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Comprehensive Plan Alternatives State of the Community

which the Town sits, down into the core of the Town and out to within a few hundred yards
of the Black Mountain town boundary. Though not all of the property in the valley lies
within the town limits of Montreat, the Town’s ETJ extends to 500 yards beyond the
surrounding ridgeline. Therefore, through zoning and other regulations, the Town has the

authority to enact controls over the entire valley.

The majority of the land along the valley walls is undeveloped and still in its naturally
wooded state. Developed land in Montreat consists of housing units, MRA conference center
facilities and property of Montreat College (see Map E). Montreat first adopted zoning in
1985 (see Map F). A Ridge Protection Overlay district follows along the ridgelines and
continues for 500 feet on either side of the ridgelines. Other land in the Town has been
divided into a Woodland District and a variety of categories for platted lots. The platted lots
are centered on the streams that run throughout the Town. The majority of platted lots are
zoned R-1, Low Density Residential (see Figure B and Figure C). A select group of platted
lots to the extreme North of the Town have been designated as R-3, Low Density Residential
with Septic. These lots lie just outside the Town boundary and are not serviced by county
sewer facilities. Approximately one-third of the platted lots are designated R-2, Medium
Density Residential. The remainder of Town land is owned by either the MRA or Montreat
College and is divided into I, Institutional and I/R, Institutional/Residential zones, depending
on use. No commercial facilities exist in Montreat, nor is any land currently zoned for
commercial use. The Town’s only commercial activities occur as operations of either the
MRA or Montreat College. Though the Town once had a long history of a well-used general

store, it is not foreseeable Montreat will develop commercial facilities in the near future.
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Property Class Number of Parcels
Residential/1-Family 477
Residential/2-Family 17
Residential/3-Family 2
Residential/Seasonal 41
Residential/Multiple Dwellings 23
Residential Vacant/Roadway Esmt 2
Residential Vacant/Lots-Small Track 314
Religious/Tax Exempt Vacant 4
Commercial 1
Commercial/Apartment 1
Commercial/Inns-B&B-Rooming House 3
Community Services 18
Education/Government 1
College/Government 1
Education/Private 14
Community Services/Religious 1
Community Services/Bene-Moral 1
Community Services/Government Center 10
Community Services/Post Office 1

Total 932
Figure B: Classes of Property
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Virtually no truly flat ground exists in the town of Montreat. The slope of the land becomes
increasingly steep as it extends upward from the creek running through the center of Town to
the ridgelines. Most of the construction occurring to date has taken advantage of the smaller
slope angles within the Town. The most recent construction in the Town has occurred on
extreme slopes that are the most distant from the Montreat’s center. Future new construction
will necessarily occur on these steep slopes. Currently, there are approximately 400 platted
but undeveloped parcels under the Town’s jurisdiction. The MRA owns 85 platted lots while
around 300 undeveloped lots are held in private hands. Wise development of these lots,
including prudent construction practices, should be of significant concern to the Town and its

residents. (Figure D and Figure E) provide more detail about parcel development and

ownership.
Owner Number of Parcels Total Acreage
Mountain Retreat Association 77 58.9
Montreat College 4 2.33
Various Owners 233 86.39
Total 314 147.62
Figure D: Undeveloped Residential Parcels
Owner Number of Parcels Total Acreage
Mountain Retreat Association 100 99.69
Montreat College 20 46.24
Town of Montreat 10 5.61
Total 130 151.4
Figure E: Major Property Owners
Housing

According to the 2000 Census, the total number of housing units in the Town of Montreat is
592. Of these units, 378 are for seasonal, recreational, or occasional use. Of the 206
occupied units, 164 are owner-occupied and 42 are rented. Only 47 of the total units are
rental properties. Five hundred sixty-five of the units are single-family homes. There are no

more than four individual units in any one structure in the Town.
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State of the Community

Almost half of the total housing units in Montreat were built before 1940. This raises

concerns of repair and maintenance of older homes. The greatest boom in housing

construction during the following decades occurred between 1980 and 1989 when 87 new

homes were built in Montreat. In recent years, the total number of new units constructed has

declined; only 30 new homes have been constructed between March 2000 and March 2003.

Figures F and G show the building and land values for residential property in Montreat.
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Figure G: Land Values for Residential Properties

Currently the Mountain Retreat Association can accommodate 469 guests in 9 lodges and 2

inns (see Figure H); a seasonal campsite also accommodates other visitors.

Lodges:

Balsam Lodge 21 guests

Chestnut Lodge 18 guests

Hickory Lodge 20 guests

Lookout Lodge 40 guests
McCallum Lodge 16 guests

Reynolds Lodge 32 guests

Sylvan Heights 25 guests

317 Assembly Drive 12 guests

Glen Rock 33 guests

The Inns:

Assembly Inn 200 guests/100 rooms
The Winsborough 52 guests/31 rooms
TOTAL 469 guests

Figure H: Overnight Capacity of the Montreat Conference Center

Montreat College operates four student residence halls, which are currently rented to the
MRA during the summer months. The residence halls can accommodate 380 individuals (see

Figure I).
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Residence Halls:

Anderson Hall 144 women
Davis Hall 102 men
Howerton Hall 112 men
McGregor Hall 38 women
TOTAL 380 students

Figure I: Residence Hall Capacity of Montreat College

Environment

Of the land that is encompassed in the extra territorial jurisdiction of Montreat,
approximately 3,000 acres are dedicated as wilderness areas and have been entered into the
North Carolina Registry of Natural Heritage Areas. In addition, some 20 acres of MRA
property are dedicated as permanent natural areas through conservation easements. The
wilderness areas, which extend from the Town center up to the surrounding ridgeline, are
significant for their role as part of a broader eco-region, including the Montreat watershed.
Montreat’s wilderness area neighbors the North Fork Watershed Natural Area and Pisgah

National Forest.

The MRA operates an Environmental Education program which teaches wilderness learning,
environmental science and local ecology to visitors to the area. In addition, the
Environmental Education program oversees 28 miles of hiking trails that wind through the
Town and surrounding area. Several community organizations, such as the MRA Wilderness
Committee, the Cottager’s Wilderness Committee and the Montreat Community Trail Club,

have also formed to protect the Town’s natural resources.

The MRA owns and maintains much of the wilderness area; this territory is managed through
a land conservation plan. However, private owners hold a significant portion of property that
it is currently in its natural state. It has become a recent concern of many in the Town that

this land could be developed in an environmentally unfriendly manner.

Preservation of the existing natural and scenic views along the ridgeline is a specific concern.

Currently, few unnatural elements break up the scenic view of the hillsides from the town;
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further development along the ridgelines would disrupt this viewshed. Another important
environmental concern is the potential for severe effects of erosion due to building on the
extreme steep slopes of the mountainsides and the short-cutting of trails. In addition, further
residential development in the wilderness area may have negative effects on both the natural
landscape and pose specific hazards to the residents themselves. Concerns include the
accessibility of the residences and the dangers of ingress and egress on narrow, winding

roads, especially in cases of poor weather conditions and oversize emergency vehicles.

Other salient environmental issues surround the encroachment on natural wildlife habitats
and native plant species. This area of North Carolina is a natural habitat of the black bear,
posing specific safety and maintenance concerns for Town residents. Also of interest is the
endangerment of the Carolina and Eastern Hemlock trees due to the recent accidental

introduction of the non-native Hemlock Wooley Adelgid species into the region.

Water Supply

Public Water Supply

The Town of Montreat owns and operates the public water supply system. It is supplied
from seven operating wells (see Map G). Data about each well, including its depth, depth to
pump intake, well diameter, and 12-hour supply, are given in Figure J. If all eight wells
could be pumped at sustained rates equal to their 12-hour supply, they could produce 0.412
million gallons per day (MGD) [412,000 thousand gallons per day, (GPD)]. However,
experience with operation of the supply indicates that the combined supply is substantially
less than the sum of individual well capacities. Given the proximity of the wells to each
other, some of them undoubtedly interfere with each other. That is, when the water level in
one well is drawn down by pumping, it draws down water levels in neighboring wells,

thereby reducing the capacity of a neighboring well.
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Map G: Water Supply Wells

Well Intake Depth ' 12-Hour Max.
Number Depth (Feet) Diameter  Supply Day
(Feet) (Inches) (MGD*) (MGD?%*)
1 400 225 8 0.043 0.05
2 345 125 8 0.043 0.02
3 345 150 6 0.041 0.004
4 345 150 6 0.041 0.004
5 305 150 6 0.035 0.01
6 545 250 6 0.043 0.05
A 500 252 8 0.108 0.06
B 750 168 8 0.058 0.06
TOTAL 0.412 0.258

*Million Gallons Per Day
Figure J: Characteristics of Montreat Wells

Pumping rates from each well during the peak-demand month of July for the years 1992-
2002 are shown in Figure K. Several wells show a downward trend in production, especially
since 1998. The trend for Well A has dropped significantly from more than 70,000 GPD in
1992 to about 40,000 GPD in 2002.

Montreat, North Carolina 20



Comprehensive Plan Alternatives State of the Community

Pumping from Wells in July

80 250
o
% - 200
(=] (=) ~A
S a =B
o 1150 |1
© S |2
) 3
= £
=5 - 100 I 5
: 2 e
2 — Total
2 T 50
0

N O ¥ 1O O N © O © = o

(=2 [=2] (<2 [o2] [=2] [<2] [=2] (<2 (=] [=] o

(=2 [=2) (=] (<] » (2] » (=] o o [=]

- - - - -~ - - - N N N

Year

Figure K: Amount Pumped From Montreat Wells In July

Declining production for wells since 1998 are explained in part by severe departures from
normal rainfall over the past several years. Precipitation records at the Black Mountain
weather station (COOP ID 310843) cover the period 1949 to the present with some monthly
records missing for a couple of years. The 50-year average precipitation at that station is
48.40 inches per year with a standard deviation of 8.85 inches. Precipitation data for 1997-

2001 are shown in Figure L.

Year  Precipitation (Inches)  Departure from Mean

1997 48.87 0.47

1998 43.92 - 4.48
1999 38.53 - 9.87
2000 37.71 -10.69
2001 26.87 -21.53

Figure L: Precipitation in Black Mountain, NC 1997-2000
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Precipitation in 2001 was the lowest annual value in the record, 2000 was the third lowest,
and 1999 was the sixth lowest. The cumulative departure from the 50-year mean from 1998

through 2001 was 46.6 inches, nearly a normal year of rain.

Effects of prolonged below average rainfall are reflected in long-term observation wells in
the general region. Although there are no observation wells in the immediate vicinity of
Montreat, wells in nearby counties show general declines (see Figure M and Figure N). Both

of those wells show significant declines from observed levels in the 1980's and 1990's.
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Figure M: Champion Observation Well in Haywood County
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Figure N: Glen Alpine Observation Well in Burke County
Supplemental Supply

During peak summer usage when Montreat's wells fall short of meeting demand, the Town
purchases water from the Town of Black Mountain. During June to August of 2002,

Montreat purchased 1.05 million gallons water at the following rates (see Figure O):

Month Purchase, gallons/day

June 6,530
July 25,700
August 1,740

Figure O: Average Daily Water Purchases

Montreat reciprocates the sale of water during winter months. Montreat sold 0.45 MGD to
Black Mountain during January and February 2002. The agreement between the two towns

limits transfers to less than 50,000 gallons per day.

Water Use

Water use in Montreat over the past six years is illustrated by several indicators (see Figure
P). This graph shows both annual average daily use (1997-2001) and average daily use in the
peak month of July (1997-2002). The annual average ranges from about 130,000 to 140,000
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GPD with a slight decline over the five years. July averages ranged between 210,000 and
226,000 GPD with a decline similar to that of the year-round average. However, year-to-

year fluctuations would mask any real but small reduction that may have occurred.

Average Daily Use - Annual and July
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Figure P: Average Daily Use — Annual and July

The annual cycle of average daily use has been remarkably stable over the period of record
(see Figure Q). Patterns of use by month reflect the highly seasonal nature of activities in
Montreat. Average daily rates in July are about 75 percent greater than average annual daily
rates. This compares to increases in the range of 15 to 20 percent for large cities in North
Carolina where summer peaks are associated with lawn sprinkling. Large lawns in Montreat

are few in number.
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Figure Q: Water Pumped into System

There were 635 customers on the Montreat water system in July 2002. They are
characterized here by the number of customers and volume of consumption in several size
categories. Most customers fall into three classes, those using less than 3,000 gallons, those
using between 3,000 and 10,000 gallons, and those using between 10,000 and 20,000 gallons.
Forty-four customers used in excess of 20,000 gallons during that month; four customers

used over 200,000 gallons.

The distribution of consumption by customer size shows several important characteristics
(see Figure R). First, the largest class by number, 3,000 to 10,000 gallons, include 53 percent
of customers and consumed about 32 percent of the volume. The four largest users
consumed about 21 percent of the volume. The 44 customers (7%) using in excess of 20,000

gallons use 43 percent of the volume.
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Distrubution by Size in July 2002
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Figure R: Distribution by Size in July 2002

Several individual customers use at least 2.0 percent of total consumption in the months of

May, June and July of 2002 (see Figure S).

