
Town of Montreat 
Board of Adjustment (BOA)  

Meeting Agenda 
January 22, 2026, 5:00 p.m. 

Montreat Town Hall 
1210 Montreat Rd., Black Mountain, NC 28711 

I. CALL TO ORDER

• Welcome and Introductions

• Moment of Silence

II. CERTIFICATION OF QUORUM

III. AGENDA ADOPTION

• Suggested Motion: To adopt the meeting agenda as presented/amended

IV. ADOPTION OF NOVEMBER 13, 2025, SPECIAL MEETING AND NOVEMBER 20, 2025, REGULAR

MEETING MINUTES

• Suggested Motion: To adopt the November 13, 2025, Special Meeting Minutes as

drafted/amended.

• Suggested Motion: To adopt the November 20, 2025, Regular Meeting Minutes as

drafted/amended.

V. ORGANIZATION OF BOARD OF ADJUSTMENT,

• Election of Officers

i. Chair (current: Danny Sharpe)

ii. Vice-Chair (current: David Neel)

iii. Secretary (current: Angela Murphy)

VI. ORDER OF APPROVAL
1) Variance (435 Greybeard Trail) – A Variance request was submitted by Powell A. Fraser, Property

Owner, for the lot addressed as 435 Greybeard Trail, Montreat, NC 28711 and described as PIN#

072007494600000. The Variance request to Section 501.81 of the Montreat Zoning Ordinance to

reduce the side setback requirement from 15 feet to 4 feet on the southern side of the Subject

Property for the purpose of building a covered porch.

Suggested Motion: To grant/grant with conditions/deny the Variance request for 435 Greybeard
Trail.

2) Variance (216 Alabama Terrace) - A Variance request was submitted by Margaret Gramling,
property owner, for the lot addressed as 216 Alabama Terrace, Montreat, NC 28711 and described
as PIN# 071086508400000.  This Variance request is to Section 502.5 of the Montreat Zoning
Ordinance to reduce the front setback requirement from 30 feet to 8.25 feet on the northern side of
the Subject Property for the purpose of expanding and covering the existing deck on the Subject
Property.

Suggested Motion: To grant/grant with conditions/deny the Variance request for 216 Alabama
Terrace.
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VII. NEW BUSINESS

VIII. NEXT MEETING DATE: February 26, 2026 (if needed)

IX. ADJOURNMENT
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Board of Adjustment – Special Meeting 

November 13, 2025, 1:00 p.m. 
Meeting Minutes 

Board of Adjustment Members in Attendance: 

Chair Danny Sharpe 

Bill Scheu 

Matt Horne 

George Sawyer 

Ed Krmaer 

Mari Gramling 

Arrington Cox 

Board of Adjustment Members Not in Attendance: 

David Neel 

Town Staff in Attendance: 

Interim Zoning Administrator Alexis Baker 

Members of the Public in Attendance: 

Unknown 

1. Call to Order
Chair Danny Sharpe called the meeting to order at 1:00 PM on Thursday, November 13, 2025. He began with a 

lighthearted comment, asking "Is there a lot of people watching?" before quickly adding "Just kidding, just 

kidding." Chair Sharpe then formally stated, "Let's take just a moment. I call this meeting to order. It's 

November thirteenth, 2025. Let's take a moment of silence." A moment of silence was observed. 

2. Certification of Quorum
Chair Danny Sharpe confirmed the presence of a quorum, stating "Well, we have a certification of a quorum 

here for sure. We've got enough people here to do our business today." 

3. Agenda Adoption
Chair Danny Sharpe requested a motion to adopt the meeting agenda, saying "I would like to receive a motion 

that we adopt the agenda that's presented before us. Is there a motion?" 

Motion by Bill Scheu, seconded by Mari Gramling, to adopt the meeting agenda as presented. Motion 

carried unanimously. 
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4. Order of Approval

a. Written Order of Approval Case No. 536 Calvin Trail

Chair Danny Sharpe introduced the first written order, stating: “We have a written order for Case Number 536 

Calvin Trail before us. May I receive a motion to approve this written order?” 

Motion by Arrington Cox, seconded by Mari Gramling, to approve the Written Order of Approval for 

Wade Burns on behalf of Property Owner, Graceful Blessings LLC.  

The vote proceeded with those in favor saying "aye" and Ed Kramer voting "opposed." Chair Sharpe declared, 

"The motion carries." 

b. Written Order of Approval Case No. 428 South Carolina Terrace

Chair Danny Sharpe introduced the second written order, as noted in prior discussions: "The second written 

order, is Case Number 428 South Carolina Terrace. May I receive a motion to approve this written order?" 

Motion by Bill Scheu, seconded by Mari Gramling, to approve the Written Order of Approval for Ewing 

Construction on behalf of Property Owners, Albert and Lucy Robinson. 

When the vote was called, those in favor said "aye" and Ed Kramer again voted "opposed." The motion carried. 

c. Written Order of Approval Case No. 438 Kentucky Road

Chair Danny Sharpe presented the final written order for Case Number 438 Kentucky Road and asked for a 

motion to approve the written order. 

Motion by Mari Gramling, seconded by Bill Scheu, to approve the Written Order of Approval for 

Property Owner, Philip Jung. 

The vote again resulted in ayes from the majority and an "opposed" vote from Ed Kramer. The motion carried. 

Chair Sharpe stated, So, that ends our business. Is there any other discussion or items that you'd like to consider 

today?  

At this point, Member Ed Kramer launched into a critique of the special meeting. He began, "My 

disappointment is that we've been schooled that this is a quasi-judicial procedure. And somebody from the 

outside, an applicant—" Chair Sharpe interrupted to request he use the microphone: "Use your mic." 

Mr. Kramer continued with evident frustration: "We've been schooled that this is a quasi-judicial procedure. 

And we have been influenced by outsiders to do something out of the ordinary here. And that is to hold a 

meeting at the request of an applicant. Not in terms of an emergency situation, but because they want to get 

started on their project earlier. Why couldn’t they wait one more week till our regularly scheduled meeting? I 

don't understand why it was so necessary to pull all these people together to satisfy an applicant who can't wait 

seven additional days." 

His concern about precedent was clear as he continued: "I just hope we never do this again because we have set 

a precedence here. People are going to say, well, you let this person come a week early. I have to get started 

because it's going to rain. I gotta get my cement guy. I can just hear the requests already." 

Mr. Kramer emphasized the normal procedures: "And the rules are we meet; we approve in one month, we 

approve the written order the following month. I understand why we're meeting next Thursday because it's 

Thanksgiving on the 27th. But I just think this was way out of line for an applicant to make a request to the town 

commissioners and for them to ask us to meet in a special session because they have some type of need. I don't 

understand the necessity of this meeting at all." 

Chair Danny Sharpe, seeking to ensure Mr. Kramer's concerns were properly documented, turned to Interim 

Zoning Administrator Alexis Baker: "Alexis, with Town Clerk Angie Murphy not here, could you make sure 

that this gets reflected in the minutes so that the town council can see responses." 

Another member interjected "We may not agree with that" followed by multiple affirmations of "Yeah." 

Matt Horne then offered a contrasting perspective: "I would like to speak. My understanding is that the request 

was made on one of these that had been delayed because of our procedural slowness. This is months that we've 

delayed something from our regular process and our order because of our own limitations." 
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He clarified the nature of the town council's involvement: "As I understand it, the town council requested that 

we have this meeting. They did not direct this meeting, and it was only to certify approval of the actions that this 

board had already taken." 

Matt Horne then expressed his personal philosophy on the matter: "I personally like that there is a flexibility and 

a willingness to be procedurally generous when it doesn't affect the actual decisions we must make, this is a 

timing thing." 

Member Arrington Cox then raised a pointed question: "I'm just curious as to the real reason this applicant 

wanted us to meet now." 

Chair Sharpe, lacking the information to answer directly, responded: "We don't have anybody from town 

council to speak to that, so I'd have to defer that to the town council." 

At this point, Interim Zoning Administrator Alexis Baker introduced a potentially helpful procedural change: 

"We could do this before the meeting on the twentieth, but I'm fully prepared to have the written order for the 

one application that should come before you. So, we could go through that written order, and it could be 

approved." 

When asked "That night?" Baker confirmed "That night 

Ms. Baker added a caveat: "But I'll need to ask Brandon if you need to make a motion to change your policy or 

if we can just go ahead and do that. I do need to have that discussion with him." 

Chair Sharpe explained the current procedure: "So typically, we do written orders at the subsequent meeting and 

when we approve the minutes. But in this case, perhaps, we could do the written order during the same 

meeting." 

Baker provided context from other jurisdictions: "My understanding from Town Attorney Brandon Freeman is 

that other jurisdictions do that at their same meetings." 

A member commented: "That would be super helpful." 

Baker concluded: "So it is a possibility. I just have to ask him how we update that policy if the board chooses to 

make that change." 

5. Next Meeting Date
The next meeting date was confirmed for November 20, 2025. 

6. Adjournment
Chair Danny Sharpe asked, "Any other items for discussion? Motion to adjourn?" 

Motion by Mari Gramling, seconded by Bill Scheu, to adjourn the meeting. Motion carried unanimously. 

