Town of Boone
Town Council/Planning Commission Public Hearing
6:00 PM, January 26, 2026
Town Council Chambers
1500 Blowing Rock Rd.
l. Call to Order of Town Council and Planning Commission
Il. Moment of Silence
M. Approval of Meeting Minutes
1. January 5, 2026, Special Public Hearing/Planning Commission Meeting Minutes
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TOWN COUNCIL AND PLANNING COMMISSION
SPECIAL PUBLIC HEARING AND PLANNING COMMISSION MEETING MINUTES
MONDAY, JANUARY 5, 2026, 6:00 PM
1500 BLOWING ROCK ROAD AND WEBEX

COUNCIL MEMBERS PRESENT: Mayor Dalton George, Mayor Pro Tem Todd Carter, Eric Plaag, Virginia
Roseman, and Adrian Tait

PLANNING COMMISSION MEMBERS PRESENT: Chair Frank Veno, Vice-Chair Anne Pruitt, Garrett Kight
(via WebEx), Declan King, Michael Mileski (via WebEx), and Frida Paz-Miranda

PLANNING STAFF PRESENT: Jane Shook-Director of Planning & Inspections, Brandon Wise-Deputy
Director of Planning & Inspections, Amy Snider-Commercial Zoning Administrator, and Brenda Henson-
Board Clerk

OTHER TOWN STAFF OR REPRESENTATIVES PRESENT: Todd Moody-Public Works Director, Justin Stines-
Public Works Deputy Director, and Allison Meade-Town Attorney

Call to Order

Mayor George called the Town Council to order at 6:04 p.m. Chair Veno called the Planning Commission
to order at the same time. The meeting was held at the Town Council Chambers, located at 1500 Blowing
Rock Road, Boone, as well as via WebEx.

Moment of Silence

A moment of silence was observed.

Approval of Meeting Minutes

Council Member Plaag moved to approve the November 24, 2025, Public Hearing minutes as written.
Council Member Roseman seconded the motion.

Vote: Aye-4
Nay -0

The motion passed.

Commission Member Paz-Miranda moved to approve the November 24, 2025, Public Hearing and
Planning Commission meeting minutes as written. Vice-Chair Pruitt seconded the motion.

Vote: Aye-6
Nay -0

The motion passed.

PUBLIC HEARING

Case A25-0790 RK Investors, LLC — Conditional District Zoning Map Amendment

Appalachian Greenway, LLC, has submitted a Conditional District Zoning Map Amendment application
requesting to rezone 736 Greenway Road from M1 Manufacturing and R1 Single-Family Residential to
Conditional District R3 Multiple-Family Residential District which a site-specific development plan for Use
1.13 Muli-Family Dwelling (> 100 bedrooms) with the following accessory uses: A-8 & A-9 ATMs, A-15
Residential Garden, A-16 Satellite receiving antenna less than 1 meter in diameter, A-20 swimming pool,
spa and hot tubs, A-22 vehicular gate, A-28 Accessory Solar Energy System, and A-29 Electric-Vehicle



Charging Station. This application also includes a request to deviate from certain ordinance standards. In
conjunction with this application, the property owner, International Resistive Company Inc., has
requested annexation of the portion of the property currently outside corporate limits.

Amy Snider, Commercial Zoning Administrator, noted the continuation of this case from the November
24, 2025, Public Hearing. She stated that several revisions to the request were submitted on December
22, 2025, and were outlined in the meeting packet. An additional revision was submitted on December
31, 2025, showing the breakdown of the $250,000 the applicant committed to construct a greenway. Ms.
Snider stated that this revision was received too late to be included in the meeting packet.

Tom Brasse with RK Investors listed some of the requested changes as follows:

e Widen parking deck, use brick veneer, and include motorcycle and bicycle parking

e Buildings five through twelve will be three stories

e Buildings one, three, and four will be five stories

e Building two next to Watauga Opportunities will be four stories

e Balconies have been added to the market-rate buildings (7-12)

e Courtyards have been added to ground-floor units in market-rate buildings

e There will be 54 one-bedroom units, 100 two-bedroom units, six three-bedroom units, and 150
four-bedroom units for a total of 310 units/872 bedrooms

e Instead of three dumpsters, they will provide one dumpster that will be emptied three times per
week

e Visitor parking spaces will be provided

e The project will be phased so buildings can be occupied as they are completed

e 50% of the development will be masonry (brick) with no vinyl siding, likely vinyl windows

Steve Hart with Hart Hickman, an environmental consulting firm, noted that his firm had worked on over
200 Brownfields sites. He stated that over 250 areas on the IRC site had been sampled, and he believed
the site could be safely developed with the proper engineering controls, soil management plan, and vapor
mitigation control. Mr. Hart noted that air and soil testing would be completed prior to occupancy of the
buildings, with ongoing monitoring of the vapor mitigation system. He added that the State performed
periodic inspections of the site. Mr. Hart stated he had a conversation with Dr. Callahan regarding
concerns about arsenic and that, based on historical data, arsenic levels were low and appeared to be at
naturally occurring levels. Mr. Hart also noted that a large amount of soil had been removed from the
site over the years.

Council Member Plaag asked if the applicant would be willing to disclose to renters that this was a
Brownfields site, much like landlords must do for properties in the floodplain. Mr. Hart replied that
notification to renters was required under the Brownfields agreement. Council Member Plaag asked how
long renters would be notified. Mr. Hart replied that a Brownfields ran with the property, so renters
should be notified in perpetuity. Council Member Plaag asked if this notification would be part of the
lease. Mr. Hart replied that it would. Mr. Hart noted that there were several other properties in town
that were Brownfields sites, such as The Standard and Rivers Walk.

Council Member Tait asked what type of remediation there would be for this site. Mr. Hart explained that
most of the soil contamination had already been addressed, and he did not expect more soil remediation.
However, if any soil contamination was found, they would have to notify DEQ and remove it from the site.
He noted that there was still some groundwater contamination to address. Council Member Tait asked if
there would be a division of responsibility for the soil and groundwater. Mr. Hart replied that IRC would
continue to be responsible for groundwater remediation. Council Member Plaag asked what would



happen if IRC dissolved. Mr. Hart stated that the new property owner would become the responsible
party.

Council Member Roseman stated that the Town was previously told that the site was unsafe for
habitation. Mr. Hart reiterated that most of the contaminants had been removed. He stated that the
pavement would act as a cap for the soil and would limit groundwater penetration. He added that there
would be an environmental management plan and periodic inspections. Council Member Roseman asked
if any contaminated soil that might be located would be replaced with two feet of fresh soil. Mr. Hart
stated that contaminated soil would have to be replaced to whatever depth the contamination reached.

Council Member Plaag asked about the off-gassing of methane. Mr. Hart responded that some methane
was detected in the off-gas in one or two low-lying areas, noting there would be a methane mitigation
system in place. Council Member Plaag asked if it was correct that Town Council heard this site was
unsafe. Todd Moody, Director of Public Works, confirmed that it was what the Council was told. Mr. Hart
stated that he had reviewed 30 years of data on the site and did not find it unsafe. Council Member Carter
added that IRC had been remediating the site since the 90s. Mr. Hart added that IRC entered an
agreement in 2016 to continue remediation into the future. Council Member Roseman asked if the
methane off-gassing would be unsafe. Mr. Hart replied that the levels would be low and directed away
from occupied space.

Chair Veno asked if the current concrete slab would be removed and, if so, what happened to the soil
underneath. Mr. Hart stated that the slab would be removed and the soil would stay on the site unless
contaminants were found. He added that there was groundwater contamination that went off-site, but
did not go as far as Winkler’s Creek. Mr. Hart stated there were two wells near Winkler’s Creek, called
sentinel wells, that were regularly monitored. Allison Meade, Town Attorney, asked if it was correct that
if the groundwater contamination reached the sentinel wells, it would have to be mitigated. Mr. Hart
replied that was correct.

Commission Member King asked if the environmental management plan could be publicly visible. Mr.
Hart replied that everything they submitted to the State was public record and could be accessed via the
NCDEQ online portal.

Commission Member Plaag referred to a site plan containing a lot of scary red dots, and asked if those
dots represented bad contamination. Mr. Hart explained that the dots depicted areas of soil sampling,
and the different colors noted different dates of sampling.

Brandon Wise, Deputy Director of Planning & Inspections, noted that links to the Brownfield program
were found on packet page 18.

Vice-Chair Pruitt asked if the development would be connected to town water and sewer. Mr. Hart stated
that it would and had to be as part of the Brownfields agreement.

Commission Member Paz-Miranda asked how the workers and the community would be protected when
the ground was broken for construction. Mr. Hart replied that there would be organic vapor monitoring
and dust monitoring.

Council Member Roseman asked about the pressure weight of the buildings to the groundwater. Mr.
Brasse replied that the building would be on pilings, so there would be very little building pressure on the
soil.

Elise Smith with Landworks Design addressed the greenway. She stated that they planned to rehab the
existing sidewalk, provide ADA ramps, install a mostly five-foot sidewalk from Ivy Drive to Wilson Drive,
install two crosswalks at the Boone Mall intersection, perform signal improvements at Wilson Drive, and



construct a pedestrian bridge at Winkler’s Creek. If easements were acquired, they would be dedicated
to the Town. Ms. Smith stated that if they were unsuccessful in completing all of the improvements by
the issuance of final COs, any unspent portion of the earmarked $250,000 would be donated to the Town.
Council Member Tait asked what would happen if $250,000 was not enough to complete the greenway.
Russell Ranson with RK Investors replied that they would work diligently to complete as many of the
improvements as possible.

Council Member Plaag suggested the possibility of installing a sidewalk towards Walmart instead of going
toward Winkler’s Creek. Mr. Ranson stated that they could look at the feasibility of installing a sidewalk
to Walmart. However, he felt that residents would benefit from having the pedestrian bridge.
Commission Member Plaag stated that there were already pieces of sidewalk in place going toward
Walmart. Mr. Ranson replied that there were two or three properties that would have to provide right-
of-way to install the sidewalk. Ms. Meade added that easement acquisition would be a limiting issue. Mr.
Ranson stated that he would commit the $250,000 and research what could be done in both directions.
Mr. Moody added that the Town could install the sidewalk to Walmart, but noted that acquiring
easements was time-consuming.

Mr. Ranson stated that there would be 15 affordable units, offered at 80% AMI to preferred employers,
such as the Town of Boone, Watauga County, Watauga County Schools, and 501(C)(3)’s for ten years.
Council Member Tait asked Mr. Ranson if he would be willing to offer 24 affordable units. He replied that
he would not.

Council Member Roseman stated that the one-bedroom unit for $1,500 was more than her mortgage on
her six-bedroom house.

Council Member Carter stated that increasing housing stock was helpful. He added that he would like to
see 24 affordable units, but was okay with 15. He felt that the rental rates were about as good as they
could be.

Mayor George asked about the possibility of having 32 affordable units for five years instead of 15 units
for 10 years. Mr. Ranson replied that his knee-jerk reaction would be that he liked that idea less because
it did not seem as easily financed. Council Member Plaag stated that he liked the 10-year option better
because the rent increase was only 3% per year. He also noted that he appreciated the commitment to
50% masonry. Mr. Ranson noted that the masonry would be brick.

Commission Member Plaag asked if the phasing could be balanced so that some market-rate buildings
were occupiable at the same time the student housing units were completed. Mr. Ranson replied that
they hoped to have all of the buildings completed within six months of each other. Ms. Meade suggested
that some assurance might be needed that the market-rate housing was built at the same rate as the
student housing to ensure that not only student housing was being offered at the beginning.

Mr. Wise stated that the final CO would start the 5-year clock for tax exemption under the Brownfield
agreement.

Council Member Roseman asked if units could be reserved in advance. Mr. Ranson replied that they could,
and they planned to give hard-hat tours.

Mayor George called a break in the public hearing from 7:45 pm until 7:51 pm.

Commission Member Kight suggested offering 16 affordable units. He mentioned the sidewalk on Deck
Hill and asked if that could be eliminated in favor of more affordable units. Mr. Ranson replied that the
Town required the sidewalk.



Mayor George asked about traffic concerns. Mr. Ranson stated that anytime there was additional
development, there was additional traffic. He felt that the new traffic signal would be a positive.

Mayor George invited public comment.

Marilyn Hall stated she had lived on Ivey Drive for 45 years. She expressed concern with water and
flooding, traffic on Greenway Road, and the possibility that lvy Drive would become a cut-through. She
noted that the housing problem was not new to Boone. Ms. Hall stated that there were already so many
student housing developments in Boone and that there might be a better location for this development.

Audrey Hartley, a retired educator and native, presented Council members with a letter regarding her
concerns with the development. She stated that their house on Greenway Road was now occupied by
their granddaughter, and it had been affected by several hurricanes. Ms. Hartley noted that there was a
need for low-income housing in Boone. She felt that this development would erode the neighborhood.
Ms. Hartley expressed concern about traffic and soil contamination. She stated she was opposed to the
development.

Michael Maybee, President and CEO of Watauga Opportunities, stated that he was concerned with traffic.
He felt that the new traffic light might help some. Mr. Maybee thanked RK Investors for being transparent
throughout the process. He stated that Watauga Opportunities had been looking at ways to help with the
traffic by possibly creating another loading dock where large semi-trucks could make deliveries to their
facility. Mr. Maybee stated that the site had been a vacant eyesore for years. While he was unsure if this
was the right development for the site, he noted that the site would at least be cleaned up. Mr. Maybee
added that he preferred to have the sidewalk to the Winkler’s Creek Bridge.

Neil Hartley expressed concern about stormwater retention. He explained that he had spent a lot of
money on his home at 815 Greenway Road and did not want to have more stormwater runoff caused by
increased impervious surface. Mr. Hartley noted that traffic in this area was difficult and asked that the
project be denied.

David Peeler of 256 Rogers Drive expressed concern about the addition of 600 more cars on a 2-lane, 20
mph road.

Council Member Plaag asked Mr. Wise to address stormwater run-off. Mr. Wise stated that, based on the
plans, it appeared there would be a reduction in impervious surface. If impervious surface increased,
detention requirements would have to be met by demonstrating that the development would not add
water at a rate higher than the current runoff.

Council Member Roseman stated that Greenway Road was heavily used. She asked if there were future
plans for widening the road. Mr. Moody replied that there were no plans for the expansion of Greenway
Road. Council Member Carter added that there were plans for a multi-modal path along Greenway Road.

