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INTRODUCTION + PLANNING PRINCIPLES

INTRODUCTION
Throughout the Davidson Concord Road study area, located in northern Mecklenburg County,
the pressure for development is increasing. This study area stretches along Davidson
Concord Road from the western boundary of “Old Davidson” to the proposed intersection on
NC 73 and the Prosperity Church Road Extension. Three development plans have previously
been completed for this area: The NC 73 Land Use and Economic Development Plan, the NC
73 Transportation / Land Use Corridor Plan (a mixed use plan involving twelve jurisdictions),
and the Cornelius East and Davidson Concord Road Vision Plan. The goal of this plan is
to draw from these previous plans to create a unified vision for the study area. The main
objective of this vision is to create jobs and spur economic development near the towns of
Davidson, Cornelius, and Huntersville. Because of the expected increase in traffic along
this corridor, roadway safety for both vehicles and pedestrians must be addressed. Other
considerations include sustainability, maintaining a sense of community, and preservation of
the rural landscape.

Davidson

STATED OBJECTIVES
The objective of plan is to prepare a design framework for the corridor that:
1. Results in an increase in employment opportunities to encourage office/commercial
development.
2. Addresses the impact of additional traffic on connectivity and access management issues
throughout the area and at key intersections.
Cornelius

3. Maintains the rural character of existing thoroughfares.
4. Establishes a build-out size that will properly concentrate growth within development
nodes along the corridor.
5. Delineates new open space and greenway networks that both preserve and enhance
natural habitats.
GOALS
1. The primary goal of the Davidson Concord Road / NC 73 Area Plan is to ensure that future
growth and development within the study area is focused at distinct nodes, rather than in
a sprawling development pattern. The three jurisdictions wish to improve their tax base
through the creation of new jobs. Strategic placement of nodes that are compatible with
existing and proposed residential developments will encourage economic growth and
mitigate traffic impacts.

Huntersville

2. Create village developments that are separated from one another by the rural landscape.
Each development should be compact, optimally sized at 80 acres, and independent from
the next.
3. Each village development should have an identifiable center marked by an increase in
density. As one moves away from the center, density should decrease.
4. Preserve stream valleys, buffer zones, steep slopes, and north facing slope areas to
determine where future developments should be located.
5. Continue to build on the strategy already adopted by the three jurisdictions to create street
networks that help disperse traffic and provide alternatives to citizens.

Planning Jurisdictions and Study Boundaries
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PLANNING PRINCIPLES



Respect the uniqueness of place and
strive to enhance small town character.

Create compact, pedestrian-friendly,
mixed use villages.

Village nodes should have a discernable
center and edge.

Maintain open spaces, preserve natural
habitats, and enhance rural character.

The small town atmosphere of Northern
Mecklenburg County is critical to the area’s
vitality. New development needs to not
only preserve, but also celebrate the unique
sense of place found in the study area.
Developments should draw inspiration from
local examples when building and avoid
generic building types.

Each proposed village should be “walkable,”
placing workplaces, shops and residences
within a ten minute walk of a distinct village
center. This village growth pattern has many
benefits, including phasing, incremental
growth, and optimizing a development’s
economic, social, and environmental quality
of life.

The center of the village should have the
greatest density, which decreases as one
moves away from the center. Critical to the
success of the village concept is varying the
density, lot size, building disposition, and
streetscape in response to the landscape.
This provides a rich environment for people
to live, work and play in.

There have been many initiatives to
preserve the character of place and
the natural environment. These past
initiatives need to be built upon and
reinforced. Existing greenway trails need
to be connected to new ones to create a
comprehensive network of hiker-bike trails
and green spaces. It is necessary for any
new development around Davidson Concord
Road to complement and enhance the
character of the existing place.

Embrace sustainable strategies towards
growth.

Provide a hierarchy of open spaces
and strengthen greenway and bicycle
connections.

Encourage and increase employment
opportunities.

Accommodate future increases in traffic
demand and prioritize intersection safety
while facilitating multi-modal travel.

The plan seeks to concentrate development
in order to maximize the preservation of
existing open space, trees, natural corridors,
and limit the impact on water sheds. A
system of natural parks, greenways,
and rural landscape should wrap around
proposed development, facilitating a balance
between the built and natural environment.
Building designs should embrace green
building standards, thereby minimizing their
impact on the natural environment.

The study area and surrounding area
includes two regional parks, several
greenways, and bike routes. These
recreational amenities need to be connected
to existing and future development by
trails, pedestrian pathways, bike paths and
vehicular thoroughfares to provide a number
of choices to easily access these amenities.
All street improvements should balance the
needs of cyclists, pedestrians and motorists.

It is necessary to create opportunities for
economic development that contrasts the
I-77 corridor. Places that have a pedestrian
scale, a mix of uses, access to recreation,
and a unique character are the type of
centers that attract professional offices,
medical offices and retailers.

Because NC 73 is a major east-west road
and Prosperity Church Road is proposed as
a future north-south connector, increased
traffic in the study area is inevitable. It is
important that the plan account for these
projected increases, yet not compromise the
area’s existing beauty or future potential for
compact, pedestrian friendly villages.
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PUBLIC PARTICIPATION

The Davidson Concord Road / NC 73 Area Plan
included land from three adjacent jurisdictions.
Critical to the project was the combination of input
from the stakeholder committee, property owners,
town staff, and the public. Public meetings
were held at each of the three towns during the
course of the planning process. The goal of each
meeting was to get feedback on the work to date
and provide a clear direction for moving forward.

November 2007 Meeting:
Hopewell Baptist Church, Davidson

December 2007 Meeting:
Town Hall, Cornelius

January 2008 Meeting:
Town Hall, Huntersville

Ayers/Saint/Gross presented initial site
observations as well as the concept of small
village nodes, 80 acres in size. After the initial
presentation, the attendees were divided by their
respective towns and planning staff from each
town facilitated a discussion to identify key issues
and goals.

Ayers/Saint/Gross summarized the current
conditions findings and presented six alternative
plans depicting different node locations and street
alignments. Don Bryson, from Martin/Alexiou/
Bryson, presented a summary of the traffic
assessment and Sarah Woodworth, of W-ZHA
presented the market study. Large prints of the six
options were placed around the room for citizens
to indicate with their comments.

Ayers/Saint/Gross presented the draft framework
plan that summarized comments and suggestions
heard at the previous meeting. Additionally, the
concept of organizing land parcels by using
a village transect was introduced. The village
transect provided a means for defining the
proposed village nodes. After the presentation
the public had a chance to make comments or
ask questions about on the draft plan. These
included requested for clearer definition of the
rural preserve and providing different strategies
for how to maintain the rural landscape.

Some of these topics included:
• Rural and farmland preservation
• Open space and tree preservation
• Mixed use nodes along or near NC 73
• Pedestrian and bicycle safety and access
• Intersection safety
• Traffic and speeds on rural roads
• Small town character
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CONCEPT - NODE LOCATIONS
The Village Concept provides an alternate
means of community development, one that is
compact, mixed-use and pedestrian oriented.
These proposed developments should be
organized around a village center and have
residential, workplaces, shops and daily services
conveniently located within walking distance.
The location and size of each was determined
by an analysis of natural resources, open space
preservation, topography, accessibility, and
connectivity. Each village node permits about
80 to 90 acres of total development area. This
scale is ideal for creating a critical mass and
maintaining a pedestrian neighborhood. Within
the development area at least 5% of the land
should be designated for community parks and
recreation. The remaining parcel area should
be reserved as conservation land. Much of this
land is open space already restricted - defined by
stream buffers, conservation land, parks and utility
right-of-ways. However, additional conservation
land is proposed that preserves critical natural
resources, buffers neighboring properties and
maintains view sheds (as in the case of the
Westmoreland Property and the Hopewell Baptist
Church.)
Critical to the location of each village is
accessibility to primary and secondary roads.
Each village node needs more than one means
of access. Additionally each node has multiple
opportunities to connect to existing or approved
developments. This allows surrounding
neighborhoods to capitalize on the amenities
within each village node.
The village concept provides a model that
encourages future development to reflect the
existing character and scale that gives these three
towns’ their appeal and high quality of life.



San Gimignano, Italy

Pienza, Italy

Poundbury, United Kingdom

FRAMEWORK PLAN

CONCEPT - NODE LOCATIONS
1. NC 73 Node:

(a) Total Parcel Area = 80 Acres (North)
Village Development Area = 58 Acres
Conservation Area = 22 acres
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(b) Total Parcel Area = 83 Acres (South)
Development Area = 59 Acres
Conservation Area = 24 acres
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2. Westmoreland Node:

Total Parcel Area = 157 acres
Village Development Area = 83 acres
Conservation Area = 68 acres

3. Hopewell Node:

Total Parcel Area = 161 acres
Village Development Area = 55 acres
Rural Area = 38 acres
Conservation Area = 68 acres
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4. NC 115 and Bailey Road:

Total Parcel Area = 159 Acres
Village Development Area = 92 acres
Conservation Area = 67 acres
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5. NC 115 and Mayes Road:
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Total Parcel Area = 158 Acres
Development Area = 89 acres
Conservation Area = 69 acres
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Other Potential Node Locations
1. NC 73 Node Expansion:
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(c) Total Parcel Area = 80 Acres (East)
Village Development Area = 58 Acres
Conservation Area = 22 acres
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6. Barger Node:
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Total Parcel Area = 277 Acres
Development Area = 135 acres
Conservation Area = 142 acres

hC
Ram
a

Farm R

NC

73

d.

1b

Black

ley

Bai

Conservation
Rural
Village Development Area
Possible Rural
Possible Village Development
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FRAMEWORK PLAN
Building upon the node concept and alternate
design options that were studied over the course
of the project, a framework plan was developed,
that synthesized the suggestions, comments,
and feedback received from stakeholders and
citizens. The framework plan proposes a series of
small compact village developments sited along
Davidson Concord Road and NC 115. The land
mass and location of each village was determined
by the analysis presented in existing conditions
chapter. The analysis insures that critical natural
resources are preserved and that the villages are
optimally scaled to maximize walkability. Each
Village has a discernible center that is defined by
higher density and mixed use development, and
edges that blend with the natural landscape.

Future Connection to
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FRAMEWORK PLAN

VILLAGE NODES
In total the framework plan proposes six village
nodes. Two are based on the future transit
stations to be located along the north rail
corridor and the remaining four are adjacent to
Davidson Concord Road. Each node represents
the opportunity to create centers that attract
employment, and compact mixed-use pedestrian
oriented communities. Critical to the nodes
survival is density. This allows a critical mass of
activity and makes it more feasible for developers
to conserve large amounts of land around the
development. The density and scale decreases
as development moves away from the village
centers and closer to the rural landscape and
existing neighborhoods.

Future Connection to
Statesville Rd.
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The timing and phasing of these six village nodes
should be tied to appropriate infrastructure and
roadway improvements. Expansion of trails,
greenways, and roadway improvements is
necessary for developing the four nodes located
along Davidson Concord Road. Development of
the nodes along NC 115 is dependent of the future
transit improvements that are currently being
proposed. These two nodes should follow best
practices of transit oriented development (TOD).

Bailey Middle School
Transportation Infrastructure Phasing
Bailey High School

Hopewell Baptist Church

115 Development
dependent on transit

Route

115

Mayes Property

NC

73

Prosperity Church Rd.

5 year Plan
Western Street from Concord Road to Davidson 		
Concord Road (Westmoreland Node)
Quadrant roads (build as service roads) – the 		
intersection of Davidson Concord Road and
NC 73 functions the same as it does today.
Davidson Concord Rd improvements between NC 73
and Concord Road (Should be tied to the NC
73 node, Westmoreland Node and Hopewell
Baptist Church redevelopment)
Bailey Extension
Davidson East Connector
Parallel Road to Davidson East
10 year Plan
115 Parallel Road
115 improvements
NC 73 Widening
Quadrant Road expansion into two lane connector
Reconfigure the intersection of Davidson Concord Road
and NC 73
Hopewell Street
Woodlands Connector
25 year Plan
Prosperity Church Extension Road
Western Street Extension
Davidson Concord may need to be increase to 4 lane
road from NC 73 to Concord Road
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TRANSPORTATION FRAMEWORK
Each village node reinforces the strategy of
connectivity, permitting more than one access
point into the development. The location of the
developments was based on existing access
points to both a major arterial and neighborhood
collector road or two major arterials in the case of
nodes adjacent to NC 73. In some cases, like at
Westmoreland and NC 73 south, the secondary
road is developed on both sides. Having multiple
access points to major roads is critical for
dispersing the traffic impact and allowing easy
accessibility to the village centers.

Future Connection to
Statesville Rd.

E. Rocky River Rd.

Dav

Additionally, the village developments have
multiple opportunities for connections to existing
and approved future neighborhoods. It is
important that these street connections prioritize
safe pedestrian access, as many of the existing
neighborhoods are within a ½ mile radius of a
village center.
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Rights of way dedicated for collector or arterial
type roads should be at a minimum as shown
in the conceptual cross sections. Final cross
sections will be determined during the master plan
process based on traffic analysis and surrounding
land use.
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Bailey Middle School

Direct access from collector and arterial streets
to surrounding buildings, parking areas and
neighborhood streets should be carefully
considered. NCDOT must be consulted in all
master planning efforts where access is requested
along a state maintained road. Full access to NC
73 and Davidson Concord Road should be limited
to controlled intersections. Access to development
along NC 73 and Davidson Concord Road should
primarily be accomodated through connectivity
between adjoining development. No additional
driveways should be permitted for single use
developments along NC 73 or Davidson Concord
Road.

Bailey High School

Four-lane divided arterial
Four-lane facility with median and turn
lanes. Higher speed, less access.

Two-lane neighborhood connector
Two through lanes, possible onstreet parking, left-turn lanes at some
intersections. Low speed, high access.
Two-lane neighborhood grid
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Hopewell Baptist Church

Route

Two-lane collector (high-type)
Two through lanes, with some turn lanes.
Median desirable in some locations; onstreet parking possible. Lower speed,
more access.

N.T.S.

Prosperity Church Rd.
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GREENWAY FRAMEWORK
To help reinforce connectivity, existing greenways
and trails should be extended and connected
to form a complete network that permits access
to each village node. These greenways should
also connect to existing and proposed parks
and recreation facilities. It is important that each
village node have access to a greenway. With the
multiple stream corridors that transverse the study
area, many opportunities exist to integrate new
greenways with the natural environment.

McConnell
Gree
Future Gree nway
nway

Fisher Farm

ay
w
en ay
re nw
t G ee
as Gr
he g
ut tin
So xis
E

Another opportunity is to use the major eastwest 200’ utility right-of-way as a greenway
and community amenity. At present this utility
right-of-way provides a straight and unobstructed
corridor. Within the study area the utility corridor
connects Bailey Park, Bailey Middle School,
the proposed Bailey High school, Bailey’s Glen,
Bailey Springs, Westmoreland Farm, Southwest
Greenway, and extends to the future McConnell
Greenway. Developing such a greenway will
require cooperation between the towns and Duke
Power Company.

River Run
Athletic Field

Bailey Middle School
Bailey High School
Bailey Road
Community Park
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All new streets and street improvements need to
account for pedestrians and cyclists, completing
the greenway network. This includes:
• Sidewalks and crosswalks on all streets.
• Multimodal paths on arterial and 			
collector streets.
• Narrow curb to curb widths on all neighborhood
streets, reducing traffic speeds and creating a
shared environment for the pedestrian, bicyclist
and motorist.

Route

115

F

NC

Connection to
Huntersville Greenway

73

Bradford
District Park

Proposed Greenway Connection
Existing and approved
Greenway Connection
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OPEN SPACE TYPES
CONSERVATION

VILLAGE OPEN SPACE

RURAL

Recreation Fields and Public Squares

Typical Rural Open Spaces

Aerial of Hopewell Baptist Church at Davidson Concord Rd. and Barnhardt Rd.

12

Streams at Davidson Concord

Example of Public Plaza

Concord Road looking South to Westmoreland

FRAMEWORK PLAN

OPEN SPACES FRAMEWORK
The Davidson Concord Road / NC 73 Area
Plan strives to keep the majority of open space
undeveloped in order to maintain the rural
landscape and character of the region. The
plan outlines parcels that should be targeted
for conservation (parcels with over 75% of their
land containing critical natural recourses. The
Open Space Plan also delineates areas around
development nodes that should be converted into
conservation land for the increase compensating
for the increased density in the development
zone. In general, for each node 40% of the total
parcel area is designated as undeveloped. For
the most part this land includes natural resources,
however, in some instances conservation land is
recommended to preserve vistas or allow buffers
for existing neighborhoods.
Public open space is essential at all levels of
development from the village center to the village
edge. In the village center these spaces should
be well defined and urban in scale and character,
such as plazas and squares. These public
spaces should be civic in nature and designed
to promote gathering. In the village, general
and edge condition the open spaces should
include recreation fields, playgrounds and parks.
These spaces should orient to the residents that
surround them and be programmed as both
active and passive neighborhood spaces.
The least defined open spaces occur in the rural
and conservation zone. These spaces currently
exist, and the plan strives to minimize their
decline, while providing opportunity for growth.
The village transect chapter provides suggestions
for how to maintain these spaces.

75% of parcel contains critical natural recourses
Village Open Space
Rural
Conservation
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TRANSECTS

CONSERVATION

RURAL

NEIGHBORHOOD EDGE

NEIGHBORHOOD GENERAL

NEIGHBORHOOD CENTER

CENTRAL BUSINESS DISTRICT

BUSINESS CAMPUS DISTRICT

The conservation zone is land
earmarked for preservation.
Several areas with the study
area have been designated as
conservation land, with the goal
that they will never be developed.
Recreation fields, parks,
greenways and trails fall into this
zone.

Land designated in this zone
should be predominantly
used for agricultural. Limited
building is permitted, such as
for farmhouses, or simple farm
structures. The residences shall
be rural vernacular in character

Land designated in the
neighborhood edge zone lies
between the agricultural land
and the village center. This zone
consists primarily of one or two
story single-family residences
on large lots. Home offices that
do not generate traffic may be
permitted with this zone.

Land designated in the
neighborhood general zone
consists primarily of single-family
residences on small lots. Home
offices and auxiliary units may per
permitted.

Land designated in the
neighborhood center zone may
be developed to around a public
space. Small lots consisting of a
mix of uses such as retail, office
and commercial are encouraged.
The maximum height allowed
would be 4 story buildings.

Land designated in the central
business district facilitates a
regional employment center in a
mixed use environment. This zone
allows the highest density and
height, also providing the broadest
variety of building types. Buildings
should be close to wide sidewalks
buffered from busy thoroughfares
by street trees and parallel parking.
The plan only locates this zone on
15 acres of land at the regional
prominent intersection of NC 73
and Davidson Concord Road.

Land designated in the business
campus district consists of
areas that, by their location,
configuration, and accessibility do
not fit into one of the six transect
zones. They provide opportunities
for cloistered office, institutional,
and light industrial development.
These areas should be compact
and pedestrian orient, following
many of their principles of the
village nodes.

