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TOWN COUNCIL AND PLANNING COMMISSION 
PUBLIC HEARING AND PLANNING COMMISSION MEETING MINUTES 

MONDAY, JUNE 23, 2025, 6:00 PM 
1500 BLOWING ROCK ROAD AND VIA WEBEX SOFTWARE 

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

PLANNING COMMISSION MEMBERS PRESENT: Adrian Tait-Chair, Frank Veno-Vice-Chair, Chris Behrend, 
Garrett Kight, Michael Mileski, Frida PazMiranda, and Anne Pruitt  

PLANNING STAFF PRESENT: Jane Shook-Director of Planning & Inspections, Brandon Wise-Deputy 
Director of Planning & Inspections, Jessica Mitchell-Advanced Planning Specialist, Luis Tafolla-Zoning Code 
Compliance Official and Alyson Wuagneux-Board Clerk  

 

Call to Order 

Mayor Futrelle called the Town Council to order at 6:02 pm.  Chair Tait called the Planning Commission to 
order at the same time.  The meeting was held in the Town Council Chambers at 1500 Blowing Rock Road 
and via WebEx.   

Moment of Silence 

A moment of silence was observed. 

Approval of Meeting Minutes 

Council Member Plaag made a motion to approve the May 19, 2025, Public Hearing minutes as written.  
Mayor Pro Tem George seconded the motion. 

Vote: Aye – 4   
 Nay – 0 
 Absent – 1 (Roseman) 
The motion passed. 

Council Member Roseman arrived (6:04 p.m.). 

Commission Member Pruitt made a motion to approve the May 19, 2025, Public Hearing and Planning 
Commission meeting minutes as written.  Commission Member Behrend seconded the motion. 

Vote: Aye – 7  
 Nay – 0  

The motion passed. 

PUBLIC HEARING 

Case A25-0426 Boone Next: Our Town, Our Future 

Boone Next is the Town of Boone’s initiative to update its comprehensive plan, serving as both the process 
and the final document for guiding future growth and development.  Upon adoption, Boone Next will 
establish a shared vision for the town’s long-term growth, outlining key goals, strategies, and action steps 
to inform policy decisions and town initiatives.  Boone Next: Our Town, Our Future is being presented for 
adoption in accordance with N.C. Gen. Stat. §160D-501. 
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Planning and Inspections Staff (Shook, Mitchell, and Wise) presented a detailed review of the Boone Next 

process and the draft plan (permanently attached). The presentation covered the key aspects of the 

Boone Next initiative and draft plan.  During the presentation Mr. Wise went over some changes that 

need to be made to the plan including: 

• Typographical errors (grammar and spelling) 

• Move Focus Areas out of the Appendix to the last chapter 

• Update the acknowledgement page 

• Adding photos (as presented) to the Downtown Edge, Walkable Mixed-Use, Undesignated 

Secondary Growth, and Parks and Open Space land use types 

• Make changes that were missed on the Future Land Use Map (as presented) 

At the end of the presentation, Ms. Shook extended her sincere thanks to the following: residents, 

neighbors, and community partners who participated during the plan process;  Town Staff with a special 

thank you to the Public Works Department and Laney Wise; the other Town Boards that were invited to 

participate including the Board of Adjustment, the Cultural Resources Advisory Board, the Historic 

Preservation Commission, the Human Relations Commission, and the Sustainability Committee; the 

consultant team, including Nate Baker with LOI (formerly Quantum) and Kristy Carter and Teresa 

Buckwalter with McAdams (formerly TPD);  the Town Council, the Planning Commission, and Town 

Attorney for their support, guidance, and engagement and to the Planning and Inspection team, especially 

Jessica and Brandon for their commitment to the  project.   She indicated that the presentation was 

concluded and turned the meeting over to the Town Council and Planning Commission for discussion. 

Mayor Futrelle thanked staff and everyone at Planning and Inspections.  He emphasized the need for a 

forward-thinking vision to navigate the changes in Boone and the importance of a comprehensive 

approach to help the community move forward.  Futrelle praised Town Council’s insight and the diligent 

work of the town in engaging community members and gathering their opinions. Mayor Futrelle noted 

that Boone Next was a dynamic, thoughtful, and practical guide to growth while balancing economic 

opportunities with the town’s character in mind.  He noted the plan lays out a clear roadmap for strategic 

land use, modernized infrastructure, affordable housing, and smart growth, and aims to build a 

prosperous and inclusive Boone for generation to come.  He expressed his gratitude and noted he was 

looking forward to the final discussions and approval of the plan. 

Council Member Plaag expressed gratitude to the town staff for their hard work and dedication, 

particularly highlighting the efforts of the Planning Department in keeping the project on track despite 

interruptions over the past year, including Hurricane Helene. Council Member Plaag requested a caption 

for the image on page 26 of Boone specifying the details to be included in the caption to ensure proper 

credit and historical context. 

Council Member Plaag also raised a concern about the term "campus" used as one of the land use types 

and suggest that it might be misunderstood by the public as referring solely to Appalachian State 

University-owned properties.  He clarified that the term "campus" includes properties used by the 

university as well as other institutions like the hospital, which represent a campus-like environment and 
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recommended making this distinction clear in the document to avoid confusion.  After brief discussion it 

was suggested that using the term "institutional campus" was a more precise alternative to "campus".   

Council Member Tugman echoed the gratitude expressed by the Mayor and Council Member Plaag.  

Council Member Tugman noted the enjoyable and educational nature of the process, emphasizing how 

the consultants and staff made it interesting and fun for those who were not familiar with planning, 

zoning, and comprehensive plans. She indicated that she appreciated the patience and thorough guidance 

provided throughout the process. 

Mayor Pro Tem George expressed gratitude for the patience and hard work of everyone involved in the 

process and highlighted the evolution of the town's vision from the 2006 plan to the current Boone Next 

plan, noting the significant differences and improvements. Mayor Pro Tem George noted he appreciated 

being part of the process and looked forward to the public comment and discussion.  He also emphasized 

the importance of the focus areas across town, which are key to Boone's growth and evolution and noted 

the areas represent opportunities to get things right or wrong, and their development is crucial for the 

town's future. He acknowledged the town's investment in these focus areas and the valuable 

conversations that have taken place.  

Council Member Roseman recognized the importance of involving various entities, businesses, homes, 

and communities in the planning process. She expressed gratitude for those who came forward to give 

their opinions and voices, highlighting the immeasurable value of their input. She encouraged everyone 

to review the plan thoroughly, noting that it could shape the future of Boone.  Council Member Roseman 

acknowledged the contributions of former Council Member Nenow, who advocated for 15-minute 

walkable communities and helped focus efforts on key corridors. 

Council Member Roseman raised a concern about the median bio swale depicted in the plan, expressing 

worry about its effectiveness in flood-prone areas and asked for clarification on its inclusion.  Brief 

discussion ensued as to the appropriateness of the use of bio swales.   

Council Member Carter echoed the sentiments expressed by Council Member Tugman, highlighting the 

enjoyable and engaging nature of the planning process. He mentioned that certain activities, like the land 

use mapping, made the process exciting. He emphasized the importance of understanding the timeline 

and the work that went into the process.  He noted that he appreciated the visionary approach of Boone 

Next, contrasting it with the town's previous reactionary stance and expressed excitement about making 

changes and going through the Unified Development Ordinance (UDO) to make it align with the new plan. 

Mayor Futrelle asked the Planning Commission if they had any comments. 

Chair Tait emphasized the comprehensive nature of the Boone Next plan, highlighting its vision for the 

future and the significant amount of public input that went into crafting the goals and vision. He expressed 

encouragement of the plan's focus on various aspects such as traffic and stormwater management, and 

the potential for the town's development in the coming decades. He concluded by expressing excitement 

and encouragement about the Boone Next plan and commending Ms. Shook and the team for their hard 

work and cohesive effort. 
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Commission Member Behrend noted that she learned a lot during the Boone Next process and was really 

happy and impressed with the work done. 

Vice-Chair Veno noted that he was on his third term on the Planning Commission and the work on Boone 

Next was some of the most exciting work he had done so far.  He thanked everyone, especially the 

Planning and Inspections Department. He noted he was really impressed with the team who forged the 

plan after Hurricane Helene, which he described as earth-shattering. He noted he felt reassured by the 

team's ability to pivot and present a future-oriented plan and noted he also appreciated how the plan 

addressed the unpredictability of climate change and commended the team's efforts in this regard. 

There being no other comments from the Council or the Planning Commission, the Mayor opened up 

Public Comment after providing a brief review of the Town’s public comment policies. 

Sara Crouch, representing the Watauga Housing Council, expressed appreciation for the Town Council's 

commitment to addressing affordable housing needs. She highlighted the importance of affordable 

housing as a critical factor for Boone's future and recommended setting specific targets for additional 

affordable rental units with measurable objectives and time frames. She also emphasized the need for 

creative financing, increased infrastructure, and specific incentives to encourage redevelopment and 

support affordable housing projects.  

James Milner expressed appreciation for the community's collaborative efforts in developing the 

comprehensive plan. He emphasized the importance of aligning the UDO with the new comprehensive 

plan, highlighting that density bonuses need real incentives and a fast-track ordinance to support them. 

He also stressed that zoning must follow the vision and not delay smart development proposals. He also 

pointed out the need for an actual economic development plan, including a clear tax-based growth 

strategy, defined target industry sectors, and a business attraction toolkit. He concluded by stating that 

the plan should be a foundation not as a fortress to deny development. 

Brad Farrington expressed his appreciation for the neighborhood distinctions within the plan and noted 

he was pleased with the upcoming good neighbor program.   He recommended that A.2 in the plan be 

modified to be more inclusive of other neighborhood conservation districts who also face the same 

problems as the Junaluska area.  

David Jackson, representing the Boone Area Chamber of Commerce, expressed appreciation for the 

community's collaborative efforts in developing the plan. He emphasized the importance of the Council's 

leadership and decision-making, especially in the current political climate. He acknowledged the hard 

work of the staff, consultants, and community members involved in the process.  Mr. Jackson stated the 

need to operationalize the plan and bring new ideas to the community. He also stressed the importance 

of community accountability to ensure the plan's success and avoid the fate of the previous 2030 plan.  

He encouraged the Council to communicate the wins and progress made, emphasizing that not everything 

in the plan is a quick fix. He concluded by appreciating the inclusion of the arts economy in the economic 

development outline. 
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Andy Hill, representing MountainTrue, expressed gratitude for the wonderful process of developing the 

new comprehensive plan. He noted he appreciated the thoughtful, aspirational, inclusive, and timely 

nature of the plan, noting the importance of pausing during the process to ensure nothing was missed. 

He praised the town's sustainability measures and the plan’s creative and proactive approach to funding 

sources for implementing stormwater programs. He also noted he appreciated the appendix and the 

implementation strategies, though he suggested adding more specificity. 

Michelle Dineen, representing the Watauga County Farmers Market, thanked the town for recognizing 

the market's importance in the Boone Next plan. She appreciated the plan's goal to promote the market 

as a community destination and its connection to local food systems, economic vitality, and public spaces 

and noted she looked forward to continued partnership with the town to ensure the market remains 

vibrant and well-supported. 

There being no more public comment, Mayor Futrelle resumed discussion with the Council and the 

Planning Commission. 

Council Member Plaag noted that he took what Mr. Jackson said about looking for the wins to heart and 

noted that it was important.  He suggested that the Council consider a retreat in one month of adoption 

to discuss next steps and to prioritize action.   

Mayor Pro Tem George noted that he appreciated everyone who spoke during public comment. He noted 

that that Council had been discussing inclusionary housing and UDO alignment so he appreciated the 

comments on those topics and noted the Council will continue to work with Planning staff to continue the 

work necessary to achieve the plan vision. 

Council Member Roseman echoed Council Member’s Plaag’s request for a meeting to work on priorities 

after the plan’s adoption.  She noted that some of the public comments focused on infrastructure and 

noted that it would be a big decision.  She encouraged those who lived in the focus areas to consider 

annexation to assist with the growth of the town and its infrastructure. 

Council Member Carter agreed with Council Member Plaag about looking for the wins and noted the Town 

was not always great about communicating the wins.  He also was supportive of measurable objectives 

and timelines and again expressed his desire to begin work on the UDO to bring it into alignment with the 

plan.  He agreed the plan was a foundation and not a fortress and noted he understood the concern 

regarding past planning efforts.  He noted the plan was a living document and would need continued input 

from the community and everyone working together to achieve plan goals. 

Chair Tait asked if there was a timeline for the next steps and what it would look like.  Ms. Shook noted 

that work on making UDO revisions to align it with the plan had already begun and noted that a text 

amendment to allow flexibility within the conditional district process was already scheduled for July.   She 

noted that for the timeline that Council would need to set priorities and then dedicate resources to those 

priorities.    
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Vice-Chair Veno noted that previously the Planning Commission involvement in this type of work had been 

discussed and noted his interest in participating in these types of meetings.  Council indicated that they 

agreed that the Planning Commission should be involved.  Brief discussion ensued as to upcoming work 

sessions already scheduled with Council. 

Mayor Futrelle asked if there were any other comments from the Planning Commission or Council. 

Commission Member PazMiranda noted that this was her first meeting, and she wanted to emphasize 

that the Town should focus on affordable housing and mentioned the devastating loss of dwellings after 

Hurricane Helene.  She discussed how the area she lived had been impacted and was interested in seeing 

actionable steps taken to address the concerns.  Brief discussion ensued as to affordable housing efforts 

in the town.   

Commission Member Mileski also noted this was his first meeting and noted as part of the board 

application process he looked at both the current plan and Boone Next and noted that there was ninety-

degree difference in that the polices follow the values.  He voiced his appreciation for the inclusion of 

green infrastructure and noted his hopes that both work on green infrastructure and affordable housing 

would go hand in hand.  

Brief discussion ensued to the Town’s authority in planning and zoning and current and proposed 

limitations.   

Adjournment of Town Council 

The Mayor adjourned the meeting at 7:50 p.m. 

 
 

  

Tim Futrelle, Mayor  Jane Shook, Director  
 
 

  

Adrian Tait, Planning Commission Chair   
 

PLANNING COMMISSION 

Chair Tait called a break in the meeting from 7:50 pm until 8:00 pm. 

Case A25-0426 Boone Next: Our Town, Our Future 

Boone Next is the Town of Boone’s initiative to update its comprehensive plan, serving as both the process 
and the final document for guiding future growth and development.  Upon adoption, Boone Next will 
establish a shared vision for the town’s long-term growth, outlining key goals, strategies, and action steps 
to inform policy decisions and town initiatives.  Boone Next: Our Town, Our Future is being presented for 
adoption in accordance with N.C. Gen. Stat. §160D-501. 

Chair Tait reviewed the Planning Commission’s next steps in making a recommendation to the two new 
Planning Commission members.  

Brief discussion ensued as to the required votes. Ms. Shook noted that statutorily the vote to approve the 
comprehensive plan was the same as to amend the UDO, which requires the Council to vote on both 
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comprehensive plan consistency and reasonableness.  She noted that the prompts were similar, but the 
references were changed from the UDO to the comprehensive plan. 

Commission Member Pruitt noted that the plan was fantastic and that in her opinion should be broad and 
not into the specific details as had been suggested during public comment.  She noted the plan should 
serve as the blueprint for detailed tasks and priorities that come after plan adoption. 

Brief discussion ensued as to the timeline of plan adoption, which has been scheduled for June 25, 2025, 
and what would be the next steps.  Ms. Shook confirmed that one of the next steps would be to schedule 
a joint meeting with the Council and the Planning Commission for an initial discussion on priorities.  

After brief discussion there was consensus that the Planning Commission had no other changes to 
recommend other than those discussed at the public hearing as presented by Staff. 

Brief discussion ensued as to which current plan policies should be referenced in the motion. 

First Motion and Vote: Commission Member Behrend made a motion, that Boone Next: Our Town, Our 
Future, with the changes as discussed at the public hearing, is consistent with the Town's current 2006 
comprehensive plan and any other adopted plans of the Town that are applicable because of:  

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. 

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

2.3.4 Public Involvement 

A.  Public involvement shall be encouraged in decisions concerning land use and development by making 
the public aware of proposed developments at the earliest opportunity, as well as fostering 
communication among developers, the Town, the County, the University, and the general public. 

B.  Neighborhood and special area planning shall be encouraged to foster public involvement in the 
production of closely tailored, action oriented special area plans and programs. 

D.  Special committees, advisory panels, educational forums, public workshops, leadership seminars, 
town meetings and media contacts shall be encouraged and fostered to enhance the effectiveness of 
citizen involvement in community planning and action. 

Commission Member Pruitt seconded the motion. 
 
Vote:  Aye – 7  
 Nay – 0  

The motion passed.   

Second Motion and Vote: Commission Member Pruitt made a motion that the Planning Commission 
recommends approval of Ordinance A25-0426 within Exhibit A and believes approval is reasonable and in 
the public interest because Boone Next supports infrastructure planning, has clear vision and goals, guides 
development and land use, encourages economic development, protects natural and cultural resources 
and provides legal and policy foundations and improves access to grants and funding. Commission 
Member Behrend seconded the motion. 

Vote:  Aye – 7  
 Nay – 0  

The motion passed.   
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Adjournment 

Commission Member Kight motioned to adjourn the meeting at 8:20 p.m.  Commission Member Pruitt 
seconded the motion. 

Vote:  Aye – 7  
 Nay – 0  

The motion passed.   

 
 

  

Adrian Tait, Planning Commission Chair  Jane Shook, Director 
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Case A25-0115 – Jeremiahs Ice Conditional District Zoning Map Amendment 
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Zoning Analysis .............................................................................................................................................................. 4  
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Analysis by other Town Staff: .................................................................................................................................... 5  

Procedural Analysis........................................................................................................................................................ 5  
Conformity to Adopted Plans ........................................................................................................................................ 7  

Boone Next: Our Town, Our Future .......................................................................................................................... 7  
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Planning Commission Recommendations ................................................................................................................... 13  
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This Staff Report has been revised to reflect the Traffic Impact Analysis received from applicant on 
page 5 and to reflect the Town’s new comprehensive plan starting on page 10.  All revisions are 
highlighted in green. 

Exhibit 1
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Case A25-0115 – Jeremiahs Ice Conditional District Zoning Map Amendment |2 
 

 

 

Request 

JSeventeen7, LLC, has submitted an application to rezone the property at 1095 East King Street from B3 
General Business to Conditional District B3 General Business in order to add a Drive-through as an 
accessory use. The applicant has submitted zoning and building plans to convert the current building into 
an Italian ice restaurant. The subject property is outlined in green on the map above. 
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Parcel and Project Information 

Address: 1095 E King St 111 Grove St 

Property Owner: The John E and Lennis C Greene 
Revocable Living Trust 

Hardin Creek Holdings, LLC 

Watauga County PIN: 2910-59-9247-000 2910-59-9346-000 

Parcel Tax Value: $301,300 $169,400 

Lot size: 0.494 ac 0.37 ac 

Jurisdiction:  Town of Boone 

Access: Grove Street (Town Maintained) 

SFHA:   Yes (not impacted by the proposed development) 

Watershed District: No 

Corridor District:   Yes 

NCD: No 

Viewshed: No 

Steep Slope: No 

Current Zoning: B3 General Business with Corridor and Special Flood Hazard Area Overlay 

 The B3 General Business District is primarily intended to accommodate a wide 
range of office, restaurant, retail, service, and multi-family residential uses in a 
mixed-use environment. The regulations for this district are intended to create a 
comfortable, healthy, safe, aesthetically pleasing, and pleasant environment for 
all appropriate uses. 

 The Corridor District is an established overlay district intended to protect the 
main thoroughfares though Town. 

The Special Flood Hazard Area is an overlay district intended to regulate the 
Special Flood Hazard Area pursuant to Article 30 Flood Damage Prevention. 

Proposed Zoning: Conditional Use B3 General Business with Corridor and Special Flood Hazard Area 
Overlay 

Current Use: 11.14 Business or Professional Office 

Proposed Use:  11.06 Restaurants ≤ 3500ft2 with an Accessory Use for a Drive-through  

 An establishment primarily engaged in preparing and selling of food and/or 
beverages (that may include alcoholic beverages) for consumption on or off 
premises. 

Proposed Project 

Costs: $397,000 

Zoning & Use of Adjacent Properties  
 Adjacent Zoning Adjacent Land Use 
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North B3 General Business Residential, Single-family residence 
East B3 General Business Commercial, Car Wash 
South B3 General Business Institutional, Church 
West B3 General Business Commercial, Gas Station 

 

Zoning History 

April 2, 2025 The Town of Boone issued a zoning permit, Z25-0036, for the change of use to 11.06 
Restaurants ≤ 3500ft2. 

Zoning Analysis  

District Compliance:  

As proposed, the site-specific plan is in compliance with the B3 General Business District standards as 
shown below: 

Standard Proposed Compliance 
Minimum Gross Land Area: 5,000 sq ft 37,760 ft2 Yes 
Minimum Lot Width:  50 ft 177 ft Yes 
Minimum Street Frontage: 40 ft 113 ft Yes 
Minimum Livability Space: .27 0.55 (20,842 ft2) Yes 
Interior Setback: 17 ft > 17 ft Yes 
Street Setback: 20 ft > 20 ft Yes 
Maximum Building Height: 3 stories 2 stories Yes 

The neighborhood is a mix of commercial and multi-family residential. The parcel is located off from a 
town-maintained street which is access to a main thoroughfare. 

Use Compliance: 

The addition of a Drive-through is required to meet all the limited use requirements for A-4 Accessory Use 
Drive-Through which can be found in UDO Section 15.48 and are detailed below:   

 15.48.01: A drive-through must be located to the side or rear of the building.  

Staff Note: The applicant proposes for the drive-through to be on the side/rear of the building 
depending on which street the property is viewed from, creating a lane of traffic below the new deck 
to access a window on the western elevation currently shown as walk-up service window on Revised 
Site Plan, Exhibit 3, page 3. 

 15.48.02: Drive-through lanes must contain a stacking area equal to five (5) standard parking spaces. 

Staff Note: The applicant’s site plan has a traffic flow pattern with access from Grove St behind marked 
parking spaces, around the western side of the building traveling under the deck, around and out 
through the King St facing side of the building. See Revised Site Plan in Exhibit 3, page 3. 

 15.48.03: Drive-through lanes must not interfere with parking aisles or spaces. 
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Staff Note: The applicant’s site plan demonstrates the traffic behind the dedicated parking spaces, 
accessing from Grove Street on the north side of the property and circling the building to the southern 
side of the building. See the Traffic Flow in Exhibit 5. 

Additional Ordinance Compliance: 

Compliance with all other sections of the ordinance were reviewed and approved by the Town of Boone 
during the issuance of the permit for the change-of-use. 

Analysis by other Town Staff: 

Public Works: 

Services Division (Justin Stines, Deputy Public Works Director) 

A Traffic Impact Analysis (TIA) has been received and included as Exhibit 7. The TIA has two 
recommendations: First to restrict the left turn from the site so that the site has a left and right in but only 
a right out. Per the report this can be accomplished with signage and a painted island equipped with 
bollards. The second recommendation is to install Do Not Block intersection signage and pavement 
markings on southbound Grove St. 

 

 

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: 
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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. At the 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 February 6, 2025, notice was mailed to adjacent 
property owners on January 10, 2025.  A recap of the meeting is included in the board packet as Exhibit 1. 
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Conformity to Adopted Plans  

Boone Next: Our Town, Our Future  
Community Vision Land Use and Development Vision 

We will be a prosperous, livable, people-oriented 
mountain community modeling resilient growth 
that promotes and protects our natural resources 
with diverse housing options and dynamic 
economic opportunities. We will celebrate and 
build upon our community’s historic foundation to 
leave a sustainable and equitable town for future 
generations. 

Grounded in its historic character, Boone will be a 
distinct pedestrian-oriented town that is 
affordable, livable, human-scale, and connected 
through a network of walkable, mixed-use 
corridors and activity centers. 

Planning Principles: The Boone Next Planning Principles are intended, as a collective, to provide a core 
vision to guide planning, zoning, and development decisions. These principles should be carefully 
considered with respect to all zoning map amendments, ordinance text amendments, and other 
development decisions as well as other town planning and policy initiatives. 

Planning Principle 1 
Prioritize thoughtfully designed development of underutilized land within the town’s existing built-upon areas 
over development of undeveloped land on the town’s outer limits. 
It is preferable to accommodate growth in locations within the existing town limits that are appropriate for, can 
support, and would be enhanced by, new development. Infill and redevelopment will occur in a strategic manner 
that considers community needs like provision of and access to goods, services, transit, and quality public space. 
Planning Principle 2 
Emphasize quality design to create an attractive, inspiring public and private realm-architecture, streetscape,  
corridors, gateways, and edges-that is uniquely Boone. 
Public areas (streetscapes, sidewalks, parks, plazas, etc.) and private areas (building facades, landscaping, parking 
facilities, etc.) will be planned, arranged, and designed with quality materials to celebrate a sense of place and 
character by balancing function, appearance, and affordability, while fostering creativity, innovation, and human-
scale design that is true to Boone. 
Planning Principle 4 
Encourage development and connections that better balance the needs of pedestrians, drivers, cyclists, and 
transit users. 
Opportunities will be sought to improve the street pattern and connectivity, thereby increasing travel options, 
potentially decreasing vehicle miles, reducing congestion, and improving safety. 
»A connected street pattern will be the preferred network for future development and redevelopment unless 
prevented by streams, steep slopes, or other barriers. 
»Well-connected streets will be designed with short blocks and alleys and include sidewalks and street trees to 
facilitate walking. 
»Streets and trails will have high connectivity within and between neighborhoods and commercial districts. 
»Bicycle and pedestrian trails with supporting amenities will be integrated into new development and areas 
undergoing redevelopment. 

Revised report to reflect the Town’s newly adopted comprehensive plan. 
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»Enhance connectivity to community amenities; add sidewalks, bike facilities, transit, and other pedestrian safety 
facilities where feasible. 

Growth Management Tiers Map: The Growth Management Tiers Map is a policy tool intended to 
help Boone manage the growth of its corporate limits. The map identifies areas inside and outside the 
corporate limits that are likely to face development pressures, and it identifies those areas that are most 
appropriate for the town to consider serving by means of annexation within the next 10 to 15 years. The 
Growth Management Tiers Map is supplemented by and should be applied in concert with the Future 
Land Use Map, where applicable.  The overall purposes of the map are to: 

 Promote better interjurisdictional and long-range planning between and among the town, Watauga 
County, and utility providers. 

 Encourage long-term fiscally and environmentally sustainable growth by carefully managing the 
extension of taxpayer-funded town services 

 Encourage infill development 

 Inform developers, landowners, farmers, and residents with respect to the town’s priorities and 
approach to the growth of its corporate limits 

 Provide policy guidance to town decision-makers regarding annexations, town service provision, 
fees and incentives, and locations for capital improvements 

This property is located within the Priority Growth area. 

Priority Growth Area is land where growth is most encouraged; designated as Downtown, Downtown 
Edge, and Walkable Mixed Use on the Future Land Use Map.  

Future Land Use Map 
The Future Land Use Map is a critical tool intended to give shape to and help implement Boone’s vision 
for the next 15-20 years. The map and associated land use types provide a framework for development 
and other land use-related decisions, including decisions on public infrastructure and transportation. 