The meeting was adjourned at approximately 1:10 PM. 

_____________________________ ____________________________ 

Chair Danny Sharpe Town Clerk Angie Murphy 
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Board of Adjustment – Regular 

Meeting 

November 20, 2025, 5:00 p.m. 
Meeting Minutes 

Board of Adjustment Members in Attendance: 

George Sawyer 

Arrington Cox 

Chair Danny Sharpe 

David Neel 

Ed Kramer 

Bill Scheu 

Matt Horne 

Board of Adjustment Members Not in Attendance: 

Mari Gramling 

Town Staff in Attendance: 

Town Clerk Angie Murphy 

Interim Zoning Administrator Alexis Baker 

Town Attorney Brandon Freeman 

Members of the Public in Attendance 

Approximately six people 

Call to Order 

Welcome and Introductions 

Chair Danny Sharpe welcomed everyone to the Board of Adjustment meeting, noting the 

presence of seven board members and confirming a quorum was present. The meeting was 

called to order at 5:00 p.m. 

Moment of Silence 

Chair Sharpe called for a moment of silence. 

Certification of Quorum 
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Chair Sharpe formally acknowledged that with seven Board of Adjustment members present, 

they had a full quorum and could conduct business and vote on matters before them. 

Agenda Adoption 

Chair Sharpe requested a motion to adopt the agenda as presented. A member moved to 

accept the agenda, which was seconded. With no discussion, the board voted unanimously in 

favor with all members saying "aye." No opposition was voiced, and the motion carried. 

Motion: To adopt the meeting agenda as presented. 

Made by: Board Member Ed Kramer 

Seconded by: Board Member David Neel 

Vote: Unanimous approval  

Adoption of October 23, 2025, Meeting Minutes 

Chair Sharpe called for a motion to approve the minutes from the October 23, 2025, meeting. 

A motion was made and seconded. Without any discussion, the board voted unanimously in 

favor with all members saying "aye." There was no opposition, and the motion carried. 

Motion: To adopt the October 23, 2025, Meeting Minutes as drafted. 

Made by: Board Member Bill Scheu 

Seconded by: Board Member Arrington Cox 

Vote: Unanimous approval  

Order of Approval 

Special Use Permit (112 Kanawha Drive) 

Before beginning the presentation, Bill Scheu disclosed that he had spoken with Danny, 

presumably the applicant, who wanted to schedule the hearing as soon as possible. Interim 

Zoning Administrator Alexis Baker then read the required disclosures regarding board 

impartiality and ex parte communications. She asked if any board member had partiality to 

disclose or needed to recuse themselves, to which all responded "No." When asked about site 

visits or other communications to disclose, Ed Kramer inquired whether site visits were 

allowed. Ms. Baker clarified that they were allowed but should be disclosed. Mr. Kramer then 

noted he had driven by the site, with Bill Scheu pointing out that he lived nearby. Based on 

the disclosures, Ms. Baker asked if anyone had objections to any board member's 

participation, and none were raised.  

After discussion about the swearing-in process, with Town Attorney Brandon Freeman 

clarifying that witnesses should be sworn in before testifying, Ms. Baker was sworn in by 

Town Clerk Angie Murphy to present the staff report. Ms. Baker presented the application 

from Matthew Milne on behalf of property owners Daniel and Mary Ann Zorn for a special 

use permit to build an accessory dwelling unit at 112 Kanawha Drive. She explained that the 

property is zoned R-1 residential district, which requires a special use permit for accessory 

dwelling units per the Montreat zoning ordinance. Using slides, Ms. Baker showed the 

property location at the corner of Mecklenburg and Kanawha Drive, noting the curved nature 
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of the corner. She detailed that the 0.54-acre property currently contains a single-family 

residence and is entirely within the R-1 zone. Ms. Baker then outlined the nine requirements 

for accessory dwelling units:  

1. Must be located on a residential lot with one single-family detached structure

2. Only one ADU permitted per lot

3. Cannot exceed height of principal structure

4. Must meet appropriate setbacks

5. Must be clearly subordinate to main structure

6. Must contain complete kitchen facilities and full bath

7. At least one additional parking space required

8. No manufactured housing, campers, or RVs permitted as ADUs

9. Shall be occupied by no more than four persons

She noted that the applicant had addressed these requirements in an attachment to the staff 

report. Ms. Baker showed the site plan with the proposed ADU highlighted in yellow, the 

existing residence in gray, and noted that the pool area and deck paving would be subject to 

staff-level review. She confirmed utilities were on-site for the pool, and that fencing, 

landscaping, stormwater regulations, and MSD approval had been addressed. Ms. Baker 

confirmed that no erosion and sediment control plan was required, though stormwater 

measures were needed. The property had no slopes above 40%, making the hillside 

development ordinance inapplicable, and was not in the 100-year floodplain. She then read 

through the six required findings for granting a special use permit:  

1. The use will not endanger public health, safety, or general welfare

2. The use meets all required development standards

3. The use will not diminish property values within 250 feet

4. The use will be in harmony with the area

5. The use conforms with adopted policies and comprehensive plan

6. Adequate ingress and egress measures have been taken

Ms. Baker concluded by noting the board's authority to impose reasonable conditions under 

Section 310.641 of the zoning ordinance. Chair Sharpe then called for testimony from the 

applicants. When asked if anyone else wished to speak, one person in the back raised their 

hand. After clarification from the Town Attorney about the difference between giving 

testimony and being a party with standing, it was determined that Matthew Milne, the 

contractor, would give testimony but not request party status. 

Daniel Zorn was sworn in and testified first. He introduced himself, noting he was recovering 

from knee replacement surgery and explained that he and his wife Mary Ann had moved to 

Montreat in 2017 from Black Mountain into a house that needed significant work. Mr. Zorn 

outlined their three-stage renovation plan: first, addressing water issues and the basement; 

second, renovating for one-level living to accommodate their growing family of four 

children; and third, establishing a pool and pool house with landscaping. He emphasized their 

careful, costly, and detailed planning, expressing appreciation for their tight-knit community 

and caution about Airbnbs potentially disrupting the neighborhood. With the timeline being 

significant, Mr. Zorn encouraged an affirmative vote that night so they could proceed with 

their plans. 
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Matthew Milne was then sworn in and provided detailed testimony about the project's 

compliance with requirements. Chair Sharpe asked him to review the nine requirements. Mr. 

Milne confirmed each requirement was met and detailed how compliance would be achieved. 

He also addressed the six findings of fact as related to public health detriment, development 

standards, property values, harmony with the area, conformity with comprehensive plans, and 

ingress and egress measures, all of which he assured would not be compromised. 

Ed Kramer asked about the swimming pool aspect of the plans, drawing clarification from 

Mr. Milne that pool aspects are handled separately via administrative approval as they 

adhered to R-1 residential zone allowances. Alexis Baker interjected to clarify that zoning 

compliance must precede the building permit process. With a collegially lighthearted follow-

up, Mr. Zorn confirmed wider community support for their project and presented letters of 

approval from those within the neighborhood. 

Three neighbors (Margaret Elliott, Ed Teters, and Rick Harbaugh) also provided supportive 

testimony, each affirming the Zorns’ conscientious development thus far, cooperative 

community relationship, and enhancement expected from the project, while Margaret Elliott 

took the opportunity to question light pollution aspects addressed to her satisfaction by Mr. 

Zorn. 

After further informal discussion about procedural expeditions possibilities, facilitated by 

Town Attorney Brandon Freeman, the board explored the logistics of a quicker adoption 

process for written orders. The proposal, which had been successfully implemented in 

conjunction with Freeman's previous legal endeavors, suggested that orders could potentially 

be drafted during a short recess immediately following board decisions, allowing their 

approval on the same day. Mr. Freeman noted that while this procedure could extend 

meetings slightly due to drafting time, it might also streamline operations for individual 

cases, providing a test run for the board this evening. Alexis Baker assured members that 

most of such orders are pre-drafted to some extent, requiring only minor additions based on 

their findings, which further supported the proposal's feasibility.  

As discussions unfolded, Ed Kramer voiced his concerns about a generalized implementation 

of such a method, particularly referencing its sustainability during meetings with multiple 

cases, as it could significantly delay proceedings. In contrast, the evening’s case, presenting a 

singular agenda item, represented an opportune scenario for trying out the process, allowing 

the board to consider its practical implications. Brandon Freeman clarified the neutral 

drafting approach: orders are left with deliberate blanks to ensure objectivity and that final 

details are only inserted based on actual board verdicts. The proposed process was that once 

the board motioned and voted on a case, a brief pause would allow the attorney team to 

finalize an order for immediate review. 

With mutual understanding that this was merely an exploratory implementation and not a 

policy change, a unanimous motion passed to adopt the staff report and all attached 

documents into evidence, seamlessly integrating them into the case's official record. 

Motion: To admit the staff report and all attached documents into evidence. 

Made by: Danny Sharpe 

Seconded by: Bill Scheu 

Vote: Unanimous approval  
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Bill Scheu then moved to adopt the procedure and template as provided in the draft order, 

approved with special requirements included and aligning with the six previously noted 

findings of fact. Supportive commentary from Ed Kramer underscored the commitment to 

quality from the Zorn family. 