• Rural residential
• Agricultural uses
Recommended Uses
Single family clusters
Agriculture

• Predominately residential
• Transition from rural
• Minimum lot width 40’
• Building height 1 to 3 stories
Recommended Uses
Single family detached
Civic

• Mainly residential
• Heights 1 to 3 stories
• Lots no larger than 60’ width
Recommended Uses
Live work
Town homes
Duplex units
Single family detached
Civic
Possible neighborhood store

• Mixed-use / center of activity
• Retail
• Offices
• Residential
• Heights 2 to 4 stories
Recommended Uses
Professional office/Medical office
Retail
Restaurants
Services
Apartments
Live work
Town homes
Civic
Buildings fronting central open
Space should have 75% retail
frontage.

• Mixed-use / regional center
• Heights 3 to 6 stories
Recommended Uses
Office		
Medical office
Retail		
Restaurants
Services		
Apartments
Live work
Hotel
Civic
Institutional
Buildings fronting major streets (NC
73, Davidson Concord Road, and
the North Quadrant Road) should
have over 80% building frontage.
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• Office, institutional and light
Industrial
• Employ service retail should be
provided
• Heights 2 to 4 stories
Recommended Uses
Office		
Medical office
Institutional
Light industrial
Retail		
Restaurants
Services		
Civic
Residential

VILLAGE TRANSECTS

LAND USE TRANSECTS
C
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The urban-to-rural transect is a device used
to define a series of zones that transition from
conservation land to dense urban centers. The
framework strives to control and promote growth
in certain areas; intends to increase pedestrian
life, local safety, and community identity; and
protects and restores the natural environments.

d.

In the case of the Davidson Concord Road / NC
73 Area Plan, we have employed seven zones.
The typical village incorporates five zones starting
with Conservation and ending with Neighborhood
Center. Two other zones, Business Campus
District and Central Business District, are used to
respond to specific opportunities within the study
area.
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In the three developable zones a mix of uses are
permitted, from residential to retail to commercial.
The central space of each village may eventually
have a transit stop that would ideally be within
walking distance from any point within the village
neighborhood. It may consist of light commercial
such as a bank, medical offices, professional
offices, coffee shop, restaurants and apartments.
Moving outwards from the center, residential
density would gradually decrease starting with
townhouses to fully detached houses.
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At the edge of each village the housing lots
become larger with increased setbacks aiding
a compatible transition into the rural zone.
Conservation land wraps each village. This
forested land and open space buffer protects
water quality by reducing run-off into streams.
It also ensures that each village conserves an
adequate amount of natural open space.
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NC 73 NODE - TOWN CENTER
Create a pedestrian-oriented village with mixed-use, housing
types and densities. The center should address the intersection
of NC 73 and Davidson Concord Road.

NORTH
Total Parcel Area = 80 acres
Village Development Area = 58 acres
Conservation Area = 22 acres
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SOUTH
Total Parcel Area = 83 acres
Development Area = 59 acres
Conservation Area = 24 acres
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Land Use Recommendation:
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Central Business District
North of 73 – 15 acres
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Height: 2 to 4 stories of productive use
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Commercial: 10,000 sq ft per acre
50% minimum office
25% minimum retail
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Prosperity Church Rd.

Neighborhood General
North of 73 – 21 acres
South of 73 – 16 acres
Neighborhood Edge
North of 73 – 7 acres
South of 73 – 7 acres
Civic Center Location

These functions provide civic anchors to the central green spaces of the
node. They should be pedestrian oriented relying on parallel parking
and rear lots to accommodate vehicular access.
Examples: Post office, library, theater, museum, church

These functions require easy access to important streets, but should
also be integrated into the node and be easy accessible from the village
center and adjacent neighborhoods.
Examples: Fire station, police station, school, childcare, church
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Commercial: 8,000 sq ft per acre
25% minimum office
25% minimum retail

Civic Center Location

on

NC

Height: 2 to 3 stories of productive use

E

C

C

Neighborhood Center
North of 73 – 4 acres
South of 73 – 25 acres
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The plan reduces the density as the development approaches
the edge of the node. To the extreme north and south several
acres are designated as conservation land, preserving natural
resources and creating an identifiable transition as one travels
along Davidson Concord Road.
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NC 73 divides the node into two equal parts. Critical to
developing a relationship between the north and south sides
is making Davidson Concord Road a pedestrian environment.
Where the road interfaces with the village center transect the
street section should be a boulevard with wide sidewalks,
parallel parking, street trees, defined pedestrian crossings, and
slower traffic speeds. Major open spaces for each node should
address Davidson Concord road and the proposed extension of
Prosperity Church Road.
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Approximate Area:
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Vision:

Neighborhood Center
Neighborhood General

Central Business District

Neighborhood Edge
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VILLAGE TRANSECTS

WESTMORELAND NODE - NEIGHBORHOOD CENTER
Approximate Area:
Total Parcel Area = 157 acres
Village Development Area = 83 acres
Conservation Area = 70+ acres
E. Rocky River Rd.

Land Use Recommendation:
District: Business Campus – 20+ acres
Height: 1 to 3 Stories

Connect to
Bailey Wood

Office/institutional/light industrial: 2,000 sq ft per acre
Employee service retail to be provided
E
E

Neighborhood Center – 11 acres
Commercial: 4,000 sq ft per acre
25% minimum office
25% minimum retail

C

Neighborhood General – 18 acres
Connect to
Bailey Springs

Neighborhood Edge – 20+ acres

C

District: Business Campus

Vision:
Create a walkable development organized around a small
mixed-use neighborhood center. A new road along the western
edge of the development provides a future connection to
Statesville Road.
The Westmoreland Node’s relationship to Davidson Concord
Road, the future connection to Statesville Road, Bailey Road
and Robert Walker Drive make it a prime location for a village
development site. However, the size of the village center is purposefully restrained to limit the amount of commercial and retail
development, based on the analysis of demand and accessibility to major thoroughfare intersection. It is envisioned that the
center be comprised of neighborhood-oriented retail tenants,
small professional office suites, live-work town homes, and
small multifamily buildings. It is critical that this center be linked
by sidewalks and trials to existing and planned neighborhoods
around Robert Walker Drive, Davidson Concord Road, as well
as Bailey Springs and Bailey Wood.
Important to the framework plan is providing sufficient and clear
delineation between nodes. For example, the plan of the Westmoreland Village recommends conserving all land to south of
the 200’ power line right-of-way because this land is an important view shed for the historic Beaver Dam Plantation which sits
adjacent to the southern portion of the Westmoreland Property.

Civic Center Location

These functions provide civic anchors to the central green spaces of the
node. They should be pedestrian oriented relying on parallel parking
and rear lots to accommodate vehicular access.
Examples: Post Office, Library, Theater, Museum, Church
E

Civic Center Location

These functions require easy access to important streets, but should
also be integrated into the node and be easy accessible from the village
center and adjacent neighborhoods.
Examples: Fire station, police station, school, childcare, church

Neighborhood Center
Neighborhood General

Business Campus

Neighborhood Edge

Conservation
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NODE - HAMLET
Vision:

Land Use Recommendation:

Ba

Rd.

The plan proposes maintaining the rural relationship between
the church and Davidson Concord Road and recommends that
the land directly north and south remain open. The Hopewell
Baptist Church should expand westward, organizing future
buildings around a public square along Bernhardt Road that
address the proposed Hopewell Node.

Total Parcel Area = 161 acres
Village Development Area = 60+ acres
Conservation Area = 60 acres

rd
nco
n Co
idso

The proposed Bailey Road Extension is necessary to
accommodate traffic demand generated by the future high
school. Currently the road is to be paid for by development
of single family homes. The plan recommends that this
development become the western edge of the Hopewell node
and that the project span three transect zones: Neighborhood
General, Neighborhood Edge, and Rural. The Neighborhood
General area should be organized around a public open space
that relates to Bailey Road Extension. Cul-de-sacs should be
minimized and provide for connections.

D av

Create a compact residential hamlet anchored by Hopewell
Baptist Church to the east and Bailey Road Extension to the
west.

Approximate Area:

Bailey High School

Civic:
Hopewell Baptist Fellowship Hall
Hopewell Community Center
Future Hopewell Baptist Church Sanctuary

ile

y

Rd

.E

xt

en

si

on

Retail
Possible neighborhood store opportunity
4,000 to 8,000 sq ft total
E

Neighborhood General – 10+ acres

Hopewell Baptist Church

Neighborhood Edge – 25+ acres
Rural – 25 acres
Connect to
Woodlands

M

ay

es

Rd

.

The plan also allows for two potential corner stores. One
opportunity fronts Bailey Road Extension and the other faces
the Hopewell Baptist Church Open Space.

C

Civic Center Location

These functions provide civic anchors to the central green spaces of the
node. They should be pedestrian oriented relying on parallel parking
and rear lots to accommodate vehicular access.
Examples: Post office, library, theater, museum, church
E

Civic Center Location

These functions require easy access to important streets, but should
also be integrated into the node and be easy accessible from the village
center and adjacent neighborhoods.
Examples: Fire station, police station, school, childcare, church
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Neighborhood Store
Opportunity

Corner Store Opportunity

Neighborhood General

Rural

Neighborhood Edge

Conservation
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NC 115 NODES - TRANSIT ORIENTED
Approximate Area:

Vision:

NC 115 and Bailey Road

Create developments at the intersections with NC 115. To the
north of Bailey Road there is an opportunity for a business
campus development. A village neighborhood north of Mayes
Road should integrate with Bailey’s Glen and future transit
oriented development proposed to the south.

Total Parcel Area = 159 Acres
Village Development Area = 92 acres
Conservation Area = 67 acres

NC 115 and Mayes Road

Total Parcel Area = 158 Acres
Development Area = 89 acres
Conservation Area = 69 acres

Land Use Recommendation:
C

NC 115 and Bailey Road

District: Business Campus – 74 acres
Height: 1 to 3 stories
Office/institutional/light industrial: 2,000 sq ft per acre
Employee service retail to be provided

E
Connect to
Park Entrance

Rural – 9 acres (located along Bailey Road to the east of the
utility line)

NC 115 and Mayes Road

Neighborhood Center – 7 acres
Height: 2 to 3 stories of productive use
Connect to
Bailey’s Glen

Commercial: 8,000 sq ft per acre
25% minimum office
25% minimum retail
Neighborhood General – 18 acres
Neighborhood Edge – 35 acres
C

C
E

Connect to
Future Transit Oriented
Development

Civic Center Location

These functions provide civic anchors to the central green spaces of the
node. They should be pedestrian oriented relying on parallel parking
and rear lots to accommodate vehicular access.
Examples: Post office, library, theater, museum, church
E

Civic Center Location

These functions require easy access to important streets, but should
also be integrated into the node and be easy accessible from the village
center and adjacent neighborhoods.
Examples: Fire station, police station, school, childcare, church

The Norfolk Southern Rail Line that runs along the eastern side
of NC 115 limits east-west crossing opportunities. Therefore
any development east of the tracks must function independently
of NC 115. Critical to this goal is the introduction of a northsouth street that parallels NC 115. To the north of Bailey Road
this street should connect to Zion Road, providing connectivity
between the proposed Cornelius Light Rail Station and the
Bailey Road park entrance. At Mayes and NC 115 the street
should connect Bailey’s Glen and the future transit oriented
development proposed for the Sam Furr Station. Eventually it
is planned that the parallel road will connect to NC 73. Traffic
calming measures should be taken at Bailey Park to reduce
traffic speed and prevent the road from becoming a frequented
cut-through. This could include textured pavement, 15 mph
traffic speeds, frequent stop signs, and closing the street at
night.
Bailey Road and NC 115: The Bailey Road site is the only
special district outlined in the plan. The limited access,
environmental restraints, and utility easements crisscrossing
the site, limit the types of development that can occur. While
the restraints are too limiting to allow the village concept, they
do compliment a business campus land use. This is especially
true given the site’s visibility from NC 115, the importance
of Bailey Road and the wooded nature of the sight - all
important factors attractive to potential business tenants. Even
more critical is the connection to Zion Road that will link the
development to the future rail station and downtown Cornelius.
In the business campus setting it is still critical that buildings
address streets and pedestrian movement and streetscape be a
priority. Therefore, clear and identifiable open space framed by
blocks should be planned.
Mayes Road and NC 115: It is critical that this node not be
developed until the light rail station is in place and the transit
oriented development is approved and implemented. Once
this occurs the property to the north of Mayes Road should be
seamlessly integrated with the development to the south. There
are also three opportunities to connect the Bailey Glen project
to the north, ultimately providing multiple connections between
Mayes and Bailey Road. A small neighborhood center should
address Mayes Road and front NC 115.

Neighborhood Center

Business Campus

Neighborhood General

Rural

Neighborhood Edge

Conservation
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URBAN DESIGN PRINCIPLES

Village Structure

Compact Development

Smart Transportation

Sustainability

Walkability

Each village node should have a discernable
center and edge, with a public space at the center.
Importance should be placed on the quality of
the public realm, and public open space should
be designed as civic art. The villages should
contain a range of uses and densities within a 10minute walking distance. Following the transect
strategy, higher densities should be focused at the
town center, becoming progressively less dense
towards the edge.

To help conserve land, development should be
compact, dense and calibrated to be compatible
with the regional culture and context. The close
proximity helps reduce automobile dependencies.

The region should plan on implement a network
of high-quality transit alternatives, such as trains
connecting cities, towns, and neighborhoods
together. The village centers should be planned
to permit a bus stops in the future. At present it
may be unrealistic to consider mass transit as
a viable means of transportation. However in
the near future transit may be a reality for most
citizens. Additionally, streets and trails should be
designed to encourage greater use of bicycles,
rollerblades, scooters, and walking as daily
transportation

Village developments should have as minimal an
environmental impact on the region as possible.
Eco-friendly technologies that are energy efficient
and have a lower carbon footprint should be
encouraged. The village model facilitates more
opportunities for walking, instead of driving.
Reducing the dependence on fossil fuels and
lessening the need for sprawling roads typically
associated with suburban growth.

The primary goal for all future development
within the study area is that it be designed
to be pedestrian-friendly. Daily needs are
provided within a comfortable 10-minute walk of
residences, and similarly services are provided
close to workplaces. Pedestrian-friendly
streetscape refers to a street design where
buildings are close to the street and all buildings
address the street with entries and windows.
Short-term on-street parking is provided, and long
term parking is provided in parking lots that are
not visible from the public realm. Public realms
that adhere to these principles produce streets
and squares that make walking pleasurable.

Quality Architecture &
Urban Design

Connectivity

Mixed-Use & Diversity

Mixed Housing

Quality of Life

A strategy that has already been adopted in the
Davidson – Huntersville – Cornelius region is to
encourage and build an interconnected street grid
network that helps disperse traffic. In addition
to the network, streets should have an inherent
hierarchy, from narrow yield streets to tree-lined
boulevards.

Whenever possible, mixed-use developments
should be encouraged within each village node
and at all gradients of the transect. A mix of
shops, offices, apartments, and homes help
create a rich and diverse neighborhood. The
proposed village nodes should provide for all
ages, income levels, cultures, and races.

When only one type of housing is provided in a
residential development it produces an unhealthy
homogeneity. The village nodes should strive to
provide a diverse range of types, sizes and prices
all in close proximity to each other.

Taken together, these strategies add up to a high
quality of life well worth living, and create places
that enrich, uplift, and inspire the human spirit.

The village nodes should first and foremost
emphasize beauty and aesthetics. Special
placements of civic uses on sites within the
community help create a sense of place. Human
scale architecture and beautiful surroundings
nourish the human spirit.
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RURAL
Strengthen Environmental Standards
Preserve important environmental resources, as
delineated in the open space analysis diagrams.
Critical to supporting this initiative is strengthening
the environmental inventory requirements as
part of the development process. This can be
accomplished by establishing conservation
easements that place permanent limits on the
future development of a property.

Ramah Church Road stream crossing

Aerial Hopewell Church proposed conservation area to preserve rural character

Conservation Easements
These easements are legal agreements and
should be voluntarily. Each agreement should be
modified to meet the needs of the landowner and
specific environmental needs of each property.
In the case of the village nodes, the conservation
easements can be a product of allowing
increased development. For properties in the
rural reserve zone, conservation easements can
be accomplished through incentive programs that
prioritize the preservation of natural resources,
rural landscapes and active farms.

Land designated as Rural has environmental,
economic, social and emotional benefits.
Environmentally, rural land reduces water runoff
and maintains habitats for native plants and
animals. Economically, rural preservation causes
the consolidation of future development to
denser villages, reducing the cost of the public
infrastructure needed to support growth. In turn,
these villages become social centers for activity
and provide dynamic places for people to live,
work and play. However, it might be the emotional
feeling of tradition and character evoked by the
rural landscape that is most important to the
people of Northern Mecklenburg County.
Strategies for rural preservation must balance
the need to protect the natural environment while
respecting individual property owner rights.
The four strategies to the right provide different
approaches to striking this balance.

Rural Residential Subdivision
While each of the towns require some amount of
public or private open space in rural residential
areas, local ordinances also need to encourage
rural viewshed protection and continuity of open
space. Homes should be clustered together so
open space can be preserved in larger, more
contiguous areas. Viewsheds from existing rural
roads and highways should also be protected by
keeping homes and behind natural topography
and screening. One option might be to establish
five acre minimum lot sizes with generous setback
requirements. Another option is to require open
space set aside and smaller clutered lots.
Equitable Development Rights
This land preservation strategy requires the
most planning and administration. For those
land owners whose property is within the rural
reserve they would have the opportunity to sell
development rights to developers who intend to
develop in the designated village centers. This
market-based approach insures everyone has an
opportunity for an equitable return on their land.
These transactions can also be administered by
a middle man such as a land bank managed by
the three towns. This eliminates the problem of
directly matching a seller with a buyer.

Red-eared Slider Turtles

McAulay Stream

Aerial Westmoreland property showing location of the Beaver Dam view shed
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MAYES NODE: CONCEPTUAL MASTER PLAN
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STAFF CONCEPTUAL MASTER PLANS

WESTMORELAND NODE:
CONCEPTUAL MASTER PLAN
ALTERNATIVE A

Area for
Further Study
Residential
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Area for
Further Study
Eco Park
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STAFF CONCEPTUAL MASTER PLANS

WESTMORELAND NODE:
CONCEPTUAL MASTER PLAN
ALTERNATIVE B
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EXISTING REGIONAL
The study area is located in Northern Mecklenburg County, 15 miles from downtown Charlotte, and
includes portions of the Extraterritorial Jurisdictions (ETJ) of the three Lake Norman Towns of Davidson,
Cornelius and Huntersville. With the rapid growth occurring in the Charlotte region this rural area faces
continuous increases in development pressure, threatening the area’s rural character.