Council Member Plaag stated that the intersection of Winkler’s Creek Road and Blowing Rock Road was a
major concern, and he would like to see that as a right-in, right-out only. He asked about the location of
the new traffic light. Mr. Ranson replied that AppalCART wanted the traffic light to be closer to Watauga
Opportunities because it would function better for bus traffic at that location. Mr. Maybee added that
the location of the light would provide more safety, noting that AppalCART did not want to enter the
development and go to the bus shelter station because it would add four minutes to their route. Mr.
Moody clarified that the location of the traffic light was a collaborative effort between AppalCART, the
Town, and the developer.



Vice-Chair Pruitt noted that there would not be a straight access from the development to Ivy Drive.
Council Member Plaag suggested that Town Council could consider, as a separate item, the possibility of
creating a right-in, right-out at Ivy Drive.

Ms. Meade referred to the balconies and courtyards, noting that the Board of Adjustment had historically
opposed them because they could create congregation areas for students. Council Member Roseman
noted that the balconies and courtyards were for the market-rate housing, and she felt it was important
to give people a sense of belonging. Council Member Plaag agreed with Council Member Roseman.
However, if removing the balconies could increase the number of affordable units, he would be in favor
of that.

Council Member Roseman stated that this was a Brownfield site that could be used, and the applicant was
willing to listen to and try to accommodate their suggestions. She added that there would be less runoff
and less soil disturbance. Council Member Roseman expressed confidence in most of the development,
other than traffic.

With nothing further, Mayor George closed the public hearing for this case at 8:48 pm.

Adjournment of Town Council

Mayor George adjourned the Town Council at 8:48 pm.

Dalton George, Mayor Brenda Henson, Board Clerk

Frank Veno, Planning Commission Chair

PLANNING COMMISSION MEETING

Chair Veno called a break in the meeting from 8:48 pm until 8:56 pm.

Discussion and Recommendation on Case(s) Heard at the Public Hearing

Appalachian Greenway, LLC, has submitted a Conditional District Zoning Map Amendment application
requesting to rezone 736 Greenway Road from M1 Manufacturing and R1 Single-Family Residential to
Conditional District R3 Multiple-Family Residential District which a site-specific development plan for Use
1.13 Muli-Family Dwelling (> 100 bedrooms) with the following accessory uses: A-8 & A-9 ATMs, A-15
Residential Garden, A-16 Satellite receiving antenna less than 1 meter in diameter, A-20 swimming pool,
spa and hot tubs, A-22 vehicular gate, A-28 Accessory Solar Energy System, and A-29 Electric-Vehicle
Charging Station. This application also includes a request to deviate from certain ordinance standards. In
conjunction with this application, the property owner, International Resistive Company Inc., has
requested annexation of the portion of the property currently outside corporate limits.

Discussion ensued regarding the Brownfields. Vice-Chair Pruitt felt that the engineer’s presentation was
very thorough, and they were doing their due diligence.



Chair Veno stated that he placed a lot of stock in public comments, but he had to rely on the engineer’s
comments regarding the Brownfields. Vice-Chair Pruitt added that she did not know there were other
Brownfields properties in town.

Commission Member King stated that it did not seem like the development would create more risks
related to contamination.

Commission Member Paz-Miranda urged that all of the tenants be made aware of the contamination and
the efforts to mitigate it. She asked that this information be easily accessible to the public.

Commission Member Mileski stated that there was really no way for the applicant to plan for every
possible issue until construction began. He noted that the State had agreed that the site was safe for
construction.

Commission Member Kight asked if a list of other Brownfields sites in town could be published on the
Town’s website with links to monitoring data. Ms. Shook replied that she could try to find a place on the
website for those links.

Discussion then moved to the greenway. Vice-Chair Pruitt stated that she appreciated the willingness of
the applicant to try to make something happen. She added that having the greenway go toward campus
would be the most helpful, given the increase in the number of cars on Greenway Road.

Commission Member Paz-Miranda stated that she lived on Greenway Road and would be appreciative of
any sidewalk in any direction.

Commission Member King was agreeable with a sidewalk or greenway in either direction.
Chair Veno agreed, adding that it was difficult to bike anywhere in Boone.

Commission Member Mileski asked if the $250,000 would cover the cost of the greenway expansion. Vice-
Chair Pruitt replied that she understood the applicant would build as far as the $250,000 would go. She
noted that the applicant had agreed to investigate the installation of a sidewalk to Walmart versus to the
Winkler’s Creek Bridge.

Mr. Moody stated that, from the Public Works perspective, going towards Winkler’s Creek would be more
beneficial for the town.

Ms. Shook stated that the condition related to the greenway would need to be crafted by Mr. Moody and
the Town attorney before presentation to the Town Council.

There was discussion regarding traffic. Chair Veno noted that there were a lot of negative comments from
the public about traffic. He stated that he tried to read the transportation impact analysis but found it
difficult to understand. Chair Veno added that traffic was endemic to all of Boone and was nothing new.
He stated that Greenway Road could not be widened. He also suggested that the Town Council consider
looking at the entrance to Ivy Drive for a possible right-in, right-out. Vice-Chair Pruitt agreed, noting that
it should be a separate issue from this request.

Commission Member Paz-Miranda felt that the bus stop and the greenway commitment would offer
alternatives to vehicular traffic.

Affordability was discussed. Commission Member Paz-Miranda stated that she would always be
supportive of affordable housing, but was unhappy that she herself could not afford the rent at the
proposed development. Vice-Chair Pruitt replied that one positive was that there would be more beds in
Boone, which might free up units in other developments.



Commission Member Kight noted that the applicant proposed to provide the minimum amount of
attainable housing while asking the Town to compromise on development standards such as building
height and increasing stories. He suggested that the 10-year commitment not be activated until
completion of the entire project, instead of beginning in 2026 as noted in the staff report. Commission
Member Kight added that there were at least three years of development before the tax value would be
readjusted and the Town started seeing benefits. Mr. Ranson indicated he would be agreeable to that
change.

Chair Veno asked if the Planning Commission needed to vote on the annexation request. Ms. Shook
explained that if the Planning Commission recommended approval of the Conditional District Zoning Map
Amendment, it would be implied that they were also in agreement with the annexation.

Commission members then discussed stormwater. Chair Veno stated he was comfortable with Mr. Wise’s
explanation of the stormwater. He noted that he understood the resident’s fear after Hurricane Helene.

Commission Member Paz-Miranda expressed some concern with flooding, but felt the plan looked good.

Commission Member King suggested that the proposed development might improve stormwater in the
area.

Chair Veno stated he was in favor of the balconies on the market-rate buildings. Commission Member
Paz-Miranda agreed that she was in favor of the balconies, unless they could be removed to obtain 16
attainable units instead of 15.

Chair Veno asked if students would be allowed to live in the market-rate units. Vice-Chair Pruitt replied
that she did not think students could be excluded from renting the units.

Vice-Chair Pruitt noted the planting strip shown in the rendering on packet page 141 and asked if that
planting strip could be installed instead of having the sidewalk right next to the road. She stated that it
would make the pedestrians feel safer. Mr. Ranson agreed to install the planting strip and maintain it
along their property.

Commission Member Kight asked if the sidewalk along Deck Hill had to be installed. Mr. Wise replied that
the sidewalk was required by the UDO, but it was possible that a fee-in-lieu could be paid, which would
go into the sidewalk fund.

Commission Member Kight stated that information in the meeting packet indicated that if the attainable
units were not leased within 90 days, they could be rented at market value. He asked if there was some
protection or guarantee that those units would go back into the attainable pool at the end of the leases.
He also asked if the 15 attainable units would be marked units within the market-rate buildings. Mr.
Ranson replied that the 15 attainable units were discounted and there should be no problem filling them.
However, he wanted to provide a stopgap measure in case it did happen. He added that if a unit sat
vacant for three months, he would be out $6,000 for a three-bedroom unit, so he would be trying to rent
those units. Mr. Ranson stated that if one of the units got rented by a market-rate person, he could not
make them move out until their lease was up. Once the lease ended, the unit would go back into the
attainable housing pool. He added that the 15 attainable units would be leased on a first-come, first-
served basis.

Commission Member Kight asked if some of the units could not be pre-booked to allow renters who were
not on the typical student schedule an opportunity to lease. Mr. Ranson replied that the more supply
there was, the more adaptable landlords could be, noting that the market dictated the flexibility of lease
options.

Vote 1



Commission Member Paz-Miranda made a motion that the proposed amendment to the Town’s zoning
map is consistent with the Town’s current comprehensive plan and any other adopted plan(s) of the Town
that are applicable because of the following from Boone Next:

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.

Planning Principle 4: Encourage development and connections that better balance the needs of
pedestrians, drivers, cyclists, and transit users.

Planning Principle 7: Support the town’s established neighborhoods and new residential developments
through neighborhood-level engagement and planning.

Planning Principle 10: 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.

Goals & Policies

Policy 1.2.5: Use Appropriate Transitions Between Different Scales and Intensities: Use appropriate
transitions between different building uses and intensities by stepping down building heights and scale
from areas allowing taller buildings to primarily residential neighborhoods.

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 1.6.3: Diversity 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 building, explore other types of well-designed and contextually compatible housing, such as
guadplexes 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.

Policy 2.3.3: Develop a Comprehensive Transit Stop & Amenity Program: Consider both the cost of some
of Boone’s transit stops are currently minimal, often consisting of little more than a sign. To improve the
experience and accessibility of public transit, the Town should collaborate with AppalCART to develop a
comprehensive Transit Stop and Amenity Program. This program would outline the types of amenities
that should be included at transit stops across Boone, such as bus shelters, bike racks, seating, and lighting.
It would also identify requirements for developer participations, which could be added to the Town’s
Unified Development Ordinance (UDO) or Roadway & Sidewalk Program Handbook to ensure these
amenities are integrated into new developments.

Policy 5.3.1: Protect Ecologically-Valuable Areas: Protect floodplains, steep hillsides, wetlands, and other
ecologically valuable areas and corridors from development.

The motion was seconded by Commission Member King.

Vote: Aye-—-6
Nay -0
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The motion passed.

Vote 2

Commission Member King made a motion, seconded by Vice-Chair Pruitt, that the Planning Commission
recommends approval of Ordinance #A25-0790 within Exhibit A and approval is reasonable and in the
public interest because this development revitalizes a Brownfield site and adds desperately needed
housing stock to Boone. The recommendation is subject to the following conditions agreed upon by the
applicant:

1.

Where there is a conflict between the application information and the plans (dated received on
November 13, 2025), the plans shall control. Insignificant deviations may be permitted to comply
with the requirements of the UDO.

Any commitments and representations concerning the proposed development made by the applicant
to 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.

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

The planting strip between the street and the sidewalk on the development’s side of the street shall
be installed and maintained by the applicant.

The Petitioner commits that up to six buildings on the Site will contain conventional one-, two-, and
three-bedroom apartments and not rent by the bedroom (student-style housing).

The Petitioner commits to install a traffic signal at the western Greenway Dr access point, if allowed
by the Town. The western access shall include left turn lanes both into the site (westbound) and into
the site across the street (eastbound). The site’s entrance to Ivy Dr shall be constructed as a right-
in/right-out condition.

Attainable Units: A covenant, in a form approved by the Town, shall be filed and recorded in the
property’s chain of title by the property owner in the Watauga County Register of Deeds prior to the
completion of the construction of the multifamily apartment community on the land that is the
subject to rezoning (the “Project”). The covenant shall provide the following terms:

a. The owner shall set aside fifteen (15) of the multifamily apartment units (“Attainable Units”) at
the Project to be available for lease only by Preferred Employer Tenants at the Preferred Employer
Rate.

b. “Preferred Employer” includes Town of Boone, Watauga County, Watauga County Schools, a
501(c)(3) organization headquartered in and serving Watauga County, or any similar organization
agreed upon by the property owner and the Town Manager.

c. A “Preferred Employer Tenant” is a person who, at the time the person applies to lease an
Attainable Unit, is employed by a Preferred Employer with an annual household income that does
not exceed 120% of the area median family income for Watauga County, as published annually by
the United States Department of Housing and Urban Development (“HUD”).

d. The “Preferred Employer Rate” for a one-year lease is $1,500 per month for a one-bedroom unit,
$1,900 per month for a two-bedroom unit, and $2,200 per month for a three-bedroom unit, which
rate shall increase annually by 3%.
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10.

11.

12.

e. The Attainable Units will be contained exclusively within the six buildings identified as Building
Nos. 7-12 in the Project site plan and will be comparable in square footage and external
appearance to the other units in those buildings. The specific units to be leased by Preferred
Employer Tenants at Preferred Employer Rates is to be determined by tenant preference among
units available for lease within Building Nos. 7 -12 at that time.

f.  Nothing herein or the covenant shall require the owner to lease any unit to any person who does
not meet the tenant applicant requirements adopted by the owner for the Project (except any
income-based standard), including the satisfactory completion of a criminal background check
and credit check.

g. Inthe event the owner uses good faith effort to lease an Attainable Unit for a period of ninety
(90) consecutive days and the Attainable Unit remains vacant at the conclusion of that 90-day
period, then the owner may then lease such Attainable Unit to anyone at the market rate.

h. Upon request by the Town Manager, the owner annually shall provide the Town rental records
that are sufficient to demonstrate its compliance with the restrictions imposed by the covenant.

i. The covenant shall automatically expire, terminate, and be of no further force or effect after ten
(10) years from the date on which it is recorded. The 10-year time commitment for the 15
attainable units within buildings 7-12 for preferred employer tenants will start when the last
certificate of occupancy for the development is issued.

Greenway Commitment: The applicant is committed to helping facilitate the Town’s plan to construct
a 5’ public walkway (4’ min. width where obstacles occur), spanning from the Project entrance at lvy
Dr to the Wilson Dr at Winkler’s Creek Rd intersection (the “Greenway Section”) as part of the Town'’s
Cross Boone Connector initiative. The applicant commits to spending up to $250,000 towards the
design, right-of-way acquisition, and construction of the Greenway Section, with the Town paying any
remaining amounts needed to complete the Greenway Section. Upon the applicant paying $250,000
towards the design, right-of-way acquisition, and construction of the Greenway Section, it shall have
no further obligations with regard to the Greenway Section.

Architectural Masonry: The Petitioner commits to providing a minimum of 50% masonry brick veneer
on all residential buildings on the site (excluding window area from calculation).

Visitor Parking: The Petitioner commits to a minimum of 20 marked visitor parking spaces distributed
throughout the site. This number includes a minimum of 5 short-term (15 minute) parking spaces.
Permitting for visitor spots shall be managed through the leasing office.

