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NC 73 Small Area Plan

Like other communities within the Charlotte Metropolitan Region,
the towns of Davidson and Huntersville, the cities of Concord and
Kannapolis and Cabarrus County are redeﬁning themselves to
remain economically viable and at the same time desirable places
to live and work. The lifestyle continues to attract more people to the
area. However, this has resulted in rapidly created development,
which threatens the character and lifestyle that has made the
region appealing. These growth pressures create the need to plan
comprehensively with a clearly deﬁned set of goals.
This Plan builds upon the NC 73 Transportation and Land Use
Corridor Plan, completed in 2004. It was a coordinated land use
and multi-modal transportation study encompassing 35 miles of NC
73. The study area comprised Highway I-85 in Cabarrus County to
US Highway 321 in Lincoln County. The NC 73 Transportation and
Land Use Corridor Plan recognized the development dynamics from
Davidson-Concord Road east to Poplar Tent Road to be unique; it
recommended that a Small Area Plan be created.

New Growth Can Be Good Growth
In the post-war development pattern, stores, oﬃces and residences
are separated into disparate single-use zones. This development
format has created a reliance on the car for the most basic daily
needs and services. Key arterial roads such as NC 73 have become
the main means of accessing these daily goods and services.
Rather than allowing for uncontrolled growth, which has produced
traﬃc, pollution and other impacts on the land and water quality, new
development can be created in a sustainable manner that respects
the ecology of the land and its unique character, landscape and
history.
This Plan is a coordinated approach to land use, urban design and
transportation. It is ﬁrst a comprehensive approach to improving
mobility by creating a network that provides multiple routes and
more choices of mode of transportation via interconnected streets,
walking and biking trails and transit. Second, this Plan creates
centers that contain places to work with access to daily needs and
services, facilitating the potential result of less people moving fewer
miles for daily activities.
This Plan also provides a framework, in the form of a master plan,
that follows a set of best planning practices. The Plan recognizes
that there will be market changes that can inﬂuence the rate and
type of development. The intent is to provide direction for the
immediate development projects and dynamics as well as provide
guidance for the long-term maturity of the area.
Through the public process, a set of goals were created by the
community and stakeholders:

Make Place, Create a High Quality Environment

New development must be authentic,
creating vital places with a rich mixture
of uses, consistent with the character
of Davidson, Huntersville and Cabarrus
County. New development should be
well designed and thoughtful. Quality,
walkable environments can be created
through the design of streets and
public spaces to the details of buildings.
Concentrate higher residential densities
near the village core to support walkable
mixed use. Transition or “feather”
development patterns to lower density in
the surrounding neighborhoods.
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Create Meaningful Open Space

Part of the community’s identity and
history are the long pastoral views of
working farms, conserved lands and
historic buildings, which are set within the
landscape. The goal is to provide a variety
of open spaces including view sheds as
well as passive and active parks, trails and
greenways.

Create a Balance of Jobs and Housing

Create a balance of jobs and housing
so there is a proportionate balance of
employment opportunities and places
to live. This has several beneﬁts when
developed in the format of mixed-use
centers. A jobs and housing balance
creates opportunities for people to
live closer to work so there are less car
trips created. This approach also helps
to expand the tax base so that the
community’s quality is maintained and
needs and services are provided.

Build in a Sustainable Manner

Develop following sustainable practices.
Create compact mixed use development that
absorbs less land. Site design and building
design should aim to conserve energy and
resources. Building design should utilize
green building practices, such as green roof
systems, photovoltaic cells, recycling and
purifying water on site, as well as the use of
recycled materials for construction.

Make NC 73 a Livable Corridor

NC 73 serves both as a regional
thoroughfare for through traﬃc and
a local road for slower and shorter
trips. NC 73 must be designed to
address both types of motorists, while
becoming a more pedestrian-friendly
and bicycle-friendly corridor.

Provide Livable Mobility

Build an environment that creates a
variety of choices of ways to move
around. Create a network of streets,
roads, greenways, trails and transit that
is comfortable, safe and interesting for
pedestrians, bicyclists and motorists.

Create a Competitive Economic Development Approach

Create a competitive advantage by playing
to the strengths of the region. New Economy
businesses are not place-bound; they prefer
to locate in regions oﬀering an exceptional
quality of life that will attract a talented
workforce. These businesses will seek
interesting mixed-use environments for their
oﬃces. Vital centers, a variety of choices for
living and working and access to the natural
environment are also important amenities. At
the same time, this Plan addresses the space
requirements of potential new businesses in
the context of Charlotte’s growing regional
economy.

Background

Goals and Objectives

Important Plan Components

The NC 73 corridor extends for over 30 miles from I-85 in Cabarrus
County to Lincolnton in Lincoln County. According to the NC
73 Transportation and Land Use Corridor Study completed in
December 2003, the entire 35-mile corridor anticipates population
increases in the range of 50% to 230% by 2025, which could result
in increased traﬃc pressures at key intersections in the range of
50,000 to 60,000 cars per day.

Market, economic and development pressures occurring within the
NC 73 corridor will require the widening of NC 73 at some point in
time. Changes along this multi-jurisdictional corridor are inevitable.
As these changes occur, development pressure will only increase
and the need to provide new housing, new jobs, services, schools,
and road and infrastructure improvements will also increase.

Poplar Center: The Master Plan includes an important Central

The study area for this Master Plan includes an approximate 3-½
mile stretch of NC 73 from Davidson-Concord Road to Poplar Tent,
traversing the jurisdictions of Davidson, Huntersville and Cabarrus
County. According to the NC 73 Transportation and Land Use
Corridor Study, this portion of NC 73 is planned to be 4 lanes and
anticipates 32,000 cars per day at the Davidson-Concord Road
intersection, 38,000 cars per day at McAuley Road and 30,000
cars per day at Poplar Tent by the year 2025. Presently, according
to the NC 73 Transportation and Land Use Corridor Study, these
intersections have 15,000, 16,000 and 15,000 cars per day,
respectively.
Today, the traﬃc along NC 73 within this 3-½ mile stretch includes
both regional through traﬃc traveling east-west as well as local
traﬃc that must use NC 73 for short distances to travel north-south
because the north-south corridors do not continue as they intersect
with NC 73. For instance, Davidson-Concord Road, Ramah
Church Road and McAuley Road all end in T-intersections, requiring
travelers to use a portion of NC 73 even if their intention is not to go
east or west.

Purpose
The NC 73 Transportation and Land Use Corridor Study completed
in December 2003 recognized unique dynamics within the
Davidson-Concord corridor and recommended a small area plan
for this 3-½ mile stretch of NC 73. The purpose of this plan is to
establish strategic land use recommendations that will help to
further support and deﬁne speciﬁc NC 73 improvements needed in
this study area.
Additionally, the Plan:

This Master Plan establishes a vision where these changes can take
place within a predictable, managed and agreed upon environment.
The Master Plan prescribes a qualitative and managed development
approach, including the creation of a diversity of jobs and the ability
to generate revenues as high priorities. The Plan also recognizes
the importance of balancing jobs with housing, services and
open space so that the corridor becomes a live-work-recreate
environment and not an auto-dependent, single-use district.
Through proper policy and managed growth, the jurisdictions will
realize economic, social, environmental and quality-of-life beneﬁts
of properly phased compact, mixed-use, pedestrian and transitoriented development, while minimizing impacts.
Important to all the jurisdictions is the need to generate jobs and
revenues and to control the rampant growth of low-density housing
that yields few beneﬁts but impacts schools, open space, roads and
services.
The master plan prescribes a 30-year vision where jobs and housing
are balanced, where compact development allows for an eﬃcient
use of land and resources, where impacts are minimized and
beneﬁts gained, and where mixed-use neighborhoods and centers
encourage walking, biking, use of public transportation and a
reduced reliance on the automobile.
Development pressures and area changes will undoubtedly create
a market demand for large regional retail centers. However,
this master plan does not recommend regional retail centers,
entertainment centers, lifestyle centers or power centers.

Business District, Poplar Center, which is planned to have a range
of oﬃce, retail and housing. Poplar Center could generate as
much as 7 to 15.5 million square feet of employment if the plan and
building heights were built to the maximum allowed. Conservatively,
if about a third of the buildings planned for Poplar Center are 6-story
commercial buildings, the plan could include about 7 million square
feet of employment and generate upwards of 20,000 jobs.
Importantly, Poplar Center should not be a single-use district.
Housing, retail, restaurants and services such as day care, dry
cleaners, drug store, dental and medical oﬃces, as well as civic
and cultural uses should be provided so that workers and residents
don’t need to commute long distances, can use local roads and will
not add unnecessary trips and vehicle miles on NC 73 to meet these
needs.

Neighborhood Centers: The Master Plan places Neighborhood
Centers at important intersections where reliance upon NC 73 is
minimized and where they can be accessed by local roads. The
frequency and spacing of these centers is intentional, so that they
are accessible by walking and/or a short drive from all homes.
Ideally, all homes are within a short, ﬁve minute walk of a Center,
otherwise reliance upon the car and the need to use NC 73 for daily
needs is increased. The Neighborhood Centers provide some
employment, but their primary function is to provide a minimal
amount of goods and services so that some daily needs are met
without the need to travel outside of the neighborhood.
Neighborhoods: The Master Plan includes several
neighborhoods, each with a Center, a variety of housing types and
a range of greens, squares and parks. The Plan suggests higher
density and a greater mix of housing types nearest the center so
that a high percentage of residents are within walking distance of
daily needs and services. In fact, such a compact neighborhood
center may provide long-term housing needs by utilizing less land
and preserving more open space. Over time, and as housing
demands grow, the neighborhood edge can be built out at lower
densities with little impact. Neighborhoods are sized so that all
housing is within an approximate ﬁve minute walk of the center.

1. Establishes a long-term vision for this corridor,
2. Enables the jurisdictions to establish policy to support this vision,
and
3. Serves to deﬁne and guide qualitative aspects of development
along the corridor.
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Special Districts: The Master Plan includes a number of Special
Districts that are uniquely designed to accommodate a variety of
employment uses. These include three research and development
districts adjacent to Poplar Center that allow ﬂex oﬃce, light
industrial buildings, R&D and similar commercial uses that are not
appropriate in a Central Business District, Neighborhood Center
or mixed-use zone that includes housing. These districts have the
potential to yield 2 million to 13.3 million square feet of employment
uses and 1,300 to 8,500 jobs if the plan and building heights were
built to the maximum allowed in the plan. The Master Plan also
includes a campus district, an oﬃce retreat or corporate “campus in
the woods.”
Street Network: The Master Plan prescribes a network of streets
so that the current traﬃc impacts resulting from the fact that the
north-south corridors do not connect across NC 73 are corrected
and such a phenomenon does not happen as the corridor is built
out. Speciﬁc road connections are recommended, including
Shearer Road to Ramah Church Road, a new north-south road
parallel to Shiloh Church that will relieve congestion at the Shiloh/NC
73 intersection and new road connections to existing and planned
neighborhoods of River Walk and Summers Walk. Neighborhoods
also have a network of streets with short, walkable blocks.
Generally, a greater network of streets provides more travel options,
resulting in an eﬃcient dispersion of traﬃc, less reliance on fewer
intersections and a decrease in traﬃc congestion.
Public Investment: The Master Plan recognizes that signiﬁcant
public investments will be needed to realize the vision and to
accommodate development along the NC 73 corridor. Smart
Growth policies suggest that compact, mixed-use, transit and
pedestrian-oriented development result in an eﬃcient use of land,
resources, public funds and infrastructure investments that will
yield far more net beneﬁts while minimizing costs and impacts.
Mixed-use development enables shared parking, resulting in less
impervious surface and better utilization of paved parking. Housing
near employment and a mixture of uses reduces vehicle miles
traveled, relieves traﬃc pressure on regional and arterial roads
and enhances walking and public transit as viable transportation
modes. Development at higher densities utilizes less land,
requires less linear feet of roads, utilities and infrastructure, and
places development in closer proximity to services, police and ﬁre
protection and schools. The vision for the NC 73 corridor supports
these important Smart Growth policies.
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Moss Creek
Cabarrus Crossing

Regional Context

Local Context

The study area is located northeast of Charlotte, east of the I-77 corridor.
Regional development patterns have spread from the center city of
Charlotte to the outlying areas that encircle the city and the I-485 loop,
which is currently in the ﬁnal phases of construction. Land use has focused
higher-density urban, commercial and mixed-use development along the
north-south corridors of I-77/Highway 21/Highway 115 to the west and
I-85/Highway 29 to the east. NC 73’s location as a primary east-west
corridor between these two developing areas underscores the importance
of planning the study area.

The study area encompasses approximately 1,800 acres located in
Mecklenburg County and Cabarrus County. The area contains multiple
property owners and spans across the Extraterritorial Jurisdictions of
Kannapolis in the northeast, Concord in the southeast, Huntersville in
the southwest and Davidson in the northwest. The study area traverses
approximately 3.4 miles of NC 73; an approximate one and half-hour
walk from end to end.
Development dynamics in the immediate area include approximately 3,000
to 4,000 housing units under construction, currently entitled or pending
approval, as well as a supermarket and shopping center located at the
northeast corner of the intersection of NC 73 and Poplar Tent Road. In the
northwest portion of that intersection, Northeast Medical Center plans a
Medical Arts building which will provide primary medical care services.
The census tract covering Cabarrus County has grown 98% between
2000 and 2005. Population growth between 2000 and 2005 is projected
at 200%. The population in 2000 was approximately 4,680, 2005
population estimated at 9,290, and the 2010 population is projected to be
approximately 15,390.

