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Town of Boone

Public Hearing
6:00 PM, Mar. 25, 2024
Town Council Chambers
1500 Blowing Rock Road

The public may attend the meeting in-person or online via WebEXx, a video-
conferencing software.

To participate using WebEX, either online or by phone, please email Planning and
Inspections at planning@townofboone.net or call 828-268-6960, and you will be
provided with an email invitation to the meeting. All requests for an invitation must be
submitted no later than one hour before the meeting is scheduled to begin.

PUBLIC HEARING

Call to Order

Moment of Silence

Approval of Meeting Minutes by Town Council and Planning Commission

January 22, 2024 Public Hearing Minutes

Public Hearing Guidelines for Each Case Presented

A. Presentation of Case by Staff/Applicant

B. Questions by Town Council and Planning Commission

C. Public Comment

D. Discussion/Questions by Town Council and Planning Commission
E. Public Hearing for the Case is Closed

Case A23-0624 Skyline Communication Building - Conditional District Zoning
Map Amendment
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Agenda Town Council/Planning Commission March 25, 2024

Exhibit 1: Case A23-0624 Application Information
Exhibit 2: Case A23-0624 Project Narrative
Exhibit 3: Case A23-0624 Neighborhood Meeting Information
Exhibit 4: Case A23-0624 Site Plans & Elevations
Exhibit 5: Case A23-0624 Landscape Plan
Case A23-0624 Staff Report
V.  Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment
Exhibit 1: Case A24-0026 Application Information
Exhibit 2: Case A24-0026 Neighborhood Meeting Information
Exhibit 3: Case A24-0026 Site Plan
Exhibit 4: Case A24-0026 Additional Applicant Information - Add-On
Case A24-0026 Staff Report

VI. Case A24-0085 The Villas at South Fork - Conditional District Zoning Map
Amendment

Exhibit 1: Case 24-0085 Application Information
Exhibit 2: Case 24-0085 Neighborhood Meeting Information
Exhibit 3: Case 24-0085 Parking Analysis
Exhibit 4: Case 24-0085 Project Narrative
Exhibit 5: Case 24-0085 TIA Analysis
Exhibit 6: Case 24-0085 Site Plans
Exhibit 7: Case 24-0085 Elevations
Exhibit 8: Case 24-0085 Site Renderings
Case 24-0085 Staff Report
VII. Case A24-0072 Short-Term Rentals - UDO Text Amendment
Case A24-0072 Application Information

Case A24-0072 Staff Report
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Agenda Town Council/Planning Commission March 25, 2024

VIII. Case A24-0073 RR Residential Rehabilitation - UDO Text Amendment
Case A24-0073 Application
Case A24-0073 Staff Report

IX. Case A24-0095 Flag Lots & Architecturally Integrated Subdivisions - UDO Text
Amendment

Case A24-0095 Application Information

Case A24-0095 Staff Report
X.  Adjournment of Town Council

PLANNING COMMISSION

XI. Public Comment
XII. Approval of Meeting Minutes

January 22, 2024 Planning Commission Meeting Minutes
XIII. Discussion of Cases Heard at the Public Hearing
XIV. Other Matters

XV. Adjournment
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Exhibit 1

Conditional District Zoning Map Amendment Application

Town of Boone Planning & Inspections Department
680 W. King Street, Suite C ¢* Boone, North Carolina 28607
Phone (828) 268-6960 ¢ Fax (828) 268-6961¢ Email: planning@townofboone.net ¢ www.townofboone.net

A. Required to be Submitted at Time of Application (check all that apply)

Note: A pre-application meeting is required prior to application submittal.
Failure to provide the information required on this application may delay the review and scheduling of the requested hearing.

O Digital copies of all paper submittal documents (may be emailed to planning@townofboone.net)

O 6 paper copies of complete site plans meeting the requirements of Town of Boone Unified Development Ordinance (UDO)
Appendix A (max. size 30” x 42”)

O Deed(s) of all property to be included in the request

O Both a digital'and a hard copy of a written metes and bound legal description with accompanying survey map for a request
that would rezone only a portion of a tax parcel or requests for multiple zoning districts.

O Property Owner Authorization. If you are not the property owner, you will need to provide documentation of property owner
authorization to apply for this permit.

O Permit Fee (See Planning & Inspections Fee Schedule). Each application is allowed two (2) reviews. The 1st review of the
submitted information and a 2nd review if revisions or supplemental information is required based upon the 1st review.
Each subsequent review after the 2nd review will be charged at 50% of the original fees charged for the application. These
fees shall be paid at the time of resubmittal.

B. Requested Hearing — See latest published Meeting Schedule for dates

Date of requested hearing: ;‘qnwm/ 107 ’7L
7

C. Property Information (Project Location)

Street Address: Watauga County Parcel ldentification Number(s):
bnd of W Hilltop Dr 2910-43- 3456 - 000

D. Property Owner Information

Name:

Wﬂfq vga. Covn ty

Complete Mailing Address Stree/t City, Zip):

W’w ch/ /}' wite Zl/f ﬁmy;é NC. 79607

Phone Number: Email Address:
2§~ 265 --§0oy

E. Applicant Information

Name: ) Company:

: T En )/ / " .
Eric Holt Hyline. Tleghone Hewbiclp Corpprotior,
Complete Mailing Address (Street, City, Zip):

F.0. Box 759 West Tetersons, NC 75679

Phone Number: Email Address:

7%~ 876 ~6579/ eric, holF@ sbylie , ory

Preferred Method of Contact for Written/Response Documents (select one): [ Mail or 1 Email
F. Detailed Description of Project

[7/44}3, q 7’*(* X /é fe 'f?—/tfawmcwfdiﬁ'ﬂﬁ’) e/ﬁ/;bﬁmﬁ el (nside. e /@/ﬁéﬂ/ 1L,
7/32/‘%1/ 14//// /714 /9L Cqy ;’MMI’ tor }/;Z /7& /V,//.« ({/76 V/W ////7/7 im’;'t/ band/ sittevntt o/i/ﬂ/
Rledommntestivn s jarviee 40 the ﬁ;//ﬂ/m//@q 4749,

Communication: Exhibit 1: Case A23-0624 Application Information (Case A23-0624 Skyline Communication Building - Conditional District
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G. Project Cost

Project Cost:

H. Development Information
Is the development subject to a previous Special Use Permit? [ Yes [0 No }ﬂ Unknown

If yes, please describe:

Are there any other variances granted that impact the property? [ Yes [1 No )ﬁ Unknown

If yes, please describe:

Are there any other variances requested with this development? [ Yes ;ﬁ No

If yes, please describe:
1. District/Use Information

Existing Zoning District: Proposed Zoning District(s):

Exgcé\g Land Use(s): Propoé:ld}iand Use(s) (Specific Use # from UDO Section 15.07 Required):
vaéant [and Unilety farziCty

J.  Site Information (include information for additional bl’.lildings ona geparate sheet)

Building Footprint Square Footage: Current: Proposed: I‘}-‘}

Total Building Square Footage (all floors): Current: Proposed: /%L}

Number of Stories Current: Proposed: /

Building Height: Current: Proposed: /ﬂfc }72 /97

Number of Units: Current: Proposed:

Number of Bedrooms: Current: Proposed:

K. Environmental Information

Total Land Area : 2,5(7& qu. Feet or [ Acres

Disturbed Area: Z % Q QSq. Feet or [ Acres

Viewshed: Is development occurring within the Viewshed Protection District? 0O Yes% No O Unknown

Is development occurring on slopes in excess of 30%? Q1 Yes% No O Unknown

Slope:
Is development occurring on slopes in excess of 50%? O Yesx No O Unknown
Is the property located within a designated Water Supply Watershed Area? O Yesx No O Unknown
Watershed:
If yes, please select: 0 WS-HI-CA O WSs-IV-PA O ws-IV-CA
Stream/River: Is there a stream or river on or near the property? (J Yes % No
SFHA: Is the property located within the Special Flood Hazard Area? O Yesﬂ No O Unknown

Communication: Exhibit 1: Case A23-0624 Application Information (Case A23-0624 Skyline Communication Building - Conditional District
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Impervious What is the existing impervious area in the development? /0 Osq. feet O acres
Area:

What is the proposed impervious area in the development? /QLL,L Asq. feet O acres

L. Design Professional Information

Designer is an: OArchitect OEngineer Owner OOther:
Name: Company:
5’"1‘:\ /75/ 4 5/<y/,"n¢ 7Z/L 8914 Il/i%l/?//‘)ll,//? GJ/«}%;&?#&M

Complete Mailing Address (Street, City, Zip):

PO Box 767, ot Jebberson  WC 15094

Phone Number: Email Address:
T2l -9 76-659) ere holt @kyline. ovy

Additional Designer Information: If additional designers are involved beyond the 1 listed, please provide additional info on a separate sheet.

M. Brownfields Agreement Notification

1. Does the applicant have or is the applicant planning to enter into a Brownfields Agreement with the NC Brownfields
Program? [ Yes Fl No (If yes, please answer question #2 below.)

2. Anticipated date for the first year of partial exclusion of property taxes:

N. Applicant Signature and Property Owner Authorization

I hereby certify that | am authorized to submit this application; that all information is correct and complete; and all work will comply
with all applicable State and local laws, ordinances, and regulations. | will ensure that the Planning and Inspections Department is
notified of any changes in the approved plans and specifications for the project permitted herein.

{ / / ' ) ; j

Applicant (Print) Applicant (Signature) Date

%, B [-)7) =723

Property Owner (Sigfiature) Date

Communication: Exhibit 1: Case A23-0624 Application Information (Case A23-0624 Skyline Communication Building - Conditional District
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Official Use Only
P

ermit Name:

6QK‘/\ ‘t\ma Cpm P e (R Em‘{olz;nq /géuimwn% 5A5{+€E—
Permit Number:~ ’ / 70
A3 - oLy

Receipt Number: Method of Payment: Paid By: ‘ E L
7 [ Cash SK line Membeds
‘ 2 4 6s T e T eck Number: 3

[2- 13 H (09077 | 515814 Koo e Coc

Date: F

Official Use Only - Hearing/Decision Information

Public Hearing Meeting Date:

PC Meeting Date:

TC Meeting Date:

Date of APO Mailed Notification:

Date of Posted Notification:

Request Approved: O Yes O No If yes, date request sent to GIS:

S:\FORMS\PI_Forms_Current\Planning Forms\CDZMapAmend_10202020.docx

Communication: Exhibit 1: Case A23-0624 Application Information (Case A23-0624 Skyline Communication Building - Conditional District
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Project Summary

Watauga County has leased a 50 ft by 50 ft section of land to Skyline Membership Corporation for the
purpose of using the land to place a telecommunications shelter that will be used to provide broadband
internet and telephone service to the community. The property is located at the end of West Hilltop Dr
in Boone and is a portion of the parcel on which Watauga High School resides. Skyline is planning to
place a 9 ft by 16 ft prefabricated concrete telecommunications shelter on the property that will house
the network equipment that will be used to provide service to the community. Skyline is requesting a
Conditional District Zoning change to allow for the installation of the telecommunications shelter.

Light, Noise, Visual and Traffic Impacts of Project

No street lights or security lights will be installed for this project. The shelter will have one exterior light
attached to the building next to the entry door. This light typically will not be used except in the case of
a Skyline technician entering the building after dark.

The primary noise originating from the shelter will be from the HVAC units mounted to the exterior of
the building. The building will be oriented so that the HVAC units will be pointed away from the
residence located at 222 West Hilltop Dr. In the rare event of an extended commercial power outage, a
portable generator will be used to power the building, which would result in a temporary increase in
noise from the property.

The building dimensions are 16 ft long, 9 ft long, 10 ft tall. The building will be painted dark brown with
tan trim. Evergreen trees such as arborvitae, Leyland cypress, or similar will be planted along the
perimeter of the 50 ft by 50 ft lease area to conceal the building from view as much as possible.

The existing paved driveway off of West Hilltop Dr will be used to access the site. Technicians will need
to access the site for the purpose of installing and maintaining the equipment in the shelter and when
customers are having a service related issue. The vast majority of the traffic to the site will occur from
Monday-Friday from 8 am to 5 pm. However, maintenance and unanticipated service outages will result
in technicians visiting the site at anytime. Traffic to the site will is expected to be at a peak for the first
three months after the shelter is made operational (10-20 technician visits per day) and will decrease to
less than 10 technician visits per day. There will rarely be more than two technician service vehicles on
the property at anytime.

Communication: Exhibit 2: Case A23-0624 Project Narrative (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map
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Neighborhood Meeting

Meeting notices were mailed to each of the property owners shown on the list provided by the Town Of
Boone Planning and Inspections Department. The meeting was held at Skyline’s customer service center
located at 217 Wilson Dr, Boone, NC on November 2, 2023 from 10 am to 12 pm. There were two
attendees at the meeting (see attached meeting sign-in sheet). The plans for the site were discussed
with the attendees and all of their questions were answered. The attendees were informed that they
could speak at the joint town council/planning board meeting if they choose to do so.

One out-of-town property owner directly called Skyline on October 27 with questions regarding the
project. His questions were answered and he declined to attend the neighborhood meeting.

Communication: Exhibit 2: Case A23-0624 Project Narrative (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map
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NEIGHBORHOOD MEETING FOR CONDITIONAL DISTRICT ZONING MAP AMENDMENT

ORGANIZATION

Skybest Communications

NO NAME

e

2

10

11

12

13

Sisan N\C LAN\B

/_.qrr/ Grvljj

10am-12 pm

STREET ADDRESS

12 Cecil Mylles. Bd. o+ 102

EVENT DATE

November 2, 2023

l0OAX NEW RIVER HLLs

131 Hilker By

cilled on /0/27

LOCATION

217 Wilson Dr, Boone

Communication: Exhibit 3: Case A23-0624 Neighborhood Meeting Information (Case A23-0624 Skyline
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— ENGINEER SEAL
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HVAC LEAD/LAG

i
THERMOSTAT NOTE;
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= T
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P, BY: ORTE
5_roGERS 1/16/03
SHEET NO,/PART NO-
5-2

BRAVING N0 REV:
SNXT26 !

Packet Pg. 11




19111S1@ [RUONIPUOD - BUIP|ING UOIEDIUNWIWOD BUIIANS $Z90-E2Y 9SBD) SUOIBAS|T % SUB|d BMIS ¥290-E2V @SED ¥ 1QIYXT :UoedIuNWWo)

16'-0" [192']

A

o e e

#4 CLOSED STIRRUP
@ 18" C/C
3" CLEAR MINIMUM

(2) #4 REINFORCING

@ 12" ¢/C

3" CLEAR MINIMUM

CONTINUOUS

6XEXWB.5XW6.5

4" X 8 X 1/4" WELDED WIRE FABRIC

9'-0" [\os"]—-l
=

TKOROLATH BEARING SHIM

TYPICAL

T

a

=

WWF

SE=2F

i

<da

SLAB FOUNDATION
SCALE: 5/16"=1"-0"

i nx»zﬂmm\

TYPICAL PERIMETER

>
1

12" TYPICAL—L—J

OPTIONAL REINFORCING BAR

BXEXWE.5XW6.5

PERIMETER
BEAM

NOTES:

1. WELDED WIRE FABRIC OR OPTIONAL REINFORCING
BAR MAY BE USED AS AVAILABLE. SEE CHART FOR
SIZE, GRADE, AND SPACING OF REBAR.