Ground Floor Courtyards: The Petitioner commits to providing ground-floor courtyards where
feasible, as generally depicted on the Site Plan.

Site Amenities: In addition to indoor amenities, the Site shall include, but not be limited to, at least
four (4) of the following outdoor amenities for residents: Bouldering Station, Outdoor kitchen/grill
area, Covered outdoor seating (w/ possible fire pit), Hammock Garden, Whirlpool Spa, Cornhole court,
Swimming Pool, Pickleball

Vote: Aye-—-6

Nay -0

The motion passed.

Other Matters

There were no other matters discussed.
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Adjournment of Planning Commission

Commission Member King made a motion to adjourn the meeting at 10:08 pm. Vice-Chair Pruitt seconded
the motion.

Vote: Aye-—-6
Nay -0

The motion passed.

Frank Veno, Planning Commission Chair Brenda Henson, Board Clerk
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Matthew Whittemore - Conditional District Rezoning
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Request

Matthew Whittemore, has submitted a Conditional District Zoning Map Amendment application requesting to
rezone 598 Old E. King St. from B2 Neighborhood Business to Conditional District R3 Multiple-Family Residential
District with a site-specific plan for Use 1.01 single-family dwelling. The subject property is outlined in green on
the map above.

History

August 18, 2025 Luis Aguilar, Town of Boone Code Enforcement Official sent an investigation letter to
the applicant regarding the occupancy of the dwelling unit.

August 28, 2025 Matthew Whittemore emailed Luis Aguilar informing him that the home was rented
to four (4) people and had been since at least 2008.

September 15, 2025 Luis Aguilar, Town of Boone Code Enforcement Official sent a Notice of Violation to

the applicant, giving him two (2) years to come into compliance per UDO Subsection
14.03.03(B). The NOV letter is included as Exhibit 5.
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Parcel Information

Parcel Specifics

Property Owner
Address
Watauga County PIN(s)

Use

Use Definition

Size
Access
Steep or Very Steep Slope

Existing Zoning

B2 Neighborhood Business

Matthew S. Whittemore

598 Old E. King St.
2910-89-6252-000

1.01, Single Family Dwelling Unit

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.

0.16 acres
Old E. King St.

Yes

The B2 Neighborhood Business District is intended to accommodate low intensity office, retail, and personal
service and upper story residential uses within or abutting residential areas. The district is established to provide
convenient locations for businesses on small to mid-sized sites which serve the needs of surrounding residents
without disrupting the 14-69 Town of Boone Unified Development Ordinance Article 14 Zoning Districts
Regulations 14-70 character of the neighborhood. The regulations for this district are intended to create a
comfortable, healthy, safe, aesthetically pleasing, and pleasant environment for all appropriate uses.

Corridor Overlay Districts

The corridor districts are established overlay district intended to protect the main thoroughfares though Town.

District
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Overlay Districts

X  Corridor [0 Historic District or Landmark 0 Special Flood Hazard Area
[0  Watershed Protection O Viewshed Protection

Requested Zoning

District Descriptions R3 Multiple-Family Residential District

The R3 Multiple-Family Residential District is established to provide a high-density
area consisting of three or more dwelling units per lot plus limited-service use. The
regulations for this district are intended to secure for the persons who reside there
a comfortable, healthy, safe, aesthetically pleasing and pleasant environment in
which to live, sheltered from incompatible and disruptive activities that properly
belong in nonresidential districts.

Existing Site Characteristics

The 0.16-acre site is composed of one single-family dwelling with a small shed in the rear of the
property. The site has an existing unstriped parking pad and features wooded areas on the left and
rear of the dwelling. A site plan is included as Exhibit 2. See below for supporting photos.
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Zoning and Use of Adjacent Properties

- oea use

North

East

South

West

North:

B3 General Business Commercial: Warehouse

B3 General Business (Conditional District), Commercial: Motel

Local Landmark Designation

B2 Neighborhood Business, Local Landmark Commercial: Vacant (Owned by Motel)
Designation

B2 Neighborhood Business Residential: Duplex

East:

South:

Zoning Analysis

Use Compliance:

Use 1.01 Single-Family Dwelling is requested as that is the current use of the property. Per UDO
Subsection 14.10.02 this is not a permissible use in the R3 Zoning District, however, per UDO
Subsection 7.03.06 Any existing building that has been legally permitted as use 1.01 Single-Family
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Dwelling, 1.02 Manufactured Home “Class A”, 1.03 Manufactured Home “Class B”, or 1.06 Duplex
(one duplex building per lot), that is made nonconforming by a change in the permissible use table or
by town-initiated zoning map change may continue or be replaced regardless of any period of cease
in operation. Additionally, the property may revert back to a prior legal residential use and/or be
improved so long as improvements comply with applicable intensity standards. The applicant is
requesting the R3 zoning district in order to keep four (4) unrelated individuals in the home. The
existing dwelling is a four (4) bedroom home with two (2) bathrooms.

Staff Note: Use 1.01 Single-Family Dwelling became a non-conforming use during ordinance changes
in November of 2013 in the B2 General Business District. The applicant is requesting a deviation of the
R3 Zoning Permissible Uses to allow for 1.01 Single-Family Dwelling in the district.

Ordinance Compliance:

Compliance with the Town of Boone Unified Development Ordinance (UDO) has been reviewed by
Town staff. Any elements of the site plan that do not meet UDO requirements are identified below,
along with corresponding staff comments. Items that meet ordinance standards but are noted due to
unusual conditions, clarifications, or specific staff requests are also included in this section.

R3 Development Standards, Article 14

Development Standards Proposed
Minimum Gross Land Area — 20,000 square feet Required 6,600 square feet*
Minimum Lot Width — 80 feet Required 75 feet*

Minimum Street Frontage — 64 feet Required 75 feet

Minimum Livability - .40 Required 0.67

Street Setback — 20 feet Required 15.50 feet*
Interior Side Setback — 13 feet Required 10.52 feet*

Staff Note: The standards noted would be existing non-conformities. No changes to the footprint of
the structure are proposed.

Occupancy

Occupancy Regulation (persons Zoning District
per dwelling unit)

One (1) family or up to two (2) 1. B2 Neighborhood Business
unrelated persons.

R3 Multiple-Family
WD Wellness District
B3 General Business

One family or up to 4 unrelated

Note: a dwelling occupied by a

family (but not unrelated persons) M1 Manufacturing

E2 Educational District

o vk~ WEN

may also have one (1) roomer.
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Town Service Analysis
Fire Department (Amy Flieg, Fire Marshal)
Fire does not have any issues with this re-zoning.

Public Works — Services Department (Justin Stines, Public Works Deputy Director)
If approved the sidewalk must be constructed to town standards and inspected during the
installation process.

Public Works — Utilities Division (Robbie Jones, Utility Service Technician)
Structure is already on Town services.

Procedural Analysis

This request involves two legally distinct but procedurally coordinated actions: annexation and
zoning. The process ensures that both actions are considered holistically in light of Boone Next. The
process will proceed as follows barring any delays:

Date Step Guidance
January 26, 2026 Zoning Public Hearing e A public hearing before the Council and
the Planning Commission is held on
zoning.

e The Planning Commission provides a
required zoning recommendation.
February 25, 2026 Final Council Decisions e Council votes on re-zoning.

Conditional District

Pursuant to UDO Subsection 9.09.01 (A), 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.

See below for details on the applicant’s compliance with the Conditional District procedural
requirement for a neighborhood meeting as set forth in UDO Section 9.09:

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 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.
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Staff Note: The applicants had a pre-application meeting with Planning & Inspections staff on October

14, 2025.

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 applicant’s 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 “Neighborhood
Protection Notices”.

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.

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;
d. Any preliminary plans or renderings,

Subsequent to the neighborhood meeting, the applicant shall provide, as part of
their application, the Administrator with accurate meeting minutes which
includes a 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.

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.
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Staff Note: A neighborhood meeting was held on December 5, 2025 in compliance with ordinance

requirements. The minutes and attendance details are included in the packet as Exhibit 3.

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 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:

a.

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 basis 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.

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.

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.

Conditions: Clearly indicate whether the applicant is voluntarily offering any
conditions (e.g., limitations of activities or operations) as part of the initial
application.

Affidavit: Attach a signed affidavit, acknowledging:

i.  All zoning conditions are voluntarily proposed based solely on the
applicant’s independent judgment; and

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
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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.

Staff Note: The applicant is requesting a deviation of the permitted uses allowed in a R3 Multiple-Family
Residential Zoning District. The applicant is offering to put in a sidewalk, street yard landscaping, a
trash enclosure, and to modify the outdoor lighting on the structure to be compliant with UDO
Subsection 27.03.06(A). The applicant’s affidavit is included in as Exhibit 4.

Conformity to Adopted Plans

Boone Next: Our Town, Our Future

Community Vision Land Use and Development Vision

We will be a prosperous, livable, people- Grounded in its historic character, Boone will be

oriented mountain community modeling a distinct pedestrian-oriented town that is

resilient growth that promotes and protects our
natural resources with diverse housing options
and dynamic economic opportunities. We will

affordable, livable, human-scale, and connected
through a network of walkable, mixed-use
corridors and activity centers.

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.

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.

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.

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
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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:

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

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

e Encourage infill development

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

e 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:

e s consistent with the goals and policies set forth in this plan; and

e s consistent with the land use type as shown on the Future Land Use Map;

e and if not ensure that the requested change of zoning will not negatively impact the intent of
the mapped land use type; and

e is supported by existing or planned infrastructure.
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i

The property, approximate location represented by the red dot above, 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.

Description

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.
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- 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

L. grocers/bodegas, and childcare facilities

Objectives . L . e .
- 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
Primary Uses and/or residential buildings within a single development

- Multi-family

- Limited light industrial/manufacturing uses with minimal external impacts.

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 1.2.1: 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 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 1.2.5: Use Appropriate Transitions Between Different Scales and Intensities
Use appropriate transitions between different building uses and intensities by stepping down
building heights and scale from areas allowing taller buildings to primarily residential
neighborhoods.

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 1.5 INTENTIONAL GROWTH MANAGEMENT
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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 1.5.3: 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.
Policy 1.6.4: Make Daily Needs More Accessible Across Boone
Consider both the cost of housing and the cost of transportation as the town develops,
recognizing that transportation costs rise as distances to daily needs like grocery stores, daycare,
work, and school increase. Focus on distribution of uses and services using walkable urban design
principles that make daily needs more accessible to all ages and abilities. Measure and track
progress toward increasing the proportion of residents living within a comfortable 5-10 minute
walk, bike, or transit ride to daycare facilities; grocery stores; parks, greenways, or playgrounds;
and employment destinations.

Goal 4.4 LONG-TERM FISCAL BALANCE
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Long-term fiscal balance will be achieved through land use and growth decisions that are informed
by long-term fiscal impacts of development.
Policy 4.4.1: Promote Use of Existing Resources
Promote infill, redevelopment, and adaptive use as a way to maximize use of existing services,
infrastructure, and utilities.
Policy 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.
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Planning Commission Action Required

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  note 1: describe elements of controlling land
Ois OR  [Os not consistent with the Town’s current  yse plans and how the plan is or is not
comprehensive plan and any other adopted plan(s) of the Town  consistent.

that are applicable because:

Note 1

Vote 2: The Planning Commission recommends [lapproval OR  pote 2 briefly explain why, factors may
Odenial of Ordinance #A25-0890 within Exhibit A and Dapproval  jnclude the benefits and detriments to the
OR [Odenial is reasonable and in the public interest because: landowners, the neighbors, and the
surrounding community; why the action
taken is in the public interest; and any
changed conditions warranting the
amendment.

Note 2
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Ordinance #A25-08%90

ORDINANCE #A25-0890
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: 598 OId E. King Street
Watauga County PINs: 2910-89-6252-000
Property Owner: Matthew Whittemore

Zoning: Conditional District R3 Multiple-Family Residential District with Corridor
District Overlay with a site-specific development plan for Use 1.01 Single-
Family Residence

WHEREAS, the Boone Town Council held a duly-noticed public hearing on January 26, 2026
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, February 25, 2026.

The Honorable Dalton George, Mayor

Attest:

Nicole Harmon-Church, Town Clerk
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Exhibit 3

Dec. 5, 2025

1 p.m.: Held community meeting to discuss rezoning on 598 Old East King Street.
3 p.m.: Meeting closed without any attendees other than the homeowner, Matt
Whittemore, and his wife, Lauren Ohnesorge.

Prior to the meeting, a neighbor did respond via email to discuss the project. Matt called
that neighbor, Joseph Mills (owner of condo in Millstone Ridge on Cecil Miller Rd. Unit 3), to
outline the plan. He expressed his support for the rezoning as proposed.
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Exhibit 4

Property: 598 Old East King Street
Applicant: Matthew Whittemore
Zoning Request: Conditional District Rezoning for Multifamily (Existing 4-Bedroom Unit)

Background & Existing Use

The property located at 598 Old East King Street has functioned as a multifamily residential
dwelling for nearly three decades. The previous owner began using the structure as
multifamily housing in 1998, and when the applicant purchased the property in 2007, the
multifamily use continued without interruption. The existing 4-bedroom configuration and
supporting site layout have been in place throughout this period. The Conditional District
Rezoning request formalizes this long-standing use while incorporating updated site
improvements, mitigation measures, and compliance commitments.

1. Proposed Allowable Uses

The allowable use requested under this Conditional District Rezoning is:

One (1) multifamily residential dwelling unit with a maximum occupancy of four (4} tenants.
The dwelling consists of four bedrooms and two bathrooms, including a 174 SF master
bedroom and three bedrooms ranging from 104-113 SF.

There is 77 sq ft of existing storage upstairs.

2. Deviations from Ordinance Standards

The following deviations are requested due to existing site constraints and long-established
development conditions:

A. Minimum Gross Land Area
Required: 20,000 SF

Existing: 6,660 SF



Deviation reflects original lot size and cannot be expanded.

B. Lot width
Required: 80ft
Existing: 75ft

Deviation reflects original lot size and cannot be expanded.

B. Minimum Setbacks

Front setback:
Required: 20 ft

Existing: 15.50 ft

Interior side setback:
Required: 13 ft

Existing: 10.52 ft

No new encroachments are proposed; these reflect existing conditions only.

3. Mitigation of Impacts

The applicant proposes several features to ensure compatibility, improve function, and
enhance the overall site:

Parking
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Complies with multifamily standards allowing two parking spaces plus visitor parking.
Two standard spaces and one compact space will be striped on the existing asphalt
driveway.