To Mooresville

NC 73 is a major east west connection through Mecklenburg County. The two-lane corridor runs
from I-85 in rapidly growing Cabarrus County, skirting just south of Lake Norman, to NC 27 in Lincoln
County. The road is one of only two major east-west connectors in the Lake Norman region. The NC 73
Transportation / Land Use Corridor Plan completed in 2004 studied this 35 mile stretch of road with the
goal of addressing the transportation and land use needs of each local community while also supporting
a cohesion development pattern along the overall corridor. The transportation study predicted that the
entire corridor could experience population increases between 50% and 230%, possibly resulting in traffic
increases of 50,000 to 60,000 cars per day.
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Davidson

Cornelius
Cornelius

115

The development growth along NC 73 combined with the planned extension of Prosperity Church Road
as a north-south connector will greatly increase traffic within the study area. The Prosperity Church Road
extension will connect Eastfield Road to the intersection of Davidson Concord Road and NC 73. When
complete, it will link I-485 to NC 73. Construction of this major thoroughfare is not projected prior to 2020.
The Northwest portion of the I-485 loop is currently under construction and is scheduled to be completed
in 2009. The new segment of the I-485 loop will be a six lane freeway extending from I-77 to I-85. This
final piece of the Charlotte beltway will include exits at Old Statesville Road, Prosperity Church Road, and
Mallard Creek Road.
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The North Corridor Commuter Rail Line is planned to operate along the existing Norfolk-Southern Rail
Line, which runs parallel to the east of Old Statesville Road. The line will connect center city Charlotte to
Mooresville. Two proposed stations, Cornelius and Caldwell/Sam Furr, will directly impact the study area.
Critical to supporting the rail initiative is integrating land uses with the transit system and proposing uses
that maximize and encourage transit ridership.

Derita

County Boundary
Major Road
Minor Road

Davidson
Cornellius

Future Road Extension
Proposed Rail Stations
North Rail Commuter Rail



Huntersville
Proposed Rail Stations

Coddle Creek
Reservoir

Huntersville

To the North, a proposed connection from Concord Road to Main Street will also directly affect the study
area. The Davidson Circulation Report completed in 2003 identified the need for a street connection to
the North side of the Davidson College campus. This proposed connection would extend from Concord
Road along the western edge of Barger Farm and connect to Grey Road. From Grey Road, the street will
connect to Main Street via a 30 acre vacant parcel just north of Davidson College. This connection would
help alleviate congestion projected for central Davidson. However, it is not meant to facilitate a major
north-south traffic route between from I-485 to Mooresville.

Staggering future growth projections and transportation projects such as the I-485 and Prosperity
Church Road extension place overwhelming demands on the study area. However, while it is important
to plan and accommodate these projections, design solutions should not enable its inevitability. Instead
solutions should aim to curb the demand on the roads by supporting transit and creating walkable
communities.

Kannapolis

Cabarrus County

Davidson

Multi Modal Station

Charlotte
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STUDY BOUNDARY and ZONING
The total study area includes approximately
3,000 acres and focuses around the 2 ¼ miles
of Davidson Concord Road. The study area
comprises the edge condition of each town, with
most of the land located within each town’s Extra
Territorial Jurisdiction (ETJ).
Currently much of the land within the study area
is zoned Rural. The intent of this zone focuses
on creating rural development that sets aside
natural vistas and landscape elements for
permanent conservation. In each town the rural
zone is meant to accommodate low residential
development and agricultural uses, however, each
town approaches this differently. Cornelius is the
most stringent on development, only allowing 1
unit per 5 acres. In Huntersville, the average lot
size must be 1 acre per unit, leaving 20% open
space and a minimum setback of 40 feet. In
Davidson, the rural zone allows a maximum of 2
units per acre and generally requires that 50% of
the gross land area be reserved as permanent
open space.

Davidson

Cornelius

One recommendation of this study is that the
three towns work together to insure a basic level of
consistency between their rural zoning districts.

DAVIDSON

Huntersville

Conditional Planning
Area

Neighborhood General

Village Infill

Neighborhood Center

Neighborhood Edge

Rural

CORNELIUS
Business Campus
Rural

HUNTERSVILLE
Rural
Current Study Area Zoning
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SUSCEPTIBLE TO CHANGE
Based on meetings with various stakeholders
it was established that certain land parcels
are susceptible to change sooner than others.
The nine land areas identified as being under
immediate pressure for development were ones
where the land owners or their representative,
expressed the desire to develop in the near future.

E. Rocky River Rd.

Barger Property

Future School Site?
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Bailey Rd Extension
Mayes Property

115 Redevelopment
dependent on transit

Prosperity Church Rd.

Route

115

73

Immediate Pressure
Future Pressure
No Perceived Pressure
Can’t Change
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EXISTING CONDITIONS AND APPROVED PLANS
There are several new approved plans
immediately adjacent to the study area, including:
Bailey’s Glenn, Davidson Wood, Bailey Springs,
The Woodlands, and Davidson East. All the
proposed developments continue to enhance
connectivity by linking to existing streets and
providing the opportunity for future connections.
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Bailey Springs
Number of residential units: 198
Developer: Provident Development
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Davidson Wood
Number of residential units: 82
Developer: Artisan Custom Homes
DAVIDSON WOOD
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The Woodlands
Number of residential units: 58
Developer: Greathorn Investments, Inc.
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yR
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rd

nco

River Run Phase V
Number of residential units: 119
Developer: River Run, LLC.

Rd.

SUMMIT

.

Davidson East
Location: North side of NC 73 between the Ramah
Church & McAuley Intersections
Developer: Frank Jacobus

Bailey Rd.
Extension

BAILEY’S
GLEN
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d.

BAILEY ROAD
HIGH SCHOOL
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Summers Walk
Number of residential units: 562
Non-Residential Units: 1.5 Acre Day Care Center
and 20,000 sq. ft. Retail/Office
Developer: Forest City
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BAILEY
SPRINGS
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EAST ROCK

BRADFORD
PARK

Prosperity Church Rd.
Extension

Bradford Park
Facilities: Phase I - 5 baseball/softball fields, 3
soccer fields, 2 rest room facilities,
shelter, playground, paved parking
Bailey’s Glen
Number of residential units:
487 unit active adult community:
376 single-family residential units
96 condominium units
Developer: Orchard Trace, LLC and Bluestream
Partners, LLC
Bailey High School
A 2,000 student public high school that will
include a football stadium, softball/baseball fields,
soccer field, multipurpose field, and 8 tennis
courts.
Proposed Development
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OPEN SPACE - RESTRICTED
Restricted Open Space defines areas that
currently have development constraints.
These open spaces include: stream buffers,
parkland, conservation land, utility right-ofways, and greenways. Together they add up to
approximately 600, acres or 20% of the total site
area.

McConnell
Gree
Future Gree nway
nway

ay
w
en ay
re nw
t G ee
as Gr
he g
ut tin
So xis
E

Bailey Road
Community Park

River Run
Athletic Field

ay
w
en ay
re
G enw
un re
rR eG
ve ur
Ri Fut

r
ay to
nw ec
ee onn
r
tG C
as nd
he rla
ut Ove
o
S g
in
ist
Ex

ay tor
nw ec
ee onn
r
G
st nd C
ea
th erla
u
v
So e O
r
tu
Fu

Stream Buffer
Parkland
Conservation Land
Future Parkland Expansion
Greenway Connection



Bradford
District Park

Appendix I - CURRENT CONDITIONS & CONCEPTS

OPEN SPACE - RESTRICTED

Proposed Bradford District Park Site Plan

Streams at Davidson Concord Rd.

Conservation land

Greenway at Davidson Concord Road

Utility right-of-way

Parkland

Stream Buffers

Conservation Land

Greenways

Utility Right-of-Ways

Parkland consumes a large amount of land in the study
area. Bradford Park, scheduled to open in 2008, is a
regional park with several athletic fields. Also in the
study area is River Run athletic fields. Adjacent to the
study area at the intersection of Bailey Road and Route
115 is Bailey Road Community Park, another large
regional park. Although these parks are regional in
scale they must avoid being vehicular-only destinations.
It is critical to integrate parks with existing open space
(such as stream buffers and conservation land) and
promote pedestrian accessibility through greenways,
trails and sidewalks.

NC 115 runs along a ridge line that divides the two
major watersheds in Northern Mecklenburg County.
Three stream transverse the study area. The North
Prong of the West Branch of the Rocky River bounds the
site to the North, the Ramah Creek runs along the South
boundary and the South Prong of the West Branch of
the Rocky River runs east west through the center of
the study area. Streams are critical to the environment
and it is important to respect their buffers, preserve
wetlands and strive to return clean, healthy water to the
ecosystem.

All the conservation land within the study area
boundaries is located in the southeast corner of the
site. In total approximately 650 acres of land are
under conservation with 105 acres located within the
study area boundary. Immediately adjacent to the
Northeast portion of the study area is the Fisher Farm
another large conservation area. Key conservation
values include connectivity for wildlife, north facing
slopes, hardwood forests and proximity to stream.
The Recommended Open Space Diagram highlights
many of these areas. Properties that are predominantly
impacted by these natural features should be targeted
for future conservancy.

The greenway system takes advantage of the many
streams which carve through the site. These stream
corridors provide and armature for how the network
of paths can continue to grow. It is important that the
Greenways connect to the large regional parks within
and adjacent to the study area. It is important that
future development continues to build on the existing
network by providing connections for village centers to
the existing networks and new trails.

Utility corridors crisscross many of the sites in the
study area. The right-of-way widths range from 200’ to
68’. Visually these open spaces do not contribute in a
positive manner. Care should be taken not to plan any
uses that directly front the power lines.
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OPEN SPACE - RECOMMENDED PRESERVATION
Aside from the restricted open space, there are
many other important environmental features that
future developments should strive to maintain.
Many are identified in the ongoing Davidson
Natural Assets Inventory (to be completed fall
2008). These features include: Steep Slope,
North Slope, Hardwood Forests, Wetland
Preservation, Hydric Soil, and Erodible Soil.
Areas where these features overlap are of special
importance and their preservation should be the
highest priority.
In several instances the higher priority areas
overlap with the restricted open space. In
those cases where they don’t overlap, it is
recommended that future development minimize
the impact on the natural environment.
It is also recommended that opportunities to allow
continuous corridors for fluid wildlife movement
be explored, and that parcels containing large
amounts of high priority assets be targeted for
preservation.
In total, the restricted and recommended open
space comprises of approximately 1,100 acres or
37% of the total site area.

Recommended Preservation: Generally
delineates high priority areas where
environmental assets such as steep slope, north
slope, hardwood forests, wetland preservation,
hydric soil and erodible soil overlap

Restricted Open Space
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TOPOGRAPHY
While NC 73 and NC 115 follow ridge lines,
Davidson Concord Road distinguishes itself by
its rolling terrain. The intersection of NC 73 is at
elevation 760’ and the Concord Road intersection
is at elevation 770’, however, as the 2.5 mile
stretch of road transverses stream sheds it twice
dips to elevations as low as 670’. These slopes
enhance vistas and the prominence of high
points.
When overlaying the land not defined in the open
space analysis much of the land corresponds to
the high points throughout the site. The visual
importance of these sites increases the demand
for high quality development. It also presents the
opportunity for village centers to visually relate to
each other across the landscape.

+770

Bailey Road
+670
+800

+750

+670

+770
+800
+760
Davidson Concord Road

840
+760

800
760
720

Areas contained within dashed lines are permissible to
build

680
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AREA ANALYSIS

NC 115 / Light Rail Corridor

Existing and Planned Schools

Davidson Concord Road,
NC 73 and Prosperity Church Road

Davidson Concord Road

Rural Roads

Mixed-use transit oriented development focused
on employment and encouraging transit ridership.
Proposed development should integrate land
uses with the transit system and facilitate direct
pedestrian connections from the station to
residences and workplaces.

Locate family oriented residential development
within walking distance of schools. Create safe
paths and sidewalks that connect schools with
existing and future development within ½ mile
distance of those schools.

This intersection is likely to develop due to its
location and proposed road improvements. NC
73 is currently an east-west connector, slated for
widening and improvements. Prosperity Church
Road is to be extended northward, connecting
I-485 to this intersection. When this happens,
the intersection will be transformed into a major
regional crossroads.

This is a major thoroughfare serving the larger
single family population in the surrounding area.
Traffic impacts will greatly increase with the
extension of Prosperity Church Road. Davidson
Concord Road will unfortunately require widening
if and when it is extended north beyond East
Rocky River Road.

The village concept relies on the maintaining
of the existing character along rural roads like
McAuley Road, Black Farm Road, and June
Washam Road. Therefore it is crucial that these
rural roads remain as is and safety concerns on
these roads be contextually addressed.
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AREA ANALYSIS
There are five site specific concepts that are meant
to compliment the proposed villages. These ideas
take into account current and future influences that
dramatically affect the study area’s development.
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EXPLORED ALTERNATIVES
Future Connection to Statesville Rd.

Future Connection to Statesville Rd.

Future Connection to Statesville Rd.

Northern Green Edge

Bailey Middle School

Bailey Middle School

Bailey Middle School

Bailey High School

Hopewell Baptist Church

June Washam Rd.

June Washam Rd.

Old Davidson Concord Rd.

NC

73

NC 115

NC 115

73

Hopewell Baptist Church

June Washam Rd.

Old Davidson Concord Rd.

NC

Bailey High School

Hopewell Baptist Church

NC

73

Old Davidson Concord Rd.

NC

73

NC 115

Bailey High School

NC

73

NC

73

Southern Green Edge
Prosperity Church Rd.

Prosperity Church Rd.

Prosperity Church Rd.

BYPASS

HIGHWAY SHIFT A

HIGHWAY SHIFT B

• Allows fluid north-south mobility
• Maintains existing character of Davidson Concord Road
• Development between Bypass and Old Davidson Concord Road

• Maximizes contiguous development to the north of NC 73
• Establishes green edge South of NC 73 and to the north of Concord and
East Rocky Mountain Road

• Maximizes contiguous development to the north of NC 73
• Establishes green edge South of NC 73 and to the North of Concord and
East Rocky Mountain Road

The Bypass concept proposes a new north-south road, connecting the Prosperity
Church Road extension to Statesville Road. This permits the existing Davidson
Concord Road to maintain its existing character and section. New developments are
straddled between the existing Davidson Concord Road and the new Bypass Road.

The Highway Shift concept proposes realigning NC 73 to a softer gentler radius,
keeping all the proposed development to the north of NC 73. Shifting the highway
eliminated the barrier between the two nodes and allows for 160 continuous acres
to the north of the new NC 73 Highway. This scheme builds upon the previous
Bypass scheme that connects Prosperity Church Road extension to Statesville Road,
minimizing the impact on Davidson Concord Road.

The main difference from Highway Shift A is that this alternate concept maintains the
existing alignment of Davidson Concord road at the intersection of NC 73.
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EXPLORED ALTERNATIVES
Future Connection to Statesville Rd.

Future Connection to Statesville Rd.

Bailey Middle School

Bailey Middle School

Bailey Middle School
Hopewell Baptist Church

Bailey High School

June Washam Rd.

June Washam Rd.
Old Davidson Concord Rd.

Old Davidson Concord Rd.

NC

73

NC 115

73

Hopewell Baptist Church

June Washam Rd.

Old Davidson Concord Rd.

NC

Bailey High School

Hopewell Baptist Church

Prosperity Church Rd.

NC

73

NC

73

NC 115

Bailey High School

NC 115

Future Connection to Statesville Rd.

NC

73

NC

73

Prosperity Church Rd.

Prosperity Church Rd.

HIGH STREET

HILLTOWNS

TERMINUS

• New Road with commercial/retail on both sides of street
• Main Boulevard slows traffic along Davidson Concord Road
• Maintains existing character of Davidson Concord Road

• Small clustered development with a mix of types
• Strategically preserved land surrounding the development
• Minimizes impact on major roads, connected through secondary street connections

• Terminates Prosperity Church Road with a development node
• Disperses traffic three ways at NC 73
• Reduces traffic impact on Davidson Concord Road

The High Street concept creates a new street that travels through the center of each
development node. The proposed street connects Prosperity Church Road extension
and the future northern connection to Statesville Road. While the bypass concept
is meant to facilitate easy north-south traffic flow the High Street discourages this
movement by slowing it down. By directly engaging each node’s center the street
becomes a destination. Davidson Concord Road is maintained and transformed into
an edge road. The combination of Davidson Concord and the new High
Street spreads the traffic impact between the two roads, reducing the need to make
either four lanes.

The Hill Town concept proposes a cluster of villages along Davidson Concord Road,
with each village touching one edge of the road. The villages sit autonomously in
the landscape, each with a distinct center and edge. The scheme accepts Davidson
Concord Road being widened to four lanes. However, it is important to maintain the
rural character between each village.

The terminus concept terminates Prosperity Church Road in a public space and aims
to discourage north-south movement on Davidson Concord Road. Traffic that crosses
NC 73 will be dispersed on Davidson Concord Road, June Washam Road and a
proposed new road connecting to Davidson East.
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NC 73 NODE OPTIONS
NC 73 BOULEVARD
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QUADRANT ROADS
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NC 73 NODE OPTIONS
NC 73 BOULEVARD

PARALLEL ROAD

QUADRANT ROADS

BYPASS ROAD

Neighborhood Center
Residential
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Appendix II - TRANSPORTATION NETWORK
Road Network - Intersections
Intersections Assessment
Transportation Assesment - Roadway Segments
Node-generated Trips
Traffic Nodes
NC 73
Westmoreland
Hopewell
NC 115
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ROAD NETWORK - INTERSECTIONS
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This signalized intersection currently operates at
an overall LOS of C in the AM peak period, and
LOS D during the PM peak. All four approaches
have shared through/right lanes with dedicated
left turn lanes. The proximity of the Norfolk
Southern railroad tracks to the east of this
intersection complicate the operation of the signal
system, and have a negative effect on safety and
capacity.
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Bailey Road and NC 115
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so

This intersection is in a somewhat hazardous
location, due to the sharply curving alignment of
NC 73 immediately to the east. Visibility is less
than desirable given the high speeds and traffic
volumes on NC 73.

Other greenways and overland connectors
are planned, along with additional sidewalk.
Most of these projects are programmed for
implementation in conjunction with new subdivisions and associated roadway improvements.
Bailey Road is critical link in this future network,
due to the access it provides to schools, parks,
and destinations to the west. Other proposed
facilities will connect east and south to Bradford
District Park, although a key element of this
connection will be a safe – possibly gradeseparated – crossing of NC 73.
Planned greenways will also connect Davidson
and points north and south to Fisher Farm along
the West Branch of Rocky River and its tributaries,
and an east-west greenway will follow Ramah
Creek to provide access to the south side of
Bradford District Park.
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Although no capacity analysis was performed for
this intersection, by comparison with the analysis
of Ramah Church Road (which has a similar
ADT), it can be deduced that the stop-controlled
southbound approach of Mayes Road is operating
at or near LOS F. No count data is available for
Black Farms Road.
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The stop-controlled eastbound approach of
Barnhardt Road currently operates at LOS C in
both the AM and PM peak periods (DRAFT Traffic
Impact Analysis for Bailey Road High School,
Kublins Transportation Group, July 2007). There
are no separate turn lanes on any of the four
single-lane approaches.

NC 73 and Mayes Road/Black Farms Rd.
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Robert Walke

Da

Davidson-Concord Road and
Barnhardt Road

The stop-controlled northbound approach of
Ramah Church Road operated at LOS F during
both AM and PM peak periods in 2006 (Traffic
Impact Analysis for Davidson East, Kimley-Horn
and Associates, June 2006). The major turning
movements are eastbound right turns in the
morning peak, and northbound right turns during
the afternoon.