2. * = 24" MINIMUM, BUT MAY VARY AS REQUIRED
PER: LOCAL CODE, FROST LINE, AND/OR SOIL
BEARING CAPACITY.

3. FINAL FOUNDATION DESIGN IS THE
RESPONSIBILITY OF THE SITE CONTRACTOR.

4. SLAB TOLERANCE IS +1/4"

5. ADDITIONAL ENGINEERING REVIEW IS REQUIRED IF
THE SHELTER FOUNDATION IS PLACED ON SOIL WITH
A BEARING CAPACITY LESS THAN 2000 PSF.

6. ALL REBAR TO BE GRADE 40 MINIMUM UNLESS
OTHERWISE SPECIFIED.

7. W6.5 AS SPECIFIED FOR THE WWF HAS 0.288"
DIAMETER.

8. WWF IS 60 KSI MINIMUM.

9. OVERLAP SPLICES ARE ALLOWED FOR
REINFORCING BAR, USE 18" MINIMUM LAP.

10. ALL REQUIRED TIE DOWN PLATES, SHIMS, BOLTS,
AND ANCHORS SHALL BE PLACED INSIDE SHELTER
PRIOR TO SHIPMENT FROM MANUFACTURER.

11. CONCRETE STRENGTH, F'c = 3000 @ 28 DAYS.

~J BUILDING .
[>-suiLome
1" X 2" UNC BOLT 1" X 2" UNC BOLT @
Z\m REQ'D. PER BUILDIN 2 REQ'D. PER nr»._m/m
12" X 12X 1/4” @
TIE DOWN PLATE 127 X 12" X 1/4"
\Y’ 4 REQ'D. PER BUILDIN TIE DOWN PLATE N\
3/4" X 4 1/2" 3/4" X 4 1/2"
CONCRETE ANCHOR CONCRETE ANCHOR @
4 REQ'D. PER 1 REQ'D. PER PLATE
@\ BUILDING
FOUNDATION
CONNECTION DETAIL_FRONT CONNECTION DETAIL_SIDE

SCALE: 3/16"=

SCALE: 3/16"=1

CONNECTION DETAIL ISOMETRIC

ENGINEER SEAL

Ci,2 i
=2 siks,
AN

£3358
||/mmmmm._
N ESEs0E

£ 58I§0E

s B5BEY
gaadd

§ o8 P

A 3

H

CUSTOMER:
NEXTEL PARTNERS

9’0" X 16'-0"
CONCRETE SHELTER
FOUNDATION PLAN

FILENAVE:
NAT26\NAT266-
SCALE:

TOLERANCE:
noTED +1/4"

DRWN. BY. AE
M._CROW. 1/16/03
T

| vssen | _ipesms |

TR BY: o

G, BY: oTE:
K._BARNETT. 1/16/03

7P, BY: ATE:
5._ROGERS 1/16/03

SEET No./PART NO.
6-0

BRAWNG O.x REv:
SNXT26 !
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ERGREER SO,
MATERIAL LIST
ITEM_NO. DESCRIPTION PART NO.
CABLE TRAY (SIZE VARIES) VARIES
8" X 2" LAG SCREW 64263
& X 1 174" GALV. SCREW 68022
8" SPRING LESS TWIRL NUT | 168048
8" SQ. YELLOW ZINC WASHER 510012
8" HEX YELLOW ZINC NUT 10013
HANGING BRACKET 10011
8 /8" ALL—THREAD CAP 10021
9 8" ZINC PLATED ALL—THREAD| 168025
1 3/8" X 2 1/4" BOLT 0010
1 STRAIGHT CLAMP 0010
3/8" X 1 1/2" BOLT 0002
CORNER_CLAMP 0002
4" X 2 1/4" J-BOLT 0004
8" FLAT WASHER 68038
/ALL_ANGLE (SIZE VARIES) | VARIES |
8" HEX NUT 168039
ALL S _CLAMP. 510014
CLOSING BAR VARIES °
1/4” X 1" _FENDER WASHER 168052 n H
CABLE_LADDER, FLOOR BRACKET 510074 -
SLEEVE ANCHOR, 5/16'X1_1/2'| 168055 O &mm F
283zs
z RS L
P 25 VAM 2is8]
253888
NOTES: em £3islt
22N
1. PARTS AND DETAILS SHOWN ARE TYPICAL. SOME 2 m.m %
PARTS AND DETAILS MAY BE OMITTED FROM SHELTER. Cm o
2. CABLE TRAY FINISH, SIZES AND LOCATION MAY 2
VARY. REFER TO CEILING VIEW, INTERIOR ELEVATIONS
AND/OR ITEM LIST FOR LOCATIONS AND SIZES. S

NEXTEL PARTNERS
3. HANGING BRACKET ASSEMBLY MAY VARY IN

LOCATION.

T pRojECT,
9'-0" X 16'-0
CONCRETE SHELTER
CABLE TRAY DETAIL

4. CLOSING BARS ARE USED TO TERMINATED CABLE
TRAY RUN AS REQUIRED.

| S

1/16/05

NG, BY: BATE:

K_BARNETT 1/16/05

PP BY: BRTE:
JHOOD 1/16/05

SHEET NO./PART NO.:

7-0
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EeneeR S
COMPRESSION
AP (TYP)
PLASTIC CLIP #2 STRANDED GREEN
24" ¢/C COPPER WIRE
8"R MINIMUM B8R MINIMUM: wmvwmﬂ&mmm GREEN
COMPRESSION #2 STRANDED GREEN COMPRESSION TS DRANING 15 THE COTDENTAL
TP (TYP) CopPER WIRE 46/ STRANDED. GREEN, AP (TYP)
PLASTIC CLIP PLASTIC CLIP
24" c/C 24" C/C
#2 STRANDED GREEN TYPICAL TYPICAL #2 SOLID TINNED
COPPER WIRE COPPER WIRE
W 9 .
DETAIL "G1 DETAIL "G2" DETAIL "G3 ( m
NTS. NTS. NTS. Om

Corporate Office &

Manufacturing Facility

OF
. N
. ALL HALO COMPRESSION TAPS ARE TO BE Cm
ORENTED SUCH THAT C—TAP CONDUCTOR

RATING IS VISIBLE.

2. THE MATING SURFACES OF ALL PAINTED
EQUIPMENT, ANODIZED CABLE TRAY, ETC. NEXTEL PARTNERS
TO BE GROUNDED MUST BE SCRAPED TO
BARE METAL; DEOXIDATION COMPOUND =
MUST BE USED ON ALL BONDING 90" % To o
CONNECTIONS. SRbGN DG BETAILS

3. ALL HALO C—TAPS IN CONTACT, OR
POTENTIALLY IN CONTACT, WITH EMT o
CONDUIT ARE TO BE TAPED WITH GREEN e
ELECTRICAL TAPE. | s |

M. CROW_ 1/16/03
i
s | g
N
i [
o
B._ROGERS 1/16/03

'SHEET NO./PART NO.:
7-1

DRAWING No-
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=
Q = N

24"

" HOLES #§" HOLES

48 REQ'D 2 REQD
@&@@@@@@@@@@@@@@/@

® © 0 00 000000000 6 0 o
||T©@®@®@®@®®@®@@@@ _

LB T F ¢ W F F 0 ¢ N ¢ [ F -
T rrrrrrrrrrrTod
PR RS ETRITEESELESEE 4

INTERIOR CABLE ENTRY & EXTERIOR GROUND BAR
(SCALE: 1/4" = 1")
SEE NOTE 1 & 2

\ 127 )
_ o%" HOLES  ¢§" HOLES _
16 REQ'D 2 REQ'D |
= &@@@@@@@w
1 ]
r_ || @000 0000
TTTTTTTTTT
eRMEFEEREE ¥

TELCO GROUND BAR
(SCALE: 1/4” = 17)
SEE NOTE 1

NOTES:

1. GROUND BARS TO BE MADE FROM 1/4" COPPER BAR.
2. GROUND BAR TO BE TINNED.

24"
#2_GREEN
LUG, 2H, §'B, THHN
1" c/c. LBF - TO_ENTRY
P/N 400259 Eﬂm» [ 4
OOOOOOOOOOOOOOO@
0O 00000DO00O0OOOOOO O o %
0O 000000000O0O0O0OOOO
EXOTHERMIC WELD #2 SOLID BARE we
TINNED COPPER WIRE TO GROUND \\\ S
BAR AND COIL 10'—0" SPARE. ﬁ h\.J/u
EXTERIOR GROUND BAR e |\\\ /
(SCALE: 3/16" = 1") // i
~——
24"
#2 GREEN #2 GREEN
STRANDED STRANDED
ICOPPER WIRE LUG, 2H, ¥'B, COPPER WIRE]
TO HALO 17 ¢/, LBF TO HALO
RING P/N 400259 m_qn
* | |—|
WOOOOOOOOOOOOQO//m N
o 0000000 0DO0O0O0OO0OO o '
00000000 0O0O0O0DO0OO0COOO

EXOTHERMIC WELD #2 SOLID BARE
TINNED COPPER WIRE TO GROUND
BAR AND COIL 10'-0" SPARE.

INTERIOR GROUND BAR
(SCALE: 3/16" = 1")

e )|

———
THIS DRAWING IS THE CONFIDENTIAL]

‘CONFIDENTIAL' NATURE.
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(voice) 318-213-2900 (fax) 318-213-2919
ww.celiion.com

5031 Hazel Jones Road
Bossier City,

Corporate Office &

Manufacturing Facility

NEXTEL PARTNERS

e
9'-0" X 16'-0
CONCRETE SHELTER
GROUND BAR DETAILS

SHEET NO./PART NO.
T
DRAWING O+ REV:
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GENERAL NOTES:

1) ALL STEEL FASRICATION AND INSTALLATION SHALL BE DONE IN ACCORDANCE Ll
WITH THE AMERICAN INSTITUTE OF STEEL CONSTRUCTION MANUAL AND poe
AWS D1.1 SPECIFICATIONS. -

2) AL WELDING SHALL BE MIG TYPE WITH THE FOLLOWING OPERATING SETTINGS.

STEP 3.
STEP 4.

3) STRUCTURAL STEEL SPECIFICATIONS:

STEEL DECK AND COLD FORMED SHAPES ASTM A446 GRADE D
STRUCTURAL SHAPES ASTW A36

HICH STRENGTH BOLTS, ASTM A325

OTHER BOLTS, SAE J439 GRADE 5

STRUCTURAL TUBING ASTM AS00 GRADE B

4) AL CONCRETE WORK SHALL CONFORM TO AMERICAN CONCRETE INSTITUTE
(ACL) BULDING CODES 318 & 211, AND ASTH STANDARDS C-172, C-31,
€39, AND PROVISIONS OF C~04,

5.) ALL PRECAST STRUCTURAL LIGHTWEIGHT CONCRETE SHALL HAVE A MINIMUM
COMPRESSIVE STRENGTH OF 5000 PSI AT 28 DAYS.

6) AL RENFORCING STEEL BARS SHALL BE DOMESTIC, NEW BILLET STEEL
CONFORMING TO ASTW A~615 GRADE 60 SPECIFICATIONS.

7.) CONCRETE COVERAGE OVER ALL REINFORCING STEEL SHALL EE A MINMUM OF 3/4".
8) AL REBAR SHALL BE TIED 100% AT THE PERIMETER, AND 50% ELSEWHERE.
9) AL REBAR WIRE TIES TO BE 16 GAUGE.

10) FIBROUS REINFORCED LIGHTWEIGHT CONCRETE MAY BE USED IN THE ROOF AND
SHALL HAVE A MINIMUM COMPRESSIVE STRENGTH OF 5000 PSI AT 28 DAYS.
FIBER REINFORCEMENT MAY BE USED IN THE FLOOR IF DESIRED. IN ORDER
TO MAKE BATCHING OPERATION MORE EFFICIENT.

11.) CELLXION CONCRETE EQUIPMENT SHELTERS ARE DESIGNED TO CONTAIN
COMMUNICATION EQUIPMENT AND ARE INTENDED TO BE UNMANNED.

12)) WELD PLATE CONNECTIONS SHALL BE SPACED AT 4'~8" MAXIMUM ON THE
FLOOR AND ROOF PANELS. THIS DIMENSION SHALL BE MAINTANED EXCEPT
IN CASES WHERE OPENINGS PROMIBIT.

13) TOLERANCES SHALL BE AS FOLLOWS:
PANEL THICKNESS — £1/8"
PANEL SIZE - £1/16"
PANEL SQUARENESS — +1/8" AGREEMENT ON DIAGONALS
LOCATION OF BLOCKOUTS & PVC'S — 1/4"
BLOCKOUT DIMENSIONS — +1/4", -0
PVC SIZE — USE TRADE SIZE AS' LISTED ON PROJECT DRAWINGS

14) SECTIONS & DETALS MAY BE FOUND ON THE FOLLOWING SHEETS.

GENERAL: THESE REBAR SIZES AND SPACINGS REPRESENT THE MINWUM
AMOUNT FOR ALL CASTING PLANS. PROJECT DRAWNGS MAY
REQUIRE. REINFORCEMENT IN ADDITION 1O CELLXION STANDARDS.

ROOF PANEL:  #4 (SHORT AXIS) 12° O.C. AND #4 (LONG AXS) AT 18" OC.

WALL PANEL 4 AT PERMETER AND 4x4~W4.5xWd.5

WALL OPENNINGS:  SEE DETAIL P & Q (SHEET NO. 6)

(SHORT AXIS) EACH RIB,
IMETER, DECK: 4x4-Wd.5

(LONG AXIS) EACH RIB AND
.5 MESH.

URETHANE SEALANT REQUIRED ON ALL JOINTS.

ROOF MEMBRANE
APPLY SEALER TO ROOF PER MFG. DIRECTIONS.
USE 1 GALLON PER 70 SO. FEET.

APPLY AGGREGATE SEALER TO EXTERIOR WALLS.
USE 1 GALLON PER 200 SQ. FEET.

USE TEXTURED SEALER ON ALL SMOOTH EXPOSED SURFACES.
USE CEMENTITOUS GRAY PANT.

ENGINEER SEAL

THIS DRAWING 15 THE CONFIDENTIAL]

‘CONFIGENTIAL NATURE.

