
Town of Montreat  
Board of Commissioners Meeting  – Public Forum 

December 11, 2025 – 5:30 p.m. 
Town Hall 

1 

I. Call to Order

• Welcome
• Moment of Silence

II. Agenda Adoption

III. Public Comments

IV. Adjournment
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Town of Montreat 
Board of Commissioners 

Town Council Meeting 
December 11, 2025 – 6:00 p.m. 

Town Hall 

1 

I. Call to Order

• Pledge of Allegiance

• Moment of Silence

II. Agenda Adoption

III. Mayor’s Communications

IV. Consent Agenda

A. Meeting Minutes Adoption

• November 13th Public Forum Meeting Minutes
• November 13th Town Council Meeting Minutes

All items on the Consent Agenda are considered routine, to be enacted by one motion with the 
adoption of the agenda and without discussion.  If a member of the governing body requests 
discussion of an item, it will be removed from the Consent Agenda and considered separately.

V. Town Manager’s Communications
• Consent Agenda Review
• Other Items

VI. Administrative Reports

• Administration
• Planning and Zoning
• Public Works and Water
• Sanitation
• Streets
• Finance
• Police

VII. Public Comment

Public comments will be heard during this period for any and all items. 

VIII. Old Business
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Montreat Board of Commissioners 
Town Council Meeting 

December 11, 2025 

2 

IX. New Business

A. Presentation of the Draft 2024/2025 Audit
• Presenter: A representative from Carter, P.C., the Town’s auditing

firm
• Agenda Materials: Documents will be distributed at the meeting

B. Conditional Zoning Request & Public Hearing
• Presenter: Savannah Parrish
• See Agenda Materials on pages
• Suggested Motion: Move to open/close the Public Hearing
• Discussion
• Suggested Motion: Move to approve/deny Conditional Zoning

Request for 779 Foreman Siding Road

C. Bank Loan Approval
• Presenter: Savannah Parrish
• See Agenda Materials on page
• Suggested Motion: Move to approve/deny a loan in the amount of

$87,356.94 with First Bank to finance the purchase of a 2025 Kubota
Tractor with attachments

D. Budget Amendment 5
• Presenter: Savannah Parrish
• See Agenda Materials on page
• Suggested Motion: Move to approve/deny Budget Amendment #5

E. Appointment of Members to Stone Bridge Advisory Committee
• Presenter: Savannah Parrish
• Suggested Motion: Move to appoint _______________________________to the

Stone Bridge Advisory Committee

X. Public Comment

Public comments will be heard during this period for any and all items. 

XI. Commissioner Communications

XII. Dates to Remember
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Montreat Board of Commissioners 
Town Council Meeting 

December 11, 2025 

3 

• Montreat Police Department Community Drop-In Gathering – Monday,
December 15th, 2025, from 8:30 am – 10:00 am at The Huckleberry in
Moore Center

• Board of Adjustment – Thursday, December 18th, 2025, at 5:00 p.m. (if
needed) in Town Hall with Zoom options

• Christmas Holidays – Town Offices Closed – Thursday, December 25th,
2025, and Friday, December 26th, 2025

• New Year’s Day – Town Offices Closed - Thursday, January 1st, 2026
• Landcare, Wednesday, January 7th, 2026, at 9:00 am in Town Hall with

Zoom options
• January Town Council Meeting, Thursday, January 9th, 2026, at 6:00 pm

in Town Hall with Zoom options. The Public Forum will begin at 5:30 pm.
• Tree Board, Tuesday, January 13th, 2026, at 9:00 am in Town Hall with

Zoom options
• Planning & Zoning Commission Meeting, Thursday, January 15th, 2026, at

10:30 am in Town Hall with Zoom options
• Montreat Police Department Community Drop-In Gathering – Thursday,

January 15th, 2026, at 10:00 am at the residence of Clay & Elizabeth
Hamilton, 160 Maryland Place

• Martin Luther King, Jr. Day – Town Offices Closed – Monday, January 19th,
2026. Sanitation services will resume on Tuesday, January 20th at 8:00
am.

• Board of Adjustment – Thursday, January 22nd, 2026, at 5:00 pm in Town
Hall with Zoom options (if needed)

XIII. Adjournment
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Board of Commissioners - Public 
Forum  

November 13, 2025 – 5:30 p.m. 
Meeting Minutes 

Board of Commissioners in Attendance: 
Commissioner Tom Widmer 

Commissioner Jane Alexander 
Mayor Tim Helms 

Commissioner Mason Blake 
Commissioner Grant Dasher 

 
Board of Commissioners Absent: 

Mayor Pro Tem Kitty Fouche 
 

Town Staff in Attendance: 
Savannah Parrish, Town Manager 

Angie Murphy, Town Clerk (virtually) 
Brandon Freeman, Town Attorney 
Rachel Eddings, Finance Officer 

Barry Creasman, Public Works Director 
Jeff Eaton, Chief of Police 

 
Members of the Public in Attendance: 

Approximately15 people 

Call to Order 
Mayor Tim Helms called the meeting of the Board of Commissioners public forum to order at 5:30 PM on 
Thursday, November 13, 2025. The meeting began with a moment of silence. 

Agenda Adoption 
Mayor Helms explained that the public forum was an opportunity for citizens to ask questions of the 
commissioners, with immediate answers when possible or follow-up responses when needed. 

Commissioner Jane Alexander moved to adopt the agenda as presented for the public forum. 
Commissioner Grant Dasher seconded the motion. The motion carried unanimously 4/0. 

