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EXECUTIVE SUMMARY
CONTINUING THE VISION
The Town of Davidson Comprehensive Plan further expands the foundational framework on which our
community-based planning began more than 25 years ago. To the letter its policies carry forth the aspirations
originally expressed in the 1993 General Plan — protection of rural lands; cultural and socioeconomic diversity;
safety and walkability; and, coherent development patterns based on historic precedent and human-scale that
foster interaction among residents.
Our current Mission Statement, updated in 2018, continues to reflect these long-held aims:

THE VISION
Davidson remains committed to controlling our own destiny
as a distinct, sustainable, and sovereign small town.
Our sense of community is rooted in
citizens who respect each other;
in racial and socioeconomic diversity;
and in pedestrian and bicycle orientation;
all in the presence of a small liberal arts college.
Our history and character guide our future.

Notably, today’s plan finds community members wrestling with the same topics and pursuing time-tested
strategies and innovative solutions to achieve the community’s vision. Below is a summary of important themes
that rose up through the 14-month public engagement process.
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IMPORTANT THEMES
This community-guided comprehensive plan is the result of thousands of conversations among many residents
and stakeholders. The following represent this plan’s important concepts and actions, organized based on their
order in the General Planning Principles:
Community Character: Davidson will embrace its
location and role within the Charlotte metropolitan
region while retaining and enhancing its identity as
a small town grounded in historic and human-scale
buildings both in downtown and throughout the
community | Pgs. 32-33, 42-45

Mobility: Davidson will further advance all
community members’ ability to move safely
throughout town by improving connectivity,
congestion-management, and access to many
transportation options | Pgs. 66-71

Supported by new plans and ordinance revisions,
preservation combined with contextually-sensitive infill
and redevelopment will reinforce Davidson’s historic
character and replicate its human scale where new
development occurs.

Natural Assets & Conservation: Davidson will lead
and aid efforts to promote open space connectivity,
conservation, environmental protection, and
agriculture-related endeavors | Pgs. 35-40, 85

Housing & Inclusivity: Davidson will ensure that
existing as well as new housing and employment
opportunities are accessible to a variety of
households, abilities, and occupations | Pgs. 83-86,
98-101

Community stakeholders identified conservation as a
top priority. The plan contains a number of policies and
actions to foster proactive conservation of farmland
and natural resources.

The plan supports the community’s long-standing
support for a diverse and inclusive community and
expands the tools available to provide housing solutions
to existing and new residents.
The Town of Davidson Comprehensive Plan
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Growth Management: Davidson will intentionally
steward conservation and growth efforts to promote
its small-town character and sense of place through
well-developed tools and practices | Pgs. 35-39, 4655, 83, 98, 201
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Fiscal & Economic Viability: Davidson will sustain
and enrich the town’s as well as community
members’ prosperity by focusing on comprehensive
fiscal and economic strategies | Pgs. 82-86, 98, 102
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Sustainability: Davidson will deliberately
pursue best practices and innovative solutions to
environmental, energy, and climate-based challenges
| Pgs. 39-41, 66, 84-85, 98, 102

OpenSpace_20181107

TOD_MaintainedParks_20181107
ParkProperty

WaterQuality_Buffers

FEMAExisting_100yr_Floodplain
PA_170701

Central Business District
College Campus
Conditional

Employment Campus I

Employment Campus II
Lakeshore
Neighborhood Center I
Neighborhood Center II
Neighborhood Edge
Neighborhood General
Neighborhood Services
Rural
Rural Reserve
Special Use
Village Center
Village Commerce
Village Edge
Village Infill
Other Municipalities

The plan contains provisions to expand support for
local businesses, increase access to jobs, encourage
inclusive and green economic practices, and establish
long-rage fiscal planning.
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PLAN CONTENT
These and other topics are addressed throughout the comprehensive plan, which is organized in chapters as
follows:
1. Our History and Planning Principles: Introduces the town’s context and renewed General Planning
Principles, provides background information on the public engagement process, and establishes the plan
framework.
2. Create and Conserve Places We Love: Establishes the conservation and growth framework and provides
goals and policies that aim to continue to enhance Davidson’s built, rural, and natural environments.
3. Connect People and Places: Supports the vision, guiding principles, recommendations, programs, policies,
and priority initiatives in the 2019 Davidson Mobility Plan.
4. Foster a Vibrant Economy: Provides policy
direction to continue to develop Davidson’s
economy and ensure economic opportunity for
the entire community.
5. Serve the Community: Provides goals and
policies related to the services that the Town of
Davidson provides, and identifies opportunities
to collaborate with other jurisdictions throughout
the region.
6. Implement the Plan: Lists and organizes
specific actions the town should take to
achieve the goals of the comprehensive
plan. It also includes methods for monitoring
implementation and amending the plan.
The comprehensive plan serves as the foundational
vision and policy document guiding other community
initiatives and investments.

THE WORK CONTINUES
This plan presents an array of policies and actions to consider in addressing the topics articulated by the
community. With these new tools now at our disposal, we can continue the work of those that came before
us by refining the next chapter — “What’s Next” — for this small, historic college town. Of the 1993 Plan its
authors wrote “It represents a new community vision that goes beyond remedial solutions to focus attention
on community assets, and it provides a systematic process to address the town’s needs.” Then, as now, this
community-based plan provides a forward-thinking framework to pursue our collective vision.

The Town of Davidson Comprehensive Plan
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“Cities have the capability of providing
something for everybody, only because, and
only when, they are created by everybody”
-Jane Jacobs
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Our Vision and Planning
Principles
What’s Next Davidson is the name of the effort launched in 2018 to create
a new comprehensive plan for the Town of Davidson, North Carolina. The
planning process provided a framework for community members to come
together to identify the town’s critical needs and opportunities, discuss ideas
and aspirations, and chart the future on a broad range of topics. In doing so,
the process achieved unprecedented levels of engagement.
That effort resulted in this plan, which is rooted in the aspirations and values
of hundreds of participants. Because it reflects these varying viewpoints it
includes an inherent tension between different perspectives. Ultimately, this
composite plan serves as a policy tool for guiding the community forward to
achieve a prosperous, sustainable, and inclusive future.

Chapter Contents

History and Context
Vision and General Planning Principles
About The Comprehensive Plan
A Guide to the What’s Next Documents
How to Use This Document
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HISTORY AND CONTEXT
PLANNING CONTEXT
Situated in the northeastern corner of Mecklenburg
County, and a portion of southern Iredell County, the
Town of Davidson is a charming and historic college
town with bucolic landscapes, small local shops lined
by brick sidewalks with shopping options new and
old, a variety of neighborhoods, and an active and
educated population. The town abuts Iredell County
to the north, Cabarrus County to the east, Lake
Norman to the west, and the Towns of Cornelius
and Huntersville to the south. Within the region,
Davidson sits just over 20 miles from downtown
Charlotte.
Until 1891, the town was named Davidson College,
the name of the higher education institution
around which the town has grown. Davidson
College continues to be a central part of the town’s
identity and economy, even as the economy has

diversified and grown. Once small and rural, the
town now finds itself amongst a wave of growth
emanating out from the City of Charlotte, which is
likewise impacting numerous jurisdictions within the
Charlotte metropolitan area. Adding over 300,000
new residents in just seven years, the Charlotte
metropolitan area is one of the fastest growing in
the nation, according to estimates produced by the
American Community Survey.
Several trends and planning conditions are impacting
the Davidson that exists today — presenting the
town with key challenges and opportunities. The
following topics represent some of the town’s
important trends and existing conditions influencing
this plan.

View along Main Street in the mid-twentieth century
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Davidson is undergoing strong growth pressures.
Growth is an important topic in Davidson, especially
as rapid growth and development from Charlotte
reach surrounding communities. This trend in
many ways clashes with Davidson’s history as a
rural community and its present-day college town
character. This clash creates both a challenge and an
opportunity for the town as the community works to
reconcile the small-town character with the reality of
unprecedented growth pressures.
Regional travel patterns are impacting Davidson.
Opportunities exist to expand travel options.
Traffic is a top concern within the Davidson
community. Traffic congestion from automobiles has
increased due to a variety of factors, including rapid
growth throughout the region. A strong desire exists
to increase the variety of travel options, with a focus
on active transportation. The recently developed
Mobility Plan (2019) includes transportation analyses
and recommendations that are incorporated into
this plan.

It is important to many residents that the town
be diverse and inclusive.
Having a diverse and inclusive community is
important to many who live in Davidson. During
the planning process participants emphasized
many types of diversity valued in the community
including socio-cultural, age, racial, and economic.
Finding strategies to make Davidson more inclusive
is becoming increasingly important and difficult as
gentrification and displacement occur in certain
neighborhoods.
Davidson has great neighborhoods.
Residents in Davidson have strong attachments to
their neighborhoods. While many neighborhoods
remain stable, there has been a loss of trees and tree
canopy within some existing, older neighborhoods,
and many feel new development is incompatible
with existing and desired neighborhoods’ character.

Housing is getting more expensive and
unattainable for many.
Housing is a key concern in Davidson, in particular
as it relates to low income and workforce housing,
but also extending to middle income households.
Davidson’s desirability as a place to live has
increased the cost of living beyond the reach of
many low- and middle-income workers, who are
forced to live outside of Davidson and commute in,
or are considered to be cost-burdened.
Several neighborhoods, such as the West Davidson
Neighborhood, contain existing housing stock that
has remained affordable; yet, these neighborhoods
face market pressures that could drastically impact
resident choice or stability.

View north along Main Street.
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Neighboring Communities

Davidson’s Regional Context
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Sphere of Influence
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FOCUS ON EQUITY
In many ways and on many issues over the course of its history
Davidson has led, from its renowned collegiate institution to
its sustainable land use policies to its high quality of life. Yet,
in other ways it has only followed. In the cases of economic
and racial inequity, it too often followed the prevailing
cultural norms — to the detriment of its own residents and
progress as a community. From the disenfranchisement of
African-American voters in 1900 to the enduring practices
surrounding Jim Crow segregation and the establishment of
separate amenities for mill workers’ families (compared to
college-affiliated or professional occupations), the community
perpetuated such unequal relationships throughout the
twentieth century.
Changes to these entrenched customs came slowly, often
incrementally, to different spheres of life over many decades:
The extension of basic services such as sidewalks or sewer;
the provision of equal and adequate schooling (including,
historically, admission to Davidson College); and, access to
basic services such as healthcare or even restaurants and
entertainment, to name just a few.
Geography manifested and reinforced these disparities, with
middle- and upper-class households residing east of Main
Street in owner-occupied dwellings often subsidized with
government-backed mortgage loans, and lower-income or
African-American residents living as tenants in poorly-serviced
dwellings west of Main Street. These geographic patterns were
not accidental choices; they were the result of explicit policies,
programs and practices.
As part of the What’s Next Davidson process, engagement
reports catalogue the impacts of systematic and institutional
inequities in the community, with residents pointing to issues
of access to services, facilities, or enfranchisement. With these
voices and our collective effort in mind, the comprehensive
plan’s ensuing pages contain a number of policies to further
improve the ability of each Davidson resident to contribute to
and enjoy all this town has to offer.

With these voices
and our collective
effort in mind, the
comprehensive
plan’s ensuing pages
contain a number
of policies to further
improve the ability
of each Davidson
resident to contribute
to and enjoy all this
town has to offer.

For further information on the town’s history, please see One
Town, Many Voices by local authors and residents Jan Blodgett
and Ralph B. Levering.
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VISION AND GENERAL PLANNING
PRINCIPLES
COMPREHENSIVE PLAN VISION

The Town of Davidson Comprehensive Plan further expands the foundational framework on which our
community-based planning began more than 25 years ago. The Vision within the Town of Davidson’s current
Mission Statement, updated in 2018, expresses the vision for the updated Comprehensive Plan.

THE VISION
Davidson remains committed to controlling our own destiny
as a distinct, sustainable, and sovereign small town.
Our sense of community is rooted in citizens who respect each other;
in racial and socioeconomic diversity;
and in pedestrian and bicycle orientation;
all in the presence of a small liberal arts college.
Our history and character guide our future.

DAVIDSON’S GENERAL PLANNING PRINCIPLES
Davidson’s General Planning Principles were first implemented in 2001 to guide decisions on physical changes
and public investments in the community. The principles helped to create the Davidson that exists today by
managing growth and requiring excellent design. The What’s Next process provided an opportunity for the
community to reexamine and update the principles. Below is a brief history of the principles.
Early 1990’s: In response to development in and around Davidson, the town’s residents and elected officials
undertook a series of initiatives and public meetings to understand the town’s values, planning issues, and
future. These efforts culminated in the 1993 General Plan and the 1995 Land Plan, which set forth the initial
goals, policies, and regulations for Davidson’s growth. These documents contained sets of interrelated
principles by which decisions would be made — focusing on community character, the built environment, open
space, connections, among many other topics — though these standards were not referred to as principles or
organized as a distinct set.
2000-2001: As the town looked to adopt a planning ordinance that reflected the vision outlined in the General
Plan and Land Plans, elected officials drafted a consolidated set of planning principles based on those initial
plans and policies. This consolidated set was referred to as the General Principles for Planning in Davidson and
it was included in the planning ordinance adopted in 2001 (and all ordinances since).
2015: The public process to rewrite the town’s planning ordinance in 2015 presented the opportunity to make
the General Principles — in place since 2001 — more concise. The principles were shortened and more clearly
organized as part of the effort.
2018-2019: Through the What’s Next process, the Davidson community came together to assess and update,
where necessary, the town’s General Planning Principles.
6
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DAVIDSON’S GENERAL PLANNING PRINCIPLES
As Davidson and the surrounding region grows and changes, Davidson must intentionally evolve and benefit
both current and future community members. These general planning principles lay the foundation for
sustainable planning for the town’s future. The existing principles were refined and two new principles relating
to fiscal considerations and community partnerships were created through the What’s Next Davidson process.
The principles work together to achieve the community’s overall vision and are supported by goals, policies,
and actions in each chapter. A matrix at the end of each chapter further identifies connections to each planning
principle and interrelationships between principles.

1 Character & Community

6

We must preserve Davidson’s character
and sense of community.

2 Downtown

We must manage growth and support
appropriate economic development so
the town can provide public facilities
and services apace with development.

7

We must preserve and enhance
Davidson’s unique, historic downtown
and neighborhoods.

3 Mobility

We must wisely manage the finite land
and natural resources in the town’s
planning area.

Placemaking
We must maintain the town’s unique
sense of place through quality
architecture and design.

8

We must provide a safe and efficient
transportation network for all users
by supporting active transportation,
transit, and new mobility options.

4 Natural Assets

Growth Management

Fiscal Health
We must consider the town’s fiscal
health when making decisions.

9

Community Partnerships
We must support our institutional and
nonprofit community partners that
contribute to our quality of life.

5 Diversity & Inclusivity
We must create an environment that
maintains and enhances community
diversity and inclusivity.

The Town of Davidson Comprehensive Plan
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Davidson’s General Planning Principles
We must preserve Davidson’s character
and sense of community.

The essence of Davidson is that residents know their neighbors and interact with them in a
variety of well-designed settings. This sense of community is enhanced by:
•

Village-scale design

•

A walkable and historic downtown and adjacent neighborhoods

•

Walkable neighborhoods and centers with community open space and parks that are integral
parts of town

•

A street, sidewalk, and greenway network that knits the community together

•

Engaging public spaces and celebrating historic resources throughout town

•

Local businesses that invest in our community

•

Community events that foster engagement of residents across neighborhoods and cultures

•

Neighborhoods welcoming to all citizens

•

Balancing rural character protection with new opportunities to create special places and
neighborhoods

We must preserve and enhance
Davidson’s unique, historic downtown and
neighborhoods.
The presence of our cherished historic downtown has always contributed to our residents’
quality of life and is viewed as critical to maintaining our small town character. This valuable
asset will remain viable if we:

8

•

Increase accessibility to downtown from surrounding neighborhoods and within downtown by
making it easier to walk, bike, and park

•

Build upon its status as Davidson’s social and civic center and create additional compelling public
spaces to foster interaction among residents

•

Strengthen existing businesses by increasing customer accessibility

•

Preserve historic buildings and encourage stewardship of these unique resources

•

Encourage development of new businesses within vacant spaces to meet the needs and desires of a
diverse community

•

Encourage a mix of uses in each building to create a vibrant and active downtown

•

Broaden the downtown area through design and redevelopment to better integrate North Main
and South Main Streets and the edge areas along Jackson and Depot Streets in a manner that also
protects historic character along the corridors
The Town of Davidson Comprehensive Plan

We must provide a safe and efficient
transportation network for all users by
supporting active transportation, transit,
and new mobility options.

The built environment can enhance the use of alternatives to the car and increase our
physical health. We will make it preferable to do some of life’s activities without driving by
creating:
•

Walkable, mixed-use, and connected neighborhoods

•

Commercial centers that support walking, bicycling, riding public transit, and using other
alternative modes as viable and safe options to these destinations

•

New greenway, bike, and sidewalk connections to existing and new developments

•

Streets that are safe and accessible for all people — pedestrians, cyclists, and drivers

•

Opportunities to engage regional planning efforts, work with regional partners to educate
residents about transportation options, and incentivize driving alternatives

We must wisely manage the finite land
and natural resources in the town’s
planning area.

The natural environment enhances our quality of life, both physically and socially. We will
preserve this irreplaceable asset for future generations through:
•

Stewardship of our land and natural resources and preserving significant hardwood forests,
farmland and farming, wildlife habitats, rock outcroppings, parkland, watersheds, and rural views

•

Growth that occurs in appropriate locations that are most suitable for development and away
from important open spaces

•

Opportunities for public access to active and passive recreational amenities in our preserved
open space

•

Development that uses green design, energy conservation, and flexible spaces

•

Village-scale development that builds up and not out in strategic locations

•

Tree canopy that is preserved, enhanced, and established as new development and
redevelopment occurs

The Town of Davidson Comprehensive Plan
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We must create an environment that
maintains and enhances community
diversity and inclusivity.

Davidson will be a community where all persons feel welcome and are able to fully and
safely participate in community life. We will encourage diversity of all economic levels, all
races and ethnic groups, all ages, and all physical and mental abilities through:
•

A mixture of housing types and prices in neighborhoods that are designed to complement the
existing architectural character

•

Affordable housing options and strategies to support new and existing residents

•

Opportunities for citizens to age in place by employing universal design and accessibility
principles and providing supportive services

•

Economic opportunities for all income levels and all abilities

•

Cultural events that appeal to many cultures and social backgrounds and celebrate the diversity
of Davidson’s residents

•

Commercial and employment development that supports a diversity of socioeconomic
backgrounds

We must manage growth and support
appropriate economic development so
the town can provide public facilities and
services apace with development.

Livability depends on the timely provision of transportation, schools, public safety, utilities,
commercial goods and services, spiritual life, and job opportunities. It is our intent that all
parts of a vibrant, successful community grow together through:

10

•

Decision-making based on the long-term goals of the comprehensive plan rather than a short
term benefit

•

Establishment and maintenance of an adequate commercial tax base

•

A healthy diversity of uses in walkable neighborhoods

•

Alternative transportation options between destinations

•

Economic growth that supports our sense of community and placemaking

•

Partnerships with agencies and neighboring jurisdictions to efficiently provide services within
the region

The Town of Davidson Comprehensive Plan

We must maintain Davidson’s unique
sense of place through quality
architecture and design.

Livable environments include well-designed buildings, a dynamic public realm, and seamless
connections between the two. This means that:
•

The built form is an integral component of place-making

•

Private buildings and public infrastructure must work together to shape public space and to build
community character, including through sustainable design practices

•

Davidson’s cultural heritage and historic resources will be actively preserved and maintained

•

The design of our public spaces, parks, and plazas will encourage social interaction, cultural
experiences, and recreational opportunities

•

Public art will animate our civic spaces

We must consider the town’s fiscal health
when making decisions.
Community planning and capital investment decisions can have real and direct impacts on
the town’s fiscal health. The town’s long-term quality of life is dependent upon having a
balanced fiscal approach. This means that:
•

Fiscal information will be used to inform decisions made about new developments and public
investments

•

A balanced fiscal approach will take into account that not all community priorities will have net
positive fiscal impacts

•

Spending priorities will be aligned with the current and projected needs of the community

•

Decision-making will encourage a fiscally-sustainable balance between the residential and
commercial components of the town’s tax base

We must support our institutional and
nonprofit community partners that
contribute to our quality of life.

Davidson’s quality of life is exceptional in part because of the many nonprofit organizations,
places of worship, educational and institutional partners that are committed to improving
the lives of residents. The town will support these organizations through:
•

Planning policies and regulations that are developed in collaboration with community partners

•

Consideration of the impacts of community decisions on community partner organizations

•

Partnerships with organizations to support the advancement of community goals

The Town of Davidson Comprehensive Plan
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ABOUT THE COMPREHENSIVE PLAN
PLANNING CONTEXT
The Town of Davidson Comprehensive Plan was
developed through a robust community engagement
process, called What’s Next Davidson, in which
residents discussed key local and regional issues
and identified opportunities to make the town
even better. The following pages provide more
information about the community engagement
process, also detailed in three public engagement
reports.
A comprehensive plan is the leading policy
document and tool to help a community create a
vision, guiding principles, and recommendations for
decision-making for their town. This consolidated
set of policies covers a range of topics including:
land use; transportation; economic development;
demographics; housing; health; environment; and
others.
Davidson boasts a long planning history and leads
by example for many municipalities large and small
across the state, the Southeast, and nationally.
Beginning in the 1970s, the town developed land use
plans and adopted zoning ordinances. Developed in
the early 1990s, the General Plan preceded the 1995
Land Plan. The Land Plan provided the basis for the
Davidson Planning Ordinance (adopted in 2001) —
which continues through today, with amendments
over time, as Davidson’s regulatory framework for
land development.
Adopted in 2010, the town’s previous comprehensive
plan served as a key foundation for creating the new
comprehensive plan. Most communities update or
create a new plan every five to ten years. This proves
especially true for communities in high-growth areas
like the Charlotte metropolitan region. Since 2010
Davidson has developed several important plans
and studies that shaped the town’s current planning
landscape.
Davidson is fortunate to have a legacy of high quality
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plan-making based on the town’s General Planning
Principles. The What’s Next Davidson process served
as an opportunity to explore the key established
policies that needed adjustment or enhancement
and develop new policies that better reflect the
values of residents today.

GUIDE FOR THE FUTURE
The Town of Davidson Comprehensive Plan acts as a
guide for Davidson to ensure the town continues to
embody the character and special qualities for which
our community is known. It informs decisions that
we make as a community, guiding other initiatives,
policy documents, and regulations such as the
strategic plan (the town’s short-term work priorities),
Planning Ordinance (rules for development), and
small area plans (specific studies of certain sites or
places).
This plan covers territory within the Town of
Davidson’s Sphere of Influence, which includes
Davidson town limits and the town’s extraterritorial
jurisdiction (ETJ) where the town has zoning and
subdivision authority.

Decision-Making Framework

The comprehensive plan serves as the foundational
vision and policy document guiding other community
initiatives and investments.

The Town of Davidson Comprehensive Plan

The Comprehensive Plan Sphere of Influence Map
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THE WHAT’S NEXT COMMUNITY ENGAGEMENT PROCESS
Public engagement served as the cornerstone of the
What’s Next planning process, with multiple rounds
of public input. This extensive outreach process
included a variety of opportunities to provide
meaningful input, including an interactive website,
online surveys, public intercept events, stakeholder
meetings, and community workshops.
The engagement process followed the underlying
philosophy that every member of the Davidson
community should know that they have a choice to
participate in the What’s Next process. To accomplish
this, diverse initiatives made community members
aware of the process and encouraged participation.
A citizen-based Publicity and Outreach Committee
was formed with the sole focus of formulating
effective and innovative ways of spreading the
word about the What’s Next process. The committee
proved instrumental in devising communication
and publicity efforts to reach community members.
They provided insight on communication channels
and tactics including strategies for engaging hard-toreach populations. These efforts helped the project
team conduct targeted outreach and engagement
during the process.

