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1TOWN OF MONTREAT COMPREHENSIVE PLAN  

1. 1  CONTEXT
Montreat is situated in the Appalachian Mountains approximately 15 miles east of Asheville, North Carolina.  Founded 
as a spiritual retreat by Presbyterians, Montreat dates to 1897 when John Collins, a congregational minister from New 
Haven, Connecticut, and others arrived. Later, the Mountain Retreat Association (MRA) was established by church leaders. 
Today, the charming Town of Montreat has a population of 690 people who live on 1,756 acres, of which more than 60% 
is in conservation easement.  Home to Montreat College as well as the MRA, the town is known for its long history as a 
Presbyterian retreat and is appreciated for the qualities that contribute to its unique character: its natural setting, the small-
town feel of its built environment, and its people. More about Montreat’s origins and history may be found in the Montreat 
Today section of this plan.

1. 2  PURPOSE OF THE PLAN
Adopting the comprehensive plan is one step toward ensuring that new development and the infrastructure and services 
that accompany it help Montreat remain a tranquil town, while much of the natural environment remains intact.  Such a 
plan is a reflection of the community’s desires and serves as a policy guide that will aid decision makers over the coming 
years.  In order to be an effective guide, the plan must be comprehensive in the sense that it examines a number of key, 
interrelated factors simultaneously.  More importantly, it is strategic, identifying the most critical issues and defining short 
and long-term strategies for addressing those issues. Comprehensive plans are the most common type of plans used to guide 
development. It is a means of establishing a long-term vision typically looking 15 to 20 years into the future and is meant 
to be updated not less than every five years.

1. 3  PROCESS TO DEVELOP THE PLAN
The development of this Comprehensive Plan for the Town of Montreat took approximately 12 months. The steps involved 
include research and analysis, and synthesis of information pertaining to a variety of planning elements; meeting with 
Montreat representatives and others involved in the planning process; facilitation of a series of public meetings; preparing 
a conceptual plan for review by the town; and, based on this collective information and input, preparing and finalizing 
the Comprehensive Plan. The recommendations and implementation strategies identified provide a starting point for the 
implementation process.  Two very important aspects of this process were building on previous work and involving the 
community.

PREVIOUS WORK
The project initiation began with visits to the study area, a kick-off meeting and collection of geographic and other data. 
The team reviewed existing local plans, studies and regulations and used GIS data from Buncombe County to further the 
team’s understanding of the area. Research and analysis of these plans, studies and data include, but are not limited to, the 
following:

Comprehensive Plan Alternatives For Montreat, North Carolina (2003)
Montreat Conservation Easement
Montreat Wilderness Conservation Plan
A Study and Zoning Plan For a Proposed Area of Extraterritorial Planning and Regulation of Development By The 
Town of Montreat, North Carolina (1992)
Subdivision Ordinance For the Town of Montreat (Adopted 2000)
Final Recommendations of The Montreat Tomorrow Committee (1984)
Report to the Town Council of the Second Montreat Tomorrow Committee (1996)
Zoning Ordinance For the Town of Montreat, North Carolina (Revised 2005)
Parking and Traffic Analysis For the Town of Montreat (1982)
Town-wide Roadway Evaluation and Parking Study (2000)
Town of Montreat Capital Improvement Program Fiscal Years 2006-2011
Flood Damage Prevention Ordinance (2005)
Phase II Stormwater Ordinance For Montreat, North Carolina (2006)

•
•
•
•

•
•
•
•
•
•
•
•
•
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TOWN OF MONTREAT COMPREHENSIVE PLAN2

Previous planning efforts produced similar plans, such as the Town of Montreat Land Use Plan (1985), which provided 
specific recommendations regarding a future land use pattern for the town. In addition, Comprehensive Plan Alternatives 
(2003) was prepared by the UNC Department of City and Regional Planning as a way of helping the town understand 
various plan alternatives. These plans and studies were among the many documents reviewed in the initial stages of this 
process to bring forward the ideas that are still relevant today.  

COMMUNITY INVOLVEMENT
Community involvement included the formation of a Comprehensive Plan Steering Committee (CPSC), a series of 
interviews with key stakeholders, public meetings with members of the community, a day-long planning charrette with the 
CPSC and stakeholders and a community survey.

The CPSC was selected from a cross-section of people from the community to guide the process and provide valuable input 
at critical points during the process. The members of the Steering Committee are listed on the Acknowledgements page 
following the table of contents and list of figures near the beginning of this document.

A community survey was conducted to reach out to all residents, particularly out-of-town property owners, to gather 
feedback. Of 728 surveys sent out, 373 were returned, a remarkable response rate of 51%. The results of the survey appear in 
Appendix B.

The survey was vital to create a refined set of issues and opportunities that was then presented during the first community 
meeting on October 13, 2006. Meeting attendees were involved in an exercise to prioritize these issues. The purpose of this 
exercise was to determine issues most important to the community.  A quick review of the results of this exercise shows that 
the community’s top issues are preservation of the town’s character, management of growth and tax base and revenue sources. 
These issues are discussed in more detail later in this report.

The signature entrance to Montreat welcomes residents and visitors to town.
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“To seek ways to maintain and improve the quality of life, 

preserve the natural beauty and promote responsible growth while 
maintaining our community image, heritage and traditions.”
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ISSUES* GREEN** RED** TOTAL

Growth 45 16 77
Impact of Montreat College & MRA 30 7 44
Our Impact on MRA & College 2 0 2
Housing 4 1 6
Lack of Commercial Services 1 0 1
Preservation of Character 27 60 147
Scenic Ridge Protection 8 0 8
Roads 13 5 23
Poor Walkability 9 0 9
Parking 6 1 8
Stormwater Runoff 6 1 8
Water Supply 28 1 30
Tax Base & Revenue Sources 38 14 66
Forest Fire 2 1 4
Housing for Missionaries 2 1 4
Property Tax Increases 2 2 6

* Italicized issues were identified by community members during the first community meeting.
**Each participant was given two green dots and one red dot. They were asked to identify their top three issues they believe the Comprehensive Plan should address 
by placing a red dot on the most important issue and green dots on the two next important issues. The responses were weighted, scoring two points for each red dot, 
one for each green dot. 

A one-day charrette was conducted on December 1, 2006 with the Steering Committee, Planning Board members and 
Town Commissioners to discuss the conceptual plan, which highlighted areas of change.  This was further refined and 
presented to the community during the second community meeting on January 2, 2007.  Feedback from the community 
was then woven into the process to create a draft plan, which was presented to the community during the third community 
meeting on the March 16, 2007.

The whole process of collecting information was aided by a variety of stakeholders who were interviewed over four days 
in late 2006 and early 2007. These individuals, selected because they are involved on a day-to-day basis with the issues 
affecting Montreat, were asked to share their insight into the issues and opportunities present in Montreat. A list of 
community stakeholders and the organizations and institutions of which they are affiliated is located in Appendix C. From 
these cumulative sources, an inventory of issues was clarified.

1.4 PLANNING AREA
Th e study area, or “planning area,” is defi ned as the area within the Town of Montreat’s town limits as well as areas 
within its extra-territorial jurisdiction (ETJ) in which the town can exercise its planning and zoning authority. Th e ETJ 
encompasses an area within a 2,451-acre conservation easement, the land 500 feet beyond its treasured ridgelines and two 
properties held in private ownership: the large parcel owned by the Billy Graham Evangelical Assocation and Camp Merri-
Mac. (See Figure #1). Unlike the land held in conservation easement and the protected ridgelines, these two large properties 
on the town’s western edge are signifi cant areas where future development may occur or be accommodated, including 
residential and some institutional uses. Inclusion of the ETJ allows the study to focus not just on the town itself, but the 
surrounding lands that, if developed, could directly or indirectly aff ect the future of Montreat in some capacity, potentially 
altering the character of the town and the quality of life its residents enjoy. 
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1. 5  ORGANIZATION
The plan is organized into three main sections - Introduction, Montreat 
Today, and Montreat Tomorrow.  Specific elements of the plan are discussed 
in both the Montreat Today and Montreat Tomorrow sections. Montreat 
Today outlines the range of issues and opportunities for each topic based 
on the initial research analysis and feedback from stakeholders, steering 
committee members, and the community. Montreat Tomorrow describes 
the final Comprehensive Plan and includes all of the supporting illustrations 
and design scenarios, which are accompanied by detailed descriptions 
of each area.  The latter portion of Montreat Tomorrow is devoted to 
recommendations and implementation strategies. Provided at the end of 
this document is an appendix, which includes information that has been 
referenced in the plan, such as the 2006 Community Survey and the list of 
stakeholders interviewed.
 

1. 6  KEY TERMINOLOGY

To better understand this report, it is necessary to understand the 
terminology with which it is written. Although the following terms have 
been further expanded upon in the entirety of this report, each has been
identified and briefly summarized for the reader’s comprehension:

• Comprehensive Plan Steering Committee:  Also referred to as the ‘CPSC’ 
or the ‘Steering Committee,’ this group was comprised of citizens and 
property owners representing a broad cross-section of the Montreat 
community and guided the comprehensive plan process.

• Stakeholders: A variety of land owners, agency and institution 
representatives, town staff, committee members, and others from 
Montreat who were able to enhance the research by providing insight 
and an additional layer of information regarding local issues and 
opportunities.

• 2006 Community Survey:  A survey that was conducted in conjunction 
with this comprehensive planning process to gain knowledge of the 
community’s attitudes toward growth and development within Montreat.

• Design Scenarios:  A method used to communicate the spirit of the 
comprehensive plan by illustrating the results of putting the policies into 
action.  (Three design scenarios were completed and can be found in 
Montreat Tomorrow).

• Extra-Territorial Jurisdiction: Also referred to as ETJ, it is the legal ability 
of a local unit of government to exercise planning and zoning authority 
beyond its municipal boundaries.  This permits governing bodies to make 
certain decisions about land development beyond the corporate limits.  

• Goals:  Value-based statements that are not necessarily measurable.  For 
the purposes of this plan, they express an ideal future condition.

• Recommendations: A general course of action intended to achieve a stated 
goal.

• Strategy: A specific action employed by those involved in the 
implementation of the plan. Each strategy is related to the 
recommendation it follows.

• Undeveloped Land: Land in its natural state before development.
• Protected Land: Land that has been protected from future development 

TOP TWO IMAGES:  The Comprehensive Plan 
Steering Committee was instrumental in creating 
a vision for the future of Montreat. BOTTOM:  
Continual input from the Montreat community 
guided the plan process from beginning to end.
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5TOWN OF MONTREAT COMPREHENSIVE PLAN  

through a mechanism that takes away existing and potential development rights.
• Conservation Subdivision Design: A type of subdivision design that devotes a large percentage (locally-defined, not 

prescribed) of land area within a residential development to permanent open space.
• Dwelling Units per Acre (DUA): The number of residential housing units per acre of land.
• Shared Equity Homeownership (SEH): An approach to achieve affordable homeownership where a state or local 

government provides funding to help an individual purchase a home. In return for this public investment, the 
government entity shares in the benefits of any home price appreciation which may occur. The public’s share of the 
home’s appreciation may be used in two ways; it can either be returned to the government in the form of a cash payment 
that may then be used to help another home purchaser, or it can stay with the home, reducing the cost of the resale of 
that home to the next buyer.

• Table-Top Parking: Parking that takes advantage of the slope in such a way that it allows for two levels of parking, one 
above the other but each accessible via an at-grade driveway.

•   Accessory Dwelling Unit (ADU): A dwelling unit either attached to a single-family principal dwelling or located on the
    same lot and having an independent means of access, such as a “granny flat,” for example. ADUs differ from accessory 

apartments in that, if permitted by local ordinance, it has a separate means of access and can be a separate structure on 
the lot.
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2.0 MONTREAT TODAY
As written in the MRA’s original charter, the organization was established in 1897 for the purposes of “establishing and 
maintaining a municipality containing assembly grounds for encouragement of Christian work and history.”  In 1907, 
the MRA courted the Presbyterian Church USA General Assembly to endorse a plan that would secure the affi  liation of 
Montreat and the Presbyterian Church USA.  Subsequently, the Trustees of the MRA gained control of Montreat. Dr. 
Robert C. Anderson and others shared the vision that modern Montreat has become. Th e MRA has become one of the 
three national conference centers operated by the Presbyterian Church USA.  Th e MRA off ers a year-round schedule 
of conferences and retreats.  It operates the 2,000-seat Anderson Auditorium and various lodging facilities such as the 
Assembly Inn, Windsboro and many cottages. Together, these lodging facilities provide approximately 500 beds.    MRA 
activities include programs on environmental education, camps and clubs for hiking, overnight camping, swimming, and 
boating among others. Meals, an annual patron’s fund, donations and supportive programs fi nancially support the MRA.

Early basic municipal services were provided by the MRA, but when the Town of Montreat incorporated in 1967, it took 
over those services. Th e government operates under a mayor-council form of government, composed of a mayor and fi ve 
commissioners. Government is responsible for providing services to the town, overseeing daily operations and evaluat-
ing future planning needs.  Specifi cally, the town off ers services such as water, police protection, street maintenance, and 
sanitation. Sewer service is provided by the Metropolitan Sewerage District (MSD). Fire protection is provided by the Town 
of Black Mountain. Schools are under the jurisdiction of Buncombe County. Today, the town’s government operates on a 
limited annual budget of $1,828,800, derived mostly from property taxes and shared revenue from the state.

According to its Web site, today’s Montreat College germinated from an idea of Normal School during the early years of 
the MRA. Th e school’s fi rst session began in October 1916 with eight students. During its initial years, the school prepared 
young women to become teachers. It expanded its academic off erings to a four-year degree program in 1945. In 1956, the 
college restructured as a co-educational junior college, renamed as Montreat-Anderson, remaining associated with the MRA 
until 1975. In 1986, the school again became a four-year baccalaureate college, catering to the demands and circumstances 
of higher education. It changed its name to Montreat College in 1995. Th e college integrates faith and learning with a 
focus across the spectrum of liberal arts and pre-professional higher education.  