Public Comments 
Letta Jean Taylor (386 Oklahoma Road) raised concerns about stop signs at the Appalachian and Oklahoma 
intersection. She mentioned that no traffic study had been conducted before installation and expressed safety 
concerns about stopping on Appalachian Way in icy conditions, particularly near a fire hydrant. Mrs. Taylor 
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questioned why stop signs were installed at this location but not at other intersections with speeding issues, such 
as Assembly Drive intersections. 

Town Manager Savannah Parrish responded that the police department had been observing the new stop signs 
and would likely remove the sign at Appalachian Way and Oklahoma Road. Chief Jeff Eaton was taking one 
final step before removal, but the decision had essentially been made to remove the sign. 

Jean Norris (192 Mississippi Road) expressed appreciation for the road patching work completed throughout 
town. 

Wade Burns (779 Foreman Siding Road) informed the Board that he would be moving to South Carolina and 
would appear at the next month's meeting regarding conditional zoning on his Montreat home. He noted the 
seriousness of the matter, as his neighbor's request could result in the need to destroy his house. Mr. Burns 
encouraged Board members to conduct a site visit before the next meeting to better understand the situation, and 
he distributed information packets to commissioners. 

Town Manager Savannah Parrish shared useful contact information for the Metropolitan Sewer District, 
providing both administrative (828-254-9646) and emergency (828-255-0061) phone numbers for residents 
experiencing sewer issues. 

Mayor Helms confirmed that the gate lighting event would take place on December 5th, with Commissioner 
Tom Widmer adding that it would be a collaborative effort between the Montreat Adult Summer Club, the 
Town of Montreat, and the Mountain Retreat Association. 

Peggy Scheu (146 Eastminster Terrace) inquired about efforts to address the bear problem in Montreat. She 
wanted to know what measures had already been implemented and their effectiveness, as well as how other 
communities have handled similar situations. 

Mayor Helms explained that garbage management was the main issue, with some residents not properly 
securing their garbage or leaving garage doors open. 

Town Manager Savannah Parrish elaborated that the bear feeding conversation originated from North Carolina 
Wildlife Resources recommendations. She noted that the Town of Highlands had implemented a similar wildlife 
feeding ban with good success in reducing bear encounters. Ms. Parrish explained that the goal would be to 
implement a wildlife feeding ban in 2026 along with bear-resistant trash containers to make bears uncomfortable 
in Montreat and reduce human-bear interactions. 

Commissioner Maon Blake emphasized that this was a strong recommendation from wildlife officials, not just a 
casual suggestion, noting it was the only recommended measure not yet implemented when Montreat was 
qualified as a BearWise Town. 

Commissioner Grant Dasher noted that four homes had been broken into by bears during the summer, with one 
break-in specifically to access bird seed. Some bears had to be euthanized as a result. 

Bill Scheu (146 Eastminster Terrace) asked the Board to consider modifying any absolute prohibition on bird 
feeders to allow residents to use feeders during the day but bring them in at night. He noted that many residents 
work hard to respect the town's bear safety recommendations. 

Mayor Helms acknowledged the challenge of creating rules that account for both responsible residents like Mr. 
Scheu and those who don't follow best practices. 

 
Adjournment 
 

Commissioner Tom Widmer moved to adjourn the meeting. Commissioner Mason Blake seconded the 
motion. The motion carried unanimously 4/0. 

 

The public forum was adjourned until the regular meeting at 5:46 PM. 
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_______________________________ ______________________________ 

Tim Helms, Mayor Angie Murphy, Town Clerk 
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Board of Commissioners – Town 
Council 

November 13, 2025, 6:00 p.m. 
Meeting Minutes 

Board of Commissioners in Attendance: 
Commissioner Tom Widmer 

Commissioner Jane Alexander 
Mayor Tim Helms 

Commissioner Mason Blake 
Commissioner Grant Dasher 

 
Board of Commissioners Absent: 

Mayor Pro Tem Kitty Fouche 
 

Town Staff in Attendance: 
Savannah Parrish, Town Manager 

Angie Murphy, Town Clerk (virtually) 
Brandon Freeman, Town Attorney 
Rachel Eddings, Finance Officer 

Barry Creasman, Public Works Director 
Jeff Eaton, Chief of Police 

 
Members of the Public in Attendance: 

Approximately15 people 

Call to Order 
Mayor Tim Helms called the regular meeting to order at 6:00 PM and led the Pledge of Allegiance. 

Commissioner Mason Blake moved to adopt the agenda as presented. Commissioner Grant Dasher 
seconded the motion. The motion carried unanimously 4/0. 

Mayor Helms wished everyone a Happy Thanksgiving and recognized Veterans Day, expressing gratitude to 
veterans for their service and sacrifices to preserve American liberties. 

Consent Agenda 
Town Manager Savannah Parrish presented the consent agenda, which included the October 9th public forum 
meeting minutes, October 9th town council meeting minutes, and October 10th special town council meeting 
minutes. 

Public Comment 
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Letta Jean Taylor (386 Oklahoma Road) expressed concern about the proposed wildlife feeding ban ordinance. 
She noted that Montreat was the first certified community wildlife habitat in North Carolina, requiring 
properties to provide food, water, cover, and places for wildlife to raise young. Mrs. Taylor was concerned that 
prohibiting wildlife feeding would disqualify Montreat and individual properties from wildlife habitat 
certification. She also questioned whether having plants in yards that feed birds and animals would violate the 
proposed ordinance. 