The other major greenway facility begins on the
south side of Concord Road, at the Davidson
city limits. It continues along this side of the
road until crossing just south of Appolinaire
Drive. In the vicinity of Poetry Lane, the separate
pathway transitions to a paved 10-foot section
of a 20-foot wide paved shoulder, separated by
diagonal striping from the northbound travel lane
of Davidson-Concord Road. The path currently
ends at Robert Walker Drive, although various
neighborhood streets have been designated as an
overland connector to the south and east.
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Based on a 2006 study, there are currently no
capacity problems at this intersection. All the
stop-controlled approaches operated at LOS
B in the PM peak period, while in the AM one
operates at LOS A and the other two at LOS C
(Traffic Impact Analysis for Davidson East, KimleyHorn and Associates, June 2006). However, the
unusually complex configuration could increase
crash potential, and does require the highest
volume tuning movement (northbound lefts in the
AM peak) to stop rather than flow freely.

NC 73 and Ramah Church Road

A paved greenway extends from DavidsonConcord Road at Rocky River West Branch South
Prong, northwest along the eastern bank of this
stream. This portion of the Southeast Greenway
crosses Robert Walker Drive and terminates in the
vicinity of Hudson Place. An overland connector
along Patrick Johnston Lane, Pine Street, and
Avinger Lane provides connectivity with another
existing segment extending eastward to South
Street.

rn

This unorthodox intersection incorporates
a triangular island with three stop signs.
Northbound left-turning traffic on DavidsonConcord Road must stop at Concord Road, while
right turns split off and stop at East Rocky River
Road. Westbound East Rocky River Road traffic
wanting to turn left must split off to the left before
stopping at Davidson-Concord Road, while traffic
continuing straight through on Concord Road
does not have to stop. No eastbound traffic
on Concord Road is required to stop, whether
continuing straight through on East Rocky River
road, or turning right down Davidson-Concord
Road.

The stop-controlled approaches of Robert Walker
Drive currently operate at LOS C or better in both
the AM and PM peak periods (DRAFT Traffic
Impact Analysis for Bailey Road High School,
Kublins Transportation Group, July 2007). All four
approaches have shared through/right lanes with
dedicated left turn lanes. There are pedestrian
crossings marked across the northern leg of
Davidson-Concord Road and the eastern leg of
Robert Walker Drive.

Pedestrian & Bicycle Elements
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Davidson Concord Road and Concord
Road/East Rocky River Road

Davidson-Concord Road and
Robert Walker Drive

Davidson Concord Rd.

According to a 2006 analysis, this signalized
intersection operated at level-of-service (LOS) C
in during the AM peak period, and at LOS B in the
PM (Traffic Impact Analysis for Davidson East,
Kimley-Horn and Associates, June 2006). The
predominant turning movement is between the
eastern leg of US 73 and Davidson-Concord Road
(southbound left turns in the AM, and eastbound
right turns in the PM).
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Intersection Between Davidson-Concord Rd., June
Washam Rd. and Sam Furr Rd.
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Intersection Between NC 115 and Bailey Rd.
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INTERSECTIONS ASSESSMENT
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The discussion of intersections covers:
• Traffic control
• Approach geometry
• Predominant turning movements (where
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Although bicycle and pedestrian features
associated with the above roadway and
intersection locations are addressed in their
discussions, a separate summary of pedestrian
and bicycle facilities is provided, including both
on-road and off-road elements.
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This summary of existing transportation
conditions for the Davidson-Concord Rd/NC
73 Small Area Plan covers the major roadway
facilities in the study area, as well as pedestrian
and bicycle elements. Roadway information
is organized by segment, followed by key
intersections. The roadway section addresses
the following elements:
• Cross-section
• Geometrics/alignment
• Adjacent development
• Function
• Daily traffic volumes and growth (where
available)
• Thoroughfare plan status
• Crash data (2004 -2007)
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TRANSPORTATION ASSESMENT - ROADWAY SEGMENTS

Davidson Concord Road

NC 73

Davidson-Concord Road (SR 2693)

Sam Furr Road (NC 73)

Davidson-Concord Road between Sam Furr Road
(NC 73) and East Rocky River Road (SR-2420) is
a two-lane facility through rolling, primarily rural
terrain. Suburban development is progressing
mainly from north to south along the corridor, with
most subdivision development north of Robert
Walker Drive. The speed limit is 45 miles per
hour, with a reduction in the vicinity of the more
developed intersections and pedestrian/bicycle
crossings to the north. Passing is prohibited
along the entire length of this corridor.
An unusual paved shoulder (approximately 20
feet in width) is present on the eastern side of
Davidson-Concord Road in the vicinity of Poetry
Lane. The outer half of this pavement serves
as a bicycle/pedestrian path, separated from
the travel lane by a 10-foot section of diagonal
striping. North and south of this segment, a
narrow grass strip separates the path from the
roadway. The southern terminus of this path
is currently at Robert Walker Drive. There is a
pedestrian crosswalk across the northern leg
of Davidson-Concord Road at this location. To
the north, the path crosses Davidson Concord
Road immediately south of Appolinaire Drive
before continuing west along the southern edge
of Concord Road. There is also a separate
greenway crossing south of Robert Walker Drive,
at Rocky River West Branch South Prong.
Left-turn lanes with painted transition medians
exist at the offset intersections with Westmoreland


Farm Road and Appolonaire Drive; at Poetry Lane;
at Robert Walker Drive; and at Davidson Park
Drive. Throughout the remainder of the alignment,
the travelway is a typical 2-lane ribbon pavement
cross-section with no paved shoulders.
Average daily traffic (ADT) volumes for 2006 range
from 6,500 vehicles per day (vpd) just south of
East Rocky River Road, to 7,900 vpd just north of
NC 73. Since 2000, traffic volumes at the north
end of the corridor have grown from 4,400 vpd,
an average annual rate of 6.7%. Comparable
data are not available for the southern end of the
corridor.
Analysis of 2004 – 2007 crash data does not
reveal any significant concerns. There were
10 crashes reported during this period, with no
fatalities. The corresponding crash rate of 67.0
per 100 million vehicle-miles of travel (VMT) is
substantially lower than average rates for two-lane
rural secondary routes, which range from 370
crashes/100 million VMT on a statewide basis to
129 crashes/100 million VMT for Mecklenburg
County. (Note: Crash rates for urban facilities
are significantly higher than for corresponding
rural facilities.) There are no obvious or unusual
patterns to the reported crashes, except that all
of the crashes occurred in the southernmost mile
of the facility, between NC 73 and Parting Oaks
Lane. The crashes are typical to a rural two-lane
road, mostly involving vehicles turning into or out

of driveways or intersections, triggering angle or
rear-end collisions.
Although Davidson-Concord Road provides
access to adjoining development and local
streets, its principal function has been as the main
route into Davidson from the west and southwest.
The adopted Mecklenburg-Union County
Metropolitan Planning Organization (MUMPO)
Thoroughfare Plan classifies Davidson-Concord
Road as a major thoroughfare. It also indicates
long-range plans to create a major north-south
arterial by connecting the extension of Prosperity
Church Road to the southern end of DavidsonConcord Road, then extending Davidson Concord
Road northward towards Mooresville. Current
thinking is that this facility would ultimately be
a multilane arterial, and planning is already
underway for the Prosperity Church Road
extension.

In the vicinity of the Davidson-Concord Road
intersection, NC 73 is a two-lane roadway with
a posted speed of 55 mph and 2006 ADTs in
ranging from 20,000 to 22,000 vehicles per day.
Analysis of 2004 – 2007 crash data from Mayes
Road to Ramah Church Road reveals no unusual
safety problems. Twenty-four crashes were
reported during this period, with one fatality at
Mayes/Black Farms Roads. The corresponding
crash rate of 45.8 per 100 million vehicle-miles
of travel (VMT) is substantially lower than
average rates for two-lane rural NC routes, which
range from 191 crashes/100 million VMT on a
statewide basis to 146 crashes/100 million VMT
for Mecklenburg County. There are no obvious
or unusual patterns to the reported crashes,
although a disproportionately large number
were associated with the Mayes/Black Farms
intersection, and these crashes tended to be the
most severe in terms of damage and injuries.
This is probably due to visibility problems caused
by the horizontal curve in NC 73’s alignment
immediately to the east. Overall, the reported
crashes are consistent with a rural two-lane road,
mostly involving vehicles turning into or out of
driveways or intersections (especially at Ramah
Church, Mayes/Black Farms, and DavidsonConcord Roads), triggering angle or rear-end
collisions. Even though this location has the
highest number of potential vehicle conflicts,
crashes at the Davidson-Concord intersection

tend to be less frequent and less severe due
to the presence of a traffic signal. Apart from
intersection related crashes (approximately
two-thirds of the total), the remainder appear to
involve running off the road, animal crossings, and
passing maneuvers.
NC 73 is an important regional facility. Along
with NC 150 to the north, it provides the only
continuous east-west connection for the entire
area between I-40 on the north and I-85 to the
south. Given the direct, 12-mile connection it
provides between I-85 and I-77 and the fact that
it skirts the southern shores of Lake Norman (a
10-mile long barrier to east-west travel), NC 73
serves a combination of trip types, all of which are
growing significantly in volume:
• Local traffic between Concord/Kannapolis
and Huntersville/Cornelius/Davidson;
• External trips destined for Lake Norman,
Charlotte Motor Speedway, and other
attractions;
• Through trips.
NC 73 is designated a major thoroughfare in the
adopted MUMPO Thoroughfare Plan, with the
expectation that the road will be widened and
upgraded. Public hearing maps have already
been presented as part of the Categorical
Exclusion analysis of Transportation Improvement
Project R-2632A, the widening of Sam Furr Road
to a four-lane divided facility from NC 115 through
the Davidson-Concord Road intersection.
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TRANSPORTATION ASSESMENT - ROADWAY SEGMENTS

East Rocky River Road

Concord Road

Ramah Church Road

Bailey Road

East Rocky River Road (SR 2420)

Concord Road (SR 2693)

Ramah Church Road (SR-2427)

Other Minor Roads

East Rocky River Road is a two-lane road with a
posted speed of 40 mph. The cross-section is
typical ribbon pavement without paved shoulders.
Its alignment is rolling and moderately curvy, and
surrounding land use is transitioning from rural/
scattered residential to suburban.

Although it appears to be an the natural extension
of East Rocky River Road, Concord Road is
actually the continuation of Davidson-Concord
Road as it turns northwestward through the
intersection. This configuration reflects major
traffic flows in and out of downtown Davidson.

At the roads western terminus with DavidsonConcord Road, the 2006 ADT was 3,400 vpd.
Traffic grew from 2,500 vpd in 2000, an average
annual increase of 5.3%.

The two-lane ribbon pavement cross-section
transitions to an urban curb-and-gutter treatment
at the Davidson town limits. East of this point,
the road has no paved shoulders, and a paved
path runs along the south side of the roadway,
separated by a very narrow grass strip. Within the
town limits, Concord Road has striped bike lanes
and sidewalks on both sides.

Ramah Church Road is a two-lane facility with
a posted speed limit of 45 miles per hour.
Development along the northern end of this facility
is rural with scattered residential development,
becoming more suburban towards the south
and west. The cross-section is typical ribbon
pavement with no paved shoulders. The 2006
ADT at the northern end of Ramah Church Road
was 2,100 vpd, up from 1,800 vpd in 2004.

Bailey Road is a two-lane east-west road that
serves the new Bailey Middle School, and will
serve an adjacent new high school to its east.
These two facilities and a park west of the middle
school occupy almost the entire southern frontage
of Bailey Road east of the at-grade railroad
crossing. Sidewalk extends along this frontage,
with curb-and-gutter in front of the middle school
property. Turn lanes with painted transition
medians have been installed at the middle school
driveways.

No significant safety issues were identified in
analyzing 2004 – 2007 crash data between
Davidson-Concord Road and Shearer Road.
There were only three crashes reported during
this period, with no fatalities. The resulting crash
rate of 27.1 per 100 million vehicle-miles of travel
(VMT) is substantially lower than average rates for
two-lane rural secondary routes, which range from
370 crashes/100 million VMT on a statewide basis
to 129 crashes/100 million VMT for Mecklenburg
County. There are no obvious or unusual
patterns to the reported crashes, although they
all occurred immediately east of the intersection
with Davidson-Concord Road, and involved
sideswipes or running off the road.
East Rocky River Road serves as a collector for
adjoining development and local roads, and in
combination with NC 3 it provides a secondary
east-west connection between Davidson and
western Kannapolis/Cabarrus County. It is
designated a major thoroughfare in the adopted
MUMPO Thoroughfare Plan.

No traffic counts are available for the segment of
road outside of Davidson, but volumes can be
assumed lower than the 2006 ADT of 10,000 vpd
recorded just east of Grey Road.
Review of 2004 – 2007 crash data between
Davidson-Concord Road and Kimberly Road
revealed no crashes.
Concord Road is designated a major thoroughfare
in the adopted MUMPO Thoroughfare Plan.

Ramah Church Road provides access to NC
73 and NC 115 for adjacent development and
for local streets that connect to it. The adopted
MUMPO Thoroughfare Plan identifies this road as
a minor thoroughfare.

Barnhardt Road

Mayes Road provides an east-west connection
between NC 115 and Sam Furr Road near the
Davidson-Concord Road intersection. It has
a two-lane ribbon pavement cross-section,
with moderately curving vertical and horizontal
alignments, and a severely humped at-grade
railroad crossing immediately east of its
intersection with NC 115.
The 2006 ADT on Mayes Road was 1,900 vpd, up
from just 820 vpd in 2000.

Bailey Road is identified in the adopted MUMPO
Thoroughfare Plan as a major thoroughfare,
ultimately connecting from Davidson-Concord
Road west to Catawba Road via Westmoreland
Road. However, the original alignment/concept
has changed, and the link from existing Bailey
Road east to Davidson Concord Road will be
accomplished through a southwesterly connection
with Barnhardt Road. A secondary connection to
the northeast, to Robert Walker Drive via Bailey
Springs Road, recently opened as part of the new
Bailey Springs subdivision.
Barnhardt Road is a two-lane ribbon pavement
local road between Davidson-Concord Road
and Mayes Road. It has a moderately curvy,
rolling alignment through rural land with scattered
residential development. Although currently not
on the MUMPO Thoroughfare Plan, it is proposed
to serve as part of a linkage extending Bailey
Road east to Davidson-Concord Road.
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NODE-GENERATED TRIPS
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• Max Total = 73,600 (50% BO, -15% reduct)
• Assumed = 36,000 (50% BO, -15%; except
NC 115 Development south of Mayes, -25%)
• Significant inter-nodal trips (~ 5% -10%)
NOTE: Represents only trips generated by nodal
development. Does not include existing traffic or
background growth.
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NODE-GENERATED TRIPS
Transportation issues play a key role in assessing – and ultimately realizing – any of the various land use
scenarios generated as part of the Davidson-Concord Rd/NC 73 Small Area Plan. The following discussion covers observations and recommendations relating to major roadway facilities in the study area,
especially as they affect the development nodes. It also describes the methodologies and assumptions
used, as well as their inherent limitations.

The distribution and assignment of trips to the network was a fairly straightforward process. Recognizing
the potential for trips between nodes, 5-10% of trips were treated as inter-nodal trips, ending at the first or
second node encountered, rather than being treated as a longer trip extending beyond the limited study
area. This assumption has the effect of shortening trips and reducing traffic volumes and vehicle-miles of
travel. A significant portion of residential trips were also targeted for the two schools on Bailey Road.

Build-out development assumptions were used to estimate trip generation at each of the following nodes:

The diagram on the left summarizes the new vehicle trips added to the network each day, based on the
above assumptions. In making recommendations for future transportation improvements, these traffic
volumes are considered, along with:

• NC 73
• Hopewell

• Current traffic volumes;

• Westmoreland

• Background traffic growth separate from that attributed to nodal development;

• NC 115

• Changes in traffic patterns due to planned projects;

Using the forecast totals for residential units and commercial square footage (divided into office and retail
categories) at each node, a variety of assumptions and methodologies were tested in estimating the total
number of vehicle-trips added to the roadway network by the proposed nodal development. The directional distribution of these trips and their subsequent assignment to roadways in the surrounding network
were based on:
• Observed traffic patterns;
• Forecasts from the regional travel demand model; and
• Engineering judgment, given relative estimated travel times,
the paths most likely to be selected by drivers.
The following daily vehicle-trip generation categories and rates from ITE Trip Generation, 7th Edition were
assumed:
• Residential (Village Center): 		

Condo/Townhome = EXP(0.85*LN(dwelling units)+2.55)

• Residential (Village General/Edge):

SF Detached = EXP(0.92*LN(dwelling units)+2.71)

• Office: 		

General Office Bldg = EXP(0.77*LN(square feet/1000)+3.65)

• Retail: 		

Shopping Center =EXP(0.65*LN(square feet/1000)+5.83)

Recognizing that ITE rates tend to overestimate vehicle trips in a mixed-use, pedestrian-oriented environment, a series of adjustments were made to account for internal trip capture and travel mode shifts away
from the automobile. Vehicle-trips were reduced by 10%, 15%, and 25% to represent different levels of
effectiveness. In addition, calculations were also performed for a 50% build-out scenario.
Under this range of scenarios, maximum and minimum trip generation levels were identified:
• Total daily vehicle trips (minimum) = 32,500
		

Assumes 50% build out, with 25% reduction due to internal capture and mode shifts.

• Total daily vehicle trips (minimum) = 73,600
		

Assumes 100% build out, with 0% reduction due to internal capture and mode shifts.

For the purposes of this analysis, an intermediate level of trip generation is assumed:

• Pedestrian and bicycle needs;
• Potential transit service;
• Safety; and
• Environmental and community impacts.
Of all these considerations, the most critical at this stage are the growth in background traffic and traffic
shifts caused by future transportation projects. The potential magnitude of these unknowns, combined
with the difficulty of accurately predicting them, produce significant uncertainty in the analysis. The
regional travel demand model provides some guidance in this regard, although it is unclear whether the
land use assumptions embodied in the regional model are entirely consistent with those made for this
study. However, in terms of the ultimate growth in traffic along the corridors of interest, certain conclusions can be drawn with a high degree of confidence. The critical unknown is more likely to be how soon
traffic reaches certain thresholds, rather than what maximum volumes are eventually reached. Since the
answer to this question depends on so many variables outside the scope or influence of this study (such
as the timing of other transportation improvements, the pace and nature of surrounding development,
overall economic climate, and even the price of fuel), it is important to develop a set of flexible, strategic
recommendations that can be implemented incrementally, if (and as) needed.
The following four sections discuss transportation issues and recommendations relating to each of the
identified development nodes. Several general guidelines that apply in all cases are summarized here for
added emphasis:
• On important arterials such as NC 73, Davidson-Concord Road, and Prosperity Church Road,
there should be no access within at least 600 feet of any signalized intersection, to reduce conflicts
with turning or queuing and vehicles, and to minimize weaving and merge/diverge conflicts. This
also applies to most other roadways at any intersections with such arterials.
• Within each development node, designs should be sensitive to the needs of bus transit, with
provision for stops and turn-outs at safe and convenient locations that minimize conflicts between
modes.
• Bicycle and pedestrian accommodations should be built into all roadway designs, in addition to
(but coordinated with) any separate facility plans.