5031 Hazel Jones Rood
Bossier City, LA 71111
(voice) 318-213-2900 (fax) 318-213-2918
www.cellxion.com

Corporate Office &
Manufacturing Facility

CUSTOMER:
NEXTEL PARTNERS

90 0"
CONCRETE SHELTER
STRUCTURAL
SPECIFICATIONS

S0-0

DRAWING NO:
SNXT26
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ROOF INSERT PLATE

ROOF COATIN

URETHANE SEALANT:

1/4"X3"X3"
(SEE WELD PLATE DETAIL)

WALL INSERT ANGLE
b P/N 222000

WALL PANEL:

WALL INSERT PLATE

GROUT:
URETHANE SEALANT:

FLOOR PERIMETER

NOTES:

1. FRP HAS A
FLAMESPREAD OF 195.

P/N 223000 R RO _

P/N Nmu_oo/. L

2 1/4" R-MAX TSX
8500 INSULATION

7/16" ORIENTED
STRAND BOARD
3/8" FRP

BRAD NAL
12" ¢/C

3/8" FRP

1/4” X 3" DUAL HELICAL
THREAD CONCRETE SCREW

15 PER SHEET

7/16" ORIENTED STAND BOARD
1 3/4" R—MAX 8500
INSULATION

SECTION "F1"

3/8" FRP
DUAL HELICAL CONC SCREW

7/16” ORIENTED
STRAND BOARD

1 3/4" R-MAX TSX 8500
FOAM BOARD INSULATION

SEE WELD PLATE DETAIL

VINYL BASEBOARD

/
o
N
L

x\ 3" EPS FOAM
VINYL FLOORING NS

WALL/FLOOR INNECTION FLOOR PERIMETER

1/4"x3"%3" WELD PLATE 1/4" X 3" X 3"
WELD PLATE

WALL INSERT PLATE

P/N 223100

TP

WALL END ANGLE

P/N WILL <>w</

ANGLE

1/4" X 3" DUAL HELICAL
THREAD CONCRETE SCREW
15 PER SHEET

3/8" FRP

7/16" ORIENTED
STRAND BOARD

1 3/4" R-MAX TSX 8500
FOAM BOARD INSULATION

WALL INSERT PLATE:

END v»zpl\

TION 3"
WALL/WALL CONNECTION

WALL END ANGLE

WELD PLATE DETAILS

ENGINEER SEAL

> %
Of 4t
Sg-d
R FHEN
AN
Eal-3 s 18
& £58a%
88 &

g &5
CM A \M
2

CUSTOMER:
NEXTEL PARTNERS

S pROECT
2'-0 16'-0
CONCRETE SHELTER
FINISH DETAILS
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Communication: Exhibit 4: Case A23-0624 Site Plans & Elevations (Case A23-0624 Skyline Communication Building - Conditional District
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Communication: Exhibit 4: Case A23-0624 Site Plans & Elevations (Case A23-0624 Skyline Communication Building - Conditional District
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FILED JeAnn Townsend

Register of Dmeds, Watauga Go,NG

Recording Fee: §.00

NG Raal Estate TH: $383 00
20070103000001510 DEED

Bk:BR12%0 Pg:
Gaw&ﬂn“ﬁﬂﬂ“mumﬂ uaﬂmﬂﬂﬁ 112

LSO

WARRANTY DEED
Excise Tax: $383.00

STATE OF NORTH CAROLINA COUNTY OF WATAUGA

This Warranty Deed made this w&&\m\mw of December, 2006, by and between

SHIRLEY ANNE RAY, unmarried
(hereinafter called "Grantor")

/\ and
WATAUGA COUNTY,

a North Carolina corporate and body politic, chartered by the State of North Carolina
(hereinafter called “Grantee”)

whose address is:
814 W, King Street ,_.»xLz_nomSadoz
Boone, NC 28607 ECORDED
WITNESSETH:

Grantor, for and in consideration of the sum of Ten Dollars and other good
and valuable consideration in hand paid by Grantee, the receipt of which is
hereby acknowledged, has given, granted, bargained, sold and conveyed and by
these presents does give, grant, bargain, sell, convey and confirm unto Grantee,
its successors and assigns, in fee simple, all that certain parcel or tract of land
situated in New River Township, Watauga County, North Carolina, and more
particularly described as follows:

A 0.951 acre tract located in New River Township, Watauga County, North
Carolina, and more particularly described on Watauga County Plat or Job
No. 06151-1, dated October 5, 2006, by New River Surveyors, and being Lots
No.1,2,3,4,5,6and 7, Block "B” of the Ray Development, as shown on plat
recorded in Plat Book 1, Page 73, Watauga AWEQ Registry.

THIS DEED WAS PREPARED WITHOUT BENEFIT OF TITLE SEARCH

Prepared by: Clement Law Dffice » Attomeys at Law = 756 West King Street » Boone « NC uwn@q » B28/264-6411
Return to: Grantee at address shown above

Packet Pg. 22
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LN

1250 652 2/2

The foregoing description was prepared from information contained in the Deed
recorded in Book 185, Page 351 and Book 186, Page 939, Watauga County, North
Carolina, Public Registry.

TO HAVE AND TO HOLD the aforesaid parcel or tract of land and all
privileges and appurtenances thereunto belonging, or in any wise appertaining,
unto Grantee and its successors and assigns in fee simple forever.

Grantor covenants with Grantee that Grantor is seized of the premises in fee
simple and has the right to convey the same in fee simple; that title is marketable
and free and clear of all encumbrances, other than those exceptions set forth
below; and that Grantor will warrant and defend the title to the same against the
lawful claims of all persons whomsoever.

IN WITNESS WHEREQF, Grantor has hereunto set Grantor’s hand and seal
the day and year first above written.

STATE OF NORTH CAROLINA COUNTY OF WATAUGA
Lcertify that SHIRLEY ANNE RAY, unmarried, personally appeared before me this day

and acknowledged to me that he voluntarily signed the foregoing document for the purpose
stated therein and in the capacity indicated. i

WITNESS my hand and official seal this m& day of December, 2006.

Clish ppmard

Nojary Public Signature Abave, |
(Notarial Seal) g y Mmskm\nl_ NN y mé:T

Notary’s Printed or Typed Name Above

|]-28-0%

My Commission Expires:

Packet Pg. 23
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PROPERTY PLAT
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LANDSCAPING PLAN ‘
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13 (8 ft) Green Giant Arborvitae will be planted
along the perimeter of the leased area and
spaced approximately ten feet apart. Openings
will be left along the east side for the access
road and along the north side for the utility
easement.

Communication: Exhibit 5: Case A23-0624 Landscape Plan (Case A23-0624 Skyline Communication Building -
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Staff Report North Carolina
March 25, 2024

Case A23-0624-Skyline Neighborhood Utility Facility Conditional District Zoning Map Amendment

D

-‘_OL JE KlNezsrg;ﬁ
e S 594 :

......

D Boone Town Limits

R1 Single Family Residential
R1S Small Home Residential
R2 Two-Family Residential

R3 M ultiple-Family Residential
RAResidential / Agricultural
B2 Neighborhood Business
B3 General Business

0l Office / Institutional

i 11 Manufacturing

Request

Skyline Telephone Membership Corporation has submitted a Conditional District Zoning Map Amendment
petition to amend the existing 2007 Conditional District Zoning designation on property on West Hilltop
Drive to construct a 144 square foot equipment shelter to add use 6.01, Utility Facility, Neighborhood to
the existing Conditional District approval.

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

Staff Note: Since the high school parcel is quite large, a second map is shown below zooming in on the
portion of the property to be disturbed.

N,

N

P
e

| I Boone Town Limits

R1 Single Family Residential
R3 M ultiple-Family Residential
B2 Neighborhood Business 2
B3 General Business ! - q‘ 7 )

| i §

|
0l Office / Institutional 2

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

Parcel Information
Address:

Property Owner:
Watauga County PIN:
Lot size :

Jurisdiction:

Access:

SFHA:

Watershed District:
Corridor District:
NCD:

Viewshed:

Steep Slope:

Very Steep Slope:
Transitional Zone:
Current Zoning:
Current Use:

Proposed Use:

Zoning & Use of Adjacent Properties

(TBD) West Hilltop Drive

Watauga County

2910-88-3456-000

92.02 Acres; Utility Facility has a leased area of 2,500 square feet
Town of Boone

West Hilltop Drive (Town maintained)

Yes, however subject 2500 square foot area is located over 1,400 feet from the
SFHA.)

No
No
No

Yes, a small portion of the property located along to southern portion of W Hilltop
Drive is in the viewshed, however, the lease area for the Utility Facility is outside
of this area.

Yes, however, none on the leased area for the Utility Facility is disturbing any
steep or very steep slope

No

No

Split zoned: Conditional District Ol and Conditional District B3
Use 9.04 High School

Addition of Use 6.01 Utility Facility, Neighborhood

Utility facilities that are designed to serve the immediately surrounding
neighborhood and for reasons associated with the purpose of the utility in
guestion must be located in or near the neighborhood where such facilities are
proposed to be located.

Adjacent Zoning Adjacent Land Use
North B3 General Business Cemetery, Multi-family residential
East B2 Neighborhood Business Single-family Dwelling
South CDOI Conditional District Office Institutional High School
West B3 General Business Undeveloped/Vacant

Note: This assessment was based only on the area where the Neighborhood Utility Facility is being
located due to the size of the overall tract (92 acres).

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

Procedural Analysis:

Pursuant to UDO Subsection 14.01.02(C) a Conditional District (CD) is a zoning district in which the use
and development of a property pursuant to a site-specific development plan is approved through the
legislative process pursuant to Article 9 of this Ordinance. A CD utilizes a proposed general use zoning
district, is limited to the authorized uses and development standards mandated within that district, and
may be subjected to conditions that make the development more desirable.

A site-specific vesting plan is defined in UDO Article 34 as “A plan submitted to a local government in
which the applicant requests vesting in accordance with Section 4.13, describing with reasonable certainty
on the plan the type and intensity of use for a specific parcel or parcels of property. The plan may be in
the form of, but not be limited to, any of the following plans or approvals: a subdivision plat, a preliminary
or general development plan, a special use permit, a conditional district zoning plan. The plan shall include
the approximate boundaries of the site; significant topographical and other natural features affecting
development of the site; the approximate location on the site of the proposed buildings, structures, and
other improvements; the approximate dimensions, including height, of the proposed buildings and other
structures; and the approximate location of all existing and proposed infrastructure on the site, including
water, sewer, roads, and pedestrian walkways.”

See below for details on the applicant’s compliance with the Conditional District procedural requirement
for a neighborhood meeting as set forth in UDO Subsection 9.09.02 and the development’s overall
compliance with UDO standards specific to the development:

Compliance with UDO Subsection 9.09.02 Neighborhood Meeting:

A. The applicant shall conduct a neighborhood meeting prior to the submission of the application for a
Conditional District Zoning Map Amendment. This meeting will allow the applicant to explain the
proposed development and to be informed of the concerns of the neighborhood and surrounding
property owners.

B. A meeting notice must be mailed to property owners within 300’ of the development at least 25 days
prior to the meeting in accordance with Subsection 1.13.02 herein. A copy of the notice shall also be
provided to the Planning Department. The notice shall contain a summary of the proposed
development, the applicants contact information, the date, time, and location of the meeting.

C. The meeting must be held at an accessible and convenient location and time in light of available
options. Upon coordination through the Planning Department, the meeting may be held at Town
Council Chambers if that location is available.

D. Atthe meeting, the petitioner, at a minimum, shall present all the following information:

1. Contact information of the parties involved in the ownership, design, and development of the
property;
2. The location of the property and general information on the current conditions of the site;

3. Proposed use(s) and site development;

4. Any preliminary plans or renderings, if available; and

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

E. The applicant shall provide the Administrator with a summary report of the meeting which includes a
list of all attendees and details the meeting including all concerns expressed by attendees and
commitments made by the petitioner. This report shall be included in the staff report.

Staff Note: The applicant held a neighborhood meeting on November 2, 2023. A recap of the meeting
along with the certification of mailing to the property owners is included in the board packet (Exhibit 3).

Zoning Analysis

B3 Intensity Standards:

Standard Proposed Compliance
Minimum Gross Land Area: 20,000 sq. ft. 92 acres Yes
Minimum Lot Width: 80 feet Varying widths Yes
Minimum Street Frontage: 64 feet Approximately 400 feet Yes
Minimum Livability Space: .40 .538 Yes
Interior Setback: 13’ Varies Yes
Street Setback: 20’ 200 Yes
Maximum Building Height: 4 Stories 1 story/10’ Yes
Parking:
Required Proposed Compliance
Automobile Space — maximum of 3 spaces 3 Yes
Bicycle, Short-Term — not required 0 Yes
Bicycle, Long-Term — not required 0 Yes
Motorcycle — not required 0 Yes

Use Compliance
Compliance with limited use requirements in UDO Section 15.16 Utility Facility

Pursuant to UDO Section 15.16, each utility facility shall meet the following standards:

15.16.01 Utility facilities in or adjoining residential zoning districts must maintain district setback, be
fenced (unless totally enclosed within a structure), and either be screened from view or designed to
have a residential appearance.

Staff Note: The applicant’s site plan shows evergreen screening and demonstrates compliance. (See
Exhibits 4 and 5).

15.16.02 Equipment producing noise or sound may not exceed 60 decibels at any adjoining property
line.

Staff Note: The applicant has indicated they will be in compliance with this requirement.

ANALYSIS BY OTHER TOWN STAFF

Public Works:
Utilities Division (Robbie Jones, Utility Services Technician)

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

Approved.
Services Division (Justin Stines, Deputy Public Works Director)

Approved.

Fire Department (Amy Flieg, Fire Marshal)
Approved.

CONFORMITY TO ADOPTED PLANS

COMPREHENSIVE PLAN UPDATE
1.1 Overall Objectives for the Boone Comprehensive Plan (p. 15):

The following objectives, which have not been listed in any particular order of importance, are deliberately
broad in scope and less specific than either a policy statement or an implementation action.

Economic Development: Acknowledge the area’s natural beauty, university, and medical center presence
as the Town’s greatest assets for economic development and jobs creation. Treat them accordingly.

Community Appearance and Community Character: Blend the built environment with the natural, scenic,
and historic character of a High-Country small town. Especially discourage commercial strip development,
cluttered signage, and “cheap” apartment buildings.

Open Space: Integrate open space and greenways into the urban fabric of the Town. Preserve the
countryside by discouraging suburban sprawl. Avoid development in floodplains, on ridgetops, and on
steep slopes.

Environmental Quality: Address and monitor growth factors and activities that contribute to water, air,
light, and noise pollution.

Trees: Conserve existing trees and plant new trees, especially hardwoods.

Infrastructure: Engage in long range planning for water and sewer systems, stormwater runoff, natural
gas, and other utility systems. Place overhead utilities underground whenever feasible.

Public Safety: Maintain a high level of policing and fire protection and plan the expansion of public safety
services to coincide with projected population increases and identified needs.

Energy and Waste: Reduce waste generation, and the consumption of energy and water. Develop area
recycling programs to the fullest. Encourage an anti-litter consciousness among residents and visitors.

Neighborhoods: Ensure the livability of neighborhoods, especially through land use and traffic planning.

Public Involvement: Encourage active public involvement and volunteerism to expand the effectiveness
of community planning and action.