Motion: To grant the Special Use Permit for 112 Kanawha Drive with the special 

requirements and six findings of fact. 

Made by: Bill Scheu 

Seconded by: Arrington Cox 

Vote: Unanimous approval  

Mr. Freeman requested a brief recess to draft the order, then upon return and review, the final 

written order was approved unanimously while noting space for minor technical updates by 

staff and attorney team.  

Motion: To allow the town attorney to make unsubstantial technical corrections to the written 

order. 

Made by: Bill Scheu 

Seconded by: Matt Horne 

Vote: Unanimous approval  

Motion: To approve the written order for the Special Use Permit. 

Made by: Board Member Bill Scheu 

Seconded by: Board Member Arrington Cox 

Vote: Unanimous approval  

Chair Sharpe highlighted two additional points for members’ attention — the next meeting on 

December 18th, which currently has no items on the docket and might be canceled, and the 

confirmation of no new business. A motion to adjourn was then made and approved. 

Motion: To adjourn the meeting.  

Made by: Board Member David Neel 

Seconded by: Board Member Arrington Cox 

Vote: Unanimous approval 

The meeting was adjourned at 6:03 pm. 

________________________________ ____________________________ 

Chair Danny Sharpe  Town Clerk Angie Murphy 
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Staff Report  
435 Greybeard Trail 

Variance Request (435 Greybeard Trail) – A Variance request submitted by Powell A. 
Fraser, property owner, for the lot addressed as 435 Greybeard Trail, Montreat, NC 28711 
and described as PIN# 072007494600000.  This Variance request is to Section 501.81 of the 
Montreat Zoning Ordinance to reduce the side setback requirement from 15 feet to 4 feet on 
the southern side of the Subject Property for the purpose of building a covered porch. 

Created by: 

Alexis Baker, AICP 

Interim Zoning Administrator 

Town of Montreat 

Created for: 

Montreat Board of Adjustment 

January 22, 2026 
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STAFF REPORT 

See STAFF ANALYSIS (i.e. Alexis Baker, AICP, Interim Montreat Zoning Administrator) in addition to 
applicant-provided materials. STAFF ANALYSIS contain references to the Montreat Zoning 
Ordinance (MZO) where noted. Only information relevant to the Variance requested are included in 
this staff report. 

Application Summary 

The following report summarizes the Zoning Administrator’s review of an application for a Variance 
by Powell A. Fraser, Property Owner, for the lot addressed as 435 Greybeard Trail, Montreat, NC 
28711 and described as PIN# 072007494600000. This Variance request is to Section 501.81 of the 
Montreat Zoning Ordinance to reduce the side setback requirement from 15 feet to 4 feet on the 
southern side of the Subject Property for the purpose of building a covered porch. 

Property Summary 

Parcel Identifier Number (PIN#): 072007494600000 

Address: 435 Greybeard Trail 

    Montreat, NC 28711 

Owners: POWELL A. FRASER, JR; MARY ELOISE FRASER SHEPHERD; SHEILA K. FRASER; 
ALEXANDER  FRASER; STEPHEN BEERS SHEPHERD 
979 CLUB COMMONS CIR NE 
BROOKHAVEN, GA 30319 

Applicant: Powell A. Fraser 

Zoning: R-1 Residential District. 

Current Land Use: The Subject Property contains an existing single-family dwelling. 

Acres: 0.27 acres. 
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Figure 2: 250 feet Public Notice for Variance Request 

Variance Request 
The Applicant, Powell A. Fraser requests that the Board of Adjustment grant a variance request to 
Section 501.81 of the Montreat Zoning Ordinance to reduce the side setback requirement from 15 

feet to 4 feet on the southern side of the Subject Property to allow for a covered porch. 

Staff Analysis 

Subject Property Summary 

❖ The Subject Property is 0.27 acres and currently contains a single-family dwelling. The Applicant

intends to add a covered porch where the existing patio is located.

❖ The Subject Property is a double frontage lot with main access from Greybeard Trail.

❖ The slope of the Subject Property is 20.33 percent.

❖ There are no streams or special flood hazard areas on the Subject Property.
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Subject Property & Surrounding Lots 

Land Use & Zoning 

The Subject Property of the Variance request is in the R-1 Residential Zoning District (R-1). The 

existing single-family dwelling was built in approximately 1906 per the Buncombe County Tax Card 

for the Subject Property. The Applicant seeks to obtain a Variance for the purpose of building a 

covered porch. 

The Subject Property is a double frontage lot with main access from Greybeard Trail. It is surrounded 

on all sides by the R-1 Zoning District and residential dwellings. 

 Figure 3: Subject Property and Surrounding Zoning 
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Setbacks 

The Subject Property is in the R-1 Zoning District. The Subject Property is a double frontage lot. The 

Applicant’s Variance request is to the side setback requirement. The Applicant intends to meet the 

remaining setback requirements on the Subject Property.  

Figure 4: Site Plan with Setbacks Labeled 
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The table below shows the required setbacks for R-1 on the Subject Property, per Section 501 of 

Montreat’s Zoning Ordinance, and the requested setback Variances from the Applicant’s application. 

Required R-1 Zoning District Setback Requested Variance 

Front (East) 30 feet N/A 

Front (West) 30 feet N/A 

Side (North) 15 feet N/A 

Side (South) 15 feet 4 feet 

Lot Size 

The Subject Property is 0.27 acres. 

Topography 

The slope of the Subject Property, per the Buncombe County Steep Slope Calculator, is 20.33 percent. 

The Subject Property slopes upward from southeast to northwest. The Subject Property is NOT 

subject to Hillside Development Ordinance. 

Figure 5: Subject Property and Surrounding Topography ( 5ft contours) 
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Water Features 

There appears to be no streams or special flood hazard areas on the Subject Property. Prior to 

development permit issuance, the Applicant will be required to comply with the Town of Montreat’s 

General Ordinance Chapter K Article III.  

Figure 6: Subject Property and Water Features 
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Template Variance Decision Language 

The Board is welcome to use the language below to issue a decision on the Variance Request. Prior 

to making the approval motion, the Board must state the specific findings that lead to the approval 

of each finding of fact as required by Section 310.42 of the MZO. 

Findings of Fact: 

1. The Board finds that unnecessary hardship [would/would not] result from the strict

application of the Ordinance because…

2. The Board finds that the hardship results from conditions that [are/are not] peculiar to the

property because…

3. The Board finds that hardship [did/did not] result from actions taken by the applicant or the

property owner because…

4. The Board finds that the variance [is/is not] consistent with the spirit, purpose, and intent of

the ordinance …

5. The Board finds that the variance requested [is/is not] the minimum variance that will make

possible the requested use of the land because…

6. The Board finds that the variance [is/is not] a request to permit a use of land that is not

permitted in the applicable Zoning District as the variance request is for…

Motion for Decision: “I move that the Board [approve/approve with conditions/deny] the Variance 
Request for 435 Greybeard Trail to 501.81 of the Montreat Zoning Ordinance to reduce the side 

setback requirement from 15 feet to 4 feet on the southern side of the Subject Property for the 
purpose of building a covered porch on the Subject Property. [List any conditions of approval in 
the motion, if applicable] 
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ATTACHMENTS 
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12/31/25, 11 :46 AM Variance Cover Ur - Google Docs 

Cover Memorandum to Variance Request for 435 Greybeard Trail 

December 31, 2025 

First, my thanks to the Zoning Committee for helping keep Montreat the special place 

that it is. My family has been coming to Montreat for almost 90 years, so we have 

through the generations learned to appreciate its unique location and programs. 

Although I am trying, I may not be able to have a representative at the meeting in 

January. I hope the application answers questions the committee may have. If possible, 

I can be reached by phone at 404-971-1867 and the builder Sexton Deck at 

828-450-0689. Should questions arise that are not addressed by the application, I would

request the application review be delayed until your February meeting.

This application is for a reduction in the current 15 foot setback to 4 feet in order to build 

a roof over the current stone patio built in 1964. There is no extension of the patio or 

ground disturbance in the project. 

My neighbor, Mr. Jimmy Thompson, supports the project and the variance request. 

Ms. Alexis Baker has been most professional in guiding me through the application 

process. 

