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TOWN COUNCIL AND PLANNING COMMISSION 
PUBLIC HEARING MINUTES 

MONDAY, JANUARY 27, 2025, 6:00 PM 
1500 BLOWING ROCK ROAD AND VIA WEBEX SOFTWARE 

COUNCIL MEMBERS PRESENT:  Mayor Tim Futrelle, Mayor Pro Tem Dalton George, Todd Carter, Eric 
Plaag, and Edie Tugman   

PLANNING COMMISSION MEMBERS PRESENT:  Adrian Tait-Chair, Frank Veno-Vice-Chair, Chris Behrend, 
Garrett Kight, and Anne Pruitt (via WebEx) 

PLANNING STAFF PRESENT:  Jane Shook-Director of Planning & Inspections, Brandon Wise-Deputy 
Director of Planning & Inspections, Jessica Mitchell-Advanced Planning Specialist, John Helton-Residential 
Liaison/Housing Specialist, and Brenda Henson-Board Clerk  

OTHER TOWN STAFF/REPRESENTATIVES PRESENT:  Allison Meade-Town Attorney (via WebEx)  

 
Call to Order 

Mayor Futrelle called the Town Council to order at 6:01 p.m.  Chair Tait called the Planning Commission 
to order at 6:01 p.m.  The meeting was held in the Town Council Chambers at 1500 Blowing Rock Road 
and via WebEx.   

Moment of Silence 

A moment of silence was observed. 

Approval of Meeting Minutes 

Council Member Plaag moved to approve the November 25, 2024, Public Hearing minutes as written.  
Mayor Pro Tem George seconded the motion. 

Vote: Aye – 4   
 Nay – 0 
 Absent – 1 (Roseman) 

The motion passed. 

Vice-Chair Veno moved to approve the November 25, 2024, Public Hearing minutes as written.  
Commission Member Behrend seconded the motion. 

Vote: Aye – 5  
 Nay – 0 
 Absent – 1 (Warren) 

The motion passed. 

PUBLIC HEARING 

Case A24-0081 ASU – General Use Zoning Map Amendment 

The Board of Trustees of the Endowment Fund of Appalachian State University have submitted a General 
Use Zoning Map Amendment Application requesting to rezone 21.83 acres of a 77.63-acre parcel of land 
located off Mountaineer Ridge Drive from B3 General Business to E2 Educational District (Watauga County 
PIN:  2910-02-7414-000).    

Jane Shook, Director of Planning & Inspections, presented the request as outlined in the meeting packet.  
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Council Member Plaag asked if the rezoning would create any non-conformities.  Ms. Shook replied that 
she was not aware of any.  She stated that the property was currently a parking lot and that any new 
construction on the site would have to meet UDO requirements for the proposed E2 zoning district. 

Mayor Pro Tem George asked about a proposed traffic light.  Ms. Shook explained that the University 
planned to install a traffic light at the intersection of Mountaineer Ridge Drive and Hwy 105.  Council 
Member Tugman asked if NCDOT had approved the installation of the traffic light.  Ms. Shook replied that 
DOT was currently reviewing the request. 

Council Member Tugman asked if student housing was proposed for the site.  Ms. Shook reminded 
everyone that this was a general use zoning map amendment, so no site-specific plan was required.  She 
stated that the staff had engaged in conversations with university representatives regarding the potential 
development of the property. 

There was no public comment on this case.  

With nothing further, Mayor Futrelle closed the public hearing for this case at 6:07 p.m. 

Adjournment of Town Council 

At 6:08 p.m., Council Member Plaag motioned to adjourn the Public Hearing and call a recess of the Town 
Council until the work session after the Planning Commission meeting.  Mayor Pro Tem George seconded 
the motion. 

Vote: Aye – 4   
 Nay – 0 
 Absent – 1 (Roseman) 

The motion passed. 

 

 

_________________________________________           _____________________________________ 

Tim Futrelle, Mayor                                                                 Brenda Henson, Board Clerk 

 

_________________________________________ 

Adrian Tait, Planning Commission Chair 

 

PLANNING COMMISSION 

Case A24-0081 ASU – General Use Zoning Map Amendment 

The Board of Trustees of the Endowment Fund of Appalachian State University have submitted a General 
Use Zoning Map Amendment Application requesting to rezone 21.83 acres of a 77.63-acre parcel of land 
located off Mountaineer Ridge Drive from B3 General Business to E2 Educational District (Watauga County 
PIN:  2910-02-7414-000).    