Montreat College is a major employer in the Town of Montreat.  Additionally, the college attracts residents, visitors and 
students to special events such as a variety of musical and theater performances, athletic competitions, prominent speak-
ers, visual art displays, adult learning programs, worship activities and educational trips abroad.  In addition, the college’s 
library serves as the community’s library with resources ranging from children’s books through research materials rivaling 
those of a much larger university.  Montreat College reaches out to communities beyond Montreat’s town limits with satel-
lite campuses in Asheville and Charlotte, North Carolina. In addition, the college recruits and attracts students from across 
the nation and around the world. Out-of-state enrollment comprises 40% of the student body, and students from 26 states 
and 10 countries attend the school. With an eye to the future, Montreat College has developed its own strategic plan. Th e 
college plans expansion in Black Mountain where it owns property and has plans to build additional academic buildings 
and recreational facilities. Ultimately, the goal is for student enrollment of 1,200 within its Montreat/Black Mountain 
Campus.

2.1 CHARACTER & DESIGN
Montreat’s character is defi ned by its natural and built form, its citizens, as well as its unique spirit.  Montreat is a town 
secluded unto itself as it is surrounded by pristine mountains and wilderness.  

What is the Montreat character? For many residents and visitors it is defi ned by the spiritual connection they experience 
through their faith. For others, it is Montreat’s beautiful natural setting among mountains and lush green vegetation, 
scenic ridges and tranquil vistas. Th ere are those who appreciate Montreat’s small-town charm, its physical appearance and 
architecture, its historic buildings, and social character. Community desire expressed during stakeholder meetings sustains 
these opinions, none more than the desire to maintain the spiritual experience of Montreat. An overwhelming 91% of 
respondents believe the town’s spiritual history is the foundation of the community and should be preserved. Th ree-quarters 
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said they want Montreat to remain unchanged as much as possible in the next 20 years. Such responses are deeply rooted in 
the experiences residents and visitors have during their time in Montreat. To preserve this unique experience is to preserve the 
character of Montreat, defi ned by the town’s natural setting, the history of its built form, and its people.

NATURAL SETTING
Located in the southern Appalachian’s Blue Ridge Mountains, Montreat’s natural setting is striking. Key ingredients that 
defi ne the natural setting of the town are its mountains and ridges, creeks and streams, and natural habitats.

A. Mountains & Ridges
Th e town core is surrounded by beautiful mountains and scenic ridges. With names and histories of their own prior to 
the founding of Montreat, these remarkable hilltops were standardized by name by the federal government in the 1930s. 
Greybeard Mountain, Lookout Mountain, and Brushy Knob gracefully rise above Montreat.  Th e naming of these mountains 
and how they are tied to local history makes them part of a collective experience that has transcended through various 
generations. Most of these mountaintops are accessible via a network of wilderness trails that were built by volunteers of 
the Mountain Retreat Association. Th ey are currently maintained by volunteers of the MRA Wilderness Committee, the 
Cottager’s Wilderness Committee, and the Town of Montreat Parks and Recreation Committee. Today, over 28 miles of 
trails are enjoyed by hikers and those who seek beauty and inner renewal. Th ere has been a sense of stewardship and a 
desire to preserve the land by town residents, the MRA, and volunteers, as well the users of this wilderness area. Th is lasting 
stewardship has kept the area in its natural state for more than a century.

Montreat has recognized the ridgelines as a valuable aspect of the town and has taken measures to ensure the visual link to the 
surrounding environment is preserved. Th e town’s Ridgeline Protection Overlay District enforces regulations to ensure the 
view. Th e overlay district, designed while the State of North Carolina enacted the North Carolina Mountain Ridge Protection 
Act, reinforces the visual connection. Further, the town established an Extra-Territorial Jurisdiction (ETJ). With the 
corresponding conservation easement established by the MRA, the ETJ extends “500 feet on all sides of the summit of certain 
ridges.”   Th e regulation will not only preserve ridges within the town’s jurisdiction, but beyond.  Th e purpose of the district is 
to “protect sensitive woodlands on the ridge tops in and around the Flat Creek Basin which contains the Town of Montreat.”  

M
O

N
T

R
EA

T
 T

O
D

AY

Among Montreat’s most valued characteristics is its natural setting.  The mountains and ridges that surround Montreat to the west, east, and north 
provide it serenity and peace.  Views to these areas are valued and protected through conservation easement and ridgeline protection overlay 
districts.
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Other regulations do not specifi cally protect the ridgelines, but protect 
viewsheds to the ridgelines.  As set forth in the town’s zoning regulations, 
maximum building heights range from 35 feet to 40 feet for residential 
uses and 40 feet to 60 feet for institutional uses. While these restrictions 
need to be re-evaluated, height limitations on buildings prevent future 
obstruction of viewsheds and maintain the current visual connection to 
the natural environment.

B. Creeks & Streams
A web of creeks and streams permeates the landscape, performing the 
environmental function of drainage, but also creating an ambiance that 
reinforces the spiritual nature of the place. Th e largest stream, Flat Creek, 
runs north to south through the town’s core along Assembly Drive. Flat 
Creek’s ever-fl owing waters are faithfully fed by Slaty Branch, Big Piney 
Branch, Kitchen Branch, and Puncheon Branch. Th e water of these 
streams backs-up behind a dam constructed in 1926 on Flat Creek to 
form the town’s Lake Susan. Recent development in Montreat has created 
run-off  into these creeks and streams, and erosion is a concern. Th e town 
is currently mapping the fl oodplain and fl oodways of major creeks and 
green space, defi ning areas where development might be further regulated 
to help preserve land along the waterways.

C. Natural Habitats (Vegetation & Wildlife)
Lush green vegetation consisting of many native species of plants dot the 
wilderness area and the core of Montreat. Preservation of native plant 
species and natural wildlife habitats is one of the issues identifi ed during 
stakeholder meetings. In fact, preservation of this remarkable area is so 
important that the National Wildlife Federation has designated Montreat’s 
wilderness area North Carolina’s fi rst Community Wildlife Habitat. Sur-
rounding the town is natural habitat of the black bear and other wild-
life, which poses safety issues for the users of wilderness trails, as it does 
for animals as well. Native plant species, such as Carolina and Eastern 
Hemlock, have also become endangered due to the continued spread of a 
non-native insect, the Hemlock Woolly Adelgid.

D. Conservation Easement
Furthermore, a large percentage of Montreat’s land, public and private, has 
been preserved by residents and groups through conservation easements.  
Th is benefi ts vantage points from within the town as the land protected by 
conservation easements limits the obstruction of viewsheds to the ridge-
lines.

Montreat’s extensive conservation easement has limited the future 
development to some extent, and has potential to spur redevelopment 
activity.  Given the small, fi xed number of lots available for development 
and continued growth in Montreat, the redevelopment and expansion of 
existing units could create larger housing units than what currently exists 
in the town. Th is has the potential to alter, if not obstruct, the views of 
the mountains and their ridgelines.  Currently, Montreat lacks regulations 
other than height restrictions to limit building scale.  However, 85% of 
residents surveyed agree that new development and redevelopment should 
have limited impact on viewsheds. 
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ABOVE: As rain and freshwater from the mountains 
fl ow down and through the town, creeks and 
streams serve as conduit that controls the 
watershed.  Montreat has carefully developed 
around these areas to prevent contamination and 
disturbance of its creeks and streams.  

ABOVE: Preservation of views to Montreat’s 
mountains and hillsides is a primary concern of 
the town’s residents.  Breathtaking views such as 
this have been enjoyed by Montreat’s citizens for 
generations.  The conservation easement protects 
this land from development as owners of the land 
have placed it into a trust for future protection.
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Architectural characteristics are highlighted in these sketches to pinpoint a few of the elements that contribute to Montreat’s style.  

BUILT FORM
Th e built environment of Montreat is deeply rooted in its history. Th e stone archway gate at the entrance of the town gives 
the visitor fi rst glimpse of the historic built fabric. Prominent buildings such as Assembly Inn, buildings on the Montreat Col-
lege campus, and cottages further reinforce this historic character. More than half of Montreat’s housing stock is historic. In 
fact, much of Montreat’s historic residential construction was completed during the town’s fi rst 20 years, with half of homes 
built prior to 1951.

Th e uniform style of architecture of key MRA buildings such as Assembly Inn and Anderson Auditorium, and Montreat 
College, along with the cottage-style residential architecture unique to Montreat, reinforces a common architectural vocabu-
lary that complements the beautiful natural setting. Th e use of stone as construction material for prominent buildings such 
as Assembly Inn, Anderson Auditorium and Howerton Hall reinforces the style of built form unique to Montreat. Today, 
Montreat’s historical appearance is in fl ux. New construction and residential renovations are not in the same scale or size of 
the familiar Montreat cottages.

Houses built on hillsides and stone construction are characteristic of the residential structures in Montreat.
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Assembly Inn is one of Montreat’s signature buildings.  Located within the Town Center, it can be seen from across Lake Susan for a 
picturesque view.
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2.2 MANAGEMENT OF GROWTH
Montreat is a unique community in that typical growth and planning models simply do not apply.  While it is possible to 
gather data on traditional planning parameters, as was admirably done in the 2003 document entitled “Comprehensive Plan 
Alternatives for Montreat, North Carolina,” these data alone do not begin to paint a picture of the future.  A community 
survey conducted in the initial data and opinion gathering process revealed preferences to maintain the community’s historical 
characteristics but does not answer the many confl icting questions tying the town’s past to its future. Of critical importance is 
how the town intends to grow and what types of uses it will, or will not, accommodate. See Figure #2, the Existing Land Use 
Map.
 
Montreat cannot grow in the traditional sense. Th e physical limits of the community are reasonably fi xed. Bounded almost 
completely by a conservation easement and the Town of Black Mountain, the prospect for expansion through annexation is 
limited. With any such growth, the town would struggle to pay for required services in newly annexed areas. In fact, annexa-
tion could dilute the eff ectiveness of service delivery within the existing town limits.

Approximately 75% (or 63% not including roads and rights-of-way) of the town is restricted from development. Areas of 
town in permanent conservation, including open space, roads and rights-of-way, are perceived as valuable by town residents 
and visitors, but do not contribute to the tax base.

Signifi cant portions of the town are already developed predominately for residential use. Th ese areas are refl ected on Figure 
#2, the Existing Land Use Map.

Much of the remaining areas has been subdivided, but what will be developed is unclear.  Assuming all parcels can be devel-
oped, the Land Use Map might look something like the Trendline Map, Figure #4. Although there seems to be some uncer-
tainty as to the actual number of vacant lots left to develop, it is certain that developing many of these lots would be very 
challenging, if not impractical, due to the steep terrain (See Figure #5, the Steep Slope Map).  Street access and extension of 
utilities to new development would be diffi  cult and expensive in some places.  In addition, construction of roads to provide 
access to some lots could be potentially disruptive to the natural vegetation.  

Further, growth pressures exist. As residential development increases the population grows. As Montreat College adds stu-
dents, the demand for campus expansion grows.  As the MRA continues to refi ne programs to attract and retain visitors over a 
longer season, the number of seasonal visitors grows. Th ese guests seek Montreat’s quiet solitude and natural beauty, yet their 
extended stays further impacts the character of the town.  Growth impacts the community in predictable ways- increased traf-
fi c, and increased demands for town services. Growth in any form will increase the pressure on the quality of life in Montreat.

Just outside the town’s corporate limits but inside the town’s ETJ, the Billy Graham Evangelical Association (BGEA) owns 
147 acres on the southwest side of Montreat. Currently, the association’s property is only accessed through the town and may 
one day present an opportunity to develop the site in the same character as Montreat.

Of the remaining areas, signifi cant portions of the town are devoted to the facilities of the Mountain Retreat Association 
(MRA) and to Montreat College.  Chartered before the turn of the last century to essentially function as would a municipal-
ity, the MRA constructed streets, a water system, a sewer system, and recreational facilities.  Th ese facilities are now, by and 
large, the responsibility of the Town of Montreat. Sewer is provided by the Metropolitan Sewerage District and, while the 
town has many facilities within its jurisdiction, Montreat does not own nor maintain any recreational facilities.

2.3 TAX BASE & REVENUE SOURCES
As discussed in the previous sections, Montreat lacks the usual mix of land uses that provide a balanced tax base.  It is not 
unusual to fi nd communities with large areas of tax-exempt property. Many mountain-area governments deal with a similar 
problem due to the locations of state and national parks and forests.  However, Montreat’s extremely large percentage of the 
community to be in a tax-exempt status is a burden. Single-family homeowners and the owners of vacant lots are the only real 
source to generate most local revenue.  Th e increase in property values that has occurred in recent years will add potential for 
the town to build its tax base but the burden is squarely upon the residents and non-resident owners.  As Montreat grows, or 
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even if it doesn’t, the costs of operating the town, maintaining streets and utilities, meeting the mandates of new rules such 
as those relating to water quality, and meeting the expectations of its citizens will continue to rise. New sources of revenue 
will need to be identifi ed and fairly considered for use to meet the community’s needs.

Th e Town of Montreat operates on a limited budget and, like most municipalities, is currently searching for methods to 
increase revenue. An improved revenue picture would allow the town more fl exibility to meet its current and future needs. 
But Montreat, and all municipalities in North Carolina, have only the ability to raise revenue that is allowed by the General 
Assembly. Th ese limits are further compounded in Montreat by the large amount of land and property that is ‘not taxable’ 
as it is owned by the MRA, Montreat College or other ‘tax exempt’ institutions. Th e town will need to be creative to fi nd 
means to expand revenue to operate and provide services, traditional and newly imposed.

2.4 IMPACT OF MRA & COLLEGE
Prior to incorporation in 1967, the town of Montreat’s services were provided by the MRA. Beyond being the center of 
activities, the MRA constructed and maintained roads and built the water system. Today, these burdens are shouldered 
by the town. Th e tax-exempt MRA is the town’s largest land owner, hosts thousands of visitors annually and is a large 
consumer of services. 