Buncombe County Tax Reappraisal Presentation 
Eric Cregger, Buncombe County Tax Assessor, delivered a presentation on the upcoming 2026 tax reappraisal. 
He explained that the county assessment office is responsible for providing market values for all taxable 
property in the county, including real estate and personal property. 

Mr. Cregger outlined that while personal property is reappraised annually, real estate in Buncombe County is 
reappraised every four years, with the next reappraisal set for January 1, 2026. The reappraisal was originally 
scheduled for 2025 but was delayed due to Hurricane Helene. 

He explained that the county's current property values are set to 2021 market conditions, while current property 
assessments have fallen to approximately 60% of market value, well below the 85% threshold that triggers 
mandatory reappraisal under state law. 

Mr. Cregger described how the county uses mass appraisal techniques to group similar properties geographically 
and apply the most relevant valuation approach: cost approach for unique properties, sales comparison for 
residential properties, and income approach for income-producing properties. 

He emphasized that reappraisal is not a method to increase revenue, as the county is only responsible for 
determining property values, while governing bodies like the Town of Montreat and Buncombe County set the 
tax rates. 

Property owners will receive reappraisal notices in February 2026 with instructions on how to appeal their 
valuations if they disagree. Mr. Cregger encouraged residents to check their property data on the county website 
(tax.buncombenc.gov) for accuracy before the reappraisal. 

Commissioner Widmer asked about how the county determines market value. Mr. Cregger explained that it is 
based on comparable property sales in the area since 2021, with properties grouped by type and location. 

Landcare - Flat Creek Crossing 
Jean Norris provided an update on the Flat Creek Crossing project. She reported that work would soon begin on 
the site and shared funding details: 

● $34,065 from Pigeon River Fund (in hand) 

● Approximately $240,000 promised as reimbursement from Accessible Parks 

● Approximately $95,000 in donated funds 

Ms. Norris noted they are potentially $55,000 short of what's needed to complete all physical structures. She 
explained that Hurricane Helene had altered the creek, reducing available creek bank on both sides, which 
would require some design modifications. She also mentioned plans to eventually build an accessible bridge 
across the creek at an estimated cost of $85,000-$100,000. 

Commissioner Widmer expressed appreciation that the project was finally moving forward after donors had 
been waiting to see progress. 

SMART Program MOU 
Town Manager Savannah Parrish presented a Memorandum of Understanding (MOU) between the Town of 
Montreat and North Carolina Department of Public Safety Emergency Management that would delegate debris 
removal from Flat Creek and its tributaries to state emergency management. 

Packet Page 9



Ms. Parrish explained that this program would relieve the town's public works department from this manual 
labor and shift financial responsibility to the state. While she noted that other participating towns reported slow 
progress, she considered this a positive development for Montreat. 

Mayor Helms mentioned that he and Public Works Director Barry Creasman had toured the creeks with state 
officials approximately five months ago, and the agreement was just now being presented, indicating the process 
would likely be lengthy. 

Commissioner Dasher moved to approve the SMART program MOU as presented. Commissioner 
Alexander seconded the motion. The motion carried unanimously 4/0. 

Budget Amendment Number 4 
Town Manager Parrish presented Budget Amendment Number 4, which would appropriate FEMA 
reimbursement funds to partially repay North Carolina DEQ for a bridge loan provided after Hurricane Helene 
to repair the town's water system. 

The amendment included FEMA reimbursements of $4,982.90 for Welch Field damage, $142,995 for debris 
removal, and $6,002.50 for Providence Terrace culverts, with these funds being moved to Fund 29. 

Commissioner Blake moved to approve Budget Amendment Number 4. Commissioner Widmer seconded 
the motion. The motion carried unanimously. 

NC Debt Set Off Program 
Town Manager Parrish presented a resolution to participate in the North Carolina Local Government Debt Set 
Off Program. She explained this would allow the town to send qualifying debts for collection (those over $50 
and less than three years old) rather than writing them off. 

Mayor Helms noted that the state has more leverage in collecting these debts than the town does. 

Commissioner Dasher moved to approve the NC Debt Set Off Program resolution as presented. 
Commissioner Alexander seconded the motion. The motion carried unanimously. 

Wildlife Feeding Ban Ordinance 
Town Manager Parrish introduced the proposed wildlife feeding ban ordinance, noting there were concerns both 
in the community and among commissioners. She suggested there was no need to rush a decision that evening, 
and that the Board could have a discussion and make edits to the ordinance. 

She reiterated that the intention was to address a public safety concern by reducing bear encounters in town, 
following recommendations from NC Wildlife Resources. She noted that the Town of Highlands had success 
with a similar ban. 

Commissioner Blake emphasized that this would be a one-year test program to address worsening bear issues 
each summer, with a focus on protecting children in Montreat. He noted it would provide an opportunity to 
collect data rather than relying solely on anecdotal evidence. 

Commissioner Alexander, while expressing a personal desire to continue feeding birds, acknowledged the 
public safety concerns. She suggested implementing the ban from April 1, 2026, through March 2027, providing 
time to prepare information, educate the community, and inform summer visitors about the expectations. 

Commissioner Widmer suggested postponing action to incorporate several modifications to the ordinance: 

● Explicitly stating the test period within the ordinance 

● Considering the timing in relation to the upcoming bear-resistant trash container requirement 

● Revising language to exclude planted flowers for birds and hummingbirds from the prohibition 
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Mayor Helms raised the importance of assigning responsibility for ordinance enforcement. 

Commissioner Widmer moved to postpone action on the wildlife feeding ban ordinance for future 
consideration. Commissioner Alexander seconded the motion. The motion carried unanimously. 