Recreation Space

Approximately 88 SF of recreational/usable open space is available in the front and side
vard.

Sidewalk Improvements

A new sidewalk will be installed along the road frontage (except within the driveway
entrance), improving pedestrian access and safety and promoting walkability.
Community Appearance

The front building facade meets UDO architectural standards, including compliant stone
materials, window proportions, and roof pitch (4:12).

Covered porch provides architectural articulation and pedestrian shelter.

Lighting Improvements

The light fixture at the side door will be replaced with a full cutoff fixture to eliminate light
spillover.

No pole-mounted lighting is proposed.

Landscaping & Buffers
Existing trees and brush on adjacent land serve as effective side and rear buffers.
A landscaped 10 ft side yard is retained behind the driveway and parking.

Parking areas are within the minimum 60 ft spacing from required shade trees.
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The western buffer is not planted due to its active use as a recreation area.

30 Lf. of street yard buffer will be installed.

Trash Containment (New)

The applicant proposes installing a screened trash enclosure on a new concrete pad,
designed so that all trash containers are not visible from the street.

Enclosure materials and appearance will be consistent with UDO screening requirements.

Bicycle Accommodations (New)
Two long-term and two short-term bicycle parking area will be added on the existing

covered porch, allowing secure and weather-protected bike storage for residents and
visitors and promoting alternate transportation.

4. Conditions
The applicant voluntarily proposes the following zoning conditions:
1. Use of the property shall be limited to one (1) 4-bedroom multifamily residential dwelling

unit.

2. The development shall substantially comply with the Site Compliance Plan dated
November 24, 2025.

3. The full cutoff lighting replacement shall be installed as shown to prevent light spillover.

4. The new sidewalk, trash enclosure, and bike parking shall be constructed as proposed.
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5. Existing vegetation and buffer areas shall be preserved as shown unless removal is
necessary for safety or utility access.

6. No additional dwelling units or structural expansions are proposed without further
approval.

AFFIDAVIT
I, the undersigned applicant, hereby acknowledge and affirm:
1. All zoning conditions associated with this Conditional District Rezoning request are

voluntarily proposed based solely on my independent judgment.

2. 1 am not relying on any statements from Town staff, Town Council, or Planning
Commission members regarding zoning conditions.

3. Other interested parties may rely on the validity of this development proposal, including

all agreed conditions.

4. All future property owners will be bound by the development approval, including all
voluntarily agreed conditions and representations made by the applicant.

Printed Name: _{Mafthew §. \'Jw‘)(.""?ﬂ"f'
Date: _|Z “2 /2025
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TRUE COPY AFFIDAVIT

o Mooy Whilkerpre ,

{document owner)

do hereby swear or affirm that the attached is a true copy of

AL daud

(description of document})

and that this copy contains no alterations from the original.

Modn b

“(Principal’s signature)

State of North Carolina
County of _J &K &
I, !OR/ N E C;[)LD ZE , a Notary Public for &/ AR E County,

North Carolina, do hereby certify that

MATTH e/ ¢ (Mopg LS H! TEMOR E
(Name of principal}

personally appeared before me this day and acknowledged the due execution of the foregoing

instrument.

Witness my hand and official seal, this the l P day of D EC , ,2072L €

(Official Seal) Q % '

(Official Signature of Notary)

GRS NQT;YG::?BQ\?IC P A IN C - C; oL O s { , Notary Public
W) wake County, ?5 - (Notary’s printed or typed name)

ivss Decernoer T2, = R -
w(;ommls_sloqEXP_r r——r My commission expires: DF C!'D N0l Y
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Exhibit 5

September 15, 2025

NOTICE OF VIOLATION AND PENALTY
AND NOTICE TO CURE VIOLATION

E-Mail First Class Mail First Class Mail
Property Owner: Hidden Creek Property Current Resident(s):
Matthew Whittemore Management Evan Smith, Austin Tobin,
115 Autumn Ridge Dr 1950 Blowing Rock Road Ethan Fountain, Cooper
Knightdale, NC 27548 Boone, NC 28607 Merritt.
mattswhittemore@yahoo.com 598 Old E King St

Boone NC 28607

Re: Occupancy Enforcement at 598 Old E king St, Boone NC 28607
Watauga PIN: (2910-89-6252-000)
Case: V25-0049

To Whom It May Concern,

Under the authority granted by the Town of Boone’s Unified Development Ordinance (UDO) Section
12.04, Town of Boone Planning Department staff has received a complaint and investigated the real
property owned, leased or controlled by you at 598 Old E King St, for alleged violation of occupancy
limitations. We have documented that (4) unrelated persons are living in the premises.

Current regulations applicable to this zoning district per UDO subsection 14.05.04 limit occupancy to one
(1) family or up to two (2) unrelated persons (see Section 14.04) per dwelling unit. A dwelling occupied
by a family (but not by unrelated persons) may also have one (1) roomer.

*For the full set of regulations see Unified Development Ordinance Chapter 14 Zoning District Regulations

Per UDO Subsection 12.03.01: “The owner, tenant, or occupant of any land or structure, or part thereof,
or other person who possesses a cognizable interest in the real or personal property in question, who
participates in, assists, directs, causes, allows, maintains, or is otherwise responsible for any situation that
is contrary to the requirements of this Ordinance shall be liable for violations of this Ordinance.”

I am ordering you to correct the violations at the referenced property immediately as follows:

Correction of Violation: You must reduce the number of occupants at the dwelling located at
598 Old King St to comply with occupancy limitations of B2 Neighborhood Business Zoning

1
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(UDO Subsection 14.05.04. Consistent with the grace period provided per UDO subsection
14.03.03(B), you have two years — until September 11, 2027 — to come into compliance.

You may also choose to apply for a Zoning permit to re-classify the property from B2
Neighborhood Business to R3 Multi-Family residential or B3 General Business to modify the
occupancy limitation to up to four (4) unrelated persons. However, no application for rezoning
will extend or otherwise affect the requirement that you comply with applicable occupancy
limitations. If rezoning is not approved, you will have to come into compliance by September 11,
2027.

Compliance requires that occupancy must be limited to either:
One (1) family; or
No more than two (2) unrelated persons; or

One (1) family with one (1) additional roomer (if applicable).

As detailed in UDO Subsection 12.07.01, failure to cease the violation(s) described herein immediately or
by the deadline provided, as applicable, shall result in a fine of $100.00 per day that each violation
continues.

In the event you fail to cease or cure the violation as directed herein, the Town of Boone may proceed
with any enforcement action authorized under the UDO, Section 12.06, and/or state law, including but not
limited to: revocation of permits or certificates and/or a stop work order, if applicable; filing suit to collect
accrued penalties, together with attorneys’ fees and costs incurred in such collection; and/or filing an
action for injunctive relief.

Appeals

Per UDO Sections 6.04 and 12.07.04, you have the right to appeal this Notice of Violation and/or the
accrual of penalties to the Town of Boone Board of Adjustment. The appeal must be made on a form
provided by the Planning and Inspections Department and delivered to the Town Clerk with the required
fee within 30 days of the date of receipt of the notice of Violation. (See UDO Subsection 6.04.02(B)(1)).

It is conclusively presumed that you received this notice of violation on the earliest of: the date of
email transmission if it was emailed to you, or three days after mailing if it was mailed to you.

The Boone Unified Development Ordinance (UDO) can be found at www.townofboone.net or by visiting
our office at 680 W. King St., Suite C, Boone, NC 28607.

Cordially,

Luis Aguilar
Zoning Enforcement Official
Planning and Inspections
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CC:

Brandon Wise, Deputy Director
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Exhibit 1

Staff Report North Carolina
January 26, 2026
Case A25-0892 & A25-0893, Greer Watauga, LLC — Voluntary Contiguous Annexation & Conditional
District Zoning Map Amendment Application
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A25-0892 & A25-0893 — The Church of Jesue Christ of Latter-Day Saints
Annexation & Conditional District Zoning Map Amendment| 2

Request

In conjunction with a voluntary annexation request, the Church of Jesus Christ of Latter-day Saints has
submitted a Conditional District Zoning Map Amendment application to zone property located
between US Hwy 421 S and Old 421 S (Watauga County PIN: 2921-30-9963-000) to Conditional District
B3 General Business for Use 8.03 Religious Assembly, Category 3 with a site-specific development plan
for Use 8.03 Religious Assembly, Category 3 with a Corridor District overlay. The property is outlined
in green on the map above.
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A25-0892 & A25-0893 — The Church of Jesue Christ of Latter-Day Saints
Annexation & Conditional District Zoning Map Amendment| 3

Parcel Information

Parcel Specifics

Property Owner
Address

Watauga County PIN(s)
Use

Use Definition

Size

Access

Steep or Very Steep
Slope

Former ETJ Zoning

On January 10, 2017, the Town of Boone lost its
authority to exercise extraterritorial jurisdiction
(ETJ). Prior to this date, the subject property was
located within the ETJ and had a B3 General Business
with Corridor District overlay zoning designation as
shown on the map to the right.

The applicant is requesting consideration of the same
zoning classifications within this Conditional District

request.
Overlay Districts

Corridor

Historic District or Landmark

Greer Watauga, LLC

TBD Old 421 S

2921-30-9963-000

Vacant

Currently undeveloped land

13.26 acres

Old 421S

Yes, on the south side by US Highway 421

Area 4
F B3 (ETJ)
1H (ETY)

Watershed Protection PRl

O
O Special Flood Hazard
O
O

Viewshed Protection

Requested Zoning

District Descriptions

ane: Town Limits

Conditional District B3 General Business District

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
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A25-0892 & A25-0893 — The Church of Jesue Christ of Latter-Day Saints
Annexation & Conditional District Zoning Map Amendment| 4

a comfortable, healthy, safe, aesthetically pleasing, and pleasant environment
for all appropriate uses.

Corridor District Overlay

The corridor districts are established overlay district intended to protect the
main thoroughfares though Town.

US Hwy 421 East: Beginning at the intersection with US Hwy 321 (Hardin Street)
and extending east along the centerline of US Hwy 421 to the farthest extent of
the Town’s planning jurisdiction. This Corridor District includes both the old two-
lane portion of US Hwy 421 and the new four lane portion of US Hwy 421 located
in the Town’s extraterritorial jurisdiction.

Existing Site Characteristics

The 13.26-acre site is composed of a single parcel, currently undeveloped. The site is mostly flat,
with a 30-50% slope line along the southern border adjacent to the current Chevrolet dealership and
along the right-of-way for US Hwy 421 S. There is an existing cemetery on the western portion
adjacent to Old 421 S. The site has borders along Old 421 S and US Hwy 421 S. The site is surrounded
by residential and commercial uses. See below for supporting photos.

Photo 1 Photo 2

-

Photo 4
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Zoning and Use of Adjacent Properties

e use

North
East

South

West

North:

South:

Not Zoned Mobile Home Park
Not Zoned; B3 General Business with DOT Right-of-Way (US Hwy 421 S), Vacant
Corridor District Overlay

Adjacent parcel Not Zoned; Southwest: Commercial, auto dealer
B3 General Business with Corridor District South/Southeast: Government Facility
Overlay

B3 General Business with Corridor District Single-Family Dwellings, Agriculture land
Overlay (annexed parcel)

East:

West:
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Zoning Analysis
Use Compliance:

Per UDO Article 34 Definitions, Religious Assembly, Category 3 is a building or land used for recurring
religious services, including worship services, religious study and similar activities, with seating capacity
greater than 500 or activities and uses not permitted for Religious Assembly, Categories 1 or 2. This
use is permissible in the B3 General Business District subject to a Conditional District Zoning Map
Amendment.

Ordinance Compliance

Compliance with the Town of Boone Unified Development Ordinance (UDQ) has been reviewed by
Town staff. Any elements of the site plan that do not meet UDO requirements are identified below,
along with corresponding staff comments. Items that meet ordinance standards but are noted due to
unusual conditions, clarifications, or specific staff requests are also included in this section.

Landscape Standards, Article 31

Staff Note: The proposed landscape plan is compliant with the Town ordinance, however, in order to
help the Town of Boone meet its tree canopy goals the Staff requests Council and the applicant
consider planting 3 large deciduous trees in the open area located on the NW side of the property
(along Old 421S) as well as 3 large deciduous and 3 small deciduous trees be planted in the open area
located on the SE side of the property (along US HWY 421S). The Site Plan is included as Exhibit 2.

Building Height

The R3 zoning district allows a maximum building height of 3 stories, or 45 feet, for the primary
structure and 4 stories, or 56 feet, for secondary height. Per UDO 14.03.07(F): Belfries, chimneys,
church spires, cupolas, domes and similar structural appendages not intended or used as places of
storage or occupancy are not included in calculating the height of a structure for the purposes of
applying the district height

Per UDO Subsection 14.03.07(F)(7):

7. The features listed above are exempt from the height limitations subject to the following
requirements:

a. Not more than one-third (1/3) of the total roof area may be consumed by such
features.

b. The features must be set back from the edge of the roof at primary and secondary
facades a minimum of one foot for every foot which such features extend above the
roof surface to which they are attached.

Staff Note: The proposed building is one story and meets ordinance standards. The steeple is 66’ 4” tall
and extends above the roof surface by 39°7”. Per UDO Subsection 14.03.07(F)(7) the steeple would need
to be set back from the facade by 39°7”, therefore the steeple is not compliant with the required
ordinances. The elevations are included as Exhibit 3.
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Town Service Analysis

Department Annexation Conditional District
Fire The Fire Department had no The Fire Department noted that the FDC should
comments on annexation. be moved to be building mounted and not

freestanding, that there needs to be an
additional fire hydrant in the first island upon
entering the parking area from the road, and
that the 2 side drives currently exceed the
allowed 150-foot dead end for fire apparatus
access roads. Applicant will be required to meet
section 503.2.5 of the NC Fire Code.

Police The Police Department can NA
provide services to this
annexation.

Public The Public Works Department, Compliance shall be required during zoning
Works - Services Division had no compliance if approved.
Services comments on annexation.

Public See Below. Public Works noted that the sanitary sewer main
Works - will need to be extended to the corner of the
Utilities property next to Old 421 S, there cannot be

private fire hydrants so the water main will have
to be dedicated to the town with an easement,
and that the fire hydrant has to have a six-inch
service.

Which utilities are being requested? Water [ Sewer [ Both Neither []
Services Available: Water [ Sewer [ Both
Per Town Code §50.290, Is this request part of a hardship connection? Yes [1 No

If yes, please provide details: N/A

Are any utilities already provided to the requested annexation? Yes [ No
If yes which utilities? Water [ Sewer [
Is this a connection or an extension?  Connection Extension []

Comments: Public Works can provide water and sewer if annexed.