Citizens speak fondly of summers spent with family and friends in Montreat’s Christian setting. Generations have come 
to Montreat over the years to learn and enjoy the fellowship developed by the MRA. Historically, it is the heart of the 
community. Th is tradition continues but in the context of modern times and pressures. Th e MRA is in the process of 
evaluating its own future course and the outcome of that evaluation will have implications for the town in terms of 
demands for services and the means to provide it.  

M
O

N
T

R
EA

T
 T

O
D

AY

Together, Montreat College and MRA are the largest land holders in Montreat.  
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For example, if the MRA expanded its traditional summer season to include programs in the spring and fall, there would 
likely be additional demands placed on the town’s water system. Overlapping with the college’s academic year could com-
pound some traffi  c and parking problems. Similarly, competition for housing could force some students or conference attend-
ees to seek housing elsewhere, even outside Montreat. Taken individually, these may seem like minor matters but collectively 
they could lead to signifi cant disruptions in the life of the community.  If the MRA plan also called for new construction or 
redevelopment of some of its existing properties, the community’s appearance and quality of life could be aff ected.  In a small 
town, even small decisions can have a large impact.

Montreat College also has plans to grow.  Unlike the MRA, the college has the ability to expand its facilities outside of 
Montreat on land that it has been able to acquire.  Th e long-term goal is to leave the main campus in its present location and 
to provide for other facilities off -site if needed.  But this relies on the college’s ability to be able to do some expansion of the 
main campus and/or its buildings to accommodate a larger student population and additional staff .  Such expansion could 
impact nearby properties and bring additional housing demands to Montreat.  According to the community survey, most 
respondents are not supportive of additional, higher density housing. College students could have a diffi  cult time fi nding 
housing choices within the town, resulting in more traffi  c from commuting students who will also need additional parking. 

With these issues outstanding, questions remain from confl icting community survey results.  For example, while 42% of 
respondents thought the town should plan for and encourage the expansion of the MRA, only 34% thought the town should 
plan for and encourage the expansion of the college. Nearly half opposed additional student housing.  Yet, no one would sug-
gest that either of these institutions be prevented from growing and prospering.  But as they grow and demands for services 
increase, how will the town aff ord the costs of new or expanded services? Revenue will be critical for the town.

2.5  HOUSING
Historically, the citizens of Montreat have discussed the need to do a better job with housing choices. Th is need is three-fold. 
First, Montreat was founded upon a number of principles and missions, among them the heartfelt desire that retired church 
workers, missionaries and ministers be able to aff ord to live in the town. While this mission has been repeated in various 
MRA reports and studies through the years, little has been done to address the need to build more types of housing that re-
tired church workers can aff ord. Secondly, during the summer months the town has a substantial infl ux of visitors who come 
to Montreat to attend conferences and vacation with family. Montreat routinely has a shortage of housing to accommodate 
these visitors during the peak summer demand period. Lastly, any future expansion plans by Montreat College must come 
with new solutions to the problem of housing students.

Simultaneously, there are changing demands in Montreat brought about by increased single-family home construction, the 
growth of Montreat College and its plans for future growth, as well as the changing and expanding programs of the MRA. 
Yet, as evidenced by the results of the community survey, these changing market forces impacting Montreat and the historical 
mission to provide a variety of housing choices for retired church employees and ministers are of less concern. An overwhelm-
ing 77% of those surveyed oppose higher density housing, usually more aff ordable by nature. An even larger majority, 82%, 
oppose the construction of apartments to house MRA and college workers, volunteers, students and staff . While such signifi -
cant opposition exists to higher density residential development, the survey reveals confl icting, nearly equally divergent opin-
ions, in regard to housing. Th e survey indicates 46% agree on encouraging a mix of seasonal lodging for students, volunteers 
and staff , and 54% agree on encouraging a mix of permanent housing for retirees and ministers. Again, market forces are in 
play. Land and the cost of new homes in Montreat are steadily rising, pressuring the existing housing stock as well. Residential 
properties make up the only signifi cant tax base in Montreat and the cost of future services will have to be balanced, at least 
in part, by property taxes. Th e cost to live in Montreat will be among the most discussed and perhaps contentious issues the 
community will face in coming years.
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Montreat’s land use is overwhelmingly single-family residential, such as this home typical of the Montreat style with its large 
porch, wide columns, stone foundation and pitched roof.  

Housing is a primary land use in Montreat and is a major infl uence in the town’s character.  The town has become a popular location in the second 
home market, increasing home values.
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2.6  COMMERCIAL SERVICES
Nearly totally reliant on property taxes, Montreat diff ers radically from other communities as it is almost completely absent 
of commercial and service uses. Most goods and services are supplied beyond the town’s jurisdictional boundary in neighbor-
ing towns such as Black Mountain. Th e town lacks the benefi t of commercial tax base to help provide the costs of municipal 
services, yet 80% of residents said in the community survey that they oppose commercial development.

However, in some of the latter community meetings, some residents stated that they were in favor of some services within the 
town (e.g., a café). At the initial community forums, general commentary reinforced the survey results, which revealed op-
position to additional commercial services. Residents say they rely on nearby Black Mountain to provide their needs of daily 
life. Even the smallest need requires a vehicle trip out of town. Th e lack of retail and service uses, coupled with so much tax-
exempt land and residential property, means future fi nancial burdens will fall upon homeowners and owners of the limited 
amount of vacant land in town.

Ten Thousand Villages is one of the few stores in Montreat.  
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2.7  TRAFFIC & CIRCULATION
Th e Town of Montreat is unique in its transportation infrastructure since it 
has only one way in and one way out of the community.  Although a restric-
tive element from a transportation network perspective, the stone arches are 
an artful entry monument to the town. Th is poses a potential problem in the 
event of an emergency evacuation. Topography and the limited connectivity 
to areas outside of town complicate the challenge. Th e core of Montreat is 
accessed by Assembly Drive. It connects the town to NC 9 and the nearby 
community of Black Mountain. It also provides access to Interstate 40. 
Roads such as Louisiana Road, Virginia Road, Mississippi Road, Texas Road 
and Lookout Road connect residential areas to the town center. Th ey are 
accessed from the main spine that is Assembly Drive. Based on the Town-
Wide Roadway Evaluation and Parking Study conducted in 2000, the town 
maintains 14.96 miles of roadway within its limits. Most of the roads that 
provide access to higher elevations from the town center are winding roads 
with sharp turns. Th is challenges emergency vehicles and increases response 
times.

VEHICULAR MOBILITY

A. Road Design & Construction
Although most of the roads within the town limits are considered to be safe, 
the road study of 2000 identifi ed three intersections in need of improve-
ment. Mississippi Road at Mecklenburg Circle, Mississippi Road at Virginia 
Road, and Kanawha Road at Mecklenburg Circle have problems in terms of 
sight distances, steep grades, or stop conditions. 

Other roads, especially at higher altitudes, remain unpaved and make some 
travel challenging. Lookout Road is one such example. In eastern Montreat, 
beyond Oklahoma Road, streets exist only on paper due to the way some 
lots were platted. Th ere is no allowance for topography along these ‘paper 
roads’ and may become a future issue if land owners attempt to develop 
these parcels.

Th e town currently has four one-way streets: portions of South Carolina 
Terrace, West Virginia Terrace, Texas Road and Gaither Circle. Vehicular 
circulation on these one-way streets works with few problems except on the 
portion of South Carolina Terrace during Sunday church activities when 
on-street parking makes circulation diffi  cult. Th e same roadway study identi-
fi ed diffi  cult travel where limited sight distance hinders drivers on narrow-
width streets. Th e study recommended that West Virginia Terrace, Kentucky 

Circle, Arkansas Trail, South Carolina Extension, Texas Road, Assembly Circle from Kentucky Road to Gaither Circle, and 
a portion of Virginia Road from Alabama Terrace to North Carolina Terrace be considered for one-way traffi  c fl ow. While 
these needs have been identifi ed, the community survey showed more than half, 53%, of residents are opposed to spending 
additional tax dollars on roadway improvements. Another 25% of respondents were undecided or did not reply. Roads were 
cited as being among the top concerns, as evidenced by the results of the community survey and the October 13, 2006 
community meeting.

B. Traff ic
Only during peak summer weeks is traffi  c congestion an issue. Based on a North Carolina Department of Transportation 
traffi  c survey in 2004, the Average Annual Daily Traffi  c (AADT) count outside the town limits on NC 9 is 3,700 vehicle 

Roadways in Montreat provide views to serene 
landscapes and access to locations throughout 
the town.         
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trips per day. Th is number, although a good indicator of average traffi  c fl ow in and out of the town, does not refl ect peak 
traffi  c volumes during summer months. Th e town has plans to conduct a traffi  c count during the summer of 2007 to assess 
peak season traffi  c volume. Th e study will give the town a better understanding of peak traffi  c conditions and how it aff ects 
mobility within the town during the summer months.  

C. Alternative Modes of Transportation
Transit service provided by Buncombe County, known as Mountain Mobility, connects Montreat to Black Mountain and 
Asheville.  Th e maximum usage during the 2006 calendar year was in June when 629 passenger trips were made. Th is roughly 
corresponds with the peak periods for MRA activities and the fall opening of Montreat College.

A detailed breakdown of passenger trips from 2004 to date and projections for July, August, September and October of 2007, 
is shown below. A quick look at the chart reveals that the number of passenger trips has increased in recent years and that the 
demand for such service is at its peak between June and October.
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Black Mountain Community Service Route - Passenger Trip Comparison
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NON-VEHICULAR MOBILITY
Th e scale of the town with its compact form and well-defi ned core lends itself to a very walkable environment. Th ere are 
two kinds of walking pathways. First is the series of hiking trails that connect the town with the surrounding wilderness 
areas. Of these trails, Old Mitchell Toll Road Trail connects the entrance of Montreat to the Blue Ridge Parkway via Rain-
bow Mountain Trail. It is one of the longest trails in the town’s vicinity. Greybeard Trail connects the town to the Greybeard 
Mountain. West Ridge Trail runs along the ridgeline northwest of the town and connects various unnamed peaks before 
ending at Big Slaty (False Greybeard). Th e second set of trails is the in-town trail network that provides connectivity within 
the town. One such trail is the Gate Trail. One may walk from town entrance to town core along Assembly Drive and Flat 
Creek on this trail, characterized by its very narrow dirt path. 

Montreat is a safe place to walk and bicycle. 75% of survey respondents said they feel safe and comfortable walking in 
town. Although there are many long-distance hiking trails in the wilderness areas, and some opportunities for biking, the 
internal trail system is weak. It would benefi t from greater connectivity to key destinations within Montreat. Th ere is an 
identifi ed need for a multi-use trail within the town core that could be used by diff erent demographic groups for diff er-
ent purposes – jogging, walking, and biking. Such a system of trails would be especially useful for students who want to 
connect to various destinations and for visitors during summer months to walk from lodging to campsites. Lastly, there is 
a need to link pedestrian walkways to parking lots. Th e town’s Park and Recreation Committee is looking into strengthen-
ing the internal trail system, as well as connecting trails to other communities, such as Black Mountain. Th at study will be 
further refi ned after this process.

During the stakeholder interview process town residents suggested that they prefer pathways and walkways to sidewalks. 
Organic pathways and walkways are found to be more in keeping with the character of Montreat. Over half of survey 
respondents, 58%, opposed the idea of the town building sidewalks. Nearly half of residents, 49%, said the town should 
build multi-purpose trails.

PARKING
Parking, although suffi  cient during most of the year, becomes an issue during the peak summer season when 1,500 to 
2,000 weekly visitors come to town. Among survey respondents, 70% agreed that the town needs additional parking during 
summer months to reduce pressure on the limited number of available parking spaces. A total of 461 parking spaces are 
scattered throughout the town (Comprehensive Plan Alternatives for Montreat, North Carolina, 2003). Currently, there is 
no charge or fee for student and visitor parking, although students are required to obtain a permit to park in campus park-
ing lots. Th ere is a nominal fi ne for parking violations. Additional parking is available near the town entrance by the stone 
gate, and these spaces are used heavily during the summer season.

LEFT:  Pathways are important for pedestrian connection purposes.  RIGHT:  The Gate Trail, a narrow dirt path that opens at the town entrance, con-
nects pedestrians to the town center. Existing pathways in Montreat need to be improved for the safety and circulation of pedestrians and bicyclists.
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Many see off -site satellite parking as a potential solution to alleviate 
the seasonal problem. Among respondents, 52% agreed that satel-
lite parking is needed for conference center visitors and students. 
Although there is a clear demand for parking, especially during peak 
season, 64% of survey respondents opposed the town exploring the 
need for a parking structure. More than half of respondents, 54%, 
said that parking management is more important than additional 
parking spaces.

2.8  INFRASTRUCTURE
Montreat’s infrastructure consists of a water system and stormwa-
ter. Other services are provided by other parties. Development and 
redevelopment in Montreat presents problems for stormwater as steep 
slopes and disturbance of vegetation create soil erosion and allow 
chemicals to enter creeks and streams.

STORMWATER
Th e important issue of stormwater is directly related to water quality 
and health. Run-off  from impervious surfaces, such as streets, parking 
lots and rooftops, sends chemical pollutants, unwanted materials, and 
especially sediment directly into streams without fi ltration measure-
ments through a water treatment facility. Sediment is particularly 
problematic.

Montreat’s stormwater run-off  is directly aff ected by the cleaning of 
and the loss of vegetation, impervious surfaces, hydrology, soil typol-
ogy, and the steepness of slopes.  Th e elimination of existing vegeta-
tion on hillsides during development exposes soils, allowing stormwa-
ter run-off  to carry sediment into creeks and streams. Development 
on steep slopes exacerbates the problem in that the increased velocity 
of the stormwater run-off  increases erosion. While much of Montreat 
is protected by a conservation easement, development and redevelop-
ment remains a factor in erosion and stormwater management.  