13,000+

Public Inputs Collected Online and In-Person

1,300

Exploring Our Planning Principles Participants

650

Conversation on What’s Next Participants

150

Shaping What’s Next Workshop Participants

The timeline below identifies the four phases of the
project. The three rounds of public engagement
included Exploring Our Planning Principles which
occurred during Phase 1, and the Conversations on
What’s Next and the Shaping What’s Next Workshops
which occurred during Phase 2.

What’s Next Project Timeline

14

The Town of Davidson Comprehensive Plan

Outreach occurred through a variety of channels
and in a variety of settings, including the project
and town websites, social media, email listservs,
announcements at board of commissioners’
meetings, and person-to-person at meetings,
events, and gatherings throughout the town seeking
engagement where people already were. Notification
channels included e-blasts, door hangers, outreach
to community leaders and institutions, quarterly
newsletters, social media, direct mail, and wordof-mouth. Stakeholder meetings were convened
to target and hear from specific groups, such
as the Planning, Design Review, and Livability
Boards, neighborhood representatives, school
administrators, places of worship, and businesses.

Round 1: Exploring Our Planning
Principles
Exploring Our Planning Principles was the first round
of public engagement for the What’s Next Davidson
comprehensive plan process. Engagement took
place from October 2018 through the beginning
of January 2019 and engaged more than 1,300
Davidson participants in dozens of events.
Community members evaluated the town’s General
Planning Principles, first implemented in 2001 to
guide decisions on physical changes and public

investments in the community. In general, the
community largely supported the existing general
planning principles, but thought they could be
improved and better implemented.

Round 2: Conversation on What’s Next
The January 2019 Conversation on What’s Next
workshop and online survey engaged the community
in discussion around important issues facing the
town’s future. Workshop participants shared their
vision for Davidson’s future through live, interactive
polling on smart phone devices as well as through
small-group discussions facilitated by fellow
residents.

Round 3: Shaping What’s Next
The Shaping What’s Next multi-day public workshop
took place April 1-3, 2019 and featured three
focus areas: Sharing, Assessing, and Planning. The
workshop aimed to:
•

Test ideas for improving the General Planning
Principles and Vision Statement.

•

Collect public input on key growth, land use, and
built environment features to inform new maps.

•

Complete theme-based meetings to inform
planning work.

What Community Participants Said During Public Engagement
Exploring Our
Planning Principles

Testing Policy
Direction

Public Engagement Report

Public Engagement Report

March 2019

The Town of Davidson Comprehensive Plan

May 2019

Two public engagement reports
consolidate and present the public
input that was gathered throughout
each round of engagement. The
Exploring Our Planning Principles
report includes the first round
of engagement and the Testing
Policy Direction report includes
the second and third rounds
of engagement. Information in
these reports help set direction
for the policies in the Davidson
Comprehensive Plan.

15

Round 1:

Exploring
Our Planning
Principles

16
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Round 2:

Conversation
on What’s
Next

Conversations workshop participants learned more about the project on display boards and provided information
about where they live and work.
The Town of Davidson Comprehensive Plan
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Round 3:

Shaping
What’s Next
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A GUIDE TO THE WHAT’S NEXT DOCUMENTS
The What’s Next Davidson process generated several other key documents that support the comprehensive plan.
The sections below describe each of these documents.

COMMUNITY SNAPSHOT
REPORT
January 2019

COMMUNITY SNAPSHOT REPORT

May 2019
COMMUNITY SNAPSHOT REPORT
FISCAL ADDENDUM

EXPLORING OUR PLANNING
PRINCIPLES REPORT
Exploring Our
Planning Principles
Public Engagement Report

The What’s Next Davidson Community Snapshot
Report provides key planning trends and conditions
that are impacting the Town of Davidson. The
purpose is to provide information needed to plan
for the future. The Fiscal Addendum is a supplement
to the Community Snapshot Report and explores
matters which are important in maintaining the
town’s economic and fiscal health.

This report presents an overview of the first round
of public engagement activities for the What’s Next
Davidson process. Exploring Our Planning Principles
was the first round of public engagement for the
What’s Next process. Engagement took place between
October 2018 and January 2019 and involved more
than 1,300 points of contact. Participants evaluated
the town’s General Planning Principles.

March 2019

TESTING POLICY DIRECTION
REPORT
Testing Policy
Direction
Public Engagement Report

This report presents an overview of public
engagement from the second phase of the What’s
Next Davidson process. The report builds upon
findings from input provided during the first round
of engagement in order to reflect new insight
provided during the subsequent two rounds of
feedback.

May 2019

THE COMPREHENSIVE PLAN
IMPLEMENTATION GUIDEBOOK
(UNDER DEVELOPMENT)

20

An administrative resource, the Comprehensive Plan
Implementation Guidebook organizes the plan’s
action priorities and describes associated town
departments, timelines, and necessary resources to
implement each strategy.

The Town of Davidson Comprehensive Plan

THE TOWN OF DAVIDSON COMPREHENSIVE PLAN
The Town of Davidson Comprehensive Plan document serves as the town’s highest-level policy guide. It lays out
the town’s vision, planning principles, goals, policies, and strategies for implementation. In addition, it serves as
an umbrella document to the town’s multiple existing plans and helps coordinate them, recognizing that new
plans and policies will be created in the future. The topics and descriptions below highlight each of the plan’s six
chapters.

1. Our Vision and Planning Principles
• History and Context
• Vision and General
Planning Principles

• About What’s Next
Davidson
• A Guide to the
What’s Next
Documents

This chapter introduces the planning context,
provides background information on the public
engagement process, and establishes the framework
for the Comprehensive Plan.

2. Create and Conserve Places We Love

• Growth Management • Historic Preservation
• Natural Areas and
• Infill and
Open Space
Redevelopment
• Design and Built
• Growth and
Pattern
Conservation

This chapter establishes the conservation and
growth framework and provides goals and policies
that aim to continue enhancing Davidson’s built,
rural, and natural environments.

3. Connect People and Places
• The Mobility Plan
• Transportation Choice
• Transportation Safety

4. Foster a Vibrant Economy
•
•
•
•

Economic Development
Inclusive Economy
Educational Opportunities
Jobs-Housing Balance

5. Serve the Community
•
•
•
•

Public Services and Facilities
Affordable Housing
Fiscal Health
Interjurisdictional/Regional Coordination

6. Implement What’s Next
•
•
•
•

Actions
Capital Investments
Monitoring and Tracking
Amending and Updating the Plan

The Town of Davidson Comprehensive Plan

This chapter supports the vision, guiding principles,
recommendations, programs, policies, and priority
initiatives in the 2019 Davidson Mobility Plan.

This chapter provides policy direction for continuing
to develop Davidson’s economy and ensure
economic opportunities support workers’ and
residents’ quality of life.

This chapter provides goals and policies related to
the services that the Town of Davidson provides, and
identifies opportunities to collaborate with other
jurisdictions throughout the region.

This chapter lists and organizes specific actions
the town should take to achieve the goals of the
comprehensive plan. It also includes methods for
monitoring implementation and amending the plan.
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HOW TO USE THIS DOCUMENT
The Town of Davidson Comprehensive Plan provides goals and policy direction for residents and decisionmakers. Each chapter includes a Snapshot of Key Planning Influences that broadly highlights the findings from
the Community Snapshot Report, which may continue to be a reference document and updated from time to
time as needed. The ensuing Planning Goals, Policies, and Metrics help guide decision-making and monitoring.
Finally, each chapter includes a matrix illustrating policy interrelationships in the How this Relates to the
Planning Principles section.

General
Planning
Principles

Goals

Policies and
Actions

Metrics and
Monitoring

Certain pages throughout the plan include direct
quotes from participants in the What’s Next
Davidson process.
Best Practices and Case Studies from Other Communities
Orange boxes throughout the plan call out best practices from studies, reports,
and research, as well as case studies from other communities to highlight
innovative policies and programs. While these boxes do not provide direct policy
direction, they offer ideas that the Davidson community may wish to consider.

Exploring Our
Planning Principles
Public Engagement Report

Reference to Other Key Documents:
Blue boxes throughout the plan highlight relevant information from other key documents,
such as the public engagement reports created during the What’s Next Davidson process,
the Community Snapshot Report, legacy plans from the Town of Davidson, and other plan
documents carried forward with this comprehensive plan.

March 2019
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ROLES FOR COMPREHENSIVE PLAN USERS
There are many important actors responsible for shaping Davidson. Each plays a key role in creating and
conserving the places we as a community love. The town serves an important role in working with the multiple
stakeholders to achieve the vision of the community. The comprehensive plan and planning ordinance provide
the guidance and enforceable regulatory framework to achieve the community’s vision.
The tiles below explain the ways that this plan’s maps, policies, and actions can be used in the town’s land use
planning and decision making.

Residents and Community Members
Davidson residents played an instrumental role in shaping this plan’s general planning principles,
goals, policies, and actions as well as setting the direction for land use planning. Residents and
community members can and should reference the goals, policies, and maps when addressing a
development proposal, plan, or other matter before a meeting of elected or appointed town officials.

Town Staff
Town staff should consult the plan when
reviewing development proposals and
making recommendations and decisions
on private development, public facilities,
services, annexations, utilities, and capital
investments. Policies should also be used
in coordination with Chapter 6 to plan
proactively and prioritize initiatives.

Elected and Appointed Officials
Land use and growth management touch
on elements that affect all aspects of life
in Davidson; thus elected and appointed
officials should be familiar with the plan as
a means to best carry out their work and
mission. Some boards will regularly consult
the plan for guidance in decision-making
and policy formulation.

The Town of Davidson Comprehensive Plan

Developers and Landowners
Developers, property owners, designers,
and others involved in building our town
should consult the comprehensive plan
when formulating plans. In addition to
compliance with the planning ordinance,
site plans should consider our planning
principles and other plans.

Government and Nonprofit
Partners
Interjurisdictional partners should access
the plan to understand the town’s vision
for the future. These groups should consult
this plan when considering plans and
projects under their authority. The town
will also call the plan to the attention of
appropriate state and local partners.
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GLOSSARY
The terms below may be helpful to understand as users navigate the plan. The definitions help explain
frequently-used technical terms and phrases or commonplace words that may represent a variety of meanings
but have specific connotations within this plan’s context.
1. Activity Node or Center: A compact, walkable area intended to contain a mix of uses | Pg. 47
2. Active Transportation: Any self-propelled, human-powered mode of transportation such as walking,
biking, and other movements requiring coordinated action by the user. May also include the use of mobility
devices such as wheelchairs | Pg. 9, Ch. 3
3. Affordable Housing: In Davidson, housing defined as attainable for households making less than 120
percent of the Area Median Income ($105,000) | Pg. 96, 99-101
4. Capital Improvements/Investments: Infrastructure projects (i.e., buildings, facilities, roads) or services
undertaken by or supported by funds from the Town of Davidson | Pg. 11, 42, 81, 98, 113
5. Complete Streets: Streets designed to provide safe travel for a variety of vehicular (automobile, bus,
bicycle) and non-vehicular users (pedestrians, strollers, etc.) | Pg. 66
6. Context-Sensitive: Buildings, public spaces and open spaces, or infrastructure designed to be of similar or
compatible scale with its existing or future surroundings | Pg. 49
7. District: Contiguous land areas that currently share or are intended to share the same set of defining
characteristics (Examples: An employment campus or parkland) | Pgs. 46, 51
8. Diversity & Inclusivity: For the purposes of this plan and based on responses received at the January
2019 Conversations on What’s Next community workshop, these terms refer to a variety of factors including
economic, racial, social, age, and educational characteristics | Pgs. 10, 99
9. Economic Development: Non-residential/commercial sector growth that requires public services and
contributes to our community’s quality of life through commercial services and taxes | Ch. 4
10. Goal, Policy, Implementation Action: Goals are broad statements of purpose; Policies refine and/or
support purpose statements; and Implementation Actions are specific efforts to achieve each goal/policy |
Throughout Each Chapter
11. Growth Management: Policies and practices that support informed development decisions based on longterm, rather than short-term, considerations and the town’s ability to adequately support desired growth
through infrastructure and services | Pgs. 10, 35-37
12. Human-Scale: Buildings, public spaces and open spaces, or infrastructure designed to be used and
experienced first and foremost by a pedestrian. Key features include: Active ground floors and mixed-use
buildings; window transparency; wide sidewalks; street trees; short building widths; pedestrian lighting; and
parking behind buildings | Pgs. 32, 43,48-49
13. Infill: Development that occurs in areas already served by infrastructure | Pgs. 36-36, 43-45, 49, 53-56, 58,
102
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14. Institutional & Community Partners: Local schools public and private, Davidson College, places of
worship, and community-based organizations (often nonprofits) that contribute to our community through
services, programs, and other offerings. Examples include: Ada Jenkins Center, Charlotte-Mecklenburg
Library, Davidson Learns, Davidson Housing Coalition, Habitat for Humanity, Davidson Community Players,
Davidson Village Network, Davidson Lands Conservancy, among others | Pg. 11, 103
15. Living Wage: Income sufficient for a worker to meet basic household needs at a generally-accepted
standard of living | Pg. 85
16. Low Impact Development: Building/site design systems and “best management practices” (BMPs) that use
or mimic natural processes to protect water quality and associated aquatic habitat and reduce the impact
of built areas. Examples may include, but are not limited to, rain gardens and bioswales that result in the
infiltration, evapotranspiration or use of stormwater | Pg. 39
17. Low-Income Housing: In Davidson, housing defined as attainable for households making between 51% and
80% of the Area Median Income ($105,000). In this plan, it often refers to the need for non-subdized housing
available to diverse household types within this income bracket | Ch. 5
18. Metrics: Ways to measure and/or track information for reporting purposes | End of Each Chapter
19. Mobility: The ability of people to move about freely using a variety of transportation options — including
pedestrian, bicycle, motor vehicle, ride-share, emerging technologies (i.e. autonomous vehicles) or transit on
a range of infrastructure components — streets, greenways, and transitways | Ch. 3
20. Planning Principles: Policy statements based on public input that guide decision-making and initiatives
listed in the plan | Ch. 3
21. Smart Growth: A set of policies and practices that aims to direct growth to existing/desired areas; preserve
open spaces; provide a mix of housing types; offer a variety of transportation options; ensure economic
prosperity; and, create vibrant places | Pgs. 41, 102
22. Sustainable: In this plan primarily refers to environmental, social equity, or fiscal considerations,
emphasizing the need to make long-term decisions with these topics in mind | Chs. 2, 5

The Town of Davidson Comprehensive Plan
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“If ecological good
sense is to prevail,
it can do so only
through the work
and the will of the
people and of the
local communities”
-Wendell Berry
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2
Create and Conserve
Places We Love
Davidson is a special place for all those who live, study, work, or visit here.
We shop, dine, and gather for special events on Main Street and the Village
Green; greet one another in the neighborhoods we love; relax or exercise
in parks and on greenways; and savor the rural character, tree canopy, and
habitats. These are the places we love — the places that make Davidson so
special.
We must protect the places we love and make them even better. The
town will not grow for the sake of growth, but instead grow and change
intentionally and create new special places — both natural and built — for
current generations and the many that will follow us. We must also strive
to make our special places inclusive and accessible to all members of the
Davidson community.

Chapter Goals

Intentional Growth Management
A Network of Natural Areas and Open Space
A Sustainable Built Environment
A Preserved Historic Fabric
Contextually-Sensitive Infill and Redevelopment

The Town of Davidson Comprehensive Plan
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SNAPSHOT OF KEY PLANNING INFLUENCES
OVERVIEW OF TRENDS AND ISSUES
Davidson contains a long history of using thoughtful
design principles and growth management practices.
That history helped create a unique community
where people know and interact with their
neighbors, can access cultural opportunities, and
enjoy a high quality of life. Davidson’s deliberate
planning prioritized the conservation of open
space while shaping new growth that occurs in a
more walkable form than most other communities.
Although this approach sets Davidson apart from
other sprawling suburban communities across the
Southeast, the town can do even more.
The same qualities that make Davidson a desirable
place to live and work, coupled with the rapid growth
experienced in the Charlotte region, are increasing
the development pressures in Davidson. Currently,
most land in Davidson’s extraterritorial jurisdiction
consists of low-density single-family neighborhoods,
unprotected forest, meadows, and farmland. It
will be important to manage growth in a way that
preserves Davidson’s small town feel while also
allowing intentional development that contributes to
its special character.
Davidson also enjoys a wealth of natural assets due
to its proximity to Lake Norman and the Rocky River
system. These include wetlands, parks, protected
lands, existing and priority areas for conservation,
regional trails, and an extensive tree canopy.
Maintaining access to and conserving these natural

Exploring Our
Planning Principles
Public Engagement Report

assets is important to the community and thus
essential to preserving Davidson’s character.
The following key influences emerged during the
public engagement process based on participant
feedback, cataloged in the Exploring Our Planning
Principles and Testing Policy Direction Public
Engagement Reports. The Community Snapshot Report,
which served as the technical foundation for public
discussions, corroborates many of these thoughts
with local data.
Key Influence #1: Strong growth pressures
present Davidson with challenges and
opportunities.
Since 1990, the Town of Davidson population tripled,
for a total of approximately 13,000 residents in 2018.
Nearby communities in the Charlotte metropolitan
area experienced significantly higher growth rates
compared to Davidson, highlighting the town’s
concerted efforts to manage growth.
While some see future development as a
challenge in retaining the small town, rural feel
of Davidson, it also provides an opportunity to
enhance town character, offer additional services
and opportunities, and increase the community’s
vibrancy. By planning how, when, and where this
growth occurs, Davidson has the chance to shape its
own future.

What the Exploring Our Planning Principles Public Engagement Report Says:
The report provides a summary of public input identifying opportunities in Davidson
over the coming 10-20 years. According to the report, most residents want to manage
growth, conserve open space, and “replicate the design and scale of downtown in other
mixed-use centers throughout town.”

March 2019
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“We must keep a reasonable balance between
rural open space and sensible development.”
- Davidson Resident
Key Influence #2: Many residents consider
downtown Davidson a model for future
development in activity nodes.

Key Influence #4: Development form and design
impacts access to services, fiscal health, and
sustainability.

While Davidson maintains a relatively low population
density, it is higher than surrounding communities,
reflecting its intentional guidance of growth in
compact nodes. While there is significant community
support to continue to see growth directed in these
nodes (see pages 46-47), it is important that future
development exhibit the community’s desire for
walkable and human-scale places.

Prior to the second World War, American cities and
towns generally grew in a compact pattern. More
recently, many communities across North Carolina
and the Southeast have grown more rapidly by land
area than by population, with growth often occurring
in automobile-oriented patterns.1 The boom of

Davidson’s historic development pattern in
downtown is a cherished feature of the community.
The small-scale, walkable, mixed-use form and highquality design of downtown Davidson should be
replicated in new, targeted activity nodes in order
to preserve the character of the town. Davidson
should continue to embrace its historic character as
identified in the National and Local Historic District
maps and build on its preservation efforts.

Davidson’s enduring role as a leader in form and
design helped largely maintain the town’s historic
character, and even created new places that add
to the town’s character. But form and design also
exercise broad influence beyond the feel of a place
— they impact equitable access to services, longterm fiscal balance, and environmental sustainability,
too.

Key Influence #3: Residents value Davidson’s
rural character, extensive tree canopy, and
access to natural areas and open space.
Community members see Davidson’s access to
natural assets as a benefit to be protected and
enhanced. Strong community support exists for the
conservation for the conservation of open space
for public access, aesthetic beauty, wildlife habitat,
tree canopy, and water protection. Additionally,
residents value and want to preserve rural character
and viewsheds as well as agricultural lands for food
production.

suburban developments in the 1990s and 2000s
often exacerbated these growth patterns.

Approximately seven percent of Davidson’s parcels
fall within a quarter-mile walking distance of grocery
stores and 60 percent of parcels in Davidson lie
within a quarter-mile of public green space or
greenway trails. Notably, the Planning Ordinance
emphasizes the importance of parks being within a
quarter-mile of development.
These measures of walkability and access are
important because the vast majority of studies on
the relationship between development form and
attributes like human health and fiscal balance find
that compact development located closer to existing
infrastructure and services offer more long-term
benefits. Davidson’s 2014 Cost of Land Use Study
made similar findings.
1 Pack, J. (2016). Metropolitan Development: Patterns, Problems, Causes, Policy
Proposals. Brookings Institution.
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THE ROLE OF EXISTING AND LEGACY PLANS AND REGULATIONS
This Comprehensive Plan recognizes the direction
set in the Rural Area Plan and establishes further
policy direction that confirms and refines the Rural
Area Plan. This Comprehensive Plan also carries
forward and replaces maps and policies in the
previous comprehensive plan, including the Targeted
Growth Plan.

Rural Area Plan
Davidson adopted its Rural Area Plan (RAP) in 2016.
The Comprehensive Plan recognizes the direction set
in the RAP and establishes further policy direction
that confirms and refines the RAP.
The RAP purposely manages development in
a way that maximizes open space protection
throughout the town’s less developed areas; it
calls for permanent protection of large portions of
developable land. The RAP permanently establishes
and protects open spaces while directing growth
primarily to compact, walkable neighborhoods.
Much of the RAP has already been implemented
through the Planning Ordinance. Additional

opportunities exist to continue implementing the
plan as well as to consider extending the plan’s
policies where needed.

Planning Ordinance
The Davidson Planning Ordinance was adopted in
2015 in accordance with the 2010 Comprehensive
Plan. Guided by planning principles that envision
Davidson as a livable, healthy, vibrant community,
the Planning Ordinance outlines regulations for the
Town of Davidson and its extraterritorial jurisdiction
that seek to promote the health, safety, values, and
general welfare of the community.
Davidson’s Planning Ordinance is implemented
through Planning Areas, which have the same legal
authority as zoning districts. Unlike traditional
zoning districts defined by land use, Planning Areas
are defined by the form and design of land areas
based on their historical context, environmental
considerations, and general growth patterns in the
community. The Planning Ordinance establishes
eighteen Planning Areas as well as eight Overlay

R ura l
S E P T E M B E R 2016

Area
Pl a n
Dav

idson
NC

CULTIVATING
CONSERVATION &
QUALITY GROWTH

in association with
Alta Planning + Design
& Zanetta Illustration

30

Planning Ordinance
Effective May 1st, 2015
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Districts (areas with additional form and/or use
regulations). Each Planning Area describes permitted
uses and building types, site design standards,
development standards, and applicable Overlay
Districts.
The intent of the Planning Ordinance is to implement
regulations based on the community’s vision and
policy initiatives. The ordinance should be amended,
as needed, so that regulations are consistent with
this Plan and any subsequent plans or policies.

Targeted Growth Plan
The Targeted Growth Plan emerged from the
previous 2010 Comprehensive Plan and served
to guide development decisions. Although this
Comprehensive Plan replaces maps and policies in
the Targeted Growth Plan using new maps based
on community input, it carries forward much of the
spirit of the 2010 Targeted Growth Plan.

The Targeted Growth Plan’s purpose was to
strengthen the downtown, create complementary
development areas (“targets”), and define a growth
reserve for potential development outside the target
areas. It used a phased development approach and
identified specific areas for growth to enhance the
town’s assets, preserve rural areas, and prevent
sprawl. The plan identified these areas based on
factors such as available infrastructure, connectivity,
economic growth potential, sustainability, and form.
The four types of growth targets included: Primary
Growth Targets, Secondary Growth Targets, Growth
Reserve Areas, and the Rural Area. Each of these
called for specific land uses, development intensities,
and growth timelines.

The Targeted Growth Plan from the previous comprehensive
plan (2010) helped direct growth to focused centers.
The Town of Davidson Comprehensive Plan
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GENERAL PRACTICES OF SUSTAINABLE
CONSERVATION AND GROWTH

Towns and cities across the country use certain fundamental practices of good conservation and growth to
support sustainable natural and built environments. As attested to in the town’s General Planning Principles,
Davidson already implements many of these practices; this Comprehensive Plan incorporates several others.