Percent of Monthly

Customer -
Consumption
May-02  Jun-02 Jul-02
Assembly Inn 10.5 8 8.4
Howerton Hall 11.5 4.7 4.9
Swimming Pool 7.7 5.7 4.3
Sylvan Heights 2.2
Anderson Hall 3.8

Figure S: Individual Customers Using at Least 2% of Monthly Total Consumption

The age of housing units in Montreat is an indirect indicator of the status of plumbing
fixtures (see Figure T). Units built prior to 1980 account for 74 percent of all units, and
toilets installed at time of construction would be expected to have rates of use for toilets in
the range of five to eight gallons per flush (gpf). Those built between 1980 and 1990, which
account for about 15 percent, would be expected to have rates of about 3.5 gpf consistent

with national plumbing codes. For the 11 percent or so built after 1991, the code called for
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1.6 gpf. Conventional shower heads common in use in older homes typically use five to
eight gallons per minute (gpm) in comparison to less than three gallons per minute for
currently available showerheads that produce a shower experience comparable to the older

ones.

Year Built Housing_j Units Percent
1939 or earlier 250 42
1940-1959 105 18
1960-1979 82 14
1980-1989 87 15
1990-March 2000 68 11
TOTAL 592 100

Figure T: Age Distribution of Housing Units

Rates of consumption for so-called end uses of water are not available except by very special
surveys. The best available data for indoor use is that reported by the American Water

Works Association Research Foundation (see Figure U).

Use Percent of Total
Toilet 26.7
Clothes washer 21.7
Shower 16.8
Bath 1.7
Faucet 15.7
Leaks 13.7
Dishwasher 1.4
Others 2.3

Figure U: National Estimates of Residential Water Use, 1999

Water Rates

Water rates in Montreat follow a progressive increasing block rate structure. The structure is
based on two classes, one that uses the standard 3/4-inch residential meter, and the second for
meters greater than 3/4-inches. Smaller meter connections are a fixed charge of $22.00 a
month; customers with larger meters pay a fixed charge of $33.00 a month (see Figure V).
There is only a slight difference in the two sets of commodity charges. Larger customers pay
a slightly higher rate for the first 3,000 gallons. After that, commodity charges for the two

classes are the same.
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Figure V: Commodity Charges for Water Use

Transportation

NC Highway 9, known as Montreat Road, carries traffic north from the town of Black
Mountain and dead ends at a stone archway, which marks the only entrance and exit to the
town of Montreat. The state road becomes Assembly Drive at the archway. The Town of
Montreat owns and maintains all 16 miles of roadway within its limits. Town ownership of
the roads presents certain challenges concerning maintenance costs, road improvements,

snow removal and signage.

Accessibility

Montreat is easily accessible from the surrounding region, located just a ten-minute drive
north from Interstate 40. Asheville is only thirty miles to the west of Montreat on 1-40,
where two other highways, Interstate 26 coming from the south, and Interstate 240 circling
Asheville, connect with [-40. The Blue Ridge Parkway can be also be entered and exited
near the city of Asheville. The NC Department of Transportation is also making plans to
reinstate passenger train service to the Town of Black Mountain. Asheville Transit System

provides intercity bus service between the Asheville Transit Center (in downtown Asheville)
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and the Old Depot in Black Mountain. The closest airport is the Asheville Airport located

approximately 40 miles from Montreat.

Parking

Montreat is a community that is predominantly served by automobiles. Virtually all visitors
to Montreat travel by automobile, mostly in private vehicles. The number of cars in
Montreat changes in response to the population fluctuations. Parking availability can
become scarce, especially in the summer months. There are 307 parking spaces on Montreat
College property and an additional 103 spaces on town streets adjacent to college property. A
parking study conducted between October 18, 1999 and October 17, 2000 by Montreat
College staff gathered the information presented in Figure W.

Occupied Spaces - Occupied Spaces - Empty Spaces -
College Property Town Property College Property

Daytime Average 240.7 67.9 66

Overnight Average 137.0 38.2 170
Highest Number 405 23

5/13/00, 10:54 AM, Montreat College Graduation

Weekend 135.8* * *
Holiday 62.2 -

*Sunday morning: 259 spaces taken at 11am service, 113 Montreat College property spaces empty; otherwise
total 180 spaces
Figure W: Parking Study by Montreat College

There is additional parking provided by the Town and the MRA in proximity to the
Assembly Inn, Robert Lake Park, the Community Building, the stone archway and at Lake
Susan. An inventory provided by the Conference Center reports 461 spaces, including 185
spaces around Anderson Auditorium, 82 at Assembly Inn, 31 at Winnsborough Hall, 25 at
the Rasberry Center, 21 at the Post Office, and others scattered at the various lodges,
recreational areas and other facilities. There could be some double counting between the
Conference Center report and the College report, and some of the spaces, such as those at the

post office, are for short-term use only.
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Pedestrian Concerns

Pedestrian traffic in Montreat is small overall. Pedestrian paths are provided for a brief
distance near the town entryway on Assembly Drive and are plentiful near the Montreat
Conference Center and Montreat College. While private automobile trips are abundant in
Montreat, many residents and visitors do attempt to navigate the Town on foot. The conflict
between vehicular traffic and pedestrian activity is moderated through a variety of traffic
calming features. Traffic calming measures currently being utilized on Assembly Drive
include rumble strips, speed humps, specialized lettering and markings for pedestrian

crossings and a low speed limit of 20 mph.

Historic Resources

Montreat’s earliest structures, dating from the decade after its founding in 1897, consisted of
log cabins, tents, and an outdoor amphitheater. With the exception of a remaining log cabin,
these temporary structures no longer survive. After 1907, however, when the Presbyterian
Church began to actively promote Montreat for development, new lot owners began to build
spacious, vacation cottages that now form a substantial part of Montreat’s historic housing
stock. Forty percent of homes in Montreat were built in or before 1939. These early cottages
contribute significantly to Montreat’s charm and allure. An additional 16.8 percent of
Montreat homes were built between 1940 and 1959. These additional homes have recently
become, or will soon become historic, according to the 50-year building age standard for

National Historic Register consideration.

Increased development of permanent public buildings in Montreat during the first two
decades of the 20th century coincided with the increased residential development that
occurred after 1907. Most of these wood-frame public structures, which included the Alba
Hotel (1907), Geneva Hall (1913), and the first Anderson auditorium, were lost to fire by the
end of the 1950s. The Old Winsborough (1917) was displaced in the 1980s for the Belk

Campus Center of Montreat-Anderson College.

As replacement buildings were constructed, building design increasingly reflected the

Scottish Presbyterian roots of the growing conference center in the use of stone construction.
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This defining architectural trend can be seen in the Assembly Inn (1928) (Figure X), which
replaced the fire-damaged Montreat Hotel. The trend continued with the construction of
Gaither Hall, Howerton Hall, and the new Anderson Hall — as well as other buildings
constructed during the 1940s and 1950s. The Foreign Missions Building (now The Left
Bank), built in 1924, displays a transitional architectural style — combining the mountain
bungalow style typical of Montreat cottages with extensive stonework. Although the
“newer” generation of stone structures has been better able to withstand fire damage than
their wood-frame predecessors, they, too, have not been immune to damage. Several stone
buildings were either damaged or destroyed by fire during the 1950s. The image of the
Conference Center and Montreat College-owned stone buildings encircling Lake Susan is
one of the most memorable in Montreat. Preservation of these buildings is vital to

maintaining the town center.

Figure X: Assembly Inn
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ISSUES

In creating this plan, we identified seven important elements: population change, housing,
mixed use, environment, water, transportation, and community character. The following
section further discusses each of these elements and identifies specific issues facing the
Montreat community. Particularly salient issues identified include insufficient parking
during summer months, an inadequate water supply to meet demand, construction of homes
on unsuitable sites, degradation of wilderness areas, and the need to preserve Montreat's
character. The issues and concerns identified in this section are the foundation of which the
goals, objectives, and policies identified in the following three Scenario sections were

formed.
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Population Change

There is some uncertainty as to how the population of Montreat will change in the future;
however, it is crucial to realize that changing growth rates are very likely. Exactly how the
population will change presents issues the Town must address in order to adequately serve its

citizens and visitors.

One possibility of population change occurs with increasing the enrollment of Montreat
College. An increase in enrollment could occur within or outside of the Town of Montreat.
The recent development of the Black Mountain Campus in Black Mountain (see Figure Y)
could have several effects, including reducing the actual number of students at the current
Montreat campus or increasing commuting between the campuses. The College also owns a
parcel of significant size within Montreat that could be used for college expansion within the
Town. Another sector where population change could occur is related to the Montreat
Conference Center. Currently, the Center would like to increase off-season use of the Center
thereby increasing the population of the Town in non-peak times. Population change could
be accommodated and moderated through an inter-organizational agreement between
Montreat College and Montreat Conference Center that coordinates the joint use of facilities

and other resources.

Figure Y: Grounds at the Black Mountain Campus
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Lastly, many vacant and underdeveloped lots exist within Montreat’s boundaries, which
could potentially be developed. As the attractiveness of a mountain retreat becomes evident
to more people, the Town can expect an increase of new residents who wish to enjoy the
natural qualities of Montreat. There is no way to create an adequate demographic profile of
new residents or visitors to the Town. The type of new development allowed to occur will
greatly influence the future needs of the city. Depending on type, new development may
make the Town more attractive to families, lower and moderate income households, retirees
or college students. To this end, the Town of Montreat must decide how to handle the
change in population and must take proactive measures to meet the public utility demand of a

changing population to adequately serve its citizens.

Housing

Impending Development of Vacant Lots

The 2000 Census reported 592 housing units in Montreat and according to Montreat zoning
records, 30 homes have been built since then, bringing the total housing units to 622. This
translates into about 15 homes built each year (Snypes 2003). According to county tax
records there are 314 undeveloped residential lots in Montreat, of which 233 are held in
private hands, 4 are owned by Montreat College, and the remaining 77 are owned by the
MRA (see Figure D). Serious consideration needs to be given to these vacant lots since this
is where the majority of growth would be allowed to occur. The perception of Montreat as a
place of renewal and relaxation is liable to change if future growth is not managed
effectively. The community members must decide how they want their community to look in
20 years and put the necessary development guidelines in place to reach this vision. In
addition, the community needs to decide where to allow and restrict further development, and

what scale and intensity the development should be.

Most of the vacant lots are located along the slopes of the surrounding mountains. In recent
years, many large homes have been built on the slopes by combining multiple lots. The

current zoning ordinance makes no prohibition against combining lots, and with building
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height defined as it is in the ordinance,’ it is likely Montreat will see new homes ranging in
the five- to ten- thousand square foot range. Without firmer restrictions on lot sizes, slope
suitability, building height, or combining lots to build large homes, there is the potential for
many exceptionally large homes to be built along the slopes. While this would increase the
Town’s tax revenue, it would do so at a great cost to the community in terms of scenic beauty
and pastoral character. It is possible that all of these lots could be developed in the coming
years and development management standards will need to be updated to reflect the

community’s vision for Montreat.

Insufficient Supply of Affordable Housing

In 1999, the median value of homes in Montreat was $225,700 and the mean value was
$233,567. There were 164 owner occupied housing units, of which 64 units were valued
from $250,000-$499,000. Since the 2000 Census, the number of expensive homes has
increased. This makes Montreat inaccessible to many people, including conference center
and college staff, and retiring missionaries. According to the 2000 census, in 1999 10.4
percent of all households in Montreat had a household income below the poverty line and
11.9 percent of the population had a 1999 income below poverty level. In 1999, the median
earnings were $4,854 and the mean earnings were $14,895. This implies that half of the
population has an annual income below $4,854. Montreat may need to consider
implementing an affordable housing program to accommodate these members of the

community.

Presently, a great deal of land is undeveloped and provides the opportunity for potential
affordable housing. The Town has the opportunity to create affordable housing that blends in
with the community, and how they proceed will greatly influence the dynamic and character
of the Town and its citizens. In addition, as a significant member of the community, the
MRA may want to take a role in implementing an affordable housing program, which would
further support the conference center’s mission statement. The Zoning Ordinance contains

some provisions that discourage affordable housing. For instance, there are no maximum lot

! Building Height is defined in the ordinance as: The vertical distance from the finished grade to the highest point
of the structure. Finished grade is considered to be the average height between the highest and lowest location
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sizes only minimum lot requirements specified in the ordinance. Accessory buildings are not
permitted to be used as dwelling units, which precludes the creation of in-law apartments in

accessory buildings.

Mixed Use

Absence of Commercial Facilities

Although at one time Montreat did accommodate a small general store, Montreat presently
does not have many commercial facilities. In fact, the sole commercial establishment is a
conference center gift shop, which provides snack foods and souvenirs. While there is no
specific commercial zoning district in Montreat, commercial facilities are permitted as
conditional uses under both the Institutional and the Institutional/Residential zoning districts.
Grocery and convenience stores are permitted uses within the Institutional zoning district and
neither would require a conditional use permit to be established. The absence of facilities
such as grocery stores, hardware stores, restaurants, and others, forces residents and guests of
Montreat to travel outside the Town limits, often to neighboring Black Mountain, to fulfill
even the most basic needs. Furthermore, due to the lack of public transportation and a lack
of a contiguous sidewalk system or walking trail between these two towns, the only way to
reach these facilities is by driving a car. This issue is certainly intensified during the busier
summer months when more people are entering and exiting the Town. If this trend is to
continue, residents and visitors of Montreat will find the need to escape the very retreat they

originally sought in order to obtain everyday goods.

Environment

Impending Degradation of Wilderness Areas

The earliest residents and conferees were struck with the natural beauty of Montreat. Even
then, wilderness held an important place in the American mind. Naturalist John Muir
described wilderness as a "window opening into heaven, a mirror reflecting the Creator"
(Holt 13). Now more than ever wilderness preservation is essential as a "sanctuary and

haven in which to meditate and draw near to God" (Holt 6), since the majority of the United

where the soil meets the structure. Chimneys are not included when measuring the height of a building.
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States population lives in an urban area. Furthermore, in the modern world, wilderness has
gained additional significance as a living lab, a potential source of lifesaving medicines, and
an ecological stabilizer. Montreat is an integral part of a macro preserve consisting of the
Asheville Craggy Watershed, Pisgah National Forest, the Blue Ridge Parkway, and Mount
Mitchell State Park. As a private land holding entity, and the 6th largest landholder in
Buncombe County, the MRA has a duty to preserve the Montreat Wildernesses Area so that

the integrity of the whole preserve may be maintained.