Montreat is greatly impacted by its amount of impervious surface 
areas (roadways, rooftops, parking facilities and other hard surfaces) 
where rainfall and run-off  are unable to be absorbed into soils. 
According to Planning and Urban Design Standards, impervious 
surfaces “preclude the infi ltration of precipitation into soils and can 
signifi cantly reduce groundwater recharge, subsequently lowering the 
water table, depleting groundwater supplies, and reducing ecological-
ly important base fl ow to streams and wetlands.” With relatively few 
parking spaces and a limited number of new homes built annually, 
Montreat’s ratio of pervious surface to impervious surface remains 
high compared to other towns. 

Still, accepted practices for stormwater management continue, such as 
faithfully adhering to federal regulations, encouraging land conserva-
tion and implementing recently approved new regulations.
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Although parking presents a problem during peak 
demand periods, there is ample parking throughout non-
peak demand periods. Parking needs to be organized 
more effi ciently.  
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Th e Federal Clean Water Act requires communities to adhere to management principles for stormwater run-off  and to control non-
point source pollution. A specifi c requirement of this act, known as Phase II, is written for smaller cities and towns such as Montreat.  
Specifi cally, Montreat follows regulation requirements established by the National Pollutant Discharge Elimination System (NPDES) 
Phase II Stormwater Program.  Th ese regulations are established to control polluted run-off  and thereby protect and improve water 
quality, safeguard human health, protect aquatic habitats and encourage stewardship and pollution prevention within Montreat.   
Requirements address public education, public involvement, illicit discharge detection and elimination, construction site run-off  
controls, post-construction site run-off  controls, good housekeeping/pollution prevention and municipal facilities.  Th e law requires 
Montreat to submit a plan and obtain a state permit to manage stormwater run-off , and to report regularly to the state about Mon-
treat’s adherence to the plan.  
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3.0 MONTREAT TOMORROW
3.1 GOALS

Given the existing conditions in Montreat today, a set of goals for the town’s future was established through the community 
involvement process. Th ese goals were used to guide the development of the Comprehensive Plan. Collectively, these goals 
establish a framework for policy initiatives created to implement the various objectives and initiatives that are found in the 
Recommendations & Implementation Strategies section of the plan. Th ese goals are not organized in the order of priority, all 
goals are equally important. However, the implementation strategies outlined later in section 3.3 are aimed at achieving these 
goals. Future prioritization of the strategies will be a refl ection of the importance the community places on achieving each 
goal.

Th e Town of Montreat will recognize the need for adaptive and constructive management of new development and  
  redevelopment of land and structures in the community while preserving the character, quality of life, and natural   
  beauty of the town.

Maintain the natural integrity of the Conservation Easement and Ridgeline Protection ordinance while integrating  
  passive recreation areas.

Preserve the character of both the natural and the man-made environments while providing for the development   
  and redevelopment of existing residential areas by developing and adopting standards for both land and building   
  development that preserves and enhances the community’s image while providing for responsible growth.

Preserve the character of both the natural and the man-made environments while providing better circulation for all  
  modes of transportation in the Assembly Drive corridor.

Manage growth in the outlying areas in a manner that protects views and the character of the natural environment  
  while providing opportunities for variations in housing form and layout.

Focus and facilitate community activities, new development opportunities, and more intense uses into the town’s   
  center.

Provide for safe and reliable water supply matched to the needs of the community and designed to serve future   
  development and redevelopment.

Provide effi  cient and reliable services to the citizens of Montreat that will accommodate future growth and limit   
  damage from local erosion and fl ooding while complying with state and federal water quality requirements.

Maintain a balanced network of streets, pathways and trails that accommodates the mobility needs of the residents,  
  visitors and students whether they travel by vehicle, bicycle or foot while providing safe access to the properties in the  
  community.

Create a highly interconnected system of non-vehicular circulation routes to provide connectivity to community   
  destinations with minimal disturbance to vegetation.

Improve parking effi  ciency in the Town Center and establish standards for better parking management in areas outside  
  the Town Center.

Identify sources of funding for general fund and earmarked expenditures focused on the implementation of the   
  community’s plans to manage growth and investigate alternative revenue sources to supplement the town’s budget,  
  reduce dependence on real property taxes and seek opportunities to expand the tax base with new development   
  consistent with the protection of the character of the community.

Th e town should seek opportunities to coordinate and cooperate with the MRA and Montreat College on matters of  
  common interest, including the joint use of facilities, use of land for multiple purposes, the accommodation of the  
  needs of all three parties, and protecting the character and quality of life of the community.

Th e town will embrace opportunities for alternative forms of land development and housing types to broaden the   
  range of housing choices for its citizens, visitors, students and faculty, and retirees while protecting the character of the  
  community.

Th e town should allow limited commercial development to allow for the daily needs of its citizens, visitors,  
students, and faculty and to provide a focus for other community activities while protecting the character of the 
community.
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3.2 THE PLAN FOR MONTREAT
Th e Comprehensive Plan for Montreat refl ects the community’s ideas for managing change throughout the town and the 
areas within the town’s jurisdiction. As depicted in Figure #6, the plan for Montreat’s jurisdictional area, and Figure #7, the 
Town-Wide Plan, and as described in the text that follows, the community has a desire to protect the many features that 
defi ne the character of Montreat while accommodating minor development and redevelopment that will maintain, if not 
enhance, the quality of life residents and visitors enjoy. Design scenarios have been developed to illustrate portions of the 
plan in greater detail. Th ese design scenarios represent only a few possibilities out of hundreds of potential ways to interpret 
the policies in the plan. Th ey demonstrate how such policies might be manifested in future development or redevelopment.

THE JURISDICTIONAL AREA BEYOND THE TOWN LIMITS
Th e plan for Montreat’s jurisdictional area addresses the future of the areas that lie outside the town limits where even 
limited disturbance could cause signifi cant alterations to the character of the town:  

•    the conservation easement, 
•  the scenic ridgeline areas, and 
•  the areas of potential change on the west side. 

In  their natural tree-covered state, these areas are the reason why the vistas from a variety of vantage points within the town 
are so scenic.  Th e plan refl ects the community’s desire to minimize development in these areas and, in doing so, maintain 
the viewsheds as well as the valuable plant and animal habitats, among other things.  

The Conservation Easement
North and west of Montreat’s town limits, yet inside the town’s ETJ, is a portion of the very large area of land in permanent 
conservation easement.   Envisioned as an area to remain undeveloped, the easement was established years before the 
development of this plan.  Th e only uses the community supports are limited to those dictated by the easement.  Among 
those uses are low impact trails that respect the unique and special environment of Montreat.  Th ey provide an amenity 
enjoyed by residents and visitors alike. Wells needed to ensure the town has an adequate future water supply are also 
among the uses deemed suitable for the conservation easement, provided the digging and placement of such facilities are 
undertaken in a manner that limits land disturbance.  Th e easement is more restrictive than any local regulations, such as 
zoning, and therefore, where in confl ict, the conditions of the easement govern.

The Scenic Ridgeline Areas
Th e scenic ridgeline, appreciated by the town’s residents and visitors, terminates most of the views from within the 
town.   Recognizing this, the town established an ETJ boundary to protect its treasured ridgelines.  As a result, Montreat 
exercises planning control 500 feet beyond the ridge.  Like the easement, these areas are also envisioned to remain relatively 
undisturbed.  However, a limited amount of uses are permitted, among them is agriculture, excluding logging.

The Areas of Potential Change on the West Side
On the town’s western boundary and within the ETJ are two large parcels of property, one held by the Billy Graham 
Evangelical Association and the other, known as the Camp Merri-Mac property, in private ownership. Unlike the land 
held in conservation easement and the protected ridgelines, these two large properties represent signifi cant areas where 
development may occur in the future, including some residential and institutional uses. If developed, each would have a 
signifi cant impact on the town. Th erefore, the plan calls for development that will complement existing development and 
be consistent with the character of Montreat, such as low density residential development.

THE TOWN-WIDE PLAN
As detailed in the Town-Wide Plan (Figure #7), Montreat is considered and evaluated from its core, the Town Center, 
outward along Assembly Drive, its residential components and its outlying areas. 
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 The Town Center
At the heart of town, Lake Susan is the centerpiece of Montreat’s Town 
Center. Th e lake is fl anked by institutional buildings used by the MRA, 
the college and church. Th e mix of uses in the Town Center includes 
civic, institutional, service and residential uses, making the Town Center 
the most appropriate area to integrate a variety of desired non-residential 
uses. Th rough infi ll development, redevelopment and adaptive reuse of 
some structures, the introduction of a wider range of uses could strengthen 
this area as Montreat’s Town Center. Based on predominant land use 
and activities, the plan looks at three sub-areas within the Town Center, 
identifi ed as Town Center 1, Town Center 2 and Town Center 3, as 
delineated in the Town-Wide Plan.

Town Center 1 (TC1) is planned mostly for institutional uses and 
activities centered around the MRA. In addition to institutional uses, this 
area could include offi  ce, civic, residential and service uses. In TC1, the 
possibility exists for collaboration between the MRA and the college to 
address housing needs, especially the lodging needs the MRA experiences 
during the peak summer visitor season. Th e joint use of facilities could 
be encouraged here. Redevelopment infi ll opportunities also exist. For 
example, the Presbyterian Historical Society building at the intersection 
of Assembly Drive and Lookout Road could be utilized by the MRA as 
potential offi  ce space or by the town as a potential Town Hall, welcome 
center or community center. Despite being closed since June 2006, it 
could be used for a number of civic purposes, even while some of the 
organization’s artifacts remain housed there. 

Like TC1, Town Center 2 (TC2) is envisioned mostly as institutional with 
uses and activities centered around Montreat College. In this area, college 
offi  ces and classrooms, student dormitories, staff  housing and parking 
could be complemented by more of the same. In fact, the college has 
previously identifi ed its need to expand or construct new dormitory space 
for an additional 400 students as it plans for future growth. 

Th e Baseball Field Design Scenario (See Figure #9) specifi cally addresses 
the need for more student housing. Located just south of the Town Center, 
the baseball fi eld site could be redeveloped as a dormitory. But because of 
this central location, as well as the demonstrated need for more housing 
during Montreat’s annual seasonal infl ux of visitors, this dormitory could 
also house staff  and MRA’s conferees when not occupied during the 
academic year.  At two fl oors, this concept illustrates roughly 110 rooms 
of student housing. At two students per room, this will accommodate 220 
students, more than half of the college’s projected enrollment growth in 
coming years. Th is two-story dorm scenario could be further expanded 
to three or four stories without signifi cantly aff ecting the character of 
Montreat, providing additional housing options for college staff , MRA 
volunteers and MRA conference attendees. Like any new construction 
in Montreat, the architecture of this building should be in keeping with 
structures nearby, such as Assembly Inn and Anderson Auditorium, and 
employ similar building materials, like stone. It should be noted that, like 
other design scenarios, this is one out of many possibilities to develop this 
site. Montreat College has not endorsed this scenario. 

Open spaces in the Town Center create an environment 
where people can relax.

New structures in the Town Center should feature lush 
vegetation.

New services in the Town Center could potentially 
provide additional dining options for Montreat.

The Town Center development could supply a variety of 
needs while respecting its immediate surroundings.

There are limited retail options in Montreat, 
but as and when Town is ready for it, it could be 
integrated in a way that fi ts with Town’s character.
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An additional benefi t the town could realize from this concept, if implemented, is its basement level parking structure 
that could accommodate 165 vehicles. Meant for student parking during the school year, the parking structure would be 
valuable during the summer season when visitors attend conferences and vacation with family in Montreat. Th e benefi ts 
of the parking structure are covered in more detail in the parking recommendations provided in section 3.3.7 of Montreat 
Tomorrow.

Town Center 3 (TC3) could be a good location to have a mix of uses that complement uses in TC1 and TC2. Such a 
mix of uses could include a variety of residential uses such as dorms, townhomes or other residential products. Another 
use could be a small store. Presently, even the quickest trip to a store requires the Montreat resident to drive to Black 
Mountain. Other uses could include a patio café or small restaurant where patrons could enjoy the natural beauty of Lake 
Susan and the views to the ridges that surround Montreat.

Figure #10, the Town Center Design Scenario, shows one way the area can integrate complementary uses in this area. Open 
space used by the community today could continue to be utilized in the same fashion tomorrow. Buildings used for civic 
purposes could continue to be used in that manner. For example, the fond memories many residents and visitors have of 
barn dances should be relived and strengthened by the continued use of the barn for dances. At the lakeside, topography 
allows the creation of a stepped open green that could provide a gathering place for outdoor performances in the heart of 
Montreat or, when not in use for that purpose, a quiet space for passive recreation. 

Among the buildings that currently exist, the Town Center Design Scenario addresses potential uses of the Left Bank 
building, including its continued use as offi  ce space. Other uses could include services such as a patio café or restaurant, 
even civic uses. Directly northwest of the Left Bank building and labeled on Figure #10 as “Infi ll Opportunity 1,” two 
structures with the potential to house a variety of uses are illustrated. Th is pair of buildings could be up to three stories 
tall, depending on the need for space. However, in order to maintain similar mass and verticality as surrounding buildings, 
each structure should be two stories and have architecture complementary to that of the Left Bank building and Assembly 
Inn. Any new structures proposed for Montreat should accommodate the need for certain services, housing or institutional 
requirements, as well as respect the historic composition of the built environment fl anking Lake Susan.

Assembly Drive
As the gateway into Montreat, Assembly Drive is envisioned to remain a scenic entranceway and corridor that sets the tone 
for the place. However, over time, minor changes could occur to allow this corridor to accommodate a wider variety of 
land uses without signifi cantly altering the character of Montreat. A range of uses along Assembly Drive could include a 
richer mix of uses: institutional uses of the MRA, the town or churches; mixed-use; residential; services such as a bed and 
breakfast. Along Assembly Drive, the road’s cross-section may be changed to better accommodate non-vehicular traffi  c 
more comfortably to provide improved connectivity between destinations, as well as the use of multiple forms of mobility 
(See Figure #11, Assembly Drive Circulation Improvements).