Stone Bridge Advisory Committee Establishment 
Commissioner Blake presented a proposal to establish a Stone Bridge Advisory Committee to make 
recommendations on the design and aesthetic improvements to town bridges. He explained that Nancy Thomas 
had spearheaded the initiative to restore Montreat's bridges to their historical appearance by cladding them in 
river stone, similar to the original bridges from Dr. Anderson's time. 

He reported that donors had already committed $50,000 for one bridge, with another $30,000 expected soon, 
potentially funding the first two of six or more bridges planned for redesign. The committee would focus on 
aesthetic design recommendations, while the structural aspects would follow FEMA-approved designs. 

Commissioner Blake noted that the Montreat Cottagers had agreed to help with fundraising through their 
501(c)(3) status, though fundraising would not be the committee's primary responsibility. 

Commissioner Blake moved to approve the establishment of a Stone Bridge Advisory Committee 
composed of seven members and up to two alternate members, subject to the clarifications set forth in his 
memo. Commissioner Alexander seconded the motion. The motion carried unanimously. 

The committee members would be appointed at the December meeting. 

Discussion of Bank Terms 
Town Manager Parrish sought consensus from the Board regarding pursuing a bank loan for a Kubota tractor. 
She explained that the public works tractor was broken down and so old that parts were no longer available. 

She presented a non-binding proposal from First Bank offering 100% financing at a fixed rate of 5.35% over 60 
months. Ms. Parrish indicated she would return with a formal proposal and payment plan at the next meeting if 
the Board was supportive. 

Mayor Helms and the commissioners expressed support for proceeding with obtaining a formal proposal. 

Proclamation - Designation of November 12th as Arbor Day 
Mayor Helms explained that the Tree Board had requested a proclamation designating November 12th as Arbor 
Day in Montreat, though the request had come at the last minute. 

Commissioner Blake moved to designate November 12th as Arbor Day in Montreat. Commissioner 
Widmer seconded the motion. The motion carried unanimously. 

Public Comment 
There were no public comments. 

Commissioner Communications 
There were no commissioner communications. 

 

Dates to Remember 
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Mayor Helms announced upcoming dates: 

● Board of Adjustment: November 20, 5 PM

● Thanksgiving holiday closures: November 27-28

● Landcare: December 3, 9 AM

● Tree Board: December 9, 9 AM

● Town Council Meeting: December 11, 6 PM

● Board of Adjustment: December 18, 5 PM (if needed)

● Christmas holiday closures: December 25-26

● New Year's Day closure: January 1

● Gate Lighting: December 5, 5:15 PM

Adjournment 

Commissioner Alexander moved to adjourn the meeting. Commissioner Widmer seconded the motion. The 
motion carried unanimously. 

The meeting was adjourned at 7:07 pm. 

_______________________________ ____________________________ 

Tim Helms, Mayor Angie Murphy, Town Clerk 
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November 2025

Monthly Statistics 2024 2025

2 6

3 2

655 627

43 86

0 2

9 14

9 14

12 14

Upcoming Events and Schedule Changes

Comments

Staff Communications

Public Records Requests Processed 

ADMINISTRATIVE REPORTS:

ADMINISTRATION

Town Administration report for the month of 

Public Meetings

N/A

Happy Holidays from Town Office Staff!

Water Bills Processed & Mailed

Water Bills Processed & Emailed

0

Leak Adjustments

Sunshine List Messages

Website Posts

Social Media Posts
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November 2025

Monthly Statistics 2024 2025

8 0

0 0

0 4,200#

4 6

Comments

Staff Communitactions: 

We had a small ice event during the early morning hours on Veterans Day.

0

Ice Melt Applied to Roads (pounds)

Road Closures

ADMINISTRATIVE REPORTS:

STREETS

Streets Department report for the month of 

Public Trees Removed

Sand Applied to Roads (tons)
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November 2025

Monthly Statistics 2024 2025

67 42

2 1

400ft 0

2 0

3,940,883  2,832,203

2,416 1,754

1 1

Comments
We would like to take this time to wish everyone a Very Merry Christmas and a Happy New Year. 

Hours Pumped (11 wells combined)

Gallons of Water Produced

Water Samples Taken

New Water Lines Installed

Water Meter Replacements

ADMINISTRATIVE REPORTS:

WATER AND PUBLIC WORKS

Water and Public Works report for the month of 

Calls for Service

Water Leaks Repaired
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November 2025

Monthly Statistics 2024 2025

15.42 9.12 tons
0 2.20 tons

1700 1680
3 3

669 448

32 Loads 4 Loads
2108.1 4197.1

1330.65 1671.5
300.62 473.02
14.42 7.93 tons
11.24 1.20 tons

Comments:

Merry Christmas and Happy New Year from the Sanitation Dept.

Special Pickup Stops

Bagged Leaf Pickup

Dumpster Rental Fees

Convenience Center Usage-Trash

Unique Curbside Sanitation Stops

ADMINISTRATIVE REPORTS:

SANITATION

Sanitation Department report for the month of 

Tons of Curbside Trash Collected

Tons of Curbside Recycling  Collected

Tipping Fees 

Brush Pickup (cubic yards)

Hauling Fees

Convenience Center Usage-Recycle
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November 2025

Monthly Statistics 2024 2025

1 1

0 0

2 6

0 0

0 1

0 0

0 0

Comments

Variance/Interpretation Granted

Notice of Violations

0

Special Use Permits Granted

Permit Extensions Granted

ADMINISTRATIVE REPORTS:

ZONING ADMINISTRATION

Zonning Administration report for the month of 

Approved Zoning Permits

Denied Zoning Permits

Pending Zoning Permits
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TOWN OF MONTREAT 
AGENDA ITEM SUMMARY 

SUBMITTER: Jeff Eaton MEETING DATE: December 2, 2025 

AGENDA SECTION: NEW BUSINESS DEPARTMENT: Police 

TITLE OF ITEM: Police Department Statistics for November. 