McAuley Road

d

d
or

a
Ro

c

n
Co

on

NC

ds

vi
Da

73

Sam Furr Road



Poplar Tent Road
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View looking westward. The intersection of Sam Furr Road (NC 73), Davidson-Concord
Road and June Washam Road.

© Krider Photography

View looking eastward along NC 73 shows the impact of development projects
on the landscape. (Shown in the distance)

Opportunities and Constraints
Existing physical, environmental and legal conditions within the
study area are broadly varied. These diﬀerences present potential
opportunities and constraints to development.

Physical Constraints
The study area has physical constraints created by steep terrain
and SWIM Buﬀers, a no-build zone 100 feet on either side of stream
banks. These constraints are located primarily along the north side
of NC 73. Land on the south side of NC 73 adjacent to the Poplar
Tent Road intersection is generally more level. Two SWIM Buﬀers
partition the land into a north and south area. The Cabarrus stream
buﬀer on the Rocky River is proposed as a greenbelt and greenway.

View Sheds
Long, open views occur in several locations:
At the northwest end of the study area where Davidson-Concord
Road meets NC 73, a view shed includes several parcels of
farmland, creating an open sight line that is framed by a tree line.
The tree lines also frame the view northward on Davidson-Concord
Road and to the west along NC 73.
At the center of the study area a view shed is created by the
conserved lands and the future Bradford District Park to the south
of NC 73, and to the north the White property maintains open sight
lines. This portion of the study area appears very open yet cohesive.

Flat Terrain
Steep Terrain

SWIM Buﬀers
Privately Conserved Lands
View Sheds
Entitled or Proposed Property
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This analysis represents conditions such as pending site plan approvals during data analysis, April 2005. Current site plans and entitlements may be different.
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Network and Connections of Roads
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Within the study area and in the adjacent area, the network of roads
and streets is limited, creating a reliance on NC 73 for local trips. A
large number of travelers arrive at NC 73, from either the north or
south, travel along NC 73 for a short distance, and then continue
their journey either north or south.
To create a more eﬃcient network that reduces reliance on NC 73,
connections should occur at a minimum of every 1,000 feet, or
approximately one-quarter mile. This minimal network does not
occur throughout the study area. Town blocks, for example, create
an ideal spacing for well-connected streets, which is approximately
every 300 feet.
Several major roads are adjacent to the study area. Coming from
the north is June Washam Road, which meets NC 73. Ramah
Church to the south also meets NC 73. Shearer Road to the north
has the potential to connect to NC 73. North-south connections are
limited by the topography and drainage as well as current ownership
and usage of land.

Rd

Study Area
Planned Development

Existing Conditions
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The NC 73 Small Area Plan was designed during an intensive,
participatory process known as a charrette, held May 16th through
May 24th, 2005.

Examples were given of wider roads that carry a high volume of
cars but are also livable and considered desirable locations for both
offices and residences.

In preparation for the charrette the Planning Team, which
includes Design Collective (architects and planners), Encore Arts
(illustrations), Randall Gross Development Economics (economic
development analysis) and Rose & Associates (market analysis),
met with various stakeholders to discuss and understand both
the market for new development along NC 73 and concerns of
key stakeholders. Meetings were held with property owners of
large parcels in Davidson, Huntersville and Cabarrus County to
understand their individual goals, and members of the development
community were involved to provide insight into the office, retail
and residential market. A workshop was also held specifically
for property owners who live adjacent to NC 73 or Poplar Tent
Road in order to understand the impacts of traffic on the area and
community goals for preserving green space and new development.

Breakout sessions were conducted on the first evening of the
charrette, splitting participants into small groups to individually share
and discuss their visions for NC 73. Expression of thoughts and
ideas was facilitated by questions concerning characteristics that the
participants liked or disliked about the area, what kind of development
they wanted to occur and where, what specific features and amenities
they thought were missing in the area, what they specifically did not
want to see in new development and similar. Maps of the study area
were provided to each group, along with markers and a packet of
Icons (images) including photos of communities, a range of building
and architecture types, types of public spaces, amenities, seasonal
events, public or private services and similar. Participants shared their
ideas and created concepts for developing the land by placing the
Icons on the map where they wanted them to occur, indicating where
they did not want development and in some cases indicating what they
did not want or like by making an “X” through the Icons. One or two
representatives from each table presented their ideas to the rest of the
community.

The charrette took place over the course of a week in May of 2005.
Area residents, business and property owners, concerned citizens
and officials of Davidson, Huntersville, Concord, Kannapolis and
Cabarrus County were involved in the charrette process. The
opening presentation for the kickoff workshop included food for
thought on the key urban design principles that make up a high
quality environment, such as a network of connected streets,
providing a variety of housing types and creating centers with
a mixture of uses, walkable streets, public spaces and civic art.

Common themes emerged from the breakout sessions on the first
day of the charrette. They included:
• Consensus for consideration of a mixed-use center with housing,
shops, and offices occurring at Poplar Tent and NC 73;
• The importance of preservation and celebration of historic
resources, open space and rural character;
• Opportunity to walk or bike on a large scale, through a system of
trails and greenways;
• Provide a range of housing types;
• Respect property owners’ rights;
• Plan comprehensively, think both short-term and long-term;
• Improve connectivity;
• Reduce reliance on NC 73 for local trips;
• Design NC 73 as a “parkway” and discourage “strip
development”.
The Design Team interpreted the input from these meetings and
prepared several conceptual plan alternatives as well as concepts
for architecture that would meet the goals of the participants. These
initial concepts depicted different ways to connect the existing
streets and where to add new streets, the location of open space
and the location of neighborhood centers and a regional “Town
Center” at NC 73 and Poplar Tent Road. The design studio was
open to the public for input at the beginning of the week when
design development began, and on subsequent evenings a series
of pin up sessions were held to further explore plan options to arrive
at a consensus plan. That plan was then further developed and
illustrations and diagrams were created to communicate the design
team’s interpretation of the vision of the community.
The charrette closing presentation took place on Saturday, May
24. This was an opportunity for participants to provide additional
comments. From May 24 to early September, the Planning Team
worked with the TAC, key stakeholders and town and county staff
to fine-tune the master plan. The final master plan was presented
during meetings in Cabarrus County and Davidson on September
12 and 13, 2005.
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Overview of the Plan
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build-out, as well as provides a framework of best planning
practices. The intent is to provide direction for the immediate
development projects as well as provide guidance for the long-term
maturity of the area. Near term development must be planned and
developed with respect for a long term vision.
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The hypothetical build-out illustrates how the land may be
developed over the course of several decades. It depicts the
location and size of neighborhoods and neighborhood centers with
a mixture of uses, the scale of development, the recommended
network of streets, and the preferred location, types and sizes
of open spaces. The Master Plan takes into account current
ownership, so that if or when parcels are developed, a cohesive
pattern of neighborhoods, streets and open spaces is possible.
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The Master Plan also acknowledges that in the long term there
could be unforeseen development dynamics, changes in land-use
policy and market forces that may modify the proposed plan. The
planning framework provides direction so that as the plan evolves in
consideration of these dynamics; the resulting development will still
accomplish the same goals. The objective is to follow the framework
so as to ensure suitable development is created.

The Building Blocks of Centers,
Neighborhoods and Network

Poplar

Neighborhood Center
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Most post-war development patterns separate stores, oﬃces, and
residences into disparate single-use zones; creating a reliance
on the car for the most basic daily needs and services. From
a sustainable design and transportation standpoint, part of the
solution to creating livable communities and relieving the day-today reliance on NC 73 is through a coordinated urban design,
land use and transportation approach. This Plan encourages the
development of numerous centers as places of concentrated
employment, with housing nearby and accessibility to daily needs
and services in a walkable environment. Neighborhoods are
proposed at a size and scale that is understandable and meaningful
for people, in a framework that allows the neighborhoods to grow
over time and evolve. The proposed network of streets creates
multiple ways to move from one destination to another.
This section provides an overview of the Plan. Further details are
provided in subsequent chapters.

Organization of the Master Plan
A number of key considerations contribute to the overall physical
organization of the plan:
• A series of recognizable and walkable neighborhoods;
• Neighborhood Centers of higher density and mixed-use;
• A regional Central Business District for creating jobs and
revenues;
• A preserved greenbelt and formalized open space system;
• Prominent and key locations reserved for civic buildings;
• Special Districts for unique business opportunities; and,
• A network of streets to enable eﬃcient traﬃc dispersion;
Neighborhoods, Centers and Districts:
The Plan includes a series of Neighborhoods, a Central Business
District and Special Districts. Each is walkable, uniquely identiﬁable
and includes uses and building types appropriate to its location,
function, and context.
Neighborhoods are strategically located and organized within the
Plan with respect for access, property ownership, walkability, ideal
size, topography, and environment. Neighborhoods include a mix
of housing types and choices at varying price ranges; higher density
and mixed-use at the center and lower density housing towards
the edge. The edge of a neighborhood should be an approximate
5-minute walk to its center, suggesting an ideal size of 150 to 200
acres.
Neighborhood Centers are strategically located at important
intersections to maximize access, visibility and economic viability.
These centers should include a range of commercial uses within
walking distance of housing, serving the neighborhood primarily, but
also serving existing, adjacent residential areas.
A single, prominent employment center, or Central Business
District, is located at the intersection of Poplar Tent and NC 73. This
center serves as the major employment and revenue-generating
component for the jurisdictions. Poplar Center is strategically
located where access, visibility, proximity to housing and a
transportation network is most prominent. The greenbelt system
weaves its way into the center, providing important access to a
regional trail and biking system.
Special Districts include the Campus District and the Research &
Development Districts. The Campus District is intended for a user
who will maintain the land, while developing with limited impact
on the land and view sheds. The Research & Development (R&D)
Districts are set up in locations for users that need a light industrial
space.

4.2

Open Space:
The open space network includes a greenbelt system that preserves
environmentally sensitive land, enables wildlife migration, provides
access to a regional trail system, and connects important forest
and ecosystems. Moreover, the greenbelt deﬁnes the physical
and visual edges of the neighborhoods and districts, giving them
identity while serving as the “connective tissue” that enables
neighborhoods, centers, and districts to be perceived and function
as a comprehensive and connected system. Parks and recreation
activities occur within the greenbelt.
The open space system includes greens, squares and plazas, each
located and prescribed in the plan appropriate to its context. These
too are an important part of the master plan, provide added value to
the neighborhoods, centers and districts, and are connected to the
greenbelt.
Importantly, the recommended buﬀers along Rocky River and other
stream corridors provide buﬀers to existing, adjacent low-density
and more “rural” landscapes and development as well as contribute
to land conservation and water quality.
Civic Buildings:
Civic buildings include schools, churches, museums, arts
and cultural buildings, libraries and similar. The plan does not
speciﬁcally quantify the need for these but does, however, reserve
important locations for civic buildings as they may be desirable and
needed in the future.
Schools should be located at the neighborhood edge, within
the greenbelt, and situated between multiple neighborhoods to
maximize accessibility and walkability. Other civic buildings can
be located within centers - at prominent intersections and sites,
at high points of land, within greens and squares - or within the
greenbelt. Civic buildings add identity and value to neighborhoods
and centers and, when placed at prominent and visible locations,
become identiﬁable “markers” within the landscape, further helping
to provide visual connectivity from place to place.
Network of Streets:
The Master Plan includes a network of streets of various types
and function. The network is carefully organized to maximize
connectivity and ensure an eﬃcient dispersion of traﬃc. The street
network connects neighborhoods, centers and open space. A
network of streets will enable local traﬃc to disperse throughout the
study area without the need to utilize NC 73.

NC 73 Small Area Plan
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The radius of each circle is approximately equal to a ﬁve minute walk, one-quarter mile or 1,300 feet.
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4.3

The Design of NC 73
NC 73 is currently a two-lane highway, but is proposed as a fourlane road with signalized intersections at key locations. During the
charrette, participants expressed an interest in the Urban Boulevard
street type. This street type is planned to occur at Poplar Center,
with frontage roads that provide slower-paced, local circulation
along the edge of the larger, mostly through-traﬃc, four-lane road.
Planted medians separate the frontage road from the four lanes,
providing a unique opportunity for pedestrian and bicycle movement

The Boulevard
A

The Centers
along a safe, linear park. This park transitions into pathways that
meander along the edge of NC 73 from the edge of Poplar Center
west to Davidson-Concord Road. This section is a Parkway, with
a planted median dividing opposing ﬂow of traﬃc. Along this
Parkway, north of NC 73, is a series of parallel roads that oﬀers
drivers a local alternative to NC 73.

Central Business District: Poplar Center is the scale and density of a
Central Business District with two- to six-story buildings. Located at the
intersection of NC 73 and Poplar Tent Road, it is targeted as a regional
job center, a true mixed-use environment which can potentially
accommodate up to 15,000,000 square feet of commercial.
Neighborhood Centers: Two smaller Neighborhood Centers are
located in close proximity to Poplar Center, with a more modest
scale, providing neighborhood services and some opportunities for
employment.

The Parkway
B

The East Davidson Center is at the intersection of NC 73 and DavidsonConcord Road.

C

The Bradford Center is at the proposed extension of Shearer Road.

4.4

NC 73 Small Area Plan

The Neighborhoods
D The Rocky River Neighborhood is adjacent to the Rocky River and

Greenway, with streets oriented towards the water. The adjacent
greenway and a neighborhood green space oﬀer exceptional open
space amenities for the neighborhood.