Residential Areas
Historically, the primary land use in Montreat has been single-family residential development (See Figure #2, the Land 
Use Map). In the Montreat of tomorrow, the community envisions a continuation of this pattern.  Th e plan calls for two 
areas of primarily residential development. As shown on Figure #7, the Town-Wide Plan, Residential Area 1 could be 
predominantly single-family residential while Residential Area 2 could have a mix of residential types, single-family and 
multi-family.

Residential Area 1 could maintain a density of four dwelling units per acre (DUA) for single-family residential. Here, 
the appearance of existing single-family residential should be maintained for visual continuity. Montreat has a distinctive 
style of residential architecture, the cottage style, that honors specifi c design characteristics such as building materials, 
the consistent pitch of the roof lines, façade widths, the proportion and rhythm of fenestrations, and large porches. Th e 
scale in relation to other elements of the built environment in town and setbacks are also consistent. In addition, the built 
environment should continue to be integrated into the natural vegetation that is well preserved in Montreat. 
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Residential Area 2 could exhibit all the characteristics of Residential Area 1 except that it may allow a wider variety of uses 
and achieve the slightly higher densities, as contemplated for the area through zoning. In addition to typical single-family 
residential, Residential Area 2 could include bed and breakfasts and multi-family residential uses of up to fi ve DUA. Such an 
increase in density is due to two reasons: the area’s gentle topography and its proximity to the Town Center. 

Founded upon an historic mission to provide opportunities for retired church workers, missionaries and ministers to live in 
Montreat, housing to accommodate them has always been an identifi ed priority in town. Today, market forces, the seasonal 
infl ux of visitors, and the rising cost of land and construction are among the many factors impacting housing costs in 
Montreat. Th e plan addresses these issues in calling for a variety of housing types. In addition to Residential Areas 1 and 2, 
it identifi es various locations throughout the town for additional housing and lodging, and suggests the appropriate housing 
types possible in those areas. For example, the plan calls for providing housing for retired ministers in the Town Center (See 
Figure 7, Town-Wide Plan) and it calls for the housing of students in a new dormitory to be built on the site of the current 
baseball fi eld (See Figure 9, Baseball Field Design Scenarios). Th e plan suggests additional housing options for the MRA, its 
staff  and volunteers and provides potential locations for infi ll development as an opportunity for the MRA, college and town 
to partner to fi nd solutions to housing issues.

Outlying Areas
Inside Montreat’s town limit are general pockets of potential change areas, generally located toward the periphery of the 
valley and therefore referred to as outlying areas. (See Figure #7 for the location of these areas.) Th ey include the Harmony 
area, the Claybrook property area, the Lookout Road area, the Upper Kentucky Road area and the Northern Montreat area. 
Th ese areas are important to the town because changes could signifi cantly alter the character of the town and its much-valued 
viewsheds. Here, the plan off ers three design scenarios: conventional 
subdivision design, conservation subdivision neighborhood design and 
cluster design. Th ese three design scenarios are seen as fi gures 8A, 8B and 
8C and are detailed in this section of the plan.

Th ese areas represent the few remaining developable areas that have not 
been placed in the conservation easement.  While adding these areas to 
the easement is an option each property owner could consider, it is more 
likely that the owners will develop these parcels at some point in the 
future.  Because of the topography and diffi  cult access, these areas present 
opportunities to stray from the conventional subdivision.  Some areas 
would require the assemblage of several parcels for replatting so that the 
layout of a future subdivision is more sensitive to the physical constraints 
that have been an obstacle to development for some property owners. 
Th e uses are expected to be primarily residential at current densities of 4 
DUA, with some areas providing more variety of residential choices than others. 
Th e conservation subdivision approach suggested in the plan allows for the same density on smaller lots by modifying the 
minimum lot size requirements in the ordinances to protect more open space. Studies have suggested that people place more 
value on preserved open spaces and are willing to live on smaller lots to be near—and have access to—these open spaces. 

Regardless, development should be mindful of and protect current views and the natural environment. In addition, all new 
development should be consistent with the Montreat character, scale and architectural style that has been previously explained 
in this report. Th is includes minimal disturbance to existing vegetation, limited impervious surface area and respect for 
existing mountain viewsheds.

In order to provide an example of how the outlying parcels may develop, a series of design scenarios has been provided for 
the Claybrook property if and when the owner decides to develop it. Located along Chapman Road, the Claybrook property 
is one of the few, larger developable properties in Montreat.  Th e site is approximately 9.7 acres.  It is surrounded by single-
family detached housing to the north and undeveloped land to the east, south, and west.  Th is undeveloped area is currently 
located within the conservation easement.  Th e site is currently bisected by the Rainbow Trail, a low-impact trail that is part 
of a town-wide and regional trail system.  
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Residential development will offer more open space and 
be less intrusive on the natural environment. 
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Th e scenarios presented off er three diff erent possible approaches to how the site could be developed. Th is is only a design 
study, one of many ways to interpret the policies in the plan, and shows how such policies might be manifested in future 
development or redevelopment. Th e fi rst approach is a conventional subdivision design that illustrates what can be done 
based on existing regulations. Th e second approach is a conservation subdivision, a design that protects a large amount of 
open space and clusters single-family lots together to limit the impact on the natural environment.  Th e third example is 
the cluster design approach. It protects a large portion of open space and may provide a diff erent housing product than 
single-family homes.  Th ese three scenarios are defi ned as follows:

Conventional Subdivision Design (Shown as Figure #8A)
Th is type of development utilizes the maximum area available on a given parcel of land. Currently, zoning regulations 
and the lack of conservation incentives encourage the conventional approach. Using the Claybrook property as a test 
case, a conventional subdivision would, by right, off er 33 units. Th is provides a gross density of 3.4 units per acre, which 
is allowed by the current zoning code. Th e conventional neighborhood development does not necessarily set aside land 
for conservation purposes nor does it try to preserve existing views from lower elevations toward the mountainside; the 
land could be extensively graded and developed, leaving behind a limited amount of aged vegetation. One of the largest 
problems is the exposure of this development from various views in Montreat. Conventional design does not often result in 
uninterrupted viewsheds.

Conservation Subdivision (Shown as Figure #8B)
Driven by the desire to conserve open space, conservation subdivisions reduce the per unit impact on the environment by 
creating smaller lots and bringing them close together. Th is is done to maximize the amount of open space and conserve 
land for a variety of open space purposes, such as the protection of natural habitats. In the instance of the Claybrook 
property, as shown in Figure #8B, a conservation subdivision would conservatively off er 35 lots, 6% more than otherwise 
would be allowed. Th is particular illustration preserves close to 40% of the site, while the remaining land is used for the 
development of single-family detached housing units. Th ese “pods” could each contain a handful of homes while the rest of 
the site is protected from development. Th ese homes, which should refl ect the character and design of Montreat’s unique 
architectural style as highlighted in the Montreat Today portion of the plan, should be one to two stories tall. If appropriate 
regulations that allow for fl exibility on minimum lot size requirements, and incentives, such as density bonuses, are in 
place, developers may choose to group development and conserve more land.  

Cluster Design (Shown as Figure #8C)
By employing the cluster desigtn scenario, over 40% of the site could be protected from development. Th e remainder of 
the site has been designed to maximize the number of clustered units in the developable area. Each building structure in 
Figure # 8C represents two to three units.  Th is illustration depicts 39 total units, each with 2,500 square feet and a two-car 
garage. In this approach, the developer gains a 20% density incentive compared to the conventional design. Th ese attached 
homes are designed for homeowners who wish to live in a larger home but do not want the maintenance a larger home 
usually requires. Still, each attached home unit has its own private courtyard, complemented by the site’s preserved open 
space, including an area of a community green, as seen in Figure #8C.
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3.3 RECOMMENDATIONS & IMPLEMENTATION STRATEGIES
To realize the vision for Montreat and to achieve the stated goals, this section outlines broad recommendations on a variety 
of topics and specifi c implementation strategies for each recommendation to put this plan into action. But they can not 
remain locked within these pages. Implementation of the plan in accordance with the recommendations and strategies is 
key to realizing the vision. Th e existing steering committee could act as the implementation committee along with necessary 
expansion of town staff  to implement this plan. Some of these implementation strategies are within the control of the town. 
Others are subject to the desires and expectations of individual property owners and community institutions. Yet, others 
are the prerogative of the North Carolina General Assembly to allow. As such, it may be impractical to expect that each and 
every strategy will be accomplished. Even if priorities dictate one choice over another, each strategy contributes to realizing 
the community’s vision for tomorrow. Recommendations and implementation strategies outlined in this section need to be 
reviewed and prioritized to achieve the short-, mid-, and long-term needs of the community. 

While there was general agreement on the broader issues and the goals that were set during the process, a wide variety 
of diverging views and opinions expressed during the process complicated the eff ort to defi ne the appropriate solutions. 
Based on the input received throughout the planning process, the consultant team generated these recommendations and 
implementation strategies which the town may choose to follow or not.

3.3.1 CHARACTER & DESIGN
Overview
As a top priority to protect its character, the town should commission a study suffi  cient to determine what, if any, structures 
have historical signifi cance at the local, state, or national level. As part of that study, an analysis can be performed to identify 
all ‘contributing structures’ that can result in the demarcation of areas that could be designated as historic districts.  Within 
these districts, architectural standards may be enforced on new and renovated structures to preserve the character of the 
historic district.  It is important to understand that an historic district is often viewed as a very strict form of government 
control.

As a second priority to protect this character, the town should adopt more specifi c controls on land development that 
encourages more compact development and tightens the standards for development on sloping sites.  Th ese standards would 
include limits on the amount of land that can be disturbed, controls to minimize erosion and the concentration of overland 
water fl ows, and the development of a more versatile means to regulate the height of structures.  

Th e town should consider the development of a Montreat Manual that would incorporate an illustrated guide for basic land 
development standards with additional guidelines for structure design characteristics that have been identifi ed as common or 
desired in Montreat.

Summary of Character & Design Issues & Opportunities
•     Montreat’s buildings of historic value are not adequately protected.
•     New construction in Montreat does not refl ect the style of architecture that contributes to the town’s character.

Recommendations & Implementation Strategies
Recommendation 1: Increase the possibility of preserving structures that are of historic signifi cance in the town.

     Strategy 1: Evaluate the advantages and disadvantages of a local historic district.

         Note 1: Establishment of a local historic district involves a series of steps. Th ese steps are briefl y outlined below –
Establish a Historic District Commission that will oversee the historic designation process.
Conduct a professional survey of structures of historical signifi cance that would be deemed “contributing” and  create 
a “Designation Report” that not only describes and identifi es the location of such structures but also delineates a 
district. 
Send this report to State Historic Preservation Offi  ce (SHPO) in Raleigh for its review.
Based on the feedback from the SHPO and the professional survey, evaluate the possibility of the establishment of a 
local historic district based on the study.

1.
2.

3.
4.
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After such district has been established, the historic district commission will set guidelines for modifying properties 
and for new development within the district.

           Note 2: Several towns within North Carolina have adopted local historic districts that are administered by historic
            district commissions. Examples that the Town of Montreat could look into are those in Town of Davidson and
         Town of Chapel Hill. 

      Strategy 2: Create a mechanism for educating property owners about the value of historic structures, particularly  
     their value to the town, and raise awareness of losses, of potential losses and the negative impacts of the losses of historic
     structures.

           Note: One method to increase awareness could be the addition of an educational session on the agenda of the annual         
          Cottagers’ meeting.

Recommendation 2: Ensure that areas outside of the town limits but within the ETJ are preserved.

Strategy 1: Evaluate the offi  cial zoning map and determine the extent to which the zoning provides the protection for 
this land as envisioned in the comprehensive plan.

Note: Th e zoning map may depict the Woodlands and the R-3 zoning districts. However, it is unclear, due to the map color 
selected for the Woodlands district and the expansion of the ETJ to include the ridgeline areas, whether the entire planning 
area is zoned.

Strategy 2: Update the zoning map to ensure all zoning districts are clearly delineated.

Strategy 3: Revisit the uses in the Woodlands and R-3 and determine whether the permitted use lists require revisions 
to adequately manage growth outside of the town.

Strategy 4: Evaluate the need for a new zoning district for the areas beyond the town limits to better manage growth.

Recommendation 3: Guide the design of new and renovated structures in existing neighborhoods to foster consistency in 
scale, style, materials and design with the existing built form that is characteristic of Montreat.

      Strategy 1: Create architectural design guidelines for new and renovated houses to preserve character.

Note: While not a regulatory tool, such guidelines will communicate the expectations of the town to potential 
developers and future residents. Examples of architectural standards and design guidelines are included as Appendix H 
and Appendix I at the end of this document.

Strategy 2: Create architectural design guidelines for the Town Center area that will promote design that is in
accordance with the overall character of its surroundings.

Note: Th e Town Center, as described in Section 2.0 Montreat Today and Section 3.2  Th e Plan for Montreat, is 
organized around Lake Susan and has some of the most prominent and architecturally interesting buildings. Any
new structure in this area should complement the style and character of its surroundings. 

Strategy 3: Create a “Montreat Manual” to serve as an illustrated guide for basic land development standards to
address design principles for locating structures (orientation and placement), fences, walls, and materials throughout the  

 town.

Strategy 4: Modify zoning ordinance to ensure that new homes conform to the setbacks of existing structures to 
provide visual continuity.

5.
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Note: Especially along Assembly Drive, make sure that the construction of any new structure adheres to the setbacks of 
structures on either side being developed, or, the setback of the entire block, whichever is more stringent.

Recommendation 4: Preserve the character of Assembly Drive.

Strategy 1: Create an Overlay District that allows for a variety of uses, such as institutional (e.g. church), mixed-use, 
residential and services.

Strategy 2: Set standards for the Overlay District that includes:
Minimum setbacks (whichever is more stringent of the following)

Minimum setback of 100 feet from centerline
Average setback of the two adjoining structures

Building height less than two stories or 35 feet
Preservation of existing vegetation
Incorporate provisions for the replacement of trees (e.g. require two new trees replace each mature tree taken down).

Recommendation 5: Promote a compact form of development.

