parks) but creates a more comfortable environment for pedestrians — a key
component of walkable areas such as this project’s context. 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 (DP0O 8.3.1).

NATURAL ASSETS: OPEN SPACE/PARKS & TREES

Due to the site’s location in the watershed’s critical area and the corresponding maximum 50% built-
upon-area limit, the project easily satisfies the open space requirements for both planning areas:



http://www.townofdavidson.org/1258/Hoke-Master-Plan
http://www.townofdavidson.org/1258/Hoke-Master-Plan

Lakeshore (5% required, 23% provided); Village Infill (10% required; 94% provided). Even considering
this synergistic effect, it's worth noting that the project has met the requirements in an integrative way
— weaving spaces throughout the development that tie it together, afford a variety of experiences, and
convivially welcome others to enjoy them, too.

In similar fashion, the plans exceed the park requirements listed in DPO 7.2 (Table 7-1) by providing park
areas significantly greater than the 5% required in each planning area. Page 7 of the plans illustrates
potential park features, offering descriptions of the components being contemplated. Final park details
are handled after master plan approval during construction document review; but, public feedback
provided at this point is helpful in ensuring that the plans meet Neighborhood Park requirements and
include desirable features.

Regarding trees: Despite being a largely paved former lumber yard, the project area features many
specimen trees on the existing residential parcels (see Sheets MP-01, MP-03). The project proposes
saving all but one specimen tree in the Lakeshore Planning Area (3/4) and all specimen trees in the
Village Infill Planning Area (7/7). The project uses the remaining trees as focal points and intentionally
designs open space areas around these legacy features. The project contemplates the removal of a large
specimen tree in the site’s northwest corner (42” oak); removal of this tree enables the creation of a
linear park along Park Drive, which can be achieved only by siting the townhomes along that street
further to the west. Another important factor to consider is future connectivity to the west: If the
project saves the 42” oak tree then the northwestern alley connection will have to be completed at cost
to the town, rather than a developer, if the property to the west develops. Given the intended
preservation of all other specimen trees on site and their use as focal points in publicly-accessible open
spaces, this tree’s removal represents an understandable, if imperfect, tradeoff. As illustrated on Page 7
of the plans, the proposal includes a host of additional plantings throughout the site and along streets.

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, otherwise known as BUA
“built-upon-area”). The total allowed amount of BUA is 50% of the project area and calculations
currently demonstrate compliance with DPO 17.7.1.2. This represents a substantial reduction in the
amount of BUA currently on the old lumber yard parcel, which was largely paved. Additionally, the plan
proposes to convert several of the residential parcels currently featuring BUA to park space. Due to
statutory provisions at the state level, however, the project is not required to treat any stormwater so
long as the proposed plan results in less BUA than currently exists on the site. Because the 50% limit in
DPO 17.7.1.2 results in a significant BUA reduction compared to current conditions, the project does not
propose any stormwater treatment facilities (though it will install curb and gutter as part of street right-
of-way improvements, as required).

ADDITIONAL CONSIDERATIONS

Two additional topics relevant to this site’s development have been identified and are introduced
below.

UTILITIES: WATER/SEWER POLICY & ELECTRIC EASEMENT

The project team met with Charlotte Water in 2019 to review the site’s current conditions, which
include water and sewer infrastructure on-site. Based on the proposed plans, which do not involve
realignment of any on-site infrastructure, Charlotte Water determined that the project is classified as a
“connection” and not an “extension.” Therefore, the proposal does not require approval by the
Davidson Board of Commissioners through the Water/Sewer Policy.



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 — townhomes —
as aligning with the Urban Townhome residential prototype in the town’s 2020 Cost of Land Use Fiscal
Impact Analysis. Notably, the assessed value of this prototype did not increase as much as other
properties from 2014 to 2020 but the costs to serve it increased.

The analysis anticipates annual revenue for the 76-unit development to be $138,333.88; however, the
analysis projects the costs to serve the development as $140,446.90 — leaving a $2,113.03 annual net
loss. Based on this analysis, the development is not anticipated to cover its own costs and would not 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.). It points,
however, to the value —fiscal and otherwise — of developments containing a mix of building types and
uses.

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.

o 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

o 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

o 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

o 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

o 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

o 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

o 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.

o 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.

o 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.

o 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, front-
facing buildings, a diversity of housing types...rear parking and alleys, front porches, and safe
multimodal travel options.

o 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
building heights and scale from areas allowing taller buildings to primarily residential
neighborhoods.

o 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

o 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]

o 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.

o 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.

o 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.

4. PLANNING BOARD



The Planning Board discussed the project twice in 2020. At their most recent discussion (September
2020) they offered the following items to consider:

Affordable Housing: Some amount of on-site housing is desirable. At the June meeting the
developer indicated a desire for flexibility; the Lakeshore Planning Area is among the most
flexible of the town’s planning areas, allowing a wide variety of building types up to four stories
in several cases. Townhomes present an excellent building type in which to provide affordable
housing — with exterior features largely the same and differences manifest interior to the unit
(St. Alban’s neighborhood, in Davidson, provides a great example — see 417 and 435 O’Henry
Way). Also, note that the ordinance permits a mix of on-site and payment-in-lieu for each
project. This information was discussed with the developer by the Planning Board in June and is
reiterated again here.

Garage Width: Please confirm the intended width of the garage and whether two cars will be
able to park simultaneously in the garage. Please provide a note on the master plan to be
conveyed to the HOA documents prohibiting parking in the alleys.

Innovation/Rainwater Management: In what ways is the project being innovative? Although
not required, is there an opportunity for integrated rainwater management and/or a variety of
landscaping/reduced lawn in the park areas?

Public Spaces: Given its location, what is the project doing to ensure that the public spaces are
designed for a broad spectrum of our community?

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 architectural standards to be in accordance with ordinance requirements and
existing precedents;

Inclusion of a variety of building types, including some amount of on-site affordable housing, to
address the project’s negative fiscal impacts and lack of building diversity;

Modification of corner building lots fronting open space to permit and/or include outside living
areas fronting open spaces;

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

Engagement of a broad spectrum of stakeholders including existing residents adjacent to the
development on all sides.

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

6. ATTACHMENTS/RESOURCES

= Attachment A: Site Plan

= Attachment B: Building Elevations (i.e., Architectural Drawings)

= Attachment C: Architectural Standards (including suggested edits)