B

E The North Poplar and South Poplar Neighborhoods each have a
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neighborhood green and have the beneﬁt of being within walking
F distance of the more urban Poplar Center.
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G The Corporate Campus/Retreat District is located on the White/

Helms properties. The intent is to maintain the exceptional
landscape, historic buildings and cultural resources by locating a
user which prefers a cloistered, natural environment and lessen the
impact on the land. This can be a high-end corporate or research
campus built under LEED certiﬁed green building standards.
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Special Districts
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H Research & Development District areas may have single-use, one-

story, and ﬂex-oﬃce buildings as well as mixed-use buildings up
to 6 stories tall, as permitted in the Town Center. These optional
Research & Development Districts are located in areas that do not
hinder the necessary network of streets and can be buﬀered from
adjacent development.

Overview of the Plan

4.5

Open Spaces

A variety of open spaces are provided. They include greenways,
trails, greens and preserved lands. Highlights include:
•

•

•

The NC 73 Greenway: The side medians, which are part of
the Boulevard at Poplar Center, serve as linear parks. Along
the Parkway portion of NC 73, parallel walking and biking
trails are provided.
The Rocky River Greenway is proposed adjacent to the
river. This edge is undevelopable because of ﬂood criteria.
This edge creates an opportunity for a publicly accessible
waterfront, as a centerpiece of a larger greenway system.
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The Neighborhoods each have a central green and smaller
greens are located throughout.

View Sheds

NC 73

View sheds are created and preserved through a variety of ways:
•

Environmentally-Preserved Lands.

•

Bradford District Park, which provides structured playing
ﬁelds adjacent to environmentally-preserved land,
maintaining a green edge on the south side of NC 73.

•

A special Campus District is proposed to preserve the land
and view shed.

•

Development along the north side of NC 73 would be
nestled away from the road.

Aerial overlooking viewshed north of NC 73.

4.6
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The Centers range from the Central Business District with a large
concentration of commercial jobs to the more modest Neighborhood
Centers with service-oriented retail and mixed-use. The three
key Centers are all strategically located along NC 73 at important
intersections, which are part of the regional network of roads. They are
expected to be in the development stage within the next ﬁve years.
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In light of the Plan goals, with an emphasis on sustainable
development, there is an interplay of economic growth, quality growth
and development, environmental preservation and livable mobility.
The Centers play a critical role. Their realization as walkable places,
their density and diversity of uses will greatly inﬂuence how well the
goals are fulﬁlled. These Centers should have a variety of building
types and uses developed on a network of walkable streets.
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The three key Centers include two Neighborhood Centers, the East
Davidson Center and the Bradford Center, and the proposed Central
Business District is Poplar Center. The East Davidson Center is located
at the intersection of NC 73 and Davidson-Concord Road; Bradford
Center is located at the extension of Shearer Road to NC 73; and Poplar
Center is located at the Intersection of Poplar Tent Road and NC 73.
Other Neighborhood Centers, which would develop in the longer
term, are the Rocky River Neighborhood adjacent to the Rocky River
Greenway, and the North Poplar and South Poplar Neighborhoods
adjacent to Poplar Center.
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The radius of each circle is approximately equal to a ﬁve minute walk, one-quarter mile or 1,300 feet.

Poplar Center
At Poplar Center, the goal is to create a concentration of jobs and
economic center within the region, and to develop a center with
a sense of place and signature address and location through the
composition of elegant buildings and tree-lined streets. Rather
than retreating from the intersection with parking lots and generic
suburban oﬃce buildings, there is an opportunity to create a center of
regional and economic signiﬁcance, an urbane mixed-use environment
that is distinctive from the suburban oﬃce product that is oﬀered
throughout the region. Poplar Center requires a development pattern
that is sustainable by design by maintaining a cohesive mixed-use,
walkable environment with a concentration and balance of jobs,
services and housing.

community. Buildings and streets should be well-designed. Blocks
should be built at a size that allows mixed-use and “Class A” oﬃce
buildings to deﬁne the street, placing large surface parking lots in the
rear, hidden from the street. The blocks are designed to a dimension
that allows the addition of parking structures when necessary. Multilevel buildings provide a concentration of oﬃce space on the upper
ﬂoors, with ground level retail and services. A variety of housing
options suitable for a more urban environment, including apartments
and townhouses, are also permitted.

of walkable blocks all within walking distance of one another, can
create a development that signiﬁcantly adds to the economic base at
a regional level. Building in a compact, mixed-use manner contributes
to the tax base more eﬀectively than the suburban oﬃce product
and occupies less land area. This particular scenario for Poplar Center
depicts up to 15,000,000 square feet of commercial.

This concentration of oﬃce, housing and services, on a critical mass

Poplar Center is proposed at the intersection of Poplar Tent/Shiloh
Church Road and NC 73, which are signiﬁcant regional roads.
To allow the development to have a visual presence, a Boulevard
treatment along NC 73 at Poplar Center is proposed. The Boulevard
includes frontage streets with medians, on-street parking and
wide sidewalks to buﬀer the faster-moving traﬃc, creating a more
comfortable and walkable environment adjacent to NC 73. The street
grid establishes additional north-south and east-west connections.
Although this Central Business District traverses NC 73, a busy
thoroughfare, connectivity among the quadrants of Poplar Center can
be maintained by integrating a network of signalized intersections.
The quality of the pedestrian realm is important to creating a

The Boulevard with Existing Columbus Chapel Baptist Church Depicted on the Right
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An illustrative plan depicting Poplar Center, with Class A ofﬁce buildings along the Boulevard with frontage roads. North-south connecting streets exist approximately every 800 feet. This type of design allows pedestrians to cross north-south, at the same time signals are an
acceptable distance apart by NCDOT standards. A public realm is created by creating a walkable streets, maintaining additional parking needs behind buildings. Green spaces are provided as pocket parks and courtyards part of the development of new ofﬁce buildings.
The frontage median is also designed as a linear park.

Centers, Neighborhoods & Districts

5.3

East Davidson Center
This neighborhood center is located adjacent to Davidson-Concord
Road, close to its intersection with NC 73. It is nestled away from the
road to maintain an open green edge. This Center has a village scale,
with primarily local and neighborhood-serving uses. The green is
the focal point, which is deﬁned by mixed-use, medical oﬃce, and
commercial buildings, as well as live-work buildings. Commercial
buildings may be two to four stories tall, with small footprints of
approximately 10,000 to 15,000 square feet each to maintain scale.
The buildings surrounding the green can provide a variety of
neighborhood services for residents in the area. Live-work units create
the opportunity for business owners to live and work in the same
location.
Parking is handled eﬃciently by a combination of on-street parking
adjacent to the green and side streets, as well as on-site parking
located behind the commercial buildings.
The surrounding neighborhood oﬀers a variety of housing choices,
with small and large single family homes, townhouses and apartments.

Davidson-Concord Road near Sam Furr Road with East Davidson Center beyond a viewshed buffer.

Appropriate building types for East Davidson center.
5.4
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Illustration of civic/institutional building on vilage square.
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5.5

Bradford Center
The Bradford Center is located at the extension of Shearer Road at NC
73. This is a neighborhood center with a village character and scale.
The physical constraints of the site create two focal points.

A A neighborhood green and an extension of Shearer Road create the

main focal point. This extension should align with the entrance to
Bradford District Park to the south. Deﬁning the neighborhood green,
this area should be developed as a mixed-use environment, with a
variety of building types and uses including mixed-use buildings,
live-work, townhouses and apartments. Buildings at the center may
be two to four stories tall and have small footprints of approximately
10,000 to 15,000 square feet. A location for a potential civic use facing
the green has also been sited.

B At the second focal point, access via an extension of Shearer Road to
NC 73 and a proper cross-connection to Ramah Church Road are not
possible at this time but are recommended. This portion of the site
may function as residential or with oﬃce, live-work, neighborhood
services, retail, and urban housing options. This portion of the
Bradford Center is not practical as a retail environment.

C A school site has been identiﬁed along the north side of Shearer Road.
To the north the view shed can be maintained by preservation of land
and careful site design of residential development.

A view looking north towards the green. The street scene is made interesting by the variety of building types, well-designed buildings, thoughtful shopfronts, civic art and
landscaping.

Appropriate building types for Bradford center.
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Small grocery stores are being integrated into new developments as part of mixed
use buildings. Gooding’s in Celebration, Florida is less than 10,000 square feet and
has a selection of daily goods. This grocer is within walking distance to many of
the residents.
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Multi-level schools can be a part of Neighborhood Centers, allowing children
the opportunity to walk and bike to school. Rachel Carson Elementary is part of
Kentlands in Maryland.
5.7

Future Centers
Three other Neighborhood Centers may develop in the longer term.
These Centers are proposed in key locations situated along major
new streets. Other criteria for their location include level terrain and
suitable distance from other neighborhoods. These new Centers
and Neighborhoods are the Rocky River Neighborhood and the
North Poplar and South Poplar Neighborhoods. They are proposed
to allow the similar scale and mix of uses and services as the other
Neighborhood Centers.
The Rocky River Neighborhood is adjacent to the Rocky River and
greenway. Street frontage is oriented toward the water. The adjacent
greenway and a neighborhood green space oﬀer exceptional open
space amenities for the neighborhood. The other two neighborhoods,
North Poplar and South Poplar, ﬂank Poplar Center along the new
major north-south street. Each would have a neighborhood green,
adjacent open space and the advantage of being within walking
distance of the more urban Poplar Center.

Future neighborhood centers should have a predominately residential character.
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Special Districts
The Campus District is located on the White and Helms properties.
The intent is to create a cloistered campus environment. The future
user would maintain and respect the exceptional landscape, historic
buildings and resources, developing with minimal impact on the land
and respecting view sheds. This can be a high-end corporate campus
or research campus. Unique users who value an environmentallyfriendly theme and/or LEED certiﬁed buildings should be targeted.
These areas will be developed at such time that existing property
owners desire to sell for business development.

Carefully planned corporate and research facilities blend into the land in a more sustainable development pattern.

Carefully planned corporate and research facilities blend into the land in a more sustainable development pattern.
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Research & Development District areas may have single-use, onestory and ﬂex-oﬃce buildings as well as mixed-use buildings up to 6
stories tall, as permitted in the Central Business District. These optional
Research & Development Districts are located in areas that do not
hinder the proposed street network and can be buﬀered from adjacent
development. However, these districts, too, should conform to the
same streetscape standards as other districts. Pedestrian movement
and street character should be continuous and connected to adjacent
districts and neighborhoods.
Front facades of buildings visible from public roads and open space
should be designed in a quality that matches the broader vision for the
NC 73 corridor. Backs and/or sides of buildings, not visible from the
public realm, may be of a more moderate quality and cost.

0’ 250’

Employment centers can accomodate small scale retail conveinant to workers.

1500’

Proposed Research and Development Special Districts

NOT APPROPRIATE

APPROPRIATE

Build high quality ﬂex ofﬁce buildings. When ﬂex ofﬁce buildings are cheaply
constructed with minimal architectural treatment, the result is a building
which is a poor neighbor and may devalue adjacent land. If ﬂex ofﬁce is
developed as part of a street with quality ﬁnishes and some architectural
character, it can be an acceptable building and use. The image on the right
is an example of a modern ﬂex ofﬁce building which ﬁts onto a street. The
example above is what may typically be developed unless standards are
established and enforced.
Centers, Neighborhoods & Districts
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NC 73 Small Area Plan

The Framework
How Does the Framework Work?
The Master Plan depicts a long-term build out of 20 to 30 years. To
address the unforeseen possibility of development occurring in a
way that is not identical to the Master Plan, a Framework provides
a guide to long-term growth so that the initial goals of the Master
Plan are met. This Framework is comprised of the key planning
principles that must be followed to achieve these goals.

The Zones include:
1. Central Business District – A mixed-use regional employment center
2. Neighborhood Center – A center at a village scale, which has
service-oriented retail, restaurants and oﬃce
3. Neighborhood General – A variety of housing types
4. Neighborhood Edge – Residential near the green edges

The previous two chapters describe the Plan. The Framework
concept is covered in the next four chapters.

5. Special District 1, Research & Development District – Allows for
the research and ﬂex oﬃce buildings to occur; also within this zone
are uses and buildings which would also ﬁt in the CBD
6. Special District 2, Campus – A district that creates a contained,
campus layout of buildings which are nestled in the landscape,
preserving the existing view sheds.
7. Rural Reserve - Very low-density, rural residential and agricultural
uses that are present at the time of the adoption of this ordinance.

The Framework identiﬁes:
• The Zones of Urbanism: The location of Centers, Neighborhoods
and Districts; their intensity, the mixture of uses and building
types that are permitted.
• Streets: The basic network and access management; key
streets that must be built to provide a minimal network;
locations of important intersections along NC 73.
• Open Space: The location of parks, plazas, greens, trails and
greenways.
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Zones of Development
As opposed to single use zones, these Zones of Development
identify both the range of uses and physical form that should occur.
Parameters that are identiﬁed include:
• The permitted range of uses and their location.
• Identiﬁcation of locations that require development of a
continuous frontage of buildings so as to create pedestrian
continuity, and so that key streets are interesting, comfortable and
deﬁned by buildings.
• Identiﬁcation of particular block faces that will require speciﬁc
uses. For example, retail may be required on the ground level so
as to create a retail environment.
• The types of building that may be developed in each zone.
• Intensity: minimum and maximum number of stories, as well as
minimum dwelling units per acre.

��

Central Business District (CBD)
Neighborhood Center (NC)

Neighborhood Edge (NE)
Rural Reserve (RR)
Special District 1
Research & Development (SD1)
Special District 2
Campus District (SD2)
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Central Business District (CBD)
Intent: Create a regional employment center in a mixed-use
environment. This center can potentially develop 15 million square
feet of employment, and also include ground level services and
urban housing options.