The attachments to the application form are as follows: 

Attachments: 

( 1 ) Property Deed 

(2) Property Plat

(3) Responses to the Six Standards

(4) Property Survey with project screen porch location and setbacks

(5) Plans for the screen porch project

(6) Approval of variance request by my neighbor Mr. Jimmy Thompson at 433

Greybeard Trail

(7) Copy of proposed project drawings

(8) Photos of current patio and house and comments

) J"� / C,:.-lc,t;((! . ::,,,1.£:1-"'\..__--
Captain Powell (Alec) Fr· ser, USN (ret) 

https ://docs .goog le. com/docu menUd/1 _Pl p 7Ed 80wypyM U ip98x3S 7 AcPusRE3iYwXZh N4kwWc/edit?tab=t O 1/4 
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TOWN OF 

MONTREAT 

VARIANCE APPLICATION 

NORTH CAROLINA 

Town of Montreat Planning and Zoning 
1210 Montreat Road, Black Mountain, NC 28711 I (828) 669-8002 

REQUIRED FEE: $350.00 (CASH OR CHECK) 

APPLICANT INFORMATION 

APPLICANT NAME: Powell A Fraser 

MAILING ADDREss:979 Club Commons Cir NE

EMAIL: afraser7.22@g mai I. com

PROPERTY INFORMATION 

TELEPHONE:404-971-18157

CITY: Brookhaven STATE: Ga ZIP:303191

ADDRESS:42,5 Greybeard Trail CITY: Montreat STATE:NC ZIP:28757 

PIN# : 072007494600000 TOTALACREAGE: 0.27 FLOODPLAIN:DYES lvlrJO 
ZONING:0R-10R-20IR-3DD/R0WL[]OTHER: ___ OVERLAY ZONING:0RP00TC00CD0N/A 

PROPERTY owNER: Powell A. FrasHr TELEPHONE: 404-971-1867 

MAILING ADDRESs:979 Club Commons Cir NE, Brookhaven, GA 30319 

PROPOSED LAND USE 

TYPE OF LAND USE: �Residential []Non-Residential □ Other 

DESCRIPTION OF PROPOSED DEVELOPMENT: 
----------------------

Cont r u ct a 1 Ox20 ft screen porch over existing stone patio that was built 1964. 

See additional description of this proposed use in attached addendum to this application form. 

VARIANCE REQUEST 

MONTREAT ZONING ORDINANCE sECTION:Section 501.81 Montreat Zoning Ordinance 

DESCRIPTION OF REQUESTED VARIANCE: ______________________ _ 
Reduce the side (southern) setback from 15 'to 4': No change in current patio footprint. 

See additional description of this request in attached addendum to this application form. 

STANDARDS FOR GRANTING A VARIANCE 

THE TOWN OF MONTREAT'S BOARD OF ADJUSTMENT WILL RENDER A DECISION ON THIS APPLICATION AT A 

QUASI-JUDICIAL HEARING. IN APPROVING THE REQUEST, THE BOARD OF ADJUSTMENT Will. 

EXAMINE THE APPLICATION AND MUST FIND THAT THE FOLLOWING SIX ELEMENTS ARIE SATISFIED IN THE 

PROPOSAL: 

MZO 310.42(A) Unnecessary hardship would result from the strict application of the Ordinance. It shall not 

be necessary to demonstrate that, in the absence of the Variance, no reasonable use can be made of the 

property. 

MZO 310.4j_�(B) The hardship results from conditions that are peculiar to the property, such as location, size., 

or topography. Hardships resulting from personal circumstances, as well as hardships resulting from conditions 

that are common to the neighborhood or the general public, may not be the basis for granting a Variance. 

1 



MZO 31.0.4Z(CJ The hardship did not result from actions taken by the applicant or the property owner. The act of
purchasing property with knowledge that circumstances exist that may justify the granting of a Variance shall
not be regarded as a self-created hardship.

MZO 310.42{DJ The Variance is consistent with the spirit, purpose and intent of the Ordinance such that public
safety is secured and substantial justice is achieved.

MZO 310.42(EJ The Variance requested is the minimum Variance that will make possible the requested Use of
the land, Building or Structure.

MZO 310.42(FJ The Variance is not a request to permit a Use of land, Building or Structure which is not permitted
in the applicable Zoning District.

,\lTACHMEN"f:S 

THIS APPLICATION MUST BE ACCOMPANIED BY THE FOLLOWING ATTACHMENTS: 

1. A copy of the deed for the property which is the subject of the application for a Variance, a copy of the
plat showing such property if one exists, and any contract to purchase or other relevant documents.

2. A response to the six standards listed above and found in the Montreat Zoning Ordinance Section 310.42.
3. A to scale site plan showing the existing property conditions (including the adjoining road and any

existing improvements) and the proposed locations, dimensions, and setbacks of any structure to be
built or modified which is the subject of the Variance. If the Variance request concerns the elevation of a
building, include an elevation drawing.

Sl�_NATJJR�S ANO ACKNO),\fi.EDGJMENT 

l,_P_o_w_e_l _I _A_F_r_a_s_e_r ______ ___, hereby certify that all of the information set forth
t of my knowledge. 

Powell A Fraser 
Printed Name of Applicant

OFFf(��'E ONLY 

�te O Incomplete

�� 

Printed Name of Zoning Administrator
� /

Fee: � Paid:E}'es ONo 

12/31/2025 
Date

rl/hl /u; 1.., -:<, ' 
Date 

Payment Method: (__ '---

Scheduled Board of Adjustment Meeting Date: } / 1., Z, / V� 
�+, -----7+

---

-----------

2 
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12/31/25, 10:55 AM Variance Addendum - Google Docs 

Addendum to Powell Fraser Variance Request 

435 Greybeard Trail, Montreat, NC 

Additional Information on Proposed Land Use: 

- The project is to build a screen porch with a roof over the current stone patio which

was built in 1964, apparently prior to the now required 15 foot setback requirement.

- Attachment (5) has drawings of the project.

- The project will not expand the patio footprint. .. only put a roof and screen sides over

the current 1 0'x20' stone patio. The porch roof will attach to the side of the house, which

apparently meets the description of "house extension" and thus now requires a setback

variance to build.

- The addition of a roof over the patio will divert rain water to a side ditch and not allow

it to go down the hill in front of the house. The hill was seriously eroded during

Hurricane Helene. Further erosion may damage the root system of the huge hemlock

tree on the hill. .. some NC arborist told my mother iit was the second largest hemlock in

the state.

The project intent is to as much as possible have tine screen walls match the window 

sizing on the front of the house, thus preserving the Montreat "look" it has had since 

19E>4. 

Additional Information on the Variance Request: 

- My next door neighbor, Mr. Jimmy Thompson, at 433 Greybeard Trail, has expressed

his approval of this variance request. See attachment (6).

- The current patio and a section of the side of the house are in the setback zone and

have been there since 1964. The project will not expand the footprint of the patio or

house and will not cause any land disturbance.

https://docs.google.com/documenUd/1TvXt8FpwcafW7PIZ4R6teM_hhnQGzYxYh-kzg2Rmn2A/edit?tab=t.0 1/2 
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12/12/25, 9·. 51 AM 

This teed has been su1Jn1ittct te and reviewc:u 
electronically by the Office of tM T-x Coll&clor 
which certifies that as of this rJate of recording 
there are 110 d@linquent taxns en the parcel(s) 
described which the Tax Collnctor is charged 
with collecting 

Rncnuc �-0-

1111111 1111111 Ill 11111 111111111111111 1111111111 I 111111 11111 1111111 111'111/II If II 
Doc ID: 031302550005 Type: CRP 
Recorded: 08/14/2017 at 12:37:47 PM 
Fee Amt; $26.00 Page 1 of 5 
Revenue Tax: $0.00 �orkflo�# 0000427363-0001 
Buncombe County, NC 

Dre� ReisinQer ReQister of Deeds 
BK5580 PG457-461 

( \iu co11,idci-c111011 Li,1L' (\I. p,11d hv l1ra111cc Ill (irn111on 

THJS INSTRUMFNT PRLPARFD BY 
DA YID F. GOLDEN. ESQ. 
TROUTMAN SANDERS Ll.P 
SUITE 5200, 600 PF,'\CHTREE ST.. N.L 
ATLANTA. GA 30308 

Deed Book--�--_. Page ____ _ 

Tax Parcel 0720-07-4946-00000 

NORTH CAROLINA SPECIAL WARRANTY DEED 

THIS DEED niade tlm I _ _ cLiy or _ !JL'� c ) ,i -- _, 20 I 7, by and bctwe<:n

CiRANTORS 

POWELL A. FR/\Sl.R. JR. and 
MARY Fl OISE FR,i\SI R SIIFPHFRD, '.1� 

Cu-Trustees oltlh: A:S,,..:N/1: 11 I l-N MCCAI I 
!·RASER R r:\'OC:\HL!. r rH:sr IMTLI)
MAY 27. 19lJ8
97lJ Club Commo1b c,rc.:lc
Atlanta, GA 30319
(Address)

GRANTFf:S -l
POWF·LL !\ f·RASER. JR. as to an undiv1c 1cd 
o_nL·-hall 111,tcrest. and M!\f{Y l-:1 Ol�E
HV\SLR SHLPI IFRD. a� to an und1v1ded u1c- i 

hd/ I 1111c·rc�1 
l)7'-J Club Commons Circle
Atlantil. GA 303 I 9
l6,dd�_sJ

Enter in appropriate block !'or each pmty: name. ,1Jdress. and. iC appropriate. ehar<1cter of en tit:·, 
e.g. co1·porat1on 10 panm:rsh1p

The Jesignatiun Urantors ,tnd Cirantees as used herein sh,1111ncluJe said parties. their heirs, 
administrators. s11cccssors. and assigns. and �hall include �ingular. plural, masculine. femirnne or 
neu!cr as reyuircd by context. 