Vice-Chair Veno stated that ASU owned the property, it was out of the way, and not close to immediate 
neighbors. 
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Commission Member Behrend asked what ASU planned to do with the property.  Ms. Shook replied that 
it was technically not appropriate to ask that question.  However, she stated announcements were made 
in the newspaper and other sources that the university planned to develop housing on the property. 

Chair Tait asked what would happen with the parking that was currently on the property.  Ms. Shook 
stated that ASU would have to demonstrate that they were still in compliance with the other projects that 
the parking on that property served, in addition to whatever parking would be for the proposed use. 

Vice-Chair Veno asked if it was correct that ASU owned three tracts of land on Mountaineer Ridge Drive.  
Ms. Shook replied that there was currently one large parcel that the university was planning to divide into 
three tracts.  One tract would be zoned E1, with a portion of that tract being outside corporate limits.  
Another would be the tract currently requesting to be changed from B3 to E2, and a remainder tract along 
Hwy 105 and Wilson Drive would remain B3.  Vice-Chair Veno asked how the property was zoned when it 
was Watauga High School.  Ms. Shook believed the whole parcel was rezoned to B3 sometime after the 
high school left the site, but she was unsure. 

First Motion and Vote: Commission Member Behrend made a motion that the proposed amendment to 
the Town’s zoning map is consistent with the Town's comprehensive plan and any other adopted plans of 
the Town that are applicable because the amendment is consistent with:  

Comprehensive Plan Policy 2.1.1 Economic Development 

D. Economic development efforts shall encourage the revitalization and reuse of currently unused or 
underutilized structures, sites and infrastructure in appropriately located areas.   

Comprehensive Plan Policy 2.3 The Community 

D. Coordinated, inter-governmental and university-town planning for urban area land use and 
development, transportation, utilities, recycling, environmental management, law enforcement, 
education, recreation, tourism and economic development shall be encouraged.            

Commission Member Kight seconded the motion. 

Vote:  Aye – 5  
 Nay – 0 
 Absent – 1 (Warren) 

The motion passed.   

Second Motion and Vote: Commission Member Behrend made a motion that the Planning Commission 
recommends approval of Ordinance A24-0081 within Exhibit A and believes approval is reasonable and in 
the public interest because this is a partial piece of land that has not been in use for a period of time, and 
it would be very beneficial to the whole community to put the property to use.  Vice-Chair Veno seconded 
the motion. 

Vote:  Aye – 5  
 Nay – 0 
 Absent – 1 (Warren) 

The motion passed.   

Approval of Meeting Minutes 

Commission Member Pruitt moved to approve the November 25, 2024, Planning Commission meeting 
minutes.  Commission Member Kight seconded the motion. 
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Vote:  Aye – 5  
 Nay – 0 
 Absent – 1 (Warren) 

The motion passed.   

At 6:20 p.m., Chair Tait called a short break in the Planning Commission meeting to allow Town Council 
members to rejoin the meeting.  

Workshop:  Town Council & Planning Commission to Review Draft Boone Next Comprehensive Plan 

Mayor Futrelle called Town Council members back to order at 6:25 p.m. for a joint workshop with the 
Planning Commission to discuss the draft Boone Next. 

Ms. Shook introduced consultants Nate Baker and Teresa Buckwalter to present the Boone Next draft.  
(copy of PowerPoint presentation attached) 

Mr. Baker stated that there was good community engagement throughout the process.  He felt that of all 
of the Comprehensive Plans he had helped develop, Boone Next ranked second in community 
engagement.   

Council Member Plaag noted that there was some feedback in the packet about community engagement 
and disbelief that hundreds of people were involved in that process.  He asked if the community 
engagement information would be included in the Plan.  Mr. Baker replied that the plan mentioned the 
community engagement but did not include round three.  He stated that it could be added.  Council 
Member Plaag felt that the numbers clearly illustrated the level of community involvement.  Ms. Shook 
added that there were people who did not sign in at the first community engagement, so the recorded 
number of participants was lower than the actual number.   

Chair Tait asked if the community involvement in Boone was comparable to other communities that had 
updated their Comprehensive Plan.  Mr. Baker stated that Boone had approximately 5% of the population 
participate, which was a good number.   

Mr. Baker stated that comments related to the Comprehensive Plan should be sent to the consultants.  
Comments or reactions on the community feedback and how the consultants should incorporate that 
feedback into the Plan should be discussed at this meeting.  Ms. Shook requested that any feedback 
needed to be provided tonight so that revisions could be made before adoption of the document.  Ms. 
Shook asked Mr. Baker if the Focus Areas could be an actual chapter in the Plan.   