• Total daily vehicle trips (assumed) = 61,000
Assumes 100% build out, with 15% reduction due to internal capture and mode shifts,
except for the southernmost portion of NC 115 development, where a 25% reduction is
used to reflect effect of rail transit station.
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TRAFFIC NODES - NC 73
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Access Management
Quadrant Road Intersection
Full-movement intersection. May be
signalized, STOP-controlled on minor
approach, or 4-way STOP-controlled.
600’ zone from major intersection should
be access-free. Right-in / Right-out only if
necessary.
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Appendix II - TRANSPORTATION NETWORK

TRAFFIC NODES - NC 73
This node is divided into two sections, one north of NC 73, and one to the south which has the potential to be further subdivided
by the proposed connection between Prosperity Church Road and Davidson-Concord Road. The intersection of Davidson
Concord Road and NC 73 poses substantial challenges, not only to traffic flow along these two important arterials, but also to the
development of this particular node.
Based on analysis performed for this study, review of other studies and project level traffic forecasts, and consideration of various
runs of the regional travel demand model, it is reasonable to assume that by the year 2030, traffic volumes at this intersection
will exceed 40,000 vpd on NC 70; 20,000 vpd on Davidson-Concord Road; and 30,000 vpd on Prosperity Church Road. In fact,
volumes could be as high as 50,000, 25,000, and 35,000 vehicles per day, respectively.
Given the uncertainty of these forecasts, and the length of time anticipated before they would be likely to occur, it is reasonable
to plan for initial and interim conditions in such a way that – to the degree possible – the ultimate design is not compromised or
precluded. While there have been discussions of constructing an interchange at this location, an appropriate at-grade intersection,
coupled with strict access management, should provide adequate traffic capacity for the foreseeable future. Construction of an
interchange in the near term would be excessive in terms of cost, traffic capacity, and impacts on surrounding land uses. However,
one drawback to an at-grade intersection is the barrier it would create to pedestrian and bicycle travel between different sections of
this development node. (Efforts to address this challenge are discussed in detail in a later section of this report.)
Regardless of the intersection (or interchange) design ultimately constructed, several important recommendations can be made to
help preserve the traffic capacity, maintain access, and insure safety. These recommendations, along with supporting observations,
are listed below:
• This portion of NC 73 is planned as a divided, four-lane facility, with at least one left-turn lane in each direction at the DavidsonConcord Road intersection. A dedicated right-turn lane may also be warranted, especially from the westbound approach.
• For NC 73, there should be no median breaks, traffic signals, or full-movement intersections any closer than the intersections
with Ramah Church Road and Mayes/Black Farm Road. (The only exception would be for a quadrant road installed as part of a
quadrant intersection or interchange, as described later in this report.) A limited number of right-in/right-out access points are
permissible.
• Given the traffic forecasts discussed previously, both Davidson-Concord and Prosperity Church Roads will require two travel
lanes in each direction, and each intersection approach will require at least one left-turn lane. A dedicated right-turn lane may
be warranted at some locations. This suggests the need for a median-divided four-lane facility at least as far north as Parting
Oaks Lane.
• North of NC 73, the first intersection on Davidson-Concord Road should be with a re-aligned June Washam Road, at least 600
feet north of NC 73. This intersection must remain a “T” intersection, allowing for higher throughput and better coordination with
the NC 73 signal. It will probably warrant signalization at some point.
• The next full movement intersection (also likely to warrant signalization in the future) should be at Scanlan Way/Davidson East
Connection. A right-in/right-out only intersection may be permitted between Scanlan Way and June Washam Road.
• The first full-movement/signalized intersection on Prosperity Church Road should be at least 1000’ south of NC 73,
approximately halfway to an anticipated signal at Ramah Church Road. The actual distance depends on design speeds,
intersection designs, and signal timings. Higher speeds would require greater spacing, while “T” intersections and simpler
signal plans (with fewer phases) could allow closer spacing. Right-in/right-out access points could be permitted at appropriate
locations.

• At present, it is not possible to identify long- or medium-range intersection improvements on NC 73 at either Ramah Church
Road or at Mayes Road/Black Farms Road. Too many of the variables critical to determining the appropriate improvements
are unknown, and are highly dependent on decisions yet to be made regarding the intersection/interchange design at
Davidson-Concord Road and NC 73, as well as related land use and site plans. Based on what is known, however, the following
observations can be made:
o The main factors affecting the treatment of these intersections are NCDOT’s planned improvements to NC 73, and its
designation as a corridor of major regional/statewide importance. NCDOT’s priorities have emphasized maximizing traffic
throughput and safety, balanced against land use and conditions on intersecting streets. For example:
• The cross-section proposed for this segment of NC 73 consists of at least four lanes with a median, probably with
a posted speed of 45 mph (although 35 mph may be possible).
• Signalized intersections would typically be spaced at least 1200 feet apart, with no intervening median breaks.
Closer spacing could be possible for “T” intersection with phasing schemes that promote efficient signal
coordination and progression, especially if they make up part of a “quadrant” intersection/interchange that
reduces turning conflicts at the primary junction. At signalized intersections, the minimization of through traffic
delay would be a priority, possibly leading to dual left-turns, dedicated right-turn lanes, and minimal pedestrian
crossing times.
• Right-in/right-out access would be permitted at appropriate locations, and under certain circumstances, a median
break for a “left-over” (left turns allowed from, but not onto, NC 73) may be considered.
• Since large trucks will comprise a large share of traffic on NC 73, their physical and operational characteristics will
determine much of the design geometry along the corridor.
o It appears likely that the portion of Ramah Church Road between NC 73 and Prosperity Church Road will require widening
at some point, probably to a 4-lane divided section. At the very least (and possibly as an interim measure), additional lanes
will be needed at the intersections on each end of this segment, and left-turn lanes – either individual, as part of a median,
or in the form of a continuous ceter lane – will be needed to prevent turning traffic from obstructing through traffic. This
conclusion is based on the following considerations:
• 2030 traffic volume from the MUMPO model;
• Pending development in the surrounding area; and
• The likelihood that traffic between the eastern leg of NC 73 and the southern leg of Prosperity Church Road will
use Ramah Church Road. (The magnitude of this movement depends mainly on whether or not NC 73’s junction
with Davidson-Concord Road is designed to utilize Ramah Church Road for this purpose.)
o Likewise, the portion of Ramah Church Road extending north of NC 73 into Davidson East will need to be four/five lanes at
least until the first interior intersection to accommodate turning traffic and vehicle queues.
o It is not clear if or when signalization will be necessary at the Mayes Road/Black Farms Road intersection with NC 73.
Volumes do not appear to warrant signalization in the near term, but side-street delays could become excessive as traffic
volumes on NC 73 increase. In addition, this intersection has a less than desirable crash history due to poor sight distance
caused by the horizontal curvature of NC 73 immediately to the east, and would also be expected to worsen with increased
traffic. Alternate solutions include restricting cross-street movement at the intersection, possible by maintaining the median
through the intersection. The feasibility of other options depends, however, on additional connectivity within the local street
network that would allow traffic to access NC 73, Davidson-Concord Road, and Prosperity Church Road via other routes.

• To the extent possible, turning traffic should be encouraged to divert from the Davidson-Concord/NC 73 intersection via
alternative routes, such as Ramah Church Road, the Davidson East Connector, and even Black Farms Road. However, such
traffic shifts may worsen conditions at other locations.
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TRAFFIC NODES - WESTMORELAND

Future Connection to
Statesville Rd.

E. Rocky River Rd.

Connect to
Bailey Wood

Access Management
Full-movement intersection. May be
signalized, STOP-controlled on minor
approach, or 4-way STOP-controlled.
600’ zone from major intersection should
be access-free. Right-in / Right-out only if
necessary.

11

Connect to
Bailey Springs
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TRAFFIC NODES - WESTMORELAND

Future Connection to
Statesville Rd.

Future Connection to
Statesville Rd.

E. Rocky River Rd.

E. Rocky River Rd.

Connect to
Bailey Wood

In the near term, the differences between Davidson-Concord Road and “WesternStreet” may not be dramatic, and both could
probably retain two-lane cross-sections for some time, provided intersections are appropriately designed and access is strictly
managed. However, planning should reflect that anticipated long-range growth in traffic will ultimately require Davidson-Concord
Road to be widened to four travel lanes. With Davidson-Concord Road as the principal traffic route, the two critical intersections in
this vicinity are:
• The southern terminus of “Western Street” at Davidson-Concord Road; and
• The northern intersection of “Western Street” and Davidson-Concord Road.

Connect to
Bailey Wood

Connect to
Bailey Springs

Bailey Rd.

Westmoreland Alternative A

This node is accessed mainly via two north-south routes: existing Davidson-Concord Road, and a proposed facility (“Western
Street”) that starts at a point on Davidson Concord Road between Beaver Dam historic site and the Southeast Greenway. This new
road follows an alignment west and north from there, reconnecting with Davidson-Concord Road in the vicinity of the Davidson Town
Limits, where it would ultimately extend northwest to Statesville Road. Since a substantial volume of traffic will also use at least one
of these facilities a through route between NC 73 and central Davidson, it is important to identify which of these roads should carry
primarily through-trips, and which should provide access to local traffic. This decision will affect the design of both facilities, as well
as planning for the node itself. Whichever facility is widened will serve as part of a regional north-south arterial connecting North
Charlotte with Iredell County via Prosperity Church and Davidson-Concord Roads. The other will serve as a more local collector-type
road, providing access to the Westmoreland Node. For the purposes of this discussion, it is assumed that Davidson-Concord Road
retains its role as the primary arterial, while Western Street acts as a lower-speed, lower-capacity collector street.

Connect to
Bailey Springs

Other important intersections include:
• East Rocky River Road and Davidson-Concord Road; and
• Robert Walker Drive and Davidson-Concord Road.

Bailey Rd.

Westmoreland Alternative B

Other minor intersections or driveways are anticipated. These would not be expected to require signalization, and should, where
feasible, be “T” intersections or right-in/right-out only.
Due to the high percentages of turning traffic anticipated on Davidson-Concord Road, left-turn lanes with adequate storage bays
will be critical. Otherwise, vehicles waiting to turn will obstruct through traffic, drastically reducing the capacity of the roadway and
inducing long delays. This problem is particularly severe on two-lane facilities, since it completely blocks through traffic in one
direction. Given the nature of this development, the desire to facilitate pedestrian and bicycle trips, and the spacing of driveways and
intersections, center medians are recommended for Davidson-Concord Road in this vicinity, regardless of the number of through
lanes. Because of the proximity of intersections, there is not adequate distance for the lane tapers needed to transition into and out
of additional lanes. Rather than constructing a continuous center left-turn lane (or two-way left-turn lane), a median-divided crosssection is recommended. Not only does this design improve traffic operations, help manage access, and enhance appearance, it
provides a safer environment for motorized vehicles, bicycles, and – especially – pedestrians.
As traffic volumes increase on both Robert Walker Drive and Davidson-Concord Road, it is likely that this intersection will require
signalization, whether Davidson-Concord Road is widened or not. Dedicated left-turn lanes already exist on all approaches, and
would be maintained. Existing bicycle and pedestrian elements should be expanded and enhanced on all approaches.
Regarding the intersection of Davidson-Concord and East Rocky River Roads, some improvements will be necessary as volumes
of traffic, pedestrians, and bicyclists all continue to increase. Converting this intersection into a modern roundabout would address
most safety and capacity problems, at least in the short- and medium-term. In the longer term, especially following completion of
the Prosperity Church Road extension, traffic volumes may exceed desirable levels for a one-lane roundabout. Alternatively, adding
lanes to Davidson-Concord Road would also require a two-lane roundabout. This configuration may not be desirable, due to
increased complexity and potential driver confusion, as well as drawbacks in terms of pedestrian and bicycle travel. The only other
options involve various realignments of the intersection, with changes to STOP conditions or conversion to traffic signals. The most
likely geometric change would include smoothing out Davidson-Concord Road, and angling East Rocky River Road to create a more
symmetrical “T” intersection. In the case of a STOP-control, East Rocky River Road would be the minor (stopped) movement, while
Davidson-Concord Road would be the continuous through movement. Under either STOP or signal control, a southbound left-turn
lane would be required on Davidson-Concord Road, and a northbound deceleration/right-turn lane would be desirable. Separate
left- and right-turn lanes on East Rocky River Road would probably also be warranted.
The unorthodox bicycle treatment in the vicinity of Poetry Lane – where the separate pathway transitions to a paved 10-foot section of
a 20-foot wide paved shoulder, separated by diagonal striping from the northbound travel lane of Davidson-Concord Road – should
be converted to a more consistent and conventional multi-use path separated from the roadway.
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TRAFFIC NODES - HOPEWELL
The Hopewell development node is located just west of Davidson-Concord Road, spanning Barnhardt Road north and west to Bailey
Road extension. The junction of Barnhardt and Davidson-Concord Roads is the only major intersection on Davidson Concord Road
between “Western Street” and the Davidson East Connector. It is anticipated that this intersection will eventually require signalization,
and may require a turn lane.
To the south of Barnhardt Road, the spacing of Parting Oaks Lane, Davidson Park Drive, and Scanlon Way limit the location of any
future driveways or intersections, due to requirements for left turn lanes, vehicle queuing, and lane tapers. One additional, minor
access point could be located midway between Barnhardt Road and Parting Oaks Lane. No traffic signals are assumed between
Barnhardt Lane and ScanlonWay/East Davison Connector (if even at those locations).
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To the north of Barnhardt Road, the nearest significant intersection along Davidson-Concord Road would be the proposed
connection with “WesternStreet,” a distance of about 2,500 feet. The segment between these two intersections is, and should
remain, the least developed portion of the corridor. As such, it can probably maintain a two-lane cross-section the longest,
especially with stringent access management. Right-of way should be reserved, however, for the ultimate addition of two additional
through lanes. When the segments of Davidson-Concord Road to its north and south are widened, turn-lanes will be required
at each intersection, and the transition to a relatively short two-lane section (and then immediately back again) will be somewhat
awkward. The actual length of road that would remain two-lanes would be considerable shorter than 2,500 feet. However, there
should be little left-turning traffic along this portion of Davidson-Concord Road, and pedestrian crossing volumes should also
be minimal. Therefore, left-turn lanes should not be needed, and it may also be desirable to do without a median, allowing for a
narrower cross-section and right-of-way.
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As discussed previously, the forecast growth in traffic requires at the addition of left-turn lanes with adequate vehicle storage lengths
at each of these intersections. Because of the spacing of these intersections, the result would essentially be a continuous leftturn lane. The traffic forecasts also support the eventual addition of two through lanes along this segment of Davidson-Concord
Road. The addition of a central median, even to a two-lane facility, would be a safer and more attractive solution than the use of a
continuous center turn lane. By limiting left turns between designated intersections, a median also helps preserve roadway capacity
and maintain access control. This approach could help forestall the need for widening this portion of Davidson-Concord Road to a
four-lane divided cross-section.
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No special needs or recommendations are identified for Barnhardt Road, other then the provision of adequate turn lanes at the
intersection with Davidson-Concord Road, and reasonable management of access. A northbound left-turn lane on DavidsonConcord Road will eventually be required, and separate turn lanes on Barnhardt Road will probably be needed. Pedestrian and
bicycle improvements will also be need to be addressed at this intersection.

Connect to
Woodlands
Access Management
Full-movement intersection. May be
signalized, STOP-controlled on minor
approach, or 4-way STOP-controlled.
600’ zone from major intersection should
be access-free. Right-in / Right-out only if
necessary.
Roadway alignment revised to increase
spacing with railroad tracks and NC 115, due
to safety and operational/capacity issues.
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TRAFFIC NODES - NC 115
All of the development associated with this node is immediately east of NC 115 and the railroad tracks that parallel it. New
development is proposed in two main locations, one portion north of Bailey Road, the remainder along (and mostly north of) Mayes
Road.
Starting at the north, Bailey Road is significantly affected by the proposed development. A new middle school has already added
substantial traffic to Bailey Road, and a planned high school will further exacerbate the situation. Currently, the queue of vehicles
waiting to pick-up or drop-off children at the middle school frequently blocks traffic on Bailey Road, and impatient drivers have been
observed giving up and turning around in the road or in neighborhood driveways. Combined with bus traffic, congestion is quite
severe during certain periods of the day, and the addition of a high school will only increase the duration and intensity of the problem.
The proximity of railroad tracks to the intersection at NC 115 creates a particularly challenging set of problems. Because the tracks
are actually in the intersection (beyond the STOP bars), they add significantly to the time required to clear the intersection, reducing
signal efficiency. In addition, every school bus crossing the tracks must stop and open its doors before continuing across. This
adds substantial delay to Bailey Road traffic, especially during the AM and PM periods when traffic is heaviest. The addition of
commuter rail service could cause the situation to worsen dramatically, since more frequent peak-period train crossings will add still
more delay to Bailey Road traffic, causing persistent queues that could back up on NC 115 as well, and which could require several
signal cycles to clear.
Long-range transportation plans include the extension of Bailey Road westward to Westmoreland Road, creating a continuous eastwest connection from Davidson-Concord Road to Catawba Avenue. The nearest parallel facilities serving these two high-growth
areas are well over a mile to the north and south, and the completion of this connection can be expected to add even more traffic
to this potion of Bailey Road, as traffic takes a faster route that avoids the congestion of downtown Davidson, Sam Furr Road, and
interchanges with I-77.

Connect to
Park Entrance

Connect to
Bailey’s Glenn

Because of the problems just described, it is strongly recommended that Bailey Road be widened to a 5-lane section with a two-way
left-turn lane, at least as far east as the planned high school/Bailey Springs Drive. Segments of the road where left turns are either
not required or not desired (such as in front of the park property) of could have a median instead of a center turn lane. A median
should be seriously considered immediately east of the railroad crossing, to help eliminate the temptation to drive around lowered
cross arms (consistent with the NC Rail Division’s “Sealed Corridor” philosophy). A median here would also help maintain access
control along this portion of Bailey Road, a critical consideration in avoiding traffic tie-ups and accidents triggered by long delays at
this intersection/crossing. No access should be permitted in the first 600 feet east of the railroad crossing. Ideally, the first access
point should be at the existing park entrance. All access to development in the area just east of the railroad tracks should be via this
(or similar) roads.
The presence of the two schools and a large park on Bailey Road means that considerable effort should be taken to address
pedestrian and bicycle traffic in along this corridor, especially at intersections. This includes crosswalk designs (markings, signs and
signals, pavement treatment, curb bump-outs, etc.), sidewalks, multi-purpose trails, and bike lanes, as appropriate.
To the south, Mayes Road faces similar issues in providing access for proposed development to the north and south. However,
traffic volumes will remain lower on Mayes Road than on Bailey Road, since Mayes Road is much shorter, and does not directly serve
two schools. Nevertheless, the same provisions for access control apply immediately east of the railroad crossing. Being a lower
volume “T” intersection, railroad-related delays and queuing should not be as severe a problem at NC 115 as they are at Bailey Road.
However, the vertical alignment of the Mayes Road approach is extremely undesirable from both safety and capacity standpoints,
and may require substantial regarding in the future. This places extra emphasis on the need to eliminate/avoid points of access
within at least 600 feet of the crossing.
A two-lane cross-section should be adequate for most of the remainder of Mayes Road, especially in areas where an urban/village
grid network is provided. The presence of a median would be a design consideration that could be determined on a basis other
than traffic safety or capacity, providing access is appropriately managed. Pedestrian oriented features (such as curb bump-outs
and distinctive paving treatment at intersection crosswalks) could be considered in the roadway design, due to high volumes of
pedestrian traffic oriented towards the rail station to the south.