SUMMARY: 

The attached document is a summary of the calls for service the police department responded to in 

The month of November 2025.  We are transitioning to a new format of collecting data and this 
could create some minor discrepancies in the numbers.  There may be a handful of calls that don’t 
get represented in this format until we work out issues with accurately pulling the data. 
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# of Calls Call Nature

26 Admin / Maintenance

1 Alarm

0 Assist EOC

1 Assist Motorist

4 Assist Other Agency

3 Community Outreach

8 Contact Public

2 Debris Blocking Roadway

0 Direct Traffic

0 Domestic Animal Problem

0 Domestic Disturbance

1 Follow Up Investigation

6 Foot Patrol

3 Improper Parking

7 Investigate

2 Loud Noise

3 Motor Vehicle Crash

110 Property Check

3 Suspicious Person

4 Suspicious Vehicle

6 Traffic Enforcement

15 Traffic Stop

0 Welfare Check

0 Wildlife

205 Total # of Calls

Montreat Police Department

Monthly Statistics - November 2025
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Staff Report – Conditional Zoning for 
779 Foreman Siding Rd 

Proposed Project: Property owners, Wade and Susie Burns, have submitted an application for a 

Conditional Zoning District requesting a conditional rezoning for 779 Foreman Siding Road (PIN 

072111773600000) from R-3 to R-3 CZ to accommodate a single-family residential structure.   

Created by: 

Alexis Baker, AICP 

Interim Zoning Administrator 

Town of Montreat 

Created for: 

Montreat Board of Commissioners 
   December 11, 2025 
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STAFF REPORT – Conditional Zoning, 779 Foreman Siding Road 

Summary 
The following report summarizes the Zoning Administrator’s review of an application for Conditional 

Zoning by Wade and Susie Burns (property owners) at property described as 779 Foreman Siding Rod 

(PIN#: 072111773600000) The property contains a two-story single-family residence: 

Parcel Identifier Number (PIN #): 072111773600000 

Address: 779 Foreman Siding Road 

Owner: BURNS WADE, BURNS SUSIE 
              PO BOX 610, MONTREAT, NC, 28757 

Applicant: Wade Burns (property owner) 

Zoning: R-3 Low-Density Residential, ETJ 

Current Land Use: Single-Family Residential 

Utilities: Existing onsite (public water/private sewer) 

Acres: 0.26 acres (11,326 SF lot) 

NOTE: R-3 Low-Density Residential district minimum lot size for Single-Family Dwellings is 20,000 SF, 

however, this is a Lot of Record and therefore only subject to dimensional standards (i.e. setbacks, etc.) 

Planning and Zoning Board Public Notice 
Applicant mailed Public Notice to properties within 250’ of the site at least 14 days in advance of the 

7/12/2025 Community Meeting (see Figure 1: 250' Public Notice for Conditional Zoning, PIN # 

072111773600000, 779 Foreman Siding Rd.) 

Town staff mailed Public Notice to properties within 250’ of the site and posted a sign on the Subject 

Property on October 13, 2025 (10 days ahead of 10/23/25 Planning & Zoning Commission hearing) 

Montreat’s Town Clerk provided Public Notice at least one week ahead of the 

10/23/25 Planning & Zoning Commission hearing, posting notice via: 

• The Town’s website 

• The Town’s “Montreat Minute” e-mail newsletter 

• Posted notice on a community bulletin board at the Montreat Post Office 

• Posted notice on the Town’s Hall’s community bulletin board 

Montreat’s Town Clerk posted two notices in the Asheville Citizen Times 10 - 25 days before the 

Planning and Zoning Commission hearing. 

Montreat Planning & Zoning Commission, Public Hearing: 10/23/25

Packet Page 25



4 

 

Board of Commissioners Public Notice 
Town staff mailed Public Notice to properties within 250’ of the site and posted a sign on the Subject 

Property on December 1, 2025 (10 days ahead of 12/11/2025 Board of Commissioners’ hearing) 

Montreat’s Town Clerk provided Public Notice at least one week ahead of the 

12/11/2025 Board of Commissioners’ hearing, posting notice via: 

• The Town’s website 

• The Town’s “Montreat Minute” e-mail newsletter 

• Posted notice on a community bulletin board at the Montreat Post Office 

• Posted notice on the Town’s Hall’s community bulletin board 

Montreat’s Town Clerk posted two notices in the Black Mountain News 10 - 25 days before the Board 

of Commissioners’ hearing. 

Montreat Board of Commissioners, Public Hearing: 12/11/2025
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Public Notice cont. 

 

Figure 1: 250' Public Notice for Conditional Zoning, PIN # 072111773600000, 779 Foreman Siding Rd. 

 

Conditional Zoning Request 
Property owners, Wade and Susie Burns, have submitted an application for a Conditional 

Zoning District requesting a conditional rezoning for 779 Foreman Siding Road (PIN 

072111773600000) from R-3 to R-3 CZ to accommodate a single-family residential structure. 
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Conditional Zoning  
 

Planning and Zoning Commission Meeting 

On October 23, 2025, the Planning and Zoning Commission recommended approval by a vote of 6-0. The 

Recommendation and Consistency Statement is attached to this staff report.  