In legislative decision-making cases, Council and the Planning Commission will review Boone Next and 
the Future Land Use Map to ensure that the request:  

 is consistent with the goals and policies set forth in this plan; and  
 is consistent with the land use type as shown on the Future Land Use Map;  
 and if not ensure that the requested change of zoning will not negatively impact the intent of the 

mapped land use type; and  
 is supported by existing or planned infrastructure. 
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The property included in the request is mapped in the Walkable Mixed Use land use type.  Please see 
below for more details on this land use type. 
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Description Objectives Primary Uses 

Walkable Mixed-Use areas are envisioned as 
places that should evolve from existing auto-
oriented patterns into green, walkable, 
mixed-use corridors and destinations.  
New street and alley grids may be 
established, fostering a more urban 
environment while maintaining a 
commitment to well-designed, green, and 
visually-engaging building patterns. 
Buildings in these areas are oriented toward 
the street and generally up to four stories in 
height; in some cases, on appropriately sized 
and located lots, they may reach up to six 
stories. Parking and drive aisles in the front 
are minimized and the majority of parking 
placed to the sides and rear. Ground floors 
should feature ample transparent windows 
and doors. Ground floors should create an 
inviting atmosphere for pedestrians by, for 
example, incorporating features like 
generous transparent windows and inviting 
entryways.   
Where appropriate, wider sidewalks and 
street trees enhance the pedestrian 
experience and promote a sense of place. 
The overall vision behind the Walkable 
Mixed-Use Land Use Type is to foster 
vibrant, self-sufficient communities where 
everything is just a short stroll away – a true 
realization of the “15-minute city” or  
“city within a city” concept.  Here, residents 
enjoy access to local businesses, services, 
and amenities that cater to their daily lives, 
while commercial spaces thrive on the 
support of a connected residential 
environment. 

 

•Eliminate curb cuts on 
arterials through rear 
access parking and new 
alley construction and 
dedication 
•Evaluate opportunities 
for neighborhood scale- 
businesses that enhance 
neighborhoods with 
accessible resources such 
as cafes, small 
grocers/bodegas, and 
childcare facilities 
•Mixed-use buildings 
provide a variation in 
layout and size for ground 
floor non-residential uses 
•Encourage and facilitate 
public spaces like plazas, 
playgrounds, and other 
public amenities 

•Vertical mixed-use with 
ground floor commercial 
and upper story 
residential and/or 
appropriate commercial 
uses; or a mix of single-
use commercial and/or 
residential buildings 
within a single 
development 
•Multi-family 
•Limited light 
industrial/manufacturing 
uses with minimal 
external impacts 
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Goals & Policies 
Goal 1.2 DEVELOPMENT TRUE TO BOONE’S VISION 
Boone’s development and redevelopment will enhance the best of the town’s existing built environment 
and reinforce the vision set forth in this plan. 
Policy 1.2.4: Create and Enhance Gateways  
Gateways can serve as visual cues that travelers are passing between and arriving in new places. 
New development, public infrastructure projects, and preservation efforts should consider gateways 
into Boone and between distinct areas within the town. 
 
Goal 1.3 A PRESERVED HERITAGE 
Boone’s unique architectural and cultural history is celebrated. The town preserves historic buildings 
and encourages the design of new buildings and places that complement its architectural heritage. 
Policy 1.3.4: Encourage Reuse and Rehabilitation  
Support and encourage adaptive reuse and rehabilitation of existing homes and buildings. Where 
appropriate, minimum building code standards should be applied in a manner compatible with 
historic preservation efforts. 
 
 
Goal 3.1 A STRONG AND DIVERSE LOCAL ECONOMY 
Boone will have a strong and diverse local economy that builds on existing economic sectors and fosters 
the growth of new green economic sectors. 
Policy 3.1.1: Build on Boone’s Existing Economic Assets  
Leverage existing economic assets by promoting businesses that are actively investing in Boone and 
providing living wage jobs. 
 
Policy 3.1.4: Support Boone’s Small Businesses  
Support Boone’s independent businesses and ensure existing resources are adequately advertised 
to existing and prospective small business. Foster a spirit of entrepreneurship and information-
sharing. Create opportunity for creating new locally-owned small businesses, including protecting 
and expanding the supply of small, affordable spaces in existing and new buildings. 
Policy 3.1.5: Stimulate Equity in Economic Development  
Support the development and growth of worker-owned businesses as a means of promoting higher 
wages, upward mobility, and a diversity of locally-owned services. Support growth of and 
collaboration with unions and unionized businesses. 
 
Goal 3.4 INNOVATION THROUGH ARTS, CULTURE, AND CREATIVITY 
Boone is a place where art, culture, and creativity nourishes the mind and body as well as supports 
livelihoods. 
Policy 3.4.4: Local and Regional Foods  
Build and strengthen the local food economy through local farmers’ markets and food hubs. Support, 
grow, and expand local food cooperatives like Blue Ridge Women in Agriculture and High Country 
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Food Hub. Seek to eliminate food deserts and make food geographically accessible to residents 
across the community. Support local restaurants, food incubators, food-related events, and other 
initiatives. 
 

  
 

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 07/07/2025. 

/s/ Brenda Henson 
    

Brenda Henson, Administrative Support Specialist  
 

 

Certification of Posting 

I, Darrell Pulliam, 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 07/07/2025.   

/s/ Darrell Pulliam 
 

Darrell Pulliam, Building Code Compliance Official  

 

Condition of Approval 

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 March 
19, 2025), 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 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 … 
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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 is  
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 Planning Commission recommends approval OR 
denial of Ordinance #A25-0115 within Exhibit A and believes 
approval OR denial is reasonable and in the public interest 
because: 

Note 2 

 

 

 

 

 

 

 

 

 

 

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. 
 

Note 1: describe elements of controlling land 
use plans and how the amendment is or is not 
consistent. 
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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 is  
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 approves OR denies and believes 
approval OR denial of Ordinance #A25-0115 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. 
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Exhibit A – Ordinance A25-0115 

Ordinance A25-0115 

 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 B3 General 
Business with Corridor and Special Flood Hazard Area Overlay to B3 General Business with Corridor and 
Special Flood Hazard Area Overlay with a site-specific development plan for Use 11.06 Restaurants ≤ 
3500ft2 with an Accessory Use for a A-4 Drive-through. 

  
  

  

 

 

WHEREAS, the Boone Town Council held a duly-noticed public hearing July 28th, 2025 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 27th day of August, 2025. 

 

  The Honorable Tim Futrelle, Mayor 

Attest:   

   

   

Nicole Harmon-Church, Town Clerk   

 

Addresses:  1095 East King St 111 Grove St 

Watauga County PIN:  2910-59-9247-000 2910-59-9346-000 

Property Owner: The John E and Lennis 
C Greene Revocable 
Living Trust 

Hardin Creek Holdings, LLC 
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DEAL, MOSELEY, DI SANTI, GARRETT & MARTIN, LLP 
ATTORNEYS AND COUNSELLORS AT LAW 

870 West King Street, Suite B 
PO Box 311 

Boone, North Carolina 28607 
Telephone (828) 264-4734 

Fax (828) 264-2712 
____________ 

James M. Deal, Jr. Bryan P. Martin 
Allen C. Moseley Chelsea Bell Garrett 
Claude D. Smith, Jr.* J. Tucker Deal
Anthony S. di Santi (ret.) George J. Wigington
-------------------------------------- 
* Also Licensed in Georgia 

Neighborhood Meeting Notes- Jeremiah’s Italian Ice & TBD Coffee Truck 
Meeting Date: Thurs. February 6, 2025 
Re: CDZ drive-through for proposed Italian ice and coffee truck 
Property Location: 1095 E. King St.  
Notice Mailed January 10, 2025 

Attendees: (1) Dillon Waschenbach- owner (with wife, Emma) of property located at 222 Perkinsville 
Drive (the blue house on the northeast corner of Grove St. and Perkinsville Drive); (2) Chelsea Bell 
Garrett; (3) Jack Garrett (junior at WHS) 

Please see attached email correspondence between Chelsea Garrett and Dillon Waschenbach before the 
neighborhood meeting.  At the meeting, Mr. Waschenbach asked about the intended use a bit more.  He 
expressed concern about morning traffic more than anything. He said that is the time of day he notices 
and primarily experiences traffic congestion. The Italian ice business will not open before 11am and he 
appeared pleased to hear that.  If a coffee truck is also parked on property (which is currently up-in-the-
air), he understood that would have morning hours.   Dillon was open to a coffee truck in the morning if 
cars could be accommodated and kept off Grove St.  Applicant and Dillon discussed the length of the 
drive-through and how it would operate.   

There will NOT be an ordering board/ voice menu. Patrons will order and wait for their order at the 
window (for Italian ice) or coffee truck in person.  Thus, no cars will stack waiting to order closer to the 
entrance of the property. Instead, the first and only place stacking will start is under the deck shown on 
the rendering.  In the unlikely event a greater number of cars than expected stack- creating an issue, one 
idea discussed was a possible double queue like what Come Back Shack does, and Applicant is very open 
to considering this if the site layout will permit. However, Applicant has the strong belief (and is seeking 
franchise data) that the distance provided from entry to drive-up window is sufficient for fairly significant 
stacking during any busy hours.  The ordinance requires the drive-through to accommodate a minimum of 
5 cars stacked on property, which are measured as 17 ½ feet each.  Based on the scale on the plans, it 
appears at least 8-9 cars should be able to stack before they order at the window (without/ before resorting 
to a double queue).  In addition, unlike Chick Fil A or other restaurants with peak mealtime hours, the 
times of visits to the site for Italian Ice are anticipated to be more spread out during the day and certainly 
more after mealtimes. Visits for the coffee truck would be concentrated in the morning- clearly.  

Mr. Waschenbach was encouraged to come to the March 24, 2025 meeting or submit his comments in 
writing to Town of Boone staff or the Applicant to share.  

Exhibit 2
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(2/10/2025) Amy Snider - RE: 1095 East King Drive Thru Page 1

From: Chelsea Garrett <cgarrett@dealmoseley.com>
To: Dillon Waschenbach <dillon.waschenbach@gmail.com>
CC: "acrees@mesco.com" <acrees@mesco.com>, Sid Greene <sid@hardincreek.co>
Date: 1/16/2025 2:36 PM
Subject: RE: 1095 East King Drive Thru

Dillon:
The cabin building will remain and just be renovated.  In that, my husband and I are going to open a "Jeremiah's Italian Ice".  The
operating hours will be approximately 11/ 12- 9/10pm. We will nail this down specifically, but this is very close if not accurate.  On
the outer drive-through lane (closest to the creek and the convenience store next door), there will be a "Bald Guy Brew" coffee truck.
The hours of operation of that will be early morning until about midday/ early afternoon. So, the 2 will only overlap a couple hours
midday.

I have texted with Don Cox who owns Bald Guy to talk to him about his plans/ intentions and will get back to you with any
corrections or additional detail after I do so.

The entry drive/ proposed drive through will be as close to the back of the back (currently vacant) lot as possible (as shown), cars that
are going through the drive-through will run along the back, turn left toward King St./ front of the property and go under a new deck
that will be built on/ attached to the side of the cabin.  2 lanes will go under the deck.  The exit is going to be in the same "curb cut"
and will be marked by arrows. So parked cars can leave by simply backing out of the space and turning onto Grove. Drive-through
cars will go around the front and leave the same way next to where they came in.

I will find out the exact #s, but my understanding from the Town is that the length of our drive-through provides for substantial
"stacking" of cars on site- more than required.  Let me see if I can get some comparative info to see what other drive-throughs are so
you can compare.

Thank you,

Chelsea Bell Garrett
Attorney/ Partner
Deal Moseley di Santi Garrett & Martin, LLP
870 W. King St., Suite B
PO Box 311
Boone, NC 28607
Phone: 828-264-4734
Fax: 828-264-2712
cgarrett@dealmoseley.com

CONFIDENTIALITY NOTICE: This electronic mail transmission has been sent by a lawyer or an employee of a law firm. It may
contain information that is confidential, privileged, proprietary, or otherwise legally exempt from disclosure. If you are not the
intended recipient, you are hereby notified that you are not authorized to read, print, retain, copy or disseminate this message, any part
of it, or any attachments. If you have received this message in error, please delete this message and any attachments from your system
without reading the content and notify the sender immediately of the inadvertent transmission. There is no intent on the part of the
sender to waive any privilege, including the attorney-client privilege, which may attach to this communication. Thank you for your
cooperation.

-----Original Message-----
From: Dillon Waschenbach <dillon.waschenbach@gmail.com>
Sent: Thursday, January 16, 2025 1:44 PM
To: Chelsea Garrett <cgarrett@dealmoseley.com>
Cc: acrees@mesco.com; Sid Greene <sid@hardincreek.co>; Chelsea Garrett <cgarrett@dealmoseley.com>
Subject: Re: 1095 East King Drive Thru

Great, thank you Chelsea! I appreciate the prompt response! Here are some questions and thoughts;

What are the hours of the business?

What is the nature of the business? Fast food, ice cream, coffee, etc?

If open in the morning, there can be a lot of traffic going down the road with high school students going to school and people going to
work. Will there be potential for a line that extends into the roadway, impeding this traffic? Similar to Come Back Shack, Cook Out,
Bojangles? If so, I fear that will directly impact people’s morning commutes, at an already congested intersection.

Which lots are you planning to use? It looks like the space where the cabin is and the open lot next to it.

Thank you,
Dillon Waschenbach
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(2/10/2025) Amy Snider - RE: 1095 East King Drive Thru Page 2

> On Jan 15, 2025, at 9:29 PM, Chelsea Garrett <cgarrett@dealmoseley.com> wrote:
>
>  Dillon:
> Per your request, attached is the site plan for your review.  The proposal shows the entry and exit being together and furthest away
from the stop light, which is required by the ordinance and DOT rules on driveways near an intersection.  Like I said earlier, if you
want to ask questions or voice concerns, I'd love to hear them before 2/6 just so we can think through ways to address them (if
possible); but, no pressure. You are, of course, free to wait until the meeting.  I also copied Alan Crees from Municipal Engineering
(local to Boone) who prepared the site plan and the property owner representative (Sid Greene).
> Thanks!
>
> Chelsea
>
> Chelsea Bell Garrett
> Attorney/ Partner
> Deal Moseley di Santi Garrett & Martin, LLP
> 870 W. King St., Suite B
> PO Box 311
> Boone, NC 28607
> Phone: 828-264-4734
> Fax: 828-264-2712
> cgarrett@dealmoseley.com
>
> CONFIDENTIALITY NOTICE: This electronic mail transmission has been sent by a lawyer or an employee of a law firm. It may
contain information that is confidential, privileged, proprietary, or otherwise legally exempt from disclosure. If you are not the
intended recipient, you are hereby notified that you are not authorized to read, print, retain, copy or disseminate this message, any part
of it, or any attachments. If you have received this message in error, please delete this message and any attachments from your system
without reading the content and notify the sender immediately of the inadvertent transmission. There is no intent on the part of the
sender to waive any privilege, including the attorney-client privilege, which may attach to this communication. Thank you for your
cooperation.
>
> -----Original Message-----
> From: Dillon Waschenbach <dillon.waschenbach@gmail.com>
> Sent: Wednesday, January 15, 2025 7:15 PM
> To: Chelsea Garrett <cgarrett@dealmoseley.com>
> Subject: 1095 East King Drive Thru
>
> Good Evening Ms. Garrett,
>
> I received your letter today regarding the proposed drive thru on Grove St. I was wondering if you could provide a mock up or photo
of what the drive through would look like? I’m curious where the entrance and exit will be.
>
> I plan to attend on Feb 6th to learn more and voice concern. I believe I'm the only property owner on this street that doesn’t rent their
property out, so depending on the proposal, it could actively affect my living situation.
>
> Looking forward to it,
> Dillon Waschenbach
> <2025-01-15- 1-Page Site Plan for Neighb. Mtg..pdf>
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JSeventeen7, LLC 
1059 East King Street 
Description of Activities Fire Code Consideration 

Applicant is proposing an Italian ice/ frozen dessert retail business (called 
Jeremiah’s Italian Ice) inside the existing structure along with a coffee truck to be 
parked onsite.   The Italian ice/ frozen dessert business will not have an oven, cook/ 
stove top, grill, fryer or any other equipment/ appliances to cook food or even  
prepare food onsite except an ice cream machine. The coffee truck will also not 
contain any of the foregoing appliances/ equipment and will not be roasting coffee 
beans or preparing food on site.   

Jeremiah’s patrons will be able to eat inside but there will be minimal seating- 
planned 2 4-top tables. In addition, there will be a large deck as shown on the plans 
which patrons for both businesses may use.   

Please advise if you need additional information. 

Exhibit 4
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TRANSPORTATION 
IMPACT ANALYSIS

July 10, 2025

Project # 250004

Boone, North Carolina

Prepared For: JSeventeen7, LLC

Jeremiah's

Italian Ice 

of  Boone

E x h i b i t  7
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Home Office:  Serving the Southeast since 2002  
119 Brookstown Ave. Suite PH1  NC License: C-2522 
Winston-Salem, NC 27101 
Main: 336.744.1636; Fax:  336.458.9377

Transportation Impact Analysis 

Boone, NC 
 

Prepared for 
JSeventeen7, LLC 

 
July 10, 2025 

 
            
 
 
Analysis and Graphics by: Nick Liguori, PE 
    John Davenport III, EI 
    
      
Reviewed and Sealed by: Nick Liguori, PE 
      
 
 
 
 
 
 

 
 
  

 
This document, together with the concepts and designs presented herein, is intended only for the specific purpose 
and client for which it was prepared. Reuse of, or improper reliance on, this document by others without written 
authorization and adaptation by DAVENPORT shall be without liability to DAVENPORT and shall be a violation of 
the agreement between DAVENPORT and the client. 

SEAL 
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EXECUTIVE SUMMARY 

East King Street and Grove Street / Old East King Street in Boone, NC. This site will consist of a 
1,485-square-foot Italian ice / frozen treats shop with two (2) drive-thru lanes. One full-movement 
access is proposed on Grove Street approximately 155 feet north of East King Street (measured 
center-to-center). The expected build-out year for this development is 2026. Information regarding 
the property was provided by the applicant, JSeventeen7, LLC, and by the site civil engineer, 
Municipal Engineering. 

The trip generation of the proposed site is approximately 441 daily trips and 49 trips in the peak 
hour. Note that this business is planned to be open from 12:00 pm to 9:00 pm on a typical 
weekday.  

Overall, the capacity analysis shows that the signalized intersection of US 421 at Grove Street / 
Old East King Street currently operates at level of service (LOS) B during both the School PM 
peak hour (3-4 pm) and during the Commuter PM peak hour (4-5 pm). The impact of site traffic is 
relatively minimal. The intersection remains at LOS B, with an impact of 0.7 seconds or less during 
both peak periods. No modifications are recommended at this signalized intersection. 

The proposed Site Access has been positioned as far north as possible to maximize spacing from 
the traffic signal. However, given right-of-way constraints, the effective spacing is only 85 feet. 
This means that at most four (4) vehicles can stack on Grove Street at the signal before the 
driveway is blocked. Existing queues of vehicles driving south on Grove Street toward Old East 
King Street already exceed this spacing, meaning that the driveway is sporadically blocked by 
queues from the signal. Based on this, two recommendations are given for safety reasons: 1) to 
restrict left turn exit movement from the site with signage and a painted island with bollards, and 

Street. Those exiting the site will be required to turn right-out only, then use the signal at Old E. 
King St. to turn left or right. The recommendations are shown in Exhibit A and Table A. 
 
The internal circulation analysis for the drive-thru indicates a maximum queue length of 89 feet in 
the left lane and 86 feet in the right lane, or 175 feet total of both lanes. This represents 
approximately 4 vehicles in each lane, or 8 vehicles total. The site plan provides approximately 
220 feet of storage in the left lane and 200 feet in the right lane, or 420 feet total. The drive-thru 
can contain approximately 10 vehicles in the left lane and 9 in the right lane, or 19 total. The 
anticipated maximum queues are well-contained by the available storage. 
 
In conclusion, this study has identified the potential traffic impacts of this development and has 
provided recommendations to mitigate the impact of future traffic. The analysis indicates that with 
the recommended improvements in place, the proposed site is not expected to have a detrimental 
effect on transportation capacity and mobility within the study area. The recommendations 
summarized in Exhibit A and Table A should be constructed to comply with applicable Town of 
Boone standards.  
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INTERSECTION RECOMMENDATIONS 

East King Street at Grove Street 
/ Old East King Street 

 No improvements recommended 

Grove Street at Proposed Site 
Access 

 Restrict left turn exit from site (left in, right in, 
right out). This can be accomplished with 
signage and a painted island equipped with 
bollards. 

pavement markings on southbound Grove Street 
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1.0  Introduction 

East King Street and Grove Street / Old East King Street in Boone, NC. This site will consist of a 
1,485-square-foot Italian ice / frozen treats shop with two (2) drive-thru lanes. One full-movement 
access is proposed on Grove Street approximately 155 feet north of East King Street (measured 
center-to-center). The expected build-out year for this development is 2026. Information regarding 
the property was provided by the applicant, JSeventeen7, LLC, and by the site civil engineer, 
Municipal Engineering. 

A conceptual site plan is shown in Figure 1, and a site location map and a vicinity map are 
provided in Figures 2A and 2B, respectively.  

DAVENPORT was retained to determine the potential traffic impact of this development and to 
identify transportation improvements that may be required to accommodate the new development 
traffic. The following intersections are included in the study: 

1. US 421 (East King Street) at Grove Street / Old East King Street (signalized) 
2. Grove Street at Proposed Site Access (unsignalized) 

These intersections were analyzed during the School PM (3-4 PM) and Commuter PM (4-5 PM) 
peaks for the following conditions: 

 2025 Existing Conditions 

 2026 Future No Build Conditions  

 2026 Future Build Conditions  

 2026 Future Build Conditions + Improvements 

The Transportation Impact Analysis (TIA) was performed based on the scope agreed upon with 
NCDOT and Town of Boone. It was conducted according to the standards and best practices of 
the transportation engineering profession.  
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2.0 Existing Conditions 

2.1 Inventory 

Table 2.1 presents a summary of the study area roadway conditions. Figure 3 shows the existing 
lane geometry.  

 

Table 2.1 - Street Inventory 

Facility Name Route # 
Daily 

Volume1 

Typical Cross 
Section 

Lane 
Width 

Speed 
Limit 
(MPH) 

Maintained 
By 

East King Street US 421 37,000 
4-lane divided 

(west) to 5-lane 
undivided (east) 

Varies 
from 60 to 

90 feet 
35 NCDOT 

Grove Street N/A 1,400 2-lane undivided 22 feet 20 
Town of 
Boone 

Old East King 
Street 

N/A 5,000 2-lane undivided 22 feet 35 
Town of 
Boone 

1 Daily volume estimated for East King Street by applying a 2% annual growth rate to 2023 AADT volume published 
by NCDOT. For Town-maintained roads, daily volume estimated as 10 times peak hour volume. 

2.2 Existing Traffic Volumes 

Turning movement counts for this project were collected by Burns Services, Incorporated when 
Watauga County Schools and ASU were in session. Table 2.2 contains the location, dates, and 
times these counts were conducted. The existing AM and PM peak hour volumes are shown in 
Figure 4. Traffic count data are provided in the Appendix.  

Table 2.2 - Traffic Volume Data 

Count Location Date Taken Hours 

East King Street at Grove Street / Old 
East King Street 

54



B
L

A
C

K
=

 E
X

IS
T

IN
G

B
L

U
E

=
 P

R
O

P
O

S
E

D

T
R

A
F

F
IC

M
O

V
E

M
E

N
T

R
O

A
D

W
A

Y

L
E

G
E

N
D

S
IG

N
A

L

S
T

O
P

J E
R

E
M

IA
H

' S
I T

A
LI

A
N

I C
E

B
O

O
N

E

B
O

O
N

E
, 

N
C

P
R

O
JE

C
T

N
U

M
B

E
R

2
5

0
00

4

N

T
h

is
d

o
cu

m
e

n
t,

to
g

e
th

e
r

w
ith

th
e

co
nc

e
pt

s
a

n
d

d
e

si
g

n
s

p
re

se
n

te
d

h
e

re
in

,
is

in
te

n
de

d
o

n
ly

fo
r

th
e

sp
e

ci
fic

pu
rp

o
se

a
n

d
cl

ie
nt

fo
r

w
h

ic
h

it
w

a
s

p
re

p
a

re
d

.
R

e
u

se
of

,
o

r
im

p
ro

p
e

r
re

lia
n

ce
on

,
th

is
d

o
cu

m
e

n
t

b
y

o
th

e
rs

w
ith

o
u

t
w

ri
tt

en
a

ut
h

o
ri

za
tio

n
a

n
d

a
da

p
ta

tio
n

b
y

D
A

V
E

N
P

O
R

T
,

sh
al

l
b

e
w

ith
o

u
t

lia
b

ili
ty

to
D

A
V

E
N

P
O

R
T

,
a

n
d

sh
a

ll
b

e
a

vi
o

la
tio

n
of

th
e

a
g

re
e

m
e

n
t

b
e

tw
e

e
n

D
A

V
E

N
P

O
R

T
a

n
d

th
e

cl
ie

n
t.

O
ld

 E
as

t 
K

in
g

 S
t

FI
G

U
R

E
3

E
X

IS
T

IN
G

LA
N

E
 

G
E

O
M

E
T

R
Y

S
P

E
E

D
L

IM
IT

35

S
P

E
E

D
L

IM
IT

35

S
P

E
E

D
L

IM
IT

20

55



B
L

A
C

K
=

 E
X

IS
T

IN
G

B
L

U
E

=
 P

R
O

P
O

S
E

D

T
R

A
F

F
IC

M
O

V
E

M
E

N
T

R
O

A
D

W
A

Y

L
E

G
E

N
D

S
IG

N
A

L

S
T

O
P

J E
R

E
M

IA
H

' S
I T

A
LI

A
N

I C
E

B
O

O
N

E

B
O

O
N

E
, 

N
C

P
R

O
JE

C
T

N
U

M
B

E
R

2
5

0
00

4

N

T
h

is
d

o
cu

m
e

n
t,

to
g

e
th

e
r

w
ith

th
e

co
nc

e
pt

s
a

n
d

d
e

si
g

n
s

p
re

se
n

te
d

h
e

re
in

,
is

in
te

n
de

d
o

n
ly

fo
r

th
e

sp
e

ci
fic

pu
rp

o
se

a
n

d
cl

ie
nt

fo
r

w
h

ic
h

it
w

a
s

p
re

p
a

re
d

.
R

e
u

se
of

,
o

r
im

p
ro

p
e

r
re

lia
n

ce
on

,
th

is
d

o
cu

m
e

n
t

b
y

o
th

e
rs

w
ith

o
u

t
w

ri
tt

en
a

ut
h

o
ri

za
tio

n
a

n
d

a
da

p
ta

tio
n

b
y

D
A

V
E

N
P

O
R

T
,

sh
al

l
b

e
w

ith
o

u
t

lia
b

ili
ty

to
D

A
V

E
N

P
O

R
T

,
a

n
d

sh
a

ll
b

e
a

vi
o

la
tio

n
of

th
e

a
g

re
e

m
e

n
t

b
e

tw
e

e
n

D
A

V
E

N
P

O
R

T
a

n
d

th
e

cl
ie

n
t.