1

CREATE NEW AND PRESERVE EXISTING NEIGHBORHOODS
THAT ENABLE WALKABILITY, CHOICE, AND EVOKE A SENSE
OF PLACE

» Accommodate all transportation modes, but prioritize
walkability, bikability, and transit
» Create and protect a unique and meaningful sense of
place with a mix of uses
» Create built environments that integrate a variety of
equitable and inclusive housing choices
» Create and protect a unique and meaningful sense of
place by mixing uses and preserving historic assets
» Locate buildings up to the sidewalk and facing the street
» Incorporate design that reinforces the human scale of
places
» Activate the ground floor
» Create short blocks to slow traffic and improve the
pedestrian environment

BEST PRACTICE: HOW TO REPLICATE WHAT MAKES DOWNTOWN DAVIDSON SO GREAT.
» Active ground floors create engaging
building frontages and pedestrian
activity
» Transparency lets people see into and
out of buildings, inducing an interesting
and safe environment
» Wide sidewalks create active spaces
with restaurant seating and space for
bike racks
» Street trees provide shade and safety
» Human-scale buildings and street
features (i.e. short building widths,
pedestrian lighting) support walkability
» Mixed-use buildings located adjacent
to sidewalks activate the street
» Rear parking prioritizes human-scale
and alternative transportation modes
32
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2

DIRECT GROWTH TO
ALREADY DEVELOPED
AREAS BEFORE BUILDING IN
UNDEVELOPED AREAS.

» Direct growth to areas with existing infrastructure
» Make it easier to build on undeveloped or
strategic parcels in town rather than on the
periphery
» Monitor the location of development activity

4

3

PRESERVE AND CONNECT
OPEN SPACES, WOODLANDS,
WATERSHEDS, FARMLANDS,
VIEWSHEDS, AND CRITICAL
ENVIRONMENTAL AREAS.

» Prioritize the protection of open space
adjacent to already existing open space
» Connect green space corridors
» Protect and grow the tree canopy,
whether in built or open space areas

ENCOURAGE COMMUNITY AND STAKEHOLDER
COLLABORATION ON DEVELOPMENT DECISIONS
THROUGH A FAIR AND TRANSPARENT PROCESS.

» Initiate long-range planning efforts to envision future outcomes
» Engage with all stakeholders early in the development process
» Ensure the widespread use of communication channels for notification
and engagement on policy initiatives and development projects
» Ensure all stakeholders have been heard and their ideas and concerns
considered
The Town of Davidson Comprehensive Plan
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PLANNING GOALS, POLICIES, & METRICS
HOW WE’LL CREATE AND CONSERVE THE PLACES WE LOVE
Growth pressures in Davidson are strong. This presents a challenge for the town as it grapples with reconciling
its small-town history and its desirability as a place to live and work in proximity to a growing Charlotte region.
It also places the community in an advantageous position: the town can be selective about how and where it
grows, and deploy the tools and resources at its disposal to achieve the community’s vision of carefully-planned
conservation and growth.
Achieving this vision requires a comprehensive and coordinated approach to conservation and growth, one that
guides decisions and actions in historically-significant areas, on edges, in natural and rural areas, and where
infill development can enhance the town’s special built fabric.
The town has long recognized living environments’ impact on human health, ecological habitats and welfare,
climate resiliency, equity, and quality of life. The legacy of thoughtful planning continues through the goals,
policies, and metrics of this chapter. The goals below list the conservation and growth guidance provided in this
section.

GOALS

2.1: INTENTIONAL GROWTH MANAGEMENT
2.2: A NETWORK OF NATURAL AREAS AND OPEN SPACE
2.3: A SUSTAINABLE BUILT ENVIRONMENT
2.4: A PRESERVED HISTORIC FABRIC
2.5: CONTEXTUALLY-SENSITIVE INFILL AND REDEVELOPMENT
Davidson’s Land Use Planning Maps
The Growth Management
Tiers Map
Davidson Growth Management Tiers

The Conservation and
Growth Framework Map
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Davidson’s Land Use Planning Maps
consist of the Growth Management
Tiers Map and the Conservation
and Growth Framework Map. The
Growth Management Tiers Map
provides guidance for making
decisions about utilities and
annexations. The Conservation
and Growth Framework Map
provides guidance on where to
prioritize growth and what form
that will take.
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Neighborhood Services
Rural

Rural Reserve
Special Use

Village Center

Village Commerce
Village Edge
Village Infill

Other Municipalities

GOAL

2.1

INTENTIONAL GROWTH MANAGEMENT
Davidson will grow thoughtfully and intentionally within its borders and at its
edges. New growth will enhance the town’s livability and occur using a tiered
and incremental approach to meet the needs of a growing community.
Policy 2.1.1: Manage Growth to Balance Protection of Community
Character and Natural Areas While Directing Desired Growth to Identified
Centers
The town will manage growth in a manner that balances the protection of community character
and natural lands with the need to accommodate future anticipated growth. Change in the
community will be managed to protect critical natural lands, provide a variety of housing options
for a diversity of households, support economic development, support a healthy fiscal bottom
line, ensure adequate public safety services, and utilize growth patterns that will support
regional and local transit services. Lands within the town’s current corporate limits are priorities
for infill and redevelopment. New development areas contiguous with the town and in identified
centers should be secondary priorities for development and ahead of areas outside centers.

Policy 2.1.2: Guide Utility Service Extensions and Annexations Using the
Utility Service and Annexation Criteria
The town will evaluate the appropriateness of annexation of lands into the town and extension
of public utilities to new areas using the Utility Service and Annexation Criteria (see page 38).
These criteria serve as the primary guide for making annexation and utility extension decisions.
The criteria provide a framework for ensuring decisions are made consistently and in accordance
with the Comprehensive Plan. They are complemented by the Growth Management Tiers Map.

Policy 2.1.3: Guide Growth Using the Growth Management Tiers Map
The Growth Management Tiers Map serves as a guide for development and investment
decisions. It is designed to support conservation of high priority lands and support growth in
appropriate locations. The Growth Management Tiers Map’s purpose is to ensure Davidson
accommodates growth consistent with the General Planning Principles, intentionally directs
growth to desired areas, manages the pace of development, and ensures fiscal balance. This
map is intended to be used when considering development approvals, utility service extensions,
annexations, incentives, and capital investments. This map should be used in coordination with
the Utility Service and Annexation Criteria. The Growth Management Tiers Map will be updated
from time to time to reflect changing planning conditions.

Policy 2.1.4: Explore the Use of Targeted Conditional Zoning Thresholds to
Regulate the Approval of Development Projects.
The town should evaluate the potential benefits and drawbacks of using criteria to automatically
trigger the conditional zoning process. The criteria may include a proposed development’s
location, size, building type(s), or transportation impact, among others.

The Town of Davidson Comprehensive Plan

35

DAVIDSON GROWTH MANAGEMENT TIERS

This map provides general guidance for identifying lands that, should development on these parcels be
proposed, are appropriate for annexing into the town limits and extending utility services. It is important to note
that all decisions operate within the context of a state regulatory framework that prescribes certain criteria,
processes, and adjudication protocols when managing growth. This tool will facilitate the town’s ability to assess
development proposals within this regulatory setting.

Parks and Open Space
Parks and Open Space includes lands that are publicly or privately protected today, including Abersham/Allison
Park, Fisher Farm Park, Roosevelt Wilson Park, Beaty Park, other parks and greenways, and privately held
conservation easements. This area also includes primary conservation lands identified in the Rural Area Plan.

Growth Reserve
The Growth Reserve area includes lands that are not appropriate for development within the timeline of this
Comprehensive Plan. This includes lands identified within the Davidson-Kannapolis Annexation Agreement that
are not appropriate for annexation into Davidson at this time. Although this map denotes select areas that are
not appropriate for growth in the next 20 years, it does not legally prohibit that growth. Property owners in the
Rural Planning Area can choose to exercise their development rights using individual septic systems to support
new residences and smaller commercial establishments. This form of development does not uphold the
direction of the town’s General Planning Principles and should be avoided when possible. Growth reserve areas
should be re-evaluated during the next major update to the Comprehensive Plan.

Potential Future Growth Area
The Primary and Secondary Future Growth areas include lands that are contiguous to the town that could
accommodate growth projected to occur over the next 20 years assuming a more modest annual growth rate
(2.38%) than the annual growth rate of the last decade (3.1%). This includes infill development parcels located
within the town’s current corporate limits. It also takes into account that much of the eastern lands in the town’s
extraterritorial jurisdiction will be protected as common open space as part of new development projects, as
required in the Planning Ordinance as a result of the Rural Area Plan.

The Growth Management Tiers Map Key
Growth Management Tiers
Parks and Open Space

Developed Areas

Growth Reserve

Sphere of Influence

Primary Future Growth Area

County Line

Secondary Future Growth Area

Town Limits

Conservation & Growth Framework Map Nodes
Downtown
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UTILITY SERVICE AND ANNEXATION CRITERIA

In the State of North Carolina, a property can only be annexed into a municipality as a
voluntary action by the property owner. It is the town’s policy that if a property owner requests
public water and wastewater services, it must voluntarily annex into Davidson. Town policy
currently requires approval of the utility extension by the Davidson Board of Commissioners
prior to approval by Charlotte Water. The Davidson Planning Ordinance requires that if a
property lies within 1,000 feet of an existing or planned (i.e., funded) sewer line and elects to
develop, then the proposed development must connect to that line and be served by public
water and sewer. This is due to the long-term efficiencies and environmental advantages of
public systems compared to individually-maintained septic systems.
To assist with annexation and utility extension decisions, the following criteria should be
evaluated for individual requests. Specifically, requests that support the following should be
considered for approval:

Criteria 1: Aligns with the Comprehensive Plan
Consistent with the Comprehensive Plan, specifically the Growth Management Tiers Map and
Conservation and Growth Framework Map

Criteria 2: Contiguous with Town Boundary
Portion of the site lies contiguous with town boundary

Criteria 3: Creates Logical Town Boundaries
Expansion of logical town boundaries and service areas and elimination of unincorporated
islands within the town’s corporate limits

Criteria 4: Consistent with Interjurisdictional Agreements
Consistent with the Davidson-Kannapolis Annexation Agreement and other agreements (i.e.
Mooresville Boundary Agreement)

Criteria 5: Supported by Public Services
Adequately supported by current or future town services, including public safety and other
services

Criteria 6: Demonstrates Community Benefits
Community benefits clearly assessed against the fiscal benefits and costs

Criteria 7: Utility Service
Adequate utility services to the site can be provided by Charlotte Water, Duke Energy, etc.

Criteria 8: Supported by Public Schools Framework
Considers CMS expansion/services plans

Criteria 9: Consistency with Transportation Investments
Proposal location situated in an area prioritized for transportation projects
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GOAL

2.2

A NETWORK OF NATURAL AREAS AND OPEN SPACE
Recognizing the importance of the natural environment, Davidson will create
and protect an integrated network of green corridors, parks, and open spaces,
along with meaningful rural and agricultural uses.
Policy 2.2.1: Protect Ecologically Valuable Areas and Corridors
Through regulations and development decisions, protect, restore, and connect ecologically
valuable areas such as critical watersheds, stream buffers, wetlands, wildlife habitat, and
hardwood forests. Additionally, prioritize conservation of similar lands adjacent to these areas.

Policy 2.2.2: Integrate Green Space Throughout the Built Environment
Being cognizant of the importance of green space to human health, continue to thread green
space throughout the built environment by growing, enhancing, and protecting the urban tree
canopy, and providing natural green public spaces, neighborhood gardens, and greenways. To
the extent possible, encourage native landscaping.

Policy 2.2.3: Protect Active Farmland
Protect and support active farmland, recognizing the economic, environmental, and social
importance of farmland protection and local foods production.

Policy 2.2.4: Promote Environmental Education
Promote environmental stewardship through educational outreach programs that enhance
knowledge and understanding of environmental systems. Outreach may take the form of
classes, signage, or public art, among other methods.

Policy 2.2.5: Protect Valued Rural Viewsheds
Recognizing Davidson’s rural history, as well as the present-day importance of rural viewsheds,
protect those viewsheds deemed most important by the Davidson community.

Policy 2.2.6: Expand Use of Low Impact Development Techniques
Use low impact development systems and practices that use or mimic natural processes to
protect water quality and associated aquatic habitat and reduce the impact of built areas.
Examples may include, but are not limited to, rain gardens and bioswales that result in the
infiltration, evapotranspiration or use of stormwater.

Local governments may use Purchase of Development Rights (PDR) programs
as one tool to preserve farmland and open space. PDR programs pay
willing landowners for not developing their land, placing protected land in a
conservation easement while still affording landowners a range of specified
uses and flexibility in stewarding their property. To learn more, see Purchase
of Development Rights: Preserving Farmland and Open Space, Planning
Commissioners Journal (2004).

The Town of Davidson Comprehensive Plan
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GOAL

2.3

A SUSTAINABLE BUILT ENVIRONMENT
Davidson’s integrated natural and built environments will embody the tenets
of social, environmental, and fiscal sustainability. The town will be a leader of
green building design and climate responsibility.
Policy 2.3.1: Use the Conservation and Growth Framework Map
Use the Conservation and Growth Framework Map to guide conservation, growth, and
development decisions.

Policy 2.3.2: Promote Innovative Green Building Tools and Approaches
Promote and/or incentivize innovative building tools and approaches, such as LEED, LEEDND, STAR Communities, WELL Building Standard, the Sustainable Development Code, green
building standards and incentives in the Planning Ordinance, and others. New approaches
may include green roofs, renewable energy generation, alternative lighting strategies, use
of local and/or recycled materials, consideration of embodied energy, optimization of solar
access, and other innovative practices.

Policy 2.3.3: Ensure Best Design Practices in New Growth
All new growth should use principles of complete neighborhood design, which is key to
supporting sustainability because it achieves simultaneous goals of reducing emissions
from vehicle trips, improving human health by supporting active modes of transportation,
and guides growth away from open green spaces. New growth should include short blocks
and connected rights-of-way, prominent civic spaces, protected natural areas, front-facing
buildings, a diversity of housing types, neighborhood-serving and context-sensitive nonresidential uses, rear parking and alleys, front porches, and safe multimodal travel options.

Policy 2.3.4: Adapt to Climate Variations and Transition to Becoming a
Carbon Neutral Town
Support the transition to becoming a carbon neutral town, recognizing the urgent need to
respond to the threat of a changing climate by reducing greenhouse gas emissions. Consider
membership in the Carbon Neutral Cities Alliance or other coalition or initiative with similar
missions. Explore partnerships with local nonprofits and businesses addressing sustainability,
including educational programs and incentives for sustainable initiatives.

Policy 2.3.5: Incorporate Low Impact Development and Green Building
Practices In Public Projects
Incorporate low impact development and green design approaches in public projects including
but not limited to: bioretention filters and swales, porous pavement, and various building
features. Encourage designs that take advantage of multiple simultaneous benefits, such as
the coupling of detention ponds with public parks or the use of landscaping and green roofs to
control rain water and provide habitat.
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CLIMATE ACTION LEADERSHIP THROUGH GREEN BUILDING
Davidson already leads nationally in terms of smart growth, quality design, and walkability — all of which help
minimize greenhouse gas emissions. Davidson has a chance to lead on climate action by working toward becoming a
carbon neutral town. Green building offers a set of strategies to achieve this by reducing environmental and climate
impacts through building and site design, construction, and operations.

Case Study: Sustainability in Boulder, Colorado

Climate change is a global
issue, but its impacts will
affect people at the local
level.
The Intergovernmental Panel
on Climate Change (IPCC)
2018 report summarizing the
impacts of climate change,
describes how communities
in the southeastern United
States will have to grapple
with rising sea levels,
increasing temperatures,
extreme heat events, heavy
precipitation, and droughts —
all of which have significant
direct and secondary impacts
on human health, the
economy, and our towns and
cities.
According to the IPCC report,
human activities will likely
cause temperatures to
increase by 1.5-2°C as early
as 2030 if we take no action.
Towns and cities have an
important role to play in the
effort to reduce emissions.

Like Davidson, Boulder is a college town that values its natural assets
and quality of life, educational opportunities, and growth management.
Boulder is also recognized for its commitment to sustainability. In 2016
Boulder adopted the Climate Commitment, a strategic framework that
guides the City’s climate action. The plan set emissions and energy
targets for the City and community, including a goal to reach 100%
renewable electricity by 2030. Boulder is also a member of the Carbon
Neutral Cities Alliance, a global collaboration of cities who are committed
to reducing emissions by 80% by 2050.
The City’s climate actions have been implemented through a variety of
programs and policies, a number of which regulate energy efficiency and
reduction in buildings. The Boulder Building Performance Ordinance
requires privately-owned commercial and industrial buildings and
City-owned buildings to rate and report their building energy use and
implement specific efficiency requirements. The ordinance achieved
100% compliance in the first two years of implementation, resulting in
greenhouse gas reductions equivalent to removing 21,000 cars from the
road. The City estimates the initiative generated a net economic benefit
of $8.5 to $14 million.
Boulder implements other sustainability policies through ordinances
and building codes. A series of ordinances, known as SmartRegs, provide
baseline energy efficiency standards for rental housing in the City.
Boulder also has an Energy Conservation Code, which seeks to achieve
the City’s emissions reduction goal by creating economically feasible
building codes that will ultimately result in high-performance, net zero
energy residential and commercial buildings. In addition to regulatory
policies, Boulder has a wide range of voluntary programs that incentivize
energy efficiency of buildings, such as the EnergySmart program, which
offers energy efficiency advising and rebates to residents and businesses.
Boulder’s high-performance building policies are projected to achieve
a 16% reduction from 2005 baseline emissions by 2050. Its successful
implementation of green building policies provides a possible framework
for Davidson to become a climate action leader through green building.
Other communities that have adopted climate action plans, policies,
or guidelines include: Carrboro, NC; Asheville, NC; Greensboro, NC;
Charleston, SC; Charlottesville, VA

The Town of Davidson Comprehensive Plan
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GOAL

2.4

A PRESERVED HISTORIC FABRIC
Davidson will celebrate its unique architectural and cultural history through
preservation initiatives and designing new buildings, spaces, and landscapes that
complement the existing historic fabric and leave an inspiring building legacy.
Policy 2.4.1: Support Preservation of Historic Properties and Districts
Support identification, stewardship, and preservation of historic properties and Davidson’s
historic district, including features of the public realm. Pursue their historic landmark
designation or inclusion in an expanded local historic district as appropriate.

Policy 2.4.2: Minimize Impacts on Existing Historic Resources
Historic resources should be considered when planning for capital projects. Adverse impacts
from capital projects on historic resources should be avoided, or minimized and mitigated.

Policy 2.4.3: Guide New Development Using Historic Patterns
Existing historic context should be used to guide redevelopment and new development while
recognizing the importance of complete neighborhoods that feature a variety of building
types.

Policy 2.4.4: Encourage Reuse and Rehabilitation
Reuse and rehabilitation of existing disinvested homes and buildings should be encouraged
and supported for use as dispersed workforce housing units. Where appropriate, minimum
building code standards should be applied in a manner compatible with historic preservation
efforts.

Policy 2.4.5: Promote Connectivity Between Centers
Connect existing areas of the historic fabric in and around downtown and adjacent areas
through enhanced streetscapes. Prioritize connections to the South Main Street, Linden Mill,
Delburg Mill, and Sadler Square areas (see page 44).
This image from
Richmond, Virginia
shows that through
form, design, rhythm,
and scale, new infill
development can fit
into the historic fabric
of a town without
needing to mimic
colors and materials.
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GOAL

2.5

CONTEXTUALLY-SENSITIVE INFILL AND REDEVELOPMENT
Recognizing the need to prioritize growth where there is existing infrastructure
rather than grow outward, Davidson’s infill development and redevelopment
will support and enhance the character of valued built patterns.
Policy 2.5.1: Infill Development Shall Enhance the Town
Infill development is important because it directs growth away from cherished natural
areas and has the potential to support and enhance the existing built environment. Infill
development shall enhance and not detract from the building character of the town. While this
policy is subjective, in general infill should carry forward the spirit of the town’s historic design
features (i.e., scale, proportion, setbacks, character) with continued direction from the Design
Review Board and Historic Preservation Commission.

Policy 2.5.2: Balance Incremental Change with Existing Character
As Davidson grows through infill development, redevelopment of existing sites, and new
growth in appropriate places on the town’s edge, it should complement the town’s existing
character.

Policy 2.5.3: Coordinate Land Use and Transportation Planning
Continue to coordinate land use and transportation planning. Ensure transportation
infrastructure supports walkable development and multimodal transportation options —
including connections to activity nodes. Important considerations include the width and design
of sidewalks, street trees, protected bike lanes, curb radii at intersections, traffic calming
devices, and other features that enhance the safety of all travelers.

Policy 2.5.4: Make the Built Environment Human-Scale
To the extent possible, the built environment should be human-scale. There are fundamental
architectural characteristics that transcend eras, styles, and typologies that help to explain why
Davidson’s widely-beloved downtown buildings make human beings comfortable. Humanscale development is not defined by density or even building height, but instead by a built
environment that makes people comfortable and happy navigating streets and neighborhoods
on foot. Human-scale built environments might consider terminating vistas at the end of
streets or the width and frontage of new buildings.

Policy 2.5.5: Create and Enhance Gateways
New non-residential development, public infrastructure projects, and preservation efforts
should consider gateways into Davidson and between different, distinct areas within the town.
These gateway areas can serve as visual cues that travelers are passing between places.

Policy 2.5.6: Use Appropriate Transitions Between Different Scales and
Intensities
Use appropriate transitions between different building uses and intensities by stepping
down building heights and scale from areas allowing taller buildings to primarily residential
neighborhoods.

The Town of Davidson Comprehensive Plan
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ENHANCING DOWNTOWN: PRESERVATION, INFILL, AND
CONNECTIONS
Goals 2.4-2.5 reflect an important set of topics that emerged from the What’s Next Davidson process: The need
to improve connections throughout downtown, including connecting its historic downtown core to the newer
downtown area south of Catawba Avenue; and, the need to ensure infill development complements the town’s
historic growth patterns.

Concept of Potential Downtown Improvements
The map below illustrates potential improvements to downtown that could enhance pedestrian connections
between existing centers of activity. Features such as concrete sidewalks lined by brick, small gathering spaces,
and focal points for public art help to extend the fabric — improving the physical and visual cues to help people
enjoy the many unique areas of our downtown.

Concept of Potential Downtown Improvements
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How Could New Infill Enhance Historic Character?
The progression of images below represents a potential evolution of South Main Street. New development
could improve the pedestrian environment, enhance connectivity, establish and activate new gathering spaces,
and replicate the scale and design of the historic built environment that many community members cherish.
Elements such as fountains, public art, or detailed sidewalk treatments can help draw people towards the
area, while new buildings or revamped parking areas can serve purposes beyond their utilitarian functions —
celebratory spaces for people to gather during special events. This combination of features would further this
area’s increasing importance in Davidson’s cultural and employment landscape.

1

2

3
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THE CONSERVATION AND GROWTH
FRAMEWORK
The Conservation and Growth Framework consists of the Conservation and Growth Framework Map and
concepts to inform policy direction for each of the map’s conservation and growth map designations. The
framework is intended to both illustrate the story of conservation and growth in Davidson and provide highlevel guidance for open space conservation, development, redevelopment, and capital improvements.
Thanks to previous efforts to proactively plan Davidson’s entire planning jurisdiction, the town’s Planning Areas
Map already reflects the spirit of the community’s preferred growth. There are additional opportunities to
update the Planning Areas Map and Planning Ordinance to respond to new planning conditions, community
preferences, and opportunities over time.
The Conservation and Growth Framework Map shows activity nodes where residents can access services, civic
opportunities, and employment; districts with existing or future residential and open space lands, permanently
protected natural lands, and employment land; and key corridors and gateways for active and vehicular
transportation and transitions into and out of the geographic limits of Davidson. See the following pages for full
descriptions of the map key components shown below.

The Conservation and Growth Framework Map Key
Activity Nodes
D

Districts
Parks and Protected Open Space

Downtown

Priority Conservation Areas (Overlay)
Rural Village Neighborhoods and Open
Space (50-70% Open Space Required)
Residential Neighborhood Edge and
Open Space (45% Open Space Required)

RC

Regional Center

VC

Village Center

EC

Employment Center

NS

Neighborhood Services

Residential Neighborhoods
(5-20% Open Space Required)

Neighborhood Center
Employment Campus

Corridors and Gateways
Key
Corridors
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NODES
Downtown
Downtown is the place where residents gather for events, attend town meetings, stroll, shop, and do business.
Main Street is also the primary interface between Davidson College and the town. This area is cherished for its
small businesses, historic structures, walkability, and human scale. There continue to be opportunities to make
downtown more inviting and inclusive, and expand the hours of day in which downtown is active.