Understandably, preservation of the wilderness is vital to the maintenance of Montreat as a
center for religious retreat. However, as more people are drawn to the pristine setting of
Montreat, the very wilderness that brought them to the Town is put in greater risk. An
increase in population means an increase in housing, and in a town as limited in space and
confined by its natural environment as Montreat, this may come at the expense of the
wilderness areas. Unless stricter measures are taken to protect the wilderness, the natural

beauty that is Montreat may be diminished.

In 1998 and 1999, the MRA entered into two conservation easements with the Southern
Appalachian Highlands Conservancy, Inc. to protect approximately 81 lots that had
previously been platted for development. These conservation easements, however, only
represent approximately 20 acres of legally protected land. In addition, Montreat has two
potentially protective zoning districts: the Woodland District and the Ridge Protection
Overlay District. The Woodland District encompasses the area outside the high- and low-
pressure water service areas of the Town and currently permits only recreational and
agricultural uses. The Ridge Protection Overlay District includes the area extending 500 feet
on all sides of the summit of certain ridges in the Town and was established to protect sensitive
woodlands on the ridge tops in and around the Flat Creek Basin, which contains the Town of

Montreat. It, too, currently permits only agricultural and recreational uses.

There appears to be a misconception in the Montreat Community that the Woodland District
and Ridge Protection Overlay District are somehow legally protected land upon which

residential or commercial development may not precede. Such is not the case. Through the
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amendment process of Article XIII of the Zoning Ordinance, anyone — homeowners and
commercial developers alike — can apply for a zoning district change for either the Woodland
District or the Ridge Protection Overly District. It is possible that both districts could
eventually be developed, provided the land is platted and sold and the zoning change approved.
If the Montreat community wishes to affirmatively preserve and legally protect portions of the
surrounding wilderness, appropriate measures will need to be taken in the form of restrictive

covenants or easements on the land.

Impending Degradation of Scenic Views

Montreat lies at the bottom of a deep mountain valley, surrounded on three sides by high,
steep slopes, most of which exist in their natural state. These wilderness areas are a
significant part of the retreat-like setting that exists in Montreat and contribute greatly to the
overall character of the Town. Currently, the only regulation dealing with the scenic
viewshed is a state law that establishes natural areas on ridgelines and 500 feet beyond.
However, recent construction upon the slopes has resulted in clearing of the natural

landscape and replacement with built structures.

The topography of the town often forces the footprint of the building to be small, which
impels the builder to construct multiple stories in order to reach the desired amount of
interior space. This practice results in towering buildings that may rise above the natural
treeline. In general, the larger the home, whether measured vertically or horizontally, the
larger impact the structure will have on the overall character of the natural viewshed.
Though buildings constructed on the edge of the mountainside often provide a nice view for
those within the structure, the buildings may not provide such amenities for those viewing
the structure from other parts of the Town. If the pattern of clear cutting wilderness areas to
make room for spacious structures continues, it is likely that Montreat residents and visitors
will no longer be able to enjoy the scenic mountain views from their Town. Rather these

views will be continually broken and marred by unnatural structures.
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As discussed in the wilderness area section above, the remaining unplatted, undeveloped land
in Montreat could potentially still be developed. Protection of the viewshed correlates

directly with protection of remaining wilderness areas.

Construction on Unsuitable Sites

The location and topography of Montreat present special construction and site suitability
issues for the Town. When reviewing a particular site for its development opportunities,
several characteristics of the site should be considered, specifically vegetative cover,
hydrography, type of soil, and extent of slope. The presence of certain degrees of these
characteristics can render a site unsuitable for development due to the negative impacts
construction would have either on the newly built structure itself or on neighboring sites, due
to such issues as continued stability of the structure and erosion and extensive stormwater

runoff.

Vegetative cover simply refers to recognizing the varying types of vegetation, such as species
of trees and the presence of significant plant species that exist on the property. Decisions
about which vegetation to remove or to protect depend mainly upon the preferences of the
property owner but can be of particular concern to others in the community where certain
plants inhibit erosion of the land or contribute significantly to maintaining the overall

character of the Town.

Hydrography addresses such concerns as the presence of flowing or standing water, required
stream and watercourse setbacks, ridgelines and watershed boundaries, and floodplains.
Areas with these characteristics should generally be avoided when placing new structures on

a site.

Soil type is an important concern due its importance in maintaining the overall stability of the
structure. Certain soils are better suited for construction than others. The soil should be
stable enough to support the structure and the other necessary uses of the site without fear of

shifting or collapse.
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The steepness of slope upon which the structure is built is also a concern. Buildings
constructed on very steep slopes often pose significant construction issues. The degree of
slope generally becomes a concern after reaching 25 percent. Extra professional care must
be taken to ensure the stability of a building that stands on a high degree of slope. In
addition, construction on steep slopes often contributes to considerable erosion of the
landscape as the natural features that ensure the stability of the mountainside are removed.
The impacts from erosion can include the elimination of existing vegetation on the hillsides
as these plants are swept away due to increased volume of stormwater runoff, which leaves

only a muddy slope that increases the opportunity to erode the remaining soil (see Figure Z).

Figure Z: Erosion on steep slopes

The presence of extreme erosion leads to increased velocity of the normal stormwater runoff
and can have such effects as water covered roadways and can contribute to new areas of
flooding. Extreme erosion can sometimes lead to the instability of the structure itself or can
cause such negative downslope impacts as instability or flooding of other structures. An
indirect impact of construction on steep slopes is a concern with the accessibility of the site.
It is likely that if the new building is located on an extreme slope, the access to the site will
also be on a high degree of slope. Driveways may have to be constructed on slopes that are

not safe for vehicle entry and exit, especially during the harsh winters experienced in
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Montreat. In addition, the roadways that bring individuals to the site may be constructed
with unsafe degrees of slope and at potentially perilous angles when navigated by the average

driver.

The above characteristics are only a selection of the assessments that should be conducted
before construction begins on any site. Establishment of sound codes and requirements for
construction can prevent many of the problems associated with building on unsuitable sites.
Failure to consider the above characteristics and other wise site planning practices will result
in detrimental effects not only to the property in question but also to neighboring properties
and even the entire community.

Montreat’s current zoning ordinance does not specify in any meaningful detail how
developers should prevent or control sediment runoff and erosion. Moreover, the ordinance
does not address appropriate restrictions for building on slopes of varying grades. Section
624 specifies only that both cut and fill slopes shall not exceed ratios greater than 2:1
(horizontal distance: vertical distance). Article V of Montreat’s Subdivision Ordinance
discusses suitability of land in general, but the provision allows a developer to take measures to
correct conditions of possible flooding, improper drainage, severe erosion, or slides. The
ordinance does not discuss quantifiable conditions land must meet in order to be found suitable
for development. Additionally, Section 504 and 506 of the Subdivision Ordinance provide

guidance for sedimentation control and preservation of the natural environment.

Presence of Natural Hazards

Despite its small size, Montreat is susceptible to a few natural hazards. Montreat is at risk to
wildfires due to its location, climate, and fuel conditions. First, Montreat is located in a cove
in the Appalachian Mountains. Mountain coves make for more intense burning as the 30 to
50 percent range walls contain the heat. Second, the Southeast region experiences extremely
warm weather during the summer. Finally, hemlock trees densely cover the area. Over the
past few years, the combination of little rain and warmer temperatures has dried out the
area’s vegetation, increasing the chances for wildfire ignition. In addition to wildfires, the
Town is also at risk for flooding. Development on steep slopes can increase runoff down the

hillside and into the Town’s creek. Also, the development of impervious surfaces in the
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floodplain (below the dam) may increase the chances of localized flooding. Finally, the
Town residents and visitors are vulnerable to these hazards because many of the residential
structures have little defensible space and access out of the Town is limited due to its one-

road-in and one-road-out entrance/exit.

Water Supply and Use

It is clear that demand exceeds capacity of the Montreat water supply during peak summer
months. Shortfalls in supply during the past several years have been aggravated by the
severe drought that has plagued the area, but that drought appears to have broken. The
sharing arrangement with Black Mountain appears to be working well, but additional
discussion and analysis is necessary to determine the extent to which that agreement can be

sustained or expanded.

Montreat has a water conservation ordinance (Montreat Code of General ordinances, Article
II), but it applies only in times of drought. There are no programs currently in place to
reduce water usage rates, such as encouraging replacement of high water use showerheads,
toilets, etc. A more aggressive water conservation program is one option that should be
evaluated. Water using devices in residential and institutional structures should be examined
to determine the age and probable rates of use, especially for toilets and showers. Attention
should also be directed to the use of water in the swimming pool and Montreat-Anderson

Hall to determine if there are opportunities for reducing use by those activity centers.

Transportation

Parking

Montreat is a community predominantly served by automobiles. The number of cars in
Montreat changes in response to population fluctuations. Wherever there are automobiles,
there is a need for parking. A total of 461 parking spaces are scattered throughout the Town
of Montreat. The largest concentration of parking spaces is located in the Town core near

Assembly Inn and on the Montreat College campus (see Figure AA).
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Figure AA: Parking lot near Anderson Auditorium

Currently there are no charges for any on-street parking or for parking in any of the lots
owned by the MRA, Town of Montreat or Montreat College. While the College does require
parking permits for on-campus vehicles, there is no charge for the permit. Montreat College
requires all resident students park their vehicles only in spaces designated for their individual
dorms. Off-campus students must park only in designated parking for off-campus students.

Fines ranging from $15 to $50 for towing are applicable for non-compliance.

During the summer and early fall months, the MRA hosts approximately 17,000 visitors at a
rate of 1,500 to 2,000 people a week. Many of the visitors arrive and depart by bus, but this
temporarily increased population still generates hundreds of extra vehicles on the roads of
Montreat. Montreat experiences serious parking difficulties during these temporary
population escalations. Employees of the Town, Montreat College, and the MRA suffer the

greatest hardship, because of their need to find available parking on a daily basis.

In response to the on-going parking problem, the zoning ordinance contains strict parking
regulations. For example, “the maximum number of rooms permitted for transient lodging
shall be determined by the number of off-street parking spaces available.” This provision does
not take into account the fact that the MRA welcomes youth groups and others who arrive in
busses and do not drive during their stay in Montreat. Another example of inflexibility can be

found in section 900.5, which provides for Common Off-Street Parking Areas. In this
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provision, two principal uses may “share” a common parking area, but the language of the
provision does not reduce the gross number of spaces needed. Finally, section 900.4 of the
zoning ordinance requires off-street parking to be located within 500 feet of the principal use.
These restrictions place a significant burden primarily on new development or redevelopment
to provide much needed parking. Unless there is significant new development within the
Town core, the parking situation will not change via current restrictions. Should the
Montreat community decide to take additional action to improve the summer parking
problem, such as implementing a park-and-ride system, the community will need to amend

the ordinances to allow for greater location flexibility.

Walkability

The compactness of Montreat suggests an area conducive to walking and biking. Many
measures have been undertaken to encourage walkability in Montreat, such as the walking
paths that have been built along parts of Assembly Drive and vehicular signage indicating a
pedestrian friendly community (see Figure BB). The zoning ordinance, section 629.2,
prohibits parking on walkways, and section 630 prohibits other activities that obstruct

walkways. Section 900.82 provides specific safety instructions for loading spaces.
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Figure BB: Walking Path Along Assembly Drive
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New development is not required to include sidewalks or walking paths, per se. Article 5
Section 501.4 of the subdivision ordinance provides, “Streets shall be designed or public
walkways provided to assure safe and reasonable [pedestrian] access.” It appears in practice
that sidewalks are not typically provided. Moreover, the Code of General Ordinances
requires a permit for walkway construction.” Additional measures are needed to ensure that
Montreat residents and visitors can experience a truly safe and enjoyable walking and biking
environment. Adequate lighting, information and signage, walking path surfaces and
walking path connectivity are all factors that can inhibit walking. Most of these issues not

only address walkability, but also the safety of pedestrians.

A walking path with a non-impervious surface made of a mixture of sand and crushed stone
runs along parts of Assembly Drive. This type of material needs yearly upkeep to ensure the
crushed stone and sand remain evenly distributed over the path. If too little of the mixture
remains on the path, mud and erosion during heavy rains will adversely affect walkability.
The walking path is not lit at night, is delineated with informational signage and is not
contiguous along the entire length of Assembly Drive. Walking paths are most often used

when they connect popular destinations.

Road Maintenance

Unlike most towns of North Carolina, the Town of Montreat owns and maintains all 16 miles
of roadway within its limits. Town ownership of the roads presents certain challenges
concerning maintenance costs, road improvements, snow removal, and signage. According
to the capital expense report for Montreat, roads are scheduled for paving and repaving in the

near future.

Traffic Congestion/Mobility

The year-round population of Montreat is only 630 people; however, during the summer, the
peak season for retreats, conferences, and vacations, the population swells to over 2,000
every week. This sudden population increase causes congestion on the Montreat roadways,

especially when drivers search for parking places. When a town is faced with congested

? See Montreat Code of General Ordinances, Chapter D, Article I, Section 2.
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roadways, it must deal with the increased risk of vehicular crashes and the increased danger
of accidents involving its pedestrian and cycling population. Higher risk occurs in times of
heavy congestion. Congestion also has undesirable effects on the environment, such as

increased levels of pollution and fuel consumption.