Strategy 1: Modify the town’s zoning ordinance to allow for a more compact form of development through fl exibility in
the requirements governing minimum lot size, yards, etc.

Strategy 2: Add Conservation Subdivision design and clustering standards as options in the subdivision ordinance.

Recommendation 6: Improve hillside development regulation language to further protect environmentally sensitive areas 
and existing views for proposed developments that are less than a 25% grade slope.

Strategy 1: Establish a height limit for non-residential structures to a 60-foot maximum (measured as the vertical distance 
of  a building / structure as measured from the average elevation of  the ground level at the structure foundation to the 
uppermost point of  the roof) or limit the height of  the proposed building so that it cannot exceed the tallest existing tree 
canopy on the lot, whichever is the most stringent application.

Strategy 2: Evaluate the possibility of  establishing a maximum disturbance and maximum impervious cover similar to 
Buncombe County’s Zoning Ordinance as outlined in the dimensional requirements (Section 78-642).

Recommendation 7:  Improve hillside development regulation language to further protect environmentally sensitive areas 
and existing views for proposed developments that are equal to or greater than a 25% grade slope.

Strategy 1:  Evaluate the possibility of applying more stringent regulations on slopes greater than 25%. 

Note:  Consider maximum disturbance and maximum impervious regulations outlined in Buncombe County’s Zoning 
Ordinance (Hillside Development Standards 70-68(e)), which is outlined below:

Maximum disturbance:
Sites with 25 to 35 percent slopes

Maximum gross site area disturbed = 30 percent
Maximum gross site area impervious = 15 percent

Sites greater than 35 percent  slopes
Maximum gross site area disturbed = 15 percent
Maximum gross site area impervious = 8 percent

Note:  Consider reducing the building height of residential and non-residential to existing standards or such standards 
outlined in Jackson County’s Zoning Ordinance (Steep slope Ordinance 16.5), whichever is most stringent.  Jackson 
County’s ordinance is below:

•
o
o

•
•
•

•
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“Th e height of any building shall not extend closer than 20 feet to the uppermost point of any protected mountain ridge, as 
that term is defi ned herein, on which said building is constructed. For the purposes of this Ordinance, the uppermost point 
of the crest, summit, or ridge top refers to geological formations and not vegetation.”

Note:  Consider utilizing a density-scale similar to Buncombe County’s Zoning Ordinance (Hillside Development 
Regulations 70-68(d)) that will gradually reduce the permissible density of a site based upon incremental increases in slope 
percentages, which is indicated below:  
                 

  SLOPE %   UNITS PER ACRE MINIMUM LOT IN 
ACRES 

25   1.250   0.80   

26   1.064   0.94   

27   0.926   1.08   

28   0.820   1.22   

29   0.735   1.36   

30   0.667   1.5   

31   0.625   1.6   

32   0.588   l.7   

33   0.556   1.8   

34   0.526   1.9   

35   0.500   2.0   

36   0.476   2.1   

37   0.455   2.2   

38   0.435   2.3   

39   0.417   2.4   

40   0.400   2.5   

41   0.385   2.6   

42   0.370   2.7   

43    0.357   2.8   

44   0.345   2.9   

45   0.333   3.0   

46   0.323   3.1   

47   0.313   3.2   

48   0.303.   3.3   

49   0.294   3.4   

50   0.286   3.5   

51   0.278   3.6   

52   0.270   3.7   

53   0.263   3.8   

54   0.256   3.9   

55   0.250   4.0   

56   0.217   4.6   

57   0.192   5.2   

58   0.172   5.8   

59   0.156   6.4   

60   0.143   7.0   

61   0.132   7.6   

62   0.122   8.2   

63   0.114   8.8   

64   0.106   9.4   

65   0.100   10   
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As the table and the defi nition of  hillside area indicate, 
any proposed development whose average natural slope 
is less than 25 percent is not subject to the regulations 
for permitted density as set forth herein. Any proposed 
development which meets the defi nition of  hillside area 
and whose average natural slope is above 65 percent 
is subject to the most restrictive percent labeled on the 
maximum density scales.
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Note: Consider establishing regulations that require roadways to follow existing and natural contours.  

Recommendation 9: Continue to protect the environment by collaborating with the National Wildlife Federation and state 
agencies to promote awareness about the unique wildlife habitat found in the planning area.

Note: Th e National Wildlife Federation designated the Town of Montreat and the surrounding area as a designated   
 Community Wildlife Habitat. Th is area is also on North Carolina’s registry of Natural Heritage Areas.

Recommendation 10: Improve signage and monumentation to aid in circulation and wayfi nding.

Strategy 1: Institute a committee that will establish guidelines and oversee the process of signage design, monument        
     design and wayfi nding.

Strategy 2: Identify critical locations where the placement of signs and/or monumentation will add to the character of
that area and also help in orientation for visitors by identifying key buildings, structures and uses.

Notes: Th e intersection of Lookout Road and Assembly Drive presents an opportunity where a
monument, along with an appropriate sign, announces the Town Center, and therefore acts as a gateway while
directing residents and visitors to key buildings such as Assembly Inn, Anderson Auditorium and various buildings of
Montreat College.  

3.3.2 MANAGEMENT OF GROWTH
Overview
To a certain degree, growth is inevitable. But as growth management is described in section 2.0 Montreat Today, traditional 
growth and planning models do not apply in Montreat. In a town aff ected as much as Montreat is by its physical 
surroundings, by the limitations on annexation and by the fact that the largest consumers of services pay little or nothing in 
taxes, a small amount of growth can have a large eff ect. Bound by a common vision for Montreat, it is critical that the town’s 
leadership eff ectively manage growth to maintain the town’s unique character.

Summary of Management of Growth Issues & Opportunities
•     Montreat can not grow in a traditional sense due to physical limitations. Th is poses challenges for fi nding sources of 
additional revenue. 
•     Th e growth of the MRA and Montreat College plus increased interest in residential development creates pressure on 
existing infrastructure such as roads, water, sewer, etc.
•     Growth could change the quality of life in Montreat.

Recommendations & Implementation Strategies
Recommendation 1: Implement the Comprehensive Plan.

Strategy 1: Subcommittees shall be formed for various topic areas and volunteers, including some Comprehensive Plan 
Steering Committee members, will be recruited to serve as the “Implementation Committee” to execute the various 
recommendations and implementation strategies as prioritized by the Implementation Committee.

Strategy 2: Adopt new regulations and improve existing regulations as mentioned throughout in this section to address     
     Montreat’s issues and opportunities.

Strategy 3: Update the Comprehensive Plan on a regular basis and no less than every fi ve years to address the changing
needs of the community.
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3.3.3 TAX BASE & REVENUE SOURCES
Overview
Montreat’s unique history, development patterns and land ownership pattern conspire to severely restrict the town’s ability 
to diversify and grow its tax base. Th is limited ability creates numerous concerns when discussing the town’s future. 
Citizens abhor the notion of continually rising property taxes but expect the town to maintain, even expand, the services it 
off ers. Th e discussion of growth and consequences raises fears of new expenses and higher taxes. Th is frustration is evident 
in the community survey and from comments at community meetings. Two large institutions in Montreat, the MRA and 
the college, drive the need for municipal services yet do not adequately contribute to the town’s property tax base. However, 
both institutions contribute in a variety of ways to the overall betterment of the town. For example, the MRA maintains a 
considerable amount of trails through its volunteers. Th e MRA also maintains the Lake Susan dam, and both institutions 
provide their buildings for community use on a regular basis. Montreat does not provide electricity or gas as a municipal 
service so revenue from those traditional sources is not available. And Montreat has little, if any, land to accommodate 
commercial or industrial land uses which most municipalities count on to signifi cantly add to town coff ers through sales 
and property taxes. For this dilemma, there are no simple answers.

Th e means by which municipalities raise revenue is prescribed and limited by the North Carolina General Assembly 
through standard enabling legislation and through special legislation proposed by individual towns, cities and counties. 
Th e standard legislation provides a variety of methods by which the town may raise revenue, principally through taxes 
and fees. Special legislation provides authority to levy taxes or fees for certain limited purposes. For example, many resort 
communities have been granted the ability to levy an “occupancy” tax, sometimes called the “Hotel / Motel” tax which 
raises funds from visitors who occupy hotel rooms. Th ese additional revenue sources supplement more common taxes 
such as the property tax and sales tax. Montreat should avail itself to all authorized means to raise municipal revenues and 
should consider seeking special legislation to supplement its options where possible.
Th e town may have a little more fl exibility in the imposition of user fees to address specifi c needs. Th e town attorney 
would need to advise the Town Council as to its authority for certain purposes, but several fees have already been suggested 
in prior sections of this plan- stormwater fees, increased fees for building permits and increased fees for inspections are 
examples. While the ability to impose a “tax” on otherwise tax-exempt institutions may be questioned, the ability to 
establish fees that simply recognize and off set the specifi c impacts or community costs in the provision of services is a 
common practice. Th e town should evaluate those areas of service where specifi c user fees are authorized or appropriate, 
even if the initial perception regarding specifi c proposed revenue streams is unpopular. For example, according to the 
Institute of Government at UNC Chapel Hill, the state allows towns to implement a privilege license fees on certain 
businesses, including on the employees of tax-exempt entities such as the MRA and Montreat College. 

Th e accommodations tax, privilege license fees and, with General Assembly authorization, fees on heavy vehicles passing 
through town, are but a few examples that fi t Montreat’s circumstances.

In addition, the town should consider retaining the services of a grants specialist to evaluate and recommend what 
government or private grants may be available and appropriate for Montreat. Millions of dollars are awarded to 
communities annually by various organizations. While these awards are not always recurring, they can provide new funds 
for special needs or projects that would benefi t the community.

Montreat could propose that the General Assembly create a special funding act for communities that have large areas set 
aside for permanent open space that benefi ts the state as a whole. For example, if Clean Water Act funds are used to acquire 
conservation easements over thousands of acres, the entire state benefi ts but it severely impacts the local municipality’s 
ability to earn taxes from that property. Th is is certainly the case for Montreat. Other communities may support such an 
eff ort and the local delegation would have to carry the bill to Raleigh. While long-term fi nancial decisions should not be 
based on such a plan, the potential benefi t could be worth the eff ort. 

Other ideas for potential revenue sources could include the Real Estate Transfer Tax and solid waste fees. In the session of 
the North Carolina General Assembly that concluded in July 2007, the state granted counties the option of placing two 
ballot initiatives before voters to raise additional revenue. Counties are allowed to ask voters to approve one of two funding 
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 options: an extra quarter penny on the county’s existing sales tax, or, increase the existing real estate transfer tax from the 
statewide 0.2% currently collected to 0.4% within that particular county. Counties may have either of these two options but 
not both. With state and county approval, Montreat could request similar options.

Expanding the tax base is equally challenging. While the town can tell property owners what they may or may not do with 
their land, it can not compel owners to develop their property. It will be necessary to rely on the good graces of property 
owners, especially the institutional owners, to ‘think outside the box’ when it comes to development of their land. Th e means 
by which the needs of these institutions could be met, in fact, could add to the town’s tax base. As has been noted earlier in 
this plan, a developer might choose to enter a joint venture to provide offi  ce space or other facilities for the MRA, the town 
or the college by building a privately-funded building on MRA, town or college land that is not currently taxed. Montreat 
College might enter into an agreement with a developer to build student housing and parking on land owned by the college. 
Or, a development proposal might come to the town for a mixed housing / retail project that is funded privately but needs 
the zoning necessary for construction. All of these examples would add to the tax base and all could be accomplished within 
the concepts presented in this plan.

Summary of Tax Base & Revenue Sources Issues & Opportunities
•  Montreat has restrictions in its ability to diversify and grow its tax base.
•  Th e tax-exempt nature of the two major institutions in Montreat limits the town’s ability to generate taxes.
•  Montreat has little land to accommodate commercial and industrial land uses, and has limited ability to annex.

Recommendations & Implementation Strategies
Recommendation 1: Investigate and consider alternative sources of revenue.

Strategy 1: Expand the potential sources of revenue to include user fees, special assessments, negotiated payments in lieu of 
taxes, and facility fees.

Note: See Appendices D, E, and F for more information on potential sources of revenues allowed municipalities in North 
Carolina.

Recommendation 2: Consider new taxes, such as the real estate transfer tax and/or occupancy tax, to supplement tax 
revenues already being collected.
 

Strategy 1: Request the state grant Montreat the ability to levy- and the county grant Montreat the approval to create a
ballot initiative for the right to levy- a Real Estate Transfer Tax.

Note: Presently, counties, not towns or cities, levy, collect and benefi t from funds raised through the Real Estate Transfer Tax.

Strategy 2: Request the state grant Montreat the ability to levy an occupancy tax, or similar fees, on lodging / rentals.

Recommendation 3: Consider new fees for vehicle permits, parking permits, building permits, inspection fees, or privilege 
license fees on certain businesses. (See also Vehicle Mobility Recommendation 4, Parking Recommendation 6 and Infrastructure 
Recommendation 2.)

Recommendation 4: Consider retaining the services of a grants specialist to seek grants from both public and private entities 
that may be available and appropriate for specifi c needs.

Strategy 1: Coordinate with the Land of the Sky Council of Governments or a similar entity to seek help in grant writing.

Recommendation 5: Expand the tax base by increasing the amount of taxable property.

Strategy 1: Encourage public / private partnerships to joint venture on opportunities to build taxable student housing,
parking structures and/or other facilities on land currently owned by the tax-exempt institutions.
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Recommendation 6: Seek special legislation to mitigate the impact of loss of revenue due to the conservation easement.

Strategy 1: Coordinate with League of Municipalities and investigate the opportunities to collaborate with municipalities 
with similar constraints and draft a bill to identify means to generate funding. 

3.3.4 IMPACT OF THE MRA & MONTREAT COLLEGE
Overview
Montreat owes its existence to the creation of the MRA, which functioned much like a municipality until 1967. Th e 
MRA built most of the public infrastructure that exists in the town today and still maintains signifi cant open space and 
recreation resources that are open to the public. Montreat College is an outgrowth of the original mission of the MRA and 
has become a well-recognized educational institution in its own right. Th ese two institutions, more than any other factors 
except the natural environment, defi ne Montreat and have set the stage for what Montreat is today.