Key Features

» Design that enhances the existing walkable and
human-scale character

Preferred Character

» Protections for and enhancements of historic
properties
» Active and inviting building ground floors

Opportunities

» Wayfinding, public art, and green building retrofits

» Adaptive building use, implementing green
building design elements and low impact
development practices where feasible
» Extend downtown character along South Main
Street and downtown cross-streets (see page 44)
» Enhance multimodal travel safety

Planning Areas

» Village Commerce, Village Edge, Village Center

“Davidson has a historic central business
district that is relatively thriving - I would
like to see it thrive more.”
- Davidson Resident

“Davidson needs more small and
local commercial development along
Main Street and South Main.”
- Davidson Resident
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Regional Center
The Regional Center, located at Circles @ 30, includes larger-scale newer development with a mix of residential
uses, services, and employment for the community and residents throughout the region. This area’s design is more
pedestrian-oriented than most interstate-adjacent areas in the region; however, opportunities exist to modify infill
standards and design to make the buildings more human-scale and protect the Lake Norman critical watershed.

Key Features

» Infill and new development that uses contextappropriate, pedestrian-oriented design

Preferred Character

» Incorporation of a vertical mix of uses
» Inviting building frontages and transparent ground
floors

Opportunities

» Wayfinding, public art, and green building retrofits

» Design supporting transit-oriented projects,
enhanced multimodal infrastructure, and regional
transit opportunities with managed lanes/BRT
» Plazas and outdoor seating to activate streets

Planning Areas

» Central Business District, Lakeshore, Conditional,
Special Use

Village Center
The Village Center areas provide opportunities for new active mixed-use places, with employment, service,
institutional, and residential uses arranged in a walkable, human-scale fashion. Village Centers should be both
truly unique and resemble the traditional characteristics that make downtown Davidson a special place, while
meeting local residents’ daily needs.

Key Features

» Design-driven new development that establishes
walkable and context-appropriate character

Preferred Character

» Village Centers should be similar to the character,
design, and scale of Davidson’s downtown
» A mix of uses and businesses should meet the
daily needs of nearby residents

Opportunities

» Short building widths; transparent and inviting
building frontages; wide sidewalks with street
trees; limited street widths; rear alley access; green
building design

» Human-scale, transit-supportive projects

Planning Areas

» Neighborhood Center I, Neighborhood Center II

The Town of Davidson Comprehensive Plan
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Employment Center
The Employment Center is a node within a larger employment campus area with large numbers of daily
workers. The center abuts a primary road and offers an opportunity to become more walkable and offer uses
that serve the workforce and create a greater sense of place.

Key Features

Preferred Character

» Incremental transition from a low-density campuslike setting, to a greater mix of uses and building
types
» Continued protection of tree canopy and green
space

Opportunities
» Mixed-use, infill development that provides fiscal
balance; green building design
» Potential area planning with stakeholders
» Multimodal transportation enhancements

Planning Areas
» Employment Campus

Neighborhood Services
The Neighborhood Services nodes are intended to be small-scale and context-sensitive. These nodes could offer
goods and services for the daily needs and activities of nearby residents. These nodes should also be unique
places worth visiting from across town.

Key Features

Preferred Character

» Context-sensitive, walkable design that enhances
adjacent neighborhoods and provides services and
limited office space
» Indoor and outdoor gathering spaces and places
for activity on the sidewalk

Opportunities
» Design standards that place the building along the
sidewalk and parking on the street or behind the
building; green building design
» Vertical mix of uses with services and live-work units
» Special attention to pedestrian and bicycle
infrastructure
» Satisfy some daily needs of adjacent residents

Planning Areas

» Neighborhood Services
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DISTRICTS
Parks and Protected Open Space
Parks and Protected Open Space lands include active and passive parks, permanently protected farms and
habitat, and land protected from development through regulations such as sensitive lands within the 100-year
floodplain.

Key Features

Preferred Character

» Permanent protection of farmland and connected
green space for local food production, passive
and active recreation, habitat conservation, and
watershed protection
» Accessible to residents throughout town

Opportunities
» Acquisition of land for open space conservation
» Consideration of new tools, such as purchase of
development rights
» Coordination with land trusts and other partners
» Passive recreation opportunities

Planning Areas
» Rural Reserve

Priority Conservation Areas
Priority Conservation Areas include lands that resemble open space today but that currently include
development rights. These areas are illustrative, generally located adjacent to parks and protected open
space, and could potentially be conserved through the development process or via initiatives listed under
Opportunities below.

Key Features

Preferred Character

» Permanent protection of farmland and connected
green space for local food production, passive
and active recreation, habitat conservation, and
watershed protection
» Accessible to residents throughout town

Opportunities
» Land dedication at time of development
» Purchase of development rights or targeted
acquisition
» Coordination with land trusts and other partners
» Passive recreation opportunities

Planning Areas
» Rural, Neighborhood Edge

The Town of Davidson Comprehensive Plan
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Rural Village Neighborhoods and Open Space
The Rural Village Neighborhoods and Open Space areas include the most open space of all lands that are not
already permanently protected through land ownership or easements. Neighborhoods in these areas are
compact and clustered to maintain streams, forests, farms, meadows, open landscapes, and views.

Key Features

Preferred Character

» New, ecologically-sensitive neighborhoods with
ample open space and integrated green space
» Conservation-oriented designs to minimize
environmental impact

Opportunities
» Open space preservation and green space
» Enhance cross-town street and trail connectivity
» Low-impact development and green building design
» Expand and enhance the scenic byway overlay
» Publicly-accessible open space through robust
greenway and trail network

Planning Areas
» Rural

Residential Neighborhood Edge and Open Space
Residential Neighborhood Edge and Open Space areas are expected to accommodate new neighborhoods,
while protecting large open space areas and corridors ranging from hardwood forests to rural landscapes.
These neighborhoods should use traditional neighborhood design to enhance the natural and built
environment of the town.

Key Features

Preferred Character

» New complete neighborhoods with ample open
space conservation and integrated green space
» Protection of priority conservation areas
» Interconnectivity with existing town neighborhoods
and extension of existing built fabric

Opportunities
» Open space preservation and green space
» Enhance cross-town street and trail connectivity
» Low impact development and green building
design

Planning Areas
» Neighborhood Edge
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Residential Neighborhoods
Residential Neighborhoods consist of a variety of housing and neighborhood types, including existing and future
housing. In general, each neighborhood’s uniqueness requires tailored approaches to protection and change.

Key Features

» Continued promotion of traditional neighborhood
development patterns, walkability, and a variety of
housing types and uses

Preferred Character

» Integration of affordable housing
» Protection of historic neighborhoods and contextsensitive infill, where appropriate

Opportunities

» Mix of residential building types (including ADUs)
» Low-impact development retrofits, street trees,
sidewalks
» Neighborhood-specific area planning approaches

Planning Areas

» Neighborhood General, Village Infill, Conditional,
Lakeshore, Special Use

Neighborhood Center
Neighborhood centers function in conjunction with activity nodes. These centers offer compact, connected, and
transit-supportive housing with direct pedestrian access to activity centers. They also offer some goods and
services for the daily needs and activities of nearby residents and institutional uses.

Key Features

Preferred Character

» Design-driven development that supports a
compact and human-scale living environment
» Enhancement of long-term transit viability
» Supportive of mixed-use service and employment
activity nodes

Opportunities
» New development that supports compact, complete
communities
» Sustainably designed, walkable built environment
» Incorporate trees, protected bike lanes, sidewalks
into design

Planning Areas
» Neighborhood Center I, Neighborhood Center II
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Employment Campus
Employment Campus areas primarily include land under the ownership of one entity, such as MSC or Ingersoll
Rand. These areas include buildings arranged in a campus-like setting primarily used for employment during the
day.

Key Features

Preferred Character

» Support for the existing built environment, with
future opportunities to enhance transit access,
walkability, and connectivity to adjacent parcels
» Coordination with existing landowners

Opportunities
» Green building retrofits
» Mixed-use infill development
» Multimodal transportation enhancements
» Partnerships with large businesses for
transportation demand management
» Open space/tree canopy preservation, green space

Planning Areas
» Employment Campus I, Employment Campus II

“Davidson needs some diversity
of employment options.”
- Davidson Resident

“In Davidson, all people should
have access to economic resources
including housing and jobs.”
- Davidson Resident
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CORRIDORS AND GATEWAYS
Key Corridors

» Existing roads that serve as major travel
thoroughfares across the town
» Primarily trafficked by cars but over time will safely
accommodate multiple modes of travel
» Key opportunity areas for infill development

Scenic Byway
» Located along Grey Road and Shearer Road
» Protection of viewsheds and rural aesthetic
» Opportunities to better protect specific viewsheds
along this corridor

Greenway

» Multi-use paths accommodate users of all abilities
» Intended for both recreation and utilitarian
transportation
» Connect to larger green spaces

Greenway
(Planned or recently
completed)

» Multi-use paths accommodate users of all abilities
» Intended for both recreation and utilitarian
transportation
» Connect to larger green spaces

Streams

» Ecologically important corridors for habitat
conservation
» Stream protection also serves to foster a resilient
built environment and avoid hazards from slopes and
flooding

*

Gateways

» Placemaking markers that indicate an entrance into a
special and memorable area
» Opportunity to announce the cultural, economic, and
environmental values of Davidson
» Can include signs, landscaping, lighting, buildings, or
public art

The Town of Davidson Comprehensive Plan
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KEY METRICS
The following are proposed metrics for measuring and tracking outcomes and
indicators related to creating and conserving places we love.
Proximity to Infrastructure and Services
Track the percentage of houses located within a half mile and quarter mile of jobs, schools,
grocery stores, public parks or greenways, and amenities. The purpose of this metric is to
understand how accessible key services are to residences, and how walkable the town is —
helping build towards an overall sustainability framework.
Data Sources: Local GIS Data

Preservation of Natural Areas and Open Space
Track the acreage of open space, natural areas, wetlands, parks, and agricultural land; the land
cover of the tree canopy cover; and the miles of inter-connected greenways. The purpose of
this metric is to understand the degree to which open and green space are being maintained
and expanded as the population grows.
Data Sources: Local GIS Data

Local Greenhouse Gas Emissions
Track greenhouse gas emissions by sector for both town government and community
emissions. The purpose of this metric is to evaluate local sources of greenhouse gas emissions
to reduce overall emissions.
Data Sources: Local Emissions Data; EPA Local Greenhouse Gas Inventory Tool

Unique Town Character
Track and display consistency of new development with guidance and opportunities
established in this section. Quantitative metrics may include amount of new sidewalk, open
space, greenway, or LID infrastructure included within new developments. Qualitative records
may display images of new development. The purpose of this metric is to understand how
new development contributes to Davidson’s character and public amenities.
Data Sources: Approved development applications; Local images

Conversion of Undeveloped Land
Track the acreage of undeveloped land converted to developed land, as well as the acreage
of infill and redevelopment. The purpose of this metric is to understand how much new
development is occurring compared to infill and redevelopment.
Data Sources: Local GIS Data

Historic Resources
Track the number of historic structures within each Local Historic District and the National
Register district. Include metrics related to the demolition and rehabilitation of structures as
well as other key criteria such as eligible properties. The purpose of this metric is to monitor
the quality of and changes to these resources.
Data Sources: Town of Davidson
56
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IMPLEMENTATION ACTIONS
The list below connects the plan’s Goals (broad statements of purpose) to Policies (refined/supporting purpose
statements) and Actions (specific efforts to achieve each goal/policy). Goals and policies are identified at the end of
each Action and abbreviated “G 2.1, P.2.2.1, 3.1.1” etcetera.

Goal 2.1: Intentional Growth Management
Action 2.1.1

Formalize Growth Management Tiers Map and Annexation Criteria in the Planning Ordinance
P 2.1.2, 2.1.3

Action 2.1.2

Explore appropriate fiscal impact models and analyses. Example communities include:
» Wilson, NC
» Wilmington, NC
» Salem, NH
» Dublin, OH P 2.1.1

Action 2.1.3

Consider thresholds for targeted application of conditional master planning process P 2.4.3

Goal 2.2: A Network of Natural Areas and Open Space
Action 2.2.1

Identify priority conservation areas; expand and enhance the scenic byway overlay P 2.1.2

Action 2.2.2

Create a tree canopy management plan P 2.2.2

Action 2.2.3

Revisit enabling legislation for tree protection to align with Planning Ordinance aims/public
engagement feedback P 2.2.2

Action 2.2.4

Partner with Mecklenburg County and other organizations to coordinate planning efforts and
strategies (such as construction of BMPs) to protect critical watersheds and other sensitive areas

Action 2.2.5

Continue implementation of the Rural Area Plan, including buffers of streams and viewsheds

Action 2.2.6

Explore community interest in pursuing a Purchase of Development Rights program and other
strategies for land conservation G 2.2

Action 2.2.7

Require open spaces in new development to be connected and publicly-accessible P 2.2.4

Action 2.2.8

Support organizations working to address local farming and food topics P 2.2.3

Goal 2.3: A Sustainable Built Environment
Action 2.3.1

Create a pattern book for activity nodes to make them more human-scale, similar to downtown;
as appropriate incorporate design standards into the planning ordinance; consider adding
illustrative examples of development representing desired development in the Planning
Ordinance P 2.3.3, 2.4.3, 2.5.1, 2.5.4

Action 2.3.2

Update NC-73 Small Area Plan to ensure new development in activity nodes is consistent with
Framework Map and planned NCDOT investments P 2.1.1

Action 2.3.3

Explore International Dark Sky criteria and energy efficient technologies for lighting standards in
the Planning Ordinance P 2.3.2

The Town of Davidson Comprehensive Plan
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Action 2.3.4

Explore STAR/LEED for Communities, WELL Building Standard, Sustainable Development Code,
stormwater best practices, and green building standards and incentives; review the Planning
Ordinance for sustainability conflicts and revise as needed P 2.3.2

Action 2.3.5

Develop a local climate action plan P 2.3.4

Action 2.3.6

Revise the Planning Ordinance to further expand the use of mixed housing type requirements in
new development P 2.4.3

Action 2.3.7

Conduct a photometric lighting study to determine if roadways are adequately lit and identify
opportunities for improving visibility while reducing energy usage and costs. P 2.3.2

Goal 2.4: A Preserved Historic Fabric
Action 2.4.1

Develop a historic preservation plan P 2.4.1

Action 2.4.2

Consider developing a downtown plan which could include:
» Area-specific community vision, goals, and policies
» Assessment of existing conditions, including identification of opportunities
» Actions and initiatives
» Urban design guidelines and recommendations P 2.1.1, 2.5.1

Action 2.4.3

Connect nodes along South Main Street and adjacent downtown areas, through strategic
infrastructure investments, and walkable infill development; create sidewalk/street features
cross-section for connection axes P 2.1.1, 2.4.5, 2.5.1

Action 2.4.4

Maintain certified local government status; educate appointed officials and public about
program G 2.1

Action 2.4.5

As the local historic district expands, develop minor and major work plans to support efforts

Goal 2.5: Contextually-Sensitive Infill and Redevelopment
Action 2.5.1

Revise the ordinance’s Floor Area Ratio table to remove the smaller lot/maximum allowance
provision to address community concerns regarding inappropriate building tear-downs

Action 2.5.2

Establish, and update as appropriate, design and contextual compatibility standards for infill
and redevelopment
» Consider adopting community-supported building prototypes (i.e., Clovis Cottages)
» Ensure commercial and multifamily buildings are subject to pedestrian-oriented design
standards, as appropriate
» Update building form and setback standards as needed P 2.5.1, 2.5.4

Action 2.5.3

Explore performing an NC 115 corridor study to envision and establish a coherent framework
for context-sensitive infill, mobility strategies, and connections to adjacent areas and facilities,
including the Potts-Sloan-Beaty connector P 2.5.3

Action 2.5.4

Revise parking standards (See Connect People and Destinations)

Action 2.5.5

Revise administrative procedures in the Planning Ordinance to simplify and streamline existing
procedures where appropriate P 2.1.1

Action 2.5.6

Add a new neighborhood meeting early in the development review process to ensure the public
is adequately informed and able to participate P 2.5.2
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HOW THIS RELATES TO THE GENERAL
PLANNING PRINCIPLES
1

Character &
Community

2

Downtown

3

Mobility

Promotion of walkable
neighborhoods and green
public spaces will connect
residents and provide
community gathering spaces.

The Conservation and
Growth Framework offers
guidance and opportunities
to protect and strengthen
the character and built
environment of downtown
Davidson.

Prioritizing walkable built
patterns and targeting
growth in activity nodes will
support a wider range of
transportation options for
more residents.

4

5

6

Natural Assets

Diversity & Inclusivity

Growth Management

Protecting open space, green
corridors, and rural areas
will help preserve Davidson’s
natural assets.

Complete neighborhoods
offer a diversity of
housing types, uses, and
transportation options,
making Davidson’s
neighborhoods more
inclusive of a broader range
of residents.

The Annexation Criteria
and Tiered Service Map will
provide guidance on the
services and utilities available
to support development.

7

8

9

Placemaking

Guidance on high-quality
design and preferred
character will promote
the preservation and
enhancement of Davidson’s
special character.

Fiscal Health

Using the Growth
Management Tiers
Map and Criteria to
guide development will
accommodate growth while
also ensuring fiscal balance.

The Town of Davidson Comprehensive Plan

Community
Partnerships

Ensuring a predictable
development process with
clear expectations and
community input will support
the critical work of the town’s
institutional partners and
enhance community-wide
goals.
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“If you plan cities
for cars and traffic,
you get cars and
traffic. If you plan

for people and
places, you get

people and places.”
- Fred Kent
Founder and President of Project for Public Spaces
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3
Connect People
and Places
Davidson’s unique character is defined not only by the places we cherish but
also by the ways we get between them. Being able to choose to walk, bike,
use transit, or drive to access places we need and want to go contributes
to the town’s historic feel and the high quality of life that our community
enjoys. Expanding travel choices improves the environment and the health of
citizens in Davidson and throughout the region.
In order to maintain the character of the community amidst a new era of
local and regional development pressures, Davidson must expand its multimodal transportation network that provides citizens with safe, convenient,
and efficient travel choices.

Chapter Goals

Safe Streets for All
Improved Regional Mobility
Increased Travel Options
Efficient and Well-Managed Parking

The Town of Davidson Comprehensive Plan
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SNAPSHOT OF KEY PLANNING INFLUENCES
OVERVIEW OF TRENDS AND ISSUES
Transportation planning is essential to ensuring
citizens have multiple convenient travel choices
to access employment, services, and amenities.
Currently, driving represents the most common
form of transportation for Davidson workers and
residents. Nearly 99 percent of all households have
at least one vehicle available and 76 percent of
workers drive or carpool to work. A small percentage
of community members are able to reach work other
ways. At 9 percent, Davidson’s share of workers who
walk to work is higher than the national average;
residents have expressed a strong desire to maintain
and expand the community’s walkability as well as to
increase other local and regional travel options.
Davidson’s commitment to multi-modal
transportation planning and coordination with
land use planning helped contribute to its distinct
development pattern and high quality of life. It will
be important to build upon these efforts to further
enhance the town’s character as well as confront
current and future transportation challenges.
Davidson is already experiencing increased
traffic and congestion due to local growth and
development pressures from the Charlotte region.
This has made trips in and around Davidson more
time-consuming and more frustrating for residents.
As the region continues to grow, heavier traffic will
make travel more difficult and put further pressure
on infrastructure. Transportation also has important

Exploring Our
Planning Principles
Public Engagement Report

implications for sustainability: In most U.S. towns
and cities, the transportation sector is the greatest
source of carbon emissions.
The Davidson Mobility Plan offers guidance on how
to address mobility in light of local and regional
growth pressures. The Mobility Plan informs policy
decisions and resource allocations for transportation
projects and initiatives.
The following key influences helped inform the
public engagement process that this chapter’s
policies.
Key Influence #1: Growth pressures have
increased local and regional congestion and put a
strain on transportation infrastructure.
The development and growth pressures that
Davidson is experiencing have wide-reaching
impacts beyond the land use implications
discussed in Chapter 2. As a result of auto-oriented
land development patterns spanning decades,
driving is not only the predominant travel mode
but for many the only convenient and reliable
choice. Development in and around the town has
increased congestion. As the number of daily trips
on Davidson’s roadway network continues to rise,
automobile traffic will put increasing strain on the
town’s transportation infrastructure. This trend has
environmental, health, and safety implications.
The Town of Davidson is limited in what it can do
on its own to manage regional traffic. Increasingly,

What the Exploring Our Planning Principles Public Engagement Report Says:
The report provides a summary of public input identifying opportunities in Davidson
over the coming 10-20 years. According to the report, most residents want to see
increased transportation options, less congestion, and improved sidewalk and bikeway
connections.

March 2019
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the supply of labor for Davidson’s industries lives
outside of the town and commutes in: From 2005
to 2015, the number of workers living and working
in Davidson rose by less than 400 (from 226 to
608); those living in Davidson and commuting out
increased by about 1,600 (from 2,244 to 3,813);
and, those coming into Davidson grew by 4,688
commuters (from 2,421 to 7,100) — a 194 percent
increase.
Despite these challenges, there are opportunities
to enhance current local infrastructure and plan
for new context-sensitive and appropriately-scaled
roads to improve connectivity. By continuing to
coordinate land use and transportation, Davidson
can ensure that it has streets and infrastructure to
support future growth and enhance quality of life for
existing residents.
Key Influence #2: Residents have a strong desire
for Davidson to enhance bicycle and pedestrian
infrastructure.
Although Davidson is an automobile-dependent
town, it is also a recognized leader in walkability
and cycling. The town is designated a Bronze Walk
Friendly Community by the Pedestrian and Bicycle
Information Center and a Bronze Bicycle Friendly
Community by the League of American Bicyclists.
This demonstrated commitment to pedestrian and
bike infrastructure reflects the community’s interest
in walking and biking for transportation as well as
recreation. Throughout the planning process for the
Mobility Plan, walkability emerged as a top priority
for the community. Similarly, the planning process
for the comprehensive plan revealed that residents
value walking and biking but are concerned about
being able to do so safely and comfortably.
Key Influence #3: Davidson’s transportation
network is extensive, but lacks connectivity in
some places.
Davidson’s history of multi-modal transportation
planning has led to an extensive transportation
network that supports driving, walking, biking, and
transit. Gaps in the network provide an opportunity

The Town of Davidson Comprehensive Plan

to improve connectivity and enhance travel choices.
Most streets in Davidson have sidewalks on either
or both sides, totaling 47 miles of existing sidewalks.
There are critical gaps in sidewalks, however, and
there is a need for more high-quality pedestrian
crossings and sidewalks that meet accessibility
standards. These challenges disrupt connectivity
of the pedestrian network and can make it more
difficult for people to safely and comfortably reach
their destinations.
Davidson has over five miles of existing bike lanes, as
well as 12 miles of existing and funded greenways,
but there is a need to create bikeway connections
to more destinations and to enhance the safety and
accessibility of current bikeway connections.
As growth and development put pressure on the
town’s infrastructure, the opportunity exists to create
new streets and improve connectivity. In particular,
there is a need for better north-south roadway
corridors. A highly-connected transportation system
can also help manage traffic, maintain Davidson’s
character, and reduce the need for wide multi-lane
roads.
Key Influence #4: Davidson has the opportunity
to expand travel options.
Many community members are interested in
increasing the local and regional transportation
options. Davidson already has a strong foundation
for transportation infrastructure: a network of
interconnected neighborhoods and low-speed
streets. By expanding and improving the current
network, the town can create more travel choices
for current and future community members. In
particular, there are opportunities to expand transit
service through cooperation with CATS, the college,
neighboring municipalities, and local employers
and schools. There is also significant interest in
enhancing the pedestrian network to allow more
citizens to safely walk to reach their destinations.
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THE DAVIDSON MOBILITY PLAN
The Davidson Mobility Plan is the town’s
comprehensive transportation plan that provides a
vision and recommendations for multi-modal travel
and access throughout town. Adopted in September
2019, the plan builds on Davidson’s legacy of
transportation planning — which includes a wide
array of transportation plans related to pedestrian
and bicycle safety, connectivity and traffic, parking,
transit, and more. The Mobility Plan consolidates
these previous transportation planning efforts and
offers new solutions for addressing more current
planning conditions.
In addition to expanding upon and updating
previous plans, the planning process involved
extensive public engagement with community
members and stakeholders. Through community
engagement, a stakeholder committee, and online

participation, Davidson’s residents played a central
role in shaping the plan’s vision and guiding
principles. The Mobility Plan served as a guiding
document in the formation of the goals and policies
within this comprehensive plan.