Procedural Analysis

This request involves two legally distinct but procedurally coordinated actions: annexation and
zoning. The process ensures that both actions are considered holistically in light of Boone Next. The
process will continue as scheduled unless delayed.

Date Step Guidance
January 14, 2026 Initial Council e Council reviews the annexation petition and
Consideration zoning request together
e Staff presents initial report
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e Council is asked to indicate willingness to
entertain the annexation request before
proceeding with full process

January 28,2026 | Annexation & Zoning | ¢ A public hearing before the Council and the

Public Hearing Planning Commission is held on zoning.
e A public hearing before the Council is held on the
annexation.

e The Planning Commission provides a required
zoning recommendation and an optional
annexation recommendation.

February 25, 2026 Final Council e Council votes on zoning first.

Decisions e If zoning is approved, and the applicant wishes to

proceed, Council votes on the annexation.

Annexation
Petition Requirements

Pursuant to N.C.G.S. § 160A-31, the Town of Boone, may annex by ordinance any area contiguous to
its boundaries upon presentation to the Town Council an annexation petition signed by the owners of
all the real property located within such area. An area shall be deemed "contiguous" if, at the time the
petition is submitted, such area either abuts directly on the municipal boundary or is separated from
the municipal boundary by the width of a street or street right-of-way, a creek or river, or the right-of-
way of a railroad or other public service corporation, lands owned by the municipality or some other
political subdivision, or lands owned by the State of North Carolina. A connecting corridor consisting
solely of a street or street right-of-way may not be used to establish contiguity.

Process Requirements

Upon receipt of the annexation petition, the Town Council shall cause the Town Clerk to investigate
the sufficiency thereof and to certify the result of the investigation. Upon receipt of the certification,
the Town Council shall fix a date for a public hearing on the question of annexation, and shall cause
notice of the annexation public hearing to be published once in a newspaper having general circulation
in the municipality at least 10 days prior to the date of the annexation public hearing.

After the public hearing, Town Council shall then determine whether the petition meets the
requirements of N.C.G.S. § 160A-31. Upon a finding that the petition meets the requirements of this
section, the governing board shall have authority to pass an annexation ordinance, effective
immediately or on the June 30 after the date of the passage of the ordinance or the June 30 of the
following year after the date of passage of the ordinance.

Real and personal property in the newly annexed territory on the January 1 immediately preceding the
beginning of the fiscal year in which the annexation becomes effective is subject to municipal taxes as
provided in G.S. 160A-58.10. If the effective date of annexation falls between June 1 and June 30, and
the effective date of the privilege license tax ordinance of the annexing municipality is June 1, then
businesses in the area to be annexed shall be liable for taxes imposed in such ordinance from and after
the effective date of annexation.
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Conditional District

Pursuant to UDO Subsection 9.09.01 (A), 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.

See below for details on the applicant’s compliance with the Conditional District procedural
requirement for a neighborhood meeting as set forth in UDO Section 9.09:

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 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.

Staff Note: The applicants had a pre-application meeting with Planning & Inspections staff on
November 6, 2025.

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 applicant’s 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 “Neighborhood
Protection 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.
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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;
d. Any preliminary plans or renderings,

Subsequent to the neighborhood meeting, the applicant shall provide, as part of
their application, the Administrator with accurate meeting minutes which
includes a 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.

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.

Staff Note: A neighborhood meeting was held on December 5, 2025 in compliance with ordinance

requirements. The minutes, attendance information, and presentation detail is included in the packet

as Exhibit 4.

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 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:

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 basis 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.
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b. 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.

c. 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.

d. Conditions: Clearly indicate whether the applicant is voluntarily offering any
conditions (e.g., limitations of activities or operations) as part of the initial
application.

e. Affidavit: Attach a signed affidavit, acknowledging:

i.  All zoning conditions are voluntarily proposed based solely on the
applicant’s independent judgment; and

ii.  The applicantis 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.

Staff Note: The applicant requested a deviation of UDO Subsection 14.03.07(F)(7) for their steeple. No
mitigations or voluntary conditions have been submitted. The applicant’s affidavit is included as Exhibit
5.

Conformity to Adopted Plans

Boone Next: Our Town, Our Future

Community Vision Land Use and Development Vision

We will be a prosperous, livable, people- Grounded in its historic character, Boone will be
oriented mountain community modeling a distinct pedestrian-oriented town that is

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.

affordable, livable, human-scale, and connected
through a network of walkable, mixed-use
corridors and activity centers.
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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.
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.

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.”

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:

e 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.
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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.

Utility Service and Annexation Criteria
Criteria 1: Does the requested annexation align with the Comprehensive Plan?

Is the annexation consistent with the Comprehensive Plan, specifically the Town of Boone Growth
Management Tiers Map and Future Land Use Map?

Criteria 2: Is the requested annexation consistent with logical town boundaries?

Would annexation contribute to logical town boundaries and service areas and/or elimination of
unincorporated islands within the town’s corporate limits?

Criteria 3: Are other public services and utilities available?

If annexed, can the property be adequately supported by current or future town services, including
but not limited to public safety and public utilities. Can the property be serviced by other utility
providers (electric, phone, internet, etc.)?

Criteria 4: Does the request demonstrate community benefits?

Does the requested annexation result in fiscal and/or other community benefits that outweigh
costs?

Criteria 5: Is the request consistent with interjurisdictional agreements?

Is the requested annexation consistent with any applicable interjurisdictional agreements?

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:

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

e s consistent with the land use type as shown on the Future Land Use Map;

e and if not ensure that the requested change of zoning will not negatively impact the intent of
the mapped land use type; and

e is supported by existing or planned infrastructure.
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s

The property, approximate location represented by the red dot above, 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.

Description

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.
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Objectives

- 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

Primary Uses

- 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.

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 porches (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.
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.
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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.
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.
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 3.3 ARENOWNED TOURISM DESTINATION
Boone will continue to be a tourism destination with its access to the Appalachian Mountains, the
beauty of its natural surroundings, and its outstanding shopping, food, entertainment, and cultural
offerings. Tourism infrastructure will have the added effect of contributing directly to the quality of
life of local residents.
Goal 4.3 INTERJURISDICTIONAL 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 5.2 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.
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Planning Commission Action Required

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  note 1: describe elements of controlling land
Ois OR  [Os not consistent with the Town’s current  yse plans and how the plan is or is not
comprehensive plan and any other adopted plan(s) of the Town  consistent.

that are applicable because:

Note 1

Vote 2: The Planning Commission recommends [lapproval OR  pote 2 briefly explain why, factors may
Odenial of Ordinance #A25-0892 within Exhibit A and Dapproval  jncjude the benefits and detriments to the
OR [Odenial is reasonable and in the public interest because: landowners, the neighbors, and the
surrounding community; why the action
taken is in the public interest; and any
changed conditions warranting the
amendment.

Note 2
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Ordinance #A25-0892

ORDINANCE #A25-0892
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 Old 421S
Watauga County PINs: 2921-30-9963-000
Property Owner: Greer Watauga, LLC

Zoning: Conditional District B3 General Business with Corridor District Overlay
with a site-specific development plan for Use 8.03 Religious Assembly,
Category 3

WHEREAS, the Boone Town Council held a duly-noticed public hearing on January 26, 2026
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 February 25, 2026.

The Honorable Dalton George, Mayor

Attest:

Nicole Harmon-Church, Town Clerk
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Exhibit 4

AFFIDAVIT OF CONDUCTING A NEIGHBORHOOD MEETING, SIGN-IN
SHEET AND MEETING MINUTES

THE AFFIANT, having been first duly sworn now deposes and says:

1. That I am Tyler R. Moffatt, and I am over the age of 18 years and
competent to make this Affidavit and that I have personal knowledge of the facts
set out in this Affidavit.

2. That I am a counsel for The Church of Jesus Christ of Latter-day
Saints, a Utah corporation sole (“Applicant”).

3. That Applicant intends to submit a Conditional District Zoning Map
Amendment Application and a Voluntary Annexation Petition to the Town of Boone.

4. The Applicant conducted a Neighborhood Meeting in accordance with
Town of Boone Unified Development Ordinance (“UDQO”) Section 9.09.02
(“Neighborhood Meeting”).

5. That Applicant caused notices of the Neighborhood Meeting to be
mailed to property owners within 300’ of the proposed development at least 25 days
prior to the meeting in accordance with UDO Subsection 1.13.02, and to the Town of
Boone Planning & Inspection Department.

6. The Neighborhood Meeting was conducted in-person on December 5,
2025, at 4:00 P.M. to 5:00 P.M. at 833 State Farm Road, Boone, NC 28607.
7. True and accurate copies of the Neighborhood Meeting notice and

copies of the mailings of said notices are attached hereto as Exhibit 1 and are
hereby expressly incorporated into this Affidavit as if the contents thereof were
expressly set forth herein in this Affidavit.

8. A true and accurate copy of the Neighborhood Meeting Minutes are
attached hereto as Exhibit 2 and is hereby expressly incorporated into this Affidavit
as if the contents thereof were expressly set forth herein in this Affidavit.

9. A true and accurate copy of the Neighborhood Meeting sign-in sheet is
attached hereto as Exhibit 3 and is hereby expressly incorporated into this Affidavit
as if the contents thereof were expressly set forth herein in this Affidavit.

10. A true and accurate copy of the Neighborhood Meeting Presentation is
attached hereto as Exhibit 4 and is hereby expressly incorporated into this Affidavit
as if the contents thereof were expressly set forth herein in this Affidavit.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK, SIGNATURE PAGE
TO FOLLOW]
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I declare under penalty of perjury that the foregoing is true and correct. This
the 8 day of December, 2025.

FURTHER THE AFFIANT SAYETH NOT.

Tl 7//7//5\

Tyler R. Moffatt

State of North Carolina
County of _ Watauga

I certify that the following person(s) personally appeared before me this day,

each acknowledging to me that he or she signed t egoing document: Tyler R.
Moffatt. Q Z
Date: 12-8-2025

Notary Public

My commission expires: 9-21-2030
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November 6, 2025

Re: Neighborhood Meeting; Old U.S. Hwy 421 Conditional District Rezoning
Request

Dear Sir or Madame,

You are invited to attend a public information meeting on December 5, 2025 to discuss
the proposed rezoning of a parcel of property located on Old U.S. Hwy 421, and being
Watauga County Tax Parcel ID # 2921309963000, as shown on the attached map
(“Property”). You are getting this notice because you are within the 300’ notification
boundary for the proposed development.

This meeting will be held at Moffatt & Moffatt, PLLC, 833 State Farm Road, Boone,
NC 28607, from 4:00 — 5:00 p.m.

The applicant and developer for the rezoning is The Church of Jesus Christ of Latter-
day Saints, a Utah corporation sole.

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.

The Property is currently not located within the Town of Boone limits, and the
applicant is seeking to annex the Property into the Town of Boone and to zone the
Property to a B3-CZ designation to allow for development of a church meetinghouse.

If you have questions or are unable to attend the meeting, please reach out to us. Our
contact information is below.

We look forward to speaking with you on December 5, 2025.

Thank you,
Jacob Ordyna Matthew R. Cummings
Project Manager Area Real Estate Manager
The Church of Jesus Christ of The Church of Jesus Christ of Latter-
Latter-Day Saints Day Saints
817-602-1883 801-240-2906

ordynajr@churchofjesuschrist.org cummingsmr@churchofjesuschrist.org
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EXHIBIT 2



NEIGHBORHOOD MEETING MINUTES

Meeting Details
e Date: December 5, 2025

e Time: 4:00 P.M.
e Location: 833 State Farm Road, Boone, NC 28607
e Minute Taker: Tyler R. Moffatt

Attendance
e Present:

o Michael R. McLeod — Applicant’s architect

o Tyler R. Moffatt — Applicant's counsel

o Pam Williamson — owner 375 Old US Hwy 421, Boone, NC 28607
o dJerry Williamson — owner 375 Old US Hwy 421, Boone, NC 28607

o Alison Neely — member of Greer Watauga, LLC, the subject property
owner

o dJohn Neely — husband of Alison Neely
o dJames Milner — Applicant’s real estate broker

Agenda
1. Introduction by Tyler R. Moffatt

2. Presentation by Micharl R. McLeod
3. Discussion
4. Adjournment

Meeting Minutes

Tyler R. Moffatt:

Thank you all for being here. My name is Tyler Moffatt. I'm the attorney for the applicant,
the prospective purchaser of the property.

I'm specifically representing them in aiding them going through the annexation and zoning
process in order to get the property into the town of Boone. And when you annex property,
you also have to designate a zoning designation. So that's what my role in this particular
process 1s.
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The purpose of this meeting here, for those who don't know, the town of Boone requires
when you're going through a rezoning process, you have to notify certain property owners
within a proximity of the property that's being rezoned and give them the opportunity to
attend what's called a neighborhood meeting, which is an informational meeting where the
applicant or their representatives, particularly the planning professionals, in this case Mr.
McLeod, the architect, will go through the preliminary plans for the property, what their
intentions are, and I'll show you a preliminary site plan and some other documents, and
allow you all to ask questions. And to the extent we possibly can, answer those questions for
you to clarify anything that you may want to know about the application. So that's the
purpose of this meeting.

If you have any questions for me, I probably can't answer them because I don't know
anything about the design and so forth. I'm just here to figure out the logistics of the
annexation and the zoning portion. I'll turn it over to Mr. McLeod, Mike McLeod, who is the
architect for the project.

Michael R. McLeod:

Thank you all. Well, thank you all for being here today. It's good to meet you.

So this is a pretty piece of property, and this is the building that the church proposes to
build on it. It'll be brick veneer, shingle roof. It's a metal clad steeple.

Come in. My apologies. I think he wants you to sign in there too.

And as I was mentioning before, this building is designed for three potential congregations.
They may not even have that many initially when they first start meeting there. But I
know they probably have at least two, and that's why we need this size building.

And each of the congregations is about 250 people. That's why it's called the 250 meeting
house. And generally on Sundays, if there are, let's say there's two congregations meeting,

they will overlap their schedule a little bit.

So one group will come in, and the next group will come in. The following hour. And then
the next hour, the first group leaves, and then the second group will leave.

So it's not a ton of cars. It's kind of broken up. So anyway.

So why don't we go to the next slide. So that's the property. Of course, you're all familiar
with it.

And okay, let's go to the next.