Connect to
Future Transit Oriented
Development

A proposed collector paralleling NC 115 would connect the park access road on the north with the planned transit station area to
the south. This important collector provides all access to development between itself and the railroad, as well as serving much
of the development to its immediate east. This facility would have similar design characteristics to Mayes Road within the nodal
development area.
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DAVIDSON CONCORD ROAD / NC 73 AREA PLAN

INTRODUCTION

Davidson

Population Projections Town of Huntersville 2000-2030

Population Projections Town of Davidson 2000-2030

Among the North Mecklenburg municipalities, Huntersville contains the most people
with a population of approximately 40,000. According to projections by the University
of North Carolina Charlotte’s Urban Institute, Huntersville will contain approximately
52,760 people by 2010. Huntersville’s 2010 population is projected to be more
than double the Town’s 2000 population. Huntersville is one of the fastest growing
places in the United States. 2030 population projections are two-and-a-half times
Huntersville’s current population.

Davidson is the smallest of the North Mecklenburg County jurisdictions. Davidson
contains approximately 9,000 people. By 2010, UNC Charlotte’s Urban Institute
projects that Davidson will contain 11,775 people, an increase of 65 percent from 2000
population levels. Davidson’s slower growth is not a function of its attractiveness, but,
instead, strict slow growth land use policies. 2030 population projections indicate that
Davidson’s population will more than double. By 2030 Davidson will be two-and-a-half
times bigger than it is today.
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W-ZHA, LLC (W-ZHA) was retained by Ayers/Saint/Gross, Inc. to analyze the North
Mecklenburg County economy in order to inform the Davidson-Concord Study Area
planning process. Intended to address general market questions, this report does
not entail detailed market analysis. Instead, the report herein highlights important
economic and land use trends in order to understand the Study Area’s likely economic
position in the future.

Definitions and Sources of Information
The boundaries of the “Davidson-Concord Study Area” for which the Master Plan is
being developed are highlighted on the following map. The Davidson-Concord Study
Area is alternatively referred to as the “Study Area” in this document.
The Davidson-Concord Study Area includes land within the jurisdiction of the Towns
of Cornelius, Huntersville and Davidson. These towns and their extra-territorial
jurisdictions are defined as “North Mecklenburg County”.
Claritas, Inc. is a national consumer research organization specializing in demographic
data. Claritas, Inc. data is applied to summarize demographic trends. Existing and
projected population estimates are from the University of North Carolina Charlotte’s
Urban Institute. Employment data and projections are from the State of North Carolina.

Structure of the Report
The report begins with an overview of the regional and local economy – the Economic
Framework. Following the Economic Framework are market overviews of the
residential, retail, office and industrial markets. The Study Area’s likely positioning
within these markets is summarized in each of these sections. The report concludes
with a summary of W-ZHA’s conclusions with regard to the future economic positioning
of the Davidson-Concord Study Area and an overview of the steps necessary to
achieve the economic position.
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Source: UNC Charlotte, Urban Institute

Powerful Regional Economy
The Davidson-Concord Study Area is located in the Charlotte-Gastonia-Concord,
NC-SC Metropolitan Area. As of 2005, the Charlotte-Gastonia-Concord, NC-SC
Metropolitan Area ranked 36th among over 300 United States metropolitan areas
in total population. The Metropolitan Area contains the following counties: Anson,
Cabarrus, Gaston, Mecklenburg, Union in North Carolina and York, South Carolina.
With a 2007 population of approximately 827,700 Mecklenburg County contains over
half of the Metropolitan Area’s population.
According to the Labor Market Information Division of the Employment Security
Commission of North Carolina there were over 515,000 private, non-farm jobs in
Mecklenburg County in 2007. There are more jobs than labor force in Mecklenburg
County. This means that people travel from outside Mecklenburg County to work in
Mecklenburg County. From 2004 to 2014 jobs in the County are projected to increase
by 20 percent. According to the Labor Market Information Division of the Employment
Security Commission, there will be approximately 158,600 new jobs in Mecklenburg
County by 2020.

2000

2010

2020

2030

Source: UNC Charlotte, Urban Institute

Population Trends
Mecklenburg County and North Mecklenburg County
1990, 2000, 2007

Mecklenburg County
North Mecklenburg County /1
North Mecklenburg Share of County

2000
695,454

2007
827,744

44,068
6.3%

69,291
10.0%

1. Cornelius, Huntersville, Davidson jurisdictions.

Source: Claritas, Inc.; UNC Charlotte Urban Institute; W-ZHA
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ECONOMIC FRAMEWORK
Population Projections Town of Cornelius 2000-2030

Fast Growing Local Economy

Wealthy Local Population

Cornelius contains approximately 21,000 people. According to projections by
the University of North Carolina Charlotte’s Urban Institute, Cornelius will contain
approximately 23,000 people by 2010. Cornelius’ projected 2010 population is more
than two times the Town’s 2000 population. 2030 population levels are projected to
be almost twice what they are today.

There are approximately 69,290 people in North Mecklenburg County today. North
Mecklenburg County accounts for 10 percent of the Mecklenburg County’s population.
Among the North Mecklenburg municipalities, Huntersville contains the most people
with a population of approximately 40,000. According to projections by the University
of North Carolina Charlotte’s Urban Institute, Huntersville will contain approximately
52,760 people by 2010. Huntersville’s 2010 population is projected to be more
than double the Town’s 2000 population. Huntersville is one of the fastest growing
places in the United States. 2030 population projections are two-and-a-half times
Huntersville’s current population.

The median income among households residing in North Mecklenburg County is
very high. Median household income is over 60 percent higher than the average for
Mecklenburg County and almost double the 2007 national average of $44,680.

Median Household Income
United States, Mecklenburg County, N. Mecklenburg County Jurisdictions
2007
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The North Mecklenburg County area is accessed from the north and south via
Interstate 77 (I-77) and North Carolina 115 (NC 115). Serving this area from the east
and west is North Carolina 73 (NC 73), one of the few east-west connectors north of
Charlotte. Most of the commercial development in North Mecklenburg County has
occurred around I-77.
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$40,000
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$10,000

According to the North Carolina Department of Transportation, in 2006 I-77 had an
average traffic volume of about 90,000 vehicles per day. The major roads that intersect
with I-77 like Griffith Street, Catawba Road, and Sam Furr Road/ NC 73 experienced
traffic volumes in excess of 20,000 vehicles per day (with an average around 40,000
vehicles right at the interchange) in 2006. There is considerable traffic congestion
on and around I-77 in the North Mecklenburg County area particularly during peak
commuting periods.

$0
Mecklenburg
County

Huntersville

Cornelius

Davidson

Source: Sperling’s Best Places, 2007

Per capita income in North Mecklenburg County is also high. Comparing the median
household income to income per person, illustrates that Cornelius (with Lake Norman)
has a higher share of smaller households than either Huntersville or Davidson.

10,000 to 15,000 vehicles travel on NC 115 on an average daily basis making land
households
than either Huntersville or Davidson.
uses on this road readily accessible. There is a plan to develop commuter rail on
the
rail tracks paralleling NC 115. This service is designed to transport North Mecklenburg
County residents to work in Downtown Charlotte. Therefore, the service is mostly
Per Capita Income
limited to commuter times.
United States, Mecklenburg County, N. Mecklenburg County Jurisdictions
Approximately 20,000 vehicles travel daily on Sam Furr Road/NC 73 from I-77 to the
Cabarrus County line. With the exception of I-77, on average NC 73 has the highest
traffic volume of any road within the North Mecklenburg County; it is an important eastwest connector.

2007
$60,000

$52,636

$50,000

There is a plan to extend Prosperity Church Road from the Charlotte Beltway
(Interstate 485) to Sam Furr Road/NC 73 at the Davidson-Concord Road intersection
in the Study Area. The Prosperity Church Road connection will likely increase traffic
at this intersection and, as such, potentially change the market position of the land
surrounding this intersection.
Another important road connection being discussed is connecting Bailey Road to I-77.
This connection would change the development potential of the Cornelius properties
within the Study Area. Their commercial potential would likely be enhanced with
improved access.

$40,410
$36,954
$40,000
$31,495
$30,000
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Source: Sperling’s Best Places, 2007
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DAVIDSON CONCORD ROAD / NC 73 AREA PLAN

RESIDENTIAL DEVELOPMENT OPPORTUNITIES
Existing Conditions
Overview
According to Claritas Inc., Mecklenburg County contained approximately 330,494
occupied housing units in 2007 of which almost two-thirds were owner-occupied.
North Mecklenburg County had a higher percentage of owner-units than the County
(75 percent versus 64 percent).
Occupied Housing Units By Tenure
Mecklenburg County and North Mecklenburg County
2007

Mecklenburg
County

Owner Occupied
Renter Occupied
Total Units

Units
214,288
116,206
330,494

Share
64%
36%

Housing is considerably more expensive in North Mecklenburg County as compared
to Mecklenburg County. This is attributable to a younger housing stock (e.g. more new
houses), a larger concentration of single-family detached units and Lake Norman. The
2007 median value for Mecklenburg County units was estimated at $174,433 while the
Huntersville median value at $229,258 was 130 percent of the County value. Cornelius’
median value at $254,419 was 145 percent of the County value and Davidson’s value at
$328,511 was 189 percent of the County median value.
Median Owner-Occupied Unit Value
Mecklenburg County and North Mecklenburg County
2007

North Mecklenburg
County
Units
18,958
6,191
25,149

Share
75%
25%

Huntersville
Davidson
Cornelius
Mecklenburg

Median Value

% of County
Average

$229,258
$328,571
$254,419
$174,433

130%
189%
145%

Source: Claritas, Inc.

Source: Claritas, Inc.

Local Apartment Market
In 2007, over 60 percent of the housing stock in North Mecklenburg County and in
Mecklenburg County was composed of single-family detached homes and another
five to seven percent were single-family attached units. Structures with 3-19 units
such as townhouse and garden apartment communities represented an estimated 20
percent of the inventory at both locations while structures with 50 units or more only
comprised 4.0 percent of Mecklenburg County housing and only 1.0 percent of North
Mecklenburg County housing stock.
Estimated Housing Units By Units In Structure
Mecklenburg County and North Mecklenburg County
2007
Mecklenburg
County

One Unit Detached
One Unit Attached
Two Units
3-19 Units
20-49 Units
50 or more Units
Mobile Homes
Boat RV, Van etc.
Total
Source: Claritas, Inc.
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Units
226,867
17,988
7,221
78,057
11,779
13,162
8,392
103
363,569

Share
62%
5%
2%
21%
3%
4%
2%
0%

North Mecklenburg
County
Units
19,928
1,348
184
5,038
828
511
706
6
28,549

Share
65%
7%
1%
20%
4%
1%
0%
0%

In order to gain a better understanding of the relevant market dynamics of existing
apartment communities within the Study Area, W-ZHA conducted a survey of
13 competitive apartment complexes located in the three towns. Twelve of the
communities are at stabilized occupancy with an average vacancy rate below 5
percent. The thirteenth community, Carrington Park, is in initial lease up and has an 80
percent vacancy rate.
Among the complexes with stabilized occupancy, one of the complexes is situated
in Davidson, three communities are in Cornelius, and eight complexes are located in
Huntersville. All of these communities are located at or near major intersections with
I-77, mostly to the west of I-77. Most of the Huntersville complexes are concentrated in
close proximity to existing major mixed-use projects such as Birkdale Village and the
Huntersville Business Park/Rosedale area. The majority of vacant units (78 percent) are
located in Huntersville apartment communities.
Over half of the 13 apartment communities surveyed contain garden apartments while
six offer both garden and townhouse units. Overall, the 13 communities surveyed
contain 3,231 garden apartments and 160 townhouse apartments. In terms of the
garden apartments, the largest number of units are two-bedrooms (1,445 or 44.7
percent) followed closely by one-bedroom units (1,437 or 44.5 percent). One-bedroom
garden units in the 13 complexes range in size from 554 to 1,206 square feet and
rent from $640 to $1,305 per month. Two-bedroom garden units range in size from
942 square feet to 1,431 square feet and rent for $ 695-$1,700 per month and threebedroom units range in size from 1,128 square feet to 1,479 square feet and in price
from $785 per month to $1,195 per month.

Selected Apartment Complexes With Stabilized Occupancy
North Mecklenburg County
2007

Davidson
Cornelius
Huntersville
Total

No. of
Projects
1
3
8

Total
Units
185
834
2,130

Vacant
Units
1
31
117

Vacancy
Rate
0.05%
3.70%
5.60%

12

3,149

149

4.70%

Note: Does not include Carrington Park in Cornelius which is under initial lease-up.
Source: Real data

The two-bedroom units comprise 61 percent of all Study Area townhouse units and
range in size from 1,051 to 2,023 square feet renting for $1,005 to $1,480 per month
while the area’s 62 three-bedroom units contain 1,350 to 2,567 square feet and are
priced at $1,290 to $2,205 per month.
The majority of apartment complexes surveyed offer the latest in unit and community
amenities such as gourmet kitchens, 9 foot ceilings with crown moldings, built-in
computer desks, garden tubs, car centers, clubhouses with media rooms and internet
cafés, fitness centers, business centers, and billiard rooms. Their location with quick
access to I-77 and/or proximity to Lake Norman, employment opportunities and retail
centers increases their market viability. According to leasing agents, the tenants at the
surveyed complexes are primarily young adults without children. Many located from the
Midwest and Northeast and were attracted to Charlotte for employment opportunities
and to North Mecklenburg County for Lake Norman and the region’s quality of life.
Characteristics of Selected Apartment Projects
North Mecklenburg County
2007
Garden Apts.
1 Bedroom
2 Bedroom
3 Bedroom
Subtotal

Units
1,437
1,445
349
3,231

Townhouses
1 Bedroom
2 Bedroom
3 Bedroom
Subtotal
Total

0
98
62
160
3,397

Source: Real data

Square Feet
554-1,206
942-1,431
1,128-1,479

Rent
$640-$1,305
$695-$1,700
$785-$1,195

1,051-2,023
1,350-2,567

$1,005-$1,480
$1,290-$2,205

Appendix III - MARKET EVALUATION

RESIDENTIAL DEVELOPMENT OPPORTUNITIES
Local For-Sale Housing

Senior Housing

For purposes of this analysis, W-ZHA conducted a survey of new for-sale residential
developments in North Mecklenburg County. These developments (consisting of
townhouses, condos, villas and single –family homes in neo-traditional communities)
represent newer product offerings than the customary single-family detached
communities prevalent in the Study Area. A few single-family detached communities
were also included for comparison purposes.
A total of 19 communities were surveyed containing 5,479 units of which 2,309 or 42
percent have been sold. Nine of the communities are located in Davidson. Six of the
communities are located in Cornelius and four are located in Huntersville.
The 19 communities were categorized into single–family and multi-family communities
for evaluation purposes. The 11 single-family communities are planned for a total of
3,327 units. 48 percent of these units are sold. Summer’s Walk just opened in the
Spring of 2007. A portion of Summer’s Walk will be constructed in a neo-traditional
design and will include a 20,000 square foot commercial center.

Fifteen communities offer condominiums and townhomes. These communities are
planned to contain 1,478 units; 54 percent of which have been sold. Davidson has the
greatest number of these communities. The majority of Davidson’s condo/townhouse
units are being developed as part of Davidson Gateway, a major mixed-use project at
the Griffith Road and I-77 interchange. Davidson Gateway benefits from access and
visibility to I-77 and proximity to major convenience retail, office and hotel uses. Other
Davidson multifamily, for-sale communities are in very marketable downtown locations.
Davidson has already proven itself a viable location for condominium development with
the success of Davidson Landing. For the most part, Cornelius’ townhouses/condos
are being constructed near the downtown and along Statesville and Old Statesville
Roads.
Condos priced at approximately $150,000 and townhouses priced from $200,000 to
$250,000 are the most popular. The majority of purchasers are empty nesters, retirees
and singles.

Opened

Units

Sold

Absorption

Davidson
Summer’s Walk
Little Gate
Bailey Springs
Bradford
Subtotal

April-08
October-08
May-08
Mid. 2004

459
10
127
97
693

23
8
5
58
94

3 per month
1.5 per month
0.75 per month
1.5 per month

Cornelius
Antiquity
Heritage Green
Caldwell Station
Subtotal

January-08
Mid 03
Mid 02

175
516
536
1,227

14
480
436
930

1.25 per month
9 per month
6.75 per month

Huntersville
Monteith Place
Monteith Park
Village at Rosedale
Vermilllion
Subtotal
Total

Summer 04
Summer 03
Summer 04
Summer 06

218
600
189
400
1,407
3,327

70
300
184
30
584
1,608

1.75 per month
5.75 per month
4.5 per month
2 per month

Source: Interviews with property managers; W-ZHA

The oldest communities (those opening in 2002 and 2003) have demonstrated the
highest absorption. Since 2004, monthly absorption at most communities has been
restrained by local and national downturns in the residential market. The 516-unit
Heritage Green project is the most successful of all the communities with an average
annual absorption of 108 units. Heritage Green opened in mid-2003. This project
features a neo-traditional design and is competitively priced from the mid-$100,000’s
to the mid -$200,000’s, a price range which brokers state has been less sensitive to
local economic conditions. A majority of the surveyed single-family communities offer
a minimum of three-bedrooms and cater to households with children.