The Montreat Code of General Ordinances contains a specific Traffic Chapter (F). The
Traffic Chapter reinforces standard traffic laws and does not provide any guidance for how to
mitigate traffic congestion. Improved parking, use of shuttle services, and modified land use
policies will likely have a greater impact on traffic congestion than specific amendments to

the traffic chapter.

Accessibility

The communities of Black Mountain and Asheville offer goods and services that are not
available to the people of Montreat within their own community. As of December 2002, a
county-operated public transit service, called Mountain Mobility, links Montreat to these
goods and services several times a day. This service uses a cut-away bus that travels a semi-
fixed route through the Town of Montreat and takes passengers to the Old Train Depot, a
transfer point at Black Mountain. From this point, passengers can commute to downtown
Asheville and other stops along the way through Asheville Transit Services. Individuals are
able to arrange on demand pick-up from their home if they are unable to get to the bus stop.
The mission of Mountain Mobility is to provide access to all and encourage job access for
Montreat College students as well as the residents of Montreat and Black Mountain.
Currently, this service is underutilized, especially in Montreat, and has funding only through
May 2003. If ridership does not increase by June 2003, Montreat will lose a portion of its

accessibility to the surrounding communities of Black Mountain and Asheville.

Community Character

Preservation of Sense of Place
The Montreat experience is one strongly steeped in nostalgia. Year after year, families return
to Montreat and parents who came as children bring their own children. Cottages pass down

from generation to generation, rarely entering the public market. Although its wilderness is
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its most prominent physical feature, Montreat's buildings are integral to its vibrant sense of
place. Over 50 percent of Montreat's housing stock is historic. The median year built for
Montreat homes is 1951. As these homes’ age, it is important that homeowners continue to
care for their structures to avoid demolition by neglect. Additionally, efforts will need to be
made to inform homeowners of sympathetic rehabilitation and preservation practices. The
Zoning Ordinance does not contain any historic district designation or requirements for

historic buildings.

Additionally, the possible expansion and continuation of operations of both Montreat College
and the Conference Center may demand additions, remodels, and retrofits to existing historic
buildings. Efforts will need to be made to ensure that these modifications will remain
sympathetic to Montreat's built heritage. Particular care should be taken to retain the stone
buildings surrounding Lake Susan, including the Assembly Inn (1928), The Left Bank (1924)
(see Figure CC), Gaither Hall and Howerton Hall.

Figure CC: The Left Bank

Absence of Design Standards

Although almost half of the total housing units in Montreat were built before 1940, the Town
has seen a significant amount of residential construction over the past ten years. In fact,
almost 15 percent of the total housing units have been built after 1990. While new

residential construction provides the Town with more architectural diversity, new residential
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units should not decrease the overall character of the Town. New residential units should be
designed to complement the early 20™ century vacation cottages and public stone buildings
that contribute significantly to Montreat’s charm and allure. The purpose of design
standards, therefore, would be to preserve established neighborhood scale and character by
avoiding building materials, which have no relevance to Montreat’s history or climate, and

do not overshadow scenic views or small homes.

Absence of Maintenance Standards

Quality neighborhoods benefit every resident by providing the town an attractive, clean, and
safe place to live. Properties kept in good condition often increase the value of a home,
while properties not properly maintained, deteriorate and drive down the value of the home.
In addition, properties near a dilapidated state not only create tensions between neighbors,
but also create safety hazards. This becomes even more important for homes on steep slopes
that may become unstable due to neglect by the homeowner. Therefore, the establishment of
minimum yard/lot and structural maintenance standards would ensure the safety and visual
conditions for properties. The current Zoning Ordinance contains extensive landscape
maintenance requirements, which address erosion control generally. Given the natural
topography, however, slopes are subject to higher rates of erosion and it is unclear what
enforcement measures the Town has taken. In addition, there is no provision regarding
structural decline. For example, the Town has the right to inspect and condemn properties
under the Code of General Ordinances, Chapter J, Article 2; however, properties would likely

be in a declining state long before they would be subject to condemnation proceedings.
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ALTERNATIVE SCENARIOS

How to Use Scenarios

There are three scenarios or alternative futures presented in this report. Each scenario offers
a different set of supporting goals, objectives and policies for the issues Montreat will need to
address to ensure quality growth. The intent of the scenarios is to present different possible
courses of action Montreat could take, and can be considered as three separate possible
comprehensive plans. However, features of one scenario can and should be interwoven to

create a scenario that is reflective of the community’s goals and needs.

These scenarios are meant to assist the community in upcoming comprehensive planning
discussions. Each presents a different overarching vision for the future of Montreat. The
format of each scenario is designed to facilitate public input, by clearly breaking out the
goals and objectives each scenario represents, along with supporting policies. The intent is
for the community to choose its desired future (or scenario), and identify the objectives and

policies needed to reach that vision.

The community should use the elements of the report as a guide through which it develops its
own comprehensive plan. The matrix in Appendix A should help community members and
planning board members see how the different goals, objectives and policies of each element
offer the potential for very different future for Montreat. In addition the matrix will aid the

community in mixing desirable objectives and policies with separate scenarios.

The terms used in the scenarios are defined as:

Goals - A broad, general statement that describes desired aims for the community. Goals
provide the framework in which objectives and policies are developed.

Objectives - A target towards which the community directs effort in striving to meet a goal.

Policies - Statements that provide a course of action to guide future decisions and help the
community achieve its goals and objectives.
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Scenario A

Scenario A sees Montreat continuing on its current path of growth and development. The
town continues to see development move towards the ridgeline as vacant lots are developed.
Many of these lots have been combined and large homes have been built. This has changed
the scenery and character of Montreat. Design and maintenance standards have not been
changed and many of these homes may not blend in with the surrounding areas. The
development of affordable housing has not been pursued; instead, large homes are being built
on the available land. Land has been acquired just outside the gate, in Black Mountain, for
the development of a retail service center to serve the growing Montreat Community.
Montreat College can sell vacant land to an outside developer, and the Mountain Retreat
Center can sell off some of its lots as well. Some land has been set aside for conservation
purposes, but the majority of vacant land has been developed or platted for development. In
order to maintain the needed water supply, conservation measures have been put in place in
all new development and existing residents are being urged to take similar measures or face
increasing utility costs. The Town continues to buy water from Black Mountain in the
summer months. Traffic and lack of parking in the summer have led the town to invest in a

Park & Ride Shuttle Service at the gate.

Population Change Goal (P): Allow current population growth as current conditions
permit.

Objective P.1: Monitor and evaluate rates of population change.

Policy P.1.1: Seek to understand the relationships between Conference
Center visits, permanent and visitor population, housing demand,
summer and shoulder season visitation, and the range of other impacts
that occur with population changes.

Policy P.1.2: Track and prepare annual report on changes in housing units,
year-round residents, and term rentals.

Housing Goal (H): Allow residential development to continue at existing rates under
current ordinances and regulations.

Objective H.1: Protect sensitive environmental areas.
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Policy H.1.1: Maintain Ridge Protection Overlay District and Woodland
Zoning Districts (Zoning Ordinance Section 706, 707). REF: E.1.1

Policy H.1.2: Maintain design regulations which reduce storm water runoff,
conserve topsoil, minimize grading, preserve specimen trees, and fit
the natural contours of the land (Subdivision Ordinance Section 506).

Policy H.1.3: Continue requirement for erosion and sediment control plans
prior to construction (Subdivision Ordinance Section 504). REF: w.3.1
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Figure DD: Erosion from development

Objective H.2: Maintain current development patterns.

Policy H.2.1: Maintain minimum lot areas requirements with no maximum
lot area (Zoning Ordinance Section 701.4).

Policy H.2.2: Permit combination of lots allowed under current Zoning
Ordinance.

Policy H.2.3: Continue to require the combination of non-conforming
adjacent lots (Zoning Ordinance Section 617.22).

Policy H.2.4: Do not permit accessory buildings to be used as dwelling units;
this precludes the creation of in-law apartments in accessory buildings
(Zoning Ordinance Section 612.2).
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Mixed Use Goal (MU): Continue to permit allowable land uses as provided in current
ordinances and regulations.

Objective MU.1: Allow certain commercial uses (i.e. general store, drug store,
restaurant, etc.) in the central core.

Policy MU.1.1: Permit commercial facilities as conditional uses under both
the Institutional and the Institutional/Residential zoning districts
(Zoning Ordinance § 700).

Policy MU.1.2: Permit small-scale grocery and convenience stores in
Institutional zoning district (Zoning Ordinance § 700).

Policy MU.1.3: Allow mixed use development (i.e. residential and
commercial) in the same building with a conditional use permit in the
Institutional/Residential zoning district (Zoning Ordinance § 700).

Policy MU.1.4: Consider purchasing parcels south of gate when they come on
the market. This land could potentially be sold or leased to developer
for small-scale retail. These properties could be rented during holding
period to recover investment.

Environment Goal (E): Continue current level of protection for key environmental
resources and natural ecosystems.

Objective E.1: Restrict development as necessary in key environmental areas.

Policy E.1.1: Maintain existing zoning districts, including Woodland District
and Ridge Protection Overlay District (Zoning Ordinance Article VII,
§ 706, § 707). REF:H.1.1

Policy E.1.2: Continue to allow zoning changes and amendments to zoning
districts as needed for development, but consider adverse
environmental impacts when considering any amendments (Zoning
Ordinance Article XIII).

Objective E.2: Protect scenic viewshed and vistas.

Policy E.2.1: Maintain Ridge Protection Overly District (Zoning Ordinance,
Article VII, § 707). REFE.3.1

Objective E.3: Maintain Montreat’s unique environmental setting both within the
community and in immediate surrounding areas.

Policy E.3.1: Maintain Ridge Protection Overly District (Zoning Ordinance,
Article VII, § 707). REFE.2.1
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Policy E.3.2: Maintain current landscaping requirements (Zoning Ordinance,
Article VI, § 632).

Policy E.3.3: Maintain flora preservation standards (Zoning Ordinance,
Article VI, § 626, § 631).

Objective E.4: Maintain environmental quality by revising standards where
appropriate and through enforcement of current standards.

Policy E.4.1: Consider revising storm water management requirements to
mirror those used by Charlotte —-Mecklenburg (See Zoning Ordinance,
§ 627; Subdivision Ordinance, Article 5, §504, § 506). REF: w.2.1

Policy E.4.2: Enforce standards concerning site suitability for potential
development sites, especially new subdivisions (Subdivision
Ordinance, Article 5, §500).

Policy E.4.3: Enforce standards for cut and fill slopes (Zoning Ordinance,
Article VI, § 624).

Policy E.4.4: Enforce regulations for flood fringe area development (Zoning
Ordinance, Article VI, § 625).

Water Goal (W): Continue with current provisions and regulations of the water supply
system.

Objective W.1: Maintain adequate levels of water supply.
Policy W.1.1: Continue water-sharing program with Black Mountain.

Policy W.1.2: Consider expansion of water supply by upland reservoir or
additional well(s) to accommodate increased demand. Groundwater
source is preferable, as reservoir would require construction in
wilderness, 404 permit from Corps, and treatment plant unless waiver
is granted to Surface Water Treatment Rule.

Objective W.2: Control stormwater runoff.

Policy W.2.1: Consider revising storm water management requirements to
mirror those used by Charlotte -Mecklenburg (See Zoning Ordinance,
§ 627; Subdivision Ordinance, Article 5, §504, § 506). REFE.4.1

Objective W.3: Reduce erosion.

Policy W.3.1: Continue requirement for erosion and sediment control plans
prior to construction (Subdivision Ordinance Section 504). REF H.1.3
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Transportation Goal (T): Maintain existing accessibility of Town while increasing
availability of parking within Town limits.

Objective T.1: Maintain existing parking availability.

Policy T.1.1: Allow parking spaces to be developed wherever possible on
public and private land, such as south of the gate, behind Assembly
Inn, near post office, etc.

Policy T.1.2: Coordinate shared parking uses, ensuring spaces are utilized.
Zoning Ordinance § 900.5 allows for “Common Off-Street Parking
Areas,” which do not reduce the sum total of spaces required.

Policy T.1.3: Continue requiring new development and redevelopment to
provide additional parking (Zoning Ordinance § 900). This
requirement may serve as a deterrent to growth.

Policy T.1.4: Require off-street parking to be located within 500 feet of the
principal use (Zoning Ordinance § 900.4).

Objective T.2: Allow unlimited vehicular access inside the town.
Policy T.2.1: Allow residential and visitor access to all public roads.
Objective T.3: Continue standard regulations for road construction and maintenance.

Policy T.3.1: Construct new roads where necessary to serve housing and
other uses.

Policy T.3.2: Continue to follow existing practices for road width
(Subdivision Ordinance Article V § 501).

Policy T.3.3: Repair damaged roadways where necessary.
Policy T.3.4: Prepare minimal directional and informational signage.

Policy T.3.5: Install guardrails along roadways in areas of extreme
downslope.

Objective T.4: Continue pedestrian activities along Assembly Drive and near the
Montreat Conference Center and Montreat College.

Policy T.4.1: Maintain existing pathways.

Policy T.4.2: Maintain provisions for pedestrian access in Subdivision
Ordinance. New development is not required to include sidewalks or
walking paths as long as streets are designed to “assure safe and
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reasonable [pedestrian] access,” (Subdivision Ordinance Article 5 §
501.4).

Policy T.4.3: Maintain current pedestrian crosswalks.
Objective T.5: Maintain existing accessibility of Town.

Policy T.5.1: Continue to support connectivity between Montreat and the
surrounding communities, especially to Black Mountain and
Asheville.