Uses 

STAFF ANALYSIS  

“Single Family Dwelling” is a Permitted Use (Sec. 500 Permitted Uses Table) allowed within the R-3 Low-

Density Residential zoning district, subject to Administrative review and approval. Any request for a use 

involving Conditional Zoning (CZ) requires review and an advisory vote by the Montreat Planning & 

Zoning Commission (advisory body), followed by review and a binding vote by the Montreat Board of 

Commissioners (legislative body). 

Setbacks and Lot Size 

STAFF ANALYSIS  

Lot area: 0.26 acres (11,326 SF lot) 

R-3 Low-Density Residential minimum lot area for Single-Family Dwellings is 20,000 SF (Sec. 503.41). 

However, this is a Lot of Record and thus legally allowed to be developed at its current size of 11,326 SF. 

This is an existing lot with a single-family residence.  

Lot width: 75.09’ (front), 75.61 (rear), 75.35 average 

R-3 Low-Density Residential minimum lot width is 75’ (Sec. 503.5).  

Lot depth: 150.39’ (east side), 149.85’ (west side), 150.12 average 

R-3 Low-Density Residential minimum lot depth is 100’ (Sec. 503.6). 

Setbacks (note: this is a “double front” lot) 

• Required front setback in this district is 30’ 
o Applicants’ Site Plan calls for a 19.2’ setback to the north on Foreman Siding Rd. 
o Applicants’ Site Plan appears to call for a 75’ (approx.) setback to the south on Gilchrist 

Court. 

• Required side setbacks in this district is 15’ for Single-Family and Two-Family Dwelling Units (Sec. 
503.81).  

o Applicants’ Site Plan calls for a 13’ side setback to the east side. 
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Figure 2: Site Plan 

 

Background 
STAFF ANALYSIS 

Property owners, Wade and Susie Burns, have submitted an application for a Conditional 

Zoning District requesting a conditional rezoning for 779 Foreman Siding Road (PIN 

072111773600000) from R-3 to R-3 CZ to accommodate a single-family residential structure. 

Landscaping and Trees 

STAFF ANALYSIS 

The applicant did not propose removing any trees within a Town of Montreat right-of-way (MRA right-

of-way is the subject site’s frontage and access), therefore Montreat’s Tree Ordinance does not apply 

to this site. (Montreat General Ordinances, Chapter K – ENVIRONMENT, ARTICLE V: TREES). 
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Erosion & Sediment Control (ESC) 

STAFF ANALYSIS 

Erosion & Sediment Control (ESC) is the technical term for “stormwater control during construction”. 

The applicant’s exhibit “Erosion Control, page 3” notes the following conditions, all per Buncombe 

County Soil Erosion and Sedimentation Control Ordinance design standards: 

• Silt fences in areas of soil disturbance. 

• Entry and exit from grading area will be separated from “clean” areas with gravel “mud mat” 

where needed. 

• There are no paved roads lower than the flow areas of land to be disturbed. 

 

The Town of Montreat does not have its own independent ESC standards, but rather, references 

Buncombe County’s standards as follows: 

MONTREAT CODE OF GENERAL ORDINANCES 

CHAPTER K – ENVIRONMENT 

ARTICLE II: SOIL EROSION AND SEDIMENTATION CONTROL ORDINANCE 

(Refers to the most updated version of the “Buncombe County 

Soil Erosion and Sedimentation Control Ordinance.”) 

Projects that disturb more than one (1) acre of land are subject to Buncombe County ESC review and 

permitting. This project did not disturb more than one (1) acre and therefore is not subject to 

Buncombe County ESC review. 

Post-Construction Stormwater Control 

STAFF ANALYSIS 

Post-Construction Stormwater Control is the technical term for “stormwater control after construction is 

complete”. The applicant should be required to adhere to all relevant Post-Construction Stormwater 

Control requirements.   

Hillside and Floodplain Development 

STAFF ANALYSIS 

The Town of Montreat’s Hillside Development and Floodplain Development ordinances are not 

applicable to this site since neither steep slopes (>40% slope) nor floodplains exist on the site. 

Comprehensive Plan 

STAFF ANALYSIS 

The Subject Property is located in Montreat’s ETJ. According to page 22 of Montreat Tomorrow: Town 

of Montreat Comprehensive Plan (2023): 
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Within the town boundaries, the majority of developable land has already been developed. 

Changes in future land use would likely require redevelopment of existing parcels. Most of the 

land in the Extraterritorial Jurisdiction (ETJ) is included in either the Woodland District (WL) or 

the Ridge Protection Overlay (RPO) and is also protected from further development. However 

there are some properties under private ownership in the ETJ that could be developed. 

Development of these properties brings up concerns about the impact on the environment and 

municipal services such as roads and stormwater management, as residents of the EJT are part 

of Buncombe County’s tax base and not Montreat’s tax base. 