Pam Williamson:

So the property is facing the new Highway 4217

Jerry Williamson:
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It's that green.
It's the green, right?

Michael R. McLeod:

Yeah. Yeah. So this area right here, that's the property.
And we will have our driveway entrance onto the old 421.

Pam Williamson:

Do you know where?

Michael R. McLeod:

Yeah, I've got a plan. I'll show you in just a second.

This is just a survey, and it shows the cemetery plot, shows the steep bank down from the
new Highway 421, and then that's the old 421. And here's a stream along that side.

Jerry Williamson:

And the entrance is next to the stream.

Michael R. McLeod:

Yes. So we put this entrance as far up on the sheet to the north as we can, because we want
to leave this buffer here in front to kind of protect, you know, homeowners. I don't know
which of you may be over here.

Pam Williamson:

We're those two houses.

Michael R. McLeod:

Okay. So this buffer we're preserving in front, and we're bringing our driveway.

Jerry Williamson:

There's already a gate and a lane there.

Pam Williamson:

Is that where y'all's gate is?

Michael R. McLeod:
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Now, one thing we have to do, we're in the process of doing this, we have a surveyor to lay
out the driveway according to where our civil engineer says it needs to go. He has to have a
certain distance from the top bank of the stream, and then the DOT has to look at this
driveway to make sure they've got enough vision distance each way.

I don't know what, I don't think there's going to be any problem there, but that's something
they have to approve. DOT has to approve that driveway.

Pam Williamson:

Why can't you go out on the other direction?

Michael R. McLeod:

Up here?

Pam Williamson:

Yeah.

Michael R. McLeod:

It's so steep. It's tremendous, straight up the bank. There's no way we could get up there.

Pam Williamson:

There's no way to connect with the new Highway 421 south.

Michael R. McLeod:

Go back up, go back up. These are individual, these are one-foot contours, and these are
one-foot contours.

They're so close together. So we're coming down, 3200, 3100. There's light, let's see.

3130, 3200, so there's like 70 or 80 feet there that you'd have to go up to get out to the
highway.

Pam Williamson:

Well, if you're talking about 750 vehicles, I mean, we live on that road. That road is hard to
come out on as it is now.

Michael R. McLeod:

Well, we'll have, let's see, 214 parking spaces. So that's all you'll have in the parking lot,
max. If they were completely full, 214.
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Pam Williamson:

But you would have people coming and then going.

Michael R. McLeod:

Right.

Pam Williamson:

So that's still a matter of up to 750 people per day, per.

Michael R. McLeod:

Yeah, sort of spread out over the day.

Pam Williamson:

I mean, that's a lot of cars on that old 421.

Michael R. McLeod:

And keep in mind, every person doesn't have a car.

Usually, you might have two, three, four people in a car. So it's less than that number. But
yeah, it's like a church congregation letting out and the folks come out and drive away.

Pam Williamson:

Might consider a traffic impact analysis. I mean, that road is already stressed.

Jerry Williamson:

People travel on it too fast is the main thing.

Pam Williamson:

And they go really fast.

Jerry Williamson:

Coming out of town, they're just.

Pam Williamson:

You're going on down from there is better than being the other way.
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But you're still, I mean, you're looking at a problem there with traffic, in my opinion.
Michael R. McLeod:

Well, let's go to this next slide then, back to the site plan.
So this is the building. This is the parking lot, sort of out in the center. 214 parking spaces.
And like I said, our effort was to get it as far up here as we possibly could on the property.

Jerry Williamson:

It's going to be a lot of grading, right, to get that far back on that property.

Michael R. McLeod:

Yes.

OK, let's go to the next slide. It's the same thing, just with sort of the background image on
it.

Pam Williamson:

So the buffer zone there, if you go back, your buffer zone is basically where the trees
already are?

Michael R. McLeod:

Yes.

Pam Williamson:

So you're leaving those trees?

Michael R. McLeod:

Yes.

Jerry Williamson:

In the fence line. They're mainly in the fence line.

Michael R. McLeod:

OK, so this is the floor plan of the building, just if you're interested. That's the chapel. This
is what we call a cultural hall.
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It's actually, they have folding partitions, and they'll have teaching spaces in here, but you
can also open it up for like a banquet, or you can see by the markings, it can be used for
youth basketball. There's a platform stage. These are classrooms, larger classrooms here.

And these are the bishop's offices up here. So you've got Bishop, Clerk, Bishop, Clerk,
Bishop, Clerk.

Pam Williamson:

I'm sorry, can you go back one more time? How far is it basically from the back of your
building where the parking is to the old 4217

Michael R. McLeod:

OK, so this 1s 191, so almost 200 feet there.
So the back of the building, 200, 400, let's say 550, depending on where you measure to.

Pam Williamson:

Or about 250 from the back of your park, from there.

Michael R. McLeod:

That's 200, yeah, from this corner, let's say 200, yeah, 250.

Jerry Williamson:

Don't you mean from the front of the parking lot, not the back of the building?

Pam Williamson:

Well, I'm looking at where we're sitting, and we're going to be looking at the back of the
building. OK, so what are you planning on in that 250 feet or whatever?

Michael R. McLeod:

Oh, it'll be landscaped around the building. Typically, we have nice landscaping trees all
around the building.

A lot of this area will just be grass. We'll have some planting up around the entrance, but
most of this will just be so we can maintain it and mow it. It'll be grass and natural.

If there are trees, our survey will pick up existing trees that we'll leave. We're not intending

to cut any that don't need to be removed.

Pam Williamson:
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Is that the minimum buffer requirement by the town?

Michael R. McLeod:

No, this was a specifically agreed upon buffer with the neighbors, with you all, I assume,
that the sellers provided to us.

It was sort of agreed upon. The city does require a buffer around the whole building, all the
sides.

Pam Williamson:

But not the rest of the area.

Michael R. McLeod:

This in particular, the 50 feet, that's a special sale requirement.

Pam Williamson:

Is that what buffers under the trees are?

Jerry Williamson:

Is that Vannoy Cemetery, do you know if it's an active cemetery at all?

Michael R. McLeod:

Well, there's graves and headstones there.

Jerry Williamson:

I know, but has there been a burial there in the last decade? I just wonder, what's their
access to that cemetery? Is it from the Mack Brown driveway?

Alison Neely:

From the right of way. Yes, they'll have access to their cemetery.

Michael R. McLeod:

What I understand is there is a shared access along here from both these properties.

Jerry Williamson:

Oh, I see.

Michael R. McLeod:
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And that's the access that would be used for the cemetery.

Pam Williamson:

Well, if you've got shared access there, why can't you come out another way into that road
that leads into New 4217

Michael R. McLeod:

We drew a plan like that, and this owner wasn't interested in doing that.
Where we shared the same entrance with him, they were not interested in doing that.

Alison Neely:

So the car dealership was against it?

Michael R. McLeod:

Yeah.

Alison Neely:

Is it, but it's owned by joint property, correct?

Michael R. McLeod:

There is a easement.

Let's see, let's go back to the survey, maybe. So that shows it all the way up, whoops, now
backs it down. Let's see if I can see it.

All right, see this 60-foot right-of-way, 60-foot RW right there? All right, it's like this wide,
and I don't know who designated this, but it's from here all the way down to here. Well, it's
super steep drop-off on one side, so it's not really practical to use as a access up here at this
end, but down this end, that is the access for the cemetery. And if the church wanted to
insist, I don't know that they could object to us doing a drive here, but we did take it to the
owners to see if they would be happy or agreeable to let us do that, and they said, no, we're
not interested in that.

So the church decided we can live with one entrance. Now, if we came in here, then we got
to make a traverse down the hill and get down there, so it's still a problem for us, whereas
this entrance up here is more gentle and follows the slope and works better for the church.
Okay, let's go forward.
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We can come back to any of these. So this is one that was built in Holly Springs. It's a little
fuzzy, I guess, because it's a small picture, but that's the front, the side, and then, let's see,
I think I have another.

That's the front. I didn't show you the back, but the back is similar, except it doesn't have a
steeple, so the back is attractive as well as the front. And this was right after the building

was built, so the landscaping is not very mature, but all these are landscape beds.

Of course, now the plant material is high and grown, but that's kind of the landscaping that
you'll get. These are elevations of the building.

Pam Williamson:

How tall is it, not counting the steeple?

Michael R. McLeod:
The top of this roof is 26 feet 9 inches above the ground, and this is just a section through
the building.

That's a typical interior of the chapel, and this shows the foot candle level of the planned
parking lot lighting. So all this area out here is showing zeros, so we've got zero foot candles
out in this area. So we don't really have any light spilling off the property.

Everything we have is lighting the building and the parking lot. I think the next slide
shows...

Pam Williamson:

You know the Town has lighting that can't interfere with the night sky. They have...

Michael R. McLeod:

Right.

We actually, we're providing this lighting, and it has to comply with the town's
requirements, and also...

Pam Williamson:

So y'all have already looked at that.

Michael R. McLeod:

So you can see by this little illustration, that's the area that received the light around the
building, and it quickly drops off beyond. So any specific questions you have beyond that?

Pam Williamson:
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Well, I'm always one to speak up.

I think it's great that you want to put a church there. I really do. I've got zero problem with
that on any level.

I do have a problem with going out on old 421. I think you need to go back and take a look
at that. Do a traffic impact analysis or something before you go into that.

They're not going to be able to widen that road anytime soon, if ever. Probably never. I'm on
the town's board of adjustments.

We have to look at this all the time. You always have to look at the potential, and then you
have to look at the time of day and figure out what the traffic is. But you've got a couple of
problems here.

It is good that you went, in my opinion... And I'm with these guys, okay? I mean, we're
neighbors. We, like them, are very interested in protecting our two properties across the
street for several reasons. One is they're historic in the town.

They're historic properties. They're in the North Carolina Landmarks Division, and we
want to protect them at all costs. And part of that, we go in and out of that driveway all the

time.

And it can be tough, especially taking a left turn, which is what your people going out are
going to be doing, is trying to get left back up to that main road.

Michael R. McLeod:

One thing good about a church, the traffic is on Sunday. It's not during a weekday when
you have normal business traffic.

So usually that helps with the traffic situation.

Pam Williamson:

So it's not even open during the week?

Michael R. McLeod:

During the week, here's what they'll have. In the afternoon, two afternoons during the
week, from, let's say, 6 to 7.30, they'll have an activity, like a youth activity at the church.

They might play basketball. They might do something else. And you'll have about, at most,
if they had 30 people there for that activity, that would be considered a good night.

You know what I mean? It's not a lot of people. You might have a funeral occasionally. That
could be in the middle of the week, but that's unusual.
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And you'll have seminary there. And that's, each morning, you'll have, and I would
estimate, again, about 30, max 40, that I could think of, would come to an early morning
seminary. It usually occurs from 7 to 8, or sometimes it's 6.45 to 7.45 in the morning.

They have a scripture study before they go to school. Sometimes they do that at people's

houses, when people are very spread out and it's too far to drive in to the church. They'll do

it at a local person's house, then go to school.

But that's an activity that could happen. And that would happen every morning during
school hours.

Alison Neely:

So there won't be, I'm sorry.

I'm sorry, go ahead. So there won't be any, you know, the access road is between the two
properties. It's not owned by the dealership.

Right. And, you know, the property has right-of-way to use that. So there won't be any
ingress and egress, so that if, let's say there was, let's say for some reason there was an
accident on Road 421 and it got blocked, they won't be able to go out through the access?
There's not going to be any in and out over there?

Michael R. McLeod:

No, because it's straight up.

Alison Neely:

But if you grade it, it's not, you know, but... The dealership uses it all the time.

Michael R. McLeod:

Right, but if you stay in the parking lot of the dealership, there's a bank that goes straight

down into this property that we're talking about. It's a drop-off.

Alison Neely:

I've driven it. I know where 1t 1s.

Pam Williamson:

And they, everything drops off here.
It drops off here, it goes up here.

Michael R. McLeod:
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I mean, you can deal with it, you know. I mean, and like I said, we showed a driveway
there.

Let's open those up.

Pam Williamson:

Wait a minute, let me orient where we are.
James Milner:
This is you Pam.

Alison Neely:

And you are.
James Milner:
I'm James Milner.

Alison Neely:

Oh, okay, okay.

I did not, you didn't, yeah, you didn't introduce yourself.
James Milner:

I apologize for my tardiness.

So what he's saying is all of this is steep coming through here. Um, this is actually DOT
right-of-way.

Couldn't do anything in here even if they wanted to. Um, the church did look at a, like he
said, he did look. I just want to affirm what he said, which is the church did look at a plan
to have a driveway back to the 60-foot right-of-way and improve this driveway, which Pam,
you would agree, is a safe, safer intersection in order to make a left, right?

Pam Williamson:

That's the driveway that comes out of the back.

James Milner:

Yeah, this is the driveway that comes out of the back.

Pam Williamson:
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Oh, yeah, I know where that is. That's by the driveway.

James Milner:

Um, we sat down with Kent Brown, who owns this, and he said, uh, you know, it wasn't, it
wasn't open for discussion. So, in good faith, we, we did, um, do our, the church did their
part to try and find a solution to move in and out of this site safely. Can't control another
human being if another human being...

Pam Williamson:

Oh, I'm a hard one to control, too.

Alison Neely:

So... But he doesn't own that.

Michael R. McLeod:

Well, it's, it's a, uh, shared access, right?

James Milner:

Yeah, this is, this is...

Pam Williamson:

Shared with whom?

James Milner:
Well, between the, this is just a right-of-way.

Michael R. McLeod:

It's not a road.
James Milner:

You know, the, the, the boundary line is, is legal property. It's, it's, you know, they, they
own every, um, everything, you know, from this solid black line left and, and, um, Allison
and Dave own everything to, to the right. Um, so, so I just, like I said, they, they worked
really hard and spent time and money and effort and energy to, to have that, but, um, it
would require some improvements of basically widening this in, or this driveway cut down
here and, you know, um, Kent said that he, he wouldn't, he wasn't willing to, to entertain
that and move forward.

Alison Neely:
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Who is he, Kent?

James Milner:

Kent Brown, who's...

Jerry Williamson:

It's Mack Brown's son.

James Milner:

The buffer was, was, yes, is a, is a part of the, um, so what it is, uh, in excess of what is
required, but was part of the negotiation between the property owner and the church to
increase this buffer that no development would occur to, to try and create more, um, buffer
away and, and then where the church is actually sited is trying to be positioned far enough
away to, to continue to give you all, um, you know, peace and quiet enjoyment.

Pam Williamson:

Yeah, I'm just telling you, you got a problem on the traffic.