Opened

Units

Sold

Average Absorption

Davidson
Summer’s Walk
Park at Davidson
Harbor Place
Little Gate
Davidson Bay
Village at S. Main
S. Main Square
Bailey Springs
Subtotal

May-08
November-08
October-08
October-08
Summer 06
August-08
February-08
May-08

111 TH
52 TH
44 TH
7 TH
69 TH
34 TH
23 CND
70 TH
410

17
23
22
7
46
12
17
2
146

2.5 per month
2 per month
1.5 per month
N/A
3 per month
3 per month
1.75 per month
0.25 per month

Cornelius
Oakhurst Terrace I
Oakhurst Terrace II
Harborside Commons
Alexander Chase
Antiquity
Caldwell Station
Subtotal

September-08
November-08
May-08
N/A
January-08
Mid-02

24 CND
24 CND
134 TH
298 CND
250 TH
188 TH
918

10
2
36
4
20
186
528

3 per month
2 per month
5 per month
N/A
2 per month
3 per month

Mid 04

150 TH
150
1,478

125
125
799

3 per month

Huntersville
Monteith Place
Subtotal
Total

Village of Isle of Pines – Village of Isle of Pines opened in the spring of 2006 in Mooresville and contains 24 single-family, three and four-bedroom units of which 7 have been
sold and occupied. The units are large: 1,500 to 4,000 square feet on three-quarter to
one acre lots and are priced from $239,000 to $600,000. To date, half of the purchasers have been out-of-state buyers who want to be near Lake Norman and/or their
children. Slow existing home sales among potential purchasers have hindered project
sales.
Emerald Green - Another Mooresville project, opened in October 2007 and in two
months sold four out of its 56 duplexes. More reasonably priced than the Village of Isle
of Pines, the 1,200 to 2,400 square-foot, two to three-bedroom units are priced from
$195,000 to $300,000. Approximately 80 percent of the purchasers also come from out
of state. Sales are being constrained by the weak residential market in other areas.

Selected For-Sale Condos/Townhouse
North Mecklenburg County
2007

Selected For-Sale Single Family Communities
North Mecklenburg County
2007

Based upon previous assignments performed by W-ZHA staff in the Charlotte Metropolitan Area and interviews with realtors there are very few residential communities,
rental or for sale, that cater to the 55-year and older population. As a matter of fact, of
the three 55-year and older communities north of Charlotte, only one is in the North
Mecklenburg County area and the other two are in Mooresville. A brief description of
these projects follows:

Glens at Birkdale Commons – This Huntersville project is the most economical of the
three senior housing projects. Opened in May 2006, 48 of the 60 duplexes have been
leased. The one to three bedroom units containing 800 to 1,300 square feet rent for
$975 to $1,500 per month. The development has a lodge which offers classes. Again,
most residents are from out of state.

Source: Interviews with property managers; W-ZHA
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DAVIDSON CONCORD ROAD / NC 73 AREA PLAN

RESIDENTIAL DEVELOPMENT OPPORTUNITIES
Residential Potential
There are currently approximately 26,000 households in Huntersville, Cornelius, and
Davidson. According to Claritas, Inc. data, the average household size in 2007 was
2.6 people. Applying UNC Charlotte Urban Institute population projections as well as
Claritas, Inc. projections results in a forecast of approximately 20,000 new households
in North Mecklenburg County by 2020. If recent trends prevail, the vast majority of
these new households will relocate to Study Area from out of state. Assuming a five
percent vacancy rate, projected household growth will generate demand for 21,000
new housing units between 2007 and 2020 or an average of 1,615 units per year.

Our analysis of the competition indicates that current vacant and planned multi-family
units in North Mecklenburg County total approximately 3,900 units resulting in a net
potential of approximately 3,000 units. For single-family detached and attached units,
there are 7,345 existing, planned and proposed single family units resulting in a net
potential of 6,755 units.

Existing, Planned & Approved Housing
Huntersville, Cornelius and Davidson
2007

Projected housing units closely parallels the number of annual residential building
permits issued per year in North Mecklenburg County between 2003 and 2006 – 1,700
per year.

Units

Residential Building Permits
North Mecklenburg County
2003 - 2006

Huntersville
Cornelius
Davidson
Total

2003
983
548
104
1,635

2004
933
563
116
1,612

2005
1,043
597
79
1,719

2006
1,075
583
209
1,867

Total
Average /Yr
4,034
1,009
2,291
573
508
127
6,833
1,708

Source:US
USCencus;
Census;
W-ZHA
Source:
W-ZHA

Single Family
Potential
Existing & Planned Supply
Unmet Demand

14,100
7,345
6,755

Multi-Family
Potential
Existing & Planned Supply
Unmet Demand

6,900
3,929
2,971

Total
Potential
Existing & Planned Supply
Unmet Demand

21,000
11,274
9,726

Source: W-ZHA

Currently, 73 percent of the housing supply in North Mecklenburg County is single
family detached or single family attached with fewer than 3 units. The increasing
number of one and two-person households and non-family households without
children will generate support for multi-family housing (apartments and condominiums)
and neo-traditionally designed single-family units and townhouses. It is reasonable to
assume that the percentage of multi-family units will increase to meet this increasing
market demand. This probable shift in product offerings will serve to transform
North Mecklenburg County into a more diverse and competitive residential location.
Accordingly, we have projected that the forecast demand for a total of 21,000 more
housing units in the three-town Study Area by 2020 will be divided into one-third multifamily units (apartments and condominiums) or 6,900 units and two-thirds single-family
units or 14,100 single-family detached and townhouses.

Housing Unit Potential
North Mecklenburg County

Total Potential
Single Family Detached
Multi-Family and/or Townhouse
Source: W-ZHA
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21,000
67%
33%

14,100
6,900

The planned multi-family communities (apartments and condominiums) include
one condo community at Davidson’s Gateway, five multi-family components of new
developments in Cornelius (Caldwell Station for seniors, Alexander Ridge, Antiquity,
Bailey’s Glen also for seniors and Village at Lake Norman) and multi-family units at
Sam Furr Station, the Bryton development and south of Huntersville Business Park in
Huntersville.
In summary, the Study Area’s demographics, existing residential supply characteristics
and planned transportation improvements will all contribute to the Study Area’s
potential for:
• Multi-family apartments and condos;
• Retirement housing with a range of price and product; and,
• Neo–traditional single-family detached and attached housing
The Study Area is well positioned to capitalize on any one of these markets. Higher
density, multi-family housing is logical for the NC 115 area, particularly near the
commuter rail station. Other multi-family and higher density housing opportunities
may be available if mixed-use nodes can be established within the Study Area. An
excellent location for a mixed-use, higher density residential node is the intersection
of Davidson-Concord Road and NC 73. Another, albeit smaller in scale, opportunity is
at the Bailey Road and Davidson-Concord Road intersection where a small cluster of
townhouses may be feasible.

Appendix III - MARKET EVALUATION

INDUSTRIAL AND OFFICE DEVELOPMENT POTENTIAL
Existing Conditions

Major Business Parks Planned
North Mecklenburg County

A brief description of each of the parks follows:

Overview

Name

Until recently, North Mecklenburg County was a “bedroom community” with a modest
amount of commercial space and few, if any, other employment nodes. Since 2000,
however, the area has had some success in attracting (non-retail oriented) major
employers engaged in corporate headquarters, research and development and
manufacturing/distribution activities. Meanwhile, numerous professional office clusters
have emerged to serve the continual expansion of the household base.
The formation of the Lake Norman Regional Economic Development Corporation in
1993 to market the region and the subsequent agreement among the three towns to
develop and share in the net revenues from the new North Mecklenburg Industrial Park
have contributed substantially to the area’s visibility and competitiveness. Recent and
planned transportation and transit improvements will serve to transform the region’s
locational status as well. Besides improved access, the region’s major competitive
strengths are its skilled labor force and the potential availability of office and industrial
sites to serve the essential needs of relocating and expanding companies.
Besides the newly opened, North Mecklenburg Industrial Park, North Mecklenburg
County contains five other business parks: two located in Cornelius and three located
in Huntersville. All of the business parks are close to I-77 interchanges or along NC
115 adjacent to the rail line. The six business parks include 1,161 acres, of which 612
acres are still available. Available land is primarily located at two parks - 235 acres at
the North Mecklenburg Industrial Park and approximately 277 acres at the Huntersville
Business Park.
Existing Business Parks
2007
Name
North Mecklenburg Industrial Park
Huntersville Business Park
North Charlotte Business
North 77 Business
Northcross Business
Liverpool Business
Total

Source: Lake Norman Regional EDC

Location
NC115 South
I-77
NC115 South
NC115 South
I-77
I-78

Open
2006
1987
1985
1995
2002
1990

Total Area
325
600
60
120
46
10
1,161

Available
285
277
50
0
2 small parcels
8
612

• North Mecklenburg Industrial Park – The 325-acre park resulting from a cooperative
venture of the three towns has only one occupant, Prairie Packaging, which opened
in 2005 with 242 jobs and could eventually expand to 400 jobs. The industrial park
offers large rail served sites and is designed to target heavy manufacturing and
assembly plants.
• Huntersville Business Park – The only high quality business park in the region, the
master-planned Huntersville Business Park offers a mix of business space from
corporate headquarters, corporate multi-tenant to flex/warehouse and retail space.
Since its opening in 1987, approximately 325 acres have been purchased. The 50bed Presbyterian Hospital is one of the anchors. Other occupants include General
Electric Polymerland, Americredit and Joe Gibbs Racing which are some of the
largest employers in the Study Area. The Park is competitively located off of I-77.
• North Charlotte Business Park – The oldest business park in the region, the 60-acre
park is rail-served and targets heavy industrial uses. Almost all of the acreage is still
available for purchase at this not very competitive location.
• North 77 Business Park is located off of 115 South near the Cornelius sites under
evaluation in the study. The 120-acre park developed sporadically with warehouses
and flex space designed to accommodate small businesses, local contractors and
service providers. Most of the space is owner-occupied. Plans call for similar space
to be developed west of the business park along Bailey Road closer to I-77.
• Northcross Business Campus – Very little land is still available at this 46-acre park,
primarily offering flex space. The park located off of I-77 contains the second largest
amount of multi-tenant flex space in the region. Approximately half of the space
(44,000 square feet) is available for rent and was brought on line over the last year
and one-half.
• Liverpool Business Area – This business area is located on West Catawba Avenue
off of Liverpool Parkway at exit 28, west of I-77. No land is available. The business
area is actually a series of small warehouse buildings, flex buildings and office
condominiums that developed sporadically due to the excellent access and visibility
from I-77.
Overall, the only quality, master-planned business park for professional office is the
Huntersville Business Park. The other parks favor heavy industrial uses. Even the new
North Mecklenburg Industrial Park is limited in its potential occupants.
However, due in part to the limited site alternatives, the existing predominance of
vacant heavy industrial land and to the improving status of the Study Area as a viable
business location, eight new business parks are planned. The eight parks together
comprise a total of 542 acres with the potential for 3.3 million square feet of space.
These parks will more than double the existing acreage of business park space in
North Mecklenburg County.

Location
NC115 South

Bryton

Blakely
Cooke
Bailey Commerce
Hambright Road
Mt. Holly Road
Davidson Gateway

I-77
I-77
NC115 South/I-77
I-77
I-77
I-77

Village at Lake Norman

I-77

Acres/SF
1,000,000 Sq. Ft.
1200000
Sq. Ft.
100000
Sq. Ft.
60
Acres
80
Acres
32
Acres
250
Acres
120
Acres
330,000
Sq. Ft.
874,000

Sq. Ft.

Available
Industrial/Flex
Suburban Class A Office
Professional Med Office
Office/Flex
Office/Flex
Office/Flex
Industrial/Flex
Office/Flex
Suburban Class A Office
Suburban Class A Office/
Professional Office

Source: Lake Norman Regional EDC

Seven of the planned parks are located off of I-77 and the eighth, Bryton, will be
situated off of I-485. All of the parks contain an office and/or flex component. Three
of the parks (Bryton, Hambright and Bailey Commerce) have industrial components.
Bailey Commerce is the only park in close proximity to the Study Area.
Regional growth patterns have enabled the Study Area economy to begin to become
more diversified over the last ten years. The 17 major employers in the region range
in size from Ingersoll-Rand located in Davison with 1,300 employees to Curtis Screw
Company in Cornelius with 94 employees. Fourteen of the largest seventeen employers
are sited in Huntersville, reflective of the town’s availability of land zoned for business
compared to Davidson and Cornelius. Most of Huntersville’s employers are situated in
the Huntersville Business Park. Foamex, which creates foam for bedding and furniture,
is located at a stand-alone site on NC 115 South and Ingersoll-Rand is located on a
177-acre site west of downtown Davidson. Rubbermaid will soon open another division
with 100 additional professional/management personnel at Northpoint Executive Park.

Major Employers
North Mecklenburg County
2007
Name
Ingersoll-Rand
McGuire Nuclear State
Davidson College
GE Polymerland
Americredit
Metrolina Greenhouses
Presbyterian Hospital
Joe Gibbs Racing
Siegling America
Prairie Packaging
American Tire Distributors
Irwin Industrial Tools
Rubbermaid
Town of Huntersville
Foamex
Max Daetwyler Corporation
Curtis Screw Company

Location
Davidson
Huntersville
Davidson
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Huntersville
Cornelius

Employees
1,277
1,000
700
600
400
400
300
300
250
250
225
162
100
114
114
100
94

Source: Lake Norman Regional Development Commission
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INDUSTRIAL AND OFFICE DEVELOPMENT POTENTIAL
In addition to the 17 major employers within North Mecklenburg, the nature and
amount of employment growth within the Study Area will be impacted by two nearby
development nodes: Lowe’s Corporate Headquarters in Mooresville and the North
Carolina Research Park in Kannapolis.
Lowe’s Corporate Headquarters is situated just north of the Study Area at Exit 33 of
I-77 in Mooresville. It is projected to employ 8,000 persons in two million square feet
of space at build out. The exit is also the location of the new 117-bed Lake Norman
Regional Medical Center which has spurred the nearby development of numerous
medical offices and a medical office park. Under construction at the exit is the 28-acre
mixed-use Legacy Village with a hotel, 118 townhouses and approximately 500,000
square feet of commercial space and Fairview Center, a Class A office park.
North Carolina Research Park is a 350-acre research park planned at the former
Pillowtex Factory site in the heart of Kannapolis in Cabarrus County. Universities
including UNC-Chapel Hill, UNC-Charlotte, NCSU, and Duke University will have
a research presence on the campus. The build-out plan envisions over one million
square feet of office and laboratory space, 350,000 square feet of retail/commercial
space and approximately 1,100 residences. The focus of the research will be
biotechnology related to food and nutrition. It is expected that at build-out in 2013 the
project will generate 5,500 on-site biotech jobs and an additional 9,000 biotech jobs
by 2032 within Cabarrus and Rowan Counties. An impact assessment prepared by
Market Street Services for the City of Kannapolis indicates that Mecklenburg County
would incur an increase in employment due to full development of the campus of some
16,000 jobs.

Industrial
W-ZHA considered two types of industrial uses for development in the Study Area:
manufacturing/distribution and flex space. Given the availability of sufficient land
for manufacturing/distribution in the region and the slow absorption of this type of
industrial land in the past and currently, W-ZHA concluded that flex space would be the
most likely type of industrial development for the Study Area. The North Mecklenburg
industrial flex submarket is defined as the “North Submarket.”
As of the third quarter of 2007, the North Submarket contained 1,646,439 square feet
of flex space, 13 percent of the County’s total flex space. The North Submarket had
the second highest vacancy rate (18.1 percent) of the six flex industrial submarkets
in the Charlotte Area. It also contained the third largest amount of vacant space. The
high vacancy rate is partially attributable to the completion of four buildings containing
72,769 square feet of flex space at the Northcross Business Park in late 2006. This
submarket had a quoted rent of $9.92 per square foot, the second highest of the six
submarkets and higher than the market average.

Industrial Submarkets
Mecklenburg County

An evaluation of the region’s competitive strengths has led the Lake Norman Regional
Economic Development Corporation to target the following industries for relocation to
the area:
• Headquarter, regional and branch offices of manufacturing, financial/insurance
service firms, chain retailers and others
• Research/Development production distribution and service activities related to
automotive parts/equipment, medical equipment/ supplies, electronic/optical
equipment, information technology/services and pharmaceuticals
• University Research Park overflow
• NASCAR-related businesses
• Lowe’s Corporation headquarters suppliers and service firms

Multi-Tenant Flex Industrial Supply and Rent
Charlotte Metro Area and Submarkets
3rd Quarter 2007

North Submarket
Charlotte Metro
Other Submarkets
Central
NE
NW
SE
SW

Total
1,646,439
12,375,721

Vacant
297,340
2,137,683

Vacancy
Rate
18.10%
17.27%

Quoted
Rent /SF
$9.92
$8.22

2,825,898
421,093
344,061
1,086,132
6,052,098

397,219
59,448
41,270
246,246
1,096,160

14.10%
14.10%
12.00%
22.70%
18.10%

$7.77
$10.68
$5.97
$8.56
$7.68

Source: Carolinas Real Data; W-ZHA

From the 1st quarter of 2005 through the 2nd quarter of 2007, the North Submarket
captured 10 percent of the County’s new flex space and experienced a sufficiently
positive absorption to contribute to a decreased vacancy rate. W-ZHA identified only
three flex nodes that are currently being marketed near the Study Area. The three parks
contain 735,000 square feet of which 91,960 square feet are vacant for a vacancy rate
of 12.5 percent. The North 77 Business Park off of NC 115 is adjacent to the Study Area
and is the most successful. The recently completed space at Northcross Business
Campus is by far the best designed and located park, but it has experienced a slow
absorption pace.

Flex Office Supply Near Study Area
2007

Huntersville Business Park
North 77 Business Park
Northcross Business Campus
Total

Source: Carolinas Real Data; W-ZHA

Source: Carolinas Real Estate
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Leasable
Square Feet
410,000
240,000
85,000
735,000

Available
Square Feet
26,000
6,000
59,960
91,960

Vacancy Rate
6.30%
2.50%
70.50%
12.50%

Appendix III - MARKET EVALUATION

INDUSTRIAL AND OFFICE DEVELOPMENT POTENTIAL
Office
According to Carolina Real Data, the Mecklenburg County multi-tenant office market as
of the 3rd quarter of 2007 had approximately 42.6 million square feet of space of which
5.1 million square feet were vacant for an overall vacancy rate of 12.0 percent, down
from a 14 percent vacancy in 2006. Approximately 4.4 million square feet of space are
under construction, the vast majority to be built in the Charlotte CBD and south of the
city.
North Mecklenburg County is part of the “North” office submarket. The North
office submarket extends from Harris Boulevard north along the I-77 corridor to the
Mecklenburg/Iredell County border.

The North Submarket contained 2,107,424 square feet of space as of the end of the
third quarter of 2007. This space represented five percent of the County’s total multitenant space. With a 15.7 percent vacancy rate, the North Submarket had the sixth
highest vacancy rate of the 13 submarkets within the Charlotte office market. With a
quoted rent of $19.90 per square foot, full service, the submarket’s rents were lower
than the County average of $21.32 per square foot. The vacancy rate in the submarket
(15.7 percent) is primarily attributable to Class C space scattered throughout the area
and by newly completed Class A space located in the Harris Boulevard area.

Together, these office developments contain 734,000 square feet with a 22.2 per
cent vacancy rate. Kenton Place functions as the premier site for regional financial
services offices (banks, stockbrokers, etc) in the Study Area; NorthPoint Executive
Park is almost solely occupied by Rubbermaid divisions. The five professional office
developments contain a total of 250,000 square feet with a 21.5 per cent vacancy
rate. The vast majority of the vacant space is in recently completed buildings and in
condo space. All of the professional office space is situated within half a mile of an I-77
interchange or in downtown Davidson.