 

Per Section 510.56 of the MZO, “if an application for conditional zoning is approved, thereafter the 

development and Use of the property shall be government by the standards, restrictions and 

regulations provided for in the corresponding zoning District, together with such changes, standards 

and conditions imposed by the Town Board of Commissioners.”  Furthermore, per Section 160D-703 

of the North Carolina General Statutes, “specific conditions may be proposed by the petitioner or the 

local government or its agencies, but only those conditions approved by the local government and 

consented to by the petitioner in writing may be incorporated into the zoning regulations.” See 

attachments for Applicant’s proposed conditions.  
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Memorandum of James and Kristina Hamilton to the Montreat 

Planning and Zoning Commission in Opposition to the Conditional 

Zoning Application by Wade and Susie Burns 

Wade and Susie Burns have filed an application for Conditional Zoning for their 

approximately 75' by 150' lot located at 779 Foreman Siding in the Montreat Extraterritorial 

Jurisdiction on which they have constructed a house. The Burns application appears to be 

controlled by Section 510 of the Montreat Zoning Ordinance that governs the establishment of 

a "Conditional Zoning District." By this memorandum, James and Kristina Hamilton, owners of 

an adjacent lot and home, oppose the Burns application that, for example, exposes Montreat to 

environment harm, seeks to avoid rigorous variance standards put in place to protect Montreat 

from such harm, and attempts to avoid the proper venue for considering such variance 

requirements. 

1. Factual Background

The Hamiltons' Montreat residence is at 780 Foreman Siding in the Montreat 

Extraterritorial Jurisdiction. The house was built by Mr. Hamilton's grandfather in 1908. 

The Hamilton property adjoins the Burns property that is the subject of the application. 

That property is intersected by a stream bed that, just a few feet from the Burns house, 

continues onto the Hamilton property for around 100 feet before it enters Flat Creek. 

The stream starts in a spring higher up in the mountain, the source of water for the 

Hamiltons' home for around 70 years or more. The stream flows above ground until it goes 

underground on Mountain Retreat Association property not very far above the Burns property. 

It then flows underground into Flat Creek. 

However, in times of customary rain, the stream flows overground on the Burns 

Property and the Hamilton Property and then into Flat Creek. At times the flow is a torrent. At 

times it reaches flood stage as it did in May 2018, when a flood washed out the road above the 

Mountain Retreat Association property. At an October 27, 2022 variance hearing before the 

Montreat Board of Adjustment, Mr. Burns said that the stream is a "very important waterway 

for storms" (Video Recording timestamp: 1:47:53). The record of a July 28, 2022 hearing 

before the BOA on the applicability of Section 305.1 of the Montreat Stormwater Ordinance 

contains videos of stormwater rushing down the stream bed. 

The Town of Montreat website says that stormwater and sediment is the number one 

cause of pollution in Montreat. 
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Outlook

Response to Comment

From James Hamilton <jhamiltondc@outlook.com>
Date Fri 10/24/2025 2:08 PM
To Alexis Baker <abaker@townofmontreat.org>
Cc Savannah Parrish <sparrish@townofmontreat.org>

1 attachment (2 MB)
2025-07-16 Order on Motion for Sanctions (entered).pdf;

﻿During the Commission’s meeting on October 23 one member criticized me for litigating against Mr.
Burns in the Superior Court. Mr.  Burns himself filed a motion for sanctions in that court, accusing me
of improper motives in the litigation.

That court firmly rejected that motion in an opinion, attached below. In it’s Findings of Fact, paragraph
5., it stated: “ Petitioners further submitted facts and arguments supporting that neither of the
Petitions was filed to harass the Respondents or for any other improper purpose, and that the
evidence supported that the primary purpose of Petitioners’ Petitions was to prevent environmental
harm to (a) their property immediately adjacent to the Burns’ property that was the subject of the
Petitions,  and to (b) Flat Creek, Lake Susan and other areas of the Town of Montreat and it’s extra-
jurisdictional area.”

In paragraph 7, the court noted that it “ found and concluded both that the Petitions were well-
founded in-law and fact and not asserted or pursued for an improper purpose”.

In its Conclusions of Law, paragraph 4., the the court stated :” Petitioners’ Petitions were not filed for
an improper purpose, and were  not filed to harass the Burns Respondents or to cause delay, cost or
other improper purpose…”

Thus any assertion that my litigation—which I won in a strong opinion by the court holding in the
clearest language that the 30 feet stream buffer required by the Montreat Stormwater Ordinance
applied to the Burns’ property—was brought for improper motives has been flatly rejected by the
court in a second forceful opinion.

Please send this email and the attached court order to all the members of the Commission and include
these documents in the record of the Commission’s proceeding that will be transmitted to the Town
Council.

Thank you,

Jim Hamilton
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James Hamilton
3039 Davenport Street NW, Washington DC 20008
302 363 3020(home)
202 641 3978(cell)
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STATE OF NORTH CAROLINA IN THE GENERAL COURT OF JUSTICE
SUPERIOR COURT DIVISION

COUNTY OF BUNCOMBE 22 CvS 3602

FILED
DATE: July 16, 2025
TIME: 9:49:37 AM
BUNCOMBE COUNTY
CLERK OF SUPERIOR COURT
BY: M. Stone

22 CvS 4742

JAMES HAMILTON and KRISTINA
HAMILTON,

Petitioners,

VS.

TOWN OF MONTREAT, NORTH
CAROLINA; WADE BURNS and SUZIE
BURNS,

Respondents.

JAMES HAMILTON and KRISTINA
HAMILTON,

Petitioners,

Vs.

TOWN OF MONTREAT, NORTH
CAROLINA; WADE BURNS and SUZIE
BURNS,

Respondents.