Community Character Goal (CC): Maintain the unique sense of community found in
the central core of Montreat.

Objective CC.1: Maintain the existing pleasant, human-scaled environment found in
the central core of Montreat.

Policy CC.1.1: Maintain pedestrian paths in the Montreat core through
volunteer maintenance projects organized by the Parks and Recreation
Committee of the Town of Montreat.

Policy CC.1.2: Consider the impact of the expansion and renovation of
Conference Center and Montreat College properties on the human-
scale of central Montreat.

Policy CC.1.3: Maintain and protect Lake Susan from litter and debris,
through the effort of volunteer groups within the community.

Policy CC.1.4: Maintain existing landscape standards (Zoning Ordinance §
632).

Policy CC.1.5: Maintain current standards for minimum lot sizes, setbacks,
and street access (Zoning Ordinance §§ 606-613).

Policy CC.1.6: Maintain current standards for manufactured homes (Zoning
Ordinance §§ 623-623.5).

Objective CC.2: Promote awareness of the unique history and heritage of the
Montreat community.

Policy CC.2.1: Highlight Montreat’s history in online and print publications
by the Town of Montreat, Montreat College, and Conference Center.

Objective CC.3: Identify and protect scenic vistas that make Montreat special, when
viewed from both within and outside of the Town.

Policy CC.3.1: Policies consistent with Environment section.
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Policy CC.3.2: Maintain current appearance standards regarding unused or
unregistered automobiles (Zoning Ordinance § 621).

Policy CC.3.3: Maintain current standards for tree and flora preservation
(Zoning Ordinance §§ 626, 631, 632).

Policy CC.3.4: Maintain existing landscape standards (Zoning Ordinance §
632).

Policy CC.3.5: Maintain existing zoning district regulations (Zoning
Ordinance Article 7).
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Scenario B

Scenario B sees Montreat growing at a controlled pace. Although growth is occurring, the
cultural and natural resources that the community highly values are preserved. Citizens of
Montreat are encouraged to partake in a park and ride/alternative vehicle program, to
implement water conservation mechanisms, and to apply design and maintenance standards
to their properties. To ensure quality growth and development, the Town has implemented
requirements for site suitability analyses and enhanced the protection of scenic view areas
through height and lot restrictions. In addition, either the Town or the MRA has begun to
acquire some of the platted lots near the wilderness areas to place under permanent
conservation easement. To pay for these programs and land acquisitions, the town has
implemented development impact fees and a stormwater utility. In recognition of Montreat’s
unique historic character, the community will pursue National Historic Register District
designation and promote the rehabilitation historic homes according to the Secretary of the
Interior’s Standards for Rehabilitation. Additionally, new growth will be encouraged in the
affordable housing sector to allow for diversity in Montreat’s population income, race, and

age.

Population Change Goal (P): Accommodate for a small increase in population in some
or all sectors of Montreat.

Objective P.1: Seek to balance visitor capacity with lodging, recreation, and mixed-
use improvements designed to serve visitors, while recognizing the demands
of permanent population.

Policy P.1.1: Recommend the formulation of growth plans for Montreat
Conference Center and Montreat College.

Policy P.1.2: Develop design guidelines for the style, design, scale, and
density of new construction within Montreat.

Objective P.2: Accompany population growth with an adequate level of urban
services including water, sewer, police and fire protection, streets, parks, and
other recreational amenities.

Policy P.2.1: Develop an adequate public facilities ordinance to help regulate
growth. REF: w.1.2

Policy P.2.2: Develop a rate of growth program to help regulate growth.
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Objective P.3: Develop policies and strategies to ensure that residential growth will
pay its own way.

Policy P.3.1: Increase fees for building permits by 10-15% of existing fee
structure.

Policy P.3.2: Require the technical review of all development proposals prior
to issuance of building permit and certificate of occupancy. The
general purpose of such review shall include the avoidance or
mitigation of environmentally sensitive lands and natural hazards
caused by the development and the encouragement of site sensitive
design. REF:H.1.3,E.4.2

Policy P.3.3: Implement fees for technical review process for all new
construction projects in sensitive environmental areas. Sensitive area
review fees shall be charged a base fee of $250.00 and an hourly
charge of $200.00. REF: H.1.4, E.4.3

Policy P.3.4: Establish an impact fee system for streets, water, sewer, and
storm water services.

Housing Goal (H): Steer residential development into suitably defined areas and
provide for quality affordable housing for individuals of all incomes and phases
of life.

Objective H.1: Steer future growth away from sensitive environmental areas and
natural hazard areas.

Policy H.1.1: Prevent future platting of lots for residential development in
areas deemed environmentally sensitive.

Policy H.1.2: Acquire or place conservation easements on platted lots in
environmentally sensitive areas. REF: E.4.5

Policy H.1.3: Encourage infill development.

Policy H.1.4: Require the technical review of all development proposals prior
to issuance of building permit and certificate of occupancy. The
general purpose of such review shall include the avoidance or
mitigation of environmentally sensitive lands and natural hazards
caused by the development and the encouragement of site sensitive
design. REF:P.3.2,E.4.1

Policy H.1.5: Implement fees for technical review process for all new
construction projects in sensitive environmental areas. Sensitive area
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review fees shall be charged a base fee of $250.00 and an hourly
charge of $200.00. REF: P.3.3, E.4.2

Objective H.2: Restrict construction of oversized homes in future residential
development.

Policy H.2.1: Establish a maximum footprint for new residential development,
such as a 3,000 square foot maximum area for new homes.

Policy H.2.2: Establish a maximum lot size for new residential development.

Policy H.2.3: Discourage the combination of adjacent lots to accommodate
construction of oversized homes.

Objective H.3: Encourage a mix of housing types in new residential development
and redevelopment to provide for quality affordable housing opportunities for
individuals of all income levels who work and live in Montreat.

Policy H.3.1: Reduce minimum lot sizes to allow construction of smaller
detached single-family houses on smaller lots.

Policy H.3.2: Eliminate requirement for the combination of nonconforming
adjacent lots.

Policy H.3.3: Aggressively pursue federal, state, and local sources of funding
to enable low-income families to purchase their first homes through
down-payment assistance, interest buy-downs, and/or other “creative
financing.”

Policy H.3.4: Create a housing agency within the Town to purchase vacant
lots.

Objective H.4: Increase development of accessory dwelling units.
Policy H4.1: Allow creation of dwelling units in accessory buildings.

Policy H4.2: Develop special permit procedures, criteria, and restrictions
governing accessory housing units that are designed to facilitate their
development while protecting existing residential neighborhood
character.

Policy H4.3: Waive hook up fees for accessory dwelling units.

Policy H.4.4: Encourage mixed use development (i.e. residential and
commercial) to be placed in the same building such as a convenient
store, restaurant, and Bed & Breakfast. REF: MU.1.3
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Mixed Use Goal (MU): Encourage mixed use development.

Objective MU.1: Generate opportunities and choices for households by integrating
an appropriate mix of land uses, thereby creating local sources for groceries
and other basic needs.

Policy MU.1.1: Designate Town core area for mixed use zoning.
Redevelopment in these areas would be encouraged to incorporate
mixed uses.

Policy MU.1.2: Encourage mixed use off-street parking facilities whereby
two or more distinguishable land uses have a common parking area.

Policy MU.1.3: Encourage a mix of uses to be placed in the same building
(i.e. residential and commercial/office). Suggested commercial uses
include convenient store, restaurant, and Bed & Breakfast type
facilities. REF: H.4.4

Environment Goal (E): Promote environmental resources and natural ecosystems for
public use and intrinsic value.

Objective E.1: Enhance habitat and wildlife conservation.

Policy E.1.1: Create a list that identifies both native and endangered plants
and animals existing within the town.

Policy E.1.2: Prohibit the planting of competitive, non-native species within
the town.

Policy E.1.3: Monitor for disease and insect infestation.
Objective E.2: Enlarge scenic viewshed.
Policy E.2.1: Establish scenic viewshed boundaries.
Policy E.2.2: Increase ridgeline protection overlay zoning district to 10001t,
with the exception of areas where this would include already platted

lots.

Objective E.3: Encourage the protection of natural and undeveloped lands within the
Montreat region.

Policy E.3.1: Acquire undeveloped lots near viewshed and MRA trails.

Policy E.3.2: Work cooperatively with Black Mountain, Buncombe County,
the State of North Carolina, federal agencies, and nonprofit
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organizations, to encourage the protection of undeveloped land in the
Montreat / Black Mountain setting.

Objective E.4: Reduce development in environmentally sensitive lands and natural
hazard areas in order to minimize potential harm to life, health, and property.

Policy E.4.1: Require the technical review of all development proposals prior
to issuance of building permit and certificate of occupancy. The
general purpose of such review shall include the avoidance or
mitigation of environmentally sensitive lands and natural hazards
caused by the development and the encouragement of site sensitive
design. REF:P.3.2,H.1.4

Policy E.4.2: Implement fees for technical review process for all new
construction projects in sensitive environmental areas. Sensitive area
review fees shall be charged a base fee of $250.00 and an hourly
charge of $200.00. REF: P.3.3, H.1.5

Policy E.4.3: Preserve existing buffers and expand naturally vegetated buffers
for new construction around Lake Susan, Flat Creek and surrounding
streams. Follow stream buffer programs such as Wake County’s Neuse
River Rules. REFw.3.1

Policy E.4.4: Implement Phase II NPDES rules with no exception for lot size.
REF W.3.2

Policy E.4.5: Acquire or place conservation easements on platted lots in
environmentally sensitive areas. REF: H.1.2

Objective E.5: Improve awareness among citizens of Montreat about the values,
benefits, and opportunities associated with protecting the watershed and other
environmentally sensitive lands.

Policy E.5.1: Hold neighborhood educational meetings on stream, slope and
environmentally sensitive area protection measures for homeowners.

Policy E.5.2: Enhance environmental education program by preparing
additional informational booklets about methods of stream, slope and
environmentally sensitive area protection measures for both
homeowners and visitors to Montreat.

Water Goal (W): Encourage efficient use of the water supply system.

Objective W.1: Manage water for sustainable growth.
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Policy W.1.1: Develop a well-water management plan that determines
sustainable yields and resource protection needs for wells at risk from
growth.

Policy W.1.2: Implement an adequate public facilities ordinance prohibiting
new construction unless adequate water services are available. REF P.2.1

Objective W.2: Conserve water.

Policy W.2.1: Create an incentive program to encourage new and existing
development to install low-flow toilets, showerheads and washing
machines.

Policy W.2.2: Implement a public information campaign that teaches property
owners how to conserve water.

Policy W.2.3: Hold neighborhood educational meetings on stream protection
and erosion control measures for homeowners.

Policy W.2.4: Encourage the use of drought-tolerant plants in landscape
design and drip irrigation systems.

Policy W.2.5: Develop a tracking model to evaluate the effects of
conservation programs.

Policy W.2.6: Develop options for additional wells if conservation program
fails to achieve sufficient reductions.

Objective W.3: Take new steps to protect Lake Susan and Flat Creek.

Policy W.3.1: Preserve existing buffers and expand naturally vegetated
buffers for new construction around Lake Susan, Flat Creek and
surrounding streams. Follow stream buffer programs such as Wake
County’s Neuse River Rules. REF: E4.3

Policy W.3.2: Implement Phase Il NPDES rules with no exception for lot
SiZ€. REF:E.4.4

Objective W.4: Educate all Montreat residents and visitors about the importance of
water quality protection.

Policy W.4.1: Conduct a community advertising campaign, including
neighborhood educational meetings, on stream protection and erosion
control measures for Lake Susan and Flat Creek.

Policy W.4.2: Conduct a community advertising campaign on wise
recreational use of Lake Susan and Flat Creek.
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Policy W.4.3: Place educational plaques along Lake Susan and Flat Creek.

Policy W.4.4: Prepare informational booklets about methods of stream
protection and erosion control measures for Montreat residents and
visitors.

Transportation Goal (T): Efficiently utilize existing transportation systems while
implementing innovative transportation alternatives and enhance pedestrian
and vehicular connectivity.

Objective T.1: Utilize all existing parking within the Town and increase parking
outside of the Town gate.

Policy T.1.1: Prohibit construction of more parking spaces within Town
limits.

Policy T.1.2: Acquire land outside of Town gate for park and ride lots.
Policy T.1.3: Increase monitoring for parking violations.

Policy T.1.4: Encourage Montreat Conference Center and Montreat College
to develop employee parking plans.

Policy T.1.5: Prepare educational information explaining the transportation
system and policies of the town and distribute to homeowners.

Policy T.1.6: Establish parking permit/access system that restricts parking to
permitted places for owners and renters and discourage visitor entry
without parking permit (to work in conjunction with policy T.2.1).

Objective T.2: Decrease vehicular traffic within the Town.

Policy T.2.1: Create park-and-ride lots at the Town gate.

Figure EE: Possible Park and Ride Location at Gate
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Policy T.2.2: Create shuttle system to serve park and ride lots, Montreat
Conference Center and Montreat College.

Objective T.3: Enhance road maintenance.
Policy T.3.1: Increase monitoring of the quality of road conditions.
Policy T.3.2: Repair damaged roadways.
Policy T.3.3: Correct erosion damage.
Policy T.3.4: Install directional and informational signage.
Policy T.3.5: Install guardrails along steep downslopes.
Objective T.4: Enhance pedestrian walkways within the Town.

Policy T.4.1: Construct walkways from gate to Assembly Inn and Montreat
College. REF:cca3.1

Policy T.4.2: Construct walkways connecting park-and-ride lots to Town.
REF: CC.3.2

Policy T.4.3: Increase signage alerting vehicular traffic to the presence of
pedestrians. REF: CC.3.3

Objective T.5: Maintain existing accessibility of Town.