FI
G

U
R

E
 4

 
20

25
 E

X
IS

T
IN

G
 

T
R

A
FF

IC
 V

O
LU

M
E

S

S
C

H
O

O
L

 P
M

 / 
C

O
M

M
U

T
E

R
 

P
M

 P
E

A
K

S

56



3.0 Approved Development and Committed Improvements 

3.1 Approved Developments 

Approved developments are projects that have been authorized in the area but are not yet 
constructed. Per the approved scoping document, there are no approved developments to 
consider for this study site. The 2% annual growth rate was considered adequate to account for 
background traffic growth. 

3.2 Committed Improvements 

Committed improvements are projects planned by NCDOT, the Town of Boone, or that are 
associated with a prior approved development(s) in the area but are not yet constructed. Per the 
approved scoping document, there are no committed improvements to be included in this study. 

 
4.0 Methodology  
 
4.1 Baseline Assumptions and Standards 
 
In general, the analysis for this project was conducted utilizing NCDOT and Town of Boone 
standards. Table 4.1 contains a summary of the baseline assumptions. 
 

Table 4.1 - Assumptions 

Annual Growth Rate 2% 

Analysis Software Synchro / SimTraffic 

Lane Widths 12 feet 

Peak Hour Factor 

Commuter PM peak hour: 0.90 on all movements 
School PM peak hour: 0.75 on EBR, WBL, SBT, NBL, 
NBT, and NBR movements to account for school traffic 

0.90 on all other movements 

Truck Percentage 2% 

4.2 Future No Build Volumes 

The 2026 future no build traffic volumes were computed by applying a 2% annual growth rate to 
the 2025 existing traffic volumes. Figure 5 shows 2026 future no build traffic volumes for AM and 
PM peaks. 
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4.3 Trip Generation 

The proposed development will consist of a 1,485-square-foot Italian ice / frozen treats shop with 
two (2) drive-thru lanes. The trip generation methodology is outlined below, and the results are 
shown in Table 4.2: 

1. The industry-standard method for trip generation is the Institute of Transportation 
Engineers (ITE) Trip Generation Manual (11th Edition). However, there is a lack of 
documentation of trip generation rates for this type of land use (ice cream / frozen treats 
shop). As a result, ITE Land Use Code 934 (Fast-food Restaurant with Drive-thru) was 
selected as the closest approximation. This is considered conservative due to the high trip 
generation rates associated with fast-food restaurants with drive-thru. 

2. For the Commuter PM peak hour, the trip generation rate for ITE Code 934 was used. 26 
entry and 23 exit trips are anticipated. 

3. For the School PM peak hour (3-4 pm), trips were assumed to be equivalent to Commuter 
PM peak hour trips. This is a conservative assumption, since food service-related traffic 
is typically lower in the early afternoon as compared to the evening (dinner time). This is 
confirmed by a comparison of ITE trip generation rates for 3-4 pm, which are lower than 
those of 5-6 pm or 6-7 pm. 

4. For daily (24-hour) trips, it was determined that a custom calculation was more suitable 

is not planned to open until 12:00 pm, and will only be open from 12 to 9 pm on a typical 
day. As a result, this establishment will generate less traffic than a fast-food restaurant 
which is open for at least 12 hours per day, such as those which ITE Code 934 is based 
on. 

5. 24-hour trips were approximated as the number of business hours (9) multiplied by the 
peak hour volume (49 trips). 

adjacent street (East King Street) which will divert into the site and then continue to their 
destination. However, due to a lack of research on pass-by rates for this land use, pass-
by traffic was conservatively assumed to be zero. All trips were assumed to be new traffic. 

Table 4.2 - Trip Generation 

Average Weekday Driveway Volumes 
24 Hour School PM Peak 

Hour 
Commuter PM 

Peak Hour Two-Way 

Land Use 
ITE Land 

Code 
Size Volume Enter Exit Enter Exit 

Italian Ice / Frozen 
Treats Shop with 

Drive-thru 
934* 1.485 

Th.Sq.Ft. 
GFA 

441 26 23 26 23 

Total Trips 441 26 23 26 23 
Notes:  
Commuter PM peak: In absence of ITE data for Italian ice or ice cream shop, ITE code 934 (fast-food restaurant with drive-thru) trip 
rate was conservatively used.  
School PM peak: Trip generation conservatively assumed to be equivalent to that of Commuter PM peak. 
24-hour trips: Due to limited number of business hours (12 pm to 9 pm), 24-hour trips approximated as 9 hours x 46 trips / hour.  
Pass-by trip reduction was not applied due to lack of ITE data and to provide more conservative results. 

59



4.4 Trip Distribution and Assignment 

Site trips for this proposed development were distributed based on the existing traffic patterns 
and engineering judgment. The trip distribution model is shown in Figure 6. The directional 
distribution for site trips is as follows: 
 

 45% to and from the west on East King Street 

 30% to and from the east on East King Street 

 20% to and from the north on Grove Street 

 5% to and from the south on Old East King Street 
 
4.5 Future Build Volumes 
 
Site trip volumes were added to the future no build volumes to compute the 2026 Future Build 
volumes. Site trips are shown in Figure 7, and Future Build volumes are shown in Figure 8.  
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5.0 Capacity Analysis 

5.1 Level of Service Evaluation Criteria 

Highway Capacity Manual
in intersections and on roadway segments. There 

operations. Synchro traffic modeling software is used to determine the LOS and delay for study 
intersections. Synchro analysis worksheet reports are provided in the Appendix.  
 

 
5.2 Queuing Evaluation 
 
A queueing analysis was performed using Synchro and SimTraffic simulation, based on a 
minimum 10-minute seeding, a 60-minute recording period, and 10 runs. The maximum 
SimTraffic queues and 95th-percentile Synchro queues are provided, along with the turn lane 
lengths. Synchro and SimTraffic queue reports are provided in the Appendix. 

Levels of Service and Control Delay Criteria 

Signalized Intersection Unsignalized Intersection 

Level of Service 
Control Delay Per 
vehicle (seconds) 

Level of Service 
Delay Range 

(seconds) 

A  10 A  10 

B  10 and  20 B  10 and  15 

C  20 and  35 C  15 and  25 

D  35 and  55 D  25 and  35 

E  55 and  80 E  35 and  50 

F  80 F  50 
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5.3 Capacity Analysis Results 

The results of the level of service (LOS) and queue analysis are discussed by intersection below. 
The recommendations are illustrated in Figure 9.  

US 421 (East King Street) at Grove Street / Old East King Street 

This signalized intersection currently operates at LOS B during both the School PM peak hour 
and the Commuter PM peak hour. In 2026 future no build conditions, LOS B is again anticipated 

 Italian Ice traffic, the intersection remains 
at LOS B. The overall impact of site traffic is relatively minimal: approximately 0.5 seconds per 
vehicle in the School PM peak and 0.6 seconds per vehicle in the Commuter PM peak. No 
improvements are recommended at this signalized intersection. Further discussion of queuing 
along Grove Street is provided under the intersection of Grove Street at the Site Access. 

King Street) at Grove Street / Old East King Street 

Scenario Overall LOS 

Level of Service by Approach (Delay in sec/veh) 

Eastbound Westbound Northbound Southbound 

School PM Peak Hour 

2025 
Existing 

B (17.4) 

L T R L TR L TR LTR 

B (11.6) B (15.0) B (11.4) B (13.5) B (12.6) D (46.8) C (22.8) C (23.3) 

B (14.3) B (12.6) D (41.6) C (23.3) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 25 373 117 15 249 200 57 57 

Max Queue 48 383 128 61 217 244 103 109 

2026 
Future No 

Build 

B (17.9) 

L T R L TR L TR LTR 

B (11.9) B (15.6) B (11.7) B (14.2) B (12.9) D (47.1) C (22.6) C (23.1) 

B (14.8) B (13.0) D (41.8) C (23.1) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 26 385 120 15 256 205 58 58 

Max Queue 54 252 155 38 206 265 97 109 

2026 
Future 
Build 

B (18.4) 

L T R L TR L TR LTR 

B (13.5) B (16.0) B (11.9) B (14.5) B (13.3) D (49.3) C (22.4) C (23.5) 

B (15.2) B (13.3) D (43.4) C (23.5) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 36 385 120 15 248 209 58 68 

Max Queue 66 279 169 43 228 270 108 116 

2026 
Future 

Build with 
Rerouting 

B (18.5) 

L T R L TR L TR LTR 

B (13.5) B (16.0) B (11.9) B (14.5) B (13.3) D (50.7) C (22.4) C (23.7) 

B (15.2) B (13.3) D (44.5) C (23.7) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 36 385 120 15 258 210 58 70 

Max Queue 48 282 131 51 180 248 84 136 

Notes: 1) All queues in feet, 2) 95th % queue obtained from Synchro, 3) Max queue obtained from SimTraffic simulation, 4) for lane groups with 
multiple lanes, the highest queue is reported 
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 421 (East King Street) at Grove Street / Old East 
King Street 

Scenario Overall LOS 

Level of Service by Approach (Delay in sec/veh) 

Eastbound Westbound Northbound Southbound 

Commuter PM Peak Hour 

2025 
Existing 

B (13.2) 

L T R L TR L TR LTR 

A (9.3) B (12.0) A (7.5) A (9.2) A (9.5) D (43.5) C (26.7) C (28.9) 

B (11.3) A (9.4) D (40.1) C (28.9) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 26 437 104 10 276 164 48 70 

Max Queue 79 276 143 37 210 215 92 114 

2026 
Future No 

Build 

B (13.7) 

L T R L TR L TR LTR 

A (10.0) B (12.8) A 97.8) A (10.0) A (10.0) D (42.9) C (26.2) C (28.5) 

B (12.1) A (10.0) D (39.5) C (28.5) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 28 463 108 10 291 165 49 70 

Max Queue 64 266 148 33 234 215 101 114 

2026 
Future 
Build 

B (14.3) 

L T R L TR L TR LTR 

B (11.9) B (13.3) A (8.1) B (10.5) B (10.4) D (44.1) C (25.7) C (29.1) 

B (12.6) B (10.4) D (40.3) C (29.1) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 39 475 111 11 303 166 48 83 

Max Queue 70 289 209 37 233 226 94 122 

2026 
Future 

Build with 
Rerouting 

B (14.4) 

L T R L TR L TR LTR 

B (11.9) B (13.3) A (8.1) B (10.5) B (10.4) D (44.9) C (25.7) C (29.4) 

B (12.6) B (10.4) D (40.9) C (29.4) 

Effective 
Storage 

200 Full 550 250 Full 325 Full Full 

95th % Queue 39 475 111 11 303 167 48 87 

Max Queue 89 245 153 28 226 190 89 136 

Notes: 1) All queues in feet, 2) 95th % queue obtained from Synchro, 3) Max queue obtained from SimTraffic simulation, 4) for lane groups with 
multiple lanes, the highest queue is reported 
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Grove Street at Proposed Site Access (unsignalized) 

The proposed site driveway will be located approximately 155 feet north of East King Street, 
measured center-to-center. The intersection operates at LOS A during both School PM and 
Commuter PM peaks. Based on projected volumes, no turn lanes are warranted into the site on 
Grove Street.  

In terms of queuing, particular attention was given to southbound queues on Grove Street coming 
from the nearby signal at US 421 (East King Street). As shown on the site plan (Figure 1), the 
driveway has been placed as far north as possible to maximize spacing from the traffic signal. 
While the center-to-center spacing is 155 feet, there is only 85 feet of effective queue storage, 
measured from the stop bar at the traffic signal to the near (south) side of the proposed driveway. 
This means that only 4 to 5 vehicles stacked at one time on Grove Street is sufficient to block the 
driveway. The presence of queuing in front of a full movement driveway is a safety concern for 
traffic on Grove Street and exiting the site. 

As shown in the previous Table 5.2, there is already queuing on Grove Street at lengths sufficient 
to block the Site Access. The impact of site traffic is approximately one (1) vehicle length on 
southbound queues at the signal. To provide safe ingress and egress, the following are 
recommended: 

 Restrict left turn exit from site (left in, right in, right out). This can be accomplished with 
signage and a painted island equipped with bollards. This is due to the safety concerns 
for left turn exit movement. Those seeking to exit left toward the north can reroute as right 
turns, then use either Jefferson Road or Perkinsville Drive to reach their destinations. 

Effective Queue Storage Distance on Grove Street 
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Scenario 
LOS of Worst 

Approach 

Level of Service by Approach (Delay in sec/veh) 

Eastbound Northbound Southbound 

School PM Peak Hour 

2026 Future 
Build 

A (9.1) 
EB Approach 

LR LT TR 

A (9.1) A (1.5) A (0.0) 

Effective Storage - Full Full 

95th % Queue 3 0 0 

Max Queue 44 39 3 

2026 Future 
Build with 
Rerouting 

A (8.8) 
EB Approach 

R LT TR 

A (8.8) A (1.7) A (0.0) 

Effective Storage - Full Full 

95th % Queue 2 0 0 

Max Queue 29 31 29 

Commuter PM Peak Hour 

2026 Future 
Build 

A (9.0) 
EB Approach 

LR LT TR 

A (9.0) A (1.7) A (0.0) 

Effective Storage - Full Full 

95th % Queue 3 0 0 

Max Queue 43 32 6 

2026 Future 
Build with 
Rerouting 

A (8.8) 
EB Approach 

R LT TR 

A (8.8) A (1.7) A (0.0) 

Effective Storage - Full Full 

95th % Queue 2 0 0 

Max Queue 29 53 51 

Notes: 1) All queues in feet, 2) 95th % queue obtained from Synchro, 3) Max queue obtained from SimTraffic simulation, 4) for 
lane groups with multiple lanes, the highest queue is reported 
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6.0 Drive-Thru Internal Circulation 

SimTraffic software to ensure that queues are well-contained and do not back up onto the 
adjacent roadway network. The traffic model included two (2) drive-thru lanes, the ordering 
positions, and the parking lot layout.  

Based on information provided by the applicant, it takes an average of 3 minutes (180 seconds) 
per vehicle to place an order, conduct payment, receive the order, and exit. However, since there 
are two (2) ordering positions and drive-thru lanes, the net processing time is 90 seconds per 
vehicle when both lanes are in use.  

To provide an additional factor of conservative analysis, all entry trips were assumed to use the 
drive-thru rather than parking and walking in.  

The internal circulation analysis for the drive-thru indicates a maximum queue length of 
89 feet in the left lane and 86 feet in the right lane, or 175 feet total of both lanes. This 
represents approximately 4 vehicles in each lane, or 8 vehicles total. The site plan provides 
approximately 220 feet of storage in the left lane and 200 feet in the right lane, or 420 feet total. 
The drive-thru can contain approximately 10 vehicles in the left lane and 9 in the right lane, or 19 
total. The anticipated maximum queues are well-contained by the available storage. 

The queue lengths are illustrated in Figure 10 on the following page. 
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7.0 Summary and Conclusion 

East King Street and Grove Street / Old East King Street in Boone, NC. This site will consist of a 
1,485-square-foot Italian ice / frozen treats shop with two (2) drive-thru lanes. One full-movement 
access is proposed on Grove Street approximately 155 feet north of East King Street (measured 
center-to-center). The expected build-out year for this development is 2026. Information regarding 
the property was provided by the applicant, JSeventeen7, LLC, and by the site civil engineer, 
Municipal Engineering. 

The trip generation of the proposed site is approximately 441 daily trips and 49 trips in the peak 
hour. Note that this business is planned to be open from 12:00 pm to 9:00 pm on a typical 
weekday.  

Overall, the capacity analysis shows that the signalized intersection of US 421 at Grove Street / 
Old East King Street currently operates at level of service (LOS) B during both the School PM 
peak hour (3-4 pm) and during the Commuter PM peak hour (4-5 pm). The impact of site traffic is 
relatively minimal. The intersection remains at LOS B, with an impact of 0.7 seconds or less during 
both peak periods. No modifications are recommended at this signalized intersection. 

The proposed Site Access has been positioned as far north as possible to maximize spacing from 
the traffic signal. However, given right-of-way constraints, the effective spacing is only 85 feet. 
This means that at most four (4) vehicles can stack on Grove Street at the signal before the 
driveway is blocked. Existing queues of vehicles driving south on Grove Street toward Old East 
King Street already exceed this spacing, meaning that the driveway is sporadically blocked by 
queues from the signal. Based on this, two recommendations are given for safety reasons: 1) to 
restrict left turn exit movement from the site with signage and a painted island with bollards, and 

Street. Those exiting the site will be required to turn right-out only, then use the signal at Old E. 
King St. to turn left or right. The recommendations are shown in Exhibit A and Table A. 
 
The internal circulation analysis for the drive-thru indicates a maximum queue length of 89 feet in 
the left lane and 86 feet in the right lane, or 175 feet total of both lanes. This represents 
approximately 4 vehicles in each lane, or 8 vehicles total. The site plan provides approximately 
220 feet of storage in the left lane and 200 feet in the right lane, or 420 feet total. The drive-thru 
can contain approximately 10 vehicles in the left lane and 9 in the right lane, or 19 total. The 
anticipated maximum queues are well-contained by the available storage. 
 
In conclusion, this study has identified the potential traffic impacts of this development and has 
provided recommendations to mitigate the impact of future traffic. The analysis indicates that with 
the recommended improvements in place, the proposed site is not expected to have a detrimental 
effect on transportation capacity and mobility within the study area. The recommendations 
summarized in Figure 9 and Table 7.1 should be constructed to comply with applicable Town of 
Boone standards. 
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INTERSECTION RECOMMENDATIONS 

East King Street at Grove Street 
/ Old East King Street 

 No improvements recommended 

Grove Street at Proposed Site 
Access 

 Restrict left turn exit from site (left in, right in, 
right out). This can be accomplished with 
signage and a painted island equipped with 
bollards. 

pavement markings on southbound Grove Street 
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250004: Jeremiah’s Italian Ice (Boone) TIA 

 

TIA Scoping 
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NCDOT Traffic Impact Analysis Need Screening / Scoping Request 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 1 of 2 
 

A Traffic Impact Analysis (TIA) may be required for developments based on the site trip generation 
estimates, site context, or at the discretion of the NCDOT District Engineer. The Applicant or the TIA 
Consultant shall submit this form along with the site plan to the District Engineer to determine the TIA 
need and, if a TIA is required, initiate the TIA scoping process. Without an approved scope, the TIA is 
incomplete and will be rejected until the study is 

Project Name: Jeremiah's Italian Ice Boone Previous Name: If  Applicable

Location: NW quadrant E. King St at Grove St County: Watauga Municipality: Boone 

Project Description: Italian ice and frozen treats shop (1,485 sq. ft.) with 2 drive-thru lanes 
                                                                                  

Project Contact: Applicant TIA Consultant 
Company Name JSeventeen7, LLC  DAVENPORT 
Contact Person Chelsea Garrett  Nick Liguori 
Phone Number 828-773-9943 804-554-0910 
Email cgarrett@dealmoseley.com  nliguori@davenportworld.com 
Mailing Address 143 Edge Hill Ln  119 Brookstown Ave, Suite PH-1 

Blowing Rock, NC 28605  Winston-Salem, NC 27101 

Site Plan Prepared By: Municipal Engineering, Inc.  Site Plan Date: 3-19-25 
See site plan/vicinity map requirements on page 2. 
Parcel Size:  0.87 Acre(s) Anticipated Build-Out Year:  2025 

Weekday Site Trip Generation - Do NOT adjust for mode split, pass-by, internal capture, or diverted trips. 

ITE 
LUC 

Proposed Land Use Size Unit Daily Trips Peak Hour 
Type 

AM Peak Hour Trips PM Peak Hour Trips Data 
Source Enter Exit Total Enter Exit Total 

    See attached table ITE Rate 

                     

                     

                     

                     

                     

                     

                     

                     

                     

Total                                                         

Refer to the current NCDOT Congestion Management Capacity Analysis Guidelines for acceptable trip calculation methods and data sources. 

**Explain local or other data sources, if used:                               

TIA trip threshold of 3,000 daily trips. 

 The estimated site trips meet the municipal TIA trip threshold of 1500 daily trips or 80 peak hour exit trips     

 This project is located in a known STIP and/ or local CIP project #                                                                                          

 This project includes a rezoning request.  

 The proposed site access is located within 1,000 feet of an interchange.  

 The Applicant requests for a new or modified control-of-access break. 

 The Applicant requests for a new or modified median break.  
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NCDOT Traffic Impact Analysis Need Screening / Scoping Request 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 2 of 2 
 

Site Plan/Vicinity Map Requirement for TIA Need Screening: While the site plan may not be 
finalized during the TIA scoping stage, the graphic representation of the proposed development shall 
provide adequate details on the development scope and context. More specifically, the site plan/map shall 
clearly show the location and type of each access point, spacing to adjacent and opposing driveways or 
intersections, internal street network, proposed buildings/parcels with their anticipated uses and sizes at 
full build-out and, if applicable, any nearby interstate, US, NC or Secondary Roads (SR).  

 
Project Name: Jeremiah's Italian Ice Boone   Project Reference Number: 

A TIA is Required by the Local Government. In addition, the study area is expected to include  

      NCDOT maintained transportation facilities.  

A TIA is Required by NCDOT, per the Policy on Street and Driveway Access to North Carolina Highways.  

      If either or both of the boxes above are checked, the Applicant/TIA Consultant is hereby requested to 

      fill out as much as possible of the following TIA scoping checklist, and return it along with the  

      supporting documents to NCDOT prior to the scoping meeting. 

A TIA is NOT required. This decision is based on the development information presented above.  

Changes in the development plan will require re-evaluation of the TIA need, and may necessitate a 

TIA.  The Applicant should inform the District Engineer of any significant changes in a timely fashion 

to avoid delays or rejections of the driveway permit / encroachment agreement applications.  

Additional Comments: 

The TIA need decision is made by the NCDOT Division    District    on                      . 

      

                                                                                                                                                                                                                

Email concurrence may be used in lieu of the signature. 
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NCDOT TIA Scoping Checklist 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 1 of 7 
 

Project Name: Jeremiah's Italian Ice Boone                                                TIA Scoping Date: 5/13/2025 

 TIA Need Screening Forms are Attached. Project Reference #:                                    Decision Date:       

Site Plan and Access  

 Provide a site plan illustrating site access, internal and external roadways, buildings and land uses. 
Policy on Street and Driveway Access to North Carolina Highways pages 14 and 15 for site plan requirements.  

 Identify site access. 

New 
Access 

On Road Access Type Driveway Spacing 
Road Name Permitted Movements Traffic Control Distance (ft) Direction Nearest Intersection / Access 

Access A Grove Street Conventional Full-Mvmt  2-Way Stop 2485 North E King St
Access B                   

Access C                                                     

Access D                   

Access E                                                     

Access F                                                     

Access G                                                     

Access H                                                     

Existing 
Access 

Existing Intersection of Access  Proposed Interconnectivity (If Applicable) 
Road A Road B Modification Connector # Road Connected Adjacent Development 

Access 1             Please Select Connector 1             
Access 2                        Connector 2             

Access 3                        Connector 3             
Access 4                        Connector 4             

 Additional access clarifications and provisions (e.g., proposed control-of-access or median breaks, 

modifications of existing access, loading/unloading area access, bike/pedestrian accommodation).  

Proposed K-12 School Site 

 NCDOT MSTA School Traffic Calculator for              shall be used.  

 Peak Hour Factors (PHFs) shall be adjusted/weighted for new school trips (0.5 PHF by default). 

 Internal school circulation analysis is required, and should be submitted in advance or concurrent 

with the TIA submittal.   

 Clarify traffic operation plans (e.g. traffic circulation pattern, pedestrian access, drop-off/pick-up 
 zone location and configuration, queue storage area and, if applicable, staggered start times). 
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NCDOT TIA Scoping Checklist 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 2 of 7 
 

Trip Generation  

The TIA Consultant shall prepare trip generation estimates following the current NCDOT Congestion 
Management Capacity Analysis Guidelines, and submit the calculation sheets and supporting information 
to the District Engineer for approval prior to capacity analysis.  

ITE 
LUC

Proposed Land Use Size Unit Daily Trips Peak Hour 
Type 

AM Peak Hour Trips    PM Peak Hour Trips   
Data Source 

Enter Exit Total Enter Exit Total 

    See attached table                   Generator                                     Other Data** 

                                                 
                                                 

                                                 

                                                 
                                                 

                                                 

                                                 
                                                 

                                                 

                                                 

                                                 

Unadjusted Site Trips                                               

Internal Capture Trips (Attach Calculation Sheets)                                      Please Select 
Internal Capture % of Unadjusted Site Trips    %  %    % 

LUC Proposed Land Use Any Internal Trips? Pass-By % of External Trips 
          Please Select    %  %    % Please Select 

                      %  %    % 
                       %  %    % 
                       %  %    % 
                       %  %    % 

Pass-By Trips (Attach Calculation Sheets)                                           

Adjacent Street Volumes                  Please Select 

Non-Pass-By Primary Trips                                           
Diverted Trips, if Applicable and Justifiable                                           Please Select 

**Explain local or other data sources, if used: 

 Existing Site Trip Information for Redevelopment Projects (Attach separate sheets as needed) 

ITE 
LUC

Existing Land Use Size Unit Daily Trips 
Peak Hour 

Type 
AM Peak Hour Trips    PM Peak Hour Trips   

Data Source 
Enter Exit Total Enter Exit Total 

                            Please Select                                     Please Select 

                                                 

Total Existing Site Trips                                               

See attached table. In absence of ITE trip generation data for ice cream shop, LUC 934 (fast food with 
drive-thru) was conservatively used. ITE hourly factors used to determine trip generation for school pm (3-
4 pm) peak. Note business is not open in morning, but opens at 12 pm.       
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NCDOT TIA Scoping Checklist 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 3 of 7 
 

Trip Distribution  

  Trip distribution diagrams are submitted concurrently with this document (attach separate sheets). 

  Trip distribution diagrams will be submitted separately, along with supporting information, to the 

District Engineer for review and approval prior to capacity analysis. The trip distribution shall be 

based on the current and anticipated traffic patterns, as well as instructions noted below.   

If required by the District Engineer, the following additional diagrams shall also be submitted: 

 Mixed-Use Developments (separate diagrams for residential, commercial, and office trips) 

 Pass-By Trips 

 Diverted Trips  

 Each Analysis Period 

Mode Split 

    Provide Data Source and Justification 

 

 
 

 Identify proper infrastructure and accommodation for other modes of travel.  

Analysis Peak Periods:  

 Weekday AM Peak           

 Weekday PM Peak 4-6 pm                                                                                                                        

 Weekday Midday Peak                                                                                                                                              

 Weekday PM School Peak  3-4 pm  (Note: Watauga High School dismissal occurs at 3:30 pm)                       

 Weekend       Peak                                                                                                                                              

 Other                                                                                             

                                                                                                                                                                                             

Mode 
Auto             

Period 

AM Peak    %    %    % 
PM Peak     %    %    % 

Daily    %    %    % 

         %    %    % 
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NCDOT TIA Scoping Checklist 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 4 of 7 
 

Study Area Intersections and Data Collection 

The study area shall include the site access intersections
 and, if applicable, internal intersections. 