Let me just ask, there's no way to get back out onto the new 421. There's no way to get an
access on it.

James Milner:
Because of this topography.

Michael R. McLeod:

And, and they just, DOT wouldn't allow us to get up there on that road at that point.
That's...
Pam Williamson:

Up here, you mean?
James Milner:
Up here, is what you're saying.

Michael R. McLeod:

So our, this shared access doesn't cover right there at their driveway.

We would have to somehow get onto the road here, go through there, the DOT property, and
our civil engineer says, that's not going to happen. They're not going to let you do that.
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Pam Williamson:

You have to talk to DOT.

James Milner:

Well, like he said, uh, the, this still requires a, uh, a driveway permit, right, with NCDOT.

So, so DOT has to sign off.

Pam Williamson:

Is that a two, is that a two lane to a car? A place for car in and out?

James Milner:

Yeah.

So, again, you, you know better than anyone, Pam, that we can set all this up, you know,
from, from the civil side, but it still has to go through, um, you know, certain procedures

and, and people, um, that, that get the opportunity for feedback and, um...

Pam Williamson:

Oh, yeah.

James Milner:

And, and certainly open to, um, you know, making sure that, that, that, that you, you all
get the information and resources that you need, but, you know, really can't, um, again,
trying to set this up in, in the best manner possible, given the, the challenges, um, that,

that are apparent.

Pam Williamson:

Well...
James Milner:
I, I, I'm not disagreeing with you that this end...

Pam Williamson:

Is a real problem.

James Milner:
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Is, is, is, um, I'm not going to call it a problem. I, I, yeah, it's a concern. Um, but you, we all
know that you don't, making a left in Boone anywhere is already tough.

It doesn't matter if it's this site or any other site.

Pam Williamson:

I know. Okay.
James Milner:
I don't make a left anywhere.

Pam Williamson:

I don't make a left anywhere either.

Alison Neely:

I would hope that maybe the church would join us in trying to reduce the speed on that
road, because I had, she's had it done once and they, they...

Pam Williamson:

And then they moved it back up and left it like three days.

Alison Neely:

I got it done once and they moved it right back up. And I guess I'm assuming because
people are complaining, but, um, you know, it is...

Pam Williamson:

And we understand that Boone, you know, is headed this way. We get that.

Um, and it's not just a selfish thing that we own the homes and we both put time and
money into this, but, but I'm just telling you, I've lived there long enough to know this is a

serious problem. And you got reducing the speed. I don't know if it'll slow them down or not.

I mean, sometimes it does and sometimes it doesn't. But, um...

James Milner:

We're also trying to be cognizant of, you know, we, we spent a lot of time, you know, on
where the cut would...

Pam Williamson:
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Did you know I was going to be a problem? Is that what you're saying?

James Milner:

Um, we've spent a lot of time, you know, um, making sure the cut is positioned in a place
where that when car... You know, I, I think the, the church would say, including this
gentleman, you know, we could put a cut anywhere here, but what we were trying to avoid
was a car coming out to the road and, and shining lights into the, the home.

Pam Williamson:

Well, not only that, but it would be even worse if it was over here because you can't see
above the hill.

I mean, that's, that's out completely.

James Milner:

So again, utilizing the existing, um, gate, you know, every, everyone on our side of the table
feels, you know, that, um, it's the path of least resistance given the constraints of the site
and, and not coming directly. Um, I, I agree with you that a set, that a cut in this section

wouldn't, would not be ideal.

Pam Williamson:

Well, I, everything you've presented so far, and I mean, I haven't really studied all that
before you go in front of a town or all, I will look at everything that's explained, but the only
two things I would like to see is as much beefed up buffer here as possible, not just the
town's minimum.

James Milner:

Well, this is an excess of the town's minimum. Yeah.
50 feet right now.

Pam Williamson:

I couldn't tell, but yeah, 50 feet already. I don't remember for this type of, uh, use, you
know, what the minimum is, but, but, um, those trees are really key there to stay.

They probably need to be cleaned up.

Jerry Williamson:

Yeah.

Pam Williamson:
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So they need to be cleaned up, but they, but they're really essential, I think, for both of our
properties.

And, um.

Jerry Williamson:

Some of those cherries are not in great shape and cherries are bad to blow down as we
know.

Pam Williamson:

But, um, but I'll be looking at that more closely when I see what goes into the packet there.

Um, I'm really concerned about that. I wish you would at least go back and try one more
time to talk to an architect or somebody about another way to get, uh, I don't know. I know
what you said about Kent.

That's Kent, right? Okay. But, but there, it just makes total sense to go out this way. I, I
know you're saying there's a lot of grading there, but, um, other than that, it makes sense
traffic-wise to get there instead of on here.

Because it is going to be problematic.

Michael R. McLeod:

Tyler said we were talking about the driveway. I wonder if we could go to our civil
engineer's site plan that he just sent us earlier today.

Uh, there you go. Okay, and can we zoom into the entrance over there to the left? All right,
so that's what he is.

Alison Neely:

That's down near the gate.

Pam Williamson:

Is that where the gate is?

Alison Neely:

Yes, it's, it's close. I think there's, um, there's a requirement because there's a creek there
that they had, they had to take that in some, and I don't, I can't remember some
environmental impact kind of thing to the creek and just move it up a little bit, but it's, it's
close as you can get to that. So, yeah, it's close to the bank.
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Pam Williamson:

What is that third lane in the bottom?

Michael R. McLeod:

That's, you got one lane to come in, people making a right.

Pam Williamson:

Oh, I'm sorry. Okay, right.

Alison Neely:

And the number of cars, 214, is much less than I was thinking. It's a whole lot less than we
have.

Pam Williamson:

It won't be that though.
It won't be that. I mean, I guarantee it.

Michael R. McLeod:

Well, it's no, the parking lot's not any bigger than that.

Pam Williamson:

Well, I mean, that's why traffic impact analysis is always a good thing to look at, and, and I
know they cost money to do, but, um, the board, and I, and I would suspect that the town is
going to ask for one too, by the way. Most of the time they do. Not if somebody's building a
home on a road, but for any larger building or anything, they usually require a traffic
impact analysis. And those up here are always a nightmare because nope, nobody owns a
right of way. Nobody owns a, You know, but, uh, uh, our road, for instance, old 421. The
state doesn't own any of the right of way. Hmm. On either side of the road.

Alison Neely:

I'm going to call about that sign they put up my yard.

Pam Williamson:

And, um, and then there are other places, you know, but anyway, that's three lanes. That's
pretty significant. I mean, I have trouble visualizing stuff sometimes, but. Um-hum. That's
a.

Michael R. McLeod:
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But at least this way, you see, if someone's trying to turn in, they wouldn't be blocked by

somebody trying to.
Pam Williamson:

Right. I understand that.

Michael R. McLeod:

They could be, come on in and get out of the traffic flow and that type of thing.

Pam Williamson:

Where, where would that, show me where that would be on here. I, I know it would be here.

Michael R. McLeod:

Yeah, let's go to this one.

Pam Williamson:

Oh, OK.

Michael R. McLeod:

Here it is. That's just a more detailed, you know.

Pam Williamson:

Right, OK.

Michael R. McLeod:

Drawing of it, but that's where it would occur.

Pam Williamson:

OK.

Now, they're going to come out. Where is your road over here that helps him get the cattle

in?

So right there is that it? That, that's gonna be an issue too. She's right. Gotta get, gotta get
the speed limit down for one thing. I mean, they've got cattle all the way back there that,
used to move in and out. I don't know, I haven't seen him move.

Alison Neely:
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No, he, he used to, um, wean calves up there.

Pam Williamson:

Right.

Alison Neely:

But now he just cuts hay.

Pam Williamson:

Oh, OK. So. OK. What is this freestanding sign here?

Michael R. McLeod:

The church would like to put a sign there that's, uh, it's brick. It's about this wide, about
this tall off the ground, and it's a, uh, a marble sign that says incised letters. It says Church
of Jesus Christ of Latter-day Saints.

Alison Neely:

And that's all, and it's, it looks like they're putting a sign on the other side of the, of the
entrance from our, not, not. Right. Not on our side.

Michael R. McLeod:

Trying to stay out of the buffer, you keep everything on their side. On the.

Pam Williamson:

Oh, right, yeah.

Alison Neely:

Um, I guess left if you're facing it.

Michael R. McLeod:

Um-hum.

Pam Williamson:

If you do any additional bluffing there, it would kind of be nice if it was an evergreen. No.
Something or another. Arborvitae, something like that might be nice. Um, Anyway, uh,
those are my, my only concerns, like I said, are, are, um, you got a problem with that road,
that's just a problem. And I'd appreciate it if you go back one more time. I mean, I know you
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can't go back to Kent. I know Kent's like that. OK? I mean, you're not going to get anywhere
with him. But, you know, maybe DOT.

Jerry Williamson:

It's a shame too, because that, that really doesn't.

Pam Williamson:

That is the only thing that makes sense.

Jerry Williamson:

Down there at the, the, the, the Vannoy cemetery to have that
James Milner:

If you guys can help with that conversation, by all means. I, I'm, I'm here to, I'm here to, to
work collaboratively, uh, as a group.

Pam Williamson:

I understand that.
James Milner:

That, um, can't do everything, uh, can't go out and break people's arms. But. But I, I am,
um, here in spirit to, to make sure that everything that you guys want and need within
reason. Um, can be met so that, you know, um. So that we can move the church can move
forward, um, so yes, certainly it you still have that um sightline that I knew I didn't bring it
with me um let me, let me see, do you have it, do you have, uh, internet access. Thank you
so much, Tyler.

Pam Williamson:

And I'm not here to make it hard for you. I'm just, Here to make sure that it'll work for all
of us.

James Milner:

Um, hold on just a second. And, and if I pull this up, I, I don't want it to be a representation
that this definitively would happen. I just, for, for, if it's OK with you.

Michael R. McLeod:

Um-hum.

James Milner:
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Can I, um.

Michael R. McLeod:

Yeah.
James Milner:

Pull, pull it up and, and show what we at least took to Kent to say, Kent, this is, um, what
the church would like to do. Hold on just a second. Let me.

Pam Williamson:

There's no way, uh, there's no way they're going to put a stop light there, I can tell you that.

They won't do a stop light.

Alison Neely:

No.

John Neely:

The, the church is across the street from us, they hire a police officer to stop traffic, let the
cars that get out real quick and then.

Pam Williamson:

That's, yeah, but they've got a lot of other activities going on too, though.

Alison Neely:

That's what our church across, we, down in Raleigh, we have a, a church across from the
entrance of our, And they hire off duty police officers, um, you know, they have, they have a
much larger congregation than, than this to traffic control on Sunday and Christmas and
Easter and things like that.

James Milner:

Pam, this is, what we had sat down with Kent to talk about how where the parking lot
would, um, tie into this new driveway and then come back towards

Pam Williamson:

is this is this Kent over here

James Milner:
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yeah this is um would tie, uh, back towards the 60 ft driveway and and we, you know, the,
um, we were trying to stay within the right of way but ultimately. This new driveway and
expansion of the old is his property. And so, to make improvements on his property requires
his permission that isn't granted by the rights of the right of way. Does that make sense?

Pam Williamson:

Yeah. It's a right of way and what I understand that.

Alison Neely:

When you, when you first said that, I didn't understand that you were going to have to do
something

Michael R. McLeod:

and the DOT won't allow us to have two drives separate from each other, they're that close
together, to combine them.

James Milner:

So, so, just showing you that, to affirm that, yes, we did, that, that's what we sat down, um,
with Kent at his house, went over with him.

Pam Williamson:

If you were going to try to get there some other way, like here, there's no way to get there
because of this?

James Milner:
There's no way to get there, Pam, because the. Unfortunately, the terrain, The topography,
this is so steep. This is on steep. This is on every red line here represents 5 ft. We're, we're

going up an embankment that is close to 80+ feet.

Pam Williamson:

80 ft

James Milner:

and then we would have to get DOT's, um, it, it, it just is, it's. Um, uneconomical to have all
the amount of grading and switchbacks that. Right. It, it'd look horrible, to be quite honest
with you.

Pam Williamson:

Yeah, that's the one that makes your, that's the one that makes the most sense.
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Michael R. McLeod:

And you'd be coming in right where the road begins to be divided and there's a lot of,
Problem with that. If you're trying to do this, you're back at the same thing, you, you're
dealing with somebody else's driveway, so you can't use that.

Pam Williamson:

This cemetery is on your property?

Pam Williamson:

It's not going to be part of the, um, conveyance. So, so, um, the seller retains this portion
and what actually gets conveyed is this net. So we go around, um, the cemetery. Does that
make sense?

Pam Williamson:

Um-hum.

James Milner:

But I, I asked the church if they have done a, a TIA, and certainly this gentleman here is
gonna talk to them about the concerns of a TIA of joining in, um, collaboration with you to
talk to DOT. I, I mean, they're already gonna be having a conversation with DOT about the
actual driveway permit,

Pam Williamson:

Right

James Milner:

which has to be approved, um. So in, in doing so can have that conversation about, hey, um.
Let's reduce the speed back down on the, on this road.

Pam Williamson:

And you need to reduce it, uh, if I were you, I'd try to get it. Not just reduced right there,
but maybe down beyond where some of that development's already taking place.

James Milner:

Like, closer to a.

Pam Williamson:
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There's a gym, you know. There's coffee shop.

James Milner:

Yeah.

Alison Neely:

Well, now there's apartments down there too.

Pam Williamson:

And apartments down there too. So, go on down a little bit because.
James Milner:
Yeah.

Pam Williamson:

The other problem that you have is when you're going out of here, like we said, left, the
problem is that, one of the problems is they move so fast coming down, Off of here and they
move really fast cause there's a hill. Yeah. And Between our two places. You can't see them
coming. Hm.

Alison Neely:

Well, and they come out, they come out of this dealership flying.

Pam Williamson:

Right.

Pam Williamson:

They fly through there.

Alison Neely:

They take a right and just gun it.

Jerry Williamson:

I don't often take a left out of the house now anyway. I go up to the top.

Pam Williamson:

I try not to.
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Jerry Williamson:

It's just not worth trying to. To outrun somebody if you, if you make a mistake.

Pam Williamson:

But that, but that's the kind of road we're talking about. Um-hum. Is one where you have to
outrun somebody who's coming from the other way.

James Milner:
But, but, Pam, would you also concur that, um, or conclude that, You know, the, the church
and the amount of people, you know, for that, that one day a week with, with limited

activities, um, during the week is, is less of an impact of, of what could happen on this site.