\ \ I I \ I 'i S I I i 

20/28 
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12/12/25, 4:22 PM 
Sunday #2 Sch Chariots #2 - Google Docs

WHEREAS, ANNIE ELLEN MCCJ\LL FRASER died a resident of Fulton County, 
Georgia, on February 20, 2017; and 

WHERF/\S. POWELL A. FR/\SFR. JR. and MARY ELOISF FRASFR SHEPHERD 
duly qualified and are servmg as Co-Trustl'CS ut the Annie lJlcn McCall Fraser Revocable Trn:;t, 
dated May 27. 1998, as arnended and restated, ('"Annie Trust"); and 

WHEREAS. the real property described on Exhibit A, attached hereto and incorporated 
herein by this reference. comprises part of the Annie Trust assets distributed equally tc the 
beneficiaries of the Annie Trust. namclv POWF!.L A FRASER, JR. and \1ARY ELOJSF. 
PRASFR SHLPHFRD as c1 1·csult llfthe Jc<1tli ()I ,\1\/\Jll· FU.F N  MCCMJ_ FRASER; and 

i\10 W. 11 II: II.I FO /{ I . Ju, c1nd Ill l'\111:..1dcrn1 l\lll t, 1 till' prc1rnscs ,llld pm�uan I to the 
prnv1s1011� or ·\1·t1clc VII o/'1he 1\n111c Tn1,1 ,111d the ,1l1lhu111v l'011tui11ed 111 lht: Trnst, Gra11turs 
have and by these presents do grant, bargu1n, sl'.11 ,rnd convey unto the Grantees in fre simple !II 
ofGrantors' interest 111 those certain lots or purcels of land lying and being situated in MontreJt, 
Buncombe County. State of l\'orth Carolina, and being more rartieuJarly dt:scribed on Exhibit 
:I\" attached hereto and made a part hereof by reference. 

TO HA VE AND TO HOLD the property l'unn·yed h..:rcby and aU pri\'ileges and 
appurtenances thereto belonging tu the Grantee in fee simple forever; 

SUBJECT, HOWEVER, to (a) covenants, restrictions, and casements of record, (b) 
easements for roads or utilities not of record but 111 visible use and existence or shown on a he·cin 
descrihed plat, (1:) 10ning restrictions cir other rq;ulc11iu11s imposed by governmental authority. 11' 
any, and (cl) a l1c-11 for real cst,11c ta:s;cs 1101 ye1 due a11d piiyz1hle. 

And the Circ1ntms cuvL'nant 111th till' ( i1·a11tcl·�. th:1t Circ1ntms have done nothmg to impair 
such title a� (irnnlors rcCL'i\ ed. ,ind Cirnn1or� 'v\ 111 wc111·,rnt und dcl'cnd the ti1le ugdinst the lawful 
claims ofull persons claiming by. under or through Grantlm. 

[signatures nn fulluwin g  pages] 

6/34 
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12112/2s. ,V:l'.l PM

Sunday #2 Sch Chariots #2 - Google Docs 

IN WITNESS WI IEREUF. tilt: C1;,ii1to1� hc.t\L' hc1·eunto set their hunds and seals, the day
und year first ubovc written. 

/j . . . , . ,. 

L;,c,£1if (t. l .· _ _._/.'--'� _-l_
�
�/_

1 
____ (SEAL) 

POWELL A. FR.I\S.·.R. m .. co-;:iuJsTEF 

I. a Notary Puhlic of the County and State afon.:said. cenify that Gran tor. POWELL A
FRASER, JR .. pe1-;u1wlly ,1ppc,11cd hd.Lm: 1lll' th1, d:1\ ,11 li uclrnuv.lcdgcd tl1c l'XL'l'Lllion ofthL 
foregoing instrn111c11t 

Witness my h,111<.i und ulliL·ic1I 1Hll,irwl stamp ur se,d, this 
__ ,2017. 

Notary Public's Signature 
Print �otary\ Nurnc:: • / ,>., 

[s1g11c1tun:s cu11t111ued on next page! 

.. , 

· I d't?t b=t 0 

I ,  

1· 

l /,' 

I I, 

F YQNJRljhOJJbGvhzYsGiCOok1aRERdbcBg3c e I • a 
__ hJtps ://docs .google .corn/document/d/18k.oqv z 
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12/12/25 4:22 PM
Sunday #2 Sch Chariots #2 - Google Docs 

I, a Notary Public of the County and State aforesaid, certify that Grantor, MARY ELOISE 
FRASER SHEPHERD, personally appeared lx:J'orc me 1h1s day and acknowledged the execu1ion 
of the foregoing instrument. 

Witness my hand and official notarial stamr or seal, this}��-- day of 1 \ ,_, I '-'-�� r
, 20 l 7 

,,,, 

I I/,• ,' 

( :1 

STl'1TE OF NORTH CAROLIN/\ COUNTY OF BUNCOMBE 

The forcgo1ng Ccrtdicate(s) of _________ _________ ·-------------·-----------
is certified lo be correct. This instrumi.:nt and this certilicatc are t'ully rcgistcn:d at the date and 
time and in the Book and Page shown nn the t·1rst rage hereat·. 

RL(j!S [Tl{ 01 1)1 l l)S HW. bl '\COMl31 ( Ol'\lY 

Dcputyu\ss1stant-Ri.:gistcr ti! Deeds 

t/d/18ko(1vF zYQNJ RljhOJJ bGvhzY sGi C0okia RERdbcBg3c/edit?tab=t. 0 

--Rtti,s;//docs..google.comldocumen 
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12/12/25. 4"23 PM Sunday #2 Sch Chariots #2 - Google Docs

TRACT I Thirty pc1· ccn1 (30%) 1nkrcs1 in Lot I l 5 l .i, l,11d down and shown ofl the Plat cf the Mountain Retreat /\ssoc1at1on property,_ which i, duly of
.
record in the Office of the Register Llt' Deeds for Buncornt:,c, cuunty. 1\onh Carol111a. in Phil Rook l 6 at Page 95, which is 011 che 

northwest margin ol C1rnvbca1·J Trail and be111g_ the saml' prope[ly descnbed and convey�d by a 
deed dated Feoruarv 6, 1922. a11d duly n�co1·Jeu 111 the Ot't1ce of the Register of Deeds afori:sa1d 
in Deed Book 257 ul Pag_e 27. being the same land described in Deed l:3ook 850 at page 6,(2 in 
the aforesaid Reg1stt>r of Deeds Offtcc. 
TRACT II Tlmty per cent (30%) interest in a strip of land five feet in width along the 
northwestern portion of Lot 606 as laid do'!"n and shown Ol)_ the lpdcx map of the Mountain 
Retreat Asso,c1at1on lands, �hich 1s duly of record m the otf1c.;e ot the Register of Decc)�; for 
Buncombe Cour.ty, North Carolina, in Plat Gook 154, Pages l ct.seq., reference to wh1Lh ts 
hereby made. Bt·ing the same land described in Deed Boal< 964 at raze 455 in the aforesaid 
Register of Deeds Office. Begmnin� at a ,tnkc in the eastern margin of-West Virg_inia Terrncc 
saia stake being_ located at the northv,cst corner or Lot hU6 of1he plat hereinafter reTerred to, and 
runs thence \Vith the northern bound,ll') of I ot 60(1 of the pla1 hereinafter _referred to and ·uns 
them.:c w11h the northern buu�1dar2· ot l.ut (1()(1 111 ,t11 ,'cl�t1:rly J1rect1u11 l 35 feet \u a stake: tlwrn:e 
1n a southweste1·ly J1rcc11u11 11vc lc\.'t to cl .-.,wl-..e, thence 111 cl nonhwesrcrly d1rect1on, along_a line 
parallel to the 11c1rth lirn: oi' �c11d Lot 606. 135 Ccet 10 a ,take in the eastern margin ol West 
\irginia Terrace. thence with sai_d ma_rgin or s�1d West Virginia Terrace, in a northerly direction 
five ket to the point and plc1ce ot BEGINNING. 

A mar showing the dliun d,.:,cribcd propcn, 1, rcc,irded 111 f'l;1t Hook I (1. ra!!,' ')5 (Tract I land 
j l \at Book 1�4. page I ( frncl II) 

These an: the �.:imc prop,TllC::, comcycd to (1) Annie f�llcn tv1cCall Fraser, Trustee of the /\1111ic 
Ellen McCall Fraser Kcvoeablc Trust, dated Mav 27, l99tl ("Annie Trust") by General Wamnty 
Deed dated July 28, I 99X and recorded in Bo;k 2040, Page 447, Buncombe County Registry; 
and (i1) Powell A. Fraser, Trustee of the Powell A. Fraser Revocable Trust, dated May 27, l 998 
("Powell Trust") by Ceneral Wan-anty Deed dated July 28, I 998 and recorded in Book 2040. 
Page 449, Runcorn be County Registry. 

-

24/34 
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12/17/25. 4:25 PM Montreat Variance Cover Ltr - Google Docs 

Attachment (3) 

Answers To the Six Elements Required in a Proposal! 

1. MZO 310.42 (A) Our house was built in 1906 and no longer has the

room to accommodate our growing family. The addition of a covered

screen porch on top of the current stone patio will E�xpand the usable

space in inclement weather and thus prevent the hardship of having

to make different and more si9nificant and visible changes that would

adversely affect the historic Montreat look of the house. It will also

decrease erosion under perhaps the largest hemlock tree in Montreat

by diverting water to a separate drainage ditch.Our next door

neighbor and my first cousin, Mr Jimmy Thompson, is in favor of

approval of this application.