�����������������������������������
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Intensity: Building heights ranging from 2 to 6 stories are required,
with a minimum density of 6 to 8 units per acre.
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Frontage Requirements: Key streets include NC 73 and the new
north-south street (Market Street). Key streets require the creation
of continuous frontage; buildings must deﬁne 80 to 100 percent of
the frontage of the block face. Retail and restaurants are required
at the ground level along these frontages. Operable doors are
required a minimum of every 50 feet.
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Mixture of Uses:
• Along NC 73 - Oﬃce buildings are required, ranging from 2 to
6 stories. The ground level should have retail, restaurants and
services or small professional oﬃce suites.
• Along the new north-south street (Market Street), buildings may
be 2 to 6 stories. Where frontage requirements are indicated, the
ground level should be retail and restaurants, upper levels may be
oﬃce or residential.
• All other locations may have 2- to 6-story buildings and may be
mixed-use, oﬃce, live-work, apartment and civic uses.

������������������������������
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This approach will generate approximately 15 million square feet of
oﬃce with support services and housing.
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Building Types Allowed:
• Oﬃce Buildings with retail on the ground level – Mixed-Use
• Stand-alone oﬃce buildings
• Mixed-use buildings that have retail and other commercial uses
and/or residential uses above
• Live-work – buildings with a combination of oﬃce, retail and
residential space.
• Apartment buildings
• Townhouses – may include stacked townhouses
• Hotel/lodging, Civic buildings
Building Types Not Allowed:
One-story buildings are not allowed.
No new building ﬂoorplates greater than 36,000 square feet and no
more than approximately 100-120’ deep.

73
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Location: The CBD is located at the intersection of Poplar Tent
Road and NC 73.

This Framework Plan for the Poplar Center recommends:
• Locations where retail should occur;
• Locations of oﬃce buildings;
• Locations of mixed use buildings and the percentage of
commercial allowed within that zone.
• Locations where commercial or residential may occur with no
percentage requirement within the zone.
• Locations of parking, as well as recommended locations for future
parking structures.
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Intent: To allow for light industrial uses such as Flex Oﬃce and
Research and Development (R&D), which are not permitted within
the Central Business District. This zone allows for the mixture of
uses and specialized product not otherwise allowed in the Central
Business District.
Location: Special District 1 is located on the north side of NC 73
west of Poplar Tent Road, on the south side of NC 73 southwest of
the Central Business District, hidden from view.

Special District 2 (SD2) – Campus District
Intent: To allow for the creation of a campus of buildings. The intent
is to provide a minimal impact on the landscape, preserving view
sheds and unique historical features by containing buildings in a
cloistered campus format.

SD1

Location: Special District 2 is located on the north side of NC 73,
NC 73
west of the Summers Walk development.

CBD

Intensity: Building heights may range from 1 to 6 stories.

SD1

Frontage Requirements: None. Site plan should be submitted to
the Town of Davidson for master plan review process.

Intensity: Building heights may range from 1 to 6 stories.
Frontage Requirements: Any frontage that is visible from a principal
road must have operable doors facing the street.
Mixture of Uses:
Flex Oﬃce, Oﬃce, Research and Development, Commercial,
Residential, educational, lodging, civic uses are allowed.

Mixture of Uses:
Oﬃce, Commercial, Educational, lodging, Institutional uses are
allowed.

SD1

Building Types Allowed:
• Oﬃce Buildings
• Institutional Buildings
• Civic Buildings

NE

Research & Development Districts
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Building Types Allowed:
• Oﬃce Buildings with retail on the ground level – Mixed-use
• Stand-alone oﬃce buildings
• Flex Oﬃce buildings
• Mixed-use buildings which have retail and other commercial uses
and/or residential uses above
• Hotel/lodging
• Civic buildings
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Campus District

Building Types Not Allowed:
One-story buildings are not allowed.
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The goal of the Framework Plan is to extend compatible land uses over multiple jurisdictions.
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Neighborhood Center (NC)
Intent: Create centers with a variety of uses including oﬃce, livework, neighborhood services, retail and urban housing options.
Location: The Neighborhood Centers are located throughout the
study area, indicated on the Zone Map.
Intensity: Building heights ranging from 2 to 4 stories are required.
Frontage Requirements: Key block faces that are indicated are
required to have continuous frontage; buildings must deﬁne 80 to 100
percent of the frontage of the block face. Operable entrance doors are
required a minimum of every 50 feet.
Mixture of Uses:
Retail, oﬃces, restaurants, services, live-works and townhouses are
required. Civic uses are allowed. Operable entrance doors are required
a minimum of every 50 feet.
Building Types Allowed:
•Oﬃce buildings with retail on the ground level – Mixed-Use
•Stand-alone oﬃce buildings
•Mixed-use buildings which have retail and other commercial uses
and/or residential uses above.
•Live-work – buildings which have oﬃce or retail below and
residential space above.
•Apartment buildings
•Townhouses – may include townhouses with detached garages,
integral garages and/or stacked townhouses, which may have two
or more units within the townhouse unit.
•Hotel/lodging.
•Civic buildings.
Building Types Not Allowed:
One-story buildings are not allowed.
East Davidson and Bradford have minimum square footage
minimum commercial requirements; refer to the following page for
these requirements.

Neighborhood General (NG)
Intent: Create areas that are predominantly residential.

Intent: Create areas that are predominantly residential.

Location: The Neighborhood Centers are located throughout the
study area, indicated on the Zone Map.

Location: The Neighborhood Edge zones are located throughout
the study area, indicated on the Zone Map.

Intensity: Building heights ranging from 1 to 3 stories are required,
with a maximum lot width of 60 feet.

Intensity: Building heights ranging from 1 to 2-1/2 stories are required,
with a minimum residential lot width of 40 feet.

Frontage Requirements: Buildings must deﬁne 60 to 80 percent of
the frontage of the block face. Operable entrance doors are required a
minimum of every 60 feet.

Frontage Requirements: Buildings must deﬁne 40 to 70 percent of the
frontage of the block face. Operable entrance doors are required a
minimum of every 100 feet.

Mixture of Uses:
Residential and live-work units are allowed. Operable entrance doors
are required a minimum of every 60 feet. Civic uses are allowed.

Mixture of Uses:
Residential and live-work units are allowed. Operable entrance doors
are required a minimum of every 60 feet. Civic uses are allowed.

Building Types Allowed:
•Live-work – buildings which have oﬃce or retail below and
residential space above.
•Townhouses – may include townhouses with detached garages,
integral garages and/or stacked townhouses, which may have two
or more units within the townhouse unit.
•Duplex or two family homes
•Single Family detached
•Civic buildings

Building Types Allowed:
•Townhouses – may include townhouses with detached garages,
integral garages and/or stacked townhouses, which may have two
or more units within the townhouse unit.
•Duplex or two family homes
•Single family detached
•Civic buildings

Rural Reserve (RR)
Intent: To accommodate very low-density, rural residential and
agricultural uses that are present at the time of the adoption of this
ordinance and the expansion of such uses.
Voluntary District Only: This district shall be established only at the
request of the property owner.
Present Use: The present use of the property may be enlarged or
expanded. However, no more than one single family residence and its
related accessory uses is permitted on each lot of record.
Subdivision Prohibited: No further subdivision of land is permitted.

The Framework

Neighborhood Edge (NE)

Note: Any deviations from these recommendations may
be considered as conditional uses if agreed upon by the
appropriate jurisdictions. Further, deviations must be supported
by the construction of recommended street networks that would
demonstrate a reduced traﬃc impact on NC 73.

6.5

6.6

East Davidson Neighborhood Center (NC)

Bradford Neighborhood Center (NC)

Central Business District (CBD)

Approximate Acreage: 42 acres

Approximate Acreage: 30 acres

Approximate Acreage: 135 acres

Minimum 3,000 to 5,000 sf commercial per gross acre

Minimum 3,000 to 5,000 sf commercial per gross acre

Minimum 0.5 to 1.0 FAR of gross CBD area
Maximum 2.0 to 2.5 FAR of gross CBD area

Retail Centers: No less than 20% to 30% of the total commercial
square feet may be devoted to retail centers.

Retail Centers: No less than 20% to 30% of the total commercial
square feet may be devoted to retail centers.

Retail Centers: No less than 20% to 30% of the total commercial
square feet may be devoted to retail centers.

Oﬃce:

No less than 30% to 40% of the total commercial
square feet may be devoted to oﬃce space.

Oﬃce:

No less than 30% to 40% of the total commercial
square feet may be devoted to oﬃce space.

Oﬃce:

No less than 40% to 50% of the total commercial
square feet may be devoted to oﬃce space.

Housing:

A minimum of 4 to 6 dwelling units per acre must be
provided.

Housing:

A minimum of 4 to 6 dwelling units per acre must be
provided.

Housing:

A minimum of 6 to 8 dwelling units per acre must be
provided.

A maximum of 8 to 12 dwelling units per acre must
be provided.

A maximum of 8 to 12 dwelling units per acre must
be provided.

Retail space in the ground level of live-work units is not included in
the minimum retail requirements.

Retail space in the ground level of live-work units is not included in
the minimum retail requirements.

A maximum of 35 to 40 dwelling units per acre must
be provided.
Retail space in the ground level of live-work units is not included in
the minimum retail requirements.

NC 73 Small Area Plan

The Basic Network & Access Management
The NC 73 Access Management recommendations include the
location of intersections as well as their role within the larger network. The portion of NC 73 that is in the study area is organized into
two street types: the Boulevard with frontage roads and the Parkway.

The NC 73 Concept of Boulevard & Parkway

The center lanes of NC 73 are for the faster through traﬃc. The
median serves as a buﬀer, from the faster traﬃc, creating a more
comfortable environment. Buildings can meet the street with wide
sidewalks, on street parking and travel lane along the frontage road.
The medians on boulevards, between the faster moving traﬃc and
the frontage road, are used as linear parks, greenways with bike and
walking paths.

NC 73 has a dual role, serving both as an east-west regional
connector and as a thoroughfare for local trips. It is anticipated that
NC 73 will need to be widened to 4 lanes in its entirety through the
study area; within the next 20 years traﬃc will increase from a range
of 15,000 to 16,000 cars per day (2003) to as many as 38,000 cars
per day (2025). Conﬂicts between through traﬃc and local trips
need to be addressed. As part of the solution, an improved street
network is proposed throughout the study area. The intent is to
provide an approach for balancing the goals for the development
of centers, job creation, open space and the preservation of view
sheds. The solution along the 3.4 miles of corridor is multi-tiered:
1- Provide a network of streets, trails and walking paths to
move through the study area and beyond.
2- Provide an access management strategy through identiﬁcation
of key locations for intersections and access.
3- Create a Boulevard, a road with frontage roads, where higher
density of development is expected.
4- Create a parkway with a parallel network of trails and streets in
other locations.

The Boulevard

The Boulevard is proposed at Poplar Center, from Poplar Tent Road
westward for approximately 3,000 feet. The Parkway is proposed for
all other portions of NC 73.

A Boulevard at Poplar Center
The intersection of NC 73 and Poplar Tent Road is recognized as
the most suitable location for a Central Business District. Situated
at the intersection of two regional roads and at the convergence
of two counties, this location also has more level terrain necessary
for larger oﬃce ﬂoor plates. In light of the goals such as job
creation, walkability, a unique mixed-use environment and access
management, a boulevard treatment is proposed.
Boulevards are livable streets. They are eﬃcient from a
transportation standpoint, and can also help to create urbane,
mixed-use environments.

Frontage Road

The Parkway with Network of Streets
For the central and western portions of the study area, a parkway
is proposed. The parkway would have improved signalized
intersections for left and right turns as well as pedestrian-friendly
intersections and biking and walking paths. A parallel road network
would also be created as part of the new adjacent development.
This would include a 2-lane curvilinear road that meanders
alongside NC 73.

The Parkway

The Design of the Boulevard and Parkway
Frontage Road

7

Important Regional Alignments
and Connections
An Eﬃcient Network of Streets
Contrary to the commonly-held belief that wider roads
carry more cars and hence are more eﬃcient, a network
of smaller roads is actually more eﬃcient. The network
provides a greater capacity to carry cars than one multi-lane
road. Adding lanes to create a wider road may increase the
capacity of that road, but the increased car capacity of each
new lane is actually less than the original lane. In short, two
2-lane roads are more eﬃcient than one 4-lane road, an
inherent value of a network of streets.
A network of streets also takes the burden oﬀ of NC 73
through more eﬃcient vehicular ﬂow and increased route
choices. A more eﬃcient vehicular ﬂow is created by the
separation of short local trips from longer regional trips. The
network and frontage roads that are part of the boulevard
concept helps to reduce traﬃc friction that currently occurs
on NC 73. Drivers using NC 73 for short local trips have a
diﬀerent mind set; they tend to drive slower and make left
turn and right turns, slowing down the through traﬃc drivers.
An increased number of routes are created through a wellconnected, two-lane network. As a result, providing drivers
with more that one route option between their origin and
destination reduces reliance on NC 73.

As part of the Framework, several key streets, connections and
alignments should be implemented. The diagram depicts major
connections that will help create a cohesive network. Key streets
and their roles are listed below and shown to the right.

1 East Davidson Center
There is a desire to maintain the rural character of June Washam
Road. This is accomplished by several connections:
•

Maintain the road width and design of June Washam Road.
Do not widen or improve it in any way that would encourage
residents to use the road more or speed.

•

Create alternative connections besides June Washam Road
to get onto NC 73. Several existing stubs may be connected
to the new development at East Davidson Center. These
connections should be made.

•

Realign portions of June Washam Road adjacent to East
Davidson Center. Create a route that is less direct than
the existing road. Relocate and realign the connection to
Davidson-Concord Road.