Multi-Tenant Office Supply and Rent
Charlotte Metro Area and Submarkets
3rd Quarter 2007

Selected Existing Office Projects
North Mecklenburg County
3rd Quarter 2007

Harris Boulevard north along the I-77 corridor to the Mecklenburg/Iredell County border.
Office Submarkets
Mecklenburg County

Total
2,107,424
42,549,028

Vacant
330,617
5,106,905

CBD 14,131,558
Airport/BGP
3,882,097
CrownPoint
923,846
East 1,331, 538
HWY51South
1,643,093
I-485 South
2,908,168
I-77 Southwest
3,481,262
Midtown
2,430,990
Northeast
3,585,739
Park Road
749,186
Randolph Road
1,374,294
Southpark
3,999,833

338,017
614,153
261,439
360,521
152,201
234,208
972,007
300,304
824,692
79,741
170,049
468,956

North Submarket
Charlotte Metro

Vacancy
Rate
15.69%
12.00%

Quoted
Rent /SF
$19.90
$21.32

Other Submarkets
2.39%
15.82%
28.30%
27.08%
9.26%
8.05%
27.92%
12.35%
23.00%
10.64%
12.37%
11.72%

$26.43
$17.04
$15.86
$13.56
$18.40
$22.29
$16.40
$20.64
$17.23
$16.33
$20.63
$23.33

Name
Huntersville Bus.Pk.
North Point
Kenton Place
Davidson Landing
Oakhurst
Dntwn. Davidson
Birkdale Village
Catawba Executive
Total

Type
Corp. Park
Corp. Park
Corp. Park
Prof. Office
Prof. Office
Prof. Office
Prof. Office
Prof. Office
Prof. Office

Location
I-77
I-77
Lake Norman
I-77
I-77
Study Area
Study Area
I-77
Lake Norman

Total
Leasable SF
397,000
200,000
137,000
40,000
42,000
22,000
50,500
52,400
44,000
984,900

Available SF
137,600
26,000
0
16,200
22,000
15,700
0
0
217,500

Source: Carolinas Real Data; W-ZHA

Source: Carolinas Real Data; W-ZHA

Source: Carolinas Real Estate

During the two-year period from 4th quarter 2005 to 3rd quarter 2007, Mecklenburg
County gained a total of 2,145,594 square feet of multi-tenant office space for a growth
rate of 5.3 percent or 2.7 percent per annum. Simultaneously, the North Submarket
grew by 297,068 square feet or by 16.4 percent or 8.2 percent (148,500 square feet)
annually. The North Submarket’s share of office space completed represented 14
percent of the total.
W-ZHA identified eight comparable Study Area office developments that are currently
being marketed; three that offer suburban Class A or corporate office space and the
other five have one and two-story rental or condo space that caters to small companies
in medical, legal, real estate and other professional service activities. Much of the
smaller space is mixed-use “village type” buildings. The three “Class A” developments
have been constructed in the last few years and offer the first and only such space in
the North Mecklenburg County.
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Office Potential

Industrial Potential
The Labor Market Information (LMI) Division of the Employment Security Commission
of North Carolina projects employment to 2014. Mecklenburg County’s employment
is projected to grow by 20 percent between 2004 and 2014. Extrapolating the
Commission’s data indicates that there were approximately 533,000 jobs in
Mecklenburg County in 2007. Using the average annual employment growth rate
assumed for 2004 to 2014 as a proxy, there will be approximately 158,600 new jobs in
Mecklenburg County by 2020.

Multi-tenant, flex industrial and single tenant industrial space represented
approximately 69 percent of the industrial supply in the Charlotte industrial market in
2007. Assuming that flex and single tenant industrial continue to account for 69 percent
of industrial demand there is the potential for 3.9 to 5.45 million additional square feet
of multi-tenant, flex industrial and single tenant industrial space in the Charlotte market
by 2020. Assuming the North submarket continues to represent a 10 percent share
of the multi-tenant, flex industrial and single tenant market, there is the potential for
375,800 to 526,000 square feet of additional space in the North submarket by 2020.

Office-Inclined Industry Employment Projection
Mecklenburg County
2007 - 2020

800,000
687,844

700,000

Multi-Tenant Flex Industrial & Single Tenant Industrial Potential
North Submarket
2007 - 2020

616,700
600,000

20%
514,100

Jobs

Mecklenburg County: Industrial Space Potential
(Square Feet)

400,000

300,000

Mecklenburg County: Share Multi-Tenant Flex
and Single Tenant Industrial
Mecklenburg County: Potential Multi-Tenant Flex
and Single Tenant Industrial

200,000

Low

High

5,605,000

7,846,000

69%

69%

3,894,000

5,451,000

10%
375,800

10%
526,000

100,000

North Submarket Share
North Submarket Potential

0
2004

2014

2020

Source:
The Labor
(LMI) Division of
the Employment
Source:
The Market
LaborInformation
Market Information
(LMI)
Division Security
of the Employ
Commission of North Carolina; W-ZHA

The industries that typically demand industrial space are the wholesale trade,
transportation and warehousing industries. By 2020, employment in these industries
is projected to grow by 16,000 jobs. At 500 to 700 square feet of industrial space per
job, employment growth will demand 5.6 to 7.85 million square feet of industrial space
between now and 2020.

Industrial Employment Projection
Mecklenburg County
2007 - 2020

Industrial-Inclined Industries

Office-Inclined Industry Employment

2007
189,827

Office Space @ 250 square feet per employee

500,000

2007
91,868

Space @ 500 square feet per employee
Space @ 700 square feet per employee

2020
103,077

Change
11,209
5,605,000
7,846,000

Source: The Labor Market Information (LMI) Division of the Employment Security
Commission of North Carolina; W-ZHA
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Industries inclined to own or rent office space typically include finance, insurance and
real estate companies, professional and business service industries, information and
technology businesses and doctors’ offices. County employment among these industries is projected to grow by 79,840 jobs between 2007 and 2020. At 250 square feet
of office space per employee, employment growth alone will generate demand for an
additional 20 million square feet of office space in Mecklenburg County by 2020.

Source: The Labor Market Information (LMI) Division of the Employment Security
Commission of North Carolina; Carolinas Real Data

The premiere location for flex and single tenant industrial space is near Interstate 77.
There are numerous existing and planned business parks near I-77 with plenty of land
available for flex and industrial development. In fact, there appears to be a surplus of
land available for such uses. Nevertheless, Bailey Road at NC 115 is well positioned
to capture flex industrial and single tenant industrial, particularly if an interchange with
Bailey Road and I-77 is developed. This location already has industrial land uses, offers
good truck access as well as rail access. Other land within the Study Area is simply too
valuable to be marketed for flex industrial development.

2020
269,663

Change
79,836
19,959,000

Source: The Labor Market Information (LMI) Division of the Employment Security Commission of
North Carolina; W-ZHA

From the 4th Quarter of 2005 to the 2nd Quarter of 2007, absorption within the North
Submarket accounted for 15 percent of the County’s office absorption. Assuming Huntersville, Cornelius and Davidson can capture 10 percent of the County’s office market
potential, there is the potential for an additional 2 million square feet of office space in
North Mecklenburg County between 2007 and 2020.
There are over 200,000 square feet of vacant office space in existing North Mecklenburg County corporate parks and professional office clusters. Planned and approved
projects like Bryton, Hambright Road, and Davidson Gateway and many others allow
for millions of square feet of office space. Many of these projects are close to Interstate
77 making them better locations than the Study Area for large office users.
From an office development perspective, the Study Area is well positioned to attract
small businesses serving the local population (like financial organizations, doctors,
etc.) and small businesses owned by nearby residents. Office in the Study Area can
offer a high quality, convenient alternative to the heavily congested Interstate 77 area.
The average tenant size would likely be 1,000 to 5,000 square feet. Given its local
orientation, the amount of office supportable in the Study Area will likely range from
150,000 to 200,000 square feet. The strongest location for a small office cluster is at
NC 73 and Davidson-Concord Road. Another potential location is at the intersection of
Bailey Road and NC 115 or Davidson-Concord Road.

Appendix III - MARKET EVALUATION

RETAIL DEVELOPMENT POTENTIAL
Retail Potential

Existing Conditions
Major regional retail clusters surround the Davidson-Concord Study Area. As the map
below illustrates two regional retail centers, Birkdale Village and NorthCross Shopping
Center, are within a 15-minute drive from the intersection of Davidson-Concord Road
and NC 73. These shopping centers are strategically located at I-77 where over 90,000
vehicles travel per day.

Regional Retail Centers
15-Minute Drive Time from Davidson-Concord Road and NC 73
2007

Birkdale Village is a mixed-use, lifestyle shopping center containing approximately
240,000 square feet of retail in 66 stores as well as a cinema. Birkdale Village offers
a pedestrian-friendly, Main Street environment. Birkdale Village is anchored by Regal
Cinema, Dick’s Sporting Goods and Barnes and Noble. This upscale center contains
stores such as Ann Taylor Loft, Talbots, Banana Republic, and Williams Sonoma.

Given the existing regional retail competition it is highly unlikely that a regional retail
center with a wide variety of stores can be supported in the Davidson-Concord Study
Area now or in the future. Even with the Prosperity Church Extension, surrounding
centers are better located to capitalize on household growth in the market area.
Regional shopping centers provide general merchandise, apparel, furniture, and home
furnishings in depth and variety. Typically built around one or two department stores,
these centers typically contain in excess of 500,000 square feet. The average trade
area is within a 20- to 30-miniute drive depending on the size of the center and the
character of its anchors.
The Davidson-Concord Study Area is better positioned to for neighborhood and
community oriented retail. This type of retail serves the day-to-day needs of the nearby
population; therefore, it is more convenience-oriented. Given the increasing congestion
in and around I-77, there may be an opportunity to intercept the immediate market
by offering a more convenient, relatively hassle free shopping experience. The best
location for a concentration of retail is at the intersection of Davidson-Concord Road
and NC 73. NC 73 is an important east-west connector road that carries approximately
20,000 vehicles per day. This intersection may also become an even more important
regional location when the Prosperity Church extension is completed between I-485
and NC 73.

NorthCross Shopping Center is a power center anchored by Lowe’s, Target,
Marshalls, Kohls and Old Navy. Power centers contain 300,000 to 1,000,000 square
feet with several big box stores and a limited number of small stores. NorthCross is
approximately 600,000 square feet.
Shopping centers oriented to the day-to-day needs of the resident population are
mostly located west of the Davidson-Concord Study Area, closer to household
concentrations. A summary of competitive grocery-anchored neighborhood and
community shopping centers in Mecklenburg County is summarized below.

The primary trade area for retail in the Davidson-Concord Study Area is convenienceoriented. Given the competition, W-ZHA has assumed that a 6-minute drive time from
the Davidson-Concord Road and NC 73 intersection represents the primary trade area.
There are currently no grocery stores within the primary trade area.

There is a grocery-anchored, community shopping center east of the Study Area just
across the Cabarrus County line. Davidson Gateway at Griffith and Interstate 77 will
contain a Harris Teeter market. Davidson East immediately east of the DavidsonConcord Road and NC 73 intersection is approved for approximately 150,000 square
feet of commercial/retail space.

According to Claritas, Inc. there are 1,720 households currently within a 6-minute
drive of the Davidson-Concord Road and NC 73 intersection. There are not enough
households today to support a shopping center of any type.

Source: W-ZHA

Source: W-ZHA

Neighborhood and Community Shopping Centers
Serving Davidson-Concord Study Area
2007

Name
Cornelius Town Center
Huntersville Square
Sadler Square
NorthCross
Northcross Commons
Rosedale
Market Square

Location
NC-115/W. Catawba
US-21/Gilead Road
Griffith Street
US-21/Sam Furr Rd
I-77/Sam Furr Rd
I-77/Gilead Road
I-77/Gilead Road

Year Open
1998
1973
1979
1996
1993
2000
2001

Square
Feet
43,600
79,000
38,000
600,000
56,120
121,330
79,000

Anchor Tenants
Food Lion
Food Lion
Home Economist, CVS
Lowe's, Target, Kohls, Winn Dixie
Food Lion
Harris Teeter, CVS
Bi-Lo

W-ZHA applied the average annual population growth rate projected by UNC
Charlotte’s Urban Institute to the current household count to estimate the 2020
households within the Trade Area. Applying the 4.7 percent average annual growth rate
results in 3,140 households within the Trade Area by 2020.
In 2007, households within the primary trade area had an average annual household
income of $147,000. Assuming real income stays constant over time, by 2020,
households within the primary trade area have the potential to spend $115.6 million on
groceries, health supplies, other shopper’s goods and eating and drinking outside of
the home. Other shopper’s goods include apparel, general merchandise, electronics,
furniture, book, jewelry and other stores where comparison shopping takes place.

Source: Claritas, Inc; W-ZHA
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RETAIL DEVELOPMENT POTENTIAL
Given the character and location of competitive neighborhood and community
shopping centers, W-ZHA applied capture rates to determine how much the spending
the Study Area will likely capture. The high capture rates for grocery and health and
personal care assumes that households will mostly avoid the congested Interstate 77
area and shop in the Study Area when buying convenience goods.

Primary Trade Area
Neighborhood and Community Serving Retail
6-Minute Drive Time from Davidson-Concord Road and NC 73

A center oriented to the immediate community would also include services like a
barber shop, bank, fitness facility, etc. In total, a center of approximately 117,300 square
feet is supportable by 2020.

.

Supportable Shopping Center Space
Davidson-Concord Study Area
2020

Trade Area Supportable Retail Sales
Davidson-Concord Study Area
2020
Other Trade

Primary Trade Area

Potential
$27,788,100
$8,517,200
$56,179,800
$23,156,700
$115,641,800

Groceries
Health & Personal Care
Other Shoppers Goods
Eating & Drinking
Total

Capture
40%
40%
15%
10%

Supportable
Sales
$11,115,240
$3,406,880
$8,426,970
$2,315,670
$25,264,760

25% Other
$2,778,800
$851,700
$2,106,700
$578,900
$6,316,200

Total
Supportable
Sales
$13,894,040
$4,258,580
$10,533,670
$2,894,570
$31,580,960

Source: W-ZHA

Retail Space
Service Space (Barber Shops, Bank, etc.)
Big Box Anchor(s)
Total

Moderate
Scenario
90,200
27,060
0
117,260

High Scenario
90,200
27,060
100,000
217,260

Source: W-ZHA

W-ZHA has assumed that 25 percent of sales in a center located on NC 73 will be
derived from NC 73 commuters and travelers. To realize this level of market penetration
will require that the retail center be located at the Davidson-Concord Road and NC 73
intersection.
Assuming an average sales volume of $350 per square foot, the market can support
90,200 square feet of retail in the Study Area.
Trade Area Supportable Retail Square Feet
Davidson-Concord Study Area
2020

ng to Claritas, Inc. there
areArea
1,720
households
currently
within a 6-minute drive
Trade
Retail
Expenditure
Potential
Davidson-Concord Study Area
2007 - 2020

Households
Average Household Income
Total Income
Groceries
Health & Personal Care
Other Shopper's Goods
Eating & Drinking
Total
Source: Claritas, Inc; W-ZHA
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% of Income
6.0%
1.8%
12.1%
5.0%

2007
1,720
$147,495
$253,691,400

2020
3,140
$147,495
$463,134,300

$15,221,500
$4,665,500
$30,773,700
$12,684,600
$63,345,300

$27,788,100
$8,517,200
$56,179,800
$23,156,700
$115,641,800

Groceries
Health & Personal Care
General Merchandise
Eating & Drinking
Total
Source: W-ZHA

Total
Supportable
Sales
$13,894,040
$4,258,580
$10,533,670
$2,894,570
$31,580,960

Supportable
Square Feet
39,700
12,200
30,100
8,300
90,200

Prosperity Church Extension’s impact on the Study Area’s retail positioning is difficult
to predict. Creating a direct north-south connection to I-485 will make the intersection
of Davidson-Concord Road and NC 73 more regional in character. There may be
an opportunity to attract community-oriented big and/or medium box anchors when
this connection happens. For planning purposes, the Davidson-Concord Road/NC
73/Prosperity Church can likely support between 117,260 and 217,260 square feet of
shopping center space.
A portion of the primary trade area’s retail potential may be captured on Bailey Road
at the intersection of Davidson-Concord Road and/or NC 115. Significant household
development is projected for this portion of the Study Area. There may be the potential
to develop a small neighborhood convenience center at one or both of these locations.

Appendix III - MARKET EVALUATION

CONCLUSIONS: STUDY AREA ECONOMIC POSITIONING
The Davidson-Concord Study Area is centrally located in the rapidly growing North
Mecklenburg County region. Today, the Study Area is rural in character with the
prominent use being single family residential. The Study Area’s ambiance is in direct
contrast to the congested I-77 corridor area.
As the market findings reveal growth will likely create pressure for new residential,
commercial and flex industrial development within the Study Area. This growth must be
managed to leverage and protect the Study Area’s locational value. The Study Area’s
greatest asset is, on one hand, its access to I-77 and the region’s employment centers
and, on the other hand, the Study Area’s pristine environmental character. The Study
Area’s current environment is in stark contrast to the areas immediately adjacent to I-77.

:*

&# 

 $

Node

Land Use %

Node
Employees

North of 73

Neighborhood Center

8

160

6

126

40

256

Neighborhood General

60

274

Neighborhood Edge

Retail

4
&# 3
36

530

TOTAL

100

11

Neighborhood General

6

102

11

Neighborhood Edge

4

104
TOTAL

Westmoreland
Retail

50
50
TOTAL

Total

322

Hopewell

TOTAL
Office

Min. Units

North of 73

Retail

Hopewell

 $
Units/Acre

Office

TOTAL

The Study Area’s future economic position should aim to further distinguish the
Davidson-Concord Study Area as distinctly different from the I-77 marketplace. A
limited number of mixed-use nodes should be identified within the Study Area to
broaden the residential and commercial product types available in the Study Area.
In contrast to the auto-oriented, strip center character of the I-77 area, these nodes
should be “Village-settings” with an emphasis on the pedestrian environment. Higher
density housing products, service office space and neighborhood or community retail
should be available in these nodes. The nodes will broaden the range of services
and housing product types available to the community. As such, these nodes are not
targeted to serving a regional market, but, instead, the local market. The mixed-use
nodes will function as community amenities.

112

206

The intersection of Davidson-Concord Road and NC 73 offers the greatest opportunity
for mixed-use residential, office, and retail development. Given the prospect of the
Prosperity Church connection, it is likely that this node will develop in phases. It is
imperative that near term land use plans demonstrate how the plan can accommodate
more intensive development in the future.
Small neighborhood mixed-use nodes are also possible on the western side of
Davidson-Concord Road at the Bailey Road intersection and in the vicinity of the
Bailey Road and NC 115 intersection. The Davidson-Concord Road and Bailey Road
intersection may be able to accommodate townhouse development, a small amount
of neighborhood serving retail and service office space. The Bailey Road and NC 115
node will be more commercial in character with the potential for a small amount of
neighborhood retail and, potentially, single tenant office and/or flex space.

Westmoreland

180

Neighborhood Center

8

56

292

Neighborhood General

6

90

Neighborhood Edge

4

88
TOTAL

833
Total

234

762
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