External 
Intersection 

Intersection of Traffic 
Control 

Intersection Turning Movement Counts 
Notes  

Road A Road B New / Existing  Date of Counts Growth Adjustment 

#1 E King St Grove St Signal Require New Counts                    
#2                                                      

#3                                                      
#4                                                      

#5                                                      
#6                                                      

#7                                                      

#8                                                      
#9                                                      

#10                                                      

#11                                                      

#12                                                      

Internal 
Intersection 

Intersection of Access Type Intersection Spacing 
Road A Road B Traffic Control Permitted Movements Distance (ft) Direction Nearest Intersection 

#101                                               
#102                                               

#103                                               

#104                                               

#105                                               

The following data will be collected: 

 New traffic turning movement counts in  15-min intervals  5-min intervals (near schools)  
Unless otherwise noted above, new traffic counts shall be collected at the existing study intersections during the analysis 
periods. Weekday counts shall avoid Mondays, Fridays, holidays, school breaks, road closures, and major weather events. 

 To account for the impact of existing and/or proposed school traffic, PHFs will be adjusted for:  

intersections numbered:   All intersections during school PM peak                                                                

and access points numbered:                                                                                                                                       

 Traffic Forecast Data for TIP:                                                                                                                                        

 Roadway/Intersection Configuration & Traffic Control 

 Traffic Signal Phasing & Timing Data 
 Crash Data:                                                                                                                  Period:                                         

 Other:  
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NCDOT TIA Scoping Checklist 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 5 of 7 
 

Future Year Conditions 

 Project Build-Out Year: 2025 

Future Analysis Year(s): 2026

 Identify below any funded/committed future transportation improvements, as well as any approved   
      but incomplete developments near the site. 

Funded STIP / Local CIP 
Project 

Project Description Year Complete 

Nearby Approved 
Development 

Location 
Future Land Use  

(exclude any completed phases) Committed Improvements 

TBD                   

 Annual Growth Factor: 2 % 

  Justification/Data Source:  See attached historical AADT review 

 Local Comprehensive Transportation Plan Compliance 

 Identify Applicable Local Transportation Planning Documents 

 Identify Applicable Roadways inside the Study Area 

Road Name Classification 
Speed 
Limit Proposed Cross-Section 

Proposed  
Right-of-Way Compliance Requirements 

Affect Study 
Intersection #  
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NCDOT TIA Scoping Checklist 

 

Effective Date: 10/01/2017 (Version 17-721)  Page 6 of 7 
 

Study Method 

The traffic analysis shall follow the current NCDOT Congestion Management Capacity Analysis 
Guidelines, Policy on Street and Driveway Access to North Carolina Highways, and use the current 
approved version of analysis software (e.g. Synchro/SimTraffic, HCS, Sidra Intersection, TransModeler).  

The study shall include the following analysis scenarios for each analysis period.    

1. Existing Conditions 
2. Future No-Build Conditions (existing + background growth + approved developments + committed 

or funded improvements) 
3. Future Build Conditions  (future no-build + site trips) 
4. Future Build with Improvements Conditions  (future build traffic with improvements to mitigate 

5.   TIP Design Year Analysis                                                                                                                                              

6.  Alternative Access Scenario (without proposed control-of-access or median break / modification) 

The following additional analysis/outputs should be provided as warranted: 

  Signal Warrant Analysis for accesses/intersections 

 Multi-Modal Level of Service Analysis 

 School Loading Zone Traffic Simulation 

 Phasing Analysis (scope separately as needed) 

 Safety/Crash Analysis   

 Control-of-Access Modification Justification 

 Median Break / Modification Justification 
 Other                                                       

 Submittals 

In addition to the hardcopies required below, the TIA Consultant shall provide the District Engineer and, if 

required, the local government an electronic copy of the study documents, including the latest site plan, 

figures and appendices, in searchable PDF files and the original traffic analysis files (e.g., Synchro, HCS). 

To expedite review, the NCDOT electronic submittals shall also be delivered concurrently to: 

 Div. Traffic Engr Regional Traffic Engr  Congestion Management  Other       

Submittals 
NCDOT Local Government 

Electronic Hardcopy Electronic Hardcopy 
Trip Generation & Distribution Required     Please Select     

Draft TIA Report Required         
Final Sealed TIA Report Required         

 Additional Comments (municipal TIA requirements, approved variations from NCDOT guidelines) 
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24 Hour
Two-Way

Land Use
ITE Land 

Code
Volume Enter Exit Enter Exit

Italian Ice / Frozen 
Treats Shop with 

Drive-thru
934* 1.485

Th.Sq.Ft. 
GFA

441 26 23 26 23

441 26 23 26 23

Size

ITE Trip Generation 

Notes: 
In absence of ITE data for italian ice or ice cream shop, ITE code 934 (fast-food restaurant with drive-thru) trip rates were conservatively 
used. 
School PM peak trip generation assumed to be equivalent to that of PM peak hour of adjacent street (commuter) traffic.
24-hour trip generation conservatively estimated as number of hours of operation (9) times peak hour trip generation.
Pass-by trip reduction was not applied due to lack of ITE data and to provide more conservative results.

Average Weekday Driveway Volumes School PM Peak Hour
Commuter PM Peak 

Hour

Total Trips
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Location King St E of 
Jefferson Rd

King St W of 
Jefferson Rd

Jefferson Rd S 
of Perkinsville 

Rd

Jefferson Rd N of 
Perkinsville Rd

King St W of NC 
105 Ext

NC 105 Ext S of 
King St

AADT Station 
ID

0600000304 0600000288 0600000361 0600000152 0600000109

2014 30000 11000 20000
2015 32000 34000 12000 11000 22000 29000
2016 31000 34000 12000 11000 22000 31000
2017 36000 36000 11000 10000 24000 32000
2018 32000 34500 12500 12500 22000 31500
2019 34500 37500 12500 12000 22500 31500
2020
2021 40500 41000 11500 11000 24000 35000
2022 32000 36500 11500 11000 22000 31000
2023 35500 38500 11500 11000 26000 30500
Slope 478.77 820.83 -54.14 18.75 379.17 202.76

% Slope 
(Growth Rate)

1.5% 2.2% -0.5% 0.2% 1.7% 0.7%

Average 
Growth Rate

Selected 
Growth Rate

Historical AADT and Growth Rate Review

1.0%

2.0%

NCDOT AADT Volumes by Location
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250004: Jeremiah’s Italian Ice (Boone) TIA 

Level of Service Analysis  
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250004: Jeremiah’s Italian Ice (Boone) TIA 

Queuing Reports 
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Queuing and Blocking Report
Future Build + Imp School PM Peak 06/26/2025

Future Build + Imp School PM Peak 250004 Jeremiah's Italian Ice Boone SimTraffic Report
DAV Page 1

Intersection: 100: Old East King Street/Grove Street & East King Street

Movement EB EB EB EB WB WB WB NB NB SB
Directions Served L T T R L T TR L TR LTR
Maximum Queue (ft) 48 282 269 131 51 325 180 248 84 136
Average Queue (ft) 14 157 150 58 9 126 98 145 36 56
95th Queue (ft) 39 251 235 106 34 213 163 223 71 111
Link Distance (ft) 1681 1681 1681 1086 1086 1640 127
Upstream Blk Time (%) 2
Queuing Penalty (veh) 2
Storage Bay Dist (ft) 200 250 325
Storage Blk Time (%) 2 0
Queuing Penalty (veh) 1 0

Intersection: 200: Grove Street

Movement EB NB SB
Directions Served R LT TR
Maximum Queue (ft) 29 31 29
Average Queue (ft) 18 2 1
95th Queue (ft) 41 15 10
Link Distance (ft) 47 127 1033
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 3
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Queuing and Blocking Report
Future Build + Imp Commuter PM Peak 06/26/2025

Build + Imp Commuter PM Peak 250004 Jeremiah's Italian Ice Boone SimTraffic Report
DAV Page 1

Intersection: 100: Old East King Street/Grove Street & East King Street

Movement EB EB EB EB WB WB WB NB NB SB
Directions Served L T T R L T TR L TR LTR
Maximum Queue (ft) 89 222 245 153 28 241 226 190 89 136
Average Queue (ft) 32 143 144 56 5 127 93 119 33 57
95th Queue (ft) 64 221 241 116 21 196 166 179 74 114
Link Distance (ft) 1681 1681 1681 1086 1086 1640 127
Upstream Blk Time (%) 2
Queuing Penalty (veh) 2
Storage Bay Dist (ft) 200 250 325
Storage Blk Time (%) 1 0
Queuing Penalty (veh) 0 0

Intersection: 200: Grove Street

Movement EB NB SB
Directions Served R LT TR
Maximum Queue (ft) 29 53 51
Average Queue (ft) 14 3 3
95th Queue (ft) 37 21 21
Link Distance (ft) 47 127 1033
Upstream Blk Time (%) 0
Queuing Penalty (veh) 0
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Zone Summary
Zone wide Queuing Penalty: 2
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250004: Jeremiah’s Italian Ice (Boone) TIA 

 
 
 
 
 
 

Traffic Volume Data 
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File Name : Boone(East King Street at Grove Street)
Site Code :
Start Date : 4/30/2025
Page No : 1

Groups Printed- Cars + - Trucks
Grove Street
Southbound

US-421
Westbound

Old East king Street
Northbound

East King Street
Eastbound

Start Time UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total Int. Total

02:30 PM 0 3 1 3 0 7 0 0 59 2 0 61 0 6 0 0 1 7 0 1 96 9 2 108 183
02:35 PM 0 3 2 2 0 7 0 0 76 1 0 77 0 14 1 2 0 17 0 1 96 11 0 108 209
02:40 PM 0 2 0 5 0 7 0 0 97 1 0 98 0 8 0 1 0 9 0 1 131 12 0 144 258
02:45 PM 0 1 1 1 0 3 0 0 89 1 0 90 0 15 2 2 0 19 0 4 78 15 1 98 210
02:50 PM 0 0 0 3 0 3 0 0 72 4 0 76 0 6 0 1 0 7 0 3 120 24 1 148 234
02:55 PM 0 5 0 2 2 9 0 2 80 0 0 82 0 16 1 4 0 21 0 1 80 22 2 105 217

Total 0 14 4 16 2 36 0 2 473 9 0 484 0 65 4 10 1 80 0 11 601 93 6 711 1311

03:00 PM 0 1 1 6 0 8 0 1 58 0 0 59 0 14 1 2 0 17 0 2 97 24 1 124 208
03:05 PM 0 3 1 1 0 5 0 2 54 0 0 56 0 9 0 1 1 11 0 1 120 18 0 139 211
03:10 PM 0 3 1 5 0 9 0 2 80 0 0 82 0 5 0 1 1 7 0 3 96 11 2 112 210
03:15 PM 0 0 1 5 0 6 0 0 90 0 0 90 0 2 2 0 0 4 2 2 98 22 0 124 224
03:20 PM 0 1 1 0 0 2 0 1 70 0 0 71 0 7 0 0 0 7 0 1 115 19 0 135 215
03:25 PM 0 2 3 5 0 10 0 1 83 0 0 84 0 14 0 1 0 15 0 5 100 12 0 117 226
03:30 PM 0 2 0 3 0 5 0 2 91 0 0 93 0 28 10 2 0 40 0 1 83 22 0 106 244
03:35 PM 0 1 0 0 0 1 0 1 103 1 0 105 0 36 4 3 0 43 0 3 116 15 1 135 284
03:40 PM 0 6 2 2 0 10 0 1 75 1 0 77 0 29 8 2 0 39 0 0 113 18 3 134 260
03:45 PM 0 1 0 4 0 5 0 0 66 0 0 66 0 42 7 2 0 51 0 2 96 23 16 137 259
03:50 PM 0 3 0 5 1 9 0 2 92 1 0 95 0 27 8 2 4 41 0 3 116 26 18 163 308
03:55 PM 0 1 1 6 4 12 0 1 76 2 0 79 0 33 10 2 1 46 0 4 106 23 5 138 275

Total 0 24 11 42 5 82 0 14 938 5 0 957 0 246 50 18 7 321 2 27 1256 233 46 1564 2924

04:00 PM 0 1 0 10 0 11 0 1 87 0 0 88 0 31 7 5 0 43 0 1 109 22 2 134 276
04:05 PM 0 2 0 3 2 7 0 1 108 0 0 109 0 14 1 5 0 20 0 2 138 18 4 162 298
04:10 PM 0 1 2 1 0 4 0 0 95 1 0 96 0 13 5 1 1 20 0 1 134 20 0 155 275
04:15 PM 0 4 0 5 0 9 0 3 90 1 0 94 0 27 2 1 0 30 0 3 133 21 0 157 290
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File Name : Boone(East King Street at Grove Street)
Site Code :
Start Date : 4/30/2025
Page No : 2

Groups Printed- Cars + - Trucks
Grove Street
Southbound

US-421
Westbound

Old East king Street
Northbound

East King Street
Eastbound

Start Time UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total Int. Total

04:20 PM 0 1 0 3 0 4 0 0 129 3 0 132 0 8 1 0 0 9 0 1 117 18 0 136 281
04:25 PM 0 1 1 2 0 4 0 0 78 0 0 78 0 11 1 0 0 12 0 6 132 16 0 154 248
04:30 PM 0 4 0 5 0 9 0 1 71 0 0 72 0 12 4 2 0 18 0 1 94 11 0 106 205
04:35 PM 0 2 0 2 0 4 0 0 102 1 0 103 0 13 2 1 0 16 0 2 131 13 0 146 269
04:40 PM 0 1 1 1 0 3 0 0 93 1 0 94 0 9 1 0 0 10 0 6 104 20 0 130 237
04:45 PM 0 3 2 5 0 10 0 0 77 1 0 78 0 17 0 3 0 20 0 3 123 22 0 148 256
04:50 PM 0 4 1 3 0 8 0 1 85 0 0 86 0 18 1 1 0 20 0 1 96 17 0 114 228
04:55 PM 0 1 1 0 0 2 0 1 75 1 0 77 0 11 1 2 0 14 1 5 160 24 0 190 283

Total 0 25 8 40 2 75 0 8 1090 9 0 1107 0 184 26 21 1 232 1 32 1471 222 6 1732 3146

05:00 PM 0 2 0 3 0 5 0 0 77 0 0 77 0 19 4 3 0 26 0 1 120 20 0 141 249
05:05 PM 0 2 0 6 0 8 0 1 94 2 0 97 0 20 2 0 0 22 0 2 134 23 0 159 286
05:10 PM 0 4 0 3 0 7 0 0 104 2 0 106 0 13 1 0 0 14 0 2 145 11 0 158 285
05:15 PM 0 1 0 1 0 2 0 0 78 1 0 79 0 9 1 6 1 17 1 1 128 15 1 146 244
05:20 PM 0 4 0 1 0 5 0 1 60 0 0 61 0 25 3 2 0 30 0 2 113 23 0 138 234
05:25 PM 0 1 0 1 0 2 0 0 96 0 0 96 0 14 2 2 0 18 0 2 149 21 0 172 288
05:30 PM 0 1 0 4 0 5 0 2 81 0 0 83 0 12 1 0 0 13 0 0 141 16 0 157 258
05:35 PM 0 0 2 2 0 4 0 2 73 0 0 75 0 23 2 3 0 28 0 0 111 22 0 133 240
05:40 PM 0 1 0 2 0 3 0 0 94 0 0 94 0 18 1 2 0 21 0 1 122 10 0 133 251
05:45 PM 0 0 1 5 0 6 0 1 78 1 0 80 0 14 0 1 0 15 0 4 125 29 0 158 259
05:50 PM 0 0 2 5 0 7 0 1 70 0 0 71 0 15 6 1 0 22 0 1 112 15 0 128 228
05:55 PM 0 0 0 6 0 6 0 0 81 1 0 82 0 10 0 2 0 12 1 2 104 24 0 131 231

Total 0 16 5 39 0 60 0 8 986 7 0 1001 0 192 23 22 1 238 2 18 1504 229 1 1754 3053

06:00 PM 0 2 0 2 0 4 0 3 66 0 0 69 0 16 2 5 0 23 0 2 96 20 0 118 214
06:05 PM 0 0 0 0 0 0 0 0 79 0 0 79 0 18 3 1 0 22 0 3 119 22 0 144 245
06:10 PM 0 2 0 1 0 3 0 2 47 0 0 49 0 28 0 1 0 29 0 1 91 8 1 101 182
06:15 PM 0 0 0 2 0 2 0 1 61 1 0 63 0 8 1 0 0 9 0 2 104 10 0 116 190
06:20 PM 0 0 1 1 0 2 0 0 66 0 0 66 0 10 1 0 0 11 0 0 128 17 0 145 224
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File Name : Boone(East King Street at Grove Street)
Site Code :
Start Date : 4/30/2025
Page No : 3

Groups Printed- Cars + - Trucks
Grove Street
Southbound

US-421
Westbound

Old East king Street
Northbound

East King Street
Eastbound

Start Time UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total Int. Total

06:25 PM 0 3 0 1 0 4 0 1 54 0 0 55 0 11 0 3 0 14 0 1 73 17 0 91 164
06:30 PM 0 0 0 2 0 2 0 0 47 0 0 47 0 6 0 0 0 6 1 3 89 10 0 103 158
06:35 PM 0 0 1 2 0 3 0 1 72 0 0 73 0 10 0 1 0 11 0 0 77 12 0 89 176
06:40 PM 0 0 2 3 0 5 0 1 52 0 0 53 0 15 1 3 0 19 0 3 82 12 0 97 174
06:45 PM 0 0 0 6 0 6 0 0 63 0 0 63 0 9 0 0 1 10 0 1 67 5 3 76 155
06:50 PM 0 0 0 3 0 3 0 0 51 0 0 51 0 9 0 0 0 9 0 0 78 10 0 88 151
06:55 PM 0 0 0 5 0 5 0 1 42 1 0 44 0 9 0 2 0 11 0 1 63 16 0 80 140

Total 0 7 4 28 0 39 0 10 700 2 0 712 0 149 8 16 1 174 1 17 1067 159 4 1248 2173

Grand Total 0 86 32 165 9 292 0 42 4187 32 0 4261 0 836 111 87 11 1045 6 105 5899 936 63 7009 12607

Apprch % 0 29.5 11 56.5 3.1 0 1 98.3 0.8 0 0 80 10.6 8.3 1.1 0.1 1.5 84.2 13.4 0.9
Total % 0 0.7 0.3 1.3 0.1 2.3 0 0.3 33.2 0.3 0 33.8 0 6.6 0.9 0.7 0.1 8.3 0 0.8 46.8 7.4 0.5 55.6
Cars + 0 86 31 141 9 267 0 42 4092 32 0 4166 0 817 111 85 10 1023 6 104 5750 919 63 6842 12298

% Cars + 0 100 96.9 85.5 100 91.4 0 100 97.7 100 0 97.8 0 97.7 100 97.7 90.9 97.9 100 99 97.5 98.2 100 97.6 97.5
Trucks 0 0 1 24 0 25 0 0 95 0 0 95 0 19 0 2 1 22 0 1 149 17 0 167 309

% Trucks 0 0 3.1 14.5 0 8.6 0 0 2.3 0 0 2.2 0 2.3 0 2.3 9.1 2.1 0 1 2.5 1.8 0 2.4 2.5
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Site Code :
Start Date : 4/30/2025
Page No : 4

Grove Street
Southbound

US-421
Westbound

Old East king Street
Northbound

East King Street
Eastbound

Start Time UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total UTrn Left Thru Right Peds App. Total Int. Total

Peak Hour Analysis From 02:30 PM to 06:55 PM - Peak 1 of 1
Peak Hour for Entire Intersection Begins at 03:30 PM

03:30 PM 0 2 0 3 0 5 0 2 91 0 0 93 0 28 2 0 40 0 1 83 22 0 106 244
03:35 PM 0 1 0 0 0 1 0 1 103 1 0 105 0 36 4 3 0 43 0 3 116 15 1 135 284
03:40 PM 0 2 0 10 0 1 75 1 0 77 0 29 8 2 0 39 0 0 113 18 3 134 260
03:45 PM 0 1 0 4 0 5 0 0 66 0 0 66 0 7 2 0 0 2 96 23 16 137 259
03:50 PM 0 3 0 5 1 9 0 2 92 1 0 95 0 27 8 2 41 0 3 116
03:55 PM 0 1 1 6 0 1 76 2 0 79 0 33 10 2 1 46 0 4 106 23 5 138 275
04:00 PM 0 1 0 0 11 0 1 87 0 0 88 0 31 7 0 43 0 1 109 22 2 134 276
04:05 PM 0 2 0 3 2 7 0 1 108 0 0 109 0 14 1 5 0 20 0 2 18 4 162 298
04:10 PM 0 1 2 1 0 4 0 0 95 1 0 96 0 13 5 1 1 20 0 1 134 20 0 155 275
04:15 PM 0 4 0 5 0 9 0 90 1 0 94 0 27 2 1 0 30 0 3 133 21 0 157 290
04:20 PM 0 1 0 3 0 4 0 0 0 0 8 1 0 0 9 0 1 117 18 0 136 281
04:25 PM 0 1 1 2 0 4 0 0 78 0 0 78 0 11 1 0 0 12 0 132 16 0 154 248
Total Volume 0 24 6 44 7 81 0 12 1090 10 0 1112 0 299 64 25 6 394 0 27 1393 242 49 1711 3298
% App. Total 0 29.6 7.4 54.3 8.6 0 1.1 98 0.9 0 0 75.9 16.2 6.3 1.5 0 1.6 81.4 14.1 2.9

PHF .000 .333 .250 .367 .146 .563 .000 .333 .704 .278 .000 .702 .000 .593 .533 .417 .125 .644 .000 .375 .841 .776 .227 .875 .892
Cars + 0 24 6 36 7 73 0 12 1062 10 0 1084 0 287 64 24 6 381 0 26 1349 237 49 1661 3199

% Cars + 0 100 100 81.8 100 90.1 0 100 97.4 100 0 97.5 0 96.0 100 96.0 100 96.7 0 96.3 96.8 97.9 100 97.1 97.0
Trucks 0 0 0 8 0 8 0 0 28 0 0 28 0 12 0 1 0 13 0 1 44 5 0 50 99

% Trucks 0 0 0 18.2 0 9.9 0 0 2.6 0 0 2.5 0 4.0 0 4.0 0 3.3 0 3.7 3.2 2.1 0 2.9 3.0
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250004: Jeremiah’s Italian Ice (Boone) TIA 

Supporting Documents 
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A25-0504/A25-0505 HC Mountain Properties, LLC – General Use Zoning Map Amendment | 2 

Request 

In conjunction with a request for voluntary annexation, the Town of Boone has initiated the zoning of 

properties on Trillium Ridge (Watauga County PINs: 2819-19-7099-000 & 2819-19-9210-000) owned by 

HC Mountain Properties, LLC to R1 Single-Family Residential along with Viewshed Protection Overlay 

Districts and Watershed WS-II Critical Area Districts. 

Parcel Information  

Parcel Specif ics  

Property Owner HC Mountain Properties, LLC  

Address TBD Trillium Ridge 

Watauga County PIN(s) 2819-19-7099-000 & 2819-19-9210-000 

Use Vacant 

Use Definition Vacant 

Size 0.44 acre & 0.64 acre (Total of 1.08 acres) 

Access Trillium Ridge (state maintained) & Sierra Vista (Private) 

Steep or Very Steep Slope Yes 

Former ETJ Zoning 

Former ETJ Zoning R1, Single-Family Residential 

Overlay Districts 

☐ 
Corridor ☐ Historic District or 

Landmark 

☐ Special Flood 

Hazard Area 

☒ 
Watershed Protection ☒ Viewshed Protection 
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Requested Zoning 

District Descriptions R1 Single-Family Residential District 

The R1 Single-Family Residential District is established to 

provide a low-density living area consisting only of single-

family dwelling units and other related uses necessary for a 

sound neighborhood.  The regulations for the district are 

designed to stabilize and encourage a comfortable, healthy, 

safe, aesthetically pleasing and pleasant living environment 

for family life that promotes peaceful quiet enjoyment 

sheltered from incompatible and disruptive activities that 

properly belong in non-residential districts. 

WS-II Watershed Areas Critical Area (WS-II-CA) 

In order to maintain a predominately undeveloped land use 

pattern, single family residential uses shall be allowed at a 

maximum of one (1) dwelling unit per two (2) acres. All other 

residential and non-residential development shall be 

allowed at a maximum of six percent (6%) built upon area.  

New sludge application sites and landfills are specifically 

prohibited.  

Viewshed Protection Overlay District 

The Viewshed Protection Overlay District is established as an 

overlay district intended to protect the scenic beauty and 

natural environment of Boone’s hillside areas vital to 

preservation of a high quality of life and continued economic 

development by minimizing the visual impact of building 

construction and land disturbing activities. 

Exist ing Use Information 

Use Vacant 

Use Definition Vacant 

Exist ing Site Characterist ics  

The 1.08 acre site is composed of two parcels currently undeveloped with a gravel access road on a 

portion of the property.  

The gravel access road is a continuation from a paved driveway on the end of Sierra Vista, a privately 

maintained roadway accessed off of Deck Hill Road. The property is flat with a steep slope to the 

northwest where the property abuts Trillium Ridge.  

See below for supporting photos. 
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Photo 1 

 

Overview of the site. Taken from the gravel access road. 

 

Photo 2 

 

West view of the property looking towards Trillium Ridge. 
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Zoning and Use of Adjacent Propert ies  

North Not Zoned Single-Family Residence 

East Not Zoned Single-Family Residence 

South Not Zoned Single-Family Residence 

West Not Zoned Vacant 

North: 

 

 

East: 

 

South: 

 

 

West:  
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Zoning Comparison Analysis 

Please see below for the use, intensity, building height, and occupancy information from UDO Article 14 

and Appendix B comparing the existing and requested zoning district. 