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

1.2 Growth Strategy Map (p. 17): The property is located within Primary Growth Area.

The property is located within the Primary Growth area. The Primary Growth Area is that portion of the
urban growth area where urban level or facilities are already in place or can be provided most cost
effectively. This is the area where near term growth and development is to be especially encouraged.

The Secondary Growth Area is that portion of the urban growth area where urban level services can be
provided, but on a lower priority basis than in the primary growth area.

Additionally, for comparison, the Rural Area is that portion of the planning study area that is influenced
by urban area growth forces, but within which urban level development should be strongly discouraged.
Urban level services and associated development densities should not be planned for this area, except in
case by case evaluations of major economic development projects.

Staff has reviewed land use and comprehensive plan policies, and listed those policies which in staff’s
opinion have a bearing on the request. The Commission and Council should review these policies
carefully. Each member may make his or her own interpretation as to the relevance of each and which
carry the most weight thereby shaping their overall recommendation. See below:

2.1 Economy

2.1.1 Economic Development

A. The Town shall protect and enhance a high quality of life, image, cultural amenities, and natural
beauty as the most effective, long term component of an economic development strategy.

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

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

2.1.2 Commercial Development

F. Commercial uses may be encouraged to develop by consolidation and expansion of existing
commercially zoned property, only when such consolidation and expansion does not encroach upon
a viable residential area.

2.3 THE COMMUNITY
A. Urban type development within the Urban Growth Area shall meet appropriate Town standards.
2.3.1 Community Appearance

A. Measures to improve the effectiveness of grading, landscaping and buffering standards for new and
existing developments shall be encouraged.
B. The significance of street trees in providing visual relief, summer cooling, improved air quality and

livability shall be recognized through public policies and actions to encourage their planting and
maintenance.

2.3.2 Community Character
A. The identification, restoration and active use of structures, buildings, monuments, and neighborhoods

of historic or architectural significance shall be encouraged as a means of enhancing their economic and
cultural value to the planning area.

C. Wise development of the tourism potential of the area’s architectural, historic, scenic and natural
resources shall be encouraged.

D. The destruction of significant architectural, historic, scenic, natural and archaeological resources in the
planning area shall be discouraged.

E. New development, redevelopment and rehabilitation of structures and sites shall occur in a manner
which is consistent with the neighborhood and architectural context of the immediate area, and
supportive, whenever possible, of Boone’s original community character as a High Country small
town.

2.3.3 Housing & Neighborhoods

A. The protection and rehabilitation of viable neighborhoods shall be encouraged to insure their continued
existence as a major housing source and as a reflection of the area’s image as an attractive, highly
livable community.

G. Compact, full service neighborhoods, offering opportunities for living, working, shopping, and
gathering places, shall be encouraged in newly planned developments, as well as for redeveloping
areas.

Certificate of Mailing
I, Brenda Henson, certify that individual notices meeting the requirements of Article 9 of the Town of
Boone UDO were placed in the mail (first class) on March 1, 2024.

/s/ Brenda Henson

Brenda Henson, Administrative Support Specialist

Certification of Posting

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)

Packet Pg. 34




Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment

I, Brandon Wise, certify that the subject property was posted as required in Article 9, Subsection
9.03.03(B)(2) of the Town of Boone UDO on March 1, 2024.

/s/ Brandon Wise
Brandon Wise, Environmental Specialist

Conclusion
The following conditions are automatically included and a part of any approval.

1. Where there is a conflict between the application information and the plans (dated received on
December 13, 2023), the plans shall control. Insignificant deviations may be permitted to comply with
the requirements of the UDO.

2. Any commitments and representations concerning the proposed development made by the applicant
or its (his or her) representatives at the public hearing shall also become a condition of the permit,
and a basis for a stop work order and/or permit revocation if violated.

3. The applicant shall submit the necessary applications, plans, details and specifications which meet the
requirements of the Town Code, UDO, Building Code and any other applicable codes for review and
approval necessary to issue Zoning and Building Permits.

Any other conditions agreed upon by the applicant and Town Council:

1. Any other conditions agreed upon ...

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment 10

Planning Commission Recommendations

Per NCGS 160D-604(b), subsequent to initial adoption of a zoning regulation, all proposed amendments
to the zoning regulation or zoning map shall be submitted to the Planning Commission for review and
comment. If no written report is received from the Planning Commission within 30 days of referral of the
amendment to that board, the Town Council may act on the amendment without the Planning
Commission report. The Town Council is not bound by the recommendations, if any, of the Planning
Commission. Per NCGS 160D-604(d), when conducting a review of proposed zoning text or map, the
Planning Commission shall advise and comment on whether the proposed action is consistent with any
comprehensive plan that has been adopted and any other officially adopted plan that is applicable. The
Planning Commission shall provide a written recommendation to the governing board that addresses plan
consistency and other matters as deemed appropriate by the Planning Commission, but a comment by
the Planning Commission that a proposed amendment is inconsistent with the comprehensive plan shall
not preclude consideration or approval of the proposed amendment by the governing board.

Vote 1: The proposed amendment to the Town’s zoningmap Lis  note 1: describe elements of controlling land
OR [is not consistent with the Town’s comprehensive plan and  yse plans and how the amendment is or is not
any other adopted plan(s) of the Town that are applicable consistent.

because:

Note 1

Note 2: briefly explain why, factors may
Vote 2: The Planning Commission recommends Clapproval OR include (i) the size, physical conditions, and
Odenial of Ordinance #A23-0624 within Exhibit A and believes  other attributes of the area proposed to be

Oapproval OR Odenial is reasonable and in the public interest ~ rezoned, (ii) the benefits and detriments to
because: the landowners, the neighbors, and the

surrounding community, (iii) the relationship
Note 2 between the current actual and permissible
development on the tract and adjoining areas
and the development that would be
permissible under the proposed amendment;
(iv) why the action taken is in the public
interest; and (v) any changed conditions
warranting the amendment.

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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TOWN COUNCIL ACTION - Adoption of Ordinance

Per NCGS 160D-605, when adopting or rejecting any zoning text or map amendment, the Town Council
shall approve a brief statement describing whether its action is consistent or inconsistent with an adopted
comprehensive plan. The requirement for a plan consistency statement may also be met by a clear
indication in the minutes of the governing board that at the time of action on the amendment the
governing board was aware of and considered the planning board's recommendations and any relevant
portions of an adopted comprehensive plan. If a zoning map amendment is adopted and the action was
deemed inconsistent with the adopted plan, the zoning amendment shall have the effect of also amending
any future land-use map in the approved plan, and no additional request or application for a plan
amendment shall be required. A plan amendment and a zoning amendment may be considered

concurrently.

Vote 1: The proposed amendment to the Town’s zoning map Ois
OR [is not consistent with the Town’s comprehensive plan and
any other adopted plan(s) of the Town that are applicable
because:

Note 1

Vote 2: The Town Council Capproves OR [Cldenies and believes
Oapproval OR Cdenial of Ordinance #A23-0624 in Exhibit A is
reasonable and in the public interest because:

Note 2

Note 1: describe elements of controlling land
use plans and how the amendment is or is not
consistent.

Note 2: briefly explain why, factors may
include (i) the size, physical conditions, and
other attributes of the area proposed to be
rezoned, (ii) the benefits and detriments to
the landowners, the neighbors, and the
surrounding community, (iii) the relationship
between the current actual and permissible
development on the tract and adjoining areas
and the development that would be
permissible under the proposed amendment;
(iv) why the action taken is in the public
interest; and (v) any changed conditions
warranting the amendment.

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Case A23-0624 Skyline Neighborhood Utility Facility - Conditional District Zoning Map Amendment 12

Exhibit A
Ordinance A23-0624

WHEREAS, pursuant to N.C. Gen. Stat. §160D-601, the Town may amend its zoning map after
giving proper public notice and holding a public hearing; and

WHEREAS, the Planning Commission and Town Council has received the request to amend the
Official Zoning Map of the Town of Boone, North Carolina to modify the CD B3 General Business site-
specific development plan for the Watauga High School approval by allowing Use 6.01 Neighborhood
Utility Facility.
Addresses: (TBD) West Hilltop Drive
Watauga County PIN:  2910-88-3456-000
Property Owner: Watauga County

WHEREAS, the Boone Town Council held a duly-noticed public hearing March 25, 2024 with
respect to this rezoning request; and

WHEREAS, the Boone Town Council has taken into full consideration any information offered at
the public hearing; and

WHEREAS, this Town Council has reviewed the written recommendations of the Town of Boone
Planning Commission; and

NOW, THEREFORE, BE IT RESOLVED as follows:

SECTION 1. The Boone Town Council hereby approves and adopts the modifications to the Town
Zoning Map as set forth herein.

SECTION 2. All provisions of any Town ordinance in conflict with this ordinance are hereby repealed
to the extent of such conflict.

SECTION 3. This Ordinance shall be effective immediately upon its adoption by Town Council.

Adopted this the 24th day of April, 2024.

The Honorable Tim Futrelle, Mayor

Attest:

Nicole Harmon-Church, Town Clerk

Communication: Case A23-0624 Staff Report (Case A23-0624 Skyline Communication Building - Conditional District Zoning Map Amendment)
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Conditional District Zoning Map Amendment Application /\34\
BOONE

Town of Boone Planning & Inspections Department
680 W. King Street, Suite C ¢ Boone, North Carolina 28607
Phone (828) 268-6960 ¢ Fax (828) 268-6961¢ Email: planning@townofboone.net ¢ www.townofboone.net

A. Required to be Submitted at Time of Application (check all that apply)

Narth Carolina

Note: A pre-application meeting is required prior to application submittal.
Failure to provide the information required on this application may delay the review and scheduling of the requested hearing.

III/ Digital copies of all paper submittal documents (may be emailed to planning@townofboone.net)

6 paper copies of complete site plans meeting the requirements of Town of Boone Unified Development Ordinance (UDO)
Appendix A (max. size 30” x 42")

= Deed(s) of all property to be included in the request

Both a digital and a hard copy of a written metes and bound legal description with accompanying survey map for a request
that would rezone only a portion of a tax parcel or requests for multiple zoning districts.
IB/ Property Owner Authorization. If you are not the property owner, you will need to provide documentation of property owner
ID/authorization to apply for this permit.
Permit Fee (See Planning & Inspections Fee Schedule). Each application is allowed two (2) reviews. The 1st review of the
submitted information and a 2nd review if revisions or supplemental information is required based upon the 1st review.
Each subsequent review after the 2nd review will be charged at 50% of the original fees charged for the application. These
fees shall be paid at the time of resubmittal.

B. Requested Hearing — See latest published Meeting Schedule for dates
FUBLIC HEAPIG/PLANNING Commissio / Tewn) counciL
MA0CH Z5™ 20 24 APRIL (O or 24T 2024

C. Property Information (Project Location)

Date of requested hearing:

Street Address: Watauga County Parcel Identification Number(s):
HO AnsTid Lew= 299 &0 (227 OO

D. Property Owner Information

Name:

Wibuam MAX Dixors IR . RECOUABLE UUN@ [(RasT — Wikgpawm &3t V\wa,ml.~-x’wqee

Complete Mailing Address (Street, City, Zip):

B WO AweAy LaWe Goadsne 2oeot

Phone Number Email Address:
61 Aod- 1T\ T oileappalardi. com
E. Applicant Information
Name: CHRISTAL- Cox NEAJES Company:
ol Ll Cixon WA
Complete Mailing A(.idress (Street, City, Zip):
L0 AusTii LANE  Beoe, NC 28607
Phone Number: . Email Address: Poyl] - olle Cl)\‘Pdlan" o
Pill-226-%4- 1117 CuRiTaL B8-%d-17)7 oushal- chmstalneaes @ cmasl com

Preferred Method of Contact for Written/Response Documents (select one): [ Mail ortEmall
F. Detailed Description of Project

KeResT B AueD ZoNiNg MAP T cotilive USE oF Twe (2)
Suo - TEpM \/Mm@ elils &) cupr. STAcre  HISERIC
TRPERTY [ (Pwidlaw] Il

Communication: Exhibit 1: Case A24-0026 Application Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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Project Cost:

sNA- fees AS%0CATED y PPL/C;&T@J 5 ﬁlc&m&”ou OF ﬂzesem;rao MAERIALS,

H. Developmentlnformatlon
Is the development subject to a previous Special Use Permit? [ Yes il No [0 Unknown

If yes, please describe:

Are there any other variances granted that impact the property? [ Yes 8 No O Unknown

If yes, please describe:

Are there any other variances requested with this development? [ Yes @ No

If yes, please describe:

1. District/Use Information ...
Exnstlng Zoning District: Proposed Zoning District(s):

RVA CTORIA
Existing Land Use(s): Proposed Land Use(s) {Specific Use # from UDO Section 15.07 Required):
I.OILAD | .ot A3

e e e EE— e R = e

L. Site Information (include information for additional buildings on a separate sheet)
Building Footprint Square Footage: Current: A Proposed: UNCHANYZZD
Total Building Square Footage (all floors): Current: WA\ Proposed: W\]Qr:féi lg,z
Number of Stories Current: \J A Proposed: (ANcrrd) oSO
Building Height: Current: \\)[&; Proposed: N @AAN S0
Number of Units: Current: Proposed: UN CUANZ >

Number of Bedrooms: Current: Proposed: UN

Total Land Area : 507> 0 Sq. Feet or B Acres

Disturbed Area: yJ AN [1 Sq. Feet or [J Acres

Viewshed: Is development occurring within the Viewshed Protection District? 1 Yes @ No O Unknown

Is development occurring on slopes in excess of 30%? 1 Yes 1 No@ Unknown

Slope:
Is development occurring on slopes in excess of 50%? 0 Yes O No @ Unknown
Is the property located within a designated Water Supply Watershed Area? 1 Yes 1 No @ Unknown
Watershed:
If yes, please select: 01 WS-II-CA O WS-IV-PA U WS-IV-CA
Stream/River: Is there a stream or river on or near the property? 8 Yes (1 No
SFHA: Is the property located within the Special Flood Hazard Area? O Yes 8ANo O Unknown

Page 2 0of4

Communication: Exhibit 1: Case A24-0026 Application Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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Impervious What is the existing impervious area in the development? NA Usq. feet U acres
Area:

What is the proposed impervious area in the development?  |4n CVLA—L\QW Usq. feet O acres
L. Design Professional Information . .

Designer is an: BArchitect OEngineer OOwner COther:

Name: Company:

@ou AVBA AU XDew TS [Ean=

Complete Mallmg Address (Street, ip

02 Wt Gl ST @é@u, Ve %@cﬁ

Phone Number: Email Address:
2% - Utz -740S oil@ dppalevch.con

Additional Designer Information: If additional deS/gners are lnvolved beyond the 1 listed, please prowde add/tlona/ /nfo ona separate Sheet.

:M‘,f Brownf;elds Agreement Notlflcatlon

1. Does the applicant have oris the applicant planmng to enter into a Brownfields Agreement W|th the NC Brownﬁe!ds
Program? [ Yes M No (If yes, please answer question #2 below.)