Policy T.5.1: Continue to support connectivity between Montreat and the
surrounding communities, especially Black Mountain and Asheville,
through existing public transportation.

Policy T.5.2: Consider the development of new public transportation systems.

Objective T.6: Educate all residents and visitors about the importance of wise
transportation programs in Montreat.

Policy T.6.1: Conduct a community advertising campaign on the importance
of and innovative ways to implement transportation alternatives.

Policy T.6.2: Hold community educational meetings on the costs of current
transportation practices and benefits of transportation alternatives.

Policy T.6.3: Provide information on transportation alternatives in Town
offices and on Town-related websites.
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Community Character Goal (CC): Maintain and promote the unique sense of
community throughout the entire Montreat valley.

Objective CC.1: Preserve the unique history and heritage of the Montreat
community.

Policy CC.1.1: Nominate the Montreat community for placement on the
National Register of Historic Places as a Historic District.

Policy CC.1.2: Actively promote the history of Montreat through the
Presbyterian Historical Society.

Policy CC.1.3: Install interpretive signs explaining key aspects of Montreat’s
history.

Objective CC.2: Enhance the appearance of Montreat’s mature residential areas.

Policy CC.2.1: Promote the use of State tax credits for the rehabilitation of
historic Montreat homes as an incentive for homeowners to maintain
the historic character of their properties.

Policy CC.2.2: Develop design guidelines for the style, design, scale, and
density of new construction within Montreat.

Policy CC.2.3: Create minimum housing maintenance standards and an
inspection and enforcement system to ensure compliance thereof.

Objective CC.3: Enhance the attractive, inviting pedestrian-oriented environment of
the Montreat community.

Policy CC.3.1: Construct walkways from gate to Assembly Inn and Montreat
College. REF: T4.1

Policy CC.3.2: Construct walkways connecting park-and-ride lots to Town.
REF: T.4.2

Policy CC.3.3: Increase signage alerting vehicular traffic to the presence of
pedestrians. REF: T.4.3
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Scenario C

Scenario C sees Montreat experiencing minimal to no growth and development. The town
and the MRA have acquired nearly all of the platted lots near the wilderness area and have
dedicated them as permanent conservation easements. In addition, the implementation of
strict design, maintenance, and other property standards has made new development
unattractive and infeasible, leading to very few of the vacant lots being developed. Severe
water conservation requirements are in effect and a stormwater utility has been exacted to
pay for the increasing costs of maintaining a sufficient water supply. In summary, Montreat
has changed very little in population and size, and new regulations and standards continue to

ensure the character of the town remains the same.

Population Change Goal (P): Discourage increases in population growth for all sectors
of Montreat.

Objective P.1: Develop policies to ensure that residential growth is financially
sustainable.

Policy P.1.1: Implement a strict impact fee system for streets, water, sewer,
and storm water services.

Policy P.1.2: Increase fees for building permits.

Policy P.1.3: Require a fee-based technical review of all development
proposals prior to issuance of building permit and certificate of
occupancy. The general purpose of such review shall include the
avoidance or mitigation of environmentally sensitive lands and natural
hazards caused by the development and the encouragement of site
sensitive design. REF: H.1.2, E.4.2

Policy P.1.4: Implement fees for technical review process for all new
construction projects in sensitive environmental areas. Sensitive area
review fees shall be charged a base fee of $250.00 and an hourly
charge of $200.00. REF: H.1.3,E4.3

Objective P.2: Require the construction of high quality public improvements.

Policy P.2.1: Enforce strict design guidelines for architectural style, design,
and density of residential structures throughout the Montreat Region.

Objective P.3: Manage growth of all sectors of Montreat.

Policy P.3.1: Design a Rate of Growth program for all sectors of the Town.
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Policy P.3.2: Require long-term development plans for Montreat Conference
Center and Montreat College, including new buildings, additional
parking, increased utilization of existing facilities, program changes
that affect the number of visitors and year-round residents.

Housing Goal (H): Contain and restrict future residential development and provide for
quality affordable housing for individuals of all income levels and phases of life.

Objective H.1: Protect sensitive environmental areas by allowing most new
development to occur on existing platted lots and as infill development.

Policy H.1.1: Prevent future platting of lots for residential development in
areas deemed environmentally sensitive.

Policy H.1.2: Require a fee-based technical review of all development
proposals prior to issuance of building permit and certificate of
occupancy. The general purpose of such review shall include the
avoidance or mitigation of environmentally sensitive lands and natural
hazards caused by the development and the encouragement of site
sensitive design. REF: P.1.3, H.1.2

Policy H.1.3: Implement fees for technical review process for all new
construction projects in sensitive environmental areas. Sensitive area
review fees shall be charged a base fee of $250.00 and an hourly
charge of $200.00. REF: P.1.4,H.1.3

Policy H.1.4: Amend the Subdivision Ordinance to encourage clustering of
structures to minimize environmental impacts.

Policy H.1.5: Acquire or place conservation easements on platted lots in
environmentally sensitive areas.

Policy H.1.6: Encourage the development of accessory dwelling units and
infill development on existing vacant lots within the town core.

Policy H.1.7: Establish a “rate of growth” program to control new
development to be reviewed annually.

Objective H.2: Restrict construction of oversized homes in future residential
development.

Policy H.2.1: Establish a maximum footprint for new residential development,
such as a 3,000 square foot maximum area for new homes.

Policy H.2.2: Establish a maximum lot size for new residential development.
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Policy H.2.3: Do not allow combination of adjacent lots to accommodate
construction of oversized homes.

Policy H.2.4: Establish design ordinances requiring homes to blend in with
the surrounding area, including retaining walls.

Figure FF: Home that Blends into Surrounding Area

Policy H.2.5: Establish floor to ceiling height restrictions for future
development to regulate the size of homes. Consider using the
surrounding treeline as the maximum allowable height of the
structures highest point. REF:E.1.4

Objective H.3: Provide a mix of housing types in new residential development and
redevelopment to provide for quality affordable housing opportunities for
individuals of all income levels who work and live in Montreat.

Policy H.3.1: Reduce minimum lot sizes to allow construction of smaller
detached single-family houses on smaller lots.

Policy H.3.2: No longer require the combination of nonconforming adjacent
lots.

Policy H.3.3: Aggressively pursue federal, state, and local sources of funding
to enable low-income families to purchase their first homes through
down-payment assistance, interest buy-downs, and/or other measures
of financing.

Policy H.3.4: Create a housing agency that would acquire suitable sites for
the construction of multifamily units.
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Policy H.3.5: Establish a "Set-Aside" program through which infrastructure
capacity is reserved for affordable housing developments.

Objective H.4: Increase infill development to accommodate demand for residential
development.

Policy H4.1: Allow creation of dwelling units in accessory buildings.

Policy H4.2: Develop special permit procedures, criteria, and restrictions
governing accessory housing units that are designed to facilitate their
development while protecting existing residential neighborhood
character.

Policy H.4.3: Identify areas for infill development.

Policy H.4.4: Provide examples of compatible designs of accessory dwelling
units.

Policy H.4.5: Waive hook up fees for accessory dwelling units.

Policy H.4.6: Provide incentives for infill development such as density
bonuses and transfer of development rights to allow higher densities in
appropriate areas, while protecting less suitable areas from
development.

Mixed Use Goal (MU): Increase mixed use development in Town core to reduce the
need to travel to surrounding communities for the fulfillment of basic needs.

Objective MU.1: Generate opportunities and choices for households by integrating
an appropriate mix of land uses, thereby creating local sources for groceries
and other basic needs.

Policy MU.1.1: Designate Town core area for mixed use zoning.
Redevelopment in these areas would be required to incorporate mixed
uses.

Policy MU.1.2: Encourage mixed use off-street parking facilities whereby
two or more distinguishable land uses have a common parking area.

Policy MU.1.3: Encourage a mix of uses to be placed in the same building
(i.e. residential and commercial/office).

Policy MU.1.4: Provide tax incentives to encourage mixed use development.

Policy MU.1.5: Waive hook up fees for mixed use development.
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Environment Goal (E): Restore, protect, and acquire environmental resources and
natural ecosystems of Montreat and the surrounding areas.

Objective E.1: Ensure that scenic vistas and views remain undisturbed.

Policy E.1.1: Establish scenic viewshed in which development will be
regulated to prevent interference with the natural landscape.

Policy E.1.2: Acquire undeveloped lots near viewshed through a buyout
program to be permanently preserved.

Policy E.1.3: Place land within the ridge protection overlay in a conservation
easement.

Policy E.1.4: Establish floor to ceiling height restrictions for future
development to regulate the size of homes. Consider using the
surrounding treeline as the maximum allowable height of the
structures highest point. REF: H.2.5

Policy E.1.5: Establish design standards and a development review process for
new construction that may affect the scenic viewshed.

Objective E.2: Restore and protect the health of the riparian area, wetlands, and
natural habitats around Lake Susan and Flat Creek.

Policy E.2.1: Expand naturally vegetated buffers for new construction around
Lake Susan, Flat Creek and surrounding streams. Follow stream buffer
programs such as Wake County’s Neuse River Rules. REF: w.3.1

Policy E.2.2: Prohibit destruction of existing riparian buffers. REF: w.3.2

Policy E.2.3: Encourage property owners to restore buffers to a natural state.
REF: W.3.3

Policy E.2.4: Implement a residential buyout program for frequently flooded
units to recover land already in the floodplain for conversion to public
use. REF: W.3.4

Objective E.3: Increase the area of protected land in the Montreat region.

Policy E.3.1: Acquire land to be put into conservation easements, including
MRA trails, and land in Woodland and Ridge Protection Districts.

Policy E.3.2: Work cooperatively with Black Mountain, Buncombe County,
the State of North Carolina, federal agencies, and nonprofit
organizations, to encourage the protection of undeveloped land in the
Montreat / Black Mountain setting.
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Objective E.4: Eliminate development in environmentally sensitive lands and
natural hazard areas in order to minimize potential harm to life, health, and

property.

Policy E.4.1: Prohibit development on unplatted lots with a slope of 35
percent or greater.

Policy E.4.2: Require the technical review of all development proposals prior
to issuance of building permit and certificate of occupancy. The
general purpose of such review shall include the avoidance or
mitigation of environmentally sensitive lands and natural hazards
caused by the development and the encouragement of site sensitive
design. REF:P.1.3,H.1.2

Policy E.4.3: Implement fees for technical review process for all new
construction projects in sensitive environmental areas. Sensitive area
review fees shall be charged a base fee of $250.00 and an hourly
charge of $200.00. REF: P.1.4,H.1.3

Policy E.4.4: Implement Phase II NPDES rules with no exception for lot size.
REF: E.5.3, W.4.3

Objective E.5: Regulate the effects of stormwater.
Policy E.5.1: Formulate a stormwater management plan. REF: W.4.1

Policy E.5.2: Establish a stormwater impact fee and create stormwater utility.
REF: W.4.2

Policy E.5.3: Implement Phase II NPDES rules with no exception for lot size.
REF: E.4.4, W.4.3

Objective E.6: Educate homeowners about the importance of stream quality and the
preservation of environmentally sensitive areas.

Policy E.6.1: Hold neighborhood educational meetings on stream, slope and
environmentally sensitive area protection measures for homeowners.

Policy E.6.2: Prepare informational booklets about methods of stream, slope
and environmentally sensitive area protection measures for both
homeowners and visitors to Montreat.

Water Goal (W): Manage a sustainable system of water usage while protecting valuable
water resources.
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Objective W.1: Ensure that adequate water capacity meets growth.

Policy W.1.1: Develop a well-water management plan that determines
sustainable yields and resource protection needs for wells at risk from
growth.

Policy W.1.2: Implement an adequate public facilities ordinance.
Objective W.2: Help development protect and restore Montreat’s water.

Policy W.2.1: Require that all new development install low-flow toilets,
showerheads and washing machines.

Policy W.2.2: Create an incentive program to encourage existing development
to install low-flow toilets, showerheads and washing machines.

Policy W.2.3: Implement a public information campaign that teaches property
owners how to conserve water.

Policy W.2.4: Implement a public information campaign that teaches property
owners how to mitigate the effect of urban development on steep
slopes and in watersheds.

Policy W.2.5: Mandate drought-tolerant plants and drip irrigation system in
new landscape design.

Policy W.2.6: Develop a tracking model to determine the effectiveness of
water conservation programs.

Objective W.3: Take new steps to protect Lake Susan and Flat Creek.

Policy W.3.1: Expand naturally vegetated buffers for new construction around
Lake Susan, Flat Creek and surrounding streams. Follow stream
buffer programs, such as Wake County’s Neuse River Rules. REF: E.2.1

Policy W.3.2: Prohibit destruction of existing riparian buffers. REF: E.2.2

Policy W.3.3: Encourage property owners to restore buffers to natural state.
REF: E.2.3

Policy W.3.4: Implement a residential buyout program for frequently flooded
units to recover land already in the floodplain for conversion to public
use. REF: E.2.4

Objective W.4: Regulate the effects of stormwater.

Policy W.4.1: Formulate a stormwater management plan. REF: E.5.1
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Policy W.4.2: Establish a stormwater impact fee and create stormwater utility.
REF: E5.2

Policy W.4.3: Implement Phase II NPDES rules with no exception for lot
SIZE€. REF:E.44,ES53

Objective W.5: Educate all Montreat residents and visitors about the importance of
water quality protection and erosion control measures.

Policy W.5.1: Conduct a community advertising campaign, including
neighborhood educational meetings, on stream protection and erosion
control measures for Lake Susan and Flat Creek.

Policy W.5.2: Conduct a community advertising campaign on wise
recreational use of Lake Susan and Flat Creek.