Use Comparison 

Use # Specific Use R1 Reference 
   

1.0  Household Living   

1.01 Single-Family Dwelling P  

2.0  Group Living   

2.01 Family Care Home L 15.06 

3.0  Transient Living   

3.01 Home for Survivors of Domestic Violence L 15.11 

3.04 Bed and Breakfast, Category 1 CD 15.13 

3.07 Homestay Rental L 15.05 

4.0  Institutional   

4.05 Cemetery P  

5.0  Government Uses   

5.02 Government Neighborhood Cultural Facility, Indoor Activity Only  CD  

5.05 Recreation Facility, Category 2 P  

5.06 Recreation Facility, Category 3  CD  

5.12 Police Substation P  

5.13 Utility Facility, Town L 15.16 

5.14 Utility Facility, Government, Neighborhood  L 15.16 

6.0  Non-Government Utility Facility   

6.01 Utility Facility, Neighborhood L 15.16 

7.0  Wireless Communication   

7.01 Small Wireless Collocation  L 15.18 

7.02 Wireless Facility Collocation on Existing Wireless Support Structure or Utility Pole L 15.17 

7.03 Stealth Wireless Facility Attached to Existing Building or Structure L 15.17 

7.05 Non-stealth Wireless Facility Collocation on Electrical Transmission Towers L 15.17 

7.06 Stealth Wireless Support Structure  CD/L 15.17 

7.08 Emergency Response Communication Antenna P  

8.0  Assembly   

8.01 Religious Assembly, Category 1 P  

8.02 Religious Assembly, Category 2 CD  

10.0  Daycare   

10.01 Child Daycare, Large   CD 15.19 

13.0  Agriculture   

13.01 Garden, Community L 15.29 

13.02 Garden, Residential L 15.30 
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Use # Specific Use R1 Reference 
   

13.09 Forestry L 15.31 

 Accessory Uses   

A-1 Secondary suite L 15.45 

A-2 Home occupation L 15.46 

A-11 Poultry L 15.54 

A-12 Livestock, small L 15.55 

A-14 Bees L 15.57 

A-15 Garden, residential L 15.58 

A-16 Satellite receiving antennas less than 1 meter in diameter P  

A-20 Swimming pools, spas, and hot tubs L 15.59 

A-22 Vehicular gate L 15.61 

A-25 Open air market, accessory L 15.22 

A-26 Daycare, small P  

A-28 Solar Energy System L 15.64 

A-29 Electric-Vehicle Charging Station L 15.65 

 Temporary Uses   

T-1 Temporary family care structure L 15.62 

T-2 Temporary construction or repair dwelling L 15.62 

T-3 Temporary construction trailer L 15.62 

T-6 Temporary portable storage containers L 15.62 

T-9 Carrier on wheels (cow) L 15.62 

T-10 Yard sales L 15.62 

T-11 Itinerant merchant/peddler L 15.62 

T-14 Temporary Disaster Relief  L 15.62 

Intensity Comparison 

Zoning 

District 

Minimum 

Gross Land 

Area 

Minimum 

Lot Width 

Minimum 

Street 

Frontage 

Minimum 

Livability 

Space Ratio* 

(LSR) 

Minimum Setbacks 

Street Interior 

R1 8,000 sq. 

ft. 
70 ft. 56 ft. .53 20 ft. 14 ft. 

 

Building Height Comparison 

Zone Height Limitation  

R1, R1A, R2, R4, RA 3 stories 
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Occupancy Comparison 

Occupancy Regulation (persons per dwelling 

unit) 

Zoning District 

One family or up to 2 unrelated 

 

Note:  a dwelling occupied by a family (but not 

unrelated persons) may also have one (1) 

roomer. 

1. R1 Single-Family Residential  

2. R1A Single-Family Residential with 

Accessory Dwelling 

3. R1C Compact Neighborhood Residential  

4. R1S Small Home Residential 

5. R2 Two-Family Residential 

6. R4 Two-Family Residential/Manufactured 

Housing 

7. R5 55+ Housing Residential 

8. MH Manufactured Housing 

9. RA Residential Agriculture 

10. B1 Downtown Interface 

11. B1 Downtown Core 

12. B2 Neighborhood Business 

13. O/I Office Institutional 

 14.  

Annexation/Zoning Process 

Annexation is a three-step process.  The zoning of the property being annexed into the Town corporate 

limits occurs in a separate but concurrent process. Both of the processes require separate public hearings.   

Staff has detailed the steps in which both of these processes would occur below. 

Date Annexation Zoning 

June 25, 2025 Step 1 Presentation of Petition: 

 The first step of the annexation process 

occurred at the June 2025 Town Council 

meeting, where the annexation petition 

and Certificate of Sufficiency was 

presented and Council approved a 

resolution scheduling a date for an 

annexation public hearing. 

 

July 28, 2025  Step 1 Zoning (Public Hearing on Zoning):  
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Cases to zone properties placed on the 

public hearing agenda. 

Step 2 Zoning (PC Meeting): 

Planning Commission makes 

recommendation of the zoning of the 

parcels to Town Council. 

Aug. 27, 2025 Step 2 Public Hearing on Annexation:  

An annexation public hearing is held 

during the first part of the Council 

meeting. 

 

Step 3 Council Vote on Annexation: 

Subsequent to the annexation public 

hearing and Council will vote on the 

Annexation Ordinance. 

Step 3 Council Vote on Zoning:   

Council will vote on zonig of the properties 

prior to the final annexation vote. 

 

 

Procedural Analysis 

Pursuant to UDO Subsection 9.07, in deciding whether to adopt a proposed amendment to this Ordinance, 

the central issue before the Council is whether the proposed amendment advances the public health, 

safety, or welfare. All other issues are irrelevant, and all information related to other issues at the public 

hearing may be declared irrelevant by the Mayor and be excluded. In particular, when considering 

proposed general use map amendments: 

A. The Council shall not consider any representations made by the petitioner that if the change is 

granted the rezoned property will be used for only one of the possible range of uses permitted in 

the requested classification. Rather, the Council shall consider whether the entire range of 

permitted uses in the requested classification is more appropriate than the range of uses in the 

existing classification. 

B. The Council shall only consider the impact of the proposed change on the public at large. 
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Conformity to Adopted Plans  

Boone Next: Our Town, Our Future  

Community Vision Land Use and Development Vision 

We will be a prosperous, livable, people-oriented 

mountain community modeling resilient growth 

that promotes and protects our natural resources 

with diverse housing options and dynamic 

economic opportunities. We will celebrate and 

build upon our community’s historic foundation to 

leave a sustainable and equitable town for future 

generations. 

Grounded in its historic character, Boone will be a 

distinct pedestrian-oriented town that is 

affordable, livable, human-scale, and connected 

through a network of walkable, mixed-use 

corridors and activity centers. 

Planning Principles: The Boone Next Planning Principles are intended, as a collective, to provide a core 

vision to guide planning, zoning, and development decisions. These principles should be carefully 

considered with respect to all zoning map amendments, ordinance text amendments, and other 

development decisions as well as other town planning and policy initiatives. 

Planning Principle 1 

Prioritize thoughtfully designed development of underutilized land within the town’s existing built-upon areas 

over development of undeveloped land on the town’s outer limits. 

It is preferable to accommodate growth in locations within the existing town limits that are appropriate for, can 

support, and would be enhanced by, new development. Infill and redevelopment will occur in a strategic manner 

that considers community needs like provision of and access to goods, services, transit, and quality public space. 

Planning Principle 5 

Employ planning policies to accommodate growth while promoting an equitable town and protecting the most 

vulnerable residents and small businesses against economic displacement. 

Planning and zoning policies and practices seek to limit the negative and undesired effects of gentrification and 

displacement. Current residents and small businesses that are in Boone today and want to remain here should be 

able to afford to stay while people who work in Boone should be able to afford to live within the town limits. 

Robust engagement and communication with residents and small businesses is key to promoting equitable 

planning in Boone. 

Planning Principle 7 

Support the town’s established neighborhoods and new residential developments through neighborhood-level 

engagement and planning. 

Neighborhoods may include a variety of land uses (residential, commercial, civic, and recreational areas), building 

types, and housing types. They may have an identifiable center that offers basic services such as cafés, childcare, 

specialty stores, and grocery options. Neighborhoods will support a variety of travel options and be well-

connected to adjacent neighborhoods and parks. They will seamlessly integrate the members of diverse, multi-

generational communities living in proximity to one another. 

Planning Principle 9 

Incorporate environmentally sensitive and sustainable practices into future developments. 

Development will be designed to reduce potential negative impacts on environmental features such as wetlands, 

riparian buffers, streams, steep slopes, wooded areas, special flood hazard areas, wildlife habitats, etc. 
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• The town will continue efforts to protect and restore watersheds, wetlands, streams, and special flood 

hazard areas in development or redevelopment. 

• New construction will use context-sensitive design to reduce impacts on existing site features. 

• New development should use green building practices. Projects should minimize energy consumption, use 

renewable energy where feasible, minimize the consumption of resources, and use recycled building 

materials. 

• Green stormwater management is important, along with protections to our waterways. 

• Infill and redevelopment should maintain or enhance Boone’s Urban Forest. 

Growth Management Tiers Map: The Growth Management Tiers Map is a policy tool intended to help 

Boone manage the growth of its corporate limits. The map identifies areas inside and outside the 

corporate limits that are likely to face development pressures, and it identifies those areas that are most 

appropriate for the town to consider serving by means of annexation within the next 10 to 15 years. The 

Growth Management Tiers Map is supplemented by and should be applied in concert with the Future 

Land Use Map, where applicable.  The overall purposes of the map are to: 

• Promote better interjurisdictional and long-range planning between and among the town, Watauga 

County, and utility providers. 

• Encourage long-term fiscally and environmentally sustainable growth by carefully managing the 

extension of taxpayer-funded town services 

• Encourage infill development 

• Inform developers, landowners, farmers, and residents with respect to the town’s priorities and 

approach to the growth of its corporate limits 

• Provide policy guidance to town decision-makers regarding annexations, town service provision, 

fees and incentives, and locations for capital improvements 

This property is located within the Rural and Green Space area. 

Rural and Green Space is land where provision of services and new development should be limited 

within 10- 15 years of the adoption of this plan (and potentially well beyond that time horizon). 

Future Land Use Map 

The Future Land Use Map is a critical tool intended to give shape to and help implement Boone’s vision 

for the next 15-20 years. The map and associated land use types provide a framework for development 

and other land use-related decisions, including decisions on public infrastructure and transportation. 

In legislative decision making cases, Council and the Planning Commission will review Boone Next and 

the Future Land Use Map to ensure that the request:  

• is consistent with the goals and policies set forth in this plan; and  

• is consistent with the land use type as shown on the Future Land Use Map;  

• and if not ensure that the requested change of zoning will not negatively impact the intent of the 

mapped land use type; and  

• is supported by existing or planned infrastructure. 
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The property included in the request is mapped in the Rural land use type.  Please see below for more 

details on this land use type. 

Description Objectives Primary Uses 

Rural areas include land and viewsheds that 

should be protected in their current state, with 

limited development over the lifespan of this 

comprehensive plan. Rural areas generally include 

forest, farmland, and large-lot single-family housing 

outside the town limits and where development is 

limited or discouraged. This area is suited for low 

rise construction. In some cases, on appropriately 

sized and located lots, height may reach up to 

three stories, with an overall building form (height, 

setbacks, and density) appropriate to the area’s 

existing character. Decisions on density and form 

are based on location and infrastructure availability. 

 

• Protect open space forest 

and farmland 

• Protect viewsheds 

• Purchase of development 

rights and open space 

easements 

• Open space 

• Farm 

• Existing 

single family 
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Goals & Policies 

Goal 1.1 A SUSTAINABLE BUILT PATTERN 

Boone’s interwoven natural and built environments will promote social, environmental, and fiscal 

sustainability while aiming to reduce auto- dependence and the roots of traffic congestion. The town 

will be a leader of green building design and climate responsibility. 

 Policy 1.1.1: Use the Future Land Use Map 

Use the Future Land Use Map to guide development, growth, and conservation decisions. 

Additionally, use the Focus Area Plans for more detailed policy direction within each of those areas. 

 Policy 1.1.2 Use Best Design Practices in New Development 

 All new growth should move Boone toward creating a network of “communities within a 

community” - a polycentric pattern of walkable, human-scale activity centers located within short 

distances of residents across the town. This pattern is key to supporting sustainability by aiming to 

reduce vehicle trips and their associated emissions, improving human health by supporting active 

utilitarian modes of transportation, and guiding growth away from natural areas. Where feasible, 

new growth should establish short blocks and connected rights-of-way, prominent civic spaces, 

stream daylighting and protected natural resources, front-facing buildings with transparent and 

welcoming first floors and public spaces, a diversity of housing types, income-restricted housing 

units, neighborhood-serving and context-sensitive nonresidential uses, rear parking and alleys, front 

porches1 (residential), and safe multimodal transportation infrastructure design. 

Goal 1.4 A NETWORK OF OPEN SPACE & GREEN CORRIDORS 

Boone will build on its reputation as a green and outdoor city, creating and protecting an integrated 

network of green corridors, parks, and open spaces as well as meaningful rural and agricultural uses. 

 Policy 1.4.1: Protect Ecologically Valuable Areas and Corridors  

Through regulations and development decisions, protect, restore, and connect ecologically valuable 

areas such as critical watersheds, stream buffers, wetlands, wildlife habitat, and hardwood forests. 

Prioritize conservation of lands adjacent and connected to existing protected areas. 

 Policy 1.4.3: Support Rural and Urban Farmland  

Protect and support active farmland, both urban and rural, recognizing the economic, 

environmental, and social importance of farmland protection and local foods production. 

 Policy 1.4.5: Protect Valued Mountain Viewsheds  

Boone is a beautiful mountain town and must protect those viewsheds deemed most important by 

the Boone community. 

Policy 1.4.6: Expand Use of Low Impact Development Techniques  

Reduce the impact of built upon areas by using low impact development green infrastructure that 

uses or mimics natural processes to protect water quality and associated aquatic habitat. Examples 

may include, but are not limited to, rain gardens and bioswales that result in the infiltration, 

evapotranspiration, or use of stormwater. 

Goal 1.5 INTENTIONAL GROWTH MANAGEMENT 

Boone will manage growth thoughtfully and intentionally within its borders and at its edges to enhance 

the town’s livability and meet the needs of a growing community. 
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 Policy 1.5.1: Manage Growth to Balance Protection of Community Character and Natural Areas 

While Directing Desired Growth to Identified Centers  

The town will manage growth in a manner that balances the protection of community character and 

natural lands while accommodating future population. Change in the community will be carefully 

managed to protect critical natural lands, provide a variety of housing options for a diversity of 

households, support economic development, support fiscal balance, ensure adequate public safety 

services, and utilize growth patterns that support regional and local transit services. Lands within 

the town’s current corporate limits are priorities for infill and redevelopment. New development 

areas contiguous with the town and in identified activity centers should be secondary priorities for 

development and ahead of areas outside centers. 

 Policy 1.5.2: Guide Utility Service Extensions and Annexations Using the Utility Service and 

Annexation Criteria  

Use the Utility Service and Annexation Criteria of this chapter to evaluate applications for annexation 

of lands into the town and extension of public utilities to new areas. These criteria serve as the 

primary guide for making annexation and utility extension decisions. The criteria provide a 

framework for ensuring decisions are made consistently and in accordance with the Comprehensive 

Plan. They are complemented by the Growth Management Tiers Map. 

 Policy 1.5.3: Guide Growth Using the Growth Management Tiers Map  

The Growth Management Tiers Map serves as a guide for development and investment decisions. 

The map’s purpose is to ensure Boone accommodates growth consistent with the Boone Next 

Planning Principles, intentionally directs growth to desired areas, manages the pace of development, 

and aims for fiscal balance. This map is intended to be used when considering zoning and 

development approvals, utility service extensions, annexations, incentives, and capital investments. 

This map should be used in coordination with the Utility Service and Annexation Criteria. The Growth 

Management Tiers Map will be updated from time to time to reflect changing planning conditions. 

Goal 1.6 AN AFFORDABLE TOWN TO LIVE IN 

Boone will facilitate sustainable affordable housing for low- to middle income residents. 

 Policy 1.6.3: Diversify Boone’s Housing Options  

Promote a variety of housing types as well as housing tenure options around Boone. While the town 

should continue to build single-family, townhome, and multifamily buildings, explore other types of 

well-designed and contextually compatible housing, such as quadplexes and small-scale multiplexes. 

The town can use creative tools, like zoning “opt-in” districts, to ensure additional densities come 

with public benefits like income-restricted units. Also, support alternative housing tenure options 

like the community land trust model and cooperative housing. Unless Boone’s rugged terrain 

precludes it, consider the use of pre-approved blueprints to reduce construction costs while 

ensuring high quality building designs and materials. 

Goal 4.3 INTERJUSRIDICTIONAL AND INSTITUTIONAL COLLABORATION 

Residents within and surrounding Boone will benefit from collaborative interjurisdictional planning and 

coordination that maximizes limited resources. 

Policy 4.3.2: Coordinate on Service Extensions and Annexations  
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Use the Utility Service and Annexation Criteria and the Growth Management Tiers to guide service 

extensions and annexations.  Continue interjurisdictional coordination in order to determine future 

service extensions and annexations. 

Goal 4.4 LONG-TERM FISCAL BALANCE 

Long-term fiscal balance will be achieved through land use and growth decisions that are informed by 

long-term fiscal impacts of development. 

 Policy 4.4.2: Proactively Manage Growth and Development  

Anticipate and guide future growth and development using the planning principles, frameworks, and 

maps in this Comprehensive Plan to ensure that new development can be supported by town 

infrastructure and services while protecting open space. 

 Policy 4.4.3: Promote Smart Growth  

Ensure new growth and development is fiscally balanced in the long run while directing more growth 

to areas with existing services and infrastructure. Some types of developments and land uses are 

necessary to the social needs of the town and do not necessarily directly improve the town’s fiscal 

balance, such as recreation and cultural facilities or affordable housing. Encourage compact 

development that can be more efficiently served, especially as indicated on the Future Land Use 

Map. 

Goal 5.1 A SUSTAINABLE AND RESILIENT WATERSHED 

Boone will have a sustainable and resilient watershed that uses natural approaches to address 

stormwater. 

Policy 5.1.1 Use Low Impact Development Practices 

To protect water quality, use low impact development practices, like bioswales, rain gardens, and 

permeable pavement that use or mimic natural processes.  Promote the use of local plant species 

and limit or eliminate the planting of invasive species.  

Goal 5.2 SUSTAINABLE BUILDINGS, OPERATIONS, AND INFRASTRUCTURE 

Boone will seek sustainable practices in buildings, operations, and infrastructure of town government 

and across the community. 

 Policy 5.2.2: Manage Growth on Boone’s Edges  

Intentionally manage outward growth to balance protecting community character and natural areas 

while directing desired growth to identified centers. Use the Utility Service and Annexation Criteria 

and the Growth Management Tiers Map to manage growth. 

Goal 5.3 PLENTIFUL INTERCONNECTED GREEN SPACES 

Boone will proudly be a green town with passive and active green spaces throughout the community, 

connected by green corridors. 

 Policy 5.3.1: Protect Ecologically-Valuable Areas  

Protect floodplains, steep hillsides, wetlands, and other ecologically valuable areas and corridors 

from development. 
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Planning Board Report/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 
is OR  is not consistent with the Town’s current 
comprehensive plan and any other adopted plan(s) of the Town 
that are applicable because: 

Note 1 

 

 

 

Vote 2:    The Planning Commission recommends approval OR 
denial of Ordinance #A25-0504/0505 within Exhibit A and 
approval OR denial is reasonable and in the public interest 
because: 

Note 2 

 

 

 

 

 

 

 

 

 

 

 

 

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

Note 2: briefly explain why, factors may 
include the benefits and detriments to the 
landowners, the neighbors, and the 
surrounding community;  why the action 
taken is in the public interest; and  any 
changed conditions warranting the 
amendment. 
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Town Council– 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.  

Vote 1: The proposed amendment to the Town’s zoning map is 
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 approves OR denies Ordinance 
#A25-0504/0505 and believes approval OR denial is 
reasonable and in the public interest because: 

Note 2 

 

 

 

 

 

  

Note 2: briefly explain why, factors may 
include the benefits and detriments to the 
landowners, the neighbors, and the 
surrounding community;  why the action 
taken is in the public interest; and  any 
changed conditions warranting the 
amendment. 
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Ordinance #A25-0504/0505 

ORDINANCE #A25-0504/A25-0505 

AN ORDINANCE TO REZONE PROPERTY WITHIN THE TOWN OF BOONE 

  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 zone the property below as presented: 

 

Address: TBD Trillium Ridge 

Watauga County PINs: 2819-19-7099-000 & 2819-19-9210-000 

Property Owner: HC Mountain Properties, LLC 

Zoning: R1 Single-Family Residential 
  
 WHEREAS, the Boone Town Council held a duly-noticed public hearing on July 28, 2025 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 day, August 27, 2025. 

 

 

   The Honorable Tim Futrelle, Mayor 

Attest:    

    

    

Nicole Harmon-Church, Town Clerk    
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Request 

In conjunction with a request for voluntary annexation, the Town of Boone has initiated the zoning of 
properties at 539 Old Bristol Rd. (Watauga County PINs: 2901-01-8665-000 & 2901-01-8606-000) owned 
by Tyler & Lara Jones to R1 Single-Family Residential along with the Corridor District overlay. 

Parcel Information  

Parcel Specif ics  

Property Owner Tyler & Lara Jones 

Address 539 Old Bristol Rd. 

Watauga County PIN(s) 2901-01-8665-000 & 2901-01-8606-000 

Size .25 & .01  

Access Old Bristol Rd. (State Maintained) 

Steep or Very Steep Slope None 

Former ETJ Zoning 

Former Zoning District B3 General Business 

Overlay Districts 

☒ Corridor ☐ Historic District or Landmark ☐ Special Flood Hazard 

Area 

☐ Watershed Protection ☐ Viewshed Protection 
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Requested Zoning 

District: R1 Single-Family Residential & Corridor District Overlay 

District Descriptions R1 Single-Family Residential 

The R1 Single Family Residential District is established to provide a low-

density living area consisting only of single-family dwelling units and other 

related uses necessary for a sound neighborhood. The regulations for this 

district are designed to stabilize and encourage a comfortable, healthy, 

safe, aesthetically pleasing and pleasant living environment for family life 

that promotes peaceful quiet enjoyment sheltered from incompatible and 

disruptive activities that properly belong in nonresidential districts. 

Corridor District Overlay 

The corridor districts are established overlay district intended to protect 

the main thoroughfares though Town. Site development requirements 

shall apply to all developments within the established corridor district with 

the exception of single-family residences. 

Exist ing Use Information 

Use 1.01 Single-Family Dwelling 

Use 

Definition 
A building, not including a manufactured home, that is developed with space on all 

sides, containing, intended or used solely for one dwelling unit; not attached to any 

non-accessory building or dwelling unit. 

Exist ing Site Characterist ics  

The .26 acre/11,326 square feet site is composed of two parcels currently developed with a single-

family dwelling with a building footprint of approximately 1200 square feet. In addition to the principal 

structure, the site features a parking area of approximately 590 square feet. 

These improvements are situated across the triangle shaped parcels as follows: the single-family is 

centrally located closer to the street (base of the triangle) , with the off-street parking located along 

the street frontage. The site slopes away from Old Bristol Road.  

Photo 1 
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Photo 2 

 

Zoning and Use of Adjacent Propert ies  

North Not Zoned Single-Family Residential  

East Not Zoned Single-Family Residential 

South Not Zoned Commercial  

West Not Zoned Single-Family Residential 

North: 

 

East: 
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South: 

 

West: 

 

Zoning Analysis 

Please see below for the use, intensity, building height, and occupancy information from UDO Article 14 

and Appendix with the information with the requested zoning district. 

Use  

14.05.02 R1 Principal Uses 
Use # Use R1 Reference 

1.0 Household Living    

1.01 Single-Family Dwelling P  

2.0 Group Living   

2.01 Family Care Home L 15.06 

3.0 Transient Living   

3.01 Home for Survivors of Domestic Violence L 15.11 

3.04 Bed and Breakfast, Category 1 CD 15.13 

3.07 Homestay Rental L 15.05 

4.0 Institutional   

4.05 Cemetery P  

5.0 Government Uses   

5.02 
Government Neighborhood Cultural Facility, Indoor Activity 
Only  CD  

5.05 Recreation Facility, Category 2 P  

5.06 Recreation Facility, Category 3  CD  

5.12 Police Substation P  

5.13 Utility Facility, Town L 15.16 

5.14 Utility Facility, Government, Neighborhood  L 15.16 

6.0 Non-Government Utility Facility   

6.01 Utility Facility, Neighborhood L 15.16 

7.0 Wireless Communication   

7.01 Small Wireless Collocation  L 15.18 

7.02 
Wireless Facility Collocation on Existing Wireless Support 
Structure or Utility Pole L 15.17 

7.03 
Stealth Wireless Facility Attached to Existing Building or 
Structure L 15.17 

7.05 
Non-stealth Wireless Facility Collocation on Electrical 
Transmission Towers L 15.17 

7.06 Stealth Wireless Support Structure  CD/L 15.17 

7.08 Emergency Response Communication Antenna P  

8.0 Assembly   

8.01 Religious Assembly, Category 1 P  
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Use # Use R1 Reference 

8.02 Religious Assembly, Category 2 CD  

10.0 Daycare   

10.01 Child Daycare, Large   CD 15.19 

13.0 Agriculture   

13.02 Garden, Residential L 15.30 

13.03 Agricultural Operation Excluding Livestock L  

13.09 Forestry L 15.31 

Allowable Accessory Uses   

A-1 Secondary suite L 15.45 

A-2 Home occupation L 15.46 

A-11 Poultry L 15.54 

A-12 Livestock, small L 15.55 

A-14 Bees L 15.57 

A-15 Garden, residential L 15.58 

A-16 Satellite receiving antennas less than 1 meter in diameter L  

A-20 Swimming pools, spas, and hot tubs L 15.59 

A-22 Vehicular gate L 15.61 

A-25 Open air market, accessory L 15.22 

A-26 Daycare, small P  

A-28 Solar Energy System L 
15.64 

A-29 Electric-Vehicle Charging Station L 
15.65 

Allowable Temporary Uses   

T-1 Temporary family care structure L 15.62 

T-2 Temporary construction or repair dwelling L 15.62 

T-3 Temporary construction trailer L 15.62 

T-6 Temporary portable storage containers L 15.62 

T-9 Carrier on wheels (cow) L 15.62 

T-10 Yard sales L 15.62 

T-11 Itinerant merchant/peddler L 15.62 

T-13 Temporary Use 9.01 Public Colleges and Universities L 15.62 

Intensity  

Zoning 

District 

Minimum 

Gross Land 

Area 

Minimum 

Lot Width 

Minimum 

Street 

Frontage 

Minimum 

Livability 

Space Ratio* 

(LSR) 

Minimum Setbacks 

Street Interior 

R1 8,000 sq. ft. 70 ft. 56 ft. .53 20 ft. 14 ft. 

Building Height  

Zone Height Limitation  

R1, R1A, R2, R4, RA 3 stories 
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Occupancy 

Occupancy Regulation (persons per dwelling 

unit) 

Zoning District 

One family or up to 2 unrelated 

Note:  a dwelling occupied by a family (but not 

unrelated persons) may also have one (1) roomer. 

R1 Single-Family Residential  
 

Annexation/Zoning Process 

Annexation is a three-step process.  The zoning of the property being annexed into the Town corporate 

limits occurs in a separate but concurrent process. Both of the processes require separate public hearings.   

Staff has detailed the steps in which both of these processes would occur below. 

Date Annexation Zoning 

June 25, 2025 Step 1 Presentation of Petition: 

 The first step of the annexation process 

occurred at the June 2025 Town Council 

meeting, where the annexation petition 

and Certificate of Sufficiency was 

presented and Council approved a 

resolution scheduling a date for an 

annexation public hearing. 

 

July 28, 2025  Step 1 Zoning (Public Hearing on Zoning):  

Cases to zone properties placed on the 

public hearing agenda. 

Step 2 Zoning (PC Meeting): 

Planning Commission makes 

recommendation of the zoning of the 

parcels to Town Council. 

