Planning & Zoning Commission
	 Regular Meeting Minutes
December 11, 2024


		
 
Board members:	Dan Dean
			John Hinkle
			Liz Johnson
Bill Scheu, Chair
Julie Schell
Bill Tucker
								
										
Board members absent:  Daniel Hewitt, Alternate Representative 
     Allen Crawford – ETJ Representative
			  								
Town staff present:	 Kayla DiCristina, Zoning Administrator
			 Angie Murphy, Town Clerk
			 
		
There was one member of the public present.  Mr. Scheu called the meeting to order at 10:30 a.m. and led the group in a moment of silence after a brief welcome.  

Agenda Approval

Bill Tucker moved to adopt the meeting agenda as presented. Liz Johnson seconded, and the motion carried 6/0.

Adoption of April 25, 2024, Meeting Minutes

John Hinkle moved to approve the April 25, 2024, Meeting Minutes as presented. The motion was withdrawn from the table by John Hinkle. Dan Dean suggested that the written proposed changes from the April meeting be attached to a copy of the minutes for further clarification. Liz Johnson moved to approve as amended. John Hinkle seconded, and the motion carried 6/0. 

Adoption of July 18, 2024, Meeting Minutes

Julie Schell moved to approve the July 18, 2024, Meeting Minutes as presented. Liz Johnson seconded, and the motion carried 6/0.

Old Business

Subcommittee Updates

· Hillside Development Subcommittee: Liz Johnson advised that she, Allen Crawford, and Bill Scheu had been meeting monthly prior to Hurricane Helene. They have finished up their discussion on development density and are ready to begin a new discussion on light reflective value and how it relates to Montreat. Liz Johnson stated that she thought the subcommittee should pause to examine what the Town had just been through and how it relates to hillside development. John Hinkle asked if mudslides/landslides had been previously discussed. Ms. DiCristina stated that while mudslides/landslides might not have been explicitly discussed it has been a part of the overall discussion of “how do we prevent that with smart development”. Ms. DiCristina also stated that the events of the September Hurricane have presented the Town with lessons learned and she is not sure where the subcommittee should go from now. Ms. DiCristina stated that many other mountain communities experienced similar events to Montreat and she feels that there will be new information for the subcommittee to consider. 

· Montreat Sign Ordinance Subcommittee: John Hinkle advised that the subcommittee had hoped to have their report finalized and turned into Town Council by now, but Hurricane Helene disrupted those plans. The subcommittee hopes to meet again before the end of January to finalize their report.

· Zoning Ordinance Amendments Research Subcommittee: Dan Dean advised that this subcommittee was still waiting on the lodge controversy to be completed before any adjustments are made that could impact the final decision. 

New Business

Advisory Review & Recommendation for Legislative Decision

· Text Amendment, TA-2024-03- Amendment to the Town of Montreat Zoning Ordinance
Ms. DiCristina advised that the Planning & Zoning Commission would be making a recommendation to Town Council to approve/approve with revisions/deny the proposed text amendment with the revisions being consistent/not consistent with the objectives of the Montreat Tomorrow strategic plan. Ms. DiCristina advised that every year the legislature meets and makes amendments to laws. It is then up to the individual municipalities to make changes to their ordinances to be consistent with state statutes. Ms. DiCristina stated that the suggested language had been pulled directly from state statute and she also worked directly with the town attorney to make sure everything lined up correctly. This amendment discussed surfacing of private driveways and parking lots, and electric fences. Dan Dean suggested capitalizing the first letter of any definition to be consistent with the current Town of Montreat Zoning Ordinance. Bill Tucker moved to recommend to the Board of Commissioners to approve TA-2024-03 as the revisions are consistent with Montreat Tomorrow because the conform to state statute. Dan Dean seconded, and the motion carried 6/0. Ms. DiCristina advised that this amendment will go before the Board of Commissioners at their January meeting.