ORDER ON RESPONDENTS WADE BURNS' AND SUSIE BURNS'
MOTION FOR SANCTIONS

THIS CAUSE coming on to be heard and being heard before the Honorable Marvin P.
Pope at the May 2, 2025 Special Session of Superior Court, with the consent of the parties, as a
continuation and completion of the hearing commenced on September 9, 2024, upon (1) the
Petitioners' Petitions for Writ of Certiorari review of Petitioners' consolidated appeals pursuant,
at least in part, to N.C.G.S. §§ 160D-1402 and §§310.1 and 310.7 of the Town ofMontreat
Zoning Ordinance of the following matters: (a) the Town ofMontreat Board ofAdjustment
August 25, 2022 Order denying Petitioners' appeal of the Zoning/Development Compliance-
Certificate issued by the Montreat Zoning Administrator on March 11, 2022 (the "Section 305
Ruling"); and (b) the Town ofMontreat Board ofAdjustment November 23, 2022, Order
granting the Burns Respondent two variances regarding their building project on Lot 778 in the
Montreat Extraterritorial Jurisdiction (ETJ) (the "Variance Rulings"), and (2) Respondents
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Burns' Motion for Sanctions pursuant to Rule 11, N.C.R.C.P, and for attorney's fees pursuant to
N.C.GS. 6-21.5, filed with the Court on January 31, 2023, and after hearing arguments of
counsel for Petitioners, Tom Holman, and counsel for the Respondents Burns, T.C. Morphis, as
to all matters referred to above, and with the Court having ruled by separate order in favor of
Petitioners as to both the Town ofMontreat Section 305 Ruling and the Town ofMontreat
Variance Rulings, and with the Court having further considered and determined that

Respondents Burns' Motion for Sanctions (the "Motion") should be denied, the Court hereby
makes the following FINDINGS OF FACT:

1. The Burns Respondents contend, in part, that neither Petitioners' Petition for Writ of
Certiorari filed in 22 CvS 3602 nor Petitioners' Petition for Writ of Certiorari filed in
22 CvS 4742 (collectively, the "Petitions") was warranted by existing law or by a

good faith argument for the extension, modification or reversal of existing law.

2. The Burns Respondents also contend, in part, that one or both of the Petitioners,
through the filing of the Petitions, violated the duty of candor pursuant to Rule 12 of
the N.C. Rules of Practice for the Superior and District Courts by seeking a Writ of
Certiorari that the Petitioners knew or should have known imposed an "impermissible
obligation" upon Respondents.

3. The Burns Respondents further contend, in part, that Petitioners filed the Petitions for
an improper purpose, including to harass the Burns Respondents and/or to "cause
unnecessary delay or needless increase in the cost of litigation."

4. On March 9, 2023, Petitioners filed with the Court Petitioners' Opposition to Motion
for Sanctions in which Petitioners offered both factual and legal support for the
Petitions, including support for both Petitions being "facially plausible" and
supported by both facts in the extensive records for the Petitions and applicable law.

5. Petitioners further submitted facts and arguments supporting that neither of the
Petitions was filed to harass the Respondents, or for other improper purpose, and that
the evidence supported that the primary purpose of Petitioners' Petitions was to

prevent environmental harm to (a) their property immediately adjacent to the Burns'
property that was the subject of the Petitions, and to (b) Flat Creek, Lake Susan and
other areas of the Town ofMontreat and its extra-jurisdictional area.

6. Both of the Petitions involve extensive records and briefing by both Petitioners and
Respondents, and the Undersigned's consideration of the arguments pertaining to
these matters was heard over two days, the first on September 9, 2024, and the second
on May 2, 2025.

7. After the Undersigned's review of the records, briefs, and other filings in the Petitions
and after hearing the extensive arguments of counsel, the Court found and concluded
both that the Petitions were well-founded in law and fact and not asserted or pursued
for an improper purpose. The Undersigned further found and concluded that the facts
and law, and records, supported a ruling in Petitioners' favor as to both Petitions, and

2
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Law;

that the Montreat Board ofAdjustment decisions were due to be reversed and
remanded for further consideration by the Board.

8. The Court, by the November 6, 2023 Order on Petitioners' Motion to Supplement the
Record (dated December 22, 2022), Respondent Burns' Motion to Strike and the

Respondent Town's Objection (dated February 21, 2023), also granted, in part,
Petitioners' request that the record that was the subject of Petitioners' Petition for
Writ of Certiorari in 22 CvS 4742 be supplemented to include additional documents,
with the Court further denying Respondent Burns' Motion to Strike.

9. The well-founded and otherwise good faith grounds and support for Petitioners'
Petitions is further supported by the Court's order on the consolidated petitions
entered on June 13, 2025, and filed on June 17, 2025, which findings and conclusions
are incorporated herein by reference.

Based on the foregoing Findings of Fact, the Court makes the following Conclusions of

Petitioners' Petitions are warranted by existing law, as evidenced in part by the
Court's ruling in favor of Petitioners as to both Petitions;

1.

Petitioners' Petitions are in all respects "facially plausible" and otherwise
supported by a good faith argument for the extension, modification or reversal of
existing law;

2.

Petitioners' proposed Writ of Certiorari submitted in 22 CvS 4742 did not impose
an "impermissible obligation" on Respondents' and was otherwise not submitted
for an improper purpose;

3.

Petitioners' Petitions were not filed for an improper purpose, and were not filed
to harass the Burns Respondents or to cause delay, costs or other improper
purpose; and

4

Based on the Court's findings of fact and conclusions of law, and further to the
extent of the Court's discretionary authority, Respondents' Motion for Sanctions
is due to be denied.

5.

WHEREFORE, IT IS HEREBY ORDERED that Respondents Wade Burns' and Susie
Burns' Motion for Sanctions is denied.

This the day of July, 2025. 7/T4TZ025

BY:
The no Pope
Superior Court Judge Presiding

3
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