Aug. 27, 2025 Step 2 Public Hearing on Annexation:  

An annexation public hearing is held 

during the first part of the Council 

meeting. 

 

Step 3 Council Vote on Annexation: 

Subsequent to the annexation public 

hearing and Council will vote on the 

Annexation Ordinance. 

Step 3 Council Vote on Zoning:   

Council will vote on zonig of the properties 

prior to the final annexation vote. 
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Procedural Analysis 

Pursuant to UDO Subsection 9.07, in deciding whether to adopt a proposed amendment to this Ordinance, 

the central issue before the Council is whether the proposed amendment advances the public health, 

safety, or welfare. All other issues are irrelevant, and all information related to other issues at the public 

hearing may be declared irrelevant by the Mayor and be excluded. In particular, when considering 

proposed general use map amendments: 

A. The Council shall not consider any representations made by the petitioner that if the change is 

granted the rezoned property will be used for only one of the possible range of uses permitted in 

the requested classification. Rather, the Council shall consider whether the entire range of 

permitted uses in the requested classification is more appropriate than the range of uses in the 

existing classification. 

B. The Council shall only consider the impact of the proposed change on the public at large. 

Conformity to Adopted Plans  

Boone Next: Our Town, Our Future  

Community Vision Land Use and Development Vision 

We will be a prosperous, livable, people-oriented 

mountain community modeling resilient growth 

that promotes and protects our natural resources 

with diverse housing options and dynamic 

economic opportunities. We will celebrate and 

build upon our community’s historic foundation to 

leave a sustainable and equitable town for future 

generations. 

Grounded in its historic character, Boone will be a 

distinct pedestrian-oriented town that is 

affordable, livable, human-scale, and connected 

through a network of walkable, mixed-use 

corridors and activity centers. 

Planning Principles: The Boone Next Planning Principles are intended, as a collective, to provide a core 

vision to guide planning, zoning, and development decisions. These principles should be carefully 

considered with respect to all zoning map amendments, ordinance text amendments, and other 

development decisions as well as other town planning and policy initiatives. 

Planning Principle 1 

Prioritize thoughtfully designed development of underutilized land within the town’s existing built-upon areas 

over development of undeveloped land on the town’s outer limits. 

It is preferable to accommodate growth in locations within the existing town limits that are appropriate for, can 

support, and would be enhanced by, new development. Infill and redevelopment will occur in a strategic manner 

that considers community needs like provision of and access to goods, services, transit, and quality public space. 

Planning Principle 5 

Employ planning policies to accommodate growth while promoting an equitable town and protecting the most 

vulnerable residents and small businesses against economic displacement. 

Planning and zoning policies and practices seek to limit the negative and undesired effects of gentrification and 

displacement. Current residents and small businesses that are in Boone today and want to remain here should be 

able to afford to stay while people who work in Boone should be able to afford to live within the town limits. 
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Robust engagement and communication with residents and small businesses is key to promoting equitable 

planning in Boone. 

Planning Principle 7 

Support the town’s established neighborhoods and new residential developments through neighborhood-level 

engagement and planning. 

Neighborhoods may include a variety of land uses (residential, commercial, civic, and recreational areas), building 

types, and housing types. They may have an identifiable center that offers basic services such as cafés, childcare, 

specialty stores, and grocery options. Neighborhoods will support a variety of travel options and be well-

connected to adjacent neighborhoods and parks. They will seamlessly integrate the members of diverse, multi-

generational communities living in proximity to one another. 

Growth Management Tiers Map: The Growth Management Tiers Map is a policy tool intended to help 

Boone manage the growth of its corporate limits. The map identifies areas inside and outside the 

corporate limits that are likely to face development pressures, and it identifies those areas that are most 

appropriate for the town to consider serving by means of annexation within the next 10 to 15 years. The 

Growth Management Tiers Map is supplemented by and should be applied in concert with the Future 

Land Use Map, where applicable.  The overall purposes of the map are to: 

• Promote better interjurisdictional and long-range planning between and among the town, Watauga 

County, and utility providers. 

• Encourage long-term fiscally and environmentally sustainable growth by carefully managing the 

extension of taxpayer-funded town services 

• Encourage infill development 

• Inform developers, landowners, farmers, and residents with respect to the town’s priorities and 

approach to the growth of its corporate limits 

• Provide policy guidance to town decision-makers regarding annexations, town service provision, 

fees and incentives, and locations for capital improvements 

This property is located within the undesignated secondary growth area. 

Undesignated Secondary Growth Area is land where provision of services would be part of annexation 

decisions made by town officials. Additional care should be taken to analyze whether the requested type 

of proposed land uses are consistent with the town’s goals and policies. 

Future Land Use Map 

The Future Land Use Map is a critical tool intended to give shape to and help implement Boone’s vision 

for the next 15-20 years. The map and associated land use types provide a framework for development 

and other land use-related decisions, including decisions on public infrastructure and transportation. 

In legislative decision-making cases, Council and the Planning Commission will review Boone Next and 

the Future Land Use Map to ensure that the request:  

• is consistent with the goals and policies set forth in this plan; and  

• is consistent with the land use type as shown on the Future Land Use Map;  
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• and if not ensure that the requested change of zoning will not negatively impact the intent of the 

mapped land use type; and  

• is supported by existing or planned infrastructure. 

 

The property included in the request is mapped in the Undesignated Secondary Growth land use type.  

Please see below for more details on this land use type. 

Description Objectives Primary Uses 

Land where provision of 

services would be part of 

annexation decisions made by 

town officials. Additional care 

should be taken to analyze 

whether the requested type of 

proposed land uses are 

consistent with the town’s goals 

and policies. 

• Cluster compact residential / 

mixed-use development where 

feasible  

• Protect wildlife habitat, 

farmland, floodplains, wetlands, 

and steep slopes  

• Enhance connectivity; add 

sidewalks, bike facilities, transit, 

and other pedestrian safety 

facilities where feasible 

 

 

 

Goals & Policies 

Goal 1.1 A SUSTAINABLE BUILT PATTERN 

Boone’s interwoven natural and built environments will promote social, environmental, and fiscal 

sustainability while aiming to reduce auto- dependence and the roots of traffic congestion. The town 

will be a leader of green building design and climate responsibility. 

 Policy 1.1.1: Use the Future Land Use Map 

Use the Future Land Use Map to guide development, growth, and conservation decisions. 

Additionally, use the Focus Area Plans for more detailed policy direction within each of those areas. 

 Policy 1.1.2 Use Best Design Practices in New Development 

 All new growth should move Boone toward creating a network of “communities within a 

community” - a polycentric pattern of walkable, human-scale activity centers located within short 

distances of residents across the town. This pattern is key to supporting sustainability by aiming to 

reduce vehicle trips and their associated emissions, improving human health by supporting active 

169



Case 25-0506/0507 Jones General Use Zoning Map Amendment| 11 

utilitarian modes of transportation, and guiding growth away from natural areas. Where feasible, 

new growth should establish short blocks and connected rights-of-way, prominent civic spaces, 

stream daylighting and protected natural resources, front-facing buildings with transparent and 

welcoming first floors and public spaces, a diversity of housing types, income-restricted housing 

units, neighborhood-serving and context-sensitive nonresidential uses, rear parking and alleys, front 

porches1 (residential), and safe multimodal transportation infrastructure design. 

Goal 1.2 DEVELOPMENT TRUE TO BOONE’S VISION 

Boone’s development and redevelopment will enhance the best of the town’s existing built 

environment and reinforce the vision set forth in this plan. 

 Policy 1.2.2: Infill Development Enhances the Town  

Infill development is important because it directs growth away from natural areas, but it must be 

done well. Infill development shall enhance and not detract from the building character of the town 

by replicating key elements of Boone’s cherished historic design features (like building scale, 

proportion, setbacks, character) with high quality, pedestrian-oriented design and providing public 

goods like plazas, wide sidewalks, public art, and affordable spaces for living, artists, and small 

businesses. Rules for new development should avoid financially incentivizing displacement of 

vulnerable populations. 

 Policy 1.2.4: Create and Enhance Gateways  

Gateways can serve as visual cues that travelers are passing between and arriving in new places. 

New development, public infrastructure projects, and preservation efforts should consider gateways 

into Boone and between distinct areas within the town. 

Goal 1.5 INTENTIONAL GROWTH MANAGEMENT 

Boone will manage growth thoughtfully and intentionally within its borders and at its edges to enhance 

the town’s livability and meet the needs of a growing community. 

 Policy 1.5.1: Manage Growth to Balance Protection of Community Character and Natural Areas 

While Directing Desired Growth to Identified Centers  

The town will manage growth in a manner that balances the protection of community character and 

natural lands while accommodating future population. Change in the community will be carefully 

managed to protect critical natural lands, provide a variety of housing options for a diversity of 

households, support economic development, support fiscal balance, ensure adequate public safety 

services, and utilize growth patterns that support regional and local transit services. Lands within 

the town’s current corporate limits are priorities for infill and redevelopment. New development 

areas contiguous with the town and in identified activity centers should be secondary priorities for 

development and ahead of areas outside centers. 

 Policy 1.5.2: Guide Utility Service Extensions and Annexations Using the Utility Service and 

Annexation Criteria  

Use the Utility Service and Annexation Criteria of this chapter to evaluate applications for annexation 

of lands into the town and extension of public utilities to new areas. These criteria serve as the 

primary guide for making annexation and utility extension decisions. The criteria provide a 

framework for ensuring decisions are made consistently and in accordance with the Comprehensive 

Plan. They are complemented by the Growth Management Tiers Map. 
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 Policy 1.5.3: Guide Growth Using the Growth Management Tiers Map  

The Growth Management Tiers Map serves as a guide for development and investment decisions. 

The map’s purpose is to ensure Boone accommodates growth consistent with the Boone Next 

Planning Principles, intentionally directs growth to desired areas, manages the pace of development, 

and aims for fiscal balance. This map is intended to be used when considering zoning and 

development approvals, utility service extensions, annexations, incentives, and capital investments. 

This map should be used in coordination with the Utility Service and Annexation Criteria. The Growth 

Management Tiers Map will be updated from time to time to reflect changing planning conditions. 

Goal 1.6 AN AFFORDABLE TOWN TO LIVE IN 

Boone will facilitate sustainable affordable housing for low- to middle income residents. 

 Policy 1.6.5: Preserve the Town’s existing affordable homes  

While ensuring housing is safe for tenants through code enforcement, preserve the townwide stock 

of naturally occurring affordable housing (NOAH) using zoning and other innovative planning tools. 

Goal 5.2 SUSTAINABLE BUILDINGS, OPERATIONS, AND INFRASTRUCTURE 

Boone will seek sustainable practices in buildings, operations, and infrastructure of town government 

and across the community. 

 Policy 5.2.2: Manage Growth on Boone’s Edges  

Intentionally manage outward growth to balance protecting community character and natural areas 

while directing desired growth to identified centers. Use the Utility Service and Annexation Criteria 

and the Growth Management Tiers Map to manage growth. 

Gateway Focus Area Analysis  

As Boone continues to grow, with limited space to do so, the areas on the edges of town will continue to 

develop and re-develop. Guiding the character and function of these areas is a key goal. Each focus 

areas has unique opportunities and challenges, but all function as gateways into Boone from the major 

transportation corridors. A vision was set that these areas become smaller “communities within the 

community,” servicing the needs of residents close to home. 

Northwest Boone Gateway  

This Area Today (Excerpt, page 140) 

With proximity to the historic downtown, this northwest focus area along West King Street/ Highway 

421 acts as a gateway from Sugar Grove, Vilas, and Tennessee. Multi-family residential, light industrial, 

rural, and strip commercial characterize the existing land use in this area. Several older and some 

relatively newer apartment complexes house a growing off-campus student population. 

… 

This Area Tomorrow Recommendations (Excerpt) 

While the topography in this area does not lend itself to large scale development, there are 

opportunities for infill development on small parcels and re-development opportunities. As has already 

begun to happen with apartments constructed in the recent past, new development needs to be 

pedestrian-oriented. 
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… 

Recommendations include the following:  

… 

• Promote infill development and conversion of existing buildings to pedestrian-oriented and 

neighborhood-serving commercial uses. 

… 

Planning Board Report/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 
is OR  is not consistent with the Town’s current 
comprehensive plan and any other adopted plan(s) of the Town 
that are applicable because: 

Note 1 

 

 

 

Vote 2:    The Planning Commission recommends approval OR 
denial of Ordinance #A25-0506/0507 within Exhibit A and 
approval OR denial is reasonable and in the public interest 
because: 

Note 2 

 

 

 

 

 

 

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

Note 2: briefly explain why, factors may 
include the benefits and detriments to the 
landowners, the neighbors, and the 
surrounding community;  why the action 
taken is in the public interest; and  any 
changed conditions warranting the 
amendment. 
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Town Council– 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.  

Vote 1: The proposed amendment to the Town’s zoning map is 
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 approves OR denies Ordinance 
#A25-0506/0507 and believes approval OR denial is 
reasonable and in the public interest because: 

Note 2 

 

 

 

 

 

  

Note 2: briefly explain why, factors may 
include the benefits and detriments to the 
landowners, the neighbors, and the 
surrounding community;  why the action 
taken is in the public interest; and  any 
changed conditions warranting the 
amendment. 
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Ordinance A25-0506/0507 

ORDINANCE A25-0506/0507  
 

  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 zone the property below as presented: 

 
Address: 539 Old Bristol Road 

Watauga County PINs: 2901-01-8665-000 & 2901-01-8606-000 
Property Owner: Tyler and Lara Jones 

Zoning: R1 Single-family Residential & Corridor District Overlay 
  
 WHEREAS, the Boone Town Council held a duly-noticed public hearing on July 28, 2025 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 day, 27th, day of August, 2025. 

 

 

   The Honorable Tim Futrelle, Mayor 

Attest:    

    

    

Nicole Harmon-Church, Town Clerk    
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Request 

Consideration of changes to the Conditional District (CD) zoning map amendment process in the Unified 

Development Ordinance (UDO).  This amendment would authorize Town Council to approve variances 

from ordinance standards when considering conditional district zoning map amendments.  This 

amendment introduces flexibility into the process    

This amendment is intended to streamline the approval process by integrating the consideration of 

variances (deviations) into the broader CD zoning map amendment evaluation.  This would reduce the 

reliance on separate variances from the Board of Adjustment, particularly when a comprehensive review 

of the entirety of a development proposal is more appropriate when assessing any deviation from 

ordinance standards.    By allowing Council to authorize these deviations, the amendment introduces 

greater flexibility for both Council and applicants, supporting more tailored solutions within a 

development review.   

This proposed amendment also represents an early implementation step in support of Boone Next: Our 

Town, Our Future, the Town’s newly adopted comprehensive plan.  Specifically, Implementation action 

A.1 Update the Development Regulations, envisions that the Town would conduct a thorough evaluation 

of the Unified Development Ordinance to ensure development aligns with the Future Land Use Map and 

broader community goals.  Under the current regulations, the CD zoning map amendment process 

requires strict adherence to the standards associated with both the requested zoning district, and other 

applicable development standards, unless a separate variance is granted by the Board of Adjustment.   The 

proposed amendment offers greater flexibility for Town Council and applicants by allowing a more 

contextual and coordinated review of proposed developments.   

Please note, this amendment does not eliminate or modify the existing variance procedures utilized by 

the Board of Adjustment.  It simply authorizes Town Council to consider and approve deviations within 

the CD zoning map amendment process. Applicants may still pursue standalone variances through the 

Board of Adjustment when appropriate.   

In exchange for the added flexibility, several safeguards have been incorporated to ensure transparency, 

accountability, and consistency (of application).  These modifications include: 

• Property owner notification of the public hearing has been expanded to 300’ versus the 150’ that is 

standard. 

• Adds a requirement for a pre-application meeting. 
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• Revises the required neighborhood meeting regulations as follows: 

o Allows for additional neighborhood meetings in addition to the one meeting currently required.  

This will be discussed with applicants so that they understand that in some cases multiple meeting 

may be necessary to address the purpose of the meeting. 

o The purpose of the meeting has been clarified so that the applicant the meeting is an opportunity 

to present the proposed development to the neighbors and any other attendees, gather feedback, 

document concerns, and if feasible, work toward reasonable mitigation of any issues.   

o Provides for the posting of the meeting notice on the Planning & Inspections webpage.   

o Sets standards for what the applicant must present at the neighborhood meeting. 

o Clarifies what documentation from the neighborhood meeting, such as accurate meeting minutes, 

should be turned in with the application for development. 

o Sets a time limitation (6 months) for submittal of an application after the neighborhood meeting.   

• Sets standards for what must be included in the applicant’s submittal documents, which would now 

include a detailed written narrative with the following clearly labeled that address:  

o Proposed Allowable Uses  

o Deviations form Ordinance Standards 

o Mitigation of Impacts 

o Conditions 

o Affidavit – acknowledging: 

▪ that all zoning conditions are voluntarily proposed based solely on the applicant’s 

independent judgment; and   

▪ The applicant is not relying on any statements from Town staff, Council, or Planning 

Commission members regarding zoning conditions; and 

▪ Other interested parties in the rezoning process may rely on the validity of the proposed 

development proposal including any agreed upon conditions; and 

▪ All future property owners will be bound by the proposed development approval, including 

any agreed upon conditions and any commitments or representations made by the applicant 
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Conformity to Adopted Plans  

Boone Next: Our Town, Our Future  

Community Vision 

We will be a prosperous, livable, people-oriented mountain community modeling resilient growth that 

promotes and protects our natural resources with diverse housing options and dynamic economic 

opportunities. We will celebrate and build upon our community’s historic foundation to leave a 

sustainable and equitable town for future generations. 

Planning Principles: The Boone Next Planning Principles are intended, as a collective, to provide a core 

vision to guide planning, zoning, and development decisions. These principles should be carefully 

considered with respect to all zoning map amendments, ordinance text amendments, and other 

development decisions as well as other town planning and policy initiatives. 

Staff Analysis: Several Boone Next Planning Principles are relevant to the proposed amendment.  Staff has 

included Principles 2, 3, 9, and 10 because these principles highlight ideas such as supporting creative 

design, encouraging walkability, protecting natural features, and addressing community needs.  While the 

amendment doesn’t directly carry out these principles, they help explain how the proposed amendment to 

the CD zoning map process could fit into broader planning goals and objectives. 

Planning Principle 2 

Emphasize quality design to create an attractive, inspiring public and private realm— architecture, streetscape, 

corridors, gateways, and edges—that is uniquely Boone.  

Public areas (streetscapes, sidewalks, parks, plazas, etc.) and private areas (building facades, landscaping, parking 

facilities, etc.) will be planned, arranged, and designed with quality materials to celebrate a sense of place and 

character by balancing function, appearance, and affordability, while fostering creativity, innovation, and human-

scale design that is true to Boone 

Planning Principle 3 

Encourage compact, human-scale development that integrates a vertical mix of uses (residential, commercial, 

office, institutional, civic, etc.) and connects with existing developed areas. 

Places will be created with multiple uses in proximity to each other, perhaps on the same site and/or in the same 

structure. Close attention will be given to the compatibility of those uses and their surroundings. Uses will be 

arranged in a manner that maximizes pedestrian activity and create “communities within our community.” 

Planning Principle 9 

Incorporate environmentally sensitive and sustainable practices into future developments.  

Development will be designed to reduce potential negative impacts on environmental features such as wetlands, 

riparian buffers, streams, steep slopes, wooded areas, special flood hazard areas, wildlife habitats, etc. » The 

town will continue efforts to protect and restore watersheds, wetlands, streams, and special flood hazard areas 

in development or redevelopment. » New construction will use context-sensitive design to reduce impacts on 

existing site features. » New development should use green building practices. Projects should minimize energy 

consumption, use renewable energy where feasible, minimize the consumption of resources, and use recycled 

building materials. » Green stormwater management is important, along with protections to our waterways. » 

Infill and redevelopment should maintain or enhance Boone’s Urban Forest. 

Planning Principle 10 
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Encourage appropriate development to meet the town’s urgent need for housing or other specific community 

needs by means of density bonuses or other mechanisms.  

Encourage construction of affordable housing, public infrastructure, or other identified community needs by 

means of density bonuses or other incentives in appropriate areas of the town. For example, increased building 

height or additional units may be allowed in exchange for incorporating affordable housing units in a 

development. 

Goals & Policies 

Staff Analysis: Below are selected Goals & Policies that related to the proposed amendment.  These items 

reflect consideration such as site-specific design flexibility, community objectives, and environmental 

sensitivity.  Similar to the Planning Principles analysis, while the amendment does not implement these 

policies and goals, the amendments proposed changes may allow future development proposals to 

respond to them.   

Goal 1.1 A SUSTAINABLE BUILT PATTERN 

Boone’s interwoven natural and built environments will promote social, environmental, and fiscal 

sustainability while aiming to reduce auto- dependence and the roots of traffic congestion. The town 

will be a leader of green building design and climate responsibility. 

 Policy 1.1.2 Use Best Design Practices in New Development 

 All new growth should move Boone toward creating a network of “communities within a 

community” - a polycentric pattern of walkable, human-scale activity centers located within short 

distances of residents across the town. This pattern is key to supporting sustainability by aiming to 

reduce vehicle trips and their associated emissions, improving human health by supporting active 

utilitarian modes of transportation, and guiding growth away from natural areas. Where feasible, 

new growth should establish short blocks and connected rights-of-way, prominent civic spaces, 

stream daylighting and protected natural resources, front-facing buildings with transparent and 

welcoming first floors and public spaces, a diversity of housing types, income-restricted housing 

units, neighborhood-serving and context-sensitive nonresidential uses, rear parking and alleys, front 

porches1 (residential), and safe multimodal transportation infrastructure design. 

 Policy 1.1.3: Promote Sustainable Building and Site Design  

Promote and/or incentivize innovative building tools and approaches, such as LEED, LEED-ND, STAR 

Communities, WELL Building Standard, the Sustainable Development Code, and sustainable building 

standards and incentives in the town’s unified development ordinance. New approaches may 

include green roofs, renewable energy generation, alternative lighting strategies, use of local and/or 

recycled materials, optimization of solar access, and other innovative practices. 

Goal 1.2 DEVELOPMENT TRUE TO BOONE’S VISION 

Boone’s development and redevelopment will enhance the best of the town’s existing built 

environment and reinforce the vision set forth in this plan. 

 Policy 1.2.1: Build the Town for People  

To the extent possible, the built environment should be human-scale and pedestrian oriented rather 

than large-scale and auto-oriented. There are urban design characteristics that transcend eras, 

styles, and typologies that help to explain why Boone’s beloved downtown makes human beings 

comfortable. Human-scale development is not defined by density, but instead by urban design that 
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makes human beings comfortable and happy navigating streets, activity centers, and neighborhoods 

on foot. Human-scale built environments might consider terminating vistas at the end of streets or 

the width and frontage of new buildings. 

 Policy 1.2.2: Infill Development Enhances the Town  

Infill development is important because it directs growth away from natural areas, but it must be 

done well. Infill development shall enhance and not detract from the building character of the town 

by replicating key elements of Boone’s cherished historic design features (like building scale, 

proportion, setbacks, character) with high quality, pedestrian-oriented design and providing public 

goods like plazas, wide sidewalks, public art, and affordable spaces for living, artists, and small 

businesses. Rules for new development should avoid financially incentivizing displacement of 

vulnerable populations. 

Goal 1.4 A NETWORK OF OPEN SPACE & GREEN CORRIDORS 

Boone will build on its reputation as a green and outdoor city, creating and protecting an integrated 

network of green corridors, parks, and open spaces as well as meaningful rural and agricultural uses. 

 Policy 1.4.1: Protect Ecologically Valuable Areas and Corridors  

Through regulations and development decisions, protect, restore, and connect ecologically valuable 

areas such as critical watersheds, stream buffers, wetlands, wildlife habitat, and hardwood forests. 

Prioritize conservation of lands adjacent and connected to existing protected areas. 

Goal 1.6 AN AFFORDABLE TOWN TO LIVE IN 

Boone will facilitate sustainable affordable housing for low- to middle income residents. 

 Policy 1.6.1: Support Income-Restricted Housing  

Support permanently affordable housing for low- and middle-income residents geographically 

located throughout the town. Prioritize permanent affordability, particularly for those at or below 

60 percent of the area median income, through community land trusts, nonprofit ownership and 

management, the Housing Authority, town ownership, and restricted deeds and covenants. 

Consider programs that fund home improvements for low income homeowners in exchange for right 

of first refusal to purchase homes for affordable housing partners. 

 Policy 1.6.2: Use Innovative Tools to Expand Affordable Housing  

Using incentives like density bonuses, regulations, and other strategies, strive to achieve a minimum 

of 5-10 percent income-restricted units in new multi-unit residential construction projects. 

Implementation Actions 

Staff Analysis: Staff has included Implementation Action A.1 because it directly relates to the proposed 

amendment.  This action calls for updates to the development regulations.  The amendment streamlines 

how the site-specific flexibility is reviewed under the CD zoning map amendment process.   

A.1 Update the Development Regulations 

• Incorporate new and revised graphics and tables to explain zoning concepts  

• Improve the page layout and internal reference system  

• Ensure standards and criteria are clear  

• Modernize, refine, and update definitions  

• Streamline the review procedures, where appropriate  
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• Study the current Limited Use standards section and consider updates where necessary for 

simplicity, best practices, and better alignment with the comprehensive plan  

• Add affordable housing density bonus provisions 

Planning Board Report/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 Unified 
Development Ordinance is OR  is not consistent with the 
Town’s current comprehensive plan and any other adopted 
plan(s) of the Town that are applicable because: 

Note 1 

 

 

 

Vote 2:    The Planning Commission 

 recommends approval OR denial of Ordinance A25-0230 
within Exhibit A and approval OR denial is reasonable and in 
the public interest because: 

Note 2 

 

 

 

 

 

 

 

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

Note 2: briefly explain why, factors may 
include the benefits and detriments to the 
landowners, the neighbors, and the 
surrounding community;  why the action 
taken is in the public interest; and  any 
changed conditions warranting the 
amendment. 
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Town Council– 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.  

Vote 1: The proposed amendment to the Town’s Unified 
Development Ordinance is 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 approves OR denies Ordinance 
A25-0230 and believes approval OR denial is reasonable and 
in the public interest because: 

Note 2 

 

 

 

 

 

  

Note 2: briefly explain why, factors may 
include the benefits and detriments to the 
landowners, the neighbors, and the 
surrounding community;  why the action 
taken is in the public interest; and  any 
changed conditions warranting the 
amendment. 
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Ordinance A25-0230 

ORDINANCE # A25-0230 

AN ORDINANCE TO REVISE the UNIFIED DEVELOPMENT ORDINANCE   

 WHEREAS, the Boone Town Council has determined that revisions to the UDO are necessary to 

modify the conditional district zoning map amendment standards and process; and 

 WHEREAS, the Boone Town Council held a duly-noticed public hearing on July 28, 2025 with 

respect to this ordinance; 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 

 WHEREAS, the Town Council finds that it is in the best interest of the Town and its citizens that 
Town Council directly consider and, with input from the public as deemed appropriate by Council; and 

 WHEREAS, the Boone Town Council is authorized to enact this Ordinance pursuant to its zoning 
authority under G.S. Chapter 160D, Article 6;  

 NOW THEREFORE, BE IT ORDAINED BY THE BOONE TOWN COUNCIL THAT: 

SECTION 1.  The Town of Boone Unified Development Ordinance (“UDO”) is hereby revised as set 

forth in the attached Exhibit A to this Ordinance, which is incorporated by reference, with 

deletions and additions shown in red and blue respectively: 

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

to the extent of such conflict. 