Policy W.5.3: Place educational plaques along Lake Susan and Flat Creek.
Policy W.5.4: Prepare informational booklets about methods of stream

protection and erosion control measures for Montreat residents and
visitors.

Transportation Goal (T): Limit vehicular access within Town while enhancing
walkability within the Town.

Objective T.1: Restrict parking within the Town while increasing the use of park
and-ride shuttle services.

Policy T.1.1: Prohibit construction of more parking spaces within Town
limits.

Policy T.1.2: Acquire land outside of Town gate for park-and-ride lot(s).

Policy T.1.3: Require all businesses within the Town to develop employee
parking plans.

Objective T.2: Institute a permitting system allowing only residential, handicap,
emergency, and delivery vehicles past the gate.

Policy T.2.1: Create park-and-ride lot(s) near the Town gate.

Policy T.2.2: Create shuttle system to serve park-and-ride lot(s), Montreat
Conference Center and Montreat College.

Policy T.2.3: Develop a system for monitoring vehicles allowed past the gate.

Objective T.3: Enhance road maintenance.
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Policy T.3.1: Establish a system for frequent the assessment of roadways to
determine service needs.

Policy T.3.2: Repair damaged roadways in a timely manner.
Policy T.3.3: Correct roadway damage caused by erosion.

Policy T.3.4: Increase informational signage of sharp curves, steep slopes,
dangerous intersections and poor quality roadways.

Policy T.3.5: Install guardrails along steep downslopes.

Policy T.3.6: Reconfigure intersections, where topographically possible, so
that roads intersect at right angles.

Objective T.4: Create a network of pedestrian walkways.

Policy T.4.1: Construct pedestrian walkways that link all major roadways and
activity centers of the Town.

Policy T.4.2: Formally hardscape pedestrian walkways to facilitate usage by
handicapped individuals and for convenience during conditions of
inclement weather.

Policy T.4.3: Install inconspicuous, low-level lighting along major walkways.
Policy T.4.4: Require signage notifying pedestrians of “hidden” driveways.

Policy T.4.5: Install other safety measures as necessary, such as crosswalks,
pedestrian bridges, and traffic calming areas, for the benefit of
pedestrians.

Objective T.5: Maintain existing accessibility of Town.

Policy T.5.1: Continue to support connectivity between Montreat and the
surrounding communities, especially Black Mountain and Asheville,
through public transportation.

Policy T.5.2: Consider the development of new public transportation systems.

Objective T.6: Educate all residents and visitors about the importance of wise
transportation programs in Montreat.

Policy T.6.1: Conduct a community advertising campaign on the importance
of and innovative ways to implement transportation alternatives.

Policy T.6.2: Hold community educational meetings on the costs of current
transportation practices and benefits of transportation alternatives.
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Policy T.6.3: Provide information on transportation alternatives in Town
offices and on Town-related websites.

Community Character Goal (CC): Protect and enhance the unique sense of community
throughout the entire Montreat community and surrounding area.

Objective CC.1: Protect and enhance the Town’s historic, cultural and natural
resources for present and future residents.

Policy CC.1.1: Establish a local historic district consistent with State of North
Carolina enabling legislation to regulate and maintain the character
and appearance of historic Montreat.

Policy CC.1.2: Establish a local Landmarks Commission to protect important
historic resources that are currently tax-exempt.

Policy CC.1.3: Establish a revolving fund to acquire and protect, endangered
historic and natural resources.

Policy CC.1.4: Create an inspection and classification system to monitor the
condition of housing units.

Objective CC.2: Develop and redevelop residential areas to complement the natural
and historic environment — in architectural style, design, size, and density of
residential structures.

Policy CC.2.1: Establish a local historic district, with a Historic District
Commission having review control over exterior modification to
existing structures and new construction within the historic area.

Policy CC.2.2: Develop and enforce design guidelines for style, design, scale,
and density of new construction within Montreat.

Objective CC.3: Enhance the attractive, inviting pedestrian-oriented environment of
the Montreat community.

Policy CC.3.1: Construct walkways from the entrance gate to Assembly Inn
and Montreat College.

Policy CC.3.2: Construct walkways connecting park-and-ride lot(s) to Town.

Policy CC.3.3: Increase signage alerting vehicular traffic to the presence of
pedestrians.

Objective CC.4: Maintain the compact nature of Montreat.

Policy CC.4.1: Identify clear edges that define the community.
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Policy CC.4.2: Target new development within the established edges of the
community.

Objective CC.5: Enhance the approach to the Town of Montreat.

Policy CC.5.1: Establish a revolving fund to acquire properties outside of the
entrance gate, for a distance of approximately 1,000 feet, to create a
pleasing approach consistent with the character of the Town of
Montreat.

Policy CC.5.2: Enhance properties within 1,000 feet of the entrance to create
a pleasing approach consistent with the character of the Town of
Montreat.
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Appendix A. Sources

Documents and Records:

Buncombe County GIS.

Buncombe County Tax Assessor Records, 2000.
DeLorme Street Map USA.

Montreat College Parking Study, 2001-2002.
Montreat Community Visioning.

Town of Montreat Zoning Map.

Town of Montreat Zoning and Land Use Ordinance.
Town of Montreat Water Records.

United States Census, 2000.

Books:

Holt, Jane Price. The Montreat Wilderness: A Mountain Treasure at Risk. Subtitle:
Conservation Strategy For Preserving Biodiversity in a Private Wilderness Area.
Graduate School of Union Institute: Doctoral Thesis, 1990.

Maxwell, Elizabeth. A Flowing Stream: An Informal History of Montreat. Alexander,
NC: WorldComm Publishing, 1997.

Pamphlets:

Save Lake Susan.

Interviews:
Dieth, Emile, Jr. Former Mountain Conference Center President. January 31, 2003.
Edwards, Alan. Montreat College Facilities Director. January 31, 2003.

Henderson, R. James. R. Acting Montreat Conference Center President. April 2003.
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Mallory, Bo. Director of Environmental Education. January 31, 2003
Reed, Teresa. Town Clerk/Zoning Official. February 2003.

Snypes, Pamela. Montreat Town Administrator. February 18, 2003.

Websites:

Ashville Transit: http://www.ci.asheville.nc.us/transit.htm

Buncombe County: http://www.buncombecounty.org/

Land of Sky Regional Council: http://www.landofsky.org/

Montreat College: http://www.montreat.edu/

Montreat Conference Center: http://www.montreat.org/

Mountain Mobility: http://www.buncombecounty.org/MtnMobility/al.htm

Town of Black Mountain: http://www.townofblackmountain.org/

Town of Montreat: http://www.townofmontreat.org
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Appendix B. Glossary of Terms and Useful Resources

ACCESSORY DWELLING UNITS

Dwelling units that are built on single-home lots and can take the form of granny flats (small
homes) or garage apartments. ADUs can help to increase the supply of affordable housing
without government subsidies. Allowing ADUs is one way that communities can provide
more affordable housing opportunities without the necessity of local government
expenditures or subsidies. This type of infill is also a useful tool for protecting open space in
outlying portions of the planning jurisdiction.

ADEQUATE PUBLIC FACILITIES ORDINANCE

An adequate public facilities ordinance (APFO) is a zoning and/or land development
regulation with the goal of synchronizing development with the availability of public
facilities needed to support that development. The APFO does pace growth by affecting the
timing of development to ensure that it is matched with the availability of public facilities.
Therefore it requires that vital facilities such as schools, roads, fire & rescue, and stormwater
management systems be in place or be funded before new housing units are built.

http://www.asu.edu/caed/proceedings97/derodes.html

AFFORDABLE HOUSING
Affordable housing is generally defined by HUD as housing where the occupant is paying no
more than 30 percent of gross income for housing costs, including utility costs.

BUILDING HEIGHT
The vertical distance from the mean elevation of the finished grade along the front of the
building to the highest point of the building, or part thereof.

BUILDING MAINTENANCE STANDARDS

Maintenance standards are developed to ensure that neighborhoods remain attractive. Well-
kept neighborhoods help to maintain or increase property values, discourage crime and
graffiti, encourage quality development, and preserve a community’s quality of life.

http://www.ci.hickory.nc.us/publicdocs/otherpublicdocs/ldcpropmain.pdf

http://www.townofdigby.ns.ca/bylaw/197901 .html

BUYOUT PROGRAMS

Property acquisition, or buyout, is the most permanent step to reduce the risk of flood
damage to property. Structures acquired are usually demolished, however relocating the
structure outside of the floodplain is possible. Buyout programs work like a real estate
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transaction in which the property owners are given the opportunity to sell their property at a
fair market price.

http://www.co.mecklenburg.nc.us/Departments/luesa/water+and-+land-+resources/programs/st
orm+water/mecklenburg+buyout.asp

CLUSTER DEVELOPMENT

Encourages the grouping of home sites on areas that are best suited for development, while
retaining the remainder of the site for preservation. Cluster development can protect open
space in low-density residential areas. Clustering allows for more flexible and
environmentally sensitive rural subdivisions. This approach places development in less
sensitive areas while preserving forested land, steep slopes, wetlands, prairies and other
ecologically or visually valuable landscape features; it also helps to preserve resources such
as buildings or historic sites.

http://www.metrocouncil.org/planning/stcroixvalley/rural_dev.htm

CONNECTIVITY

Connectivity refers to the ability to make and maintain a connection between two or more
points. Connectivity is often referred to with infrastructure such as sewerage, water supply,
and transportation. Increased connectivity allows increased access to utilities, public services,
and points of interest. An example of increasing connectivity is installing crosswalks to
connect opposite sidewalks or constructing new walkways to connect two different
walkways. Public transit also serves as a means of connectivity between two places.

CONSERVATION EASEMENT

A conservation easement (or conservation restriction) is a legal agreement between a
landowner and a land trust or government agency that permanently limits uses of the land in
order to protect its conservation values. It allows you to continue to own and use your land
and to sell it or pass it on to heirs. A conservation easement may apply to either a portion or
all of the property. Additionally, it does not require public access.

http://www.deqg.state.mi.us/documents/deg-water-wetlands-conservationeasements.pdf

DENSITY

The maximum number of dwelling units per net acre of lot area. The total number of lots or
units proposed for a tract shall be no greater than the number determined by subtracting the
public or private street Right-of-Way area from the total gross land area as well as large
bodies of water and dividing the resultant area by the minimum lot area required for the
zoning district in which the tract is located.

Montreat, North Carolina 81



Comprehensive Plan Alternatives Appendices

DENSITY BONUSES

Density bonuses allow developers to increase the number of housing units on a site above
what is normally allowed by the community’s zoning ordinance. Density bonuses are granted
for projects that meet specified community goals, and the method for granting bonuses is
described in the community’s land use regulations.

http://www.hcd.ca.gov/hpd/hrc/tech/Bonus.pdf

DESIGN GUIDELINES

Design guidelines establish standards for new construction with respect to scale, materials,
and architectural style. Design guidelines are used to ensure that new construction
harmonizes with the existing character of a community. Design review power for existing
buildings may be gained through the establishment of a local historic district.

http://www.town.telluride.co.us/plan/design.html

DEVELOPMENT IMPACT FEES

New development creates a demand for additional schools, roads, sewer lines, stormwater
systems, and recreational facilities. Development impact fees are one-time fees charged to
new development that are used to defray some of the costs of providing these additional
public facilities. In addition to offering your local government a valuable source of revenue,
impact fees help ensure that new development pays for the public facilities it requires, rather
than these costs being borne by all taxpayers in the community.

http://www.snhpc.ore/ pdf%SClmpactfee.pdf

DOWNSLOPE

Slope is the description of land gradient using the vertical rise divided by the horizontal run;
it is expressed in percent. Downslope refers to the downward slope of a landform in relation
to the area above it. A person standing on the side of a hill facing perpendicular to the base
is viewing the downslope. The angle of downslope become a major safety factor when
constructing objects atop or aside sloped land. An example is the construction of a road on
the side of a mountain where the road lacks sufficient shoulder and is above a steep drop-off.
Such an instance requires safety precautions, such as guardrails.

ENVIRONMENTALLY SENSITIVE LANDS

These lands include, but are not limited to: floodplains; significant riparian habitats; steep
and/or unstable slopes; major ridges and peaks; prime wildlife habitat and corridors; and
unique vegetation washes.
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FOOTPRINT
The area bounded by the external walls of any building.

HARDSCAPE

A hardscape is any solid surface that provides stable support for its intended use. Hardscapes
are typically impervious, such as sidewalks, roads, and parking lots. Hardscapes may be
formed by natural means like walking stones and wooden bridges.

HEIGHT RESTRICTIONS

Sometimes expressed in stories, but often expressed using feet. Building height restrictions
control the intensity of development and protect the skyline from development along the
slopes of the surrounding mountains. (Generally, to convert height limits expressed in feet to
building stories, divide by ten.)

HOUSING UNITS

A housing unit is a house, an apartment, a mobile home or trailer, a group of rooms or a
single room occupied as separate living quarters or, if vacant, intended for occupancy as
separate living quarters. Separate living quarters are those in which the occupants live and eat
separately from any other persons in the building and which have direct access from outside
the building or through a common hall.

INFILL DEVELOPMENT

Infill development channels development into existing developed areas and conserves natural
resources along the edge of town. Successful infill often includes: new development on
vacant lots within urbanized areas; redevelopment of underused buildings and sites; and the
rehabilitation of historic buildings for new uses.