2. Antxc;pated date for the ﬁrst year of partlal exclusion of property taxes f\)/ﬁl\

'N. Applicant Slgnature and Pronerty Owner Authonzatlon

| hereby certify that | am authorized to submit this application; that all information is correct and complete; and all work will comply
with all applicable State and local laws, ordinances, and regulations. | will ensure that the Planning and Inspections Department is
notified of any changes in the approved plans and specifications for the project permitted herein.

Crpistie e etves, Lol Naves — _rom yz4
Applicant (Print) yt (Signature) Date
AL wieX o) TR, (B A or.or %74

WL . 11 Ot TR REGUABLE (ainl TilasT™ TRUS7ES Ol 0%. Qo4
Property Owner (Print) Prcfert’y Owner (Signature) Date

Communication: Exhibit 1: Case A24-0026 Application Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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Official Use Only

Permit Name:

1) i‘xﬁ’ﬂ)

Bille 0 Zoaing Amesdes App licetion

Permit Number:

AX Y- 0020

Date:

Ol- oA Q4

Fee:

Jo40. 00

Receipt Number:

—

319 §55

Method of Payment:
O Cash
ﬂcheck Number: o3

Paid By:

Lo Llian Mat Dy xen

Public Hearing Meeting Date:

PC Meeting Date:

TC Meeting Date:

Date of APO Mailed Notification:

Official Use Only - Hearing/Decision Information

Date of Posted Notification:

Request Approved: dYes U No

If yes, date request sent to GIS:

S:\FORMS\PI_Forms_Current\Planning Forms\CDZMapAmend_10202020.docx

Page 4 of 4
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Neighborhood Meeting - petitioner conducted a neighborhood meeting at their home located at
110 Austin Lane from 3:30-5:00 on Sunday, January 7%, 2024; per Section 9.09.02 of the Town'’s Unified
Development Ordinance (UDO).

Previously, Petitioner mailed invitation to neighborhood meeting on Thursday, December 8", 2023 to the
forty-nine (49) property owners who own property within 300 feet of the petitioners property. Copy of
invitation included herein. (List of property owners and mailing addresses were provided by Zoning Staff).

e Six (6) neighbors attended the meeting. Copy of sign-up sheet included herein.

e Three (3) neighbors who could not attend the meeting sent written letters of support included herein.
o Two (2) neighbors submitted letters of support following the meeting — included herein.

NEIGHBORHOD MEETING NOTES
Petitioners Christal Neaves & Bill Dixon welcomed guests
Petitioner Bill Dixon made a brief introduction of the Conditional District Zoning Map Amendment request
including
e History of the property including the petitioner’s residence {constructed 1924), log cabin
(constructed 1941) and garage/apartment (constructed 1950’s).
e History of the zoning regulations in the town as it relates to petitioner’s property,
e Description of the short-term rental regulation requirements in the UDO
e Non-conformity — Petitioner stated that the property was non-conforming when the R1A zoning
designation was applied because there were (are) three (3) dwelling units on the property. By
connecting the detached garage to the main residence with a breezeway, the garage and house are
considered one building, thereby allowing the dwelling unit above the garage to be considered
an “In-home stay short-term rental” (which is allowed when property owners maintain a primary
residence on the property).
e Breezeway - The town issued zoning and building permits to construct the breezeway in early
December 2023. Construction is nearing completion.
e Purpose of the petitioner’s rezoning application
e Petitioner’s application to continue the two short term rentals on our property
e Conditional District Zoning Map Amendment process and schedule
Additionally, the petitioner provided the flowing graphics; included herein:
e Photographic history of the petitioner’s 100 year old residence,
e Orthographic photo of the petitioner’s property and surrounding neighborhood and
e Rendering of the applicant’s new breezeway connecting the house and the (formerly detached)
garage.
e Schedule of Public Hearing, Planning Commission and Town Councils meeting dates, times &
location and ways to contact PC/TC members.

0026 Neighborhood Meeting Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map

NEIGHBOR’S COMMENTS & CONCERNS DURING PRESENTATION:

1- All attendees spoke in support of petitioner’s request to continue the two short-term rentals on our
property.

2- No attendees expressed any concerns regarding noise, traffic or other negative effects that the petitioner’s
two short-term rentals had on their property or the neighborhood in general. One attendee expressed
more concern over long term rental’s negative effect on his personal properties and adjacent neighbors.

3- Brief discussion of the history of the existing R1A zoning of the petitioner’s property as well as the same
zoning designation of other surrounding properties that also have detached dwelling units in addition
to the primary residence.

Communication: Exhibit 2: Case A24

Packet Pg. 43




4- Attendees expressed some dismay in general with the Town’s zoning regulations regarding existing non-
conformities in older neighborhoods (that pre-existed zoning regulations) and a property owner’s right
to use their property as they chose.

5- There was limited discussion among attendees regarding how the Town will enforce the short-term rental
regulations and assess fines. Though unrelated to the petitioner’s rezoning request, there was limited
discussion regarding the section of the UDO regarding more than two unrelated adults living together
and the Town’s enforcement of that regulation.

GUEST’S QUESTIONS:

“Why does petitioner have to go through this extensive process to continue the two short-term rentals
which have been operating as short-term rentals since 2017-18 and prior to that -long term rentals since
they were constructed 70-80 years ago?”

Petitioner responded with brief explanation of the Short-term rental regulations which were adopted by
the Town in December 2021 and brief history of petitioner’s ongoing request for permission to continue
operating the two short-term rentals on our property.

“Would I have to go through the same rezoning process if a detached dwelling unit on my property was
changed from a long-term rental to a short-term rental?”

Petitioner responded with an affirmative - YES, one would have to go through the same zoning map
amendment process to change from long-term rental to short-term rental.

“Does petitioner’s Conditional District Zoning Map Amendment request affect my, or other people’s
properties in the neighborhood?”

Petitioner responded that the CDZ only affects the petitioner’s property and does not affect other
properties in the neighborhood. Petitioner also noted that the zoning designation is tied to the property
“perpetually” and remains in effect on the property until the same rezoning process is conducted by a
future petitioner and approved by Town Council.

Petitioner also noted that a change of Ownership of the property does not alter the zoning designation of a
property and that a Conditional District Zoning applied to the property is listed in the deed records in the
Court House.

“How would new construction, such as the petitioner’s new breezeway, affect the historical integrity of an
existing historical building?”

Petitioner responded that while they (petitioner) is not a qualified Architectural historian, that generally
speaking, as long as new construction could be removed without negatively affecting a historical building,
and the structure could be returned to its previous state prior to the new construction, then an addition
would be considered appropriate; depending on its design.

NEIGHBORHOOD MEETING CONCLUDED AROUND 5:00PM WITH CHRISTAL NEAVES GIVING ATTENDEES A
TOUR OF THE TWO RENTALS.

0026 Neighborhood Meeting Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map
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CDZ ZONING MAP AMENDMENT

110 Austin Lane Neighborhood Meeting January 7', 2024

Udo Section 9.09.02 Neighborhaod Meeting
A. The applicant shall conduct a neighborhood meeting prior to submission of the application for a
Conditional District Zoning Map Amendment. This meeting will allow the applicant to explain the

propased development and to be informed of the concerns of the neighborhood and surrounding
property owners.

G

A meeting notice must be mailed to property owners within 300 of the development at least 25 days
prior to the meeting in accordance with Subsection 1.13.02 herein. A copy of the notice shall also be
provided to the planning department. The notice shall contain a y of the proposed devel
the applicants contact information, the date, time, and location of the meeting.

n

. The meeting must be held at an ible and locatian and time in light of available options.

Upon coordination through the planning department, the meeting may be held at Town Council
Chambers, if that location is avallabl

D. Atthe ing, the patiti , at @ mini

shall present all the following Information:

1. Contact information of the parties involved in the ownership, design, and development of the property;

2. The location of the property and general information on the current conditions of the site;

3. Proposed use(s) and site development;

4. Any preliminary plans or renderings, if available; and

E. The applicant shall provide the Administrator with a y report of the ing which includes a list

of attendees and details of the meeting Including all concerns expressed by attendees and commitments
made by the petitioner. This report shall be Included in the staff report.

0026 Neighborhood Meeting Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map

Communication: Exhibit 2: Case A24

Packet Pg. 45




We CELEBRATE our house
100 year old birthday
January lst 2024

Last picture of the old house before it was torn

down September 1923. The south family moved

into the new house on January 1, 1924.
Elizabeth South Storie

Wall between
Kitchen & Dining
Room

0026 Neighborhood Meeting Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map

2002 renovations
Finley 2 years old|
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Wednesday, December 6, 2023

Christal Neaves & Bill Dixon
110 Austin Lane
Boone, NC 28607

Dear Neighbor,
In December 2021 the Boone Town Council passed an ordinance controlling short term vacation rentals
in the town which affects the use of our property and is the reason for this correspondence.

We are fortunate to live on a wonderful 3.16ac property in downtown Boone located at the north end of
Water Street and the intersection of Junaluska Road & North Street. The property was owned by the
prominent South family for over a century until we purchased it in 1993. The property includes the main
house where we live (constructed 1923), a detached garage with apartment above (constructed 1950’s)
and a pre-1940's cabin. For the past six years, we have rented both the garage apartment and cabin as
short-term rentals through Air BnB. Prior to that and as far back as our records exist, both the garage
apartment and the cabin were rentals.

Our property was zoned R1A when the town adopted a zoning ordinance in 1983. R1A being Residential
with 1 Accessory Structure. For us to be able to continue our short-term rentals on this property, the
Town Council will have to approve a Conditional District Re-zoning of the property to a CD-R1A. This
process requires that the applicant invites all neighbors within a 300’ radius of our property to a
Neighborhood Meeting prior to our submitting the Conditional District Re-Zoning Application to the
town.

As such, we invite you to our house at 110 Austin Lane on Sunday, January 7% from 3:30 — 5:00 for a
drop-in and tour of our historic property. We will have a brief presentation in the house at 4:00 followed
by a Q/A period. Snacks and drinks will be provided. We welcome your input and feedback. It will be an
opportunity for neighbors to meet and get better acquainted.

If you would like to view our two rentals online prior to the meeting, Google AirBnB, followed by:
“Whimsical Guest House-Downtown Boone”
“Creek-side Cabin Downtown Boone”

0026 Neighborhood Meeting Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map

We wish you a wonderful holiday and look forward to seeing you on January 7" in our home.

Happy New Year!

Christal Neaves Bill Dixon

Communication: Exhibit 2: Case A24
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Neighborhood Meeting - sunday, ianuary 7+, 2023 D el 0
~ ATTENDEES: - CONTACT INFORMATION (Email address)
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Exhibit 4

‘ Boone, NC 28607

Wednesday, December 6", 2023

Christal Neaves & Bill Dixon

o —
110 Austin Lane ) . A/a,i/lvé . s }‘4 ‘ Fgn MW
. / ’ i f«v‘o

Pk e fhors vow et 't VT SR s -
Dear Neighbor, bttt AL - A Jive [ied af 296 d‘ﬂw
In December 2021 the Boone Town Council passed an ordinance controlling short term vacation rentals
in the, town wh:ch affects the use,of our property and is the reason foy this correspandence.

Smie 1049 K G it VTG A LT S @%?W Frees
We are fortunate to live on a wonderful 3.16ac property in downtown Boone located at the north end §
Water Street and the intersection of Junaluska Road & North Street. The property was owned by the ?1
prominent South family for over a century until we purchased it in 1993. The property includes the maﬁ‘n’ ’17
house where we live (constructed 1923), a detached garage with apartment above (constructed 1950'5)~H|,,,r
and a pre-1940’s cabin. For the past six years, we have rented both the garage apartment and cabin as e A7
short-term rentals through Air BnB. Prior to that and as far back as our records exist, both the garage M

apartment and the cabin were rentals. /VMZ(
Oﬁ/vvvl o o/ﬁw el

Our property was zoned R1A when the town adopted a zoning ordinance in 1983. R1A being Residential
with 1 Accessory Structure. For us to be able to continue our short-term rentals on this property, the
Town Council will have to approve a Conditional District Re-zoning of the property to a CD-R1A. This &‘W
process requires that the applicant invites all neighbors within a 300’ radius of our property to a

Neighborhood Meeting prior to our submitting the Conditional District Re-Zoning Application to the
town.

As such, we invite you to our house at 110 Austin Lane on Sunday, January 7'" from 3:30 - 5:00 for a

drop-in and tour of our historic property. We will have a brief presentation in the house at 4:00 followed
by a Q/A period. Snacks and drinks will be provided. We welcome your input and feedback. It will be an
opportunity for neighbors to meet and get better acquainted.

If you would like to view our two rentals online prior to the meeting, Google AirBnB, followed by:
“Whimsical Guest House-Downtown Boone”
“Creek-side Cabin Downtown Boone”

We wish you a wonderful holiday and look forward to seeing you on January 7" in our flome.

Happy New Year!

[ eael N i (ha
Christal Neaves Bill Dixon -
Wﬂ/’oﬁw' Bty

Communication: Exhibit 4: Case A24-0026 Additional Applicant Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map
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SAMUEL F. FURGIUELE, JR.
PEGGY MENDEL-FURGIUELE

169 GRAGG STREET
BOONE, NC 28607

January 3, 2024
Boone Town Council

Re:  Conditional District Rezoning Application
of Bill Dixon and Christal Neaves

Dear Members of the Town Council:

We are the owners of property which adjoins 110 Austin Lane, Boone, NC, and have been
neighbors to Bill Dixon and Christal Neaves since they moved into their home. Bill and Christal
have been and continue to be friendly and considerate neighbors. Prior to their ownership of the
property, the cabin and garage which they are seeking authorization to operate as short
term/vacation rentals were rented to longer-term tenants. Because our home is at a higher
elevation than the cabin and garage, and sound seems to readily travel uphill, we have been and
are well-placed to hear any disturbances which might originate there. During the days prior to
Bill and Christal's occupancy, there were times when the tenants there created a fair level of
disturbing noise, but that has not been true since Bill and Christal moved in.

When [ (Sam) was on the Town Council, I supported the idea of short term/vacation rentals in
low density residential neighborhoods under proper conditions because with responsible owners
like Bill and Christal, I felt they could be integrated into a neighborhood such as ours without
negatively affecting the quality of life of nearby residents. We believe this is the case with Bill
and Christal's application, and we support its approval. Our single hesitation is that in the event
they someday sell their property, there might be a less considerate and even an absentee owner.
If that were to occur, we would welcome a procedural opportunity to review the appropriateness
of the continued use of the property for short-term rentals after a trial period, with perhaps the
opportunity for a hearing six months to a year following such a transfer and the possible
discontinuation of the authorized use at that time if the new owner has allowed disturbances to
occur on the property. Nonetheless, if it is the Town's legal position that such a review is not a
feasible condition, we still support Bill and Christal's application.