2 Bradford District Park / Bradford Center / Ramah
Church Road
There is an opportunity to align two future streets to create an
intersection, as well as provide an alternate north south route to
Ramah Church Road, by entering through Bradford District Park.
•

Extend Shearer Road and align the entrance of Bradford
District Park to create an intersection.

•

Extend the road through Bradford District Park and create
east-west and north-south connections through the park
onto Ramah Church Road.

Bradford District Park is currently in the design stage. Development
to the north, adjacent to the park, will be seeking site plan approval
in the near future. This alignment and these connections have
several beneﬁts. The signalized intersection will allow residents who
live to the north to safely walk to the park. The two connections help
alleviate the projected traﬃc that would impact Ramah Church and
Ramah Church Road (the Study for the alignment of Prosperity
Church Road is currently underway). This Bradford District Park
Alignment should be considered an option as part of the planning
eﬀort.

7.2

3 Parallel Road to Parkway
A continuous east-west road along the north side of NC 73 is
not possible in the short term. However there is the opportunity
to establish such an east-west alignment as part of immediate
development. This would include an east-west street:
•

At Summers Walk; a stub is already proposed.

•

At Bradford Center; east-west streets are proposed.

•

At East Davidson Center; the east-west road deﬁnes the
edge of the development.

4 Northern Connection to Shiloh Church Road
There is an opportunity to create an east west connection from
Shearer Road to Shiloh Church Road. This is accomplished by
connecting the developments of River Run Phase V, Summers Walk
and ﬁnally through Shiloh Village.

5 Alternate North-South (Market Street) to Poplar Tent
Road / Shiloh Church Road
As part of the development area that is east of Summers Walk and
west of Shiloh Church / Poplar Tent Road, a new north-south road
connects from Huntersville-Concord Road at the south. This road
would be located to meet the new Shiloh Church Road Connection.

6 East-West Connection to New Alternate Road

A new street creating a connection from Poplar Tent Road to the
South Poplar Neighborhood Center.

7 Frontage Roads as Part of the Boulevard
At the portion of NC 73 that is designated as Poplar Center, a
single direction frontage road with a median, on-street parking, and
sidewalks would be created. This frontage road would be built as
part of site improvements for development.

8 New Greenway Streets Parallel to Open Space
New streets which are part of the greenway system run parallel
to Rocky River and other portions of the greenway system. These
roads are single-loaded (buildings and development on one side
only) to allow continuous visibility and access to the greenways.

NC 73 Small Area Plan
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7.3

Access Management along NC 73
Acknowledging that monies for road improvements are limited,
the approach is to improve the network, create more options for
movement and reduce reliance on NC 73. At the same time, this
approach improves the eﬃciency of key intersections and designs
them in a pedestrian manner.
As part of the Access Management strategy, a series of intersections
has been identiﬁed. This includes existing intersections, proposed
alignments to future roads, as well as new streets altogether.
Intersections that are part of proposed Centers should be reviewed
and implemented under the North Carolina Department of
Transportation’s Traditional Neighborhood Development Guidelines.
This includes intersection number 1 at East Davidson Center,
intersection numbers 2 and 3 at Bradford Center, and intersections
number 5, 6 and 7 at Poplar Center. (Speciﬁc recommendations
for Bradford Center are also located at the end of the chapter.)
The improvements at these intersections can coincide with
improvements when development comes online.

5 New North-South Street

This is the location of the new street which would run north south, west
of Poplar Tent / Shiloh Church Road. This street would be an important
new road that would connect from Huntersville Concord Road and
continue northward. A full intersection is proposed at Poplar Center
and would include the Boulevard with frontage roads. This signalized
intersection should have full left turns. The road would continue
northward.

6 New Poplar Center “Pedestrian Crossing”

This intersection is not at a major north-south road. The intent is to
provide an intersection that is designed with an emphasis on creating
a safe pedestrian crossing. This intersection would not allow left turns,
or only allow them at peak hours. The design of the streetscape and
other visual cues would visually pinch the intersection.

7 Poplar Tent / Shiloh Church Road
1 The Intersection of Davidson-Concord and NC 73
There is an existing signal where the two roads meet. That signal
should be maintained. The intersection should be made tighter,
so as to discourage speeding and encourage a more comfortable
environment for bicyclists and pedestrians.

2 Ramah Church Road Connection with Shearer Road

This location is a future connection where a signal will be necessary.

This is the existing signal and intersection. As new development
comes online, additional improvements to make the intersection
more pedestrian friendly would be required.

8 New Rocky River Drive

A greenway is proposed along Rocky River. The intent is to keep this
edge accessible with a public drive. This road would continue along
the edge of the greenway and connect to Shiloh Church Road to the
north. The goal is create an intersection with new development to the
south. This intersection may require a signal in the long term.

3 Bradford Park Road

Bradford Park Road should be aligned to the north-south road that
would be created on the Jacobus property to the north, which would
connect to Shearer Road to the north. This intersection should be
designed to have clearly deﬁned crosswalks, so residents would
feel comfortable walking to the park. An underground connection or
signal may be needed.

4 Summers Walk Development
A signal is needed and must be built to coincide with Summers Walk.

7.4
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Existing Signalized Intersections

See p. 7.6 for details of the
Poplar Center intersections

Proposed Signalized Intersections

Access Management
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5a Intersection 5a is a new major north-south road. It is

et

NC
73
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tre

designed to accommodate north-south movement and left
hand turns. This road can remove reliance on Poplar Tent
Road.

5b Intersection 5b is not at a major north-south road. The intent is

to provide an intersection that is designed for pedestrians to
move comfortably from one side of Poplar Center to the other.
This intersection would not allow left turns, or would allow them
only at peak hours. The design of the streetscape and other
visual cues would visually pinch the intersection.

5a

NC 73

6

6 Intersection 6 is limited access, not allowing motorists onto

5b

7

6
Popl
ar Tent R
oa d

the center thoroughfare. Motorists would have a stop sign.
Crosswalks and signage would give pedestrians priority to
cross onto the median.

7 Intersection 7 is the intersection of NC 73 with Poplar Tent.
Frontage roads connect to NC 73 to allow appropriate
distance from Poplar Tent (to be veriﬁed with DOT).
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Creating Viable Transit
Currently Charlotte Area Transit System (CATS) is in the planning
phase of the Corridor System Plan, a system of transit lines that will
be emanating from Center City Charlotte, connecting the region.
The north corridor is proposed as a commuter rail line that will run
north-south to Charlotte on the Norfolk Southern “O” line. Stations
may be located at Sam Furr Road, as well as downtown Davidson.
At this time, planning has not yet begun on potential bus routes
connecting area residents to the rail. However, in light of NC 73’s
role as a regional east-west corridor, NC 73 should be identified as
a transit corridor, linking to the rail. The Centers along NC 73 should
be thought of as transit nodes and developed as Transit Oriented
Development. Their diversity of uses, density and design as
walkable places will play a critical role in the larger regional transit
system, contributing to a healthy ridership, or sufficient number or
riders to make the system viable. Residential density and a mixture
of uses are key factors in creating healthy ridership, with people
walking and biking to use transit in the Centers.
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Key Factors in the Success
of the Centers as TODs

NC 73

The Centers should be developed as Transit Oriented Development,
however larger policies and the efficiency of the Transit system will
affect their success. Making transit attractive requires that it be more
convenient than driving. It is a question of convenience and price. Is
transit comfortable, faster and cheaper than driving?

Potential East-West Bus Route

Another factor is the cost of commuting. If the cost of parking at
the destination cheaper than riding transit? As an incentive, free
or inexpensive parking should be provided at the centers. This will
require public/private partnerships to finance the construction of the
parking. Creative options such as density bonuses to developers
who provide additional parking can be explored.
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Potential Circulator Routes
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Key factors in creating viable transit will include:
• Route structure, good connections of origins and destinations.
Stops located where people live and work.
• Service frequencies, time between available the buses or rail.
• Service timing, the time between connections.
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Developing dense Centers that help sustain healthy ridership is
important. Equally as important is making transit a viable option for
residents in adjacent developments. The residents will need Park
and Ride Lots, transit stops where commuters can leave their cars,
take an express bus to the rail station, and also have access to
the retail and services such as daycare or dry cleaners that would
be located in these centers. From a station design standpoint,
additional commuter parking should be provided. However,
parking should be situated so that commuters have access to
retail and services, to contribute to their viability as well. Commuter
parking should be hidden from street view, behind buildings,
with passageways to the street. In the Neighborhood Centers for
example, the transit stop can be at the green, with parking spaces
dedicated behind buildings. In Poplar Center, the commuter parking
can be located within a midblock parking structure, preferably on
the blocks directly adjacent to NC 73. Based on commuter patterns,
this structure is preferably located on the north side of NC 73.
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An example of a potential future bus route which utilizes key centers as stops.

8.2

East Davidson Small Area Plan

*

Da

vid

so

n-

Co

nc

or

dR

d

Pavilion/bus stop examples

The Centers can accommodate additional commuter parking within the blocks. In the case of the Neighborhood Centers, the greens can function as the
transit stops. Busses stop at the green. Goods, services and retail such as a small grocer and daycare help reduce car trips.

Bus/Shuttle Route

*

Creating Viable Transit

Potential Location for Pavilion/Bus Stop
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Open Space
The Greenbelt,
a System of Parks and Open Spaces
Open spaces can be attractive and meaningful for a variety of
reasons. They can oﬀer many experiences, ranging from the
aesthetic enjoyment of long views created by environmentally
preserved lands and working farms, to physical use of trails and
greenways for walking and biking, as well as passive and active
parks with structured ﬁelds and courts.
This Plan is conceived as a series of neighborhoods nestled within a
greenbelt. Maintaining a connected series of green spaces, ranging
from the natural, environmentally valuable lands to more structured
parks, creates the greenbelt. The Plan seeks to create and maintain
visual green borders between neighborhoods, centers and districts
which provide a natural habitat for wildlife and an amenity.

Natural Lands as an Organizing Element
Lands that are deemed un-developable due to streams, ravines
and topography form green ﬁngers, which surround and deﬁne
neighborhoods. These natural lands have tremendous ecological
value and should be thought of as an asset. Parcels that are kept
as natural lands should be connected so a contiguous native habitat
is maintained.

Natural Edges Designed for Enjoyment
These green ﬁngers deﬁne the edges of neighborhoods and
provide a unique amenity. Residents of each neighborhood can
have access to natural environments within walking distance
of their homes. The edges between neighborhoods and green
spaces are deﬁned by single loaded roads (drives). These natural
borders provide an opportunity for passive recreation. As the
neighborhoods develop, these edges can be designed to include
picnic tables and grills.
Importantly, the recommended buﬀers along Rocky River and other
stream corridors provide buﬀers to existing, adjacent low-density
and more “rural” landscapes and development as well as contribute
to land conservation and water quality.

Regional Trails & Greenways
Local Trails & Greenways
Neighborhood Greens
District Parks
Privately Conserved Lands
View Sheds
SWIM Buﬀers

Open Space Network Plan

9

An example of a trail system.

The median on this Boulevard creates a linear park.

Savannah’s squares are all distinct. Their uniqueness is created by the
surrounding buildings, civic art and landscape.

The Trails System

District Parks

Greenways

Along these natural edges a system of trails can be established. Trails
can have signage and be informally marked. Trail heads and wayﬁnding signage can provide direction to other destinations such as
Neighborhood Centers, or the NC 73 Greenway.

District parks are larger parks that provide active recreation with ﬁelds
and courts for structured games and tournaments. Bradford District
Park will be located on the south side of NC 73.

Greenways are linear parks, often serving as alternative transportation
routes for pedestrians and bicyclists, as well as conservation areas that
provide passive recreational opportunities.

View Sheds
Preserved lands and working farms can provide long views. This
type of open space is typically private, but valued by the community,
as the landscape is visible from the public domain. View sheds are
maintained along the environmentally preserved lands and Bradford
District Park on the south side of NC 73. Long views are also preserved
as part of the Campus District.

Neighborhood Parks & Greens
Neighborhood parks and greens are located throughout the study
area. Each Neighborhood Center is deﬁned by a green. This open space
provides an opportunity for the Neighborhood Centers to create their
own distinct identity through memorable architecture and civic art
such as sculpture and water features. The Neighborhood greens can
become places of ceremony for special event as well as day-to-day
enjoyment for informal play and relaxation.
Additional greens are located throughout the neighborhoods. As these
neighborhoods develop, the community can assess how they would
like each to be utilized. For example they may be left open for informal
games or be designed for more speciﬁc uses such as tot lots.

9.2

Several Greenways are proposed along NC 73 and along Rocky
River. Along NC 73 at Poplar Center the medians are proposed
as linear parks, deﬁned by an allee of trees with benches. On
the remaining portions of NC 73 the greenway would continue as
a walking and biking path removed from the road, buﬀered by
intermittent stands of trees. Rocky River is proposed as a greenway,
dominated by a natural edge and fronted by homes on a residential
drive and a natural edge to the river.
Typically, the more interconnected and extensive greenways and
trail systems are the more successful, as they are enjoyed by
more people and used as a viable means of transport. An eﬀort
should be made to link existing bike paths, trails and greenways to
new ones, to create an alternative transportation route system for
pedestrians and bicyclists.