SECTION 3.   In the event any section, subsection, subdivision, paragraph, subparagraph, item, 

sentence, clause, phrase or word of this ordinance is declared or adjudged to be invalid 

or unconstitutional, such declaration or adjudication shall not affect the remaining 

provisions of this ordinance, which shall remain in full force and effect as if the portion so 

declared or adjudged invalid or unconstitutional was not originally a part of this 

ordinance. 

SECTION 4. This Ordinance shall be effective immediately upon its adoption by Town Council. 

Adopted this the 20th day of August, 2025. 

 

 

   The Honorable Tim Futrelle, Mayor 

Attest:    

    

    

Nicole Harmon-Church, Town Clerk    
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Article 34 Definitions 

Conditional Zoning 

A legislative zoning map amendment with site-specific conditions incorporated into the zoning map 

amendment. 

 

Site Plan 

A scaled drawing and supporting text showing the relationship between lot lines and the existing or 

proposed uses, buildings, or structures on the lot. The site plan may include site-specific details such as 

building areas, building height and floor area, setbacks from lot lines and street rights-of-way, intensities, 

densities, utility lines and locations, parking, access points, roads, and stormwater control facilities that 

are depicted to show compliance with all legally required development regulations that are applicable to 

the project and the site plan review. A site plan approval based solely upon application of objective 

standards is an administrative decision and a site plan approval based in whole or in part upon the 

application of standards involving judgment and discretion is a quasi-judicial decision. A site plan may also 

be approved as part of a conditional zoning decision. A reference to a “site plan” in this ordinance may 

also include the “site-specific vesting plan” where appropriate. 

 

Site-Specific Vesting Plan  

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. 

 

Article 1 General Provisions 

… 

1.28 Building Design Elements 

1.28.01 "Building design elements" as used within this Ordinance means exterior building color; type 

or style of exterior cladding material; style or materials of roof structures or porches; exterior 

nonstructural architectural ornamentation; location or architectural styling of windows and 

doors, including garage doors; the number and types of rooms; and the interior layout of 

rooms. The phrase "building design elements" does not include any of the following: (i) the 

height, bulk, orientation, or location of a structure on a zoning lot, (ii) the use of buffering or 

screening to minimize visual impacts, to mitigate the impacts of light and noise, or to protect 

the privacy of neighbors, or (iii) regulations adopted pursuant to this Article governing the 
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permitted uses of land or structures subject to the North Carolina Residential Code for One- 

and Two-Family Dwellings. 

… 

1.28.03 Regulations prohibited by this subsection may not be applied, directly or indirectly, in any 

zoning district or conditional district unless voluntarily consented to by the owners of all the 

property to which those regulations may be applied as part of and in the course of the 

process of seeking and obtaining a zoning amendment or a zoning, subdivision, or 

development approval, nor may any such regulations be applied indirectly as part of a review 

pursuant to G.S. 160D-604 or G.S. 160D-605 of any proposed zoning amendment for 

consistency with an adopted comprehensive plan or other applicable officially adopted plan. 

Article 4  Development Approvals 

… 

14.02  Use Information 

14.02.01 Use Table Guidance. Each zoning district enumerated in Part II of this article contains a list 

of uses permissible in the district.  Review Appendix B to view comparative tables that list all 

uses allowed within the zoning districts enumerated in Section 14.01. 

A. Permitted (P):  A “P” in a Table of Principal Uses, Table of Accessory Uses, and Table of 

Temporary Uses indicates that a use is allowed by right in the respective district.  Such 

uses are subject to all applicable requirements of this Ordinance but do not have 

additional requirements which are specific to the use in accordance with this Article.     

B. Permitted Subject to Limitations (L): An “L” in a Table of Principal Uses, Table of 

Accessory Uses, and Table of Temporary Uses indicates that a use is allowed by right in 

the respective district, provided that the use meets the normal requirements of the 

Ordinance plus additional requirements designed to address the specific impacts of the 

use.  A cross-reference in the “Reference” column of the Table for a permitted use with 

an “L” is intended to direct the reader to a Section(s) which has special importance to 

the use, but it does not limit the applicability of other Sections.  

C. Special Use Permit Required (S):  An “S” in the Table of Principal Uses, Table of Accessory 

Uses, and Table of Temporary Uses indicates that a use is allowed only with a Special Use 

Permit in the respective district.  A cross-reference in the “Reference” column of the 

Table for a permitted use with an “S” is intended to direct the reader to a Section which 

has special importance to the use, but it does not limit the applicability of other Sections. 

9D. Conditional District (CD):  A “CD” in a Table of Principal Uses, Table of Accessory Uses, 

and Table of Temporary Uses indicates that a use is allowed only with a conditional 

district zzoning map amendment approval in the respective district.  A cross-reference in 

the “Reference” column of the Table for a permitted use with a “CD” is intended to direct 

the reader to a Section which has special importance to the use, but it does not limit the 

applicability of other Sections.  
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D.E. Not Permitted (Blank Cell): A blank cell in a Table of Principal Uses, Table of 

Accessory Uses, and Table of Temporary Uses indicates that a use is not allowed in the 

respective district. 

E.F. Use Nomenclature:  Each use listed in the tables is more fully defined in Article 34 

Definitions.  The nomenclature of each use within the tables is for identification purposes 

only. 

… 

4.10 Uses Previously Approved by Conditional Use Permit  

4.10.01 Amendments and modifications to uses currently subject to the terms and conditions of a 

previously approved conditional use permit, except those issued with conditional use 

zoning approvals, will be processed subject to the provisions of Section 4.16 dealing 

amendments and modifications to special use permits or major subdivision preliminary plat 

approvals. 

… 

4.13 Vested Rights for Certain Approvals 

4.13.01 A vested right shall be deemed established upon proper and lawful approval of a site- 

specific vesting plan for a special use permit, major subdivision, or Cconditional dDistrict 

zoning map amendment. 

… 

14.19.04 B1 Development Standards  

… 

F. Maximum Building Height: (See Subsection 14.03.07) 

… 

7. Building Height Limitations:  

8. [Grab your reader’s attention with a great quote from the document or use this space 

to emphasize a key point. To place this text box anywhere on the page, just drag it.] 

… 

b. In the B1 Downtown Core, Tthe height of a building existing as of April 26, 2018 

may not be increased, whether by demolition and rebuilding or reconstruction, 

renovation, or improvement, unless approved under the cConditional dDistrict 

zZoning mMap aAmendment process set forth in Article 9 herein.  Provided, 

however, that an addition or modification of the features exempted in 

Subsection 14.03.07(F) does not trigger the requirement for the Conditional 

District Zoning Map Amendment process.   

15.03 1.07 Duplex; 1.08-1.10 Townhouse; 1.11-1.13 Multi-Family Dwelling; 1.14-1.16 Multi-

Family Dwelling In Mixed Use (unless specifically excluded) 

Staff Note: While 

evaluating the CD 

language, Staff identified 

that a standard originally 

limited to the former B1 

Central Business district 

was not cleanly revised 

when a second B1 district 

was added in 2021.  The 

original intent was to 

protect historical buildings 

in the downtown core that 

now is being applied to 

both the B1 Downtown 

Core and the B1 Downtown 

Interface.   
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… 

15.03.02 This Section shall not apply to:  

A. Multi-family dwelling units in mixed-use building(s) constructed pursuant to and in 

accordance with the requirements of Section 15.04,  

B. Multi-family dwelling units in single use buildings within a mixed-use project constructed 

pursuant to an in accordance with the requirements of Section 15.04, if: 

1. The development is approved through a conditional district b1 general business, b2 

neighborhood business, b3 general business rezoning zoning map amendment 

process set forth in UDO Article 9 Amendments; and 

… 

15.04  Multi-Family in Mixed Uses 

… 

15.04.04 Multi-family residential uses, either as the result of new construction or conversion, are 

allowed in the General Business District (B3) only if the projects in which they are included 

meet the following: 

A. Multi-family uses wholly or partially on property zoned B3 General Business within the 

Corridor Districts. 

1. Mixed Use Building(s):   

a. Each building shall fully consist of street level commercial uses (i.e. retail, office, 

and restaurant). 

b. Surface parking shall be located to the side or most preferably to the rear, and 

in no case shall parking extend beyond the front building line.  Structured parking 

is permitted but shall be located to the rear or under street level commercial 

uses. 

c. In the area between the primary façade and the street the applicant is 

encouraged to preserve existing significant or historic trees, to provide 

landscaped courtyards, landscaped greenspace, plazas, pocket parks, and other 

pedestrian oriented amenities. 

2. Single Use Building(s)  

a. Single use multi-family building(s) are only allowed as part of a mixed-use project 

if approved through the conditional district zoning map amendment B3 General 

Business rezoning process set forth in UDO Article 9 Amendments. 

… 

15.62 Temporary Uses 

15.62.14  Temporary Use 9.01 Public Colleges and Universities – Leased “Swing” space 
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A. Use 9.01 Public Colleges and Universities may be allowed within the B3, O/I and M1 

zoning districts on a temporary basis subject to the following regulations: 

… 

6. In the B3 district, Temporary Use 9.01 shall be allowed until June 30, 2029.  After 

that date, the authorization of Temporary Use 9.01 in the B3 district shall 

automatically expire without requiring any further action by Town Council, and no 

such use shall thereafter be permitted in the B3 district.  In the B3 district, Temporary 

Use 9.01 shall be allowed for a development governed by a special use permit or 

conditional district zoning map amendment permit as to which the proposed 

temporary activities are comparable to the principle uses already allowed under that 

special use permit or conditional district, as determined by the Administrator.  In 

other cases, landowners may seek modification of the zoning approval to allow for 

Temporary Use 9.01 in the usual manner provided for requested modifications 

pursuant to Article 9. 

… 

Article 14 Zoning District Regulations 

14.01 Enumeration and Description of Districts 

14.01.01 In order to regulate the height, size of buildings, the intensity and location of land usage, 

areas of livability space, provide for an improved environment, and to promote the health, 

safety, and general welfare of its citizens, the Town of Boone is divided into zoning districts.  

Note:  district titles are intended to convey general land use but the specific standards for 

each district determine the actual regulations applicable to a particular site. 

14.01.02 There are three types of zoning districts:  general use districts, overlay districts and 

conditional districts.   

A. General use districts are those in which a variety of uses are permitted.  The general use 

districts established in this article are classified as follows: 

R1 Single-Family Residential District 

R1A Single-Family Residential with Accessory Dwelling District 

R1C Compact Neighborhood Residential District 

R1S Small Home Residential District 

R2 Two-Family Residential District 

R3 Multiple-Family Residential District 

R4  Two-Family/Manufactured Home Residential District 

R5 55+ Housing Residential District 

MH Manufactured Home Park District 

RA Residential Agricultural District 

B1 Central Business District 

B2 Neighborhood Business District 

B3 General Business District 
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OI Office Institutional District 

WD Wellness District 

M1 Manufacturing District 

U1 University District 

U1 Educational District 

E2 Educational District 

E3 Educational District 

E4 Educational Child Daycare District 

B. Overlay districts are those districts that overlap one or more general use districts and 

contain standards in addition to the underlying general use or conditional district zoning 

standards. Where requirements conflict, overlay district standards supersede general 

use district standards.  The overlay districts established in this article are classified as 

follows: 

Special Flood Hazard Area (SFHA) 

Watershed Protection District 

Corridor District 

Neighborhood Conservation District (NCD) 

Viewshed Protection District 

Historic Districts 

Title 1.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.     

Article 9 Amendments 

9.01 Amendments in General 

9.01.01 Amendments to the text of this Ordinance (hereafter, “the UDO”) or to the Town’s officially 

adopted zoning map shall be made in accordance with the provisions of this Article.  

A. All amendments adopted pursuant to this Article shall be by ordinance. 

9.02 Initiation of Amendments 

9.02.01 Text and Map Amendments 

A. Citizen/ Landowner Requests. 

1. Text Amendments.  Any person may request that Council set a proposed text 

amendment for consideration at the next available public hearing.   The petition shall 

be filed with the Administrator and shall include at a minimum: (i) the name, address, 

and phone number of the applicant, and (ii) a summary of the specific objective of 

any proposed change in the text of this Ordinance.  Such request shall be scheduled 

for consideration at the next available regularly scheduled Council meeting.  
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a. The Administrator may, in their discretion, prepare a written analysis of the 

proposed text amendment to assist Council in consideration of whether to 

forward the amendment for public hearing.  Any such analysis by the 

Administrator shall address the conformity of the proposed amendment with the 

Comprehensive Plan and other officially adopted plans of the town, as well as 

such other matters as the Administrator deems relevant. 

2. Map Amendments. Except as provided at subsection (C), any person may petition 

for a map amendment by submitting the required fee and a petition in such form 

and including such information as may be required by the Administrator.  A 

completed map amendment application will be set for hearing at the next available 

public hearing. 

3. The petition shall be filed with the Administrator and shall include at a minimum: 

a. The name, address, and phone number of the applicant; 

b. A description of the land affected by the proposed amendment; 

c. A description of the proposed map change; and 

d. In the case of a conditional district map amendment, those items described at 

Subsection 9.02.029 below. 

B.  In addition to proposed amendments submitted per subsection (A) above, the drafting of 

proposed text amendments and consideration of any text or map amendment at a public 

hearing may proceed: 

1. Upon direction given by Council to staff either upon Council’s own initiative or upon 

Council’s consideration of a petition submitted pursuant to section (A) above; or 

2. Upon the initiative of the Administrator or the Town Attorney, with the concurrence 

of both. 

C. No amendment to zoning regulations or a zoning map that down-zones property shall be 

initiated, enacted, or enforced nor shall any such amendment be enforceable without 

the written consent of all landowners whose property is the subject of the down-zoning 

amendment, unless the down-zoning amendment is initiated by the city. For purposes 

of this section, "down-zoning" means a zoning ordinance that affects an area of land in 

one of the following ways:  

1. (1) bBy decreasing the development density of the land to be less dense than was 

allowed under its previous usage. , or (2)  

2. bBy reducing the permitted uses of the land that are specified in a zoning ordinance 

or land development regulation to fewer uses than were allowed under its previous 

usage. 

i.3. By creating any type of nonconformity on land not in a residential zoning district, 

including a nonconforming use, nonconforming lot, nonconforming structure, 

nonconforming improvement, or nonconforming site element.  

Staff Note: Language in 

9.02.01 has been 

modified to reflect 

changes made to NC Gen. 

Stat. 160D. 
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9.02.02 Conditional District (CD) Map Amendment 

A. A property may be placed in a CD only in response to a petition by the owners of all 

property to be included.  

1. No State-owned property may be placed in a CD without prior approval by the 

Council of State.   

B. The petition shall be filed with the Administrator and shall include at a minimum: 

1. The name, address, and phone number of the applicant, 

2. A description of the land affected by the proposed amendment, and 

3. A description of the proposed map change, and 

4. A site-specific development plan and supporting documentation that specifies the 

actual use or uses intended for the property and any rules, regulations and 

conditions that, in addition to all predetermined Ordinance requirements, will 

govern the development and use of the property. 

9.02.032 Council Consideration of Proposed Amendments 

A. Upon consideration of a proposal to amend the UDO text or zoning map, Council may 

take any one or more of the following actions:  

1. Direct further consideration and/or development of the amendment by Staff and/or 

the Planning Commission,  

2. Authorize drafting of a proposed amendment if such has not already been drafted,  

3. Set the proposed amendment for public hearing and consideration by the Planning 

Commission, and/or  

4. Decline to authorize further consideration of the proposed amendment.   

B. In the event Council directs a proposed amendment to be considered at a public hearing, 

such hearing may be scheduled at any such date, time and location as will allow proper 

notice to issue in advance of the hearing. 

C. No later than seven (7) days prior to the date set for the public hearing, the Administrator 

shall prepare an analysis of the proposed amendment to assist the Planning Commission 

and Council in determining the conformity of the draft amendment with this Ordinance, 

the Comprehensive Plan and any other officially adopted plan of the Town that relates 

to the proposed amendment.  

9.02.023 Modification of Applications After Distribution of Agenda Packet  

A. Modification of Petition Between Distribution of the Agenda Packet and the Public 

Hearing: 

1. Modification in Response to Administrator’s Recommendation or Request:  An 

applicant may not significantly modify an application between the distribution of the 

Agenda Packet containing the Staff Report of the case and the public hearing unless 
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the proposed modification is in direct response to a specific request or 

recommendation by the Administrator.   

a. A proposed modification, even in response to the Administrator’s 

recommendation or request, shall be submitted to the Administrator prior to the 

hearing in sufficient time for the Administrator to fully evaluate the impacts of 

the proposed modification.    

b. If the Administrator determines that the applicant did not submit the proposed 

modification prior to the public hearing in sufficient time for the Administrator 

to fully evaluate the impacts of the proposed modification, the applicant will be 

given the choice between the public hearing being rescheduled until the next 

regularly scheduled public hearing or withdrawal of the proposed modification. 

2. Insignificant or Minor Modifications in a Petition:  An applicant may make a non-

substantial modification to an application between the distribution of the Agenda 

Packet containing the Staff Report and the scheduled public hearing.   

a. A proposed non-substantial modification shall be submitted to the Administrator 

prior to the public hearing in sufficient time for the Administrator to fully 

evaluate the impacts of the proposed modification.  However, if an applicant 

proposes an insignificant modification to a petition during the scheduled 

hearing, and the Administrator indicates that adequate time exists to fully 

evaluate the impacts of the modification with or without a recess by the Council, 

the modified application may be acted upon by the Council. 

b. If the Administrator determines that the petitioner did not submit the proposed 

modification prior to the public hearing in sufficient time for the Administrator 

to fully evaluate the impacts of the proposed modification, the applicant will be 

given the choice between the hearing being rescheduled until the next regularly 

scheduled public hearing or withdrawal of the proposed modification. 

3. Major Modification of an Application: A petitioner seeking to significantly modify an 

application between the distribution of the Agenda Packet containing the Staff 

Report of the case and the public hearing, whether in response to Staff 

recommendations or self-initiated, must file a new application.    

4. Determination as to whether a Proposed Modification is Insignificant, Minor or 

Major:  The Planning Director shall make the determination as to whether a 

modification is “insignificant”, “minor” or “major” in accordance with Section 4.16.   

B. Modification of Petition in Response to Concerns & Issues Raised at the Hearing 

1. In response to questions or comments by persons appearing at the hearing or to 

suggestions or recommendations by the Board an applicant may agree to modify an 

application, including the plans and specifications submitted.  

2. Unless such modification is so substantial or extensive that the Council cannot 

reasonably be expected to perceive the nature and impact of the proposed change 

without revised plans before it, the Council may approve the petition with the 
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condition that the development permit will not be issued until plans reflecting the 

agreed upon changes are submitted and approved by the Administrator.  

(Ord. 20150028, 11-19-2015; Ord. 20150149, 05-19-2016; Ord. PL00421-04102017, 05-18-2017; Ord. 

PL01265-011618, 03-22-2018; Ord. PL02333-030719, 05-09-2019; Ord. PL04196-090820, 07-01-2021; 

Ord. PL04727-050721, 07-01-2021)  

9.03 Hearing Required: Conduct of Hearing; Notice of Hearing 

9.03.01 Hearing Required 

A. Text, gGeneral, and cConditional dDistrict zZoning mMap aAmendments are a legislative 

processes subject to judicial review.   

B. No action that amends or repeals any of the provisions of this Ordinance may be adopted 

until a public hearing has been held on such. 

9.03.02 Conduct of Hearing 

A. The Council and Planning Commission shall meet in joint session to hold the public 

hearing, and a quorum of each body must be present.  

B. Public hearings on proposed amendments shall be conducted in accordance with the 

meeting schedule adopted by Council, so long as there are items for consideration.  

C. A record of the public hearing will be prepared by Staff and minutes of the hearing 

submitted to the Planning Commission and Council as soon as practical following the 

public hearing.  

D. Public hearings shall be conducted in accordance with rules for the hearing adopted by 

the Council.  

E. The Mayor or other presiding officer may, at a minimum:  

1. Limit the length of time for each speaker, and 

2. Require the designation of a spokesperson for groups of persons supporting or 

opposing the proposed amendment for the same reasons, and 

3. Provide for the maintenance of order and order the removal from the hearing room 

of any person attempting to disrupt the hearing or to intimidate or belittle other 

speakers, and  

4. Limit the number of persons in the hearing room at any one time, insofar as the 

number of persons wishing to attend the hearing exceeds the safe capacity of the 

hearing room. 

F.E. Public hearings shall be conducted as follows except as otherwise directed by Town 

Council: 

Staff Note: Language is 

unnecessary.  Council has 

adopted meeting 

procedures. 
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1. The applicant or other proponent of the proposed amendment shall present the 

requested amendment and answer questions posed by Planning Commission and 

Town Council members. 

2. Town staff (if not the proponent of the amendment) shall comment upon the 

proposed amendment and answer questions posed by Planning Commission and 

Town Council members. 

3. Any other persons wishing to speak on the proposed amendment shall be given an 

opportunity to do so and to answer questions posed by Planning Commission and 

Town Council members.   

4. The meeting shall then be opened to comment and discussion by and among 

Planning Commission and Town Council members, who also may in their discretion 

seek further information from or otherwise involve Town staff, the applicant, and 

any other interested persons in the discussion. 

G.F. Town Council and Planning Commission members shall endeavor to use the public 

hearing as a forum to voice and address concerns about the proposed amendment, so 

that each body can have the benefit of understanding the views and concerns of 

members of the other body.  

H.G. In the case of Conditional District zoning applications, Town Council and Planning 

Commission members shall endeavor to use the public hearing as a forum to explore 

possible conditions that could be placed on the proposed development with the 

agreement of the applicant. 

9.03.03 Hearing Notice 

A. Legal Ad:  For all amendments, the Administrator shall publish a notice of the public 

hearing no less than once a week for two (2) successive weeks in a newspaper having 

general circulation in the area.  

1. The notice shall be published for the first time not less than ten (10) days nor more 

than twenty-five (25) days before the date fixed for the hearing.  

2. In computing this period, the date of publication shall not be counted but the date 

of the hearing shall be. 

B. Adjacent Landowner Notification: w With respect to zoning map amendments, the 

Administrator shall mail written notice of the public hearing by first class mail to the 

following property owners, as shown on the listings of the Watauga County Tax 

Administration as follows: 

1. , of aAll property ownersies whose zoning classification will be changed by the 

proposed amendment;  

2. For any general use zoning map amendment,  and all property owners of properties 

for which any portion is (i) either within 150 feet of the subject property oror 
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(ii)including any properties  separated from the subject property only by a street or 

other transportation corridor greater than 150 feet.  

3. For any conditional zoning district zoning map amendment, all property owners of 

all properties as to which  any portion is either within 300 feet of the subject property 

or separated from the subject property only by a street or other transportation 

corridor.  

… 

9.09 Conditional Districts (CD) 

9.09.01 General Guidance 

A. Purpose: The CD process is established to provide tailored regulations to address specific 

circumstances or development goals.  This process permits the application of additional 

conditions to proposed developments to ensure compatibility with neighboring uses and 

alignment with adopted plans or other development goals of the town, while also 

allowing deviations from existing standards where such serves the town’s development 

goals.  By incorporating tailored standards, the CD process offers a degree of flexibility 

not always achievable through a general use zoning map amendment. Specific 

procedural steps are mandated and applications must include more detailed information 

than might otherwise be required.  

B. Applicability: Property may be placed in a conditional district only in response to a 

petition by all owners of the property. A CD may be requested for any general use zoning 

district listed in UDO Subsection 14.01.02(A).   

1. The authorization of a CD for any use which is a permitted only as a special use or 

division of property as a major subdivision in this Ordinance shall preclude any 

requirement for obtaining a special use permit or major subdivision approval. 

2. The authorization of a CD shall preclude any requirement for obtaining a variance 

from the Board of Adjustment unless it is a variance to Article 29 Watershed 

Protection and Article 30 Flood Damage Prevention.  Any variances required under 

Article 29 or 30 must be obtained before a public hearing is held on a proposed CD. 

3. Once a CD is authorized, every use that is permitted “by right” in the base zoning 

district is automatically allowed. This means that if a use meets all criteria under 

existing zoning regulations, the project does not need to reapply to modify the 

approval. 

a. The only exceptions are those uses that the applicant chooses to exclude during 

the application process or uses that are excluded due an accepted condition.  

9.09.02 Procedural Requirements 

A. Pre-Application Meeting(s) Required: The first step in the conditional district process is 

a required pre-application meeting with the Planning and Inspections Department to 
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review any preliminary plans and to ensure that the applicant understands the 

conditional district process and the details required to apply.  Additional meetings may 

be necessary based upon the complexity of the proposed development or if the proposed 

development changes. 

1. At the pre-application meeting, the applicant shall provide the Planning and 

Inspections Department with a concept or preliminary plan, that depicts location, 

density, size, and proposed uses.  

2. After the conclusion of the pre-application meeting, the Planning and Inspections 

Department will provide the applicant with an electronic copy of the property 

owners located within 300 feet of the boundaries of all parcels to be included in the 

proposed development. 

B. Neighborhood Meeting Required: Subsequent to the required pre-application meeting, 

and prior to the submittal of the CD zoning map amendment application, the applicant 

shall hold at a minimum, at least one neighborhood meeting. The purpose of the 

neighborhood meeting is to give the applicant an opportunity to present the proposed 

development to the neighbors and any other attendees, gather feedback, document 

concerns, and if feasible, work toward reasonable mitigation of any issues.     

1. A meeting notice must be mailed to property owners within 300 feet of the 

development at least 25 days prior to the meeting in accordance with Subsection 

1.13.02 herein.  The notice shall contain a summary of the proposed development, 

the applicants phone number, email address, date, time, and location of the 

meeting. A copy of the notice shall be electronically provided to the Planning 

Department (plannning@townofboone.net), who in return shall post the notice on 

the Planning and Inspection’s webpage under “Notices”.   

2. 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. 

3. At the meeting, the petitioner, at a minimum, shall present all the following 

information: 

a. Contact information of the parties involved in the ownership, design, and 

development of the property;  

b. The location of the property and general information on the current conditions 

of the site;  

c. Proposed use(s) and site development;  

a.d. Any preliminary plans or renderings,  

4. Subsequent to the neighborhood meeting, the applicant shall provide, as part of 

their application, the Administrator with accurate meeting minutes which includes a 
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list of all attendees and details the meeting including any and all concerns expressed 

by attendees and likewise any and all commitments made by the petitioner.   This 

information shall be included in the board packet along with the applicant’s other 

application materials.  

2.5. The applicant has six (6) months from the date of the neighborhood meeting to 

submit a complete application.  Failure to file a complete application within this time 

frame will require the applicant to have to start the process over.  