Framework for Mobility
Rooted in a vision and guiding principles crafted
through community input, a mobility framework
was developed. The framework emphasizes the
efficient movement of people and shared street
space for a range of users, with pedestrian access
and mobility as top priorities identified by the
community. This framework was then used to
develop recommendations for pedestrian, bicycle,
transit, and vehicular mobility.

Mobility Plan Vision
Davidson will provide a balanced and connected network of comfortable facilities for pedestrians,
cyclists, transit riders, and drivers; where mobility options are efficient, safe, and convenient; and
where Complete Street design is prioritized in all roadway development projects.

Guiding Principles
1. Make ALL Streets Pedestrian-Friendly and Accessible to All
2. Connect Greenways to Popular Destinations in Town
3. Create Cycling Options Comfortable for All
4. Promote New Street Connections, Roadways, Traffic Calming, and Enforcement
5. Provide for Local Transit Services and Access to Regional Transit
6. Make Parking Efficient and Well-Managed
7. Introduce New Technologies and Policies for New Mobility Options (Golf carts, bike share, car
share, AVs)
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Recommendations
Summarized below, the recommendations in the Davidson Mobility Plan outline goals, projects, action steps,
and best practices.

Pedestrian Mobility

Parking

Pedestrian access and mobility emerged as the top
community priority throughout the planning process.
Recommendations focused on making all streets
pedestrian-friendly and the pedestrian network
more accessible, connected, and safe.

The Mobility Plan includes a review of previous
studies and recommendations for parking that
support more efficient parking management, such
as improved wayfinding, a pilot pricing program, and
regular monitoring to optimize usage.

Bicycle Mobility

Transit

Recommendations for bicycle mobility highlighted
the need for improving connectivity and making
cycling safer and more comfortable for people of all
ages and abilities.

Recommendations for transit emphasize expanding
local and regional transit options through continued
partnership with CATS and other local and regional
partners.

Street and Vehicular Mobility

New Mobility Solutions

The primary purpose of the recommendations for
street and vehicular mobility is to promote safety for
all road users. They also aim to provide convenient
and efficient driving options.

The Mobility Plan also considers new and emerging
mobility technologies, including electric, shared,
autonomous, and connected-mobility platforms. The
recommendations support evaluating and clarifying
standards around new technologies and investing in
mobility options that prioritize pedestrians.

The Davidson Mobility Plan includes: a review
of previous studies and recommendations; a
complete survey of existing conditions and plans;
an overview of the community engagement
process; as well as recommendations, multifaceted specific programs, policies, and projects to
improve the town’s transportation network.
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PLANNING GOALS, POLICIES, & METRICS
GOAL

3.1

SAFE STREETS FOR ALL
Davidson’s transportation network will be safe for pedestrians, bicyclists,
transit riders, and motorists of all ages and abilities.
Policy 3.1.1: Promote Complete Streets Best Practices
Continue to encourage Complete Streets best practices in future projects. Promote policy
language that specifies that streets will be designed to serve users of all ages and abilities.

Policy 3.1.2: Improve Sidewalk Network
Support sidewalk maintenance and retrofitting that improves ADA accessibility. Prioritize
new sidewalk construction and retrofit streets with the greatest safety concerns, pedestrian
volumes, vulnerable road users, and other criteria developed through Mobility Plan
recommendations.

Policy 3.1.3: Support Safe Bikeway Facilities
Support the construction of bikeway facilities that are physically protected and separated from
automobile traffic as identified in the Mobility Plan.

Policy 3.1.4: Promote Traffic Calming Measures
Promote traffic calming measures on streets that experience unsafe vehicle speeds. Consider
traffic calming tools in the Street Design Toolbox (page 67).

Policy 3.1.5: Promote Quality Pedestrian Crossings
Promote quality pedestrian and bicycle crossing treatments that are highly visible, predictable,
and intuitive.

Policy 3.1.6: Ensure Safe Access to Transit
Ensure that all road users can safely access transit by walking, bicycling, or driving.

Policy 3.1.7: Pursue Innovative Safety Lighting Strategies
Adopt criteria to incorporate alternative, sustainable lighting strategies to provide safe and
calibrated lighting solutions for transportation infrastructure.

What the Davidson Mobility Plan said: Complete Street Design
The Davidson Mobility Plan’s vision calls for the prioritization of Complete Street design
in all roadway and development projects. Complete Streets are designed to facilitate
safe access for all road users, of all ages and abilities, including pedestrians, bicyclists,
transit riders, and motorists.
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TRAFFIC CALMING STREET DESIGN TOOLBOX
The selection of traffic calming features below illustrates strategies proven to encourage lower vehicle speeds,
improve travel safety, and enhance non-automotive travel.

On Street Parking

Pedestrian Island

Mid-block Choker

On street parallel parking slows
traffic and provides a barrier
between moving vehicles and
pedestrians.

Pedestrian Islands encourage
drivers to slow in anticipation of
pedestrians and offer a refuge for
people crossing the street.

Mid-block chokers shorten the
distance to cross the street. This
element can be combined with
LID infrastructure for stormwater.

Bulbouts

Protected Bike Lanes

Marked Path Crossings

Bulbouts shorten the distance for
pedestrians crossing the street
and slow vehicles as they turn
corners.

Pavement markings and signage
designate exclusive space for
bicyclists using these lanes,
which help create predictable
movements for cyclists and cars.

Colored patterns alert motorists
to high-volume multi-use path
crossings at major points of
conflict, raising awareness and
slowing speeds.

Marked Pedestrian Crossings

Street Trees and Sidewalks

Traffic Circles and Roundabouts

Pedestrian crossings, painted or
marked with pavers, enhance
visibility for pedestrians and slow
traffic.

Street trees offer shade and a
protective barrier for pedestrians.
Sidewalks/multi-use paths should
be on both sides of the street.

Traffic circles slow traffic at
neighborhood intersections.
Roundabouts offer alternatives
to traffic lights at larger
intersections.
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GOAL

3.2

IMPROVED REGIONAL MOBILITY
Davidson’s citizens will have a variety of regional transportation options that
are reliable, convenient, and affordable and connect them to activity and
employment centers throughout the region.
Policy 3.2.1: Improve Regional Transit Service
Continue coordination with CATS, Davidson College, and other regional partners in order to
support increased frequency and coverage of existing regional transit service.

Policy 3.2.2: Promote a Connected Regional Road Network
Prioritize roadway extensions that contribute to a connected regional transportation network
and enhance access to employment and commercial centers.

Policy 3.2.3: Prepare for Additional Regional Transit
Seek to actively engage and implement regional transportation plans. Consider innovative
approaches to regional transit options such as commuter rail, light rail, and bus rapid transit
when making planning and development decisions.

Policy 3.2.4: Support Regional Shared-Use Path Connections
Support the construction of shared-use paths (also known as multi-use paths), such as
sidepaths and greenways, that would contribute to the Carolina Thread Trail, the MooresvilleCharlotte Trail, and other connected regional trail networks.

Policy 3.2.5: Promote Transportation and Land Use Coordination
Coordinate transportation and land use planning, including with Davidson College, to ensure
that transportation services and infrastructure are compatible with growth and development.

“I love our uniqueness and historical willingness
to go our own way and play a positive role in
regional issues.”
- Davidson Resident
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BUS RAPID TRANSIT
Rapid automobile-oriented development and growth in the Charlotte region around Davidson is increasing
regional congestion, particularly on state and federal highways, resulting not only in frustrating commutes but
also impacting environmental and economic conditions. High-quality regional mass transit solutions will be
critical to alleviate congestion and create improved access between Davidson and regional destinations. Bus
rapid transit (BRT) has emerged as an important opportunity.
Bus rapid transit (BRT) is a bus
system comparable to light
rail that efficiently moves high
volumes of people.
A BRT differs from a traditional bus
system by including features similar
to a light rail. These features include:
•

Dedicated lanes

•

Elevated platform boarding

•

Fare collection on station
platforms

•

Intersection treatments and
traffic signal timing

BRT systems provide highquality service and operate more
conveniently than regular bus
service, while offering a comparable
or superior experience to driving.
While BRTs operate similarly to light
rail service, they offer more flexibility
and tend to be less expensive to
construct.

Case Study: Connecticut Transit Fastrak
In the late 1990s, the capitol region of Connecticut experienced
increasing congestion along their I-84 corridor. The region
conducted a transportation study, which recommended a bus
rapid transit system. After receiving funding from the Federal
Transit Administration’s (FTA) New Starts program, project
construction began in 2012 and was completed in 2015.
The CTFastrak system operates routes integrated with the
regular CTtransit system. Ten miles of dedicated lanes
link together the City of Hartford with Central Connecticut
communities. In addition to the dedicated right-of-way,
CTFastrak includes other elements of a high-quality BRT, such
as platform-level boarding and off-board fare collection. It is
also integrated with pedestrian and bicycle infrastructure, with
about five miles of separated bikeways along the corridor, bike
parking at each station, and bike racks on all buses.
CTFastrak reduced the trip from New Britain to Hartford
from an hour to thirty minutes. The line exceeded ridership
expectations and helped to spur transit-oriented development.
It also spurred economic development by enhancing access to
jobs throughout the region.

Similar to light rail, bus rapid transit
systems operate most efficiently
when communities coordinate land
use planning to provide compact
transit-oriented nodes around stops
with a mix of housing, employment,
and services.
Because of these benefits, BRT
systems are becoming increasingly
popular in both large and mid-sized
metropolitan areas.
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GOAL

3.3

INCREASED TRAVEL OPTIONS
The transportation network in Davidson will allow citizens to take advantage
of a variety of travel options that provide access to destinations safely,
conveniently, and comfortably.
Policy 3.3.1: Promote a Continuous Pedestrian Network
Support the extension of sidewalks, greenways, and sidepaths that contribute to a fully
connected pedestrian network. Prioritize equity and safety in the location of new paths as well
as paths that connect existing and future neighborhoods to one another as well as to open
space, employment, services, and amenities.

Policy 3.3.2: Expand Connected Bikeway Infrastructure
Support the expansion and integration of bikeway facilities within existing rights-of-way,
in future roadway construction, and in separate paths. Promote protected bike lanes,
boulevards, and side-paths on arterial and collector roads over striped lanes and shared lane
markings which do not provide adequate barriers between bicyclists and vehicular traffic.

Policy 3.3.3: Improve Transit Service
Continue partnerships and efforts that will improve transit frequency, coverage, cost, and
allow more citizens to conveniently use transit service. Along with Davidson College, promote
the expansion of transit services, specifically the expanded bus rapid transit (BRT) service
proposed by CATS.

Policy 3.3.4: Improve Street Connectivity
Promote street connectivity and short blocks that enhance walkability, slow traffic, provide
two-way traffic, and ensure multiple access routes for emergency vehicles and other travelers.

Policy 3.3.5: Adapt to New Mobility Technology
Although enhancing walkability and transit access is paramount, encourage flexible and
adaptable design that considers new and future mobility technologies (Uber/Lyft, carshare
services, shared bikes and electric scooters, electric vehicles, driverless vehicles).

Policy 3.3.6: Enhance Pedestrian Comfort
Encourage street features that enhance the comfort and safety of pedestrians. This could
include features that provide shade and shelter, such as street trees or awnings, and features
that provide places to rest, such as street furniture. This also could include wide sidewalks,
traffic calming features, crosswalk treatments, street lighting, and buffers from traffic.

Street infrastructure should be built
with the consideration for potential
cyclists who would bike under safer
conditions — children, parents, older
community members — and not just
those already comfortable on bikes.
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GOAL

3.4

EFFICIENT AND WELL-MANAGED PARKING
The town’s supply of parking will be sufficient for the community’s needs while
also aligning with the desire for Davidson to remain a pedestrian-oriented
community.
Policy 3.4.1: Maximize Use of Existing Parking Supply
Maximize the use of the current supply of public and private parking by promoting shared
parking and advertising existing parking.

Policy 3.4.2: Promote Best Practices in Parking Pricing and Technology
Promote programs that incorporate best practices and provide contextually-appropriate
solutions to different parking needs throughout the town, with the goal of more efficient
parking systems.

Policy 3.4.3: Encourage Appropriate Amount of Parking
Reduce or eliminate minimum parking requirements where appropriate and establish
calibrated parking maximums to ensure efficient parking layouts.

Policy 3.4.4: Decrease Parking Demand
Encourage alternative modes of transportation and transportation demand management
(TDM) strategies that will decrease the need for vehicle parking in the long-term.

Policy 3.4.5: Encourage Bicycle Parking
Continue to incorporate bicycle parking facilities, including indoor and outdoor bike racks,
bicycle lockers, showers and changing rooms in all new development and redevelopments.

Policy 3.4.6: Place Parking Behind Buildings, Mid-Block, and on the Street
Situate vehicle parking behind buildings, within the middle of the block, and in parallel parking
spaces on the street to enhance the pedestrian environment.

What the Davidson Mobility Plan said: Shared Parking
The Davidson Mobility Plan recommends that Davidson create and pilot a shared
parking program “based on a two-tiered approach: a first tier in which the town uses
its knowledge and regularly-updated parking count information to help offer or ‘broker’
shared parking agreements between private developments, and a second tier in which
the town or other entity manages private parking as ‘public’ parking.”
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KEY METRICS
The following are proposed metrics for measuring and tracking outcomes and
indicators related to connecting people and destinations.
Safety for Road Users
Track location and frequency of crashes, including injury and fatality data, as well as users
involved and reasons for the crash. The purpose of this metric is to understand the impact
safety interventions have had on road user safety.
Data Sources: NCDOT, Local Law Enforcement

Total Miles of Automobile Lanes, Sidewalks, Separated Bike Paths
Track the total mileage and annual change of automobile lanes (most streets would include
two or four automobile lanes), sidewalks, and separated bike lanes and paths (not just shared
lane markings). The purpose of this metric is to compare travel mode priorities, and evaluate
and monitor whether policies have increased the town’s pedestrian and bicycle network.
Data Sources: Town of Davidson

Mode Share
Continue conducting annual bike counts in key locations and expand this practice to new
facilities. The purpose of this metric is to evaluate how bicycle improvements are impacting
bicycle ridership.
Data Sources: Town of Davidson

Transit Ridership
Track the transit ridership at stops in the Town of Davidson. The purpose of this metric is
evaluate how expansion of frequency or coverage of transit service have impacted transit
ridership.
Data Sources: CATS data

Balanced Parking Demand and Supply
Track the percentage of surface area dedicated to parking in downtown and village centers
to bring awareness to the space used by vehicle parking. Benchmark this metric and track
changes after parking programs have been implemented.
Data Sources: Town of Davidson
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When given a choice, bicyclists will often choose to ride
separate from moving vehicles, even where shared-use
symbols are clearly marked.

Bike or Walk to School/Work days can help get people
comfortable with active modes of transportation and
make alternative modes more visible community-wide.
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IMPLEMENTATION ACTIONS
The list below connects the plan’s Goals (broad statements of purpose) to Policies (refined/supporting purpose
statements) and Actions (specific efforts to achieve each goal/policy). Goals and policies are identified at the end of
each Action and abbreviated “G 2.1, P.2.2.1, 3.1.1” etcetera.

Goal 3.1: Safe Streets for All
Action 3.1.1

Increase minimum sidewalk width requirements on major roads to 6 feet minimum where
appropriate (Mobility Plan) P 3.1.1, P 3.1.2

Action 3.1.2

Retrofit existing sidewalks to meet minimum width/buffer standards where appropriate P 3.1.2

Action 3.1.3

Clarify criteria for bikeway facilities that are context-specific but include minimum safety
standards (preferably, connected and protected) P 3.1.3

Action 3.1.4

Install more consistent crosswalk treatments throughout town (Mobility Plan) P 3.1.4, P 3.1.5

Action 3.1.5

Evaluate and, where necessary revise, the Planning Ordinance to identify and remove barriers to
walkable development P 3.1.1, P 3.1.4

Action 3.1.6

Explore treatments to make sidewalk, bike, and greenway crossings safe in new development
prior to final street paving P 3.1.1, P 3.1.2, P 3.1.3, P 3.1.4

Goal 3.2: Improved Regional Mobility
Action 3.2.1

Coordinate with CATS and Davidson College to expand frequency of transit service to all-day and
weekend service for local and express bus service (Mobility Plan) P 3.2.1

Action 3.2.2

Coordinate with CATS to improve bus stop amenities, including public art, green design features,
and appropriately-calibrated lighting fixtures (Mobility Plan) P 3.2.1

Action 3.2.3

Work with CATS and Davidson College to implement fixed guideway regional transit stations and
regional mobility hub services (Mobility Plan) P 3.2.1, P 3.2.3

Action 3.2.4

Continue to work with regional partners to develop the North-South Connector, DavidsonConcord Road Extension, and Grey Road Extension (Mobility Plan) P 3.2.2

Action 3.2.5

Review Transportation Impact Analysis (TIA) standards to ensure accurate and effective decisionmaking about projects P 3.2.5

Goal 3.3: Increased Travel Options
Action 3.3.1

Develop and implement a process for prioritizing construction of sidewalks where they are
missing and/or deficient (Mobility Plan) P 3.3.1, P 3.3.6

Action 3.3.2

Require all new streets to include sidewalks and street trees P 3.3.1, P 3.3.6

Action 3.3.3

Require all new arterial and collector roads to include protected bicycle lanes or appropriate
facilities P 3.3.2

Goal 3.4: Efficient and Well-Managed Parking
Action 3.4.1

Evaluate parking standards in the Planning Ordinance to reduce or eliminate parking minimums,
adjust parking maximums, ensure parking is appropriately located, and enact other updates and
refinements P 3.4.3, P 3.4.6

Action 3.4.2

Adopt and implement a performance parking program (Mobility Plan) P 3.4.2

Action 3.4.3

Establish a shared parking program (Mobility Plan) P 3.4.1

Action 3.4.4

Increase bicycle parking at destinations (Mobility Plan) P 3.4.5
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HOW THIS RELATES TO THE GENERAL
PLANNING PRINCIPLES
1

Character &
Community

2

Downtown

3

Mobility

Prioritizing pedestrianoriented street design will
help ensure that Davidson’s
small town, walkable
community character is
maintained and enhanced.

Improving transportation
network connectivity will
provide people with more
options to access downtown.

Expanding transportation
options and promoting
Complete Street designs
will provide residents with a
variety of safe transportation
options.

4

5

6

Natural Assets

Diversity & Inclusivity

Growth Management

Collaborating on
transportation and land use
planning will help preserve
natural areas by guiding
the development of new
infrastructure in appropriate
areas.

Providing a variety of
transportation options
improves the quality of life
for all community members
and allows a greater
diversity of people to reside
or work in Davidson.

Coordinating transportation
and land use will help guide
development to appropriate
locations and attract new
businesses to reside in town.

7

8

9

Placemaking

Creating streetscapes that
prioritize the pedestrianrealm will help support
existing and future humanscale design.

Fiscal Health

Providing a transportation
network that supports
compact, complete, and
connected neighborhoods
will help support long term
fiscal balance.

The Town of Davidson Comprehensive Plan

Community
Partnerships

The plan provides a
framework for the town
to work with community
partners and institutions
to improve transportation
options.
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“Cities are not
just a collection
of individuals
but complex,
interrelated
environments
that foster the
generation of
new ideas and
new ways of
doing business.”
-Enrico Moretti
The New Geography of Jobs
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4
Foster a Vibrant
Economy
Davidson’s economic roots lie in the founding and growth of Davidson
College. The College has emerged as one of the nation’s premier liberal arts
colleges, with students, staff, and faculty that collectively connect the town to
the world of education, innovation, and critical thinking.
Today, Davidson’s economy is inextricably linked with the labor and jobs
available throughout the Charlotte region, and the features that support
the town’s high quality of life including the historic character, culture of
education, and access to parks, trails, and nature.
As the town looks to the future, it is more important than ever to support an
ecosystem that delivers innovation and high wage jobs, but also improves
economic opportunities for those most in need and continues to enhance
connections between residences and places of work.

Chapter Goals

Alignment of Housing and Jobs
A Thriving and Balanced Economy
An Equitable and Inclusive Economy
Educational Opportunities that Foster Growth and Train the Workforce
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SNAPSHOT OF KEY PLANNING INFLUENCES
OVERVIEW OF TRENDS AND ISSUES
Ensuring a vibrant local economy is key to providing
a high quality of life. For Davidson, a diverse set of
industries comprises a strong local economy. Local
employers such as Davidson College, Ingersoll Rand,
and MSC provide the largest share of employees,
with an entrepreneurial ecosystem supporting home
grown innovation and businesses including awardwinning start-ups, restaurants, and shops. A diverse
and educated workforce can help to achieve both.

Key Influence #1: Davidson has a highly educated
residential workforce.

Davidson is a desirable location for high-wage
industries and firms to locate due to the highly
educated labor pool in the town and surrounding
communities, high quality of life, presence of
Davidson College, and proximity to Charlotte. In
2015, there were more than 7,300 jobs within the
Town of Davidson, up from approximately 2,500 jobs
just ten years prior, in 2005.

When compared to nearby communities and the
greater Charlotte metropolitan area, the proportion
of residents 25 years old and over living in Davidson
with a master’s (22.2 percent), professional school
(6.9 percent), and doctorate degrees (5.0 percent) is
significantly higher than other communities and the
metropolitan area.

Both the previous 2010 comprehensive plan and the
2016-2022 Economic Development Strategic Plan
include policy direction for economic development
in the town. The Economic Development Strategic
Plan is frequently used and relevant policies should
continue to guide economic development decisions,
in addition to the policies in the comprehensive plan.
The Community Snapshot Report identified the
following key influences, which helped inform the
public engagement process that supports this
chapter’s policies.

Davidson has a highly educated population, which
is likely a result of several factors that make it
attractive: A high quality of life including access to
many cultural and community events offered by the
town and Davidson College; excellent schools; a low
crime rate; and, proximity to a variety of high-wage
jobs throughout the Charlotte area.

Key Influence #2: Davidson’s economy is
regionally interlinked, with workers entering and
leaving the town for their primary place of work.
Increasingly, the supply of labor for Davidson’s
industries lives outside of the town and commutes
in. The number of workers living and working in
Davidson rose between 2005 and 2015 by less than
400 (from 226 to 608), and the number of workers
living in Davidson and commuting out increased by
about 1,600 (from 2,244 to 3,813). The number of
workers commuting into Davidson increased by a

What Davidson’s 2010 Comprehensive Plan Said: Targeted Growth
Davidson Comprehensive Plan
UPDATE To ThE DAviDson GEnErAl PlAn

Adopted by the town of dAvidson
boArd of Commissioners
August 10, 2010
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Through the Targeted Growth Plan, Chapter 4 of the 2010 plan states that “A
preferred growth framework is an economically balanced model that builds on the
town’s assets and sustains quality of life for residents. This model must determine
an appropriate mix of land uses to accommodate and shape the town’s future
population and commercial growth. The town should be intentional in determining
the location and character of future development.”
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far greater total amount, 4,688 commuters (from
2,412 to 7,100). While there are many influencing
factors, the cost of housing is likely an important
consideration. More recently, the high costs of rent
and home prices have likely priced out many lowskilled workers who might otherwise prefer to live in
Davidson.
The town’s link to the regional economy means that
working with regional economic development and
other partners is critical to ensuring a prosperous
local economy. These partners include neighboring
towns and counties, the Lake Normal Regional
Economic Development Corporation, Visit Lake
Norman, regional Chambers of Commerce, the
Centralina Council of Governments, and other
federal and state partners.
Key Influence #3: Davidson has a thriving
economy supported by three major high-wage
employers and a diversified commercial base
comprised of independent businesses that
encourages sustainable growth.

of nearly 1,000, with many workers living in or having
ties to the town.
Key Influence #4: Davidson has attracted a
high-income residential population and faces
a declining proportion of low-income worker
households.
Davidson’s current median household income of
$110,000 is the highest of any municipality in the
State of North Carolina, and twice the median
household income of the Charlotte metropolitan
area.
Since 2000, the distribution of high income earners
in Davidson grew, especially among the number of
households earning over $200,000 annually which
increased from 10.2 percent of the town population
in 2000 to 25.5 percent in 2016. The total number
of households earning less than $50,000 remained
relatively static, but as a percentage this group
dropped from 33.6 percent of the town population in
2000 to 21.8 percent in 2016.