Th e MRA and the college represent the physical heart of the community, as well as the town’s dominant land uses. Both 
institutions have endured diffi  cult times yet both look forward to promising futures. Th ey have experienced growth pains, 
but still plan to grow in the future, if not physically, then in their programming. Th e community has expressed the desire 
for both institutions to remain in Montreat and prosper in the future.

Th e sizes of each institution plus the fact that they are both ‘tax-exempt’ presents a tax base challenge for the town. Th e 
MRA and the college place capacity demands on the water supply system and through their programs bring traffi  c to local 
streets. Th e two institutions pay the same rate for water and sewer services as other customers, but as the two institutions 
grow they will place a burden on the town’s ability to expand its water infrastructure. Th ey are the primary employers in the 
town and the two greatest reasons why people visit Montreat. Montreat could be radically altered if either entity changed 
signifi cantly.

Both the MRA and Montreat College are actively planning for their futures. Th is is especially true of the college. Th e 
fact that these parallel planning activities is ongoing is signifi cant. Hopefully, as three ‘legs of the stool,’ the town, the 
MRA and the college can plan their futures together. Th e cooperation and coordination between entities will be critically 
important in the near future as decisions are made about infrastructure, expansion of activities, and mitigating the impacts 
of development. Th e town should take full advantage of this heightened cooperation and coordination to better manage 
its growth and its responsibilities to its citizens. Th e pairing of the MRA, the college, or the town with a private sector 
entity could, for example, lead to the development of buildings and facilities which would not be tax-exempt, adding to 
Montreat’s tax base.

Summary of MRA and Montreat College Issues and Opportunities
•    Th e MRA and Montreat College are the two institutions that dominate the town, driving both the demand and need 
for services, such water and sewer.
•    Both the MRA and the college are tax-exempt organizations which presents a tax base challenge for the town.
•    Th e MRA owns signifi cant amount of vacant land that could be developed at some point in the future.

Recommendations & Implementation Strategies
Recommendation 1: Create opportunities where the major institutions in Montreat may collaborate for common 
purposes. 

Strategy 1: Explore joint venture opportunities between the town, MRA and Montreat College that could lead to 
the co-development of facilities shared by the institutions or the co-development of facilities with the private sector, 
including structures and parking.
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 Strategy 2: As identifi ed in Recommendation 5 in the Tax Base & Revenue section, the town should encourage the
public / private partnership between various institutions and private developers by providing incentives such as
density bonuses, the contribution of land or funds, or through the acceleration of the approval process.

Strategy 3: Investigate opportunities to identify a location for a new town hall in collaboration with the MRA and 
Montreat College as they expand, renovate or add to their existing facilities.

Note: Th e existing Historic Society building near the intersection of Assembly Drive and Lookout Road could be one 
potential location and goes well with the description of Town Center 1 as outlined in section 3.2.

3.3.5 HOUSING
Overview
Th e town should consider adopting development standards that relate housing development to the land, to infrastructure 
capacity, and to the needs of the community operating in a unique housing market.  Subdivision standards should encourage, 
and in some cases require, more compact development that allows for housing to be provided while protecting the natural 
environment.  Today, Montreat lacks regulations or standards to encourage conservation and clustering development. 

Both the Conservation Subdivision Neighborhood and the Cluster Design off er opportunities to conserve open space and 
reduce the per unit impact on the environment through employing smaller lots and placing them in close proximity to other 
residential lots. More, they allow the developer to modestly increase densities while signifi cantly reducing its impact. With the 
right incentives, such as density bonuses, it could be possible to create more opportunities for various housing choices while 
preserving more land for open space. Allowing property owners the by-right option to choose the Conservation Subdivision 
or Cluster Subdivision would help the town increase density and preserve the character of Montreat. Th e town should remain 
predominantly single-family residential in its land use, striving for an overall density of four DUA within the developed area 
outside the conservation easement.

Standards should be developed that allow ‘accessory housing’ to be developed. Accessory housing typically takes the form 
of a small free-standing structure, such as a garage apartment, or is in included within the principal single-family structure.  
Th e allowance for such housing could increase the supply of seasonal housing, provide income for home owners, provide 
aff ordable housing for students and others, and increase the tax base.  Simply put, allowing accessory housing increases the 
housing diversity available in Montreat. Another consideration regards opportunities for mixed-use development that would 
provide needed housing as part of a larger development or redevelopment of land or buildings within the town.  Th is could 
provide opportunities for the MRA and the college to joint venture with private or other institutional interests for needed 
facilities while allowing higher density housing as part of the development. Furthermore, creating new design standards is 
essential to encourage consistent appearance among structures, especially in the case of redevelopment.

An innovative housing philosophy that holds great promise has emerged in recent years and would be a good fi t for Montreat 
and its institutions.  Th e concept, called ‘Shared Equity Homeownership’ (SEH), provides for actual ownership of housing 
units while managing the upward escalation of prices and allowing the owner to share in the equity appreciation of the 
housing unit.  Using this approach, a state or local government, or other institution, provides funding or services that helps 
a perspective homeowner aff ord a home. In return, the government shares in the benefi ts of any home appreciation. Later, 
when the homeowner sells the home, the government may be repaid or the value stays with the home, reducing its cost for 
the next buyer. Th ere are numerous models of SEH operating around the country. Th e practice has been most successful 
in areas with supportive policies, equitable taxation, and a durable housing market.   Montreat has or can have all of these 
attributes. Th e MRA and Montreat College are institutions with the housing needs and opportunities to take advantage of 
this type of program.  Th e regulations needed to facilitate these programs are no diff erent than those which are appropriate 
for other forms of land and housing development. To fulfi ll the original mission of the Montreat community, the town 
should explore and encourage a SEH-type program.

Lastly, Montreat should modify its policies regarding residential structures. To respect the views from neighboring homes to 
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the surrounding mountains, as well as relate the home’s height to steep slopes, a height limit of 35 feet for single-family 
residential structures is suggested.

Summary of Housing Issues & Opportunities
•   Montreat lacks the regulations and standards to encourage conservation and cluster development.
•   Montreat lacks a variety of housing choices for retired ministers and church professionals.
•   Development and re-development of signifi cant size housing structures on steep slopes and higher elevation have    
     impacted the views from key locations. 
 
Recommendations & Implementation Strategies
Recommendation 1: Maintain a predominantly single-family residential land use at an overall density of four DUA.

Strategy 1: Maintain the permitted uses at the permitted density for the R-1 and R-3 districts in the existing zoning 
regulations.

 
Strategy 2: Consider only amendments to the offi  cial Zoning Map that result in the reduction of the R-1 and R-3
districts if such amendments are consistent with the Comprehensive Plan.

Recommendation 2: Provide as an option an alternative to conventional subdivision: cluster or conservation development 
patterns where possible to preserve the natural environment.

Strategy 1: Modify the zoning ordinance and subdivision ordinances to allow for conservation subdivision by right for
the outlying areas as identifi ed in Figure #7, the Proposed Town-Wide Plan.

Note: Provide a defi nition of conservation subdivision in the zoning and subdivision ordinances and communicate
to the development community about its relevance to the Town of Montreat. 

Strategy 2: Modify the minimum lot size requirements in the zoning ordinance / subdivision ordinance to allow for the 
fl exibility in lot dimensions to encourage conservation subdivision.

Recommendation 3: Allow for higher densities to encourage the use of conservation subdivision / cluster subdivision 
development.

Strategy 1: Provide density bonuses to developers who use the conservation subdivision approach to encourage this
form of development pattern. 

Recommendation 4: Allow a variety of residential dwelling types within Montreat to increase housing diversity.

Strategy 1: Modify the zoning ordinance to allow for attached housing as part of conservation subdivision approach in
residential districts R1 and R3.

Strategy 2: Modify the zoning ordinance to allow for townhomes, especially within the Town Center 3 area (see section 
3.2 for a detailed description), to allow for higher density residential near the core of the town.

Strategy 3: Allow for student housing in Town Center 2 area. 

Note: Th e existing baseball fi eld could be one such opportunity. See Figure #9.

3.3.6 COMMERCIAL SERVICES
Overview
Much of what might be normal retail or community services, such as food and lodging, as well as very limited retail service, 
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has historically been provided by the MRA and Montreat College for their visitors, staff s and students. But those same 
customers, along with a growing residential population, and what over time will likely include a certain ‘tourist’ component, 
may be able to support some additional limited services. Th ese new services might be provided in cooperation with the two 
institutions or as a separate venture. Th e town should embrace such opportunities by adopting land development standards 
that allow such uses but do so only with appropriate controls on location, design and parking to protect the image and 
character of the community.

Summary of Commercial Services Issues & Opportunities
•   Most of Montreat’s commercial services have been historically provided by the two tax-exempt institutions, the MRA and 
the college. Th ese institutions may or may not be able to deliver the future need for services.
•   In the future, Montreat’s growing number of residents and seasonal visitors may drive greater demand for commercial
    services.

Recommendations & Implementation Strategies
Recommendation 1: Adopt land development standards and controls that allow service uses in appropriate areas but still 
protect the image and character of the community.

Strategy 1: Modify the zoning ordinance to allow for service uses in appropriate locations as noted on Figure #7, the 
Proposed Town-Wide Plan.

Note 1: As described in section 3.2, Th e Plan for Montreat, the Town Center 3 area is an appropriate location for
any service related uses that may be deemed appropriate by the community in the future. Th e range of uses that 
could be allowed at this location could vary from a small lakeside restaurant, patio café, or a small store. Other uses,
such as offi  ce or civic uses, could also be allowed in this area.

Note 2: To allow service uses in Town Center 3 will require the town to create a new zoning district, Neighborhood Services, 
for example. It will also require the town change the zoning map and the zoning text.

Strategy 2: Defi ne a town center district and add to the zoning ordinance and zoning map.

3.3.7 TRAFFIC & CIRCULATION
A. Vehicular Mobility Overview
Montreat’s streets form a contorted pattern that resembles a tree with many branches: it has one main trunk that supports all 
the limbs above. Formed by the natural contours of the land and water, even today this winding street pattern is a challenge 
for further growth. Maintenance of the system, while challenging due to its age and the diffi  cult topography over which the 
streets pass, should continue. With only one way in and one way out of town, the preservation of Assembly Drive, the ‘trunk,’ 
should be a high priority. Th is vital corridor includes both vehicular and pedestrian features and needs to be improved to 
safely accommodate bicycle traffi  c. Improved bicycle mobility may help to reduce vehicle trips.

Secondly, Montreat should evaluate the platted but non-built streets to determine the need, practicality and likelihood that 
they could ever be constructed. Th e elimination or relocation of such streets might be accomplished through the development 
process. Also, due to the age of some streets and the fact that North Carolina Department of Transportation maintenance 
stops at the town gate, Montreat should consider placing limitations on the weight of vehicles using the town’s streets since 
heavier vehicles can be signifi cant damage to roadways. Other considerations in regard to vehicles in Montreat should include 
evaluating a permit system for all vehicles. Fees from vehicle permits could be applied to the costs of street maintenance. Also, 
a permitting system for vehicles has the potential to be implemented in ways to better manage traffi  c fl ow during the peak 
visitor season.
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Evaluating street design should be a priority for the town. Th e town could also identify areas of transition by creating 
features or foci, especially in the Town Center, as part of street design. Lastly, the town should consider an opportunity to 
decrease traffi  c congestion through encouraging cooperative and collaborative partnerships between the MRA, Montreat 
College and the Town of Black Mountain by utilizing Mountain Mobility or other shuttle service(s) that employ the use of 
satellite parking facilities outside Montreat.

B. Non-Vehicular Circulation Overview
Montreat has an extensive network of pathways and trails that connect the community to the wilderness beyond. Th is 
system could be expanded and improved to connect key destinations within the community, as well as connect hikers and 
bikers to points outside of Montreat, such as Black Mountain. Montreat should prioritize the enhancement of the trail 
system, indeed the entire pedestrian network, to focus on areas where the improvements would provide better mobility 
and create the greatest benefi t to the most people, from novices to expert users. Th e town should evaluate and consider the 
creation of a dedicated fund for pedestrian amenities.

Improving mobility is crucial throughout Montreat, but especially vital in the Town Center area. Connections to the 
Black Mountain Trail along Assembly Drive should include widening, improving and maintaining the existing path by 
constructing six-foot to eight-foot pathways for hiking and biking along Flat Creek. Refer to Figure #11 to see various 
alternatives that could accommodate bicycle and pedestrian amenities on Assembly Drive. In the Assembly Drive and 
other important corridors, the town should provide space to accommodate bicyclists, as well as provide ample room 
for conveniently located bike racks. Sharing the roadways with walkers and bikers encourages the use of transportation 
modes other than vehicles. Providing racks for cyclists to secure their bicycles at strategic locations throughout the town 
encourages the use of multiple modes of transportation. 

So too, this improved and integrated network of pathways should connect existing residential areas to the Town Center and 
other destinations. Outside the town’s core, Montreat should implement recommendations of the Wilderness Committee 
to provide better access and connectivity to the Wilderness Trails. And much like the volunteers of the Wilderness 
Committee who have faithfully maintained the Wilderness Trails, Montreat should encourage others in the community to 
‘take ownership’ of the town’s trails and facilities by ‘adopting a pathway.’ 

C. Parking Overview
An often overlooked component of the circulation network is the location and function of parking, especially when 
concentrated in large parking facilities or lots. As this plan has noted, Montreat suff ers from seasonal congestion as visitors 
and residents vie for limited available parking. Th e community consensus seems to be that this seasonal (or sometimes even 
a Sunday) crush is annoying but bearable, and preferred to the construction of additional parking lots that would disrupt 
the community by impacting the environment and the image of Montreat. But the existing parking lots that serve students 
and visitors might be improved for parking and circulation by reconfi guring the surface area’s striping pattern and using 
better signage to direct visitors to the destinations they seek.