2. MZO 310.42 (B) The condition of the property is narrow at the

location of the house, thus preventing the location of a screen porch

at another location. Our project is just focused on putting a screen

porch on top of the current stone patio, not expanding the footprint of

the house or patio.

3. MZO 310.42 C I have taken no actions that resulted in this hardship.

4. MZO310.42 (D) The variance is consistent with the spirit, purpose,

and intent of the ordinance such that public safety is secured and

substantial justice is achieved.

5. MZO 310.42 (D) This variance request is the minimum variance

that will make possible the requested use of the land, building, or

structure ..

6. MZO 310.42 (E) The variance is not a request to permit a use of

land, building or structure which is not permitted in the applicable

zoning district.

https://d ocs. googl e. com/docu ment/d/1 n LK U I lfZHM2 L52 KLlyYk2fs9dh 3Cdg KfzG-j 5-RQPg/eclit?tab=t. 0 5/8 
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12/17/25, 4:08 PM Gmail - Re: Montreat Variance Application 

ii Alec Fraser <afraser722@gmail.com> 

Re: Montreat Variance Application 
1 message 

Jim Thompson <james.thompson39@outlook.com> 
To: Alec Fraser <afraser722@gmail.com> 

I am ok with the requested variance. Jim Thompson 

Get Outlook for iOS 

From: Alec Fraser <afraser722@gmail.com> 

Sent: Wednesday, December 17, 2025 3:4:2:35 PM 
To: Jimmy Thompson <james.thompson39@outlook.com> 
Subject: Montreat Variance Application 

Jimmy 

Wed, Dec 17, 2025 at 4:00 PM 

As we discussed, I am in the process of applying for a variance for the construction of a screen porch over the existing stone 
patio. The variance request is for a 6 foot reduction in the setback line in order for the roof to have a 12" overhang. ThE� rest of 
the screen porch will be within the footprint of the current patio. There will be no ground disturbance. 

If you are ok with our variance request, would you please respond to this email so stating. Alec 

Captain Alec: Fraser 
www.captainfraser.com 
Author of "Damn the Torpedoes! Applying the Navy's Leadership Principles to Business" at Amazon* 

https://mail .google. com/mail/u/C/?ik=94cf50f6:�9&view=pl &search=all&permthid=thread-a :r8950166312333480609% 7Cmsg-f: 18517906837782264:32... 1 /1 
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12/17/25, 4:04 PM 435 Greybeard Trail - Google Maps 

435 Greybeard Trail 

Goo9le Street View 

https://www.google.com/maps/@35. 6503498,--82.2976: '.59, 3a, 75y,350.03h ,89. 561/data=!3m7! 1 e 1 !3m5! 1 s21<tHvOPrZ4wmRaXS2WuWLg!2e0!6shttps:... 1 /2 



12
/1

2/
25

, 4
:2

'.f 
PM

 

40

Packet Page 39



Pa
ck

et
 P

ag
e 

40

Packet Page 40



Figure 1: Front of House from Greybeard Trail 
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Figure 2: Existing Patio 
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January 6, 2026 

Town of Montreat 

-
THE 

VANWINKLE 
LAW FIRM 

LINDSAY P. THOMPSON 

Phone: (828) 771-2556 

Fax: (828) 257-2773 

lthompson@vwlawfirm.com 

Re: Variance Request for 435 Greybeard Trail 

To Whom It May Concern: 

I represent James Roy Thompson and wife, Judith Starnes Thompson who are the owners of 433 Greybeard 
Trail in Montreat, North Carolina, having Pin #072007399000000. My clients are aware of a variance 
request by the owners of 435 Greybeard Trail, Pin #072007494600000, to allow a covering of their side 
porch to encroach into the setbacks for that parcel (the "Variance Request"). My clients, who are cousins 
of the owners of 435 Greybeard Trail, are in full support of the Variance Request. 

Sincerely, 

Lindsay P. Thompson 

11 North Market Street. Asheville. NC 28801 I PO Box 7376. Asheville. NC 28802 I (828) 258-2991 
422 South Main Street. Hendersonville. NC 28792 I (828) 697-6196 

www.vwlawfirm.com 
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Staff Report  
216 Alabama Terrace 

Variance Request (216 Alabama Terrace) – A Variance request submitted by Margaret 
Gramling, property owner, for the lot addressed as 216 Alabama Terrace, Montreat, NC 
28711 and described as PIN# 071086508400000.  This Variance request is to Section 502.5 
of the Montreat Zoning Ordinance to reduce the front setback requirement from 30 feet to 
8.25 feet on the northern side of the Subject Property for the purpose of expanding and 
covering the existing deck on the Subject Property.  

Created by: 

Alexis Baker, AICP 

Interim Zoning Administrator 

Town of Montreat 

Created for: 

Montreat Board of Adjustment 

January 22, 2026 
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STAFF REPORT 

See STAFF ANALYSIS (i.e. Alexis Baker, AICP, Interim Montreat Zoning Administrator) in addition to 
applicant-provided materials. STAFF ANALYSIS contain references to the Montreat Zoning 
Ordinance (MZO) where noted. Only information relevant to the Variance requested are included in 
this staff report. 

Application Summary 

The following report summarizes the Zoning Administrator’s review of an application for a Variance 
by Margaret Gramling, Property Owner, for the lot addressed as 216 Alabama Terrace, Montreat, NC 
28711 and described as PIN# 071086508400000. This Variance request is to Section 502.5 of the 
Montreat Zoning Ordinance to reduce the front setback requirement from 30 feet to 8.25 feet on the 

northern side of the Subject Property for the purpose of expanding and covering the existing deck. 

Property Summary 

Parcel Identifier Number (PIN#): 071086508400000 

Address: 216 Alabama Terrace 

    Montreat, NC 28711 

Owner: MARGARET GRAMLING 
 PO BOX 82 
 MONTREAT, NC 28757 

Applicant: Margaret Gramling 

Zoning: R-2 Residential District. 

Current Land Use: The Subject Property contains an existing two-family dwelling. 

Acres: 0.25 acres. 
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Figure 1: Subject Property Aerial 

Public Notice 
Staff mailed notice to properties within 250 feet of the Subject Property on January 12, 2026. Staff 

posted the Subject Property on January 12, 2026. BOA Hearing: January 22, 2026. 
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Figure 2: 250 feet Public Notice for Variance Request 

Variance Request 
The Applicant, Margaret Gramling (Property Owner), requests that the Board of Adjustment grant a 
variance request to Section 502.5 of the Montreat Zoning Ordinance to reduce the front setback 
requirement from 30 feet to 8.25 feet on the northern side of the Subject Property for the purpose of 

expanding and covering the existing deck. 

Staff Analysis 

Subject Property Summary 

❖ The Subject Property is 0.25 acres and currently contains a two-family dwelling. The Applicant

intends to expand and cover the existing deck.

❖ The Subject Property fronts on Alabama Terrace.

❖ The slope of the Subject Property is 23.31 percent.

❖ There appears to be a stream on the property, but the Subject Property is not within the Special

Flood Hazard Area. The new construction will be outside the 30’ stream buffer.

Packet Page 49



Subject Property & Surrounding Lots 

Land Use & Zoning 

The Subject Property of the Variance request is in the R-2 Residential Zoning District (R-2). The 

existing two-family dwelling was built in approximately 1921 per the Buncombe County Tax Card for 

the Subject Property. The Applicant seeks to obtain a Variance  to expand and cover the existing 

deck.  

The Subject Property fronts on Alabama Terrace. It is surrounded on all sides by the R-2 Zoning 

District and residential dwellings. 

 Figure 3: Subject Property and Surrounding Zoning 
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Setbacks 

The Subject Property is in the R-2 Zoning District. The Applicant’s Variance request is to the front 

setback requirement. The Applicant intends to meet the remaining setback requirements on the 

Subject Property. See attachment for a larger survey. 

The table below shows the required setbacks for R-2 on the Subject Property, per Section 502 of 

Montreat’s Zoning Ordinance, and the requested setback Variances from the Applicant’s application. 

Figure 4: Site Plan with Setbacks Labeled 
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Required R-2 Zoning District Setback Requested Variance 

Front (North) 30 feet 8.25 feet 

Side (East) 10 feet N/A 

Side (West) 10 feet N/A 

Rear (south) 16.8 feet N/A 

Lot Size 

The Subject Property is 0.25 acres. 

Topography 

The slope of the Subject Property, per the Buncombe County Steep Slope Calculator, is 23.31 percent. 

The Subject Property slopes downward from north to south. The Subject Property is NOT subject to 

Hillside Development Ordinance. 

Figure 5: Subject Property and Surrounding Topography ( 5ft contours) 
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Water Features 

There appears to be a stream on the property. However, the Subject Property is not in the Special 

Flood Hazard Areas. The new construction will not be in the 30’ stream buffer. Prior to development 

permit issuance, the Applicant will be required to comply with the Town of Montreat’s General 

Ordinance Chapter K Article III.  