NC 73 Small Area Plan

Urban Design Recommendations
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There is a concern for not only the aesthetic experience of NC 73,
but also the overall health of the land and the people who live on it.
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Many factors aﬀect the quality of a public realm. In order to create a
sense of community and a safe environment, there are a number of
design considerations involving street layout appropriate to adjacent
uses, the pedestrian experience, placement of buildings and their
relationship to the street and similar.
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Green building practices
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Urban Boulevard

2

Parkway

3

MU: 2-way

4

MU: 2-way Avenue

5

MU: 2-way Opp Green

6

MU: 1-way GW Opp Green

7

Res 2-way

8

Res 1-way GW Opp Green

9

Res 2-way Opp MU

11

Res 2-way Avenue

12

Res 2-way Drive

13

2-way Rural Rd

14

2-way Rural Rd Opp Green

15

2-way Opposing Greens
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The Access Plan (Chapter 7) makes speciﬁc
recommendations as to the minimal network of
streets in the Small Area Plan. This chapter provides
recommendations as to the variety of streets that could
be created if the Masterplan were followed. As streets
transition from rural to urban settings they change
character and how they are used. For example, in a
Neighborhood Center, the street may have wide sidewalks
and on-street parking to create a comfortable retail
environment. That same street may transition to a more
rural drive adjacent to a green space. A pathway may only
be necessary. Transitions in character from rural roads to
urban streets is integral to the overall experience within the
area covered in the Small Area Plan.
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NC 73

NC 73 is proposed as a Parkway until it reaches the Central Business District. At this point the road transitions
into an urban Boulevard with frontage roads.

Urban Boulevard

1

MU

P(p)
Pl

SW

MU

Pl

Pl

Pl

P(p)
SW

Pl
Frontage Road

Frontage Road
Right-of-Way

MU

Pl

MU

Right-of-Way

The center lanes accommodate the 4 lanes
of higher-speed traﬃc. The frontage roads
accommodate slower, local traﬃc and are
lined with parallel parking and a mix of uses,
including retail and dining establishments
with space for outdoor seating on the wide
sidewalks. The center median is a green
swath and serves as a safe spot for crossing
pedestrians.

Urban Design Recommendations

Parkway

2

The Parkway is based upon preservation
of viewsheds.

10.3

Mixed-Use
Mixed-use includes all streets that are not exclusively residential.
The emphasis is on creating an interesting and comfortable
environment with sidewalks and on-street parking. In some cases
the intent is to create an ideal setting for retail and outdoor dining.
Angled, on-street parking may be permitted if agreed upon by local
jurisdiction.

Two -way

3

SW

P(p)

P(p)
Right-of-Way

10.4

4

SW

Two -way Avenue

SW

P(p)

Pl

P(p)

SW

Right-of-Way
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Two -way Opposite Green

SW Pl

P(p)

Right-of-Way

Urban Design Recommendations

SW

6

One-way Give-way

SW Pl

P(p)

SW

Right-of-Way

10.5

Residential
Residential streets range from the wide gracious streets with a
median and large houses, to the more intimate Give-Way Lane.

Two -way

7

SB

SW Pl

P(p) Pl SW

P(p)

8

SB

Right-of-Way

SW Pl

P(p) Pl SW

SB

9

Two -way Opposite
Mixed Use

SB

Right-of-Way

Narrow lanes
and parallel
parking help to
physically and
subconsciously
enforce the speed
limit.

10.6

One -way Give -Way
Opposite Green

SW Pl

P(p)

P(p)

SW

Right-of-Way

Private parking
for residents is
located at the rear
of the houses, with
overﬂow parking
in parallel spaces
along the street.

Commercial or retail uses must be in comparable
scale to surrounding buildings.
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Two -way Attached Green

SB

SW

SW Pl

Right-of-Way

Urban Design Recommendations
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Rural
Rural roads should be narrow and winding, so as to discourage
speeding by motorists. The road can be thoughtfully designed to frame
views. Pathways for pedestrians and bicyclists are recommended.
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Urban Design Recommendations:
Blocks & Streets
Previous chapters have addressed urban design principles
regarding the design of centers, neighborhoods, network and open
space. This section addresses additional principles of urban design
at the block scale.
As pedestrians walk from block to block there should be consistent
visual interest and comfort. Several variables play a role in
inﬂuencing this environment:
1. Comfortable sidewalk experience.
2. The design of intersections and crossing points.
3. A variety of buildings and lot widths.
4. The fronts of buildings should deﬁne the street.
5. Public spaces should be deﬁned by the fronts of
buildings.
6. Oﬀ-street parking and service areas are located
behind buildings.

1. Comfortable Sidewalk Environment:
Sidewalks are public, outdoor rooms. When well-designed
these spaces are interesting and comfortable and people linger,
encouraging shopping and dining. When streets and sidewalks are
not comfortable and interesting, pedestrians will not use them.
Retail streets and residential streets diﬀer in important design
details.

Strong visual merchandising, signage and creative solutions for benches,
planting and art keep the retail experience interesting.

Retail Environments
In retail environments, the important features include wide
sidewalks, shade and on-street parking. Sidewalks should be
wide to allow a variety of experiences to occur such as dining,
shopping and strolling. In retail environments, a twelve-foot wide
sidewalk is minimum to provide enough space for outdoor dining
and to allow people to walk next to each other and pass others
easily. Trees, awnings and colonnades provide shade. On-street
parking creates a buﬀer from moving cars.

On this retail street, the sidewalk is serving three roles. The portion
adjacent to the storefront has seating for outdoor dining. The center
is unobstructed for walking. The edge of the sidewalk has street shade
trees and street furnishings such as trash receptacles.

Urban Design Recommendations

Though this sidewalk is not expansive, approximately 13 feet wide, it
is an interesting public space.
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Residential Streets

2. The design of intersections and crossing points

On predominantly residential streets, there is a variety of street
types, ranging from wide Avenues to narrow Lanes. Typically, wider
streets have larger homes with deeper front yards, sidewalks and
swales with trees that help to create the more generous proportion.
Narrow Lane streets may have little to no swale with buildings closer
to the street and may rely on tree planters and trees leaning from
private property for green coverage. Sidewalks can be much more
narrow, as residential streets typically have fewer pedestrians.

The design of intersections should allow for safe and comfortable
pedestrian crossing. This requires visual cues for motorists to
stay alert and slow down. The design should limit the crossing
distance, with travel and turning lanes as narrow as possible. When
the crossing distances are excessive to the point of not allowing
pedestrians to cross in one signal cycle, a median should be
provided as a safe waiting space.
Turning radii should be small so as to discourage motorists from
speeding. This will also limit the crossing distance.

3. A variety of buildings and lot widths are encouraged.
Buildings and the spaces between buildings create visual variety.
Overt repetition of buildings, especially with poor architectural
quality, can create a monotonous environment.

4. The fronts of buildings deﬁne the blocks.
On this residential street, a wide swale and planting strip and building
setback create a green expanse.

The quality of the public realm is made safe and inviting by having
the fronts of buildings deﬁne the streets. Operable doors and
windows should face the street to create destinations on the street
and provide natural surveillance.

5. Public spaces should be deﬁned by the fronts of
buildings.
Public spaces feel safer through natural surveillance created by
operable doors and windows. Sight lines should be maintained
through public spaces, with shrubs trimmed low and tree limbs
trimmed above 10 feet.

6. Oﬀ-street parking and service are located behind
buildings.
Back-of-house uses such as oﬀ-street parking, garages, delivery
and garbage pickup should be kept out of view from the street.

A twelve foot sidewalk on this residential street incorporates shade tree
planters that are offset from the stoop and front steps, so as not to create a pinch point.
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In comparison to the image above, this building is situated closer to
the street, and is adjacent to a narrower swale. Regardless the street
appears green through a combination of trees in the public swale and
lean-to trees from the front gardens on private property.
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Green Building Practices
Along with the creation of dense, walkable centers, green building
practices can be utilized to increase the sustainability of new
development in the study area. Green building practices include
the manner in which a site is developed, the materials utilized in
construction, building design and building systems design. LEED
(Leadership in Energy & Environmental Design) Certiﬁcation is a
voluntary, consensus-based group of standards set by the United
States Building Council to evaluate development of buildings
and sites according to green building principles. Green building
practices are evaluated according to site design, water eﬃciency,
energy use and atmosphere, materials and their resources, indoor
environmental quality, innovation and design process.
Sustainable site design includes practices such as:

Energy and Atmosphere, building and building systems designs
that utilize less energy:
• Utilizing renewable energy through building systems such as
photo voltaic cells
•

Design of buildings for passive cooling and heating

•

Utilizing building systems that cool and heat utilizing “fuzzy
logic” to minimize the consumption of energy

Materials and Resources:
•

Construction waste management, containing and recycling
material during construction

•

Use of recycled, post-consumer and post-industrial
materials

•

Storage and collection of recyclables

•

Reducing site disturbance, limiting the footprint of
development, and creating compact development

•

Minimizing site disturbance by limiting erosion and
controlling sediment

•

Use of building materials from within the region, to minimize
energy costs from transporting those materials

•

Reducing heat islands by limiting asphalt and other
impervious surfaces that generate heat

•

Rapidly renewable materials

•

Stormwater Management, the treatment of water quality on
site, which can include passive ﬁltration on site and green
roofs

•

Alternative Transportation, which can include providing a
ﬂex car on site, or onsite design features such as bicycle
storage. This can also include oﬀsite policy such as
providing public transportation or alternative fuel vehicles

Green roof at Chicago City Hall

Indoor Environmental Quality:
•

Ventilation eﬀectiveness

•

Low-emitting materials such as paints, carpet, adhesive,
sealants, composite woods and agriﬁber

Water Eﬃciency:
•

Irrigation methods, using reduced water quantities through
xeric and native plantings, or use of potable water

•

Recycling water through potable water systems

•

Capturing water through cistern systems

Green roofs reduce energy costs.
Urban Design Recommendations

The Chesapeake Bay Foundation Headquarters is a LEED certiﬁed building.
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Hypothetical Build-Out
These diagrams represent a sequence of how development may
potentially occur and grow over 1) the short term - the next five to
ten years; 2) the intermediate term - the next ten to twenty years;
and 3) the longer term - twenty to thirty years and beyond. The
diagrams are for illustrative purpose only and should be used as a
guide by policy makers.

Short Term - 5 to 10 Year Scenario

Flexibility of development is important; changes in policy,
the economy, and market pressures will vary over time. The
development intent for the NC 73 corridor is to grow smart - that is,
to develop and build compact, identifiable, mixed-use and functional
centers that provide jobs, services and diverse housing options all
within close proximity of each other, while still enabling preservation
of valuable open space.
Under such a scenario, development will utilize less land, but will
need to be built at moderate to high densities (such a development
strategy is preferable to allowing low density development that
utilizes more land for the same number of units and employment).
Neighborhood centers should be built, in the short term, to include
employment, services and diverse housing choices. However,
such centers can remain compact and the “edges” can be phased
in over time. Poplar Center should be built in the same way;
employment, office and services together with high density housing
in the short term and the “edges” phased in over time.
As development progresses over time, decisions will need to be
made to determine if fiscal and economic policy, public opinion,
infrastructure, services, road capacity and similar warrant continued
growth. For example, if in five years, policy goals were to establish
a no-growth position, development would cease and the “edges”
may not be built. However, since initial development of the centers
and neighborhoods is thoughtful, well-conceived, and includes
jobs, services and a variety of housing, impacts are minimized while
benefits are maximized, even if the long-term plan never comes to
fruition. Moreover, if a no-growth policy is reconsidered, the master
plan can continue to grow and function as originally conceived, with
completion of the neighborhoods, centers and edges.
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Economic Overview
The NC73 site is located within the Lake Norman area of northern
Mecklenburg County. The economic driver for the county and the region is
Charlotte, a city of over 600,000 people. Charlotte is the center of a large and
growing metropolitan area with a population exceeding 1.6 million and an
employment base of more than 800,000 workers. The Charlotte area’s economic
base is highly diversified, with 10 major sectors each contributing between 4%
alone in seeing a shift out of manufacturing. Nationwide, a dramatic
Cabarrus County
and
13%
of
employment
and
all
other
sectors
sharing
18%
of
remaining
jobs.
decrease in production employment resulted from a variety of facBy comparison, Cabarrus County’s economy is more oriented to

Economic Overview

This section provides a strategy for economic development pertaining to the NC73 site and its relationship to three jurisdictions: Davidson, Huntersville, and northwest Cabarrus County. This strategy
forms a basis for key recommendations in the conceptual land use
plan prepared for the NC73 site; and relates back to the goal as
established at the beginning of this document of creating a “competitive economic development approach” in order to attract jobs
and diversify the area’s fiscal base. That approach is oriented to
new-economy businesses attracted by the exceptional qualify of life
and rural character of north Mecklenburg County, along with access
to business amenities and the natural environment.

Economic Overview
The NC73 site is located within the Lake Norman area of northern
Mecklenburg County. The economic driver for the county and the
region is Charlotte, a city of over 600,000 people. Charlotte is the
center of a large and growing metropolitan area with a population exceeding 1.6 million and an employment base of more than 800,000
workers. The Charlotte area’s economic base is highly diversified,
with 10 major sectors each contributing between 4% and 13% of
employment and all other sectors sharing 18% of remaining jobs.