C. Application Submittal:  Pursuant to Subsection 9.09.02(B)(5), applicants must submit a 

complete application within six (6) months of their last neighborhood meeting.  Each 

application is required to provide, to the satisfaction of the Administrator, sufficient 

details relevant to the development proposal.  Each application shall comply with the 

requirements set forth in UDO Article 4 Development Approvals and Section 9.02 herein.  

In addition to these requirements, applicants for a CD shall provide a detailed written 

project narrative that includes at a minimum clearly labeled sections addressing the 

following: 

1. Proposed Allowable Uses: Clearly list all proposed principal, accessory, and 

temporary uses: 

a. That are permitted within the general use zoning district serving as the basis for 

the CD and identified in the tables of uses as either a “CD” or “S”. 

b. Any proposed use that is not currently allowable in the general use zoning district 

serving as the bases for the CD.  The addition of the use requires a written 

narrative justifying its inclusion and demonstrating how it aligns with the 

proposed development, surrounding land uses, and adopted plans.   

2. Deviation from Ordinance Standards: Clearly and accurately list any requested 

deviations from any Ordinance standard.  Explicitly describe the applicable standard 

and the extent to which is being modified.  

3. Mitigation of Impacts: For properties within 300 feet of any residentially zoned area, 

clearly outline how the development is designed to effectively mitigate potential 

impacts. Address the following, at a minimum: noise, lighting, traffic, environmental 

concerns, and any other potential adverse effects based on site characteristics.  

4. Conditions: Clearly indicate whether the applicant is voluntarily offering any 

conditions (e.g., limitations of activities or operations) as part of the initial 

application.   

5. Affidavit: Attach a signed affidavit, acknowledging: 

i. All zoning conditions are voluntarily proposed based solely on the applicant’s 

independent judgment; and 
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ii. The applicant is not relying on any statements from Town staff, Council, or 

Planning Commission members regarding zoning conditions; and 

iii. Other interested parties in the rezoning process may rely on the validity of 

the proposed development proposal including any agreed upon conditions; 

and 

iv. All future property owners will be bound by the proposed development 

approval, including any agreed upon conditions, and any commitments or 

representations made by the applicant.  

D. Decision:  

1. If a petition for a CD zoning amendment is approved, a copy of the approval and all 

conditions relative to the approval, including site-specific development plan(s), shall 

be kept on file in the Planning and Inspections Department office. A copy of the 

approval will also be recorded with the Watauga County Register of Deeds. 

a. Should the vesting period for a CD approval terminate and expire as provided at 

section 4.13.05 herein, no subsequent use of the property shall be permitted 

until a new zoning map amendment is submitted and approved. 

2. Should a petition for a CD be denied, then no new petition shall be considered within 

six (6) months of the date of the original denial 

E. Modification to Approval: Except for a proposed minor modification, no proposal to 

amend or change a CD may be accepted or considered within six (6) months of the date 

of the original approval or within six (6) months of a hearing to amend or change the CD.  

1. A minor modification is one which does not significantly change the essential 

character of the use or activity that has been previously authorized through the CD 

zoning approval.  

2. Proposed changes to an approved petition or to conditions attached to the approved 

petition shall be treated the same as amendments to these regulations or to the 

zoning map and shall be processed as a new application. 

9.09.03  Standards and Conditions:  

A. All standards of the corresponding general use zoning district shall be met, except to the 

extent that deviations to district standards and allowable uses may be permitted when 

the applicant has demonstrated that the proposed deviations would result in a 

development that is equal to or exceeds the quality and intent of the district’s 

established standards while in alignment with adopted plans or other development goals 

of the town. 
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B. The applicant, Town Council, and the Planning Commission members shall endeavor to 

use the public hearing as a forum to explore conditions that may be applied to the 

proposed development.  Pursuant to NC General Statutes 160D-703, only those 

conditions approved by the Council and consented to by the petitioner in writing may be 

incorporated into the approval  

C. Unless consented to by the applicant in writing, Council may not require, enforce, or 

incorporate into any condition or requirement not authorized by otherwise applicable 

law, including, without limitation, taxes, impact fees, building design elements within the 

scope of G.S. 160D-702(b), driveway-related improvements in excess of those allowed in 

G.S. 136-18(29) and G.S. 160A-307, or other unauthorized limitations on the 

development or use of land. 

D. Conditions and site-specific standards shall be limited to those that address the 

conformance of the development and use of the site to local government ordinances, 

adopted plans, or the impacts reasonably expected to be generated by the development 

or use of the site.   

E. The applicant shall forthrightly answer any request by a Town Council member to agree 

to a proposed condition. Before doing so, however, the applicant may request 

continuance of the meeting or postponement of the applicant’s response until a 

subsequent meeting so that the applicant may further consider the requested condition 

before making a response. Such request for delay in responding may be granted by a 

consensus of the Town Council or, there being none, majority vote. Town Council shall 

continue or postpone the meeting to the next available public hearing or such earlier 

meeting as it shall deem appropriate. 

1. An applicant’s refusal to answer a request to agree to a proposed condition shall be 

deemed a withdrawal of the application.  

F. After the Town has published the notice of public hearing for the application, the 

applicant shall make no changes to application prior to the public hearing unless 

proposing more restrictive conditions or additional conditions.  These changes shall be 

submitted to the Planning and Inspections Department no less than five (5) business days 

prior to the approval so that they may be added to the board packet. 

G. If for any reason any condition imposed pursuant to these regulations is found to be 

illegal or invalid, or if the applicant should fail to construct an approved site-specific 

development plan in accordance with any condition agreed upon in the rezoning process, 

the authorization of the CD shall be null and void and of no effect and proceedings shall 

be instituted to rezone the property. 

9.09.01 Property may be placed in a conditional district only in response to a petition by all owners 

of the property to be included. 

9.09.02 Neighborhood Meeting 
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B. 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.   

C. 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.  

D. 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. 

E. At the 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  

F. 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.  

9.09.03 The authorization of a CD for any major subdivision preliminary plat approval or 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. 

9.09.04 All variances proposed by the petitioner must be obtained from the Board prior to the 

scheduling of the public hearing for the CD.  

9.09.05 Specific conditions applicable to a CD may be proposed by the applicant or the Town or its 

agencies, but only those conditions approved by the Town and consented to by the 

petitioner in writing may be incorporated into the development approval requirements.  

A. Conditions and site-specific standards imposed in a CD shall be limited to those that (i) 

address the conformance of the development and use of the site to Town Ordinances 

and the comprehensive plan and other applicable plans and (ii) the impacts reasonably 

expected to be generated by the development or use of the site. 
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1. Unless consented to by the applicant in writing, in the exercise of the authority 

granted by this section, a local government may not require, enforce, or incorporate 

into the zoning regulations any condition or requirement not authorized by 

otherwise applicable law, including, without limitation, taxes, impact fees, building 

design elements within the scope of G.S. 160D-702(b), driveway-related 

improvements in excess of those allowed in G.S. 136-18(29) and G.S. 160A-307, or 

other unauthorized limitations on the development or use of land.   

B. Town Council members and the applicant shall endeavor to discuss and agree to 

conditions as part of the public hearing process provided at section 9.03; 

notwithstanding the foregoing, proposed conditions may be discussed or negotiated at 

any time that Town Council is considering the proposed application.   

C. The applicant shall forthrightly answer any request by a Town Council member to agree 

to a proposed condition. Before doing so, however, the applicant may request 

continuance of the meeting or postponement of the applicant’s response until a 

subsequent meeting so that the applicant may further consider the requested condition 

before making a response. Such request for delay in responding may be granted by a 

consensus of the Town Council or, there being none, majority vote. Town Council shall 

continue or postpone the meeting to the next available public hearing or such earlier 

meeting as it shall deem appropriate. 

1. An applicant’s refusal to answer a request to agree to a proposed condition shall be 

deemed a withdrawal of the application.  

D. After the Town has published the notice of public hearing for the application, the 

applicant shall make no changes to the conditions or site-specific standards that are less 

restrictive than those stated in the application, including but not limited to smaller 

setbacks, more dwelling units; greater height; more access ways; new uses; and fewer 

improvements.  More restrictive conditions or additional conditions may be added to the 

application if such conditions are received by the Planning Department in writing and 

signed by all owners of the property at least ten (10) business days before the date 

scheduled for final Town Council action on the application. 

9.09.06 Changes to an approved petition or to conditions attached to the approved petition shall be 

treated the same as amendments to these regulations or to the zoning map and shall be 

processed as a new application.  

A. Except for a proposed minor modification to a previously approved CD, no proposal to 

amend or change any CD may be accepted nor considered within twelve (12) months of 

the date of the original approval of the CD or within twelve (12) months of a hearing 

upon any previous proposal to amend or change the CD.  

B. A minor modification is one which does not significantly change the essential character 

of the use or activity that has been previously authorized through the CD zoning 

approval.  
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C. The Administrator shall determine whether a proposed modification to a previously 

approved CD is a minor modification. 

9.09.07 If a petition for a CD is approved, a copy of the approval and all conditions relative to the 

approval, including site-specific development plan(s), shall be kept on file in the Planning 

and Inspections Department office. A copy of the approval will also be recorded with the 

Watauga County Register of Deeds. 

9.09.08 Should, by the end of the applicable vesting period, the property fail to develop in 

accordance with the terms and conditions of the CD approval, no subsequent use of the 

property shall be permitted without a new petition for zoning map amendment being filed. 

9.09.09 Should a petition for a CD be denied, then no new petition for making similar use the same 

property shall be considered within twelve (12) months of the date of the original denial. 

9.09.10 If for any reason any condition imposed pursuant to these regulations is found to be illegal 

or invalid, or if the applicant should fail to construct an approved site-specific development 

plan in accordance with any condition agreed upon in the rezoning process, the 

authorization of the CD shall be null and void and of no effect and proceedings shall be 

instituted to rezone the property. 

Previously Approved Conditional Use Zoning Districts 

9.10.01 Applications for amendments to the use of property currently subject to the terms and 

conditions of a previously approved conditional use zoning district will be processed as new 

conditional district applications. 

9.10 Previously Approved Conditional Use Zoning Districts 

9.10.01 Applications for amendments to the use of property currently subject to the terms and 

conditions of a previously approved conditional use zoning district will be processed as new 

conditional district zoning map amendment applications. 
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B1.01 Complete Table of Principal Uses 

Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

1.0 Household Living                        

1.01 Single-Family Dwelling P P P P P  P   P              

1.02 Manufactured Home “Class A”   L  L  L  L L             15.01 

1.03 Manufactured Home “Class B”         L L             15.01 

1.04 Manufactured Home “Class C”                        

1.05 Manufactured Home Park         L              15.02 

1.06 Duplex (one duplex building per lot)     P P P   P              

1.07 
Duplex (more than one duplex 
building per lot)      L CD                15.03 

1.08 Townhouse (up to 30 bedrooms)      L CD                15.03 

1.09 Townhouse (31-100 bedrooms)      L CD                15.03 

1.10 Townhouse (> 100 bedrooms)      CD CD                15.03 

1.11 
Multi-Family Dwelling  (up to 30 
bedrooms)      CD                 15.03 

1.12 
Multi-Family Dwelling (31-100 
bedrooms)      CD                 15.03 

1.13 
Multi-Family Dwelling (> 100 
bedrooms)      CD                 15.03 

1.14 
Multi-Family Dwelling in Mixed Use 
(up to 30 bedrooms)      CD      L L L L L       15.04 

1.15 
Multi-Family Dwelling in Mixed Use 
(31-100 bedrooms)            CD 

 

CD  

 

CD CD       15.04 

1.16 
Multi-Family Dwelling in Mixed Use 
(> 100 bedrooms)             

 

CD  

 

CD CD       15.04 

1.17 Adult Living Community      CD  CD                

2.0 Group Living                         

2.01 Family Care Home L L L L L L L   L             15.06 

2.02 Family Care Institutions           L            15.07 
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

2.03 Residential Reentry, Category 1      CD     L  CD CD         15.07 

2.04 Residential Reentry, Category 2      CD     L  CD CD         15.07 

2.05 Residential Care Facility        CD   P    P P        

2.06 Fraternity or Sorority Dwelling                       15.09 

2.07 Boarding House      L         L        15.10 

3.0 Transient Living                        

3.01 
Home for Survivors of Domestic 
Violence L L   L  L   L L  L L         15.11 

3.02 Shelter for Homeless, Category 1      L     L  L  L        15.12 

3.03 Shelter for Homeless, Category 2      CD     L    L        15.12 

3.04 Bed and Breakfast, Category 1 CD CD   L L L   L   L L         15.13 

3.05 Bed and Breakfast, Category 2      CD         L        15.13 

3.06 Vacation Rental            L L L L        15.14 

3.07 Homestay Rental L L L L L L L L L L L L L L L L L      15.05 

3.08 Motel               CD         

3.09 Hotel, Small            P P CD P P        

3.10 Hotel, Large               CD         

3.11 Hotel, extended stay               CD         

4.0 Institutional                        

4.01 Airport/Landing Strip          CD             15.15 

4.02 Heliport          CD              

4.03 Funeral Home Establishment           P P P P P         

4.04 Crematorium           CD CD CD CD CD         

4.05 Cemetery P P P P P P P P P P P P P P P P P       

4.06 Post Office           P P P P P P P       

4.07 Post Office, Distribution                 P       
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

4.08 Animal Sanctuary          CD              

5.0 Government Uses                        

5.01 Government Cultural Facility      CD     P P P  P         

5.02 
Government Neighborhood Cultural 
Facility, Indoor Activity Only  CD CD CD CD CD  CD   CD P P P P P         

5.03 
Government Neighborhood Cultural 
Facility, Includes Outdoor Activity      CD     P P P  P         

5.04 Recreation Facility, Category 1      P    P P P P P P P P       

5.05 Recreation Facility, Category 2 P P P P P P P P P P P P P P P P P       

5.06 Recreation Facility, Category 3  CD CD CD  CD CD CD   CD CD CD CD CD CD CD CD       

5.07 Event Venue, Category 1      P   P  P P P P P         

5.08 Event Venue, Category 2      CD     P P P P P         

5.09 Event Venue, Category 3           CD CD CD CD CD         

5.10 Landfill                 CD       

5.11 Solid Waste Processing                 CD       

5.12 Police Substation P P P P P P P P P P P P P P P P P       

5.13 Utility Facility, Town L L L L L L L L L L L L L L L L L      15.16 

5.14 
Utility Facility, Government, 
Neighborhood  L L L L L L L L L L L L L L L L L      15.16 

5.15 Utility Facility, Government, Regional      L     L    L  L      15.16 

5.16 Government Facility      CD     P P P P P P P       

6.0 Non-Government Utility Facility                        

6.01 Utility Facility, Neighborhood L L L L L L L L L L L L L L L L L      15.16 

6.02 Utility Facility, Regional            CD    CD  CD      15.16 

7.0 Wireless Communication                        

7.01 Small Wireless Collocation  L L L L L L L L L L L L L L L L L L L L L L 15.18 
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

7.02 
Wireless Facility Collocation on 
Existing Wireless Support Structure 
or Utility Pole L L L L L L L L L L L L L L L L L L L L L L 15.17 

7.03 
Stealth Wireless Facility Attached to 
Existing Building or Structure L L L L L L L L L L L L L L L L L L L L L L 15.17 

7.04 
Non-stealth Wireless Facility 
Attached to Existing Building or 
Structure                       15.17 

7.05 
Non-stealth Wireless Facility 
Collocation on Electrical 
Transmission Towers L L L L L L L L L L L L L L L L L L L L L  15.17 

7.06 
Stealth Wireless Support Structure  

CD 
/L 

CD 
/L 

CD 
/L 

CD 
/L L L L 

CD/
L L 

CD 
/L L L L L L L L L L L L  15.17 

7.07 
Non-stealth Wireless Support 
Structure      L     L    L  L L     15.17 

7.08 
Emergency Response 
Communication Antenna P P P P P P P P P P P P P P P P P P P P P P  

8.0 Assembly                        

8.01 Religious Assembly, Category 1 P P P P P P P P P P P P P P P P        

8.02 Religious Assembly, Category 2 CD CD CD  CD CD CD   CD P  P  P         

8.03 Religious Assembly, Category 3             CD  CD         

8.04 Club/Lodge             CD  CD         

9.0 Education                        

9.01 Public colleges and universities                P*  P P P   
*No 

residenti
al uses 

allowed. 
9.02 

Private colleges and universities                P*   CD CD   

9.03 Trade school                     CD   

9.04 High school                     CD   

9.05 Elementary school                     CD   

9.06 Boarding school                        

9.07 
College- or university-operated 
community enterprise            L L    L      15.63 
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

9.08  
College- or university-operated child 
daycare center                      L 15.19 

10.0 Daycare                        

10.0
1 Child Daycare, Large   CD CD    L    L L  CD L L L       15.19 

10.0
2 Child Daycare Center           L  CD  L L       15.19 

10.0
3 Adult Daycare, Large      L L   L    L L L       15.19 

10.0
4 Adult Daycare Center        L   L    L L       15.19 

10.0
5 All Other Daycare           CD  CD  CD CD        

11.0 General Sales and Service                        

11.0
1 Kennel          

 

CD     CD        15.20 

11.0
2 

Veterinary Office/Hospital with 
Outdoor Kennels          CD CD    CD        15.20 

11.0
3 

Veterinary Office/Hospital without 
Outdoor Kennels          P P P P P P         

11.0
4 Financial Institution ≤ 5,000 ft2           P P P P P P        

11.0
5 Financial Institution > 5,000 ft2           P P P  P P        

11.0
6 Restaurants ≤ 3,500 ft2           P P P P P P P       

11.0
7 

Restaurant > 3,500 ft2 open to the 
public during 10 pm – 6 am           P P P  P P        

11.0
8 Other Restaurants > 3,500 ft2           P P P  P P        

11.0
9 ABC Store           L    P L L      15.66 

11.1
0 Personal Service Establishments            P P P P P P P       

11.1
1 Retail Store up to 5,000 ft2           P P P P P P P       
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

11.1
2 

Retail Store more than 5,000 but less 
than 25,000 ft2            CD CD CD P         

11.1
3 Retail Store 25,000 ft2 and greater               L L       15.21 

11.1
4 Business or Professional Office            P P P P P P P       

11.1
5 Medical Office, Category 1           P P P  P P        

11.1
6 Medical Office, Category 2           P P P  P P        

11.1
7 Medical Office, Category 3           P    P P        

11.1
8 Medical Office, Category 4           P P P P P P        

11.1
9 Hospital           P     P        

11.2
0 Medical Emergency Response            P  P 

 P P        

11.2
1 Open Air Market, Recurring          L L  L  L L       15.22 

11.2
2 Vehicle Sales and Service               L        15.23 

11.2
3 Equipment Sales and Service               L  L      15.24 

11.2
4 Moped Sales and Service             P P P         

11.2
5 

Boat or Marine Craft Sales and 
Service               L  L      15.25 

11.2
6 Impound Lot/Towing Service               L  L      15.26 

11.2
7 Gas Station              CD CD  CD       

11.2
8 Car Wash              CD CD  CD       

11.2
9 

Seasonal Retail Activities and 
Amusements           P P P P P P P       
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

11.3
0 Electric-Vehicle Charging Station             CD CD CD  CD      15.65 

12.0 Recreation & Entertainment Uses                        

12.0
1 Indoor Shooting Range               S  S      15.27 

12.0
2 Outdoor Shooting Range                        

12.0
3 Indoor Theater            P P CD P         

12.0
4 Outdoor Theater             CD 

 CD         

12.0
5 Event Venue, Category 1            P P P P P P       

12.0
6 Event Venue, Category 2            P P P P         

12.0
7 Event Venue, Category 3            P P  P         

12.0
8 

Campground and Recreational 
Vehicle Park               L        15.28 

12.0
9 Coliseum               CD         

12.1
0 Recreation Facility, Category 1           P P P P P P P       

12.1
1 Recreation Facility, Category 2           P    P         

12.1
2 Recreation Facility, Category 3               CD         

12.1
3 Racetrack                        

13.0 Agriculture                        

13.0
1 Garden, Community L L L L L L L L L L L L L L L L L      15.29 

13.0
2 Garden, Residential L L L L L L L L L L L L L L L L L      15.30 

13.0
3 

Agricultural Operation Excluding 
Livestock          CD              
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

13.0
4 

Agricultural Operation Including 
Livestock          CD              

13.0
5 Swine Farm                        

13.0
6 

Confined Animal Feeding Operation 
(CAFO)                        

13.0
7 Custom Slaughterhouse          CD              

13.0
8 Other Slaughterhouse                        

13.0
9 Forestry L L L L L L L L L L L L L L L L L      15.31 

14.0 Manufacturing                        

14.0
1 Microbrewery/Microdistillery            CD CD  L  L      15.32 

14.0
2 Brewpub            L L  L  L      15.32 

14.0
3 Brewery/Distillery                L  L      15.33 

14.0
4 Brewery/Distillery, Other                       15.34 

14.0
5 Winery Associated with a Vineyard          CD             15.35 

14.0
6 Winery               L  L      15.35 

14.0
7 Winery, Other                        

14.0
8 Extraction of Earth Materials                        

14.0
9 Machine/Welding Shop               L  L      15.37 

14.1
0 Manufacturing, Other                 L      15.38 

15.0 Parking                        

15.0
1 Parking Lot           L CD CD  L        15.39 
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

15.0
2 Parking Structure      CD     L CD CD  L L       15.40 

15.0
3 Park and Ride Lots          L L  CD  L  L      15.39 

16.0 Storage                        

16.0
1 Self-Storage Facilities               CD  CD      15.41 

16.0
2 Outdoor Storage                 L      15.42 

16.0
3 Warehouse                 P       

16.0
4 Fuel Storage Facility               L  L      15.67 

16.0
5 Chemical Storage Facility                        

17.0 Transportation                        

17.0
1 Passenger Terminals      CD         CD  P       

17.0
2 

Trucking or freight terminal ≤ 10,000 
ft2               CD  P       

17.0
3 

Trucking or freight terminal > 10,000 
ft2                 P       

18.0 Waste Related Uses                        

18.0
1 Recycling Drop-off Station                 L      15.42 

18.0
2 Recycling and Salvage                 L      15.42 

18.0
3 Junkyard                        

18.0
4 Private Landfill                        

19.0 Particular Activities Which Pose 
Particular Concern About Public Health                        

19.0
1 Electronic and Internet Gaming               S        15.43 
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Use 
# Specific Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI 
B1D

C 
B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

19.0
2 Adult Establishments               S        15.44 

 

(Ord. PL04727-050721, 07-01-2021; Ord. PL05272-110121, 12-08-2021; Ord. PL05168-100621, 12-08-2021; Ord. A24-0072, 05-08-2024; Ord. 

A24-0070, 05-22-2024; Ord. A24-0073, 05-22-2024) 

B1.02 Complete Table of Accessory Uses 

Use # Accessory Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 

R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI B1DC B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 
                        

A-1 Secondary suite L L L L L L L  L L L  L L L        15.45 

A-2 Home occupation L L L L L L L L L L L L L L L L       15.46 

A-3 Accessory dwelling unit  L L  L L L   L L  L L L        15.47 

A-4 Drive-through           CD    CD  CD      15.48 

A-5 Outdoor display           L L L L L  L      15.49 

A-6 Outdoor storage               L  L      15.50 

A-7 Outdoor dining           L L L L L L CD      15.51 

A-8 Automated teller machine (ATM)      P     P PP PP P P P P       

A-9 
Automated teller machine (ATM), 
freestanding      L     L   L L L L      15.52 

A-10 Produce stand          L             15.53 

A-11 Poultry L L L L L L L L L L L   L L        15.54 

A-12 Livestock, small L L L  L L L  L L L    L        15.55 

A-13 Livestock, large          L             15.56 

A-14 Bees L L L L L L L L L L L L L L L L L      15.57 

A-15 Garden, residential L L L L L L L L L L L L L L L L L      15.58 

A-16 
Satellite receiving antennas less than 
1 meter in diameter P P P P P P P P P P P P P P P  P       

A-17 
Satellite receiving antennas less than 
2 meters in diameter          P P P P P P  P       
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Use # Accessory Use 

Zoning Districts 

Referenc
e 

Residential Commercial Educational 
R1 R1A R1C R1S R2 R3 R4 R5 MH RA OI B1DC B1DI B2 B3 WD M1 U1 E1 E2 E3 E4 

                        

A-18 
Satellite receiving antennas 2 meters 
and greater in diameter           S    S  P       

A-19 Helistop          S S    S S S       

A-20 Swimming pools, spas, and hot tubs L L L L L L L L L L L L L L L L L      15.59 

A-21 Caretaker's residence           L    L  L      15.60 

A-22 Vehicular gate L L L L L L L L L L L L L L L L L      15.61 

A-23 Reserved                        

A-24 Chemical storage facility               CD  CD       

A-25 Open air market, accessory L L L  L L L  L L L L L L L L L      15.22 

A-26 Daycare, small P P P P P P P P P P P P P P P P P       

A-27 

Limited structure to enable 

recreational use of open rooftops      CD      CD CD  CD CD       

14.03.07(

F) 

14.19.06(

H)(8)(d) 

A-28 Solar Energy System L L L L L L L L L L L L L L L L L    L  
15.64 

A-29 Electric-Vehicle Charging Station L L L L L L L L L L L L L L L L L    L  
15.65 
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 Planning Commission Chair/Vice-Chair 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  

Board Member Information (Please see Board Secretary if needed for term information) 
Name (Print): 
 

Date Appointed: 

 
 Date Term Expires: 

 
Number of Terms Served: 
 

 Position: 
 Chair      Vice-Chair 

 

   

Questions 

1. Orientation & Training 

A. Have you completed the Planning Commission orientation?  

  Yes      NO 

B. If no, are you willing to attend orientation (2-3 hour commitment) prior to participating as Chair or Vice-

Chair? 

 Yes      NO 

2. Comprehensive Plan & Other Adopted Plans 
A. Are you familiar with the Town’s 2006 Comprehensive Plan and other adopted Plans as listed on the Planning 

and Inspections website under the “Ordinances, Plans & Studies” heading?                      

 Yes      NO 

B. If no, are you willing to take the time to review these documents in order to familiarize yourself with the 
intent and content of these plans prior to participating as Chair or Vice-Chair?  

 Yes      NO 

3. Unified Development Ordinance  
A. Are you familiar with the Town of Boone’s Unified Development Ordinance, specifically Articles 1 General 

Provisions, Article 2 Administrative Mechanisms, Article 4 Permits, and Article 9 Amendments? 

 Yes      NO 

B. If no, are you willing to take the time to review these Articles in order to familiarize yourself with the intent 
and content of these Articles prior to participating as Chair or Vice-Chair? 

 Yes      NO 

4. Robert’s Rules of Order 
A. Are you familiar with Robert’s Rules of Order?  

  Yes      NO 

B. If no, are you willing to take the time to review this Guide in order to familiarize yourself with the intent and 

content prior to participating as Chair or Vice-Chair? 

 Yes      NO 

5. Please explain why you wish to obtain this appointment: 
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Official Use Only 

Date Reviewed by Planning Commission: 

Date Reviewed by Town Council: 

S:\Boards\PC\Chair & Vice-Chair Application\PC_Chair&Vice-Chair_Application_08122021.docx 
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