Davidson has added jobs from major private firms,
including 1,600 jobs with Ingersoll Rand, a diversified
industrial manufacturer, and 405 jobs with the
corporate headquarters of MSC Industrial Direct, a
distributor of metalworking, maintenance, repair,
and operations products and services. Davidson
College continues to employ a large local workforce
The Ingersoll Rand North America
Headquarters on Beaty Street in Davidson.

Exploring Our
Planning Principles
Public Engagement Report

What the Exploring Our Planning Principles Public Engagement Report Says:
The report provides a summary of public input identifying opportunities in Davidson
over the coming 10-20 years. According to the report, “support of the local business
community, including independent or home-grown enterprises, should be a focus for
the town in the coming years.”

March 2019
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THE DAVIDSON ECONOMIC DEVELOPMENT STRATEGIC PLAN
The 2016-2022 Economic Development Strategic
Plan was built from the Livability Themes and Goals
identified in the 2010 Davidson Comprehensive Plan.
The initial stage of the plan process developed five
guiding principles, which formed the basis of the
plan’s implementation. Each of the guiding principles
includes recommendations and specific tasks. A
matrix organizes each of the tasks under the guiding
principle framework.

Guiding Principles

Guiding Principle 4
Reposition Davidson within the regional
economy by leveraging our intellectual capital to
allow expansion of business interests to attract
investment and enhance the livability of our
community.

Guiding Principle 5
Establish measures of performance by creating
benchmarks and promoting accountability in
reaching our goals.

Guiding Principle 1
Create an enabling environment by providing
a process by which business can start or locate
and grow in Davidson, while preserving our
quality of life and small town character.

Guiding Principle 2
Leverage assets by encouraging new investment
where the community has already provided
public/private investment and infrastructure.

Guiding Principle 3
Build value from within by supporting those
businesses or assets who have been long-term
contributers to our community.

What Davidson’s 2010 Comprehensive Plan Said: Economic Development
Davidson Comprehensive Plan
UPDATE To ThE DAviDson GEnErAl PlAn

The 2010 plan identified the need to “Create Diverse Business and Job Opportunities”
as a Livability Theme. To achieve this, the plan established three goals, including (1)
Encourage Small and Independent Businesses, (2) Encourage Economic Growth that
Supports Local Assets and Policies, and (3) Attract Emerging and Sustainable Industries.

Adopted by the town of dAvidson
boArd of Commissioners
August 10, 2010
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THE TOWN OF DAVIDSON’S ROLE IN ECONOMIC DEVELOPMENT
As a municipal government, the Town of Davidson
has multiple roles in developing the local economy.
The town provides key ongoing services, programs,
and capital investments that directly support
the economy. These initiatives often require
coordination with government, nonprofit, and
business partners to maximize the impact of
resources.
In addition to directly supporting economic
development initiatives, many of the goals related
to services, land use, environmental conservation,
sustainability, and transportation serve the economic
well-being of the town, its residents, and the
workforce. Proactive investment and management of
these resources help to stimulate economic activity
and enhance quality of life.
The Town of Davidson works to actively market the
town, recruit new businesses, and help existing
businesses thrive through programs like Davidson
Connections, a monthly business networking
meeting open to all Davidson businesses, homebased businesses, nonprofits, and citizens. The
Davidson Main Street Grant provides direct financial
benefit to businesses located in the historic district
and helps spur private investment.

Davidson’s goal is to match investors and business
prospects with property owners to ensure that new
developments meet mutual goals and that new
businesses match community needs. The Town looks
for businesses to fill identified gaps in the tenant
mix, complement existing businesses, and provide
innovative solutions to business needs.
The Town of Davidson supports the Lake Norman
Economic Development Corporation (LKNEDC)
through an interlocal agreement. The town relies
on LKNEDC and its connections with the Charlotte
Regional Business Alliance to market Davidson
to global corporations interested in expanding
or relocating to this area. LKNEDC is familiar with
Davidson’s land use strategy and is well aware of
the types of businesses that Davidson would like
to recruit. LKNEDC typically handles recruitment
of larger corporations with assistance from the
town while Davidson’s Economic Development
department focuses on recruitment of regional
businesses and support of local, independent
businesses. Membership in the LKNEDC provides
opportunities for Davidson to invest in economic
development activities that may not be physically
located in the Town of Davidson, such as Commerce
Station.

A ribbon cutting ceremony
celebrates the opening of a
new restaurant in Davidson
Commons, Davidson’s
mixed-use regional center.

Source: Visit Lake Norman
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Map of Employment Opportunity Areas
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Activity Nodes

Sphere of Influence

Interstate

County Line

Highway

VC/D

NC Routes
Local Roads
OpenSpace_20181107
TOD_MaintainedParks_20181107
ParkProperty
PA_170701
Central Business District

RC

A network of nodes throughout Davidson offers places for residents to access services
within a short distance. Workshop participants indicated that reflecting Davidson’s
character in the design of nodes is a priority.
The Village Center / Downtown is where residents gather for events, attend
town meetings, stroll, shop, and do business. Main Street is also the main
interface between Davidson College and the town. This area is cherished for its
small businesses, historic structures, walkability, and human scale.

Davidson Town Limits

Districts
Employment Campus

±

0

0.5

1

Neighborhood Center

Other Municipalities

The Exit 30 area is a Regional Center, highly accessible to I-77. It includes larger
scale development with services and employment for the community and
residents throughout the region.

Corridors
Key
Corridors

College Campus
Conditional

Employment Campus I
Employment Campus II
Lakeshore

VC

Residents indicated a preference for future activity nodes in eastern parts of
town that include the human-scale built environment that makes downtown
Davidson so special. The Village Centers are envisioned to include this scale and
provide employment and services.

Neighborhood Center I
Neighborhood Center II
Neighborhood Edge
Neighborhood General

EC

Employment Centers are nodes with large numbers of workers. These
centers may also include some residential and commercial uses and
opportunities to create a sense of place.

Neighborhood Services
Rural
Rural Reserve
Special Use

NS

Village Center

The Neighborhood Services nodes are intended to be small-scale and contextsensitive. These nodes could offer goods and services for the daily needs and
activities of nearby residents.

Village Commerce
Village Edge
Village Infill
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PLANNING GOALS, POLICIES, & METRICS
GOAL

4.1

ALIGNMENT OF HOUSING AND JOBS
Davidson will strive to achieve a geographic alignment of housing and jobs
that helps enhance accessibility to jobs and offers opportunities to live and
work within close proximity.
Policy 4.1.1: Promote Local Hiring Practices
Collaborate with local employers and partners to attract and expand employer-provided
workforce recruitment and training. Encourage employers to hire locally so that Davidson can
retain the talented residents in which it invests. The mix of jobs should include opportunities
for individuals beginning new careers.

Policy 4.1.2: Support Small Businesses and Entrepreneurial (SBE)
Microenterprises
Continue to support the use of home offices as an essential workspace for small businesses
and start-up firms, with minimal impacts on their surrounding neighborhoods. Ensure
an adequate supply of appropriately-located flexible employment space for a variety of
industries.

Policy 4.1.3: Coordinate with Regional Partners
Continue to collaborate with and fund the Lake Normal Regional Economic Development
Corporation, as well as other nonprofit economic development partners, to recruit and retain
larger-opportunity employers.

Policy 4.1.4: Support Walkable Employment Centers
Promote walkable employment located at key nodes and corridors, as identified in the Map
of Employment Opportunity Areas. Promote mixed-use built patterns and collaborative
environments that encourage knowledge spillovers, facilitate idea generation, and innovation.

Policy 4.1.5: Balance the Supply of Land for Housing and Employment
To the extent possible, promote a healthy balance between housing and employment and
cohesive multimodal connections between them.

“I would love Davidson to achieve economic
diversity so that the workers who work at Davidson
College and throughout the town can afford to live
here and have access to amenities.”
- Davidson Resident
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GOAL

4.2

A THRIVING AND BALANCED ECONOMY

Davidson will have a thriving and resilient twenty-first century economy, with
a diversity of jobs available to workers with a variety of skillsets, occupational
interests, and workplace environments.
Policy 4.2.1: Foster an Ecosystem of Entrepreneurship
Support institutions and initiatives in Davidson that work to provide the knowledge needed to
build new businesses, enhance horizontal collaboration, and promote a culture of openness,
information-sharing, and network-building.

Policy 4.2.2: Build Upon and Leverage Existing Assets
Promote businesses and ventures that are well-positioned to leverage the existing
educational, industrial, historical, and infrastructural advantages of the town and region and
further contribute to the town’s character and values of environmental stewardship and
inclusivity.

Policy 4.2.3: Support Independent Business Development
Continue to support Davidson’s independent businesses and ensure existing resources are
adequately advertised to existing and prospective small businesses. Independent businesses
are key to a thriving local economy by keeping money local, empowering local business
owners and community members, and providing unique offerings to residents and visitors.

Policy 4.2.4: Support the Green Economy
Support initiatives to transition toward a green and sustainable economy, including attracting
businesses that manufacture sustainable products using socially and ecologically responsible
practices and attracting businesses that use sustainable practices as part of their business
identity.

Policy 4.2.5: Use the Economic Development Strategic Plan
Continue to use the relevant Guiding Principles, Recommendations, and Strategic Plan Matrix
in the 2016-2022 Economic Development Strategic Plan for economic development decisionmaking. Aim to update the plan every five years.

What Davidson’s 2010 Comprehensive Plan Said: Green Jobs
Davidson Comprehensive Plan
UPDATE To ThE DAviDson GEnErAl PlAn

In order to achieve the goal aiming to “attract emerging and
sustainable industries,” the 2010 comprehensive plan recommended
that “Davidson should work with regional, state, and federal agencies
to create ‘green jobs’ through new incentives and policies.”

Adopted by the town of dAvidson
boArd of Commissioners
August 10, 2010
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4.3

AN EQUITABLE AND INCLUSIVE ECONOMY
Davidson will have an inclusive and equitable economy with access to a wide
variety of dignified jobs for all skill-levels throughout the town.
Policy 4.3.1: Recruit and Retain Businesses That Provide Living Wages
Promote strategies to retain and grow living-wage jobs, such as recruitment and retention of
organizations that offer living wages. By increasing the spending power of local workers and
recycling capital locally, the local economy is enhanced when workers earn enough to take
care of their needs.

Policy 4.3.2: Support Worker Ownership
Support the development and growth of worker-owned businesses as a means of promoting
higher wages, upward mobility, and a diversity of locally owned services.

Policy 4.3.3: Encourage Green, Healthy Employment Spaces
Encourage developments that are environmentally, socially, and financially sustainable.
Facilitate the design and construction of developments that use renewable energy, walkable
design, and green infrastructure that reduces pollution and long-term energy costs. Promote
and support developments that employ green building practices.

Policy 4.3.4: Reduce Income and Opportunity Gaps
Ensure financial, health, and educational opportunities are accessible to all residents of
Davidson. Provide services, programming, or referrals that connect low-income residents to
jobs with an upward trajectory (such as the North Mecklenburg Economic Mobility Alliance).
Focus on alleviating inequalities in access to health and economic opportunities.

Policy 4.3.5: Support the Local Food Economy
Continue to support the local food economy through the Davidson Farmers Market,
restaurants and food incubators, and other initiatives.

Promoting Living Wages in Orange County, NC
The Orange County Living Wage nonprofit offers an employer certification
program that recognizes employers who pay living wages and employerprovided health insurance. Their certified employer roster includes over 170
employers, including restaurants, hair salons, automotive shops, breweries,
nonprofits, municipal and county governments, churches, plumbers, and more.
Source: Orange County Living Wage
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GOAL

4.4

EDUCATIONAL OPPORTUNITIES THAT FOSTER GROWTH
AND TRAIN THE WORKFORCE
Davidson will continue to be a hub for education and workforce training,
leveraging high-quality schools, Davidson College, and other education
providers.
Policy 4.4.1: Collaborate with Davidson College
Continue to provide support for and cooperation with Davidson College as it expands,
redevelops, and modernizes its programs and facilities. Partner on mutually beneficial projects
that benefit the Davidson community.

Policy 4.4.2: Promote Workforce Training and Outreach
Support ongoing coordination among local high schools, colleges, training facilities, economic
development organizations, and employers to match workforce training with local industries,
employment opportunities, and the town’s target industries, with an emphasis on training
programs that support middle skill jobs paying higher wages.

The Town of Davidson routinely coordinates on-going programming and special events for the local
business community. Here, stakeholders gather for the 2018 Business Summit to discuss the future
of Main Street Retail Opportunities and Strategies for Main Street Restaurant Success.
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KEY METRICS
The following are proposed metrics for measuring and tracking outcomes and
indicators related to economic development.
Where Workers Live and Work
Track the percentage of workers who are employed and live in Davidson, commute into
Davidson for work, and live in Davidson and commute out. The purpose of this metric is to
monitor the degree to which Davidson’s economy is linked with the regional economy. It may
also provide insight into housing and job needs.
Data Sources: OnTheMap, U.S. Census Bureau, LEHD

Resident Household Income Distribution
Track the distribution of household income across the income spectrum to monitor the status
of inequality and low income households. The purpose of this metric is to understand the
income levels of the town’s residents and equity challenges the town may need to address.
Data Sources: American Community Survey, U.S. Census Bureau

Diversity of Jobs in Davidson
Track the total number, and percentage, of jobs in Davidson, organized by industrial sector.
Monitor changes as they occur. The purpose of this metric is to maintain an understanding of
which industries are located in Davidson.
Data Sources: OnTheMap, U.S. Census Bureau, LEHD

Jobs and Workforce in Davidson
Track the total number of jobs in Davidson and the total number of workers who live in
Davidson, organized by industrial sector. The intent of this metric is to understand which
industries have large disparities between workers and residents in Davidson. The town could
use this information to attract Davidson workers who live outside of Davidson, or attract jobs
for which Davidson residents commute to outside the town.
Data Sources: OnTheMap, U.S. Census Bureau, LEHD

Baseline Economic Indicators
Continue to track baseline economic indicators including the Residential/Commercial tax
base percentage, the number of companies and jobs in Davidson, the annual amount of
commercial investment, available commercial properties and current lease and occupancy
rates. The purpose of this metric is to maintain data to assist in attracting and retaining
businesses in Davidson as well as provide historical data to look for trends over time.
Data Sources: U.S. Census Bureau, ESRI, Mecklenburg County GIS
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IMPLEMENTATION ACTIONS
The list below connects the plan’s Goals (broad statements of purpose) to Policies (refined/supporting purpose
statements) and Actions (specific efforts to achieve each goal/policy). Goals and policies are identified at the end of
each Action and abbreviated “G 2.1, P.2.2.1, 3.1.1” etcetera.

Goal 4.1: Alignment of Housing and Jobs
Action 4.1.1

Sponsor a job fair for local businesses to hire Davidson citizens P 4.1.2, 4.2.3

Action 4.1.2

Network with HR managers at local companies to discover needed talent requirements P 4.2.2

Action 4.1.3

Work with JobsCharlotte to provide training programs for talent requirements P 4.1.3

Action 4.1.4

Develop program with Ada Jenkins to create a path to employment in Davidson P 4.3.4

Action 4.1.5

Expand Davidson Connections to add market segments, locations, and meeting times P 4.2.3

Action 4.1.6

Support linkages with The Hurt Hub and Flywheel Co-Working P 4.2.2

Action 4.1.7

Develop marketing collateral that home-based businesses can utilize P 4.2.3

Action 4.1.8

Meet regularly with key regional stakeholders (i.e. economic development and tourism
organizations) P 4.1.3

Action 4.1.9

Prioritize development opportunities in Activity Nodes P 4.1.4

Action 4.1.10 Hold meetings in the field rather than at Town Hall P 4.3.3
Action 4.1.11 Develop incentive program for employees that walk/bike to work or park in remote parking lots
Action 4.1.12 Monitor the Residential/Commercial tax base percentage; use to guide strategic decisions/
initiatives P 4.3.3
Action 4.1.13 Use updated fiscal impact study to promote sustainable development, including analytical tools
assessing housing and employment opportunities P 4.1.5, 4.3.3, P 4.3.4

Goal 4.2: A Thriving and Balanced Economy
Action 4.2.1

Consider funding a start-up grant program and/or pursuing funding through NC IDEA P 4.2.1

Action 4.2.2

Host Lunch and Learns on current topics relevant to entrepreneurs P 4.2.1

Action 4.2.3

Create a “Welcome to Davidson” printed and digital piece that highlights successes P 4.2.2

Action 4.2.4

Educate businesses on use of historic tax credits and design standards P 4.3.3

Action 4.2.5

Consider adding to and expanding the Davidson Main Street Business Grant, including to
businesses beyond the downtown P 4.3.3

Action 4.2.6

Continue funding the Merchant Ad Grant P 4.2.3

Action 4.2.7

Explore the development of a revolving loan program for small businesses P 4.2.3

Action 4.2.8

Provide a grant database resource for businesses to tap into P 4.2.3
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Action 4.2.9

Create a green business database P 4.2.4, 4.3.3

Action 4.2.10 Develop a catalogue of resources for businesses to improve their sustainability P 4.2.4, 4.3.3
Action 4.2.11 Coordinate with Davidson College Sustainability Director on relevant initiatives P 4.2.4, 4.33
Action 4.2.12 Review action items and develop workplan (quarterly) P 4.2.5
Action 4.2.13 Update the Economic Development Strategic Plan every five years P 4.2.5

Goal 4.3: An Equitable and Inclusive Economy
Action 4.3.1

Sponsor tourism events and programs that bring people into hospitality businesses P 4.2.3

Action 4.3.2

Explore the possibility of subsidized commercial kitchen space to attract talent P 4.2.3

Action 4.3.3

Create a Green Building scorecard and promotional material utilizing sustainable materials P 4.3.3

Action 4.3.4

Create policy that the Town of Davidson adheres to in regards to green building P 4.3.3

Action 4.3.5

Develop a program to support the local food economy P 4.3.5

Goal 4.4: Education Opportunities that Foster Growth and Train the Workforce
Action 4.4.1

Encourage local businesses to utilize Gig Hub for projects P 4.2.3

Action 4.4.2

Develop relationship with Central Piedmont Community College P 4.4.2

Action 4.4.3

Connect local HR representatives with catalogue of local programs offered P 4.2.2
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HOW THIS RELATES TO THE GENERAL
PLANNING PRINCIPLES
1

Character &
Community

Continuing to enhance and
support a diversity of living
wage jobs helps residents
and workers from the region
preserve the town’s vibrancy
and sense of community.

4

Natural Assets

By supporting walkable
employment centers the
town will allow for compact
growth in appropriate
areas, saving valuable lands
elsewhere.

7

Placemaking

Non-residential development
offers the opportunity to
create a high-quality public
realm, gathering spaces, and
public art focal points that
will enhance our community.
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2

3

Downtown

Supporting and educating
businesses in the local
historic district and seeking
opportunities to improve
connections between North
and South Main Street
and adjacent areas will
strengthen the downtown.

5

Diversity & Inclusivity

Creating dignified economic
opportunities for all income
levels and abilities will help
make Davidson a more
inclusive community.

8

Encouraging a mix and
balance of jobs supports
a variety of travel options
for workers and residents
— delivering the future
workforce safely and
efficiently throughout the
region.

6

Balancing housing and jobs,
and supporting a diversity
of living wage jobs, will help
support the town’s long-term
fiscal balance.

Growth Management

Thoughtful economic growth
supports our vibrancy, sense
of community, and affords
place-making opportunities.

9

Fiscal Health

Mobility

Community
Partnerships

Nonprofits and institutional
partners are key to supporting
and enhancing Davidson’s
economic development goals
through the communitybased services they provide
(i.e., housing, skills-training,
etc.).
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“What is the city but the people?”
- William Shakespeare
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5
Serve the Community
The citizens of Davidson are the heart of this community. The Town of
Davidson seeks to support all of its citizens by providing a variety of excellent
facilities, services, and programs that promote the health, safety, and welfare
of Davidson community members.
As we strive to manage increasing growth and development, Davidson
will continue to provide quality services, be a responsible steward
of town resources, and engage in coordinated planning efforts with
partner jurisdictions and institutions. Growth brings both challenges and
opportunities to ensure that the town maintains high-quality services and a
fiscal balance for this and future generations.

Chapter Goals

Efficient and High Quality Public Services
Diverse and Inclusive Housing Options
Long-Term Fiscal Health
Regional and Institutional Coordination
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SNAPSHOT OF KEY PLANNING INFLUENCES
OVERVIEW OF TRENDS AND ISSUES
Providing public services is one of the core functions
of municipal governments. The Town of Davidson
provides a variety of services that enhance Davidson
residents’ quality of life. These include services
related to safety, health, critical infrastructure,
cultural and recreational opportunities, among many
others (see page 97 for a list of town departments
and services).
Population growth in and around Davidson has
increased the demand for services and put pressure
on town infrastructure and facilities. As a result,
Davidson faces challenges related to how and where
to extend services, ensure access to affordable
housing, and maintain the town’s long-term fiscal
balance. Continued strategic planning, as well as
collaboration with regional partners, will help align
growth and service provision and provide adequate
services.
The following key influences helped inform the
public engagement process that supports this
chapter’s policies. The Community Snapshot Report
contains additional data and findings.
Key Influence #1: Growth pressures are
increasing demand for town services and
infrastructure.
As Davidson has grown, so has the demand for town
services. The town provides a wide range of services
to its current residents, from emergency services to
critical infrastructure and facilities, to parks and open
space protection, to planning and budgeting; these
services are important to maintain and enhance.

Since 2008, Davidson’s fire department transitioned
from volunteer/part-time fire staff to a full-time/parttime agency in 2018. The town also opened a second
fire station in 2018, which added about 21 jobs. An
examination of the fire department’s emergency
responses per year makes it clear that there is an
upward trend of fire service needs in Davidson
that will continue as the town grows. Similarly, the
Davidson Police Department has seen increasing
calls for service between 2011-2018.
Local and regional growth have also increased the
pressure on the town’s infrastructure. Development
pressures will continue to increase demand for
infrastructure, facilities, and services. Davidson will
need to be strategic about coordinating growth
management with utility extension and provision in
order to maintain and enhance residents’ quality of
life.
Key Influence #2: Davidson has shown its
commitment to affordable housing, and more
planning is needed.
The Davidson community has a demonstrated
commitment to prioritizing affordable housing.
Davidson College established a land-lease program
over 30 years ago to provide housing options for
Davidson College faculty and staff (the college
houses nearly all its students on campus). The town
took steps to support affordable housing in 2001
when it adopted an inclusionary housing ordinance,
one of only three affordable housing ordinances in
North Carolina. Other partners, such as community-

“We are affected by growth in town and even
more affected by growth in the region around us.
We must play an active role in regional issues.”
- Davidson Resident
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based nonprofits and developers, play key roles
in providing affordable housing resources. As of
2017, 73 affordable units had been built under the
program. Other nonprofit organizations have also
developed and managed affordable housing units in
and around Davidson.
While Davidson is a relatively affluent residential
community, it is also home to a number of middle
and lower income households. A third of renter
households and 19 percent of owner-occupied
households in Davidson are cost-burdened, meaning
they spend more than 30 percent of household
income on housing and utilities. Increasingly,
Davidson’s workforce has been living outside of
the town, a trend likely impacted by housing costs.
Davidson should continue to be intentional about
providing affordable housing that supports an
inclusive community.
Key Influence #3: Land use planning is critical to
ensuring long-term fiscal health.
Davidson’s property tax base has grown by $812.7
million, or 69 percent, over the past 10 years. Like
municipalities across North Carolina, Davidson is
heavily dependent on property taxes for revenue.
Most of the town’s property tax revenue is derived
from residential properties, which make up the
largest share of the town’s land.
Davidson also has a substantial amount of taxexempt land, some of which may convert to taxable
land in the future. Many of these properties are
important assets for the community, including the
college and local schools, places of worship, and
nonprofit organizations. As the town grows, land use
Exploring Our
Planning Principles
Public Engagement Report

decisions will have property tax implications, which
should inform but not dictate conservation and
development decisions.
Key Influence #4: The Town of Davidson
coordinates with a variety of regional partners.
Without a regional governing authority in the
Charlotte Metropolitan Area such as those in
the Portland, OR and Twin Cities, MN regions,
interjurisdictional collaboration serves a critical
function to ensuring efficient delivery of coordinated
services and future planning.
Davidson is located in the northeastern corner
of Mecklenburg County and the southeastern
portion of Iredell County. The town collaborates
with a number of neighboring governments such
as Charlotte, Mooresville, Cornelius, Huntersville,
Kannapolis and others. Several key partnerships
include the Charlotte Regional Transportation
Planning Organization (CRTPO), Charlotte Area
Transportation System (CATS), Lake Norman
Transportation Commission (LNTC), Lake Norman
Regional Economic Development Corporation
(LKNEDC), and Visit Lake Norman (VLN).
Transportation planning, economic development,
and watershed management are generally the
most institutionalized interjurisdictional efforts.
A patchwork of partnerships, agreements, and
informal collaborative efforts help address other
regional issues such as affordable housing, open
space conservation, and land use planning.
These partnerships grow in importance as the
region becomes increasingly interconnected and
interdependent.