Employment & Labor Force
Charlotte Region

Manufacturing is the Charlotte region’s largest employer, with 13%
of all jobs. However, the region is not dependent on this sector.
Retail, finance, and health each generates more than 10% of jobs
in the region. Other important sectors include accommodations,
wholesale trade, business services, construction, professional services, and transportation.
Overall, the region added more than 60,000 jobs between 1998 and
2002, a period that coincided with both national economic expansion
and recession. Education saw the fastest growth in the Charlotte region, increasing by 133% (10,000 jobs) during this period. The financial sector expanded by 108%, and added the most jobs (45,700)
of any sector in the Charlotte region. Other fast-growing sectors
included information services, arts & recreation, and health care.
While Charlotte has seen exceptional growth, the region also suffered job losses in manufacturing, mining, and business/administrative services. The manufacturing sector lost 30,800 jobs in metropolitan Charlotte, or almost 23%, during this period. Charlotte is not

tors, not the least of which was the drop in orders during the reces-

& Laborlosses
Force
Employment
sion. However, continuing
in this sector are largely attribut-

able to foreign competition and lower wages, particularly in China
and southeast
Asia.
Chart
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Metro Charlotte Economic

Sources: U.S. Dept of Commerce and Randall Gross / Development Economics
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manufacturing, with almost 20% of the county’s 70,000 resident
workers employed in manufacturing. NC73 is important to the
county as a transportation corridor providing access to markets.
The County suffered a blow with the closure of Pillowtex, a major
manufacturer
Charlotte
Region. with 4,000 employees. Other key sectors for Cabarrus Countyisresidents
include education & health (17%), retail trade
Manufacturing
the
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spin-off from Concord Mills’ 15 million visitors. The county would like
counting for roughly 50% of the metropolitan Charlotte economy.
to see flex industrial and infill office uses in the NC73 corridor.
Unemployment has remained low, even during recession, thanks
to Charlotte’s diversified economy that generates new jobs in many
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those
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1 a very small portion of the regional economy.
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household
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$50,000,
slightly
higher
than
the
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With a labor force of 3,570, Davidson represents only 0.9% of Mecknational average. Mecklenburg workers commute an average of 26
lenburg County’s total workforce. Davidson’s workers differ from
minutes, and almost 80% drive alone to their jobs.
those of the county and region in dramatic ways. More than onethird of Davidson’s residents hold jobs in education and healthcare,
The largest share (40%) of Mecklenburg County workers are in
largely because of the influence of Davidson College as a major
management and professional positions. Another 29% are in sales
employer.
or other office jobs, while 12% work in service professions and only
11% as laborers. Thus, Mecklenburg County’s economy is oriented
About 12% of residents work in professional and technical services
to white-collar jobs. Key sectors for county residents include eduand 11% in the financial sector. Almost 10% of Davidson’s residents
cation & health (16%), finance & insurance (15%), professional &
work in manufacturing, but they tend to hold management and protechnical services (12%), retail (11%), and manufacturing (11%).
fessional positions at those companies. In fact, more than 60% of
Davidson’s residents hold management and professional jobs, while
22% are in sales/office occupations, and 10% in service jobs. Few
work as laborers.

Partly as a result of the occupational mix, median household incomes in Davidson far exceed the regional average, at $80,000 per
year. Davidson’s residents tend to be highly-educated, white-collar
professionals. Despite their unique demographic characteristics,
Davidson residents’ commuting behavior still mirrors that of the
county and region as a whole, with 75% driving alone for an average
commute of 26 minutes.

Randall Gross / Development Economics

Davidson

An inventory of existing businesses was assembled based on
site analysis and data provided by the local downtown association. Davidson’s businesses are clustered in the Village Center, the
Warehouse, and along South Main. The Village Center is recognized
throughout the region as an attractive symbol of Davidson’s smalltown way of life. While not a “business” per se, Davidson College
is an important anchor and employer prominently located near the
center of town. In addition to the major corporate presence of Ingersoll Rand, Davidson has approximately 66 businesses occupying a
total of 181,000 square feet. About 64% of this space is occupied
for office use, while 36% is in retail use. While not located in Davidson, Lowe’s has recently constructed ifs corporate headquarters in
NC73
nearby site
Iredellmust
County.

Huntersville’s residents share some similarities to those in Davidson,
with median incomes high above the regional average at $72,000
per year. Huntersville’s labor force is larger than Davidson’s, repExisting
Business Base
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The downtown retail inventory is summarized in the Appendix.
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Davidson’s office uses are dominated by business and professional

Ingersoll-Rand (1,100 employees) and Lowe’s (1,400, increasing to
1,750 employees) are clearly the major corporate employers in the
Davidson area. These two companies share many characteristics
that relate to their decision to locate in this area, including the fact
that both companies have historical connections to Winston-Salem.
Neither company is interested in “marquee” visibility and prefers
their somewhat hidden locations away from major highways and
corporate nodes. Both companies are attracted by executive housing in the Lake Norman area, and both have generated spin off in
the local economy for professional services and soft goods.

Huntersville

Huntersville is the primary economic hub of north Mecklenburg
County and the Lake Norman region. The community has grown
from 3,000 to 35,000 people in only 15 years. Retail development
has exploded in the area, with the addition of NorthCross Shopping Center, Birkdale Village, and Northlake Mall, among other retail
hubs. Despite its rapid residential and retail expansion, Huntersville
is also well-located for attracting manufacturing and distribution
businesses, thanks to its access to the I-77 and NC115 corridors
linking the Lake Norman area with Charlotte.
The Brookwood site on NC115 in Huntersville was appropriately
selected as the home of the new Brookwood Industrial Park, a joint
venture between the three Lake Norman communities (Huntersville,
Cornelius, and Davidson) to attract jobs, enhance the fiscal base,
and diversify the “North Meck” economy beyond its bedroom communities. This 350-acre park on Highway 115 provides many opportunities to attract light manufacturing of plastics and other clean
industrial uses. It is critical that efforts to develop the NC73 corridor
consider the competitive impacts on the marketability of other, betterlocated sites like Brookwood for attracting industrial development.
Huntersville and Cornelius share Davidson’s small-town downtown
image. While Huntersville is the fast-growing retail mecca and home
to burgeoning new business parks, it also retains its small town
feel. Old Statesville Road offers small specialty shops and during
season, downtown Huntersville still hosts a farmer’s market on Main
and Maxwell streets near Town Hall. The Carolina Renaissance
Festival is held in the rural setting of the Huntersville portion of the
NC73 site.

NC 73 Small Area Plan

Business Survey

Demographics. Local Davidson-area businesses responding to the
survey include primarily professional services firms (as opposed to a
much broader mix from the other areas). They have been in busiThe NC73 site is part of a larger, Charlotte regional market. Most
ness for an average of 13 years and have an average 14 employees
of the economic development interest at this site will be generated
(excluding the major corporation in town). These businesses occupy
from businesses within the Charlotte region and as such, it is imporan average of 7,380 square feet of space, with about 43% in office
tant to understand how Davidson and surrounding areas are peruse. Approximately one-third of local businesses are renting their
ceived in the region as
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location. In/particular,
it is critical Economics
Randall
Development
space, while the rest own. Rents are averaging $15.25 per square
to determine what the area’s strategic competitive advantages are
foot.
for attracting business, and what types of businesses the site is best
suited.
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equivalent to the growth rate of the last few years. On average,
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to other major Charlotte-area businesses, and 250 to businesses in
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Chart 2

Key Input/Output Markets. Primary markets for Davidson/Huntersville
businesses are local (30%), with about 23% national and 15% Charlotte metropolitan area. By contrast, Cabarrus County businesses
Randall
Gross / Development Economics
have the Carolina’s/Seabord as their primary market (34%), followed
by Metro Charlotte (33%), and local markets (17%). Soft inputs like
office supplies are supplied from the Lake Norman area. However,
Chart
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Davidson's Competitive Advantages
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Perceptions of Davidson/NC73 Site. Many business representatives
associate the NC73 Site with Davidson. They perceive Davidson as a small
college town (31%), a nice place to live (29%), and as a bedroom community
(24%) that is too expensive (10%). In terms of their perceptions of northwest
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Competitive Advantages

Key Findings

Survey respondents perceive Davidson’s and the NC73 site’s greatest strength for attracting business to be the positive image that it
generates. That image relates back to their perceptions of the area
as a small college town, a rural and undeveloped natural area, and
a nice place to live.
Other competitive advantages noted for this area include the high
quality of life, good location, and access to executive housing.

Based on the economic overview, business inventory, and survey
of regional and local business executives, several considerations
emerged as an input to planning and economic development for the
NC73 site.

Disadvantages are the area’s high real estate costs, strict regulatory
environment, and lack of available building space for purchase or rent.
Key competitive advantages for Cabarrus County include its location,
transportation access, quality of life, and available worker housing.
Key Issues & Development Concerns. While traffic is seen as mild
in Davidson/Huntersville compared with the rest of the region, it is a
growing issue (mentioned by 40% of respondents) and concern that
respondents want the towns to address. Other important issues to
be addressed include the capacity and quality of the education system (23%), overall planning issues (14%), tax & fiscal issues (9%),
and available sites & buildings (5%).
When asked how they would like to see available land in Davidson,
Huntersville, and northwest Cabarrus County developed, almost
one-third responded that development should occur in character
with the village center of Davidson. About 20% of responses were
geared toward encouraging a more diverse business environment,
while a similar number would like a small business “urban village”
environment. About 16% of responses favor a new mixed-use community. The business respondents were clear on which uses they
do not want to see at the NC73 site, namely manufacturing or industrial uses or high-density residential.

Small Town Image & NC73

Clearly an important consideration is the impact of NC73 development on the health and vitality of the downtowns of Davidson,
Huntersville, and Cornelius. Downtown Davidson has emerged as
a strong “brand” relating to the quality of life and positive business
image for the area. Thus, any new development at NC73 should
help solidify this image and strengthen the brand by complimenting
rather than competing with the traditional village. NC73 development
can create spin-off activity that might be accommodated downtown,
along with new residential, office, arts, cultural, and civic functions. If
certain retail and civic amenities are driven to NC73, then the question of whether there should be “two Davidsons” will arise, along
with issues of competition and impact on the brand.

Rural Character

A key strength and part of the positive image expressed by business
executives is the rural character and natural environment of this
area, unencumbered as yet by high-density development, industrial
uses, and traffic congestion. Thus the rural character is also part
of the branding of the site and one of its competitive advantages,
relating directly to perceptions of the high quality of life in Davidson,
Huntersville, and northwest Cabarrus County. With access to Lake
Norman and its large supply of executive housing, the NC73 site is
idyllic as perceived by the region’s business executives.

Professional & Business Services. The competitive strengths of the
site, based on the area’s existing clean business mix and white-collar labor force, its existing amenities and location, and perceptions
of its small town and rural character among business executives,
would tend to favor this site as a location for the following professional and business services:
•
•
•
•
•
•

Knowledge industries
Computer technologies/consulting
Product development
R/D opportunities with UNC-Charlotte
Corporate suppliers
Arts, culture, design services

Economic Development Vision
The communities and area stakeholders have expressed a clear vision for the economic development of the area and of the NC73 site.
This vision is buttressed by findings from the economic analysis and
the business survey on the inherent strengths and economic opportunities for the area.

Employment-Generating Uses
Local officials in Davidson, Huntersville, and Cabarrus County have
determined the need to attract businesses to the area in order to
diversify and balance their fiscal base. By attracting employment to
the area, local residents can also reduce their commute times and
enhance their quality of life. Regional traffic issues can be ameliorated somewhat if people work, shop, and play closer to home. Thus,
the vision for development of the NC73 site focuses on employment-generating uses.

Small Town / Rural Character
as a Competitive Strength
The economic overview and business survey suggest that the area’s
competitive strengths relate to its positive image and high quality of
life, which are driven in part by the small town and rural character of
the area. Residents and business people alike agree that a priority
for any development should be to maintain and enhance the area’s
high quality of life, its unique character, and its natural amenities.
The types of businesses that are attracted by such factors are generally “clean,” white-collar professional, technology, and business
service companies.
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NC 73 Small Area Plan
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Sensitive Development

Comparable Communities Survey

The combination of economic development objectives and potential
opportunities leads directly to a framework for the physical characteristics of development at the NC73 site. This framework suggests
the need to pro-actively reserve land for employment-generating
uses, but to ensure that development conforms to the area’s unique
small-town image and rural character. Wherever possible, the natural
contours and amenities of the NC73 site should be preserved while
accommodating a sustainable form of development. By doing so,
the NC73 site will capture its natural amenity value as a marketing
tool for attracting the types of businesses most likely to locate there.

The conditions surrounding development of the NC73 site are not
unique. It is important to understand how comparable communities
have achieved their economic development objectives in a context
of rapid residential growth and suburbanization. In order to provide
context to help guide strategic economic development planning for
the NC73 site, a survey was conducted of comparable communities.

Complementary Versus Competitive
Uses should complement, rather than compete with, the existing
small town business base. Development without sensitivity to the existing business base and small town / rural image will only serve to
re-arrange jobs within the area, rather than create net new employment. The economic development vision for the NC73 site also calls
for cooperation rather than competition between jurisdictions and
between private property owners. Without such cooperation, development on one portion of the site can have a deleterious impact on
the opportunities for development on other portions of the site. The
actions of one property owner or jurisdiction can impact positively
or negatively on the use and value of another’s land. Cooperative
efforts will help guarantee results that are beneficial to all.

Economic Development Strategies
The economic analysis, business surveys, and community vision
help inform the types of economic development strategies that are
appropriate for the NC73 site and surrounding areas. To further
inform these strategies, a survey was conducted of comparable
communities nationwide. This survey gleaned information on how
other, similar communities have attracted businesses by building on
their inherent strengths without compromising their high quality of
life. Based on the output of this survey and the other analyses, a set
of “target” industries are identified that are consistent with the economic development vision for the area. Several standards for physical development of the NC73 site are then recommended based on
the requirements for attracting these particular targeted businesses.