Sincerely,

UL T

Sam Furgiuele

Peggy Mendel—Furgiue]e

Communication: Exhibit 4: Case A24-0026 Additional Applicant Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map
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175 Junaluska Rd.
January 4, 2024

Boone Town Council
507 W. King St.
Boone, N.C. 28607

Dear Sirs:

[ am writing in reference to a proposed “Conditional District Rezoning” of property located
at 110 Austin Lane in Boone, N.C. This property is owned by Christal NegVes and Bill Dixon, and
is at the intersection of Junaluska Rd. and Water Street, at the north end of Water Street. I reside at
175 Junaluska Rd. which adjoins the Neaves Dixon property on the north side.

My wife and I have no objection to the rental use of the Neaves Dixon property. They are good

neighbors, and e feel they should have every right to use their property as they wish.

1y, (] . g oms
7291153?3 /g’w/@-— @%%

J. B. Ellis
Mary Sue Ellis

JBE/mse

Communication: Exhibit 4: Case A24-0026 Additional Applicant Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map
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January 7', 2024

Boone Planning Commission & Town Council
507 West King Street
Boone, NC 28607

Re: Conditional District Zoning Amendment
Christal Neaves & Bill Dixon, 110 Austin Lane, Boone

Members of Planning Commission & Town Council,

We fol Mot +his o wse Het ghoold be allowed.
s 0 . go08 use of peopurty. Ty heve prover Fhot”
+L. 7&:&, juﬁ% Yhot ot ace ,60\“_:\' ‘? rcsape&)[w['
s s it tly are heusy o go Hhroogh HRS

Provess - Tle Howw shoold allow Y Ohes¥al Neens fB“\ Dxon
'jfp (bu_‘;‘u\b\ut,-k Pﬂw.lé.-t_ 5qu1‘"\ et JUea‘\' bmos,c‘u-a.

Sincerely,

Jo.w-es PJ U(‘*S 9& BM

Name

Name

299 \Q\tér\ewooc( Ne !@Duwul
Address J

Communication: Exhibit 4: Case A24-0026 Additional Applicant Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map
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Boone Planning Commission
Boone Town Council
January 8, 2024

| have resided at 234 North Water Street since 1999 in the historic John Hagaman
house. My home is one of the 3-4 closest houses to the home and accessory
structures on the property owned by Christal Neaves and Bill Dixon who have
submitted the Conditional District Rezoning application for their property. |
support their request for the following reasons: (1) Christal and Bill are respected
full-time residents of the Water/Junaluska Streets neighborhood who have a deep
respect for historic preservation and neighborhood integrity; (2) they have
demonstrated this materially in the careful way that they have rehabilitated the
historic South home and both accessory buildings, one of which is likely the oldest
structure still standing in the town limits; (3) their short-term rentals have never
been disruptive in any way to the neighborhood; (4) their guests, some of whom |
have met as they pass by my home, are professional, responsible people who
enjoy the quiet, convenient neighborhood and the unique historical rentals where
they are guests; (5) the two accessory buildings are historic and existed in their
present location long before the property was zoned R1A; and (6) the rezoning, in
my view, does not threaten the residential integrity of the neighborhood, and is a
fair and safe use of a unique Boone property.

Sincerely,

Gregory Reck

Communication: Exhibit 4: Case A24-0026 Additional Applicant Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map
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Christal Neaves/Bill Dixon — 110 Austin Lane, Boone, NC 28607
SHORT TERM RENTALS — TIMELINE Last Updated January 9%, 2024

2017-2018

DECEMBER 8, 2021

JUNE 22, 2022

JULY 19t 2022

SEPTEMBER 15™, 2022

OCTOBER 19", 2022

NOVEMBER 23", 2022

AUGUST 23", 2023

OCTOBER 26", 2023

NOVEMBER 2"°, 2023

NOVEMBER 30™, 2023

DECEMBER 8, 2023
JANUARY 7', 2024
JANUARY 9", 2024

MARCH 25 2024

APRIL 10t or 24", 2024

Applicant began offering two short term rental units through Air BnB in
two (2) existing dwelling units on the property which have been rented
as long term apartment rentals since 1950's.

TOWN COUNCIL ADOPTED Short Term, Homestay and Vacation Rentals
Section of the UDQ (Section 15.14, Use 3.06)

Notification letter received from Town indicating an annual permit
would be required to operate short term rentals w/ application
submittal deadline established at June 30, 2023.

Short term rental applications submitted to P&I for
140 Austin Lane - $500. Fee paid.
150 Austin Lane - $500. Fee paid.

Notification letter received from Christy Turner indicating Zoning permits
for both addresses denied due to non-conformance...requested rental
history of addresses prior to 1983 (Original adoption of Zoning Ordinance)

Email correspondence from Christy Turner regarding the “evidence
required” to substantiate rental history

Applicant submitted rental history of both addresses including Air BnB
(Cabin 2017 and Garage Apartment 2018) and annual leases prior to Air
BnB. (75 pages +/-).

Phone call to applicant from Christy Turner indicating “town cannot find a
way” to approve Zoning permitsfor the two rentals. Applicant requested this
“denial” be put in writing for a proper response.

Phone call to applicant from Christy Turner indicating zoning permits denied
as “they are NOT allowed in the R1A zoning district which we live in”....
Notification letter from Christy Turner followed phone call (via email).

Applicant & wife, Christal Neaves, meeting w/ Zoning staff to discuss options.
Determined that a Conditional Zoning Map Amendment application is the
appropriate way to proceed.

Applicant met with Christy Turner to review CDZ zoning map amendment
application requirements.

Mailed Neighbor Meeting invitations to surrounding property owners.
Neighborhood Meeting
Applicant submitted Conditional Zoning Map Amendment Application.

Tentative date for Public Hearing with Planning Commission and Town
Council followed by Planning Commission meeting.

Town Council consideration of Applicant’s request to approve the two (2)
short term rentals on our property.

Communication: Exhibit 4: Case A24-0026 Additional Applicant Information (Case A24-0026 Bill Dixon - Conditional District Zoning Map
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BOONE
North Carolina
Staff Report \_/

March 25, 2024
Case A24-0026-Dixon Conditional District Zoning Map Amendment

{7 e

N Dﬁonne Town Limits

|| Viewshed Protection Area
R1 Single Family Residential

R1ASingle Family Residential w Accessory Apartment
RR Residential Rehabilitation

R4 Two-Family / M obile Home

B1 Central Business

B1DC Downtown Core

B10 1 Downtown Interface

01 O ffice / Institutional

Request

Bill Dixon and Cristal Cox Neaves have submitted a Conditional District Zoning Map Amendment petition
to rezone property on 110-150 Austin Lane from R1A Single-Family Residential with Accessory Dwelling
to R3 Multiple-Family Residential with a site-specific plan for Use 3.06 Vacation Rental in 2 of the 3
dwelling units.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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Case A24-0026 Dixon Conditional District Zoning Map Amendment

Parcel Information
Address:

Property Owner:
Watauga County PIN:
Lot size (total):
Jurisdiction:

Access:

SFHA:

Watershed District:
Corridor District:
NCD:

Viewshed:

Steep Slope:
Very Steep Slope:
Transitional Zone:

Current Zoning:

Current Use:

Proposed Use:

110-150 Austin Lane

William Max Dixon, Jr, Trustee for the William Max Dixon, Jr Revocable Trust
2901-80-0622-000

3.07 Acres

Town of Boone

Austin Lane (Private Drive) off North Water Street (Town maintained)

No

No

No

Yes

Yes (the rear of the property approximately 80 feet from the subject dwelling
units — no disturbance proposed in Viewshed)

Yes (no disturbance proposed)

Yes (no disturbance proposed)

Yes

R1A Single-Family Residential with Accessory Dwelling

The R1A Single-Family Residential with Accessory Dwelling District is established
to provide a low-density living area consisting of single-family dwellings with or
without subordinate, accessory dwellings. The regulations for this district are
intended to maintain the essential character of a single-family neighborhood
but allow for the establishment of accessory dwellings which are clearly
subordinate to the single-family dwelling. The regulations for this district are
designed to secure for the persons who reside there a comfortable, healthy,
safe, aesthetically pleasing and pleasant environment in which to live, sheltered
from incompatible and disruptive activities that properly belong in
nonresidential districts.

Multi-family Dwelling

A building or combination of buildings on a single lot which includes three or more
dwelling units.

Use 3.06 Vacation Rental (for 140 and 150 Austin Lane)

A vacation rental is defined as a single-family detached dwelling, a two-family
detached dwelling or a multi-family dwelling unit with up to six guest rooms that is
used, offered, and/or advertised (through an online platform or any other media)
for transient overnight accommodations for any period of less than one month. A

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

vacation rental is considered a "Lodging" use under this UDO. Vacation rentals do
not include homestay rentals (as defined herein). A vacation rental includes any
residential dwelling or dwelling unit, or portion thereof, provided to renters for any

Packet Pg. 59




Case A24-0026 Dixon Conditional District Zoning Map Amendment

period of less than one month that does not qualify as a homestay rental under this
ordinance; provided, that any use that comes within the purview of another use
under this ordinance (e.g., motel, hotel, boarding house, etc.) shall be governed by
the terms of that use and not as a vacation rental.

0 g & e Oof Adjace Prope

Adjacent Zoning Adjacent Land Use
North R1A Single-Family Residential with Accessory Dwelling Single-family Dwellings*
East R1A Single-Family Residential with Accessory Dwelling Single-family Dwellings*
South R1A Single-Family Residential with Accessory Dwelling Single-family Dwellings*
West R1A Single-Family Residential with Accessory Dwelling Single-family Dwellings*
Staff Note: Staff has been unable to determine which (if any) of the adjacent properties contain ADU’s.

Procedural Analysis:

Pursuant to UDO Subsection 14.01.02(C) a Conditional District (CD) is a zoning district in which the use
and development of a property pursuant to a site-specific development plan is approved through the
legislative process pursuant to Article 9 of this Ordinance. A CD utilizes a proposed general use zoning
district, is limited to the authorized uses and development standards mandated within that district, and
may be subjected to conditions that make the development more desirable.

A site-specific vesting plan is defined in UDO Article 34 as “A plan submitted to a local government in
which the applicant requests vesting in accordance with Section 4.13, describing with reasonable certainty
on the plan the type and intensity of use for a specific parcel or parcels of property. The plan may be in
the form of, but not be limited to, any of the following plans or approvals: a subdivision plat, a preliminary
or general development plan, a special use permit, a conditional district zoning plan. The plan shall include
the approximate boundaries of the site; significant topographical and other natural features affecting
development of the site; the approximate location on the site of the proposed buildings, structures, and
other improvements; the approximate dimensions, including height, of the proposed buildings and other
structures; and the approximate location of all existing and proposed infrastructure on the site, including
water, sewer, roads, and pedestrian walkways.”

See below for details on the applicant’s compliance with the Conditional District procedural requirement
for a neighborhood meeting as set forth in UDO Subsection 9.09.02 and the development’s overall
compliance with UDO standards specific to the development:

Compliance with UDO Subsection 9.09.02 Neighborhood Meeting:

A. The applicant shall conduct a neighborhood meeting prior to the submission of the application for a
Conditional District Zoning Map Amendment. This meeting will allow the applicant to explain the
proposed development and to be informed of the concerns of the neighborhood and surrounding
property owners.

B. A meeting notice must be mailed to property owners within 300’ of the development at least 25 days

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

prior to the meeting in accordance with Subsection 1.13.02 herein. A copy of the notice shall also be
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Case A24-0026 Dixon Conditional District Zoning Map Amendment

provided to the Planning Department. The notice shall contain a summary of the proposed
development, the applicants contact information, the date, time, and location of the meeting.

C. The meeting must be held at an accessible and convenient location and time in light of available
options. Upon coordination through the Planning Department, the meeting may be held at Town
Council Chambers if that location is available.

D. Atthe meeting, the petitioner, at a minimum, shall present all the following information:

1. Contact information of the parties involved in the ownership, design, and development of the
property;

2. The location of the property and general information on the current conditions of the site;
3. Proposed use(s) and site development;
4. Any preliminary plans or renderings, if available; and

E. The applicant shall provide the Administrator with a summary report of the meeting which includes a
list of all attendees and details the meeting including all concerns expressed by attendees and
commitments made by the petitioner. This report shall be included in the staff report.

Staff Note: The applicant held a neighborhood meeting on January 7, 2024. A recap of the meeting along
with the certification of mailing to the property owners is included in the board packet. Please see
information in board packet.

Zoning Analysis

R3 Intensity Standards:

Standard Proposed Compliance
Minimum Gross Land Area: 20,000 sq. ft. 3.9 Acres Yes
Minimum Lot Width: 80 feet Approximately 350 feet Yes
Minimum Street Frontage: 64 feet Approximately 350 feet Yes
Minimum Livability Space: .40 Yes
Interior Setback: 13’ Varies Yes
Street Setback: 20’ 67 feet Yes
Maximum Building Height: 3 Stories* 2 stories Yes
Parking:
Required Proposed Compliance
Automobile Space — 4 required (1 per bedroom for Vacation 5 Yes
Rentals plus 2 spaces for main residence)
Bicycle, Short-Term — 2 spaces 0* Yes
Bicycle, Long-Term — 2 spaces o* Yes
Motorcycle — Exempt NA Yes

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

Staff Note: The applicant’s development costs are less than 10% of the property value and do not trigger
compliance.
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Case A24-0026 Dixon Conditional District Zoning Map Amendment

PLANNING STAFF ANALYSIS

The subject property is currently non-conforming with 3 dwelling units on an R1A-zoned property. All 3 of
the dwelling units were constructed prior to adoption of the current UDO.

Vacation rental regulations were updated by the Boone Town Council on December 8, 2021. The revised
standards were written to give time to existing unpermitted vacation rentals to come into compliance if
feasible (see UDO Subsection 15.14.17 Compliance period; existing nonconformities detailed below):

A. The owner of any un-permitted vacation rental in operation as of June 30, 2022 must apply for a
permit as required in this section 15.14 on or before December 31, 2022 and must come into
compliance with this section by June 30, 2023.

B. Any existing, un-permitted vacation rental not conforming under this section 15.14 must be
brought into compliance with this ordinance or cease operation by June 30, 2023.

C. Any person seeking to begin operation of a vacation rental after June 30, 2022 must first apply for
and obtain a vacation rental permit as required under this section 15.14.

In this case, the applicant operated vacation rentals in both of the subject units from 2017 until 2023.
Applicant submitted an application for Vacation Rental permits in 2022. After several reviews and
submission of additional documentation from the applicants, Staff was unable to approve the permits
since vacation rentals are not a permissible use in the R1A Zoning District. Applicant then applied for the
Conditional District Map Amendment in January of this year.

Please note, Use 3.06 Vacation Rental is permitted by right in the R3 Multi-Family Residential zoning
district subject to a 75-foot transitional zone that has been triggered by the R1A Single-Family Residential
with Accessory Unit zoning of the properties located at 255 North Water Street and 169 Gragg Street.
Although other R1A-zoned properties adjoin the subject property, none of those other properties are
within 75 feet of the operation of the vacation rentals.