Council Member Plaag stated he appreciated the work that had been done on the Plan, and he liked this 
approach versus the previous Comprehensive Plan.  He felt the updated Plan was more user-friendly and 
was easier on a broad scale to understand.  However, it was almost exhausting to think about all of the 
things that were in the way of having the visions become reality.  Council Member Plaag wondered if there 
would be cynicism from the public because of the difficulty in making visions into reality.  He asked how 
other communities got from having a loose concept to actual implementation without falling into 
cynicism.  Council Member Plaag stated he was excited about rethinking some of the neighborhoods and 
noted that some people had a mindset that Boone neighborhoods should look exactly like they did in 
1946.  He felt there were many ideas in this Plan about how to think differently, but was concerned that 
citizens would roll their eyes and say that nothing would ever happen.  

Mr. Baker stated that a comprehensive plan could not do everything, but it could do some great things, 
like provide vision.  He noted that visions were sometimes not achievable, but they were something that 
a substantial proportion of the community could support as a reflection of values.  A Comprehensive Plan 
was a place to put ideas, some that could be implemented quickly, some that could take a long time to 
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implement, and others that might not be possible to implement but are still good ideas.  Policies help 
guide toward a goal, while implementation actions are the doable things. 

Mayor Pro Tem George stated that Council members needed to champion the Comprehensive Plan, with 
the knowledge that there would always be some cynicism.    

Council Member Carter stated there would be barriers to implementing visions in the Plan but felt that 
remaining focused on one thing at a time would be key to a successful outcome.    

Ms. Shook noted that the Comprehensive Plan was typically only used when dealing with development 
issues.  However, this Plan encompassed different types of decisions so it could be used on a broader 
scale. 

Ms. Buckwalter outlined the key concepts of each focus area, which included the Northwest Gateway, 
East Boone, Blowing Rock Road, and the Southwest Gateway.   

Council Member Tugman asked about the proposed roundabout on West King Street at Poplar Grove 
Connector Road.  Ms. Shook replied that the roundabout had been discussed for years.  When that plan 
came before Town Council for prioritization, Council chose not to prioritize it at that time because they 
felt unprepared to do so.  Ms. Shook stated that the proposed roundabout plan had not gone away.  
Council Member Tugman stated that, in retrospect, she was beginning to believe that roundabouts helped 
to better manage traffic flow.  Ms. Buckwalter said she looked at the State Transportation Improvement 
Program (STIP) today and saw that the roundabout was listed for design funding, not construction funding 
or acquisition.  

Ms. Buckwalter stated that the gateways were how people came in and out of Boone.  She added that a 
lot of students lived in these areas, so it was important to create better connections to campus so students 
did not have to rely on automobiles to get to class.  Ms. Buckwalter suggested the possibility of multi-use 
paths. 

Council Member Carter asked if the roundabout on Bamboo Road was still on the STIP.  Ms. Buckwalter 
replied that it was awaiting funding. 

Chair Tait stated it seemed that they needed to focus on infill and density within the existing communities 
in Boone.  Mr. Baker replied that there were two tools for making decisions around growth management. 
One was based on criteria, and the other one was a map.  The map indicated where it was possible to 
grow and where it was almost impossible to grow based on terrain and the inability to extend water and 
sewer. The list of criteria would help inform the decision-makers on possible growth potentials.   

Mayor Pro Tem George expressed his appreciation for the small area plans.  He stated that the real 
intention of creating an identity and a vision for these areas was so that folks who live here recognize 
these areas as being distinct and different.  

Ms. Buckwalter noted that the 105 corridor was not high on the STIP, so it could potentially give the 
Council some time to do a corridor study and visualize what they would like that corridor to look like.  She 
stated that the driver coming into town needed to see all the signals that they were entering the town 
and should slow down.  

Mr. Baker reviewed all of the Implementation Actions suggested in the Plan.   

Council Member Plaag stated that our mixed-use projects had approximately 100,000 square feet of 
unused commercial space.  He noted that the town desperately needed ground-floor senior living and 
suggested that these vacant spaces might be retrofitted as apartments for seniors.  Council Member 
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Carter stated a significant need for ADA-compliant housing.  Mr. Baker replied that this type of problem 
was not unique to Boone and added that the design of street-level uses was key to their success. 

Ms. Shook suggested that a review of the UDO needed to be done after completion of the Comprehensive 
Plan. 

There was a discussion about a bond referendum to fund the potential goals of the town.  Ms. Shook 
suggested that this conversation would be better had during the budget hearing. 

Other Matters 

There were no other matters discussed. 