Figure 6: Subject Property and Water Features 
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Template Variance Decision Language 

The Board is welcome to use the language below to issue a decision on the Variance Request. Prior 

to making the approval motion, the Board must state the specific findings that lead to the approval 

of each finding of fact as required by Section 310.42 of the MZO. 

Findings of Fact: 

1. The Board finds that unnecessary hardship [would/would not] result from the strict

application of the Ordinance because…

2. The Board finds that the hardship results from conditions that [are/are not] peculiar to the

property because…

3. The Board finds that hardship [did/did not] result from actions taken by the applicant or the

property owner because…

4. The Board finds that the variance [is/is not] consistent with the spirit, purpose, and intent of

the ordinance …

5. The Board finds that the variance requested [is/is not] the minimum variance that will make

possible the requested use of the land because…

6. The Board finds that the variance [is/is not] a request to permit a use of land that is not

permitted in the applicable Zoning District as the variance request is for…

Motion for Decision: “I move that the Board [approve/approve with conditions/deny] the Variance 
Request for 216 Alabama Terrace to 502.5 of the Montreat Zoning Ordinance to reduce the front 

setback requirement from 30 feet to 8.25 feet on the northern side of the Subject Property for the 
purpose of expanding and covering the existing deck on the Subject Property. [List any 
conditions of approval in the motion, if applicable] 
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Page 1 of 5 

There are no delinquent taxes that are a lien 
the parcel(s) described in the deed which the 
Buncombe County Tax Collector is charged 
with collecting. 
08-14-2018 

Date 

Tax Map No. 

Deputy Tax Collector 

Excise Tax $458.00 

Type: CONSOLIDATED REAL PROPERTY 
Recorded: 8/14/2018 11 :43:48 AM 
Fee Amt: $484.00 Page 1 of 5 
Revenue Tax: $458.00 
Buncombe County, NC 
Drew Reisinger Register of Deeds 

BK 5692 PG 1654 - 1658 

Recording Time, Book and Page 
Parcel Identifier No. 0710-86-5084-00000 

Mail after recording to Ronald E. Sneed, PA, Box #47 18-234.PP
This instrument was prepared by Barrett W. McFatter, Attorney, a licensed North Carolina attorney. Delinquent 
taxes, if any, are to be paid by the closing attorney to the county tax collector upon disbursement of closing proceeds. 
This deed was prepared at the request of the Grantor based upon information provided by the Grantor, and without title 
examination, survey, or verification of property description. 

NORTH CAROLINA 

GENERAL WARRANTY DEED 

THIS DEED made this I D day of August, 2018, by and between 

GRANTOR 
MARY ELIZABETH NEVILLE MARTIN and Husband, JOHN RICHARD MARTIN, 

WILLIAM TENNENT NEVILLE, Unmarried and LEVERETT CHASE NEVILLE, Unmarried 
50 Cotton Creek Circle 

Black Mountain, NC 28711 

GRANTEE 

MARGARET GRAMLING 

216 Alabama Terrace 

Montreat, NC 28757 

The designation Grantor and Grantee as used herein shall include said parties, their heirs, successors, 
and assigns, and shall include singular, plural, masculine, feminine or neuter as required by context. 

WITNESSETH, that the Grantor, for a valuable consideration paid by the Grantee, the receipt of 
which is hereby acknowledged, has and by these presents does grant, bargain, sell and convey unto 
the Grantee in fee simple, all that certain lot or parcel of land situated in the Town of Montreat, Black 
Mountain Township, Buncombe County, North Carolina, and more particularly described as follows: 

SEE ATTACHED DESCRIPTION 

submitted electronically by "Ronald E. Sneed, P.A." 
in compliance with North Carolina statutes governing recordable documents 
and the terms of the submitter agreement with the Buncombe county Register of Deeds. 

Book: 5692 Page: 1654 Page 1 of 5 
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Page 2 of 5 

The property hereinabove described was acquired by Grantor by the Estate of Susan W. Neville, 
Buncombe County Estate File No. 16 E 1557. 

A map showing the above described property is recorded in Plat Book _, Page __ . 

TO HA VE AND TO HOLD the aforesaid lot or parcel of land and all privileges and appurtenances 
thereto belonging to the Grantee in fee simple. 

And the Grantor covenants with the Grantee, that Grantor is seized of the premises in fee simple, has 
the right to convey the same in fee simple, that title is marketable and free and clear of all 
encumbrances, and that Grantor will warrant and defend the title against the lawful claims of all 
persons whomever except for the exceptions hereinafter stated. 

Title to the property hereinabove described is hereby conveyed subject to all valid and subsisting 
restrictions, reservations, covenants, conditions, rights of ways and casements properly of record, if 
any, ad valorem taxes for the current year and subsequent years, and any local, county, state, or 
federal laws, ordinances, or regulations relating to zoning, environment, subdivision, occupancy, use, 
construction, or development of the subject property, including existing violations of said laws, 
ordinances, or regulations. 

IN WITNESS WHEREOF, the Gran tors have hereunto set their hands and seals, or, if corporate, 
has caused this Deed to be executed by its duly authorized officers and its seal to be hereunto 
affixed, the day and year first above written. 

STA TE OF NORTH CAROLINA 
COUNTY OF BUNCOMBE 

�BETH NEVILLE MARTIN 

-----''R---'-;C.-�--'---' ____ (SEAL)
RICHARD MARTIN 

Personally appeared before me this day the said MARY ELIZABETH NEVILLE MARTIN and 
Husband, JOHN RICHARD MARTIN, known to me personally or who produced satisfactory 
evidence of his or her identitv in the form of a driver's license, and who acknowledged that they 
voluntarily executed the foregoing instrument for the purposes stated therein this the /I) tirday dr 
August, 2018. 

My Commission Expires: 
/f') .. J,J..O:l.P Notar� ./<.°4t 

Book: 5692 Page: 1654 Page 2 of 5 
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STATE OF NORTH CAROLINA 
COUNTY OF BUNCOMBE 

Un 1,"'or-�11'.'.d 
Personally appeared before me this day the said WILLIAM TENNENT NEVILLE, known to me 
personally or who produced satisfactory evidence of his identity in the form of a drivei·'s license, and who 
acknowledged that he voµu executed the fore0oin° instrument for the purposes stated therein this 
the 6� day of August, 20�8. 

I NOTARY PUBLIC 

l pI Buncombe County Q � ,,-, My Commission Expires: North Carolina ,:l,L Lt.A I.Jt"# . 
\ .l- 3 -J. \9-- My Commission Expires 12-31-2021 Notary Public 

Book: 5692 Page: 1654 Page 3 of 5 
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STATE OF GEORGIA 
COUNTY OF C\rb.:...\-b:,=50.. __ 

_fl� 14« 
LEVERETT CHASE NEVILLE 

(SEAi.) 

Personally appeared before me this day the said LEVERETT CHASE NEVILLE, Unmarried known t,o 
me personally or who produced satisfactory evidence of his identity in the fo1·111 of a driver's license, ancU 
who acknowledged that he voluntarily executed the foregoing. instrummt for the purposes stated there.iu 
this the ..1_ day of August, 2018. 

My Commission Expires: 
10�· 3-:l\ 

Book: 5692 Page: 1654 Page 4 of 5 

(SEAL) 

j<>-'_ J��vlfl� 
Notary Public 
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Description of property.for tra11.�ferji·o111 MARY ELIZABETH NEV1LLE MARTIN and Husband, JOHN 
RICHARD MARTIN, ·wILLIAM TENNENT NEVILLE, Unmarried and LEVERETT CHASE 

NEVILLE, Unmarried to MARGARET GRAMLING 

BEGINNING at a concrete monument on the South margin of Alabama Terrace, at the common corner 
thereon of Lots 171 and 172 of the map of Montreat, recorded in- the Office of the Register of Deeds fo1· 
Buncombe County, N.C. in Plat Book 16 at Page 94 and runs thence with said margin of said Terrace 
North 87 deg. 2 min. East 60;06 feet to a stake at the common corner of Lots 172 and 173 of said plat; 
thence with the common line of said last mentioned Jots South O deg. 38 min. West 88 feet to a stake; 
thence in a western direction crossing said Lot t 72 to a point in the common line of Lots 171 and 172, 92 
feet in a southern direction along said common line from the concrete monument above referred to; 
thence continuing in a western direction across Lot 171 to a stake in the common line of Lots 170 and 171 
of said plat, at a point 78 feet in a southern direction from the common corner of said last mentioned lots 
on the Southern margin of Alabama Terrace; thence N01·th O deg. 38 min. East with the common line of 
Lots 170 and 171, 78 feet to a stake on the Southern margin of Alabama Terrace; thence with said margin 
of said Terrace, North 68 deg. 7 min. East 64.93 feet to the BEGINNING; being the Northern portion of 
said Lots 171 and 172. 

BEING the same property described and conveyed by deed from William C. Matthews, ct ux Lillian 
Matthews to Susan ,vingficld Neville duly recorded in the office of the Register of Deeds for Buncombe 
County, North Carolina in Book 1305 at Page 89. 