If approved, the applicant will be required to submit detailed plans meeting all requirements of the UDO
during the zoning compliance review for a Zoning Permit. At this time, the change of use does not trigger
any additional compliance based upon UDO Section 7.05.02 which states that compliance of existing
development with the requirements of the UDO shall be triggered by the costs of proposed new
development (excluding any costs associated with improvements made due to compliance with this
Section) in accordance with the tiers set forth. The first tier starts when the project cost exceeds 10% of
the total development value. Since the project cost is $10,000 (1.1% of the value) no additional
compliance is required.

Supplemental Standards: Use 3.06 Vacation Rental is subject to supplemental standards within Article
15, Section 15.14. Please see the Staff Notes in blue below:

15.14 Vacation Rental

A vacation rental is defined as a single-family detached dwelling, a two-family detached
dwelling or a multi-family dwelling unit with up to six guest rooms that is used, offered,

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

and/or advertised (through an online platform or any other media) for transient overnight
accommodations for any period of less than one month. A vacation rental is considered a
"Lodging" use under this UDO. Vacation rentals do not include homestay rentals (as defined
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herein). A vacation rental includes any residential dwelling or dwelling unit, or portion
thereof, provided to renters for any period of less than one month that does not qualify as
a homestay rental under this ordinance; provided, that any use that comes within the
purview of another use under this ordinance (e.g., motel, hotel, boarding house, etc.) shall
be governed by the terms of that use and not as a vacation rental.

Notwithstanding the foregoing, the full-time resident of a dwelling unit (as defined at
section 15.05.02 above) may rent out his or her dwelling unit for up to two weeks in any
calendar year and such rental shall not be deemed a vacation rental under this section
15.14 but rather shall be considered an incidental use of the dwelling that does not require
approval or permitting under this Article.

15.14.01 Every vacation rental operator must first apply for and procure a zoning permit from the
Town. Zoning permits must be renewed annually. The zoning permit number authorizing
the short-term rental shall be conspicuously posted on (i) all advertisements for short-term
rentals, and (ii) on the subject property in a location easily viewable from the exterior of
the structure provided, that if the permit number cannot be viewed from a private or public
street, it shall be displayed where it can be viewed from the public or private street
adjoining the primary facade of the dwelling unit.

Staff Note: The applicant has applied for this Condtional District zoning map amendment which pursuant
to UDO Subsection 9.09.03 the authorization of a CD for any use which is permitted only as a special use
in the zoning district which corresponds to the conditional district shall preclude any requirement for
obtaining a special use permit for such use.

15.14.02 A vacation rental is required to provide at least one (1) parking space per bedroom, which
may not be located on any street right of way and must conform to all applicable parking
regulations of this ordinance. In the RA Residential Agriculture zoning district, parking
should be to the side or rear of the vacation rental dwelling.

Staff Note: The applicant has demonstrated compliance with this requirement. Applicant has a designated
parking area that meets the UDO standards.

15.14.03 A vacation rental operator shall ensure that the primary responsible renter of a vacation
rental is at least twenty-one (21) years old.

Staff Note: The applicant has demonstrated compliance with this requirement. Please see applicant’s site
plan and narrative in Exhibit 2.

15.14.04  Without limiting the applicability of other Ordinance requirements, a vacation rental is
subject to Article 31 Landscape Standards.

Staff Note: The applicant has not triggered any additional landscaping requirements pursuant to the tier

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

system in UDO Section 7.05 based upon the cost of the development alone.
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15.14.05 In the R3 Multiple-Family, B1 Downtown, B2 Neighborhood Business, and B3 General
Business zoning districts, a single-family detached dwelling and a two-family detached

dwelling may be converted to vacation rental only if the dwelling existed as of January 1,
2014

Staff Note: N/A. The subject structure is not an existing single-family detached dwelling, existing as of
January 1, 2014.

15.14.06 Cooking facilities are not permitted in any bedroom. For the purpose of this regulation,
cooking facilities include any refrigerator in excess of seven cubic feet; any stovetop range
that operates on 220-volt electric service; any appliance that operates on natural gas; or
any cooktop, whether integrated into a countertop or a separate appliance, which contains
more than two cooking surfaces or burners. This shall not prohibit cooking facilities within a
one-room studio vacation rental. For the purpose of this regulation, a studio shall be a
single-room rental with a sleeping area, living area and kitchen/eating area in one
consolidated room.

Staff Note: Compliance has not been demonstrated at this time. This item will be reviewed during the
permitting process.

15.14.07 No signs advertising the property as a rental are allowed.
Staff Note: If approved, this standard will be placed on the zoning permit for this project.

15.14.08 In residential zoning districts, renters of vacation rentals shall not utilize the premises for
holding special events or large gatherings. The rental operator shall inform renters of this
regulation and of the applicability of the town’s noise ordinance (Chapter 82 of the Code of
Ordinances), which regulates nuisance noises and makes it unlawful to create, cause, or
allow the continuance of any unreasonably loud noise, particularly during nighttime, which
interferes with neighboring residents’ reasonable enjoyment of their properties.

Staff Note: If approved, this standard will be placed on the zoning permit for this project.

15.14.09 The premises shall not be used for a home occupation that allows employees,
customers, clients or patrons to visit.

Staff Note: If approved, this standard will be placed on the zoning permit for this project.

15.14.10 For any building that contains multiple dwelling units, no more than 5% of the dwelling
units or two dwelling units, whichever is greater, may be operated as a vacation rental in
any single building. Permits shall be issued on a first-come, first-served basis based on the
initial application date, and thereafter may be renewed. If a permit lapses before renewal,
a renewal application shall be treated like an initial application for purposes of this

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

paragraph.
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Staff Note: This lot contains 3 dwelling units and the applicant has requested the maximum of 2 units be

converted to vacation rentals.

15.14.11

Vacation rental operators shall comply with all applicable State and local laws, including
those relating to fire and building codes, smoke detecting and carbon monoxide detecting
equipment, and housing codes.

Staff Note: If approved, this standard will be placed on the zoning permit for this project.

15.14.12

Vacation rental operators are responsible for and must ensure that any and all occupancy
taxes and other applicable taxes due under law as a result of their rental activities are
remitted to the proper tax authorities, whether through their online platform service or by
personally remitting the required taxes. The town shall require evidence of payment of
such taxes as part of the application and permitting process, and may also conduct audits
of vacation rental permittees, as it sees fit in its sole discretion, in order to ensure payment
of all such applicable taxes.

Staff Note: If approved, this standard will be placed on the zoning permit for this project.

15.14.13

The rental operator or the operator’s employee, management company, or other agent
must be available to respond to complaints by renters or neighbors and to emergencies
within two (2) hours at all times that a rental is occupied. A method will be provided for
concerned citizens to make complaints or report emergency situations.

Staff Note: If approved, this standard will be placed on the zoning permit for this project.

15.14.14

If the primary structure on a property qualifies for vacation rental use, a lawful accessory
dwelling structure on the same property also may be used for vacation rental. The operators
of such a vacation rental may, at any given time, offer for short-term rental either the single-
family dwelling unit or the accessory apartment, or both units. The simultaneous rental of
both the single-family dwelling unit and the accessory apartment to more than one party
under separate contracts is prohibited. The units may, however, be rented out together to
one party under a single contract.

Staff Note: This property does not have an accessory dwelling unit.

15.14.15

Vacation rental operators must carry insurance that covers the rental use and renters.

Staff Note: If approved, this standard will be placed on the zoning permit for this project.

15.14.16

Vacation rental permits are not transferrable. Every person wishing to operate a vacation
rental must apply for and obtain the required permit prior to beginning operation of the
rental.

Staff Note: If approved, this standard will be placed on the zoning permit for this project.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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15.14.17 Revocation of Permit. The Administrator shall revoke a vacation rental permit following a
written determination that an operator of the facility has been:

A. Convicted of violating any of the following criminal laws on the short-term rental
premises within the prior three-year period: Article 10 (kidnapping), Article 10A (human
trafficking), or Article 27 (prostitution) of Chapter 14 of the North Carolina General
Statutes;

B. Convicted of committing a violent felony as defined at N.C. Gen. Stat. §14-7.7 on the
short-term rental premises within the prior three-year period.

C. Convicted of violating any of the following criminal laws on the rental premises within
the prior 365-day period:

1. Article 3 of Chapter 18B of the North Carolina General Statutes (sale, possession and
consumption of alcohol)

2. N.C. Gen. Stat. §14-71.1 (possession of stolen goods)
3. N.C. Gen. Stat. §14-292 (unlawful gambling)

A. Received within a 365-day period two or more “Verified Violations” of any combination
of the following, occurring on the short-term rental premises:

1. Any Town Code zoning regulation.
2. Any noise regulation set forth at Town Code Chapter 82.
3. Any nuisance prohibited by Town Code Chapter 80.

A Verified Violation means a determination made by a code enforcement official, law
enforcement officer, or judge, following notice of violation being issued by the Town
Code and opportunity to respond to the noticed alleged offenses and an order or other
mandate issued to the owner or any other person imposing a sanction or requiring
further actions to comply with the Town Code, including, without any limitation, the
payment of civil penalties or administrative fees, or implementation of corrective
measures, or cessation of activities, or conviction of a criminal offense. A verified
violation that is appealed continues as a verified violation unless it is overturned on
appeal. If the violation is reinstated on a further appeal, it resumes its status as a
verified violation.

B. Once lawfully revoked, a new permit for a short-term rental cannot be issued or re-
instated for the premise for a period of 365 days, except that in case of revocation under
(A) or (B) above a new permit cannot be issued or re-instated for the premise for three
years unless the person convicted of the criminal violation is no longer a resident,
manager or operator of the short-term rental.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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Packet Pg. 66




10

Case A24-0026 Dixon Conditional District Zoning Map Amendment

Transitional Zone:

Transitional Zone:

Pursuant to UDO Subsection 6.02.02, transitional zones are established for the
purpose of creating special protections for residents of protected districts from
the potential adverse impacts of certain potentially incompatible nearby
development, based upon the legislative finding that the general requirements of
this ordinance have not been sufficient to protect the residents of such protected
districts from the adverse consequences of such developments and that the
variety of circumstances which may need to be ameliorated in the face of such
development are not amenable to a “one size fits all” approach.

Because this development is within 75 feet of a protected R-2 zoning district, the
applicant will need to show the permit issuing authority (Board of Adjustment)
that the planned development will effectively and to the greatest degree
reasonably possible, mitigate the impacts of the proposed development upon the
protected district, including but not limited to:

Noise impacts;
b. Lightimpacts; and
c. Any other predictable negative effect, including but not limited to:

i. Negative visual effects;
ii. Negative traffic effects; and
iii. Negative health effects.

Because of the variable topography and characteristics of particular tracts of land
within the town’s zoning jurisdiction, the solutions incorporated into the
development plan by the applicant must be tailored to specifically address the
characteristics of the particular location in relation to the protected district. Only
if an applicant can demonstrate by clear and convincing evidence that the normal
requirements of the ordinance are themselves sufficient to protect the protected
district may the application be approved without additional measures being
incorporated into the site-specific development plan.

Note: The Board may deny the application if the requirements of this section are
not met, or it may place reasonable conditions on the development, in addition
to such conditions as may otherwise be reasonably imposed, specifically designed
to mitigate the potential impacts identified herein.

Pursuant to UDO Subsections 9.09.05 and 6.02.02, transitional zones are
established for the purpose of creating special protections for residents of
protected districts from the potential adverse impacts of certain potentially
incompatible nearby development, based upon the legislative finding that the
general requirements of this ordinance have not been sufficient to protect the
residents of such protected districts from the adverse consequences of such
developments and that the variety of circumstances which may need to be
ameliorated in the face of such development are not amenable to a “one size
fits all” approach.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

Per UDO 6.02.02 F and G -- In addition to all other requirements of this ordinance
which pertain to the proposed lighting, and the size of setbacks, in order to meet
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the requirements of this Section, the applicant must produce substantial
competent and credible evidence demonstrating that the planned development
will effectively and to the greatest degree reasonably possible, mitigate the
impacts of the proposed development upon the protected district, including but
not limited to:

a. hoise impacts;

b. light impacts; and

c. any other predictable negative effect, including but not limited to:
i. negative visual effects;
ii. negative traffic effects; and
iii. negative health effects.

Because of the variable topography and characteristics of particular tracts of land
within the Town’s zoning jurisdiction, the solutions incorporated into the
development plan by the applicant must be tailored to specifically address the
characteristics of the particular location in relation to the protected district. Only
if an applicant can demonstrate by clear and convincing evidence that the normal
requirements of the ordinance are themselves sufficient to protect the protected
district may the application be approved without additional measures being
incorporated into the site -specific development plan.

Staff Note: The applicant addresses the transitional zone properties, impacts and mitigation steps taken

in the Applicant Narrative and Photos (Exhibit 2).

ANALYSIS BY OTHER TOWN STAFF

Public Works:
Utilities Division (Robbie Jones, Utility Services Technician)
No review as no development is proposed.

Services Division (Justin Stines, Deputy Public Works Director)
No review as no development is proposed.

Fire Department (Amy Flieg, Fire Marshal)
Approved. All Vacation Rentals require annual Fire Department inspections.

CONFORMITY TO ADOPTED PLANS

COMPREHENSIVE PLAN UPDATE
1.1 Overall Objectives for the Boone Comprehensive Plan (p. 15):

The following objectives, which have not been listed in any particular order of importance, are deliberately
broad in scope and less specific than either a policy statement or an implementation action.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

Economic Development: Acknowledge the area’s natural beauty, university, and medical center presence
as the Town’s greatest assets for economic development and jobs creation. Treat them accordingly.
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Community Appearance and Community Character: Blend the built environment with the natural, scenic,
and historic character of a High-Country small town. Especially discourage commercial strip development,
cluttered signage, and “cheap” apartment buildings.

Open Space: Integrate open space and greenways into the urban fabric of the Town. Preserve the
countryside by discouraging suburban sprawl. Avoid development in floodplains, on ridgetops, and on
steep slopes.

Environmental Quality: Address and monitor growth factors and activities that contribute to water, air,
light, and noise pollution.

Trees: Conserve existing trees and plant new trees, especially hardwoods.

Automobile Transportation: Maximize the efficiency of existing facilities, but not at the expense town
and neighborhood character and livability. Build or expand transportation facilities and parking areas as
needed, but with care. Work to reduce auto dependency, use, and congestion.

Bikeways: Implement the planned system of bikeways as a legitimate transportation alternative. Unify
with greenways and other pedestrian facilities where possible.

Mass Transit: Enhance and support the mass transit system as an effective alternative to the congestion
created by the individual automobile.

Pedestrian Movement: Encourage a system of sidewalks, paths, crosswalks and compact development
patterns which make it easy to get around Boone on foot.

Infrastructure: Engage in long range planning for water and sewer systems, stormwater runoff, natural
gas, and other utility systems. Place overhead utilities underground whenever feasible.