Th e MRA, the college and the town have common parking concerns. One way to address parking concerns is to approach 
the issue cooperatively and collaboratively by encouraging joint ventures between public and private entities to build 
additional parking facilities. Th e town should permit and encourage ‘table-top’ parking that takes advantage of Montreat’s 
steep topography (a brief defi nition of ‘table-top’ parking is provided on page 5).

Th e development of a satellite parking system with shuttles to bring students and visitors into Montreat would make more 
effi  cient use of the town’s limited existing parking facilities and improve circulation by potentially removing some vehicles 
from roadways. In addition to the satellite parking, a town parking permit system would help manage traffi  c as well as raise 
revenue for the town’s needs. In residential areas, the town should require suffi  cient off -street parking for homes and rental 
cottages to assure that parked vehicles will not be detrimental to traffi  c circulation or block access by emergency responders.

Lastly, all parking areas should be improved through the use of consistent signage that directs visitors to available parking, 
with better pedestrian access between parking structures and destinations, and enhanced mobility that encourages the use 
of multiple modes of transportation, especially in the Town Center. Improvements to pathways, greenways and bicycle 
facilities should all be integrated into the overall improvement plan for more effi  cient use of Montreat’s limited parking 
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options.

Summary of Traff ic & Circulation Issues & Opportunities
•   Maintenance of the road system is challenging due to its age, the town’s topography, and the methods and materials used 
to construct the roads.
•   Assembly Drive is the only way in and out of town.
•   Some platted streets may be unnecessary or not possible to construct.
•   Roadways, especially Assembly Drive, are congested in peak periods.
•   Bike and pedestrian amenities are limited, especially between the town of Montreat and town of Black Mountain. 
•   Th e parking issue is seasonal but total supply is adequate even during peak periods.

Recommendations & Implementation Strategies
Vehicular Mobility Recommendation 1: Maintain existing streets.

Strategy 1: Continue the program of street maintenance and upgrades of existing streets.

Vehicular Mobility Recommendation 2: Evaluate platted but non-built streets for abandonment if no future need is 
identifi ed.

Strategy 1: Inventory all platted but non-built streets on a map. 

Strategy 2: Rank all platted but non-built streets in decreasing order by usage so that future needs may be identifi ed and 
priorities may be set for those roads which could be abandoned.

Vehicular Mobility Recommendation 3: Evaluate placing weight limits on streets to minimize the impacts of heavy 
vehicles, which can damage streets.

Strategy 1: Conduct a geotechnical study to evaluate the acceptable weight that the existing roads in the town could
handle.

Strategy 2: Institute a permit system that is administered by the town which requires vehicles above the acceptable weight 
to be charged a fee to off set the maintenance cost associated with the wear and tear of roads from such traffi  c. 

Note: North Carolina code regulating motor vehicles allows municipalities to charge for trucks above a certain size
and weight. Evaluation of the possibility of such enforcement might be worthwhile to assess the revenue it may
generate. 

Vehicular Mobility Recommendation 4: Evaluate a vehicle permit system for all vehicles to off set street maintenance costs 
and manage peak fl ows.

Strategy 1: Conduct a vehicle count study to assess the actual peak fl ow during busy summer months and Sunday
mornings.

Note: Th is could be accomplished through some volunteering eff orts to count all the vehicles that fl ow through the gates on    
   a daily and weekly basis. 

Strategy 2: In collaboration with the MRA, Montreat College and the Presbyterian Church, and based on the vehicle 
count study, the town can evaluate the possibility of creating a permit system that charges a nominal fee for visitors’ vehicles 
coming into Montreat on a daily or weekly basis.

Vehicular Mobility Recommendation 5: Evaluate street design to create features for transition, especially in the Town 
Center area.
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Strategy 1: Identify key areas that lend themselves as transition points in the community, especially in areas of increased
pedestrian activity to slow vehicular traffi  c.

Note: One such area is by Lake Susan in front of Assembly Inn. As shown in Figure #10, the specialty paving of certain 
segments of streets in that vicinity could be integrated to indicate those transition points.

Vehicular Mobility Recommendation 6: Decrease congestion by encouraging partnerships between the MRA, Montreat 
College and the Town of Black Mountain by utilizing Mountain Mobility or a shuttle service(s).

Strategy 1: Coordinate with Mountain Mobility and the Town of Black Mountain to establish shuttle services that will
cater to visitors and residents during peak summer months and will provide alternatives to using personal automobiles.  

Non-Vehicular Mobility Recommendation 1: Provide better mobility within the Town Center.

Strategy 1: Connect key destinations (such as Assembly Inn, Anderson Auditorium, and Montreat College) via a 
network of pedestrian linkages.

Note: Th ese pedestrian connections are shown on fi gures #7 and #10.

Non-Vehicular Mobility Recommendation 2: Defi ne, prioritize and construct an improved pedestrian network for the 
greater town area.

Strategy 1: To provide the greatest benefi t, prioritize the trails that will need to be constructed according to the 
pedestrian network as detailed in Figure #7.

Strategy 2: Provide connections to the Black Mountain Trail along Assembly Drive by widening, improving and
maintaining the existing path or by building six-foot to eight-foot pathways for hiking and biking along Flat Creek.

Strategy 3: Seek funding from potential national, state and private sources to aid with the design and construction of
pathways and greenways throughout the planning area.

            Note:  A list of potential funding sources are provided in Appendix I.

Strategy 4: Coordinate with NCDOT and the Town of Black Mountain to explore a bike and pedestrian connection
beyond Montreat’s incorporated boundaries

            
Note: Th ere is a need to establish a connection for existing greenways and pathways beyond Montreat to Black Mountain 
as students, visitors and residents could utilize a safe and direct connection.

Non-Vehicular Mobility Recommendation 3: Provide connections to the Wilderness Trails.

Strategy 1: Coordinate with the Wilderness Committee and consider its recommendations as to where the town should 
provide connections to the Wilderness Trails.

Strategy 2: Identify and prioritize connections to the Wilderness Trails.

Non-Vehicular Mobility Recommendation 4: Provide additional pedestrian and bicycle opportunities.

Strategy 1: Improve pedestrian and bicycle connectivity to residential neighborhoods, especially along Harmony Road, 
Lookout Road, and Assembly Drive, as these roads are major connections to existing neighborhoods.
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Non-Vehicular Mobility Recommendation 5: Provide space for bicycle traffi  c along Assembly Drive.

Strategy 1: Evaluate the feasibility of a bike lane on the Assembly Drive by narrowing the vehicular lane. Th is will further 
slow the traffi  c on the Assembly Drive and make it safer.

Note: It is not necessary that a bike lane symbol be painted on the bike lane.  

Non-Vehicular Mobility Recommendation 6: Provide conveniently located bike racks.

Strategy 1: Identify appropriate locations of bike racks, such as near Assembly Inn, near potential Plaza/Town Square,
near Anderson Auditorium, and close to the larger dorms and educational facilities of Montreat College and work with the 
institutions to determine the most equitable sharing of the responsibilities for providing the racks.

Note: Many amenities, big and small, such as benches and monuments, are dedicated by individuals who care about
Montreat. Additional sources of funding could come from similar individuals who want to contribute by donating bike   
racks.

Non-Vehicular Mobility Recommendation 7: Establish a fund devoted to pedestrian amenities.

Strategy 1: Identify pedestrian amenities such as benches, wayfi nding signage, etc. that will promote a better walking
environment and will encourage visitors and residents to make short trips on foot.

Strategy 2: Coordinate with the Land of Sky Council of Governments to identify various sources of funding that are
available to off set funding for pedestrian amenities.

Strategy 3: Continue coordination with the various wilderness committees to identify sources of funding through
private donations. 

Strategy 4: Encourage the community to “take ownership” of nearby facilities by “adopting a pathway” to help off set
some of the costs associated with the maintenance of pedestrian amenities.

Parking Recommendation 1:  Reconfi gure existing parking areas for improved effi  ciency.

Strategy 1: Conduct a study that will evaluate existing parking areas, and redesign them to achieve a higher number of
parking spaces.

Parking Recommendation 2: Encourage joint ventures between public and private entities to build additional parking
facilities.

Strategy 1: Identify projects, such as the building of student dormitories and other lodging, that could present
opportunities to build additional parking which could be shared by public and private entities.  

Strategy 2: Identify the means that would encourage private entities to build additional parking facilities in Montreat
through the contribution of land or funds, incentives such as density bonuses or through the acceleration of the approval
process.

Parking Recommendation 3: Permit and encourage “table-top” parking where feasible to take advantage of topography. 

Note: One such location where a “table-top” parking structure could be successful is shown in Figure 10 as “Infi ll 
Opportunity 2.” 
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Parking Recommendation 4: Create a satellite parking system with shuttle service.

Strategy 1: Coordinate with the Town of Black Mountain to identify potential locations in the Town of Black Mountain
that could be used for satellite parking during peak seasons. 

Note: Such coordination will require partnerships with the MRA and Montreat College. Some possibilities of satellite 
parking lots include church parking lots that are in Black Mountain, Montreat College-owned land in Black Mountain 
and other areas owned by the Town of Black Mountain.

Strategy 2: Work with the MRA and Montreat College to establish a shuttle service shared by and supported by all three
entities (See Vehicular Recommendation 6).

Parking Recommendation 5: Require adequate off -street parking in residential areas.

Strategy 1: In addition to the requirement for off -street parking based on the square footage of the residential unit, 
require

off -street parking based on the number of bed-rooms, whichever is higher. 

Note: Currently, Montreat’s ordinance requires up to four off -street parking spaces in residential areas. But since the trend 
in recent years is to build homes larger than those historically constructed in Montreat, the requirement of four spaces may 
not be enough.

Parking Recommendation 6: Consider parking permits and parking fees to off set street maintenance costs.

Strategy 1: Assign parking permits to residents of Montreat for a nominal fee on a yearly basis. 

Strategy 2: Charge parking fees from visitors on a daily and/or weekly basis.

Note: Th is parking fee could be calculated by assessing the peak fl ow of vehicles, the cost associated with the maintenance
of existing parking facilities and the contribution that town could make towards additional parking facilities such as new
parking decks and satellite parking lots. 

Parking Recommendation 7: Improve pedestrian access between parking areas and destinations.

Strategy 1: Create pedestrian pathways that connect existing and future key buildings to existing and future major 
parking lots.

Note: Some of the major connections are the parking lot in front of Anderson Auditorium that could be connected to the 
Assembly Inn, future parking decks either at the baseball site or the “Infi ll Opportunity 2” in Figure 10 that will need to be 
connected to Montreat College, Assembly Inn and other civic sites such as a potential future Town Hall in the town center.

Parking Recommendation 8: Provide better signage to direct visitors to parking locations.

Strategy 1: Create signage at key locations, such as at the intersection of Lookout Road and Assembly Drive (as shown in
Figure 10), that identifi es the location of key buildings and places in Montreat and directs residents and visitors to nearby
parking locations.

3.3.8 INFRASTRUCTURE
Overview
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Montreat has the responsibility for two current services and one emerging infrastructure service: public streets and water, 
and soon, stormwater. Th e town’s street system has been previously discussed in the Traffi  c & Circulation section. Th e town’s 
water system, originally developed and operated by the MRA, is dependent on a number of wells. Normally, these wells meet 
Montreat’s daily water supply needs. However, on occasion, the town uses water supplied through an agreement with the 
Town of Black Mountain.

Th e major concern with the existing system deals with peak demands and the prospect of new development, the growth 
of Montreat College, and the expansion of programs off ered by the MRA. It will be important for the town to secure and 
develop additional wells and storage tank sites to accommodate these new demands. Additional well sites have been set aside 
on the outskirts of the conservation easement, but wells are not permitted within the conservation easement unless conditions 
neccecitate the water usage that could not be met by any other source. Sensitivity to clearing and grading, as governed by the 
conditions of the conservation easement, must be honored at these potential sites. Th e town should consider a fee structure 
for water use that refl ects the cost of system expansion and the need to guard the limited supply of available water, discourages 
the unnecessary use of water (such as for irrigation), and captures the extra cost to provide a system for water usage in peak 
periods. Furthermore, the town should compare and evaluate the benefi ts to enhancing its water supply agreement with the 
Town of Black Mountain versus the costs and benefi ts of digging new wells and constructing new storage tanks. 

Th e newly emerging stormwater management component is driven by the advent of new stromwater controls. Th ese new 
controls, along with fl ood regulations, will require that Montreat takes a much more active role in development review and 
inspections to guarantee compliance, both during construction and following it. It is appropriate to fund such a ‘utility’ 
through a user fee system tied to the amount of impervious surface area. Owners who have larger amounts of impervious 
surface would pay a higher fee.  Th ese fees can then be used to off set administrative costs and fund capital improvements to 
the system.

Summary of Infrastructure Issues & Opportunities
•    Montreat is responsible for public streets, water and soon, stormwater services. Th is creates burden on town’s ability to  
      provide these services with limited budget.
•    Lack of water supply, especially during peak period, needs to be addressed to respond to existing and future demand.

Recommendations & Implementation Strategies
Recommendation 1: Although storage capacity is suffi  cient for current usage, identify and pursue additional well sites and 
storage facilities to meet future demand.

Strategy 1: Investigate the possibility of additional well locations within the conservation easement by discussing this situa-
tion with Southern Appalachian Highland Conservancy and the MRA. 

Recommendation 2: Identify additional water sources needed to provide effi  cient fl ow and service for future fi re 
emergencies.

Strategy 1: Determine the additional peak time capacity needed to handle future fi re emergencies.

Strategy 2: Study the “build-out” scenario to determine peak demand or set limits on what may be built to limit future 
demand.

Strategy 3: Identify reasonable sources to best serve that demand and evaluate the feasibility of each option.

Recommendation 3: Require users who drive peak demand to off set the costs of an expanded system.

Strategy 1: Collaborate with the MRA and Montreat College to determine the impact on the water system during the peak 
season and identify the means to mitigate or off set costs of improvement.
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