Pam Williamson:

Do you not think I'm totally aware of that?

James Milner:

OK. So, I mean let's,

Pam Williamson:

do you not understand that? I just try to get things right from the very.
James Milner:

Yes.

Pam Williamson:

Beginning. I. And this is going to get worse and worse. That and I worry about it for
everybody, not just me. I mean, I've gotten pretty good at gunning it unlike you. I, I, I've got
it where I can gun it out of there hard and fast. But the other problem that comes in is
when you're trying to turn into your own home out here and you can't get into your own
house or out. So, um, uh, it would just be, you know, I, I really do believe where there's a
will there's a way, but sometimes there isn't. But I, if, if you could take another look at that,
and I do think Alison's right. I mean, you just gotta get that speed limit lowered down and
it needs to, that needs to happen anyway. It's back up now.

Alison Neely:

I know they, they, they, they. I think, and this has been several years ago, I was told that
not enough people were complaining. That you were complaining and I was complaining,
but everybody else wanted to be 45. And I said, well, of course, because there's not that,
there's not that many people that live it. And it impacts us, but they, they, they just.
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James Milner:

But the other thing, Pam, and this is where you could help, is that, you know, town council
1s approving a lot of, Uh, various annexations within East Boone, within old US Highway
421, and getting their support as a municipality to say, join, as you guys are making
extensions of water and sewer, you need to join us as a neighborhood to petition DOT to
reduce this down, because as, as you're giving extensions of water and sewer, there's going
to be more people, more traffic, and this is not an area where. Want people driving 45 plus
miles an hour.

Pam Williamson:

Well, that's.

Jerry Williamson:

The presence of a church ought to help that argument too.

Pam Williamson:

Well, there'll be a hearing on this, I'm sure, uh, ultimately in front of the council. I know
they've changed some things up. Yeah. By the way, they're also changing, I don't know if
they've changed it yet, but they're going to start doing, um, TIAs, traffic in house. So, you
might ask if that's available. Yeah. Um, because that saves a lot of money. And. And, and
they may not be doing that yet, but they're going to ask you for one anyway. I'm going to
tell you that right now on that road. OK. They're not going to let anybody get away going
down the road. OK. Well, like I said, the, the, the church looks beautiful. It really does. Um,
I, I'm glad that you're seeking annexation on the property because it'll have to follow
stricter regulations than it would if it was county.

Jerry Williamson:

Water line's already there, right?
James Milner:
Yeah.

Pam Williamson:

And, um, and so, uh. Uh, you know, that's why I was asking about the night sky. That's
really great because that, there's another thing. Uh, over here somewhere is a, uh, you
might not know about this either, Alison. There's a, what do you call those things that the
energy and internet come off of big powers, right?

James Milner:
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You're talking about the Bremco substation.

Pam Williamson:

It's not Bremco. I, I don't think unless it's changed. Wait a minute, make sure I'm oriented
right. Uh, actually it would be. The subs. They had to come out because our two houses, and
that's another thing that I don't know if you have to look at or not, but they came out, these
two homes, And the property there, which is mostly owned by these guys, not us, but the
property is in a landmarks division in Raleigh called the Greer Historic Farm. And they
have certain requirements too, that you need to double check. When they were going to
build this thing over there, which we couldn't even see, I don't know, they had to come out
and stand out in the driveways. And make sure that you couldn't see that thing from our
house. Uh, they ended up compromising my.

Jerry Williamson:

Aren't you talking about the cell tower?

Pam Williamson:

They had to paint it the color of the sky, OK? I mean, but you might want to check, Because
they've got a set of things too that, I, I don't even know the extent of them. I haven't even
ever looked at them. That's the only thing I know about, but they have certain things too.

Jerry Williamson:

There's a cell tower that they came in. It said, can, can it be seen from our property? That
was what that was.

Pam Williamson:

Yeah, it couldn't be seen from our property. Hm. I doubt they have any concerns at all
about a church, but they're, I don't know what might be down there that you want to Take a
look at.

John Neely:

Um that's interesting. Uh, you, uh, down at our house, you can't swing a stick without
seeing, hitting 8 cell towers and they're all over everywhere.

Pam Williamson:

Well, I know. I'm just saying we didn't even, I didn't even know there was afraid of
anything going on until there were all these men out in the, the driveway one day and I
said, what are you all doing? They said, The, the state won't let us put the cell tower two
miles away.

Alison Neely:
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I had no idea. Who was, do you know who, who that is? Who did that?

Pam Williamson:

It was the state. It was somebody from the state. It was years ago. Well. And there was a
cell tower and they made them paint it, which I couldn't even see it even before.

Alison Neely:

Was it over there on the, past the park? Is that where the cell tower is?

Pam Williamson:

It's all the way up here. It's OK. OK. OK. Yeah, it's all the way up over here. It was a long
way from the house. OK.

Jerry Williamson:

It's, it is close to Rocky Knob up in that OK.

Pam Williamson:

I am probably going to bring to the public hearing anyway copies of the, the, the, Listing
with the um but I don't know about the it it there may not be any regulations at all but you
might wanna double check because they jumped on that um. But like I said, the, the only
thing I would, this is great. I believe in exceeding the boundaries that are required. I, I
would also, if T spoke at a public hearing, which you do, I probably will, I'd recommend that
be Arborvitae if possible, or, or something that would be an evergreen, um, I don't, I don't
really have any issues other than that, that, that road. That's the only thing.

James Milner:

I'm I mean, worried about that. So, just so you know, it, it'd be trees.

Pam Williamson:

Yeah.

James Milner:

That. And then, and then.

Pam Williamson:

Yeah, the more you can give me, the better, OK? OK.
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Um and then I want hydrangeas. And then after that, I want, let's see what, uh, Viburnum.

And then after that, just let me go over there and take care of it and you all pay for it. How
about that?

Alison Neely:

Um now, they're the experts when it comes to, to, to native plants.

Pam Williamson:

We know, we know, and they want, they make you use native anyway.

Jerry Williamson:

Um it wouldn't hurt my feelings if you cut those trees that are.

Pam Williamson:

It would hurt my feelings.

Jerry Williamson:

Uh, uh, that are existing in the tree line because they're, they're really not in great shape
and, and have a line of evergreens there.

James Milner:
I mean, the, the way that we

Pam Williamson:

I don't think they can.

James Milner:

The way that I understood the buffer to be negotiated is that we weren't going to touch
anything. I,

Jerry Williamson:
I understand. I understand. I understand.

James Milner:

So, um, you know.

Jerry Williamson:

They're losing limbs is.
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Pam Williamson:

Where is your water coming in?

James Milner:

The, The water line runs along the road, so as with any development, um, the, the
developers required, um, from where, wherever they tap to bring it, um. You know, from,

from the existing connection up to the building. But the line runs.

Pam Williamson:

Well we know the road. Well we've got, we're on tap water. Are you all on tap water?

Alison Neely:

Um-hum.

Pam Williamson:

It's somewhere over there, right? We're not on septic, though. Are you all on septic?

Alison Neely:

Um-hum.

Pam Williamson:

How'd you get on septic? Well, uh, the reason I was even asking about it is they're obviously
getting septic down there, but when I called to try to get on.

Jerry Williamson:

You mean the sewer.

Pam Williamson:

To get all of y'all's property and out of there. Cause our septic, we don't even own our septic.
It's over here somewhere. But the, but when I called about it, they told me, that was a
couple of years ago, that I couldn't get septic.

James Milner:

It is Pam, it's my understanding that the, um, and you correct me if I'm wrong, but the, the
water and sewer lines, they run all the way up the top there all the way down on this side
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of old US Highway 421. That's why you're seeing, um, all of that annexation pop up on this
side of the road because that's where they

Pam Williamson:

tell me I couldn't get septic.

Jerry Williamson:

It's called Sewer.

James Milner:

Uh, I would call, not today, but, uh, on Monday, uh, call your, your other BFF, uh, which is
Todd Moody, and and just, um, see. If you can get extend your property is. By my
understanding, is, is incorporated into the town's city limits. Therefore, you should be given
an extension of both water and sewer.

Pam Williamson:

Um well, they got mad because there were three big, three big maples out there that were
original to the property. And they came out one day and said we want to run gas and water
along.

Jerry Williamson:

No, just gas, it was a gas.

Pam Williamson:

And, and I said, well, that'll, that'll be fine, but not too bad and steak and show me where
you're going. And they took down all three of those. Um-hum. Historic trees. There's only
one left now that, but anyway, so that, the gas actually goes here.

James Milner:

And it goes here and then goes here and then we have the gas, um, Infrastructure pieces
down in this corner. All right, for it to be respectful of, um, everyone's time, I, and I'm in no
way, shape, no way, shape or form trying to stop the discussion, but, um, I think our
marching orders are, you know, the, um, TIA um. Having that conversation with the
NCDOT on the driveway permit, um, and then talking to the church about, um, an, uh,
evergreen buffer, uh, along this 50 ft buffer, um. Is there anything else that you want me to
put on the short list?

Pam Williamson:

I think you ought to take one more stab at talking with.
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James Milner:
At talking with Kent.

Pam Williamson:

OK. Well, or, or finding out, I mean I mean, would you be OK if we did a driveway and
came out on this side of the cemetery? That's the alternative to. That would be even harder
for to see him coming, wouldn't it? Here's where that hill goes.

James Milner:

Yeah. So, again, we're, we're trying not to, to have the least amount of impact here. Um,
and, and trust me, we, it, they've had like six reiteration of driveway designs, you know,
coming this way, coming this way, um, You know, uh, but like he said in the presentation,
what has ultimately been concluded is here at the gate, based on this buffer from the
stream, um, coming up and, and sweeping.

Jerry Williamson:

It makes the most sense to put it there. It does.

Pam Williamson:

Well, yeah, I'm not necessarily,

Jerry Williamson:

I'm not discounting the concern about traffic. I'm just saying that that is the most logical.

Pam Williamson:

Well, I mean, it's a problem.

Jerry Williamson:

It probably is.

Pam Williamson:

And I was just trying to think, there's no way to make people not go, Left, is there? Because
if you, if you had to go right, where would you have to go to get back up on the main road?

James Milner:

Go back up to Food Lion and JSA. All the way Food Line.
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Pam Williamson:

Um well, I would mention the DOT. Say, oh, you can't get, you can't get there. You got no
way to get there. Other than over here. There's no way to get there. There just isn't.

James Milner:

And they don't want us, uh, you, you think people are flying down on this road? Try, try
taking that traffic and putting it out on this road. I, I hear you loud and clear.

Pam Williamson:

You knew that was going to be a problem before you came in here, didn't you?
James Milner:

And it also. Didn't know until recently just how large the congregation was, but. I would
again reiterate that, um. That Group of you know, the, the church is a group of people is
doing everything in their power to be a good neighbor. And and I think that's, that's really
what, um, yes, they're, they're going to be people coming and going, and, and everyone here
at this table and in this community wants them to be able to leave, come in and leave safely
and efficiently. But, but my point is, is that let's let DOT, I, I, I hear you loud and clear on
the TIA. We know what the rules are with the town as it relates to TIAs, um, but, but let's
get this in front of DOT and get their feedback.

Pam Williamson:

Is there any way to put a sign there that would maybe. Warn people, you know, before they
go out, like yield to oncoming traffic or something like that from anybody trying to get out
of there

James Milner:

I think again that goes back to DOT. Yeah. You know, and, and having the conversation
with DOT of how do we install this driveway so that it is, um, safe for everyone in this, in
this specific neighborhood community. Um, is that signage up here? Is it, um. Uh, a
flashing light. I, I don't know. I'm not in NCDOT.

Pam Williamson:

Right. Right. well, they'll want to know how many cars you're thinking about coming in and
out. So, so, I think that's the biggest issue or the only real issue I see.

James Milner: OK. OK. All right. Very good. Anything else? Thank you for. Thank you
very much
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NEIGHBORHOOD MEETING ATTENDANCE SHEET

Meeting Address: 833 State Farm Road, Boone, NC 28607

Date of Meeting: December 5, 2025

Time of Meeting: 4:00 P.M.

Property Owner(s): Greer Watauga, LL.C

Applicant: The Church of Jesus Christ of Latter-day Saints, a Utah

corporation sole

Attendee Names
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STATE OF NORTH CAROLINA
COUNTY OF WATAUGA

AFFIDAVIT OF MATTHEW CUMMINGS

THE AFFIANTS, having been first duly sworn now depose and say:

i That I am Matthew Cummings, and I am over the age of 18 years old, I
am competent to make this Affidavit and I have per sonal knowledge of the facts set
forth in this Affidavit.

2. That I am an authorized agent for The Church of Jesus Christ of
Latter-day Saints, a Utah corporation sole (“Applicant”).

3. That Applicant submitted a Conditional District Zoning Map
Amendment Application to the Town of Boone.

4. This affidavit is submitted pursuant to Town of Boone Unified
Development Ordinance (“UDO”) Section 9.09.02(C)(5), for the purpose of the
Applicant acknowledging the following:

a. all zoning conditions are voluntarily proposed based solely on the
Applicant’s independent judgment; and

b. the Applicant is not relying on any statements from Town staff,
Council, or Planning Commission members regarding zoning
conditions; and

c. other interested parties in the rezoning process may rely on the
validity of the proposed development proposal including any agreed
upon conditions; and

d. 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; and

e. the Applicant is requesting a deviation of the standards in the Town of
Boone UDO Subsection 14.03.07(F)(7) for the height of the steeple
shown in the elevations submitted with the Application.

I declare under penalty of perjury that the foregoing is true and correct. This
the / é day of January, 2026.

FURTHER THE AFFIANT SAYETH NOT.
[SIGNATURE/ACKNOWLEDGMENT ON FOLLOWING PAGE]
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Mt (L~

Namql. Matthew Cummings

STATE OF _U%a\

COUNTY OF =qa\X Loke

[, Tom. tlordony , @ Notary Public, do herby certify that
Matthew Cummings, personally appeared before me and voluntarily acknowledged
and signed the foregoing instrument.

Witness my hand and official seal, this _ llo day of January, 2026.

Q}(\ y /\\.)\ /\/\/&)\,@ (Affix Notary Seal)

Slvgnmr\e/ of Notary Public

N TAMI MICHELLE MARCHANT
P:\?\ Notary Public State of Utah
; ‘ My Commission Expires en:

S February 16, 2028

Comm. Number: 735648

Notary Public: _ 12548 ’ .

My Commission Expires: Fﬁ\oruarxj \L, 2029
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