What the Exploring Our Planning Principles Public Engagement Report Says:
The report provides a summary of public input identifying opportunities in Davidson
over the coming 10-20 years. Respondents generally believed that development
should enhance the existing town from a fiscal, infrastructure, services, and
character standpoint.

March 2019
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THE ROLE OF EXISTING AND LEGACY PLANS AND REGULATIONS
Davidson has engaged in a variety of previous
planning efforts to enhance services across the
town. This Comprehensive Plan carries forward
goals, policies, and relevant analyses in those plans
and studies.

Affordable Housing Ordinance
In 2001, the Town of Davidson explored a variety
of strategies to help promote affordable housing,
resulting in the adoption of the town’s inclusionary
housing ordinance. The original ordinance required
new development of eight or more for-sale units
to make 12.5 percent of those units affordable. A
payment-in-lieu of housing construction option
($35,260/unit) was later added to the ordinance
(2015).
Currently, where housing construction is built onsite, the ordinance stipulates that of the 12.5 percent
of affordable units, a maximum of 20 percent should
be for moderate income households, a maximum
of 70 percent must be for low income households,
and at least 30 percent must be for very low income
households.

Housing Needs Assessment
In 2017, the UNC Charlotte Urban Institute
completed a Housing Needs Assessment for the
Town of Davidson. The purpose of the study was
to analyze the housing needs of Davidson within
the context of demographic shifts and employment
trends, housing and land values, and housing
affordability. The study catalogued the town’s
existing programs and illuminated some of the
housing and affordability challenges the town and
the region face.
The findings revealed that housing in Davidson is
becoming less affordable, especially for low- and
middle-income households. It found a need for more
affordable rental options, especially apartment units,
as well as affordable senior housing and units for
very low income households.
The report also found that housing affordability
is likely an important consideration for Davidson
workers who choose to live elsewhere, a finding that
was confirmed by Davidson residents during public
outreach. Only eight percent of people who work in
Davidson live in town, and about half of the workers
in Davidson earn less than $40,000 in wages.

2017
TOWN OF DAVIDSON
Housing Needs Assessment

Planning Ordinance
Effective May 1st, 2015
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The conclusion of the report includes
recommendations for the town, such as engaging
with the community to establish goals for affordable
housing; educating citizens about the town’s
affordable housing program; surveying Davidson
workers to assess their interest in living in Davidson;
and examining affordable rental options.
The town’s 2017 Affordable Housing Strategy Report
built on the Needs Assessment, recommending
continued support through land acquisition, rental
programs, grant financing, mandatory inclusionary
housing criteria, downpayment assistance, and
repair programs.

Cost of Land Use Fiscal Impact Analysis
In 2014 Davidson conducted The Cost of Land Use
Fiscal Impact Analysis to assist with future land
use and financial planning. The analysis examined
revenue generation as well as operating and
capital costs related to the public services and
facilities needed to serve development. It identified
eight residential and ten nonresidential land use
prototypes and evaluated each to understand the
revenue generated and cost to provide services for
each land use.
For residential uses, key takeaways from the
analysis were that condos generated the greatest
fiscal return per acre, followed by medium-density
neighborhoods close to town, higher-density

neighborhoods, and low-density neighborhoods.
For nonresidential land uses, mixed-use land uses,
particularly those downtown, generated the highest
fiscal return per acre.
These findings generally align with fiscal impact
studies from around the country that support the
fiscal benefits of compact walkable development
as well as directing new development to existing
areas instead of peripheral greenfield sites. In
the fall of 2019, a fiscal consultant will update the
numbers from the 2014 study for use in future policy
decisions.

Parks and Recreation Master Plan
In 2014, the Town of Davidson adopted the Parks
and Recreation Master Plan. The plan helps inform
the town’s decisions about investments in parks
and recreational facilities and services. Based on a
needs assessment and community and stakeholder
engagement, the plan includes recommended
policies and actions emphasizing the importance of
human health and the environment. The goals of the
plan include the following: increase physical exercise,
promote safety to reduce injuries, increase access
to healthy foods, improve air and water quality,
minimize the town’s contribution to climate change,
decrease mental health stresses, strengthen the
social fabric of a community, and provide fair access
to resources.

Town of Davidson Departments and Services
The Town of Davidson offers a variety of services that support the health, safety, and well-being of
Davidson community members:
» Administration

» Fire Department

» Police Department

» Affordable Housing

» Human Resources

» Public Information

» Economic Development

» Parks & Recreation

» Public Works

» Finance

» Planning
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PLANNING GOALS, POLICIES, & METRICS
GOAL

5.1

EFFICIENT AND HIGH-QUALITY PUBLIC SERVICES
The town will provide efficient and high-quality public services and facilities
that meet the community’s needs and promote the health, safety, and wellbeing of all community members.
Policy 5.1.1: Maintain and Improve Services and Infrastructure
As the town grows, ensure high-quality services and infrastructure are maintained or
improved. Support the improvement of these assets within geographic areas of need.

Policy 5.1.2: Ensure an Equitable Distribution of Quality Services
Ensure that service provision, extension, and maintenance are distributed equitably so that no
population or spatial area disproportionately benefits or is burdened.

Policy 5.1.3: Plan and Implement Improvements for Public Facilities,
Services, and Staffing
Continue to plan ahead for the development or expansion of future needs for public facilities,
services, and staffing as part of annual long-range fiscal planning. Near-term projects involving
administrative, public safety, and public works buildings should also be considered.

Policy 5.1.4: Adapt Town Operations to Climate Challenges
Equip public services, facilities, and infrastructure to be climate responsive by ensuring
existing and future facilities are appropriately-located, designed for resiliency, and are carbon
neutral. Reduce greenhouse gas emissions from town facilities and operations to net zero by
2040. Priorities include administrative, public safety, and public works buildings.

Policy 5.1.5: Develop Tools to Support Fiscal Sustainability
Explore strategies that enable cost comparisons of land uses, enhance/diversify revenue, and
improve the town’s capacity to stage capital improvements and offer outstanding levels of
service.

What Davidson’s 2010 Comprehensive Plan Said:
Davidson Comprehensive Plan
UPDATE To ThE DAviDson GEnErAl PlAn

Davidson’s 2010 Comprehensive Plan included eight livability themes, one of which
was to “Continue to provide effective and efficient public services.” This theme
outlines five associated goals that support the continuation of high quality public
services.

Adopted by the town of dAvidson
boArd of Commissioners
August 10, 2010
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5.2

DIVERSE AND INCLUSIVE HOUSING OPTIONS
Davidson will have a variety of housing options (both by tenure and by type)
affordable to all households, with special attention to low income families, as
well as accessibility to transit, employment, services, parks, and daily needs.
Policy 5.2.1: Foster a Diversity of Housing Options
Foster a diversity of well-integrated housing options within neighborhoods and along block
faces, including but not limited to tenure (rental, ownership, cooperative), type (detached
houses, townhouses, attached houses, appropriately- designed and scaled multi-family
housing, and live-work units), and income.

Policy 5.2.2: Promote Permanent Affordable Housing Infrastructure
Promote the construction, protection, and management of high-quality permanent affordable
housing for individuals and families, including: low-income and very low-income households,
seniors, people who work in Davidson, town employees, long-time residents, and others.
Affordable homes should continue to be required and provided throughout town and, where
possible, located in areas accessible to transit, employment, public services, and daily needs.

Policy 5.2.3: Support Existing Minority and Low Income Homeowners
Recognizing the importance of homeownership as one way for building wealth, as well as the
long history of racial exclusion in homeownership in Davidson and across the country, support
existing minority and low income homeowners through programs that assist with property tax
relief (such as Durham’s Longtime Homeowner Grant Program) and home maintenance and
repairs, such as Habitat for Humanity. Work with the community to: Protect the town’s existing
stock of subsidized and market-rate affordable housing; limit displacement to the maximum
extent practicable; and, educate homeowners on real estate dynamics.

Policy 5.2.4: Encourage Intergenerational Housing
Encourage housing and neighborhoods that offer residents of varying income levels and ages
access to transit, employment, services, and amenities. Housing and neighborhoods should be
supportive of aging in place, ensuring neighborhoods offer walkability, playgrounds, a variety
of housing prices, types, and accessible design for all ages and family structures.

Policy 5.2.5: Engage With the Community
Ensure extensive public engagement and education on affordable housing needs, goals,
policies, and programs, so that the public has a better understanding about local affordable
housing needs and what the Town of Davidson is doing to address those needs.

Policy 5.2.6: Support Private Development of Affordable Housing
Continue to promote the construction of affordable housing in private development through
incentives, regulations, and encouragement.

Policy 5.2.7: Formalize the Affordable Housing Committee’s Role
Officially recognize this group’s status as an advisory board and empower the group to make
decisions concerning affordable housing matters.
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AFFORDABLE HOUSING: FINDING THE RIGHT TOOLS
With one of only three inclusionary housing policies in the state of North Carolina, the Town of Davidson has
shown its commitment to seeking innovative affordable housing solutions. State and federal spending on
affordable housing has decreased while affordable housing needs have increased. Meanwhile the number
of available policy tools for local governments remains limited. As a result of these challenges, establishing
a diverse combination of approaches can help to limit displacement of longtime residents, offer affordable
housing choices for workers throughout the town, and house vulnerable families.

Case Study: Orange County Community Home
Trust
The Community Home Trust (CHT) in Orange County, North
Carolina is a nonprofit that provides permanently affordable
housing options. Through a community land trust model,
Community Home Trust is able to offer affordable housing
options for both renters and homebuyers who work in the
community but otherwise would not be able to afford a home
there.

A community land trust is a
nonprofit organization that
provides affordable housing,
primarily through rental and
land-lease programs.

By partnering with the Towns of Chapel Hill, Carrboro, and
Hillsborough, as well as Orange County, CHT has become
the largest provider of affordable housing in Orange County,
with over 300 properties throughout the towns of Chapel Hill
and Carrboro. Like Davidson, Chapel Hill has an inclusionary
housing ordinance, and most of the Home Trust homes are
developed by private developers who are required to include a
percentage of affordable homes as a part of that ordinance.

In addition to offering subsidized
rental housing, community
land trusts usually provide
homeownership opportunities.
The community land trust retains
ownership over the land itself,
ensuring permanent affordability.
The model typically uses a 99year ground lease, which limits
appreciation in order to maintain
affordability and ensure long-term
affordability of units.

Affordable Housing Bonds

Education and Public Discussion

In response to a nationwide housing affordability crisis,
several North Carolina communities have issued general
obligation bonds to finance affordable housing planning
and development. In several cases, housing funds are also
supplemented by programs in their capital improvement
program and annual operating budgets. Below is a selection
of recent North Carolina communities that secured or are
pursuing affordable housing bonds.

Asheville, North Carolina
held a series of educational
sessions and public discussions:
Exploring Permanently Affordable
Homeownership Solutions. These
public sessions focused on
identifying Asheville’s affordable
housing needs and potential
solutions. The sessions explored
community land trusts, both
what they are and how they are
implemented, along with housing
cooperatives.

Asheville - $25 million (approved 2016)
Chapel Hill - $10 million (approved 2018)
Charlotte - $50 million (approved 2018)
Durham - $95 million (approved 2019)
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CREATING AN AFFORDABLE HOUSING PLAN
Across the nation, many communities face a lower- and middle-income household housing shortage; wages and
incomes have not kept pace with the rising cost of living. The federal and state governments have decreased
investment in housing for low income families, with limited tools available to local governments for maintaining
and producing affordable housing. As a result of these interrelated challenges, affordable housing represents
a complex and enduring issue requiring long-term planning and creative tools. The town should bolster
its existing affordable housing plan by further establishing and implementing a roadmap for building and
maintaining a permanent supply of affordable housing.

An affordable housing plan should
explore the following topics:
•

Establishing a definition(s) for
Affordable Housing and specific goals
and objectives for households to be
supporting these type of efforts

•

Providing housing for a variety of family
sizes and income levels

•

Ensuring that all policies comply with
the Federal Fair Housing Act

•

Financing solutions, including local
and regional financing from public and
private partners and general funds

•

Regional housing strategies for the
communities in the northern Charlotte
Metropolitan Area

•

Preservation of existing affordable
homes and anti-displacement
strategies for existing residents (i.e.,
home refurbishment, safety upgrades),
in particular within West Davidson

•

Providing subsidized affordable
housing within a variety of missing
middle housing types

•

Providing a variety of tenure options
including renting, land-lease, and
cooperative housing

•

Maximizing resources and streamlining
the affordable housing ordinance

•

Educating homeowners about existing
tax relief programs and preventing
predatory homebuyers
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Case Study: Tuscaloosa, AL
As part of the comprehensive planning process,
the City of Tuscaloosa, Alabama developed the
Five-Year Affordable Housing Study. The study
included a community profile, housing inventory,
inventory of current policies, needs assessment,
and strategies and tools.
The analysis evaluates the
current and projected supply
of housing across housing
types and price-points and
compares this to anticipated
demand. The results of the
analysis highlight unmet
housing needs. The analysis
helped to guide strategic
recommendations.

Comprehensive Five-year
Affordable Housing Study
Tuscaloosa, Alabama
October 2018

Case Study: Jackson/Teton County, WY
The Town of Jackson and Teton County partnered
to provide affordable housing through the jointly
funded Housing Department. In accordance with
their 2012 Comprehensive Plan, the Housing
Department developed the Workforce Housing
Action Plan, which calls for a Housing Supply
Program that recommends
housing projects and
programs. To monitor
progress, the Housing
Department produces an
annual housing report,
which tracks community
indicators, programs,
projects, and more.

The Stephens Family, homeowners since 2018

The Blankenship family, homeowers since 2018

Justin Moss, homeowner since 2018

The Petrunich Family, homeowners since 2018

JACKSON/TETON COUNTY
AFFORDABLE HOUSING DEPARTMENT
2018 ANNUAL HOUSING REPORT

Housing Solutions to Stabilize our Community
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GOAL

5.3

LONG-TERM FISCAL HEALTH
Davidson will ensure long-term fiscal balance through land use and growth
decisions that are informed by long-term fiscal impacts of development.
Policy 5.3.1: Promote Use of Existing Resources
Promote infill, redevelopment, and adaptive use as a way to maximize use of existing services,
infrastructure, and utilities.

Policy 5.3.2: Proactively Manage Growth and Development
Anticipate and guide future growth and development using the planning principles,
frameworks, and maps in this Comprehensive Plan to ensure that new development can be
supported by town infrastructure and services while protecting open space.

Policy 5.3.3: Promote Smart Growth
Support development that will contribute to a more balanced property tax base. Allow service
extension in areas that are targeted for new growth and development based on the maps and
criteria established in this Comprehensive Plan. Encourage compact development that can be
more efficiently served. Land areas designated as activity nodes and commercial areas should
be retained until market conditions present viable commercial opportunities.

Policy 5.3.4: Consider Community Priorities and Long-Term Impacts
Consider community priorities and long-term impacts in decision-making, with the
understanding that some community priorities may not have positive fiscal impacts and some
decisions may not materialize in short-term benefits.

Policy 5.3.5: Continue Long-Range Fiscal Planning
Continue long-range fiscal planning on an annual basis. Consider both current and future
needs of the town in decision-making to support policies and projects that will promote longterm fiscal health.

What Davidson’s 2010 Comprehensive Plan Said:
Davidson Comprehensive Plan
UPDATE To ThE DAviDson GEnErAl PlAn

The 2010 Comprehensive Plan’s Targeted Growth Plan informed the maps and policies
in this Comprehensive Plan. Fiscal health was key to the development of the Targeted
Growth Plan, which noted that “Growth should result in a more balanced local
property tax base.”

Adopted by the town of dAvidson
boArd of Commissioners
August 10, 2010
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GOAL

5.4

REGIONAL AND INSTITUTIONAL COORDINATION
Davidson will be an active participant in discussions and planning efforts that
directly or indirectly impact Davidson citizens as well as decisions that impact
the future of the town and the region.
Policy 5.4.1: Coordinate with Neighbors on Regional Decisions
Continue and increase coordination with neighboring governments and jurisdictions on
decisions of local significance. Consider plans of neighboring governments in decisionmaking. Partner with governments or organizations when appropriate to more effectively and
efficiently provide services and infrastructure.

Policy 5.4.2: Coordinate on Service Extensions and Annexations
Use the Utility Service and Annexation Criteria and the Growth Management Tiers to guide
service extensions and annexations. Continue interjurisdictional coordination in order to
determine future service extensions and annexations.

Policy 5.4.3: Collaborate with Institutional and Community Partners
Collaborate with institutional and community partners, including Davidson College, to provide
services and pursue initiatives that will enhance Davidson community members’ quality of life.

Davidson routinely partners with these organizations on a variety of
topics including housing, transportation, environment, and others.
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KEY METRICS
The following are proposed metrics for measuring and tracking outcomes and
indicators related to serving the community.
Level of Service
Track levels of service in Davidson, including ratios of facility capacity (such as park acreage)
to the number of users, or the number of public employees (such as firefighters) per resident.
The purpose of this metric is to evaluate levels of services to determine if services are meeting
the needs of growing population, recognizing the level of service that the town deems
“adequate” may change from time to time.
Data Sources: Town of Davidson

Affordable Housing Stock
Track the inventory of subsidized affordable units, specifically: What level of household income
they serve; whether they are permanently affordable; the building condition (including repair
history); and their location, tenure type (owner-occupied, rental), and tenant-composition
(i.e., demographic information). The purpose of this metric is to track the total quantity of
affordable homes, quality of housing stock, and how accessible those homes are to key
services.
Data Sources: Town of Davidson, Davidson Housing Coalition, Habitat for Humanity

Fiscal Impact Analysis
Update the cost of land use study and fiscal sustainability document every five years to ensure
an accurate understanding of the town’s fiscal landscape and impact of various land uses
throughout the town. If the town experiences a significant event or changes to the cost to
serve or revenue projections, update as needed. Use the study updates to track changes over
time.
Data Sources: Town of Davidson

Metrics in the 2017 Housing Needs Assessment:

2017
TOWN OF DAVIDSON
Housing Needs Assessment
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The 2017 Housing Needs Assessment includes a number of important
analyses that help illustrate key housing needs in Davidson. Ongoing
updates of these metrics will help the town monitor its success in creating
an inclusive town and identify the core needs. Measures to consider
updating and monitoring include: Housing units by type; Housing
tenure; assessed value per unit map; units by gross rent; cost burdened
households by tenure; households by income and cost-burden.

The Town of Davidson Comprehensive Plan

The Town of Davidson Comprehensive Plan

105

IMPLEMENTATION ACTIONS
The list below connects the plan’s Goals (broad statements of purpose) to Policies (refined/supporting purpose
statements) and Actions (specific efforts to achieve each goal/policy). Goals and policies are identified at the end of
each Action and abbreviated “G 2.1, P.2.2.1, 3.1.1” etcetera.

Goal 5.1: Efficient and High-Quality Public Services
Action 5.1.1

Create and maintain a user-friendly “metrics dashboard” that monitors and displays the
comprehensive plan Key Metrics P 5.1.2

Action 5.1.2

Consider developing a Sustainability Plan for town buildings and operations, either as part of or
in addition to a community-wide climate action plan P 5.1.1, P 5.1.4

Action 5.1.3

Measure and track level of service for facilities and services P 5.1.2

Action 5.1.4

Continue to implement recommendations in the Parks and Recreation Master Plan P 5.1.1,
P 5.1.2, P 5.1.3, P 5.1.4

Action 5.1.5

Create a public facilities inventory and assets plan: Comprehensively catalogue all town-owned
land assets, including history and purpose, and develop a framework for future uses; priorities
include 251 South Street and identifying sites for low-income housing P 5.1.4, P 5.2.1, 5.2.2

Action 5.1.6

Explore establishing a “buffer” fund to invest in future green building or renewable energy
opportunities P 5.1.4, P 5.1.5

Goal 5.2: Diverse and Inclusive Housing Options
Action 5.2.1

Develop an Affordable Housing Plan (see objectives to address on page 27) P 5.2.2, P 5.2.6

Action 5.2.2

Explore tools to measure and understand housing affordability in Davidson, such as the
Simpson Diversity Index and Inclusionary Housing Calculator P 5.2.1, P 5.2.2

Action 5.2.3

Support the formation of community-based initiatives to expand tools protecting and expanding
the affordable housing stock; coordinate with regional, interjurisdictional, and community
partners to realize shared aims P 5.2.2, P 5.2.3

Action 5.2.4

Evaluate the Planning Ordinance and Planning Areas Map for ways to diversify the town’s
housing types while maintaining town character; ensure there are no barriers to construction of
affordable housing P 5.2.1, P 5.2.6

Action 5.2.5

Continue to coordinate with organizations and agencies that provide assistance to renters and
homebuyers P 5.2.3

Action 5.2.6

Create a position and hire a staff member to manage the town’s affordable housing program
P 5.2.2, P 5.2.3, P 5.2.6
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Action 5.2.7

Explore universal design and consider adopting these building standards along with other agingin-place initiatives/features P 5.2.4

Action 5.2.8

Consider integrating holistic neighborhood strategies into develpoment. Examine models such
as Renaissance West in Charlotte and other Purpose-Built Community initiatives.

Goal 5.3: Long-Term Fiscal Health
Action 5.3.1

Update the Cost of Land Use Fiscal Impact Analysis (2014) P 5.3.3

Action 5.3.2

Consider developing a fiscal sustainability policy document for evaluating proposed
annexations, real estate developments, affordable housing scenarios, and capital projects
P 4.3.3, P 5.3.2, P 5.3.3, P 5.3.5

Action 5.3.3

Produce annual long-range fiscal planning reports P 5.3.5

Goal 5.4: Regional and Institutional Coordination
Action 5.4.1

Review processes for information-sharing between jurisdictional, regional, and institutional
partners and identify needs and gaps P 5.4.1, P 5.4.2, P 5.4.3

Action 5.4.2

Review intergovernmental agreements to ensure consistency with the town’s Comprehensive
Plan P 5.4.1, P 5.4.2

Action 5.4.3

Review advisory board and stakeholder groups, including campus-based groups, to identify
college or town representation opportunities P 5.4.3
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HOW THIS RELATES TO THE GENERAL
PLANNING PRINCIPLES
1

Character &
Community

2

3

Downtown

Mobility

Fiscal decisions will
reinforce the best aspects
of Davidson’s existing
landscape while ensuring
new projects enhance the
town’s sense of community
and connection to special
places.

Focusing on contextappropriate infill in
established areas will
reinforce the downtown
while using infrastructure
resources wisely.

Providing high-quality
infrastructure helps
ensure a variety of safe
transportation options
and helps support growth
around transit stops.

4

5

6

Natural Assets

Diversity & Inclusivity

Growth Management

Promoting the use of
existing services helps
to direct growth to areas
already served and protects
open space.

Ensuring an equitable
provision of services to
all areas will help support
and enhance inclusivity in
Davidson.