LANDSCAPE STANDARDS

Landscape standards specify the type and placement of vegetation and hardscape features
(walls, paths, fences) on a property. Landscape standards are generally part of the
Development Ordinance and may be used to exclude invasive, non-native plant species or
promote the planting of native plant species. In conjunction with design standards, landscape
standards are used to regulate and preserve the character of a community. Montreat currently
has landscape standards but these might be expanded upon.

http://www.cityoflamesa.com/Departments/CommunityDevelopment/pdf/LandscapeStandard
s0103.pdf
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LOCAL HISTORIC DISTRICTS & COMMISSIONS

North Carolina towns and cities are permitted to establish local historic districts under the
State Zoning Enabling Act. Local Historic Districts may be established as either overlay
districts or as separate use districts. Creating a local historic district, administered by a Local
Historic District Commission, gives communities the power to protect their important
historic resources. Through the creation of a local historic district, communities can gain
design review power over the exterior modification of buildings in a historic district and over
new construction in the historic district. Local historic district commissions do not have
jurisdiction over modifications of interior features. Additionally, local historic districts can
require an up to 180 day waiting period before the demolition of a building in the historic
district. The waiting period gives communities the time to investigate ways to save the
property - such as finding someone to purchase it.

http://www?2.cr.nps.egov/workingonthepast/

http://www.rhdc.org/

LOCAL LANDMARKS & COMMISSIONS

North Carolina towns and cities are permitted to establish local landmark commissions under
the State Zoning Enabling Act. Landmark commissions can designate individual buildings
and may have review power over interior modifications of a structure if the designation is set
up correctly. In a historic district, the property values are protected because nearby
properties are all subject the same regulations and values generally increase. With a
landmark designation, this same protection does not exist and local governments must give
designated landmarks a 50% local property tax deferral. Because of this, many communities
choose to only designated buildings that are already tax exempt as local landmarks.

MAXIMUM FOOTPRINT
The percentage of a lot which is built upon, or the amount of lot coverage on a parcel of land.

MULTIFAMILY DWELLING UNITS

A building designed to house two or more families living independently of each other. (e.g.,
garden, and town house apartments and condominiums where each unit is not separated from
its neighbors by a ground-to-roof wall).

NATIONAL REGISTER OF HISTORIC PLACES

The National Register of Historic Places is administered by the National Park Service (NPS).
Buildings may be placed on the register individually or in historic districts. Most buildings
placed on the National Register are of local or state significance; National Landmarks have
been designated because of their national significance. Placement on the National Register
of Historic Places offers buildings and districts protection only when federal government
money is involved. However, placement on the National Register of Historic Places is a
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great honor and source of community pride. Often, National Register designation leads to
long term property value increases in a community. Additionally, houses on the National
Register of Historic Places (either individually or in districts) are eligible for 30% tax credit
from the State of North Carolina on certified rehabilitation expenses. Only commercial
historic buildings are eligible for Federal Rehabilitation Tax Credits.

http://www.cr.nps.gov/nr/about.htm

http://www.cr.nps.gov/nr/listing.htm

NEUSE RIVER RULES

http://www.wakegov.com/general/environment/conservation/neuserules.htm

NONCONFORMING USE

A use, structure, site or lot which conformed to the applicable codes in effect on the date of
creation but which no longer complies because of changes in Code requirements or
annexation.

NONCONFORMING LOT
A lot which does not conform to the area, width, depth or street frontage regulations of the
district in which it is located.

OPEN SPACE
Any portion of a parcel or area of land that is undeveloped and in its natural state.

OVERSIZED HOMES

Oversized homes, also known as monster homes and mega homes, are generally considered
to be homes in excess of 4,000 square feet. Oversized homes can be detrimental to a
community. Oversized homes can have major visual impacts on the scenic qualities of an
area because they can dominate and overwhelm the area’s natural landscape. Additionally,
oversized homes can place additional strains on public facilities — including limited water
supply — more than the typical sized home.

PARK AND RIDE

Individuals not living near a public transit stop can still reach their destination via a park and
ride service. A designated parking lot is set aside along the transit route so that people can
park their vehicle and access the public transportation. Park and ride is effective when
restrictions or regulations are placed on parking within town limits. These restrictions allow
the utilization of the park and ride by providing a specially sanctioned parking area along
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with sufficient transportation within the town. Park and ride decreases town traffic and
encourages pedestrian behavior.

PHASE II NPDES STORMWATER PROGRAM

http://cfpubl.epa.gov/npdes/stormwater/swphase2.cfm

POINT SOURCE DISCHARGE
Pollutant discharge that originates from an identifiable point such as a pipe.
http://www.epa.gov/maia/html/md-glossary.html

PUBLIC TRANSIT

Also referred to as "mass transit," public transit is a system of regularly scheduled buses,
vans, and/or trains available to the public on a fee-per-ride basis. Local government
traditionally provides these services. Public transit serves people unable to operate
automobiles or who do not own motorized vehicles. Transit-dependent citizens include the
young, the handicapped, the elderly, the poor, and motor vehicle law violators.

REHABILITATION TAX CREDITS, FEDERAL

Commercial properties (including rental properties) listed on or eligible for listing on the
National Register of Historic Places qualify for a 20% tax credit on certified rehabilitation
expenses meeting the Secretary of the Interior's Standards for Rehabilitation. Non-historic
non-residential properties built prior to 1936 qualify for a 10% tax credit. Owners planning
to use the 10% tax credit should apply for certification from the National Park Service that
their structure is not historic and does not contribute to a historic district. In most cases,
buildings owned by tax exempt institutions are not eligible for tax credits.

http://www?2.cr.nps.gov/tps/tax/brochure2.htm

RATE OF GROWTH ORDINANCE

Imposes a predetermined, level growth rate, sometimes expressed as a percentage increase in
the number of dwelling units and sometimes simply as a number. This ordinance is typically
revisited every few years.

REHABILITATION TAX CREDITS, STATE

Non-income producing residential structures listed on the National Register of Historic
Places qualify for a 30% North Carolina state tax credit on certified rehabilitation expenses
meeting the Secretary of the Interior's Standards for Rehabilitation. Income-producing
historic properties are eligible for a 20% state tax credit in addition to the federal tax credit.
Buildings eligible for listing on the National Register of Historic Place but not listed are not
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eligible for the state tax credit. In most cases, buildings owned by tax exempt institutions are
not eligible for tax credits.

http://www.hpo.dcr.state.nc.us/tchome.htm

http://www.presnc.org/buyproperty/taxcredit_info.html

RESIDENTIAL BUYOUT PROGRAMS

Property acquisition, oftentimes referred to as a buyout, is the most permanent step to reduce
the risks of flood damage. Usually structures on the acquired property will be demolished.
However, relocating the structure outside the floodplain may be an alternative in some cases.
Of course, the structural condition of the house and the feasibility of transporting it are
considerations for moving structures to higher ground.

http://www.co.mecklenburg.nc.us/Departments/LUESA/Water+and+Land+Resources/Progra
ms/Storm+Water/Buyout+Basics.htm

REVOLVING FUND

Revolving funds are used save historic properties and endangered landscapes through
outright purchase, purchase of development rights, or purchase of an easement. The fund is
considered revolving because organizations can purchase a property, place restrictions in the
deed, and then resell the property. The money from the sale is then put back in the fund to be
used to save another property.

RIPARIAN BUFFERS

A buffer is an area of land between developed property and the lakeshore where trees, shrubs
and ground cover plants are allowed to become established, or are manually vegetated with
appropriate (preferably native) plants. The best or ideal buffer for ecological and water
quality value is a combination of tall trees, shrubs, groundcovers and duff. Lawn grass alone
cannot protect the lake and associated shoreline. Grass roots are shallow and are unable to
filter out sediment and NPS pollution during rainstorms. While a well-maintained lawn may
be a wonderful asset to your property, a buffer between the lawn and the water’s edge is
essential to remove nutrients and slow down storm water runoff before it reaches the lake.”

http://www.umaine.edu/waterquality/lakeasyst/LAS _buffers.htm

SCENIC VISTAS

Scenic vistas are areas that characterize a region and are particularly inspirational. The value
of a scenic vista is measured by its memorableness, the distinctiveness of the visual
impression it gives and its visual integrity. Ridgelines are one type of scenic vista. Scenic
vistas benefit communities through higher property values and increased tourism revenue.
Preserving scenic vistas allows a community to preserve its unique charm, build civic pride,
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and attract positive growth (when desired). Scenic vistas may be protected through several
actions, including: voluntary programs, grants and incentives, land purchases, and transfers
of development rights (TDRs). Regulatory controls include stricter design guidelines and
zoning and land use ordinance changes.

http://www.cals.ncsu.edu/wag/LandPreservationNotebook/statutes/nc/mountainridgeprotectio
n.htm

http://www.scenic.org/growthstrat7.htm

SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION
Secretary of the Interior's Standards For Rehabilitation must be followed for a rehabilitation
of a property listed on the National Register of Historic Places to qualify for state or federal
tax credits. Property owners planning to use state tax credits for rehabilitating their home
should contact the State Historic Preservation Office for technical guidance prior to
beginning work to ensure that construction plans meet the guidelines.

http://www?2.cr.nps.gov/rehabyes-no/

http://www?2.cr.nps.gov/tps/tax/rhb/

http://www?2.cr.nps.gov/e-rehab/

SHARED PARKING

A public or private parking area/space becomes “shared” when it is used jointly by two or
more uses. Shared parking allows adjacent businesses or homes to utilize a limited parking
area.

SITE PLAN

A plan, prepared to scale, showing accurately and with complete dimensions, the boundaries
of a site and the location of all buildings, structures, uses, and principal site development
features proposed for a specific parcel of land.

SITE PLAN REVIEW

The process whereby the staff, Planning Board or Town Council reviews plans of a
development proposal to assure that it complies with applicable development regulations and
standards

http://www.meadowlands.state.nj.us/lup/lup-site-plan.html
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STORMWATER MANAGEMENT PLAN

A stormwater management plan is a program designed to reduce the amount of storm water
pollutants that now infiltrate natural waterways. The plan usually outlines activities that will
improve water quality, including flood control, creek corridor enhancements, drainage
facility inspections, stormwater runoff control, and public education.
http://www.forester.net/sw_0103 plan.html

STORMWATER UTILITY

A stormwater utility is a special assessment district set up to generate funding specifically for
stormwater management. Users within the district pay a stormwater fee, and the revenue that
is generated from this fee directly supports maintenance and upgrade of existing storm drain
systems; development of drainage plans, flood control measures, and water-quality programs;
administrative costs; and construction of major capital improvements.

http://www.forester.net/sw_0011_utility.html

TECHNICAL REVIEW OF DEVELOPMENT PROPOSALS

Prior to the issuance of a building permit, the applicant shall demonstrate that the
development project will not have a negative impact on existing on-site and adjacent natural
features and environmental systems. It shall include a registered geotechnical engineer’s
report explaining the maps and cross-sections required in this section with particular
emphasis on evaluating and predicting the impacts of such geologic or hazardous conditions
on the proposed land use changes and development. It shall also include recommended
mitigating procedures that will be needed. In addition, this procedure can be repeated before
the issuance of a certificate of occupancy to ensure that project met stated requirements.

TRAFFIC CALMING

A technique that became popular among communities and traffic engineers in the 1990s,
traffic calming is the altering of street design to improve pedestrian safety and reduce
automobile speed. Techniques include physical encroachments (pedestrian islands in the
middle of the street); “rumble” grooves, narrower streets, visual encroachments (trees lining
the road), and the more abrupt speed bump and speed hump.

http://www.trafficcalming.org/

http://www.ite.org/traffic/tcdevices.htm

TRANSFER OF DEVELOPMENT RIGHTS
A program that allows landowners to transfer the right to develop one parcel of land to a
more suitable parcel of land.

http://www.epa.gov/owow/nps/ordinance/documents/E3-Sarasota.pdf
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WALKABILITY

Walkability is a quality of place. Some of the characteristics of walkable streets have:
pedestrian friendly sidewalks and intersections; good links to other modes, especially public
transit and cycling; continuous pedestrian network between destinations - no barriers; full
range of useful, active destinations within walking distances (housing, shops, services,
employment, recreation, parks, etc.); human scale design with store fronts at street level,
close to the sidewalk; pedestrian facilities well integrated into the overall streetscape;
protection from the sun and wind; freedom from excessive noise, air pollution, dirt or traffic
grime; good amenities (benches, drinking fountains, signage, litter containers, etc.); social
and diverse culture, with many opportunities for people to interact

http://www.walkinginfo.org/pp/exemplary.htm

http://www.pedbikeimages.org/

http://www.walkinginfo.org/pdf/walkingchecklist.pdf

WATER CONSERVATION INCENTIVE PROGRAMS

Programs that encourage the replacement of old, inefficient plumbing fixtures and appliances
with modern water-efficient fixtures and appliances. Additionally, incentives can be applied
to traditional landscapes.

http://www.pressofatlanticcity.com/news/newjersey/040203WATER _A2.html

http://ci.santa-rosa.ca.us/wc/rebate _incentive.asp

http://www.cabg.gov/waterconservation/

WELL WATER MANAGEMENT PLAN / WATER QUALITY MANAGEMENT
PLAN

The identification of strategies, policies and procedures for managing water quality and
wastewater treatment and disposal in a geographical area. A plan for water quality
management contains four major elements: (1) the use (recreation, drinking water, fish and
wildlife propagation, industrial, or agricultural) to be made of water; (2) criteria to protect the
water to keep it suitable for use; (3) implementation plans (for needed industrial-municipal
waste treatment improvements) and enforcement plans; and (4) an anti-degradation statement
to protect existing high-quality waters.

http://www.esao.on.ca/StaticContent/StaticPages/resources/CurrectPractices/ Wellwatermemt
.htm
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Appendix C. Matrix of Scenarios and Policy Alternatives
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