Public Safety: Maintain a high level of policing and fire protection and plan the expansion of public safety
services to coincide with projected population increases and identified needs.

Energy and Waste: Reduce waste generation, and the consumption of energy and water. Develop area
recycling programs to the fullest. Encourage an anti-litter consciousness among residents and visitors.

University: Emphasize cooperative planning among the Town, County, and University.

Downtown: Support and enhance the cultural and historic significance of downtown Boone, and affirm
its appealing, pedestrian orientation.

Recreation: Strive for additional public recreation facilities, especially sports fields, greenways and indoor
recreation centers.

Neighborhoods: Ensure the livability of neighborhoods, especially through land use and traffic planning.

Public Involvement: Encourage active public involvement and volunteerism to expand the effectiveness
of community planning and action.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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1.2 Growth Strategy Map (p. 17): The property is located within Primary Growth Area.

The property is located within the Primary Growth area. The Primary Growth Area is that portion of the
urban growth area where urban level or facilities are already in place or can be provided most cost
effectively. This is the area where near term growth and development is to be especially encouraged.

The Secondary Growth Area is that portion of the urban growth area where urban level services can be
provided, but on a lower priority basis than in the primary growth area.

Additionally, for comparison, the Rural Area is that portion of the planning study area that is influenced
by urban area growth forces, but within which urban level development should be strongly discouraged.
Urban level services and associated development densities should not be planned for this area, except in
case by case evaluations of major economic development projects.

Staff has reviewed land use and comprehensive plan policies, and listed those policies which in staff’s
opinion have a bearing on the request. The Commission and Council should review these policies
carefully. Each member may make his or her own interpretation as to the relevance of each and which
carry the most weight thereby shaping their overall recommendation. See below:

2.1 Economy

2.1.1 Economic Development

A. The Town shall protect and enhance a high quality of life, image, cultural amenities, and natural
beauty as the most effective, long term component of an economic development strategy.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

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

A.
B.

C.
2.3.1 Community Appearance
A.

2.3.2 Community Character
A.

2.3.3 Housing & Neighborhoods

A. The protection and rehabilitation of viable neighborhoods shall be encouraged to insure their continued

Urban type development within the Urban Growth Area shall meet appropriate Town standards.
Properly planned, mixed use developments that promote efficient provision of public services shall be
encouraged within the Urban Growth Area.

Measures to improve the effectiveness of grading, landscaping and buffering standards for new and
existing developments shall be encouraged.

The significance of street trees in providing visual relief, summer cooling, improved air quality and
livability shall be recognized through public policies and actions to encourage their planting and
maintenance.

The significance of major roadway entrances into Boone as measures of community image and quality
shall be recognized through building placement, landscape, signage and other visual improvements. The
Town, along with private property owners and developers, shall work to jointly improve the appearance
and design of major street corridors.

The identification, restoration and active use of structures, buildings, monuments, and neighborhoods
of historic or architectural significance shall be encouraged as a means of enhancing their economic and
cultural value to the planning area.

Multiple and appropriate adaptive reuse of historic resources shall be encouraged.

Wise development of the tourism potential of the area’s architectural, historic, scenic and natural
resources shall be encouraged.

The destruction of significant architectural, historic, scenic, natural and archaeological resources in the
planning area shall be discouraged.

New development, redevelopment and rehabilitation of structures and sites shall occur in a manner
which is consistent with the neighborhood and architectural context of the immediate area, and
supportive, whenever possible, of Boone's original community character as a High Country small
town.

existence as a major housing source and as a reflection of the area’s image as an attractive, highly
livable community.

Street system designs which discourage through traffic on purely local streets while allowing for free
circulation within the neighborhood shall be encouraged.

Proposed residential development which would expose residents to harmful effects of incompatible
development or to environmental hazards shall be prohibited.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

Innovative and flexible land planning and development practices shall be encouraged to create livable
developments which better safeguard land, water, energy and historic resources.

Factors in determining preferred locations for high density residential development shall include:
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close proximity to the university, employment or shopping centers; access to major thoroughfares
and the transit system; the availability of public services and facilities; and compatibility with
adjacent land uses.

F. The affordable housing needs of area residents, particularly elderly and low to moderate income
residents, shall be recognized in Town policies and actions regarding residential development.

G. Compact, full service neighborhoods, offering opportunities for living, working, shopping, and
gathering places, shall be encouraged in newly planned developments, as well as for redeveloping
areas.

H. The overall housing unit density for proposed infill residential development or redevelopment
should be compatible with the average density of existing areas.

Certificate of Mailing
I, Brenda Henson, certify that individual notices meeting the requirements of Article 9 of the Town of
Boone UDO were placed in the mail (first class) on March 1, 2024.

/s/ Brenda Henson

Brenda Henson, Administrative Support Specialist

Certification of Posting

I, Brandon Wise, certify that the subject property was posted as required in Article 9, Subsection
9.03.03(B)(2) of the Town of Boone UDO on March 1, 2024.

/s/ Brandon Wise
Brandon Wise, Environmental Specialist

Conclusion
The following conditions are automatically included and a part of any approval.

1. Where there is a conflict between the application information and the plans (dated received on
January 10, 2024), the plans shall control. Insignificant deviations may be permitted to comply with
the requirements of the UDO.

2. Any commitments and representations concerning the proposed development made by the applicant
or its (his or her) representatives at the public hearing shall also become a condition of the permit,
and a basis for a stop work order and/or permit revocation if violated.

3. The applicant shall submit the necessary applications, plans, details and specifications which meet the
requirements of the Town Code, UDO, Building Code and any other applicable codes for review and
approval necessary to issue Zoning and Building Permits.

Any other conditions agreed upon by the applicant and Town Council:

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)

1. Any other conditions agreed upon ...
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Planning Commission Recommendations

Per NCGS 160D-604(b), subsequent to initial adoption of a zoning regulation, all proposed amendments
to the zoning regulation or zoning map shall be submitted to the Planning Commission for review and
comment. If no written report is received from the Planning Commission within 30 days of referral of the
amendment to that board, the Town Council may act on the amendment without the Planning
Commission report. The Town Council is not bound by the recommendations, if any, of the Planning
Commission. Per NCGS 160D-604(d), when conducting a review of proposed zoning text or map, the
Planning Commission shall advise and comment on whether the proposed action is consistent with any
comprehensive plan that has been adopted and any other officially adopted plan that is applicable. The
Planning Commission shall provide a written recommendation to the governing board that addresses plan
consistency and other matters as deemed appropriate by the Planning Commission, but a comment by
the Planning Commission that a proposed amendment is inconsistent with the comprehensive plan shall
not preclude consideration or approval of the proposed amendment by the governing board.

Vote 1: The proposed amendment to the Town’s zoning map Lis  pote 1: describe elements of controlling land
OR DOis not consistent with the Town’s comprehensive plan and  yse plans and how the amendment is or is not
any other adopted plan(s) of the Town that are applicable consistent.

because:

Note 1

Note 2: briefly explain why, factors may
Vote 2: The Planning Commission recommends Clapproval OR include (i) the size, physical conditions, and
Odenial of Ordinance #A24-0026 within Exhibit A and believes  other attributes of the area proposed to be

Oapproval OR Odenial is reasonable and in the public interest ~ rezoned, (ii) the benefits and detriments to
because: the landowners, the neighbors, and the

surrounding community, (iii) the relationship
Note 2 between the current actual and permissible
development on the tract and adjoining areas
and the development that would be
permissible under the proposed amendment;
(iv) why the action taken is in the public
interest; and (v) any changed conditions
warranting the amendment.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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TOWN COUNCIL ACTION - Adoption of Ordinance

17

Per NCGS 160D-605, when adopting or rejecting any zoning text or map amendment, the Town Council
shall approve a brief statement describing whether its action is consistent or inconsistent with an adopted

comprehensive plan. The requirement for a plan consistency statement may also be met by a clear
indication in the minutes of the governing board that at the time of action on the amendment the
governing board was aware of and considered the planning board's recommendations and any relevant
portions of an adopted comprehensive plan. If a zoning map amendment is adopted and the action was
deemed inconsistent with the adopted plan, the zoning amendment shall have the effect of also amending
any future land-use map in the approved plan, and no additional request or application for a plan
amendment shall be required. A plan amendment and a zoning amendment may be considered

concurrently.

Vote 1: The proposed amendment to the Town’s zoning map Ois
OR [Ois not consistent with the Town’s comprehensive plan and
any other adopted plan(s) of the Town that are applicable
because:

Note 1

Vote 2: The Town Council OJapproves OR [Cldenies and believes
Oapproval OR Cdenial of Ordinance #A24-0026 in Exhibit A is
reasonable and in the public interest because:

Note 2

Note 1: describe elements of controlling land
use plans and how the amendment is or is not
consistent.

Note 2: briefly explain why, factors may
include (i) the size, physical conditions, and
other attributes of the area proposed to be
rezoned, (ii) the benefits and detriments to
the landowners, the neighbors, and the
surrounding community, (iii) the relationship
between the current actual and permissible
development on the tract and adjoining areas
and the development that would be
permissible under the proposed amendment;
(iv) why the action taken is in the public
interest; and (v) any changed conditions
warranting the amendment.

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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Exhibit A
Ordinance A24-0026

WHEREAS, pursuant to N.C. Gen. Stat. §160D-601, the Town may amend its zoning map after
giving proper public notice and holding a public hearing; and

WHEREAS, the Planning Commission and Town Council has received the request to amend the
Official Zoning Map of the Town of Boone, North Carolina to rezone the property below from R1A Single-
Family Residential with Accessory Unit District to R3 Multi-family Residential with a site-specific
development plan for Use 3.06 (Vacation Rental) in 2 of the units.

Addresses: 110-150 Austin Lane
Watauga County PINs: 2901-80-0622-000

Property Owner: William Max Dixon, Jr, Trustee for the William Max
Dixon, Jr Revocable Trust

WHEREAS, the Boone Town Council held a duly-noticed public hearing March 25, 2024 with
respect to this rezoning request; and

WHEREAS, the Boone Town Council has taken into full consideration any information offered at
the public hearing; and

WHEREAS, this Town Council has reviewed the written recommendations of the Town of Boone
Planning Commission; and

NOW, THEREFORE, BE IT RESOLVED as follows:

SECTION 1. The Boone Town Council hereby approves and adopts the modifications to the Town
Zoning Map as set forth herein.

SECTION 2. All provisions of any Town ordinance in conflict with this ordinance are hereby repealed
to the extent of such conflict.

SECTION 3. This Ordinance shall be effective immediately upon its adoption by Town Council.
Adopted this the 24th day of April, 2024.

The Honorable Tim Futrelle, Mayor

Attest:

Nicole Harmon, Town Clerk

Communication: Case A24-0026 Staff Report (Case A24-0026 Bill Dixon - Conditional District Zoning Map Amendment)
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Conditional District Zoning Map Amendment Application m

Town of Boone Planning & Inspections Department ‘ &,‘
680 W. King Street, Suite C ® Boone, North Carolina 28607
Phone (828) 268-6960 ¢ Fax (828) 268-6961¢ Email: planning@townofboone.net ¢ www.tolwnofboone.net

A. Required to be Submitted at Time of Application (check all that apply)

Note: A pre-application meeting is required prior to application submittal.
Failure to provide the information required on this application may delay the review and scheduling of the requested hearing.
& Digital copies of all paper submittal documents (may be emailed to planning@townofboone.net)

Xl 6 paper copies of complete site plans meeting the requirements of Town of Boone Unified Development Ordinance (UDO)
Appendix A (max. size 30” x 42”)

[Zl Deed(s) of all property to be included in the request

& Both a digital and a hard copy of a written metes and bound legal description with accompanying survey map for a request
that would rezone only a portion of a tax parcel or requests for multiple zoning districts.

& Property Owner Authorization. If you are not the property owner, you will need to provide documentation of property owner
authorization to apply for this permit.

& Permit Fee (See Planning & Inspections Fee Schedule). Each application is allowed two (2) reviews. The 1st review of the
submitted information and a 2nd review if revisions or supplemental information is required based upon the 1st review.

Each subsequent review after the 2nd review will be charged at 50% of the original fees charged for the application. These
fees shall be paid at the time of resubmittal.

B. Requested Hearing — See latest published Meeting Schedule for dates

Date of requested hearing: _ PH/PC Meeting (3/25/2024) / TC Meeting 04/10/2024 or 04/24/2024

C. Property Information (Project Location)

Street Address: Watauga County Parcel Identification Number(s):
Chestnut Drive and New Market Blvd. 2910399335000, 2910399610000 & 2910492369000

D. Property Owner Information

Name:

BPT Properties, LLC | DHB Development, LLC
Complete Mailing Address (Street, City, Zip):

(BPT) 516 New Market Blvd STE 1, Boone, NC 28607 | (DHB) 271 Brookside Drive, Boone, NC 28607

Phone Number: Email Address:

(BPT) 804.399.2115 | (DHB) 828.773.2117 (BPT) parkterrell@mac.com | (DHB) jay@foscoecompanies.com
E. Applicant Information

Name: Company:
Davis Ray Wynnefield Forward, LLC

Complete Mailing Address (Street, City, Zip):
PO Box 566 | Jamestown, NC 27282
Phone Number: Email Address:

336.822.0765 davis@wynnefieldforward.com

Preferred Method of Contact for Written/Response Documents (select one): [ Mail or @ Email
F. Detailed Description of Project

Our firm respectfully requests to rezone the property to allow the development of a 60 unit apartment community for those 55 and older. Our proposed

community includes a mix of (30) 1BR and (30) 2BR apartments along with a managers office, commons areas, laundry facility and resident computer center. The building will

be 3 stories in height and will include an elevator for resident use.

Communication: Exhibit 1: Case 24-0085 Application Information (Case A24-0085 The Villas at South Fork - Conditional District Zoning Map
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G. Project Cost

Project Cost:

$$15,222,382.00

H. Development Information

Is the development subject to a previous Special Use Permit? [ Yes &2 No O Unknown

If yes, please describe:

Are there any other variances granted that impact the property? O Yes & No [ Unknown

If yes, please describe:

Are there any other variances requested with this development? O Yes & No

If yes, please describe:

. District/Use Information
Existing Zoning District:

R1 Single Family-Residential

Proposed Zoning District(s):
RS 55+ Housing Residential District

Existing Land Use(s):
Vacant

Proposed Land Use(s) (Specific Use # from UDO Section 15.07 Required):
1.17 Adult Living Community (Allowed in R5 subject to a 300" Transitional Zone)

J.  Site Information (include information for additional buildings on a separate sheet)

Building Footprint Square Footage: Current: 0 Proposed: 20,977 sf
Total Building Square Footage (all floors): Current: 0 Proposed: 72,641 sf
Number of Stories Current: 0 Proposed: 3-4
Building Height: Current: 0 Proposed: 46'Q 7/8"
Number of Units: Current: 0 Proposed: 60

Number of Bedrooms: Current: 0 Proposed: 90

K. Environmental Information

Total Land Area: 3.79 [ S<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>