Supporting growth in
identified centers enables
appropriate economic
development through the
use of existing or planned
infrastructure investments.

7

8

9

Placemaking

Initiatives related to resilient
buildings and infrastructure
will strengthen the town’s
focus on creating livable
environments and public
spaces.
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Fiscal Health

Consideration of the longterm impacts of decisions
and infrastructure lifecycle costs contribute to
continued fiscal health.

Community
Partnerships

Regional coordination
on housing, land use,
transportation, and
economic development will
help direct desired growth
to designated centers.
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“There is no
endeavor more
noble than
the attempt
to achieve
a collective
dream.”
- Jaime Lerner
Former mayor of Curitiba, Brazil
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6
Implement What’s Next
The Davidson Comprehensive Plan helps set the stage for a future that has
been intentionally shaped by the Davidson community. This future is one
that envisions Davidson as a unique place of enduring history and character
with a strong sense of community rooted in mutual respect.
Implementation is a critical component of the Davidson Comprehensive Plan
because it translates the aspirational vision, general planning principles,
and goals into a framework for targeted, achievable action. This chapter lays
the groundwork for implementation. The Implementation Guidebook is a
separate document that works alongside this chapter to identify priorities
and specific steps toward action.

Chapter Outline

Plan Implementation
Implementation Actions
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PLAN IMPLEMENTATION
An effective implementation framework supports the vision, goals, and policies of a plan while also recognizing
the reality of limited time, budgets, and resources. It sets realistic timelines for how to execute the Plan (a lot
of work has gone into the Comprehensive Plan) and its adoption is only the first step toward implementation.
Successful implementation requires continued involvement and engagement from a variety of stakeholders and
partners to implement actions, monitor outcomes, and ensure that ongoing decisions are consistent with the
plan’s policies.

STEPS TO IMPLEMENTATION
1. The Comprehensive Plan
Implementation Guidebook
The Comprehensive Plan Implementation Guidebook
is an administrative resource that lays out the
action priorities and describes associated town
departments, timelines, and necessary resources
to implement each strategy. The Guidebook also
establishes benchmarks that can be used to track
the progress of the plan’s implementation and
develop a strategy for monitoring the plan’s success.

In order to address any inconsistencies as defined
by a consistency statement with the plan, state law
requires that a Comprehensive Plan Amendment
be presented to the Town Board of Commissioners
at regular intervals. This amendment, which is
typically presented annually, would resolve any
inconsistencies created through rezoning. Amending
the plan annually instead of after each rezoning
streamlines the process and allows town staff to
identify broader trends and fixes.

2. Monitoring and Tracking

4. Updating the Plan

Monitoring is a key part of plan implementation
because it allows plan users to evaluate how well
the plan has been implemented and how effective
it has been in achieving the community’s goals.
The Comprehensive Plan outlines key metrics for
Chapters 2-5. These metrics can be used to help
measure outcomes throughout the monitoring
process. Monitoring should be an ongoing process,
measured and reported to the public, and used
to make adjustments to the plan and update the
Implementation Guidebook, as needed.

The Comprehensive Plan represents a long-term
vision for the future. It is meant to guide policy
decisions for Davidson over the next ten years.
The Davidson community will likely experience
changes throughout this time period. In order for
the Comprehensive Plan to remain a relevant, living
document, it should be reviewed and updated every
five years, with formal and comprehensive updates
occurring every 10 years.

3. Amending the Plan
The state of North Carolina mandates that municipal
zoning align with the comprehensive plan. When
local governments make rezoning decisions, they
are required to provide a statement of consistency
describing how the rezoning is consistent with the
comprehensive plan.
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HOW THE PLAN WILL BE IMPLEMENTED
The Comprehensive Plan serves as a policy guide intended to be used on a daily basis for decision-makers. The
policy tools listed below represent some of the primary methods for implementing the actions laid out in this
and other town plans.

Capital Investments

Incentives

Public infrastructure, facilities, and other capital
projects can be used to advance goals in this plan,
such as sidewalk construction, utility replacement,
or parks. Capital investments should align with this
plan.

Incentives are one tool that some local governments
use to guide private development in a way that
promotes the goals and policies of a comprehensive
plan. For instance, developers could receive
credit for constructing affordable housing and for
providing sustainability features. Any incentives
developed in Davidson should be consistent with the
Comprehensive Plan.

Planning
This Comprehensive Plan provides guidance on a
range of topics and issues that will shape Davidson’s
growth and development. Complex issues will
require more detailed and ongoing planning, such as
the topic of affordable housing. This Comprehensive
Plan serves as a guide for future planning initiatives.

Regulations
Some actions may require regulatory changes,
such as reviews, diagnoses, and updates to the
Planning Ordinance and the town’s municipal Code
of Ordinances. Ordinance amendments should
be consistent with the goals and policies in the
Comprehensive Plan.

Development Reviews and Decisions
Applications for development should be consistent
with the vision, principles, maps, goals, and policies
in the Comprehensive Plan.

Programs and Initiatives
New or revised programs and initiatives can advance
the goals and policies in this plan. Examples include
education campaigns about Davidson’s affordable
housing program, local historic district landmark
designation, or a tree canopy program. Programs
should align with the Comprehensive Plan.

Partnerships
Many of the actions cannot be carried out by the
Town of Davidson alone and require partnerships
with other governments, local and regional
institutions and organizations, and community
members. The Town of Davidson should formalize
and leverage partnerships to advance the goals and
policies in this plan.

What the North Carolina General Statute says:
North Carolina General Statute 160A-383 states that “Zoning regulations
shall be made in accordance with a comprehensive plan.” It requires that
prior to adopting a zoning amendment, the board should adopt a statement
that describes “its consistency with an adopted comprehensive plan.”
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IMPLEMENTATION ACTIONS
The table below consolidates the implementation actions from each chapter. The Comprehensive Plan
Implementation Guidebook prioritizes these actions and details staff responsibility, a timeline, and resources
for each item. As a part of the monitoring and updating process, these actions should be reviewed and updated
annually.

CHAPTER 2: CREATE AND CONSERVE PLACES WE LOVE
Goal 2.1: Intentional Growth Management
Action 2.1.1

Formalize Growth Management Tiers Map and Annexation Criteria in the Planning Ordinance
P 2.1.2, 2.1.3

Action 2.1.2

Explore appropriate fiscal impact models and analyses. Example communities include:
» Wilson, NC
» Wilmington, NC
» Salem, NH
» Dublin, OH P 2.1.1

Action 2.1.3

Consider thresholds for targeted application of conditional master planning process P 2.4.3

Goal 2.2: A Network of Natural Areas and Open Space
Action 2.2.1

Identify priority conservation areas; expand and enhance the scenic byway overlay P 2.1.2

Action 2.2.2

Create a tree canopy management plan P 2.2.2

Action 2.2.3

Revisit enabling legislation for tree protection to align with Planning Ordinance aims/public
engagement feedback P 2.2.2

Action 2.2.4

Partner with Mecklenburg County and other organizations to coordinate planning efforts and
strategies (such as construction of BMPs) to protect critical watersheds and other sensitive areas

Action 2.2.5

Continue implementation of the Rural Area Plan, including buffers of streams and viewsheds

Action 2.2.6

Explore community interest in pursuing a Purchase of Development Rights program and other
strategies for land conservation G 2.2

Action 2.2.7

Require open spaces in new development to be connected and publicly-accessible P 2.2.4

Action 2.2.8

Support organizations working to address local farming and food topics P 2.2.3

Goal 2.3: A Sustainable Built Environment
Action 2.3.1

114

Create a pattern book for activity nodes to make them more human-scale, similar to downtown;
as appropriate incorporate design standards into the planning ordinance; consider adding
illustrative examples of development representing desired development in the Planning
Ordinance P 2.3.3, 2.4.3, 2.5.1, 2.5.4
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Action 2.3.2

Update NC-73 Small Area Plan to ensure new development in activity nodes is consistent with
Framework Map and planned NCDOT investments P 2.1.1

Action 2.3.3

Explore International Dark Sky criteria and energy efficient technologies for lighting standards in
the Planning Ordinance P 2.3.2

Action 2.3.4

Explore STAR/LEED for Communities, WELL Building Standard, Sustainable Development Code,
stormwater best practices, and green building standards and incentives; review the Planning
Ordinance for sustainability conflicts and revise as needed P 2.3.2

Action 2.3.5

Develop a local climate action plan P 2.3.4

Action 2.3.6

Revise the Planning Ordinance to further expand the use of mixed housing type requirements in
new development P 2.4.3

Action 2.3.7

Conduct a photometric lighting study to determine if roadways are adequately lit and identify
opportunities for improving visibility while reducing energy usage and costs. P 2.3.2

Goal 2.4: A Preserved Historic Fabric
Action 2.4.1

Develop a historic preservation plan P 2.4.1

Action 2.4.2

Consider developing a downtown plan which could include:
» Area-specific community vision, goals, and policies
» Assessment of existing conditions, including identification of opportunities
» Actions and initiatives
» Urban design guidelines and recommendations P 2.1.1

Action 2.4.3

Connect nodes along South Main Street and adjacent downtown areas, through strategic
infrastructure investments, and walkable infill development; create sidewalk/street features
cross-section for connection axes P 2.1.1

Action 2.4.4

Maintain certified local government status; educate appointed officials and public about
program G 2.1

Action 2.4.5

As the local historic district expands, develop minor and major work plans to support efforts

Goal 2.5: Contextually-Sensitive Infill and Redevelopment
Action 2.5.1

Revise the ordinance’s Floor Area Ratio table to remove the smaller lot/maximum allowance
provision to address community concerns regarding inappropriate building tear-downs

Action 2.5.2

Establish, and update as appropriate, design and contextual compatibility standards for infill
and redevelopment
» Consider adopting community-supported building prototypes (i.e., Clovis Cottages)
» Ensure commercial and multifamily buildings are subject to pedestrian-oriented design
standards, as appropriate
» Update building form and setback standards as needed P 2.5.1, 2.5.4
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Action 2.5.3

Explore performing an NC 115 corridor study to envision and establish a coherent framework
for context-sensitive infill, mobility strategies, and connections to adjacent areas and facilities,
including the Potts-Sloan-Beaty connector P 2.5.3

Action 2.5.4

Revise parking standards (See Connect People and Destinations)

Action 2.5.5

Revise administrative procedures in the Planning Ordinance to simplify and streamline existing
procedures where appropriate P 2.1.1

Action 2.5.6

Add a new neighborhood meeting early in the development review process to ensure the public
is adequately informed and able to participate P 2.5.2

CHAPTER 3: CONNECT PEOPLE AND DESTINATIONS
Goal 3.1: Safe Streets for All
Action 3.1.1

Increase minimum sidewalk width requirements on major roads to 6 feet minimum where
appropriate (Mobility Plan) P 3.1.1, P 3.1.2

Action 3.1.2

Retrofit existing sidewalks to meet minimum width/buffer standards where appropriate P 3.1.2

Action 3.1.3

Clarify criteria for bikeway facilities that are context-specific but include minimum safety
standards (preferably, connected and protected) P 3.1.3

Action 3.1.4

Install more consistent crosswalk treatments throughout town (Mobility Plan) P 3.1.4, P 3.1.5

Action 3.1.5

Evaluate and, where necessary revise, the Planning Ordinance to identify and remove barriers to
walkable development P 3.1.1, P 3.1.4

Action 3.1.6

Explore treatments to make sidewalk, bike, and greenway crossings safe in new development
prior to final street paving P 3.1.1, P 3.1.2, P 3.1.3, P 3.1.4

Goal 3.2: Improved Regional Mobility
Action 3.2.1

Coordinate with CATS and Davidson College to expand frequency of transit service to all-day and
weekend service for local and express bus service (Mobility Plan) P 3.2.1

Action 3.2.2

Coordinate with CATS to improve bus stop amenities, including public art, green design features,
and appropriately-calibrated lighting fixtures (Mobility Plan) P 3.2.1

Action 3.2.3

Work with CATS and Davidson College to implement fixed guideway regional transit stations and
regional mobility hub services (Mobility Plan) P 3.2.1, P 3.2.3

Action 3.2.4

Continue to work with regional partners to develop the North-South Connector, DavidsonConcord Road Extension, and Grey Road Extension (Mobility Plan) P 3.2.2

Action 3.2.5

Review Transportation Impact Analysis (TIA) standards to ensure accurate and effective decisionmaking about projects P 3.2.5

Goal 3.3: Increased Travel Options
Action 3.3.1
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Develop and implement a process for prioritizing construction of sidewalks where they are
missing and/or deficient (Mobility Plan) P 3.3.1, P 3.3.6
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Action 3.3.2

Require all new streets to include sidewalks and street trees P 3.3.1, P 3.3.6

Action 3.3.3

Require all new arterial and collector roads to include protected bicycle lanes or appropriate
facilties P 3.3.2

Goal 3.4: Efficient and Well-Managed Parking
Action 3.4.1

Evaluate parking standards in the Planning Ordinance to reduce or eliminate parking minimums,
adjust parking maximums, ensure parking is appropriately located, and enact other updates and
refinements P 3.4.3, P 3.4.6

Action 3.4.2

Adopt and implement a performance parking program (Mobility Plan) P 3.4.2

Action 3.4.3

Establish a shared parking program (Mobility Plan) P 3.4.1

Action 3.4.4

Increase bicycle parking at destinations (Mobility Plan) P 3.4.5

CHAPTER 4: FOSTER A VIBRANT ECONOMY
Goal 4.1: Alignment of Housing and Jobs
Action 4.1.1

Sponsor a job fair for local businesses to hire Davidson citizens P 4.1.2, 4.2.3

Action 4.1.2

Network with HR managers at local companies to discover needed talent requirements P 4.2.2

Action 4.1.3

Work with JobsCharlotte to provide training programs for talent requirements P 4.1.3

Action 4.1.4

Develop program with Ada Jenkins to create a path to employment in Davidson P 4.3.4

Action 4.1.5

Expand Davidson Connections to add market segments, locations, and meeting times P 4.2.3

Action 4.1.6

Support linkages with The Hurt Hub and Flywheel Co-Working P 4.2.2

Action 4.1.7

Develop marketing collateral that home-based businesses can utilize P 4.2.3

Action 4.1.8

Meet regularly with key regional stakeholders (i.e. economic development and tourism
organizations) P 4.1.3

Action 4.1.9

Prioritize development opportunities in Activity Nodes P 4.1.4

Action 4.1.10 Hold meetings in the field rather than at Town Hall P 4.3.3
Action 4.1.11 Develop incentive program for employees that walk/bike to work or park in remote parking lots
Action 4.1.12 Monitor the Residential/Commercial tax base percentage; use to guide strategic decisions/
initiatives P 4.3.3
Action 4.1.13 Use updated fiscal impact study to promote sustainable development, including analytical tools
assessing housing and employment opportunities P 4.1.5, 4.3.3, P 4.3.4

Goal 4.2: A Thriving and Balanced Economy
Action 4.2.1

Consider funding a start-up grant program and/or pursuing funding through NC IDEA P 4.2.1

Action 4.2.2

Host Lunch and Learns on current topics relevant to entrepreneurs P 4.2.1

Action 4.2.3

Create a “Welcome to Davidson” printed and digital piece that highlights successes P 4.2.2
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Action 4.2.4

Educate businesses on use of historic tax credits and design standards P 4.3.3

Action 4.2.5

Consider adding to and expanding the Davidson Main Street Business Grant, including to
businesses beyond the downtown P 4.3.3

Action 4.2.6

Continue funding the Merchant Ad Grant P 4.2.3

Action 4.2.7

Explore the development of a revolving loan program for small businesses P 4.2.3

Action 4.2.8

Provide a grant database resource for businesses to tap into P 4.2.3

Action 4.2.9

Create a green business database P 4.2.4, 4.3.3

Action 4.2.10 Develop a catalogue of resources for businesses to improve their sustainability P 4.2.4, 4.3.3
Action 4.2.11 Coordinate with Davidson College Sustainability Director on relevant initiatives P 4.2.4, 4.33
Action 4.2.12 Review action items and develop workplan (quarterly) P 4.2.5
Action 4.2.13 Update the Economic Development Strategic Plan every five years P 4.2.5

Goal 4.3: An Equitable and Inclusive Economy
Action 4.3.1

Sponsor tourism events and programs that bring people into hospitality businesses P 4.2.3

Action 4.3.2

Explore the possibility of subsidized commercial kitchen space to attract talent P 4.2.3

Action 4.3.3

Create a Green Building scorecard and promotional material utilizing sustainable materials P 4.3.3

Action 4.3.4

Create policy that the Town of Davidson adheres to in regards to green building P 4.3.3

Action 4.3.5

Develop a program to support the local food economy P 4.3.5

Goal 4.4: Education Opportunities that Foster Growth and Train the Workforce
Action 4.4.1

Encourage local businesses to utilize Gig Hub for projects P 4.2.3

Action 4.4.2

Develop relationship with Central Piedmont Community College P 4.4.2

Action 4.4.3

Connect local HR representatives with catalogue of local programs offered P 4.2.2

CHAPTER 5: SERVE THE COMMUNITY
Goal 5.1: Efficient and High-Quality Public Services
Action 5.1.1

Create and maintain a user-friendly “metrics dashboard” that monitors and displays the
comprehensive plan Key Metrics P 5.1.2

Action 5.1.2

Consider developing a Sustainability Plan for town buildings and operations, either as part of or
in addition to a community-wide climate action plan P 5.1.1, P 5.1.4

Action 5.1.3

Measure and track level of service for facilities and services P 5.1.2

Action 5.1.4

Continue to implement recommendations in the Parks and Recreation Master Plan P 5.1.1,
P 5.1.2, P 5.1.3, P 5.1.4
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Action 5.1.5

Create a public facilities inventory and assets plan: Comprehensively catalogue all town-owned
land assets, including history and purpose, and develop a framework for future uses; priorities
include 251 South Street and identifying sites for low-income housing P 5.1.4, P 5.2.1, 5.2.2

Action 5.1.6

Explore establishing a “buffer” fund to invest in future green building or renewable energy
opportunities P 5.1.4, P 5.1.5

Goal 5.2: Diverse and Inclusive Housing Options
Action 5.2.1

Develop an Affordable Housing Plan (see objectives to address on page 27) P 5.2.2, P 5.2.6

Action 5.2.2

Explore tools to measure and understand housing affordability in Davidson, such as the
Simpson Diversity Index and Inclusionary Housing Calculator P 5.2.1, P 5.2.2

Action 5.2.3

Support the formation of community-based initiatives to expand tools protecting and expanding
the affordable housing stock; coordinate with regional, interjurisdictional, and community
partners to realize shared aims P 5.2.2, P 5.2.3

Action 5.2.4

Evaluate the Planning Ordinance and Planning Areas Map for ways to diversify the town’s
housing types while maintaining town character; ensure there are no barriers to construction of
affordable housing P 5.2.1, P 5.2.6

Action 5.2.5

Continue to coordinate with organizations and agencies that provide assistance to renters and
homebuyers P 5.2.3

Action 5.2.6

Create a position and hire a staff member to manage the town’s affordable housing program
P 5.2.2, P 5.2.3, P 5.2.6

Action 5.2.7

Explore universal design and consider adopting these building standards along with other agingin-place initiatives/features P 5.2.4

Action 5.2.8

Consider integrating holistic neighborhood strategies into develpoment. Examine models such
as Renaissance West in Charlotte and other Purpose-Built Community initiatives.

Goal 5.3: Long-Term Fiscal Health
Action 5.3.1

Update the Cost of Land Use Fiscal Impact Analysis (2014) P 5.3.3

Action 5.3.2

Consider developing a fiscal sustainability policy document for evaluating proposed
annexations, real estate developments, affordable housing scenarios, and capital projects
P 4.3.3, P 5.3.2, P 5.3.3, P 5.3.5

Action 5.3.3

Produce annual long-range fiscal planning reports P 5.3.5

Goal 5.4: Regional and Institutional Coordination
Action 5.4.1

Review processes for information-sharing between jurisdictional, regional, and institutional
partners and identify needs and gaps P 5.4.1, P 5.4.2, P 5.4.3

Action 5.4.2

Review intergovernmental agreements to ensure consistency with the town’s Comprehensive
Plan P 5.4.1, P 5.4.2

Action 5.4.3

Review advisory board and stakeholder groups, including campus-based groups, to identify
college or town representation opportunities P 5.4.3
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IMPORTANT THEMES

This community-guided comprehensive plan is the result of thousands
of conversations among many residents and stakeholders. The following
represent this plan’s important concepts and actions, organized based on
their order in the General Planning Principles.

COMMUNITY CHARACTER
Davidson will embrace its location and role within the Charlotte metropolitan
region while retaining and enhancing its identity as a small town grounded
in historic and human-scale buildings both in downtown and throughout the
community. Initiatives in this plan include: Balanced preservation, infill, and
new growth opportunities; support for independent and local businesses; and,
increased emphasis on partnerships.

MOBILITY
Davidson will further advance all community members’ ability to move
safely throughout town by improving connectivity, congestion-management,
and access to many transportation options. Initiatives in this plan include:
Implementation of complete streets for existing and new streets; additional
regional and institutional cooperation; and, embracing new transit solutions
and technologies.

NATURAL ASSETS & CONSERVATION
Davidson will lead and aid efforts to promote open space connectivity,
conservation, environmental protection, and agriculture-related endeavors.
Initiatives in this plan include: Ensuring public access to open spaces; creating
a tree canopy management plan; partnering with others to protect watersheds
and critical environmental areas; and, exploring and implementing innovative
land conservation tools.

HOUSING & INCLUSIVITY
Davidson will ensure that existing and new housing and employment
opportunities are accessible to a variety of households, abilities, and
occupations. Initiatives in this plan include: Creating an affordable housing
plan; direct staff and resource assistance; complete neighborhoods featuring
a mix of housing types; continued and increased local/regional partnerships;
and, support for community-based entities and solutions.
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GROWTH MANAGEMENT
Davidson will intentionally steward conservation and growth efforts to
promote its small-town character and sense of place through well-developed
tools and practices. Initiatives in this plan include: The Growth Management
Tiers Map; Annexation Criteria; and, the Growth & Conservation Framework
Map.

SUSTAINABILITY
Davidson will deliberately pursue best practices and innovative solutions to
environmental, energy, and climate-based challenges. Initiatives in this plan
include: Exploration of green building standards, incentives, and frameworks;
inclusion of low-impact development techniques in projects; and, integration
of all such standards into preservation, redevelopment and new development
efforts – including town operations and assets.

FISCAL & ECONOMIC VIABILITY
Davidson will sustain and enrich the town’s as well as community members’
prosperity by focusing on comprehensive fiscal and economic strategies.
Initiatives in this plan include: Continued support for local and independent
businesses; creation of a fiscal sustainability policy to guide growth and
capital investment decisions; balanced land uses ensuring a diverse tax
base, successful commercial enterprises, and a vibrant town; partnerships to
improve job access and housing opportunities for all; and, long-range fiscal
forecasting and planning.

PARTNERSHIPS
Davidson will invest in existing and new partnerships with a variety of
stakeholders. Initiatives in this plan include: Increased information-sharing
with other jurisdictional, regional, and institutional organizations; renewed
and new partnerships with educational entities, including Davidson College;
and, support for community-led initiatives.
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WHAT IF WE...
…consider ourselves
integrally a part of
(rather than separate
from) the greater
Charlotte region?

…buried utility lines
underground on
main thoroughfares?

…connected major
open spaces via a
single, unified Trail
Around Davidson
(“TAD”)?

…paid landowners
market value
for conservation
programs on their
property?
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…created a celebrated
gathering space in
the South Main Street
area?

…supported the
formation of a local
foundation to advance
community aims?

…incentivized
farming and clean
energy – together?

…tracked our
progress over time
through measurable
metrics?
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…directly
addressed
climate-related
challenges?

…required
all new
construction to
meet leading
environmental
standards?

…changed every
public light to
meet Dark Skies
criteria?

…worked with
Davidson College to
secure enhanced bus
and future rail service
in town?

…supported
affordable
housing
through rental
programs?
…required a
mix of housing
types in every
development?
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…established a fiscal
review framework for
making decisions about
development and other
community assets?

…created a fiscal
strategy to identify
funding priorities and
expenditures.
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