· Text Amendment, TA-2024-06 – Amendment to the Town of Montreat Zoning Ordinance
Bill Scheu stepped down as chair and appointed Bill Hinkle as acting chair. Ms. DiCristina advised that this Text Amendment was submitted by property owner Rick Giles of Montreat. The property in discussion can be found at 426 Kentucky Road (PIN#072007755800000). The amendment is to revise Section 310.643 of the Montreat Zoning Ordinance to allow the Zoning Administrator to approve specific minor modifications to Special Use Permits. Special Use Permits are quasi-judicial approvals made by the Board of Adjustment. The approval of Special Use Permits is not a power that the Zoning Administrator can hold. This power is given to the Board of Adjustment, who hold quasi-judicial hearings based on sworn testimony and evidence. The Board of Adjustment’s approval is what you are held too. The state statute allows for minor modifications to be made at the administrative level if it is explicitly stated with guidelines in the Zoning Ordinance. The Town Zoning Ordinance currently does not allow for any of those minor modifications. Currently, the Zoning Ordinance states that if you have a minor change you will need to go back before the Board of Adjustment for their decision, which is a cost of time and money both to the applicant and the Town. Mr. Giles found himself in this situation when he wanted to change the entrance to his accessory dwelling unit. The Town Attorney reviewed the proposed language and found it to be sufficient. Julie Schell moved to open the Text Amendment, TA-2024-06 for discussion. Liz Johnson seconded, and the motion carried 5/0. Bill Scheu of 146 Eastminster Terrace was before the commission on behalf of Rick Giles. Mr. Scheu read an email from Mr. Giles which explained why he needed the text amendment. Julie Schell suggested an organizational change to allow for clarity. Julie Schell moved to amend the requested Text Amendment to change the suggested text to introduce Minor Modifications and to add a parenthetical A before “Town of Montreat” and a parenthetical B before “These modifications are subject to the following”. Dan Dean seconded, and the motion carried 5/0. The original motion to approve as amended TA-2024-06 with revisions that are consistent with Development Objective #4 (page 54 in the Montreat Tomorrow Comprehensive Plan) made by Julie Schell and seconded by Liz Johnson passed 5/0. This amendment will be put before the Board of Commissioners at their January meeting. Bill Scheu resumed his position as chair.

Zoning Administrator Updates & Discussion

A. Comprehensive Plan Implementation: Ms. DiCristina expressed her appreciation for the Comprehensive Plan Implementation Captains. Ms. DiCristina stated that at the request of the Town Manager Comprehensive Plan Implementation will be paused to focus town resources on storm repair and recovery.  Ms. DiCristina will follow up with the Town Manager towards the end of the fiscal year to see if the project can resume. Julie Schell wondered whether she and Ms. DiCristina should move forward with the hazard mitigation work that was previously started. Ms. DiCristina will follow up on this topic. Bill Tucker announced that he and Allen Crawford are taking turns attending Landcare meetings.

B. Planning & Zoning Commission 2025 Membership Changes: Ms. DiCristina stated that per the Town’s Zoning Ordinance and the Planning & Zoning Bylaws the term length of a member is three years, and the maximum number of consecutive terms is two. Bill Scheu, Dan Dean, and Allen Crawford (term ends in March, 2025) have hit their two term limit. John Hinkle will also be cycling off the commission as well. As of the end of January the commission will have six regular seats open and one alternate seat. Liz Johnson and Bill Tucker are both eligible to serve another term and were instructed to reach out to a member of Town Council if they would like to be reappointed. Ms. DiCristina stated that at the January or February meeting the committee will need to elect new chairs and subcommittee chairs. 

C. Planning & Zoning Commission Bylaw Amendment:  The Town of Montreat Zoning Ordinance allows for the Planning and Zoning Commission to amend their own bylaws. There has been ongoing discussions about allowing non-Planning and Zoning Commission members to serve on subcommittees. Dan Dean briefly summarized three points that had been made on this topic. These points included having the majority of the subcommittee be Planning and Zoning Commission members, requiring the chair of the subcommittee to be a Planning and Zoning Commission member, and allowing/not allowing zoom participation. Dan Dean suggested having one community member of each subcommittee be an “expert in their field”. There was continued discussion about the potential composition of the subcommittees and how information will be documented in a transparent way. Ms. DiCristina stated that she would put some language together in anticipation of taking a vote in January.

D. Outstanding Text Amendments: There is an outstanding text amendment to the Sign Ordinance that did not get finished before Hurricane Helene.  The sign committee subcommittee will need to meet again before bringing the text amendment before the full Planning & Zoning Commission. Ms. DiCristina will try to get a meeting scheduled in January. 

Public Comment

There was no public comment at this time.

Next Meeting

Wednesday, January 15, 2025, at 10:30 a.m.

Adjournment

John Hinkle moved to adjourn the meeting.  Liz Johnson seconded, and the motion carried 6/0. The meeting was adjourned at 11:55 a.m.


___________________________________			_________________________________
Bill Scheu, Chair						Angie Murphy, Town Clerk
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