Adjournment of Town Council 

Mayor Pro Tem George motioned to adjourn the Town Council at 8:14 p.m.  Council Member Tugman 
seconded the motion. 

Vote: Aye – 4   
 Nay – 0 
 Absent – 1 (Roseman) 

The motion passed. 

Adjournment of Planning Commission 

Commission Member Kight motioned to adjourn the Planning Commission at 8:14 p.m.  Vice-Chair Veno 
seconded the motion. 

Vote:  Aye – 5  
 Nay – 0 
 Absent – 1 (Warren) 

The motion passed.   

 

 

_________________________________________           _____________________________________ 

Tim Futrelle, Mayor                                                                 Brenda Henson, Board Clerk 

 

_________________________________________ 

Adrian Tait, Planning Commission Chair 

 





Boone, 
North Carolina

Jan 27, 2025
Work Session



Agenda

1. Background

2. Review of Work Products & Discussion
1. Comprehensive Plan

2. Focus Areas

3. Implementation Actions

3. Next Steps



Background



A community-driven process and document

1. Where are we now? Analysis of trends & conditions 

2. Where are we going? Community vision and goals 

3. How do we get there? Policies and implementation actions

What is a Comprehensive Plan?



Where are we in the process?

WE ARE HERE



Roles and Responsibilities

Stakeholders

Provide targeted input

Planning 
Commission

Planning input + local experience

Public

Set out the vision and goals
Input and feedback

Town staff

Coordinate the process

Elected 
officials

Participate, champion, adopt, 
implement

Consultant 
team

Provides process guidance & 
expertise



114 participants at the January 18th Workshop 

367 online survey respondents

Community Engagement

Round

1

Round

2

Round

3

108 participants at the May 1st Workshop 

42 Focus Areas participants

292 online survey respondents

40 participants at the December 9th Open House 

15 Online / email submissions



1. Walkable neighborhoods with diverse housing types and pedestrian-

oriented mixed-use activity centers accessible to residents (3.39% found 

to be “Not Important” vs. 75.43% “Very” or “Most”)

2. Complete streets (sidewalks, street trees, protected bike lanes, safer 

street crossings & intersections, traffic calming)

3. Affordable housing for low and moderate income people

4. Environmental protection, sustainability, stormwater resiliency

5. Protect and expand arts, historic, natural, and cultural resources

6. Economic Development: Grow local businesses, retain young 

professionals, expand childcare, placemaking, cooperatives

Top Priorities



Draft Comprehensive Plan

+
Appendices
• Implementation Matrix
• Focus Areas



Draft Comprehensive Plan - feedback

Below provides a selection of the comments provided:

• Cycling is recreational, not just utilitarian

• Rethink first floor commercial requirements in new buildings

• Wider sidewalks, multiuse paths

• Economic development focused on living wage jobs

• Greenway and parks connectivity

• Design of new buildings that replicate historic character

• Learn from mistakes of recent developments/buildings

• Affordable one-floor living housing for elderly

• Elaborate more on quality design to provide tangible 

guidance; more suggestions on quality materials/aesthetics 

and form-based code

• Organizational, grammatical, user-friendliness edits and 

suggestions

• General concerns about ongoing population growth, 

development pressures, and their associated impacts; the 

plan’s ability to address that

• Expand access to childcare

We recommend the following edits to the Comprehensive Plan:

• Apply edits addressing non-substantive issues for clarity, 

grammar, and readability

• Incorporate development-related recommendations into the 

implementation actions section; provide more elaboration 

and examples

• Reformat FLUM areas slightly for better readability

• Review FLUM areas against corresponding zoning districts for 

heights and densities

• Update Transportation chapter

• Replace some of the FLUM images with better pictures

Ensure key public input themes are adequately represented 
throughout plan



Comp Plan – Discussion

What are your reactions and feedback?



Focus Areas



Focus Areas – Blowing Rock Road



Focus Areas – Northwest Gateway



Focus Areas – Southwest Gateway



Focus Areas – East Boone



Focus Areas – Discussion

What are your reactions and feedback?

What should the Town prioritize over the next 
3-5 years?



Implementation Actions



Implementation Actions



Implementation Actions



Implementation Actions



Implementation Actions – Discussion

What are your reactions and feedback?

What should the Town prioritize over the next 
3-5 years?



The Planning Continuum



1. Incorporate edits based on community feedback 
and work session discussion
• Comprehensive Plan

• Implementation Actions

• Focus Areas

2. Post full draft of Comprehensive Plan and 
Appendix in February

3. Plan Adoption Process
• Potentially some additional edits or additions during the adoption 

process

Next Steps



www.BooneNext.com

Thank you! 
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