Even though the NC73 site includes rural portions of Huntersville
and Cabarrus County, the Village of Davidson is the closest business and economic node to the site. The surveys and interviews
with Charlotte-area businesspeople identified the site most closely
with the Village of Davidson and its small-town image. Given the
NC73 site’s location near and association with the Village of Davidson, communities were selected that are comparable to Davidson
but are also adjacent to suburban communities like Huntersville.
As such, the selection criteria for comparable communities focused
on small college towns located in the path of rapid suburbanization
in a growing metropolitan area. These towns must have small, liberal
arts colleges with enrollment of less than 2,000 and with high academic standards (combined SAT scores of at least 1000 to 1200). The
college is often the primary existing employer or economic driver and
the town’s “branding” is directly related to the college and the smalltown, “main street” image. These towns must be experiencing the
same kinds of development pressures seen in the area surrounding
the NC73 site, and share similar demographics, housing types, and
incomes. The communities were selected from a diverse geographic
mix (southeast, midwest, northeast, far west).
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Key “Target” Industries
These communities also share an attraction to similar types of businesses due to their lifestyle and competitive advantages similar to
the NC73 corridor:
• Research, technology, & “brain trusts”
- No local college spin-off, but college-oriented
- Spin off from larger, regional university drivers
• Relating to regional industrial research strengths
• Medical & retirement uses
• Corporate headquarters & management services
• Professional & technical services (design, engineering, etc)
These businesses tend to locate near the homes of their highly-educated executives, technicians, and professional staff. Their location
decisions are therefore driven by quality-of-life issues. Many are
drawn to a natural setting and small-town way-of-life without all of
the traffic and poor design typical of suburbia. Because small college towns are attractive for retirement, many of these communities
support impressive medical and retirement facilities to complement
their higher-education and cultural centers.
Davidson, Huntersville, northwest Cabarrus County and the NC73
site hold particular appeal for these businesses but also more specifically those services that have emerged from within the Charlotte
regional economic base. Key targets for the NC73 site are therefore
refined to include the following businesses:
• “Green” businesses and environmental services
- Consistent with rural character, labor force, policy direction
- Provides the area with a “cutting edge” development strategy with a unique role among Charlotte region communities
• Start-up & business headquarters
- Especially banking, investment, and other financial services
- Resident-related relocations
• Research & technology
- Research, design, testing, development, & production of
new technologies
- Spin-off from UNC-Charlotte, or from manufacturers in region
• Resident-related relocations
• Medical center
- Due to central location in north Mecklenburg / Cabarrus
and access to growing population base and executive
housing for doctors, dentists, and other medical
professionals
• Professional services
- Engineers, architects, & other building services
- Environmental consultants
- Graphic and other design firms
Economic Overview

Key Marketing Strategies

Key Physical Development Concepts

These business opportunities are best captured through a “Dual
Communities” marketing approach. This approach would:
Build on the area’s “Traditional Downtown Villages” while enhancing
opportunities for “Green Cutting Edge Businesses” at NC73 sites.

The marketing strategies translate into several unique and different
physical development concepts for the NC73 site. These concepts
focus on the development of small, neighborhood centers, an officeoriented town center at Poplar Center, a research and corporate
business campus, and a flex-industrial park component.

Davidson’s and Huntersville’s traditional cores should be strengthened by capturing destination potentials through physical expansion
of the downtown areas and a broader retail mix, retaining traditional
heritage and character, adding to the community asset base (programmed parks, civic facilities, arts & cultural facilities), enhancing
and diversifying the housing mix, addressing traffic issues, and
identifying linkages to the NC73 site and other parts of the community.

Neighborhood Centers. The marketing targets identified in this
report suggest the need for small office and convenience retail
nodes to accommodate small and resident-operated businesses
emerging from this newly-developing area. These nodes would
include service and neighborhood retail uses that serve the local
community rather than destination automobile traffic, as well as
small format offices and live-work space to accommodate resident
businesses.

To build on the cutting edge marketing component, every effort
should be made to explore opportunities for UNC-related research
& development spin off as well as medical and environmental-related businesses (R&D, consulting, design). The towns of Davidson
and Huntersville should consider incentives for experimentation
with green building practices, design and protection of the natural
environment, and protection of the rural character. The communities
should encourage development of mixed-age and senior housing,
where such development does not place an undue-burden on the
fiscal base.

Retail uses within these nodes would include neighborhood-serving
retail, with square footage ranging from 10,000 to 15,000. Examples
of possible small office uses would include doctors and other
medical professionals, real estate companies, design firms, and title
or insurance firms with a total of up to 180,000 square feet. Based
on this square footage, a total of up to 320 office jobs would be
created over time through build-out.

Davidson and Huntersville should target resident-related corporate
and business relocation. Since image and lifestyle are key drivers
for economic development in this area, marketing should relate local
housing and lifestyle factors to business development. Wherever
local residents locate their businesses near their homes, regional
traffic congestion can be ameliorated and quality of life improved.
While there may be a growing market over time for destination or
specialty retail at the NC73 site, these types of uses should be
discouraged in order to avoid competition with the traditional main
streets. Similarly, civic and cultural facilities should be focused
in those traditional downtowns. Finally, most manufacturing and
distribution uses should be discouraged at the NC73 site in order to
avoid competition with business parks at better accessed locations
in Huntersville / Lake Norman and Cabarrus County.

Poplar Center. A larger town center would be appropriate at Poplar
Tent and NC73. This center would serve the resident population
between Davidson/ Huntersville and Concord/Kannapolis,
and would include larger corporate offices such as regional
headquarters buildings, as well as multi-tenant buildings. Assuming
the development of up to 500,000 square feet of speculative office
space, a total of up to 1,480 office jobs would be created.
Corporate / Research Campus. A research, technology, and
corporate business area should be developed at the NC73
site to accommodate the types of target R&D and technology
businesses identified in the previous sections. However, it is highly
recommended that development conform to a rural “nesting” model
rather than the traditional corporate park or campus setting. This
model would be marketed as a “green, cutting edge” professional
and technical business location unlike any other, preserving pristine
lands for users seeking idyllic natural settings.
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Covenants would restrict the density of development and encourage
energy efficient / green building and environmentally-sound planning practices wherever possible. Grounds would ensure privacy
and seclusion, offer hiking/biking trails, and blend with the natural
setting. Existing topographical and natural features would be protected.
The types of target users may include UNC-Charlotte R&D and technology start-up companies, environmental consultants and engineers, water testing and related companies, architects and graphic
designers, start-up premier financial services companies, and
others. Assuming the development of up to 280,000 square feet of
build-to-suit research, technology and corporate space in this area,
a total of up to 600 jobs would be created through the corporate /
research campus through build out.

Summary
The physical development concepts are driven by the community
vision, market and economic analyses, marketing strategies, and
overall economic development objectives. Commercial development
would include a mix of small business nodes, commercial corporate
center, and cutting edge green technology business area. All of this
development would be encouraged in a way that is sensitive to the
natural setting and rural character of the area, while avoiding competition with Davidson’s traditional downtown and with other priority
industrial & business nodes in Huntersville and Cabarrus County. By
doing so, the area maximizes marketing opportunities for attracting
well-paying jobs while maintaining a high quality of life. Finally, the
commercial centers would be well-integrated with housing planned
for the area in order to reduce commuting and congestion, also an
effort to enhance residents’ quality of life.
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Next Steps
The master plan prescribes a qualitative and managed development
approach, which includes job creation to generate revenues as high
priorities. The plan also recognizes the importance of balancing
jobs, housing, services, and open space so that the corridor
becomes a live-work-recreate environment and not an autodependent, single-use district. Through proper policy and managed
growth, the jurisdictions will realize economic, social, environmental,
and quality-of-life benefits of properly phased compact, mixeduse, pedestrian and transit-oriented development, while minimizing
impacts.
To arrive at the desired built result expressed in the plan and
goals, a greater coordination and effort will be required from the
jurisdictions. Recommendations for the next steps include:

1. Adopt the Master Plan in Concept

The Master Plan should be used as a supplement to or an
amendment to the Northwest Area Plan. The Planning Boards and
Councils should pass an Adoption-in-Concept resolution giving
this plan official standing. This will send an importation message
to property owners and residents regarding the goals for future
development.

2. Set Policies and Regulatory Mechanisms

This Small Area Plan is located in multiple jurisdictions.
Implementation will require ongoing coordination and followthrough on parallel goals, particularly in the development of Poplar
Center. The five local governments should be clear regarding the
development standards that they want to be met.

3. Adopt the Accompanying Zoning Overlay

The accompanying Zoning Overlay will be the main implementation
vehicle for the Master Plan. The jurisdictions and its citizens should
review, refine and adopt the Overlay as soon as possible.

4. Confirm Physical and Regulatory Conditions

This Plan was created with limited information regarding rights of
way, property lines, existing building locations, easements, utility
limitations and covenants tied to individual properties. As site
specific applications come forward and municipal improvements
are undertaken, modifications will be necessary as accurate surveys
and site analysis are conducted.

5. Coordinate Access Management Goals with NC DOT
Review the access management goal for this section of NC 73.
The plan proposes new road alignments, intersections, and traffic
signals. So that there is a clear understanding of the proposed
design for NC 73, continue discussions on design issues.

6. Create a Preliminary Engineered Design for NC 73

This proposed design for this portion of NC 73 is fundamentally
different from standard state road design. In light of the rapid rate
of development, it is advisable to have an engineered design that
is acceptable to both the municipalities and NC DOT so that when
development is ready to occur, there is a pre-approved design.
This will create consistency. It is advisable to hire a transportation
planning and engineering firm with strong pedestrian design
experience to create a preliminary design for NC 73.

7. Identify the Location of Traditional Neighborhood
Development Centers to the DOT

Identify the locations of TND Centers. Make DOT aware of these
land-planning policies so these key locations are reviewed
and implemented under the North Carolina Department of
Transportation’s Traditional Neighborhood Development Guidelines.

8. Establish an Economic Development Strategy

Consider a website/brochure/marketing pamphlet to identify and
market the various opportunities: Class A Office, R & D, Flex Office,
Retreat/Corporate Campus, etc. Provide available square footages,
acreages, amenities, benefits, etc.

9. Prioritize Mixed-use Development

In light of the number of residential units which are entitled, an effort
should be made to create a jobs/housing balance. The jurisdictions
should consider regulating the number and type of residential units
which are developed. The jurisdictions should also prioritize mixed-use
and office development which provides goods, services and jobs.

10. Periodically Evaluate the Jobs / Housing Balance

The jurisdictions should mutually agree to document and reive
annually (or an agreed upon routein) the number and type of jobs
creted, the number and types of new residential units developed,
and the number and types of goods and services constructed. They
should use this information to set prioritize for managed growth.
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11. Evaluate Policies Periodically

Policies should be allowed to change. Ideally, goals and benefits
meet or exceed expectations and the full 30-year vision is realized.
If market and economic pressure prevents the realization of goals
and benefits, policies should be reconsidered. If development
fails to meet expectations, development should cease and policies
should be adjusted.

12. Evaluate each Development in Terms of the Broader
Goals

Create a checklist of criteria based on the plan goals for evaluating
new development. The checklist can include such topics as:
• Economic and fiscal impacts and benefits should be provided
for each proposed development and monitored as development
occurs;
• Traffic and school impacts should be identified for each proposed
development;
• Minimum commercial and maximum housing development
requirements to ensure economic, fiscal, and jobs-housing
balance goals;
• Open space requirements should be defined to ensure both
qualitative and quantitative goals are met. Environmentally
sensitive land should be preserved, proposed view sheds
should be protected, regional trails and parks should be funded
and built, and neighborhoods should have useable greens
and squares. Requirements may vary depending upon fiscal and
economic benefits generated by each proposed development;

13. Continue the Public-Private Dialogue

Continue to identify and address any other concerns all
stakeholders may have. Doing this will enable the public, property
owners, developers and regulators to remain aware of current
development trends and practices. It is also worthwhile to seek
out relevant information published by organizations such as the
National Association of Home Builders, the Urban Land Institute and
the congress for the New Urbanism on trends and the economics
of traditional neighborhoods. Take tours; sponsoring visits to peer
communities and recent developments in the region and abroad
can show local developers and elected officials both good and
bad examples of growth, helping them make better decisions for
communities.

14. Consider Providing Incentives Available for Initial
Projects

Often, initial projects set the standard of development for
subsequent projects. As a means to ensure the desired outcome,
consider providing incentives for initial projects which meet
development goals, especially commercial-economic development.

15. Consider Incentives for Green Building Practices

Through policy, provide incentives to buildings and development
that can be approved for LEED (Leadership in Energy and
Environmental Design) Certification rating of gold, silver or platinum.
Incentives such as density bonuses, property tax abatement,
assistance in initial development costs, and an expedited permitting
program may be desirable. Being that LEED Certification is a tiered
program, the types of incentives may also be tiered.

16. Work to make the Proposed Centers Function as
Transit Oriented Development

As these Centers begin to develop, they should be set up as Transit
Oriented Development. Policies in terms of planning, design,
funding and service should acknowledge this goal. For example,
at the initial stages of development, bus routes should be modified
to include the three centers, so that transit is considered. Continue
dialogue with transportation agencies.

17. Seek Creative Funding Solutions for the Development
of the NC 73 Greenway and Frontage Road
Seek creative ways to build the greenway and frontage road.
Consider establishing a policy for payment in lieu of open space
from the development community to build this portion of NC 73.

18. Prioritize projects in the Capital Improvement Plan

Identify all projects and improvements that are part of the
development of the plan. These include, but are not limited to,
purchase of rights-of-way, under-grounding of overhead utility
lines, sewer extensions, water line extensions, road improvements,
sidewalk construction and landscape enhancements. Each project
should include an estimated funding source (identify as public or
private, a time schedule and the person or entity responsible for
implementation).

19. Promote the Plan

Secure press coverage of the new Plan as well as new projects
completed in these cities under the guidance of the Plan. Spread
the message that the Plan specifies the desired pattern of
development and how these improvements are beneficial to the
community. Circulate the images of the first successful project.
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