BEING further identified as Buncombe County Tax PIN #0710-86-5084-00000. 

All or a portion of the property herein conveyed __ includes or _X_ does not indude the primary 
residence of a Grantor. 

Book: 5692 Page: 1654 Page 5 of 5 
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A 
TOWNOF 

MONTREAT 
NORTH CAROLINA 

APPLICANT INFORMATION 

VARIANCE APPLICATION 

Town of Montreat Planning and Zoning 
1210 Montreat Road, Black Mountain, NC 28711 I (828) 669-8002 

REQUIRED FEE: $350.00 (CASH OR CHECK) 

APPLICANT NAME:Margaret (Mari) Gramling

MAILING ADDRESS:PO Box 82 
TELEPHONE:828 713-8296 

CITY:Montrea STATE:NC ZIP:28757
--------------

EM A IL: mar i gram Ii n g @gm a i I.com 

PROPERTY INFORMATION 

---

ADDRESS:216 Alabama Terrace CITY:Montreat STATE:NC ZIP:28757

PIN# :0710-86-5084 TOTAL ACREAGE:0.246 acre FLOODPLAIN:DYES Iv' INo

ZONING:[JR-10R-20R-301D/ROWL□oTHER: ___ OVER LA y ZONING:DPoOrco□cD□N/ A 

PROPERTY OWNER:Mari Gramling TELEPHONE: 828 713-8296 

MAILING ADDRESS:PO Box 82 
------------------------------

PROPOSED LAND USE 

TYPE OF LAND USE:0Residential □Non-Residential □Other 

DESCRIPTION OF PROPOSED DEVELOPMENT:Roof over existing deck and addition to make the deck all

VARIANCE REQUEST 

MONTREAT ZONING ORDINANCE SECTION: ______________________ _ 

DESCRIPTION OF REQUESTED VARIANCE:Almost the entire house is within the setbacks.

Nothing can be done to improve the exterior of this house without a variance approval. 

STANDARDS FOR GRANTING A VARIANCE 

THE TOWN OF MONTREAT'S BOARD OF ADJUSTMENT WILL RENDER A DECISION ON THIS APPLICATION AT A 

QUASI-JUDICIAL HEARING. IN APPROVING THE REQUEST, THE BOARD OF ADJUSTMENT WILL 

EXAMINE THE APPLICATION AND MUST FIND THAT THE FOLLOWING SIX ELEMENTS ARE SATISFIED IN THE 

PROPOSAL: 

MZO 310.42(A) Unnecessary hardship would result from the strict application of the Ordinance. It shall not 

be necessary to demonstrate that, in the absence of the Variance, no reasonable use can be made of the 

property. 

MZO 310.42(8} The hardship results from conditions that are peculiar to the property, such as location, size, 

or topography. Hardships resulting from personal circumstances, as well as hardships resulting from conditions 

that are common to the neighborhood or the general public, may not be the basis for granting a Variance. 

1 
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MZO 310.42(C} The hardship did not result from actions taken by the applicant or the property owner. The act of 

purchasing property with knowledge that circumstances exist that may justify the granting of a Variance shall 

not be regarded as a self-created hardship. 

MZO 310.42(D} The Variance is consistent with the spirit, purpose and intent of the Ordinance such that public 

safety is secured and substantial justice is achieved. 

MZO 310.42(E} The Variance requested is the minimum Variance that will make possible the requested Use of 

the land, Building or Structure. 

MZO 310.42(F} The Variance is not a request to permit a Use of land, Building or Structure which is not permitted 

in the applicable Zoning District. 

ATTACHMENTS 

THIS APPLICATION MUST BE ACCOMPANIED BY THE FOLLOWING ATTACHMENTS: 

1. A copy of the deed for the property which is the subject of the application for a Variance, a copy of the 
plat showing such property if one exists, and any contract to purchase or other relevant documents. 

2. A response to the six standards listed above and found in the Montreat Zoning Ordinance Section 310.42.
3. A to scale site plan showing the existing property conditions (including the adjoining road and any

existing improvements) and the proposed locations, dimensions, and setbacks of any structure to be
built or modified which is the subject of the Variance. If the Variance request concerns the elevation of a
building, include an elevation drawing.

SIGNATURES AND ACKNOWLEDGEMENT 

1 
Margaret G. Gramling 
'-------------------� 

hereby certify that all of the information set forth 

Margaret G. Gramling 

Printed Name of Applicant 

D Incomplete

Zoning Administrator Signature 

A ll1 ,� 73a 1<:a<
Printed Name of Zoning Administrator 

Fee:
t

r;<;LJ -. Paid:� □No

8/28/25 

Date 

(/o/21JZ'-
ate 

Payment Method: cU 
Scheduled Board of Adjustment Meeting Date:___._.\ /�U__,/�ZO __ �_<ie _______ _ 

{ 1 

2 



Standards for Granting a Variance 

MZO 310.42 (A)  Unnecessary hardship would result from the strict 
application of the Ordinance. It shall not be necessary to demonstrate that, 
in the absence of the Variance, no reasonable use can be made of the 
property.  
As is obvious, the greatest hardship that exists on this property is that almost the 
entire home is situated within the right-of-way/setback.  There is little to nothing 
that can be done to improve the exterior residence without the granting of a 
variance.  The house was built long before any survey could be done or any rights-
of-way/setbacks existed.  Although this is a problem for many houses in Montreat, 
to have a house almost entirely within the right-of-way/setback, is rare. 

There is an existing deck on the site, which was constructed with a building permit 
granted by the Town of Montreat in 2019, as house renovations were being 
completed.  The deck was built to create a backdoor exit from the home which, at 
the time, had only the front door as an exit, and was clearly unsafe. It was also 
built in anticipation of the owner’s being able to enjoy sitting outside in comfort as 
Montreaters love to do.  In the past several years, it has become clear that the 
deck is virtually unusable due to the angle of the house and the angle of the 
summer sun.  The deck receives full sun almost all day, thus being too hot for 
comfortable use at any time during the day until evening.  For this reason, the 
owner requests a roof following the footprint of the entire existing deck and an 
extension which would allow the roof edge to have a single line. 

MZO 310.42 (B) The hardship results from conditions that are peculiar to the 
property, such as location, size, or topography. Hardships resulting from 
personal circumstances, as well as hardships resulting from conditions that 
are common to the neighborhood or the general public, may not be the basis 
for granting a Variance.  
The hardship arose when the house was first built in 1921, at a time when there 
were no setbacks and rights-of-way.  As a result, almost the entire house, sits 
within the them, meaning no improvement can EVER be made to the exterior of 
the house without a variance approval.   Also, the way in which the house was 
placed on the property and the fact the the former owner had almost all the large 
trees in the yard removed, creates an additional hardship.   

When the house was bought by the current owner, there was no thought of a deck, 
as there was a porch off the lower apartment level, topped with a laundry 
room/office for the upper level.  These were so poorly constructed that the weight 
of the upper structure was visibly crushing the porch below.  Being deemed unsafe 
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and unfixable, both were torn down.  This is the location where a large portion of 
the current deck exists.  The current owner was unable to stand in the area before 
the deck was built, so she could not have anticipated that the angle of the house 
and lack of shade, would create such a problem.  Finally, a bear, right before the 
current owner’s eyes, almost totally destroyed the only tree giving minimal shade.  
It was checked by Montreat arborist Daniel Wiggs, who stated he did not believe 
the tree could be saved and suggested it be taken down.  

216 Alabama Terrace as it looked when first purchased by the current owner.  Note the lower porch 
and upper room, both of which had to be removed for safety reasons. 

MZO 310.42 (C)  The hardship did not result from actions taken by the 
applicant or the property owner. The act of purchasing property with 
knowledge that circumstances exist that may justify the granting of a 
Variance shall not be regarded as a self-created hardship. 
The hardship did not result from any actions taken by the current owner. 

MZO 310.42 (D)  The Variance is consistent with the spirit, purpose and intent 
of the Ordinance such that public safety is secured and substantial justice 
is achieved.  
Montreat is famous for its porches where friends and families gather, meals are 
enjoyed, music is played, meetings are held and overall enjoyment is achieved.  
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This variance would be completely consistent with the spirit, purpose and intent of 
the Ordinance and would continue to provide a safe second exit for the 
homeowner.  In addition, it will add to the appearance of the home, which will be 
in keeping with the much desired “look” of Montreat, prevalent all over town and 
on Alabama Terrace.   
The deck as it looks now, showing the area the roof will cover as well as the portion to be enlarged.  

MZO 310.42 (E)  The Variance requested is the minimum Variance that will 
make possible the requested Use of the land, Building or Structure. 
The variance requested is the minimum required to create a structure that will 

continue to allow for safety and create a fully usable space for the owner and those 
to follow, as well as improving the aesthetics of the home. 

MZO 310.42 (F)  The Variance is not a request to permit a Use of land, 
Building or Structure which is not permitted in the applicable Zoning District. 
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The variance request is in accord with the applicable zoning district and will 

improve a structure in keeping with the spirit and “look” of Montreat. 
Arial view of the house during renovations, clearly showing the deck, what the roof will cover, and 
the deck section to be enlarged. 
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ATTACHMENT 3 
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