Board of Adjustment
January 22, 2026, 5:00 p.m.
Meeting Minutes
Board Members in Attendance:
Mari Gramling
David Neel
Danny Sharpe
Ed Kramer
Matt Horne (Alternate Member – Voting Member)
Arrington Cox (Alternate Member – Voting Member)
Bill Scheu
Board Members not Present:
George Sawyer

Town Staff in Attendance:
Alexis Baker, Interim Zoning Administrator
Angie Murphy, Town Clerk
Brandon Freeman, Town Attorney
Marty Benson, Legal Associate of Town Attorney
Justyn Whitson, Police Officer
Members of the Public in Attendance:
None
Call To Order
The meeting was called to order at 5:07 PM. Chair Danny Sharpe opened with welcome and introductions, followed by a moment of silence. He noted that seven members of the board and one alternate were present, stating "Looks like we have five members of the board and two alternates, and we have seven people here. So, we have a quorum. That's good news. And we can proceed."
Certification Of Quorum
The Chair certified that a quorum was present with seven board members in attendance.
Agenda Adoption
Chair Sharpe referenced the agenda that had been presented in the packet before the meeting and called for a motion to adopt the meeting agenda.
Motion: Arrington Cox moved to adopt the meeting agenda as presented. The motion was seconded by Mari Gramling. The motion carried unanimously.
Adoption of November 13, 2025, Special Meeting and November 20, 2025, Regular Meeting Minutes
The Chair called for adoption of the minutes from two previous meetings. For the November 13 special meeting minutes, a motion was made by Arrington Cox and seconded by Bill Scheu. The motion carried unanimously. 
For the November 20 regular meeting minutes, David Neel raised a concern about the timeliness of receiving materials, stating "Can we get them any sooner?  
Brandon Freeman, the Town Attorney, acknowledged that minute preparation requires considerable staff effort. He assured the board that approval of minutes could be postponed to a subsequent meeting if necessary, stating, "The pressure to approve minutes at the very next meeting can be alleviated, allowing the board additional time for review without causing undue concern."
The Chair noted the significance of receiving the agenda earlier, stating, "The agenda earlier might be helpful." David Neel clarified, expressing his reliance on supplementary materials, adding, "The agenda is one thing, but I depend on the topo maps and plats. These are included in the packet, which I would prefer to receive more than a week in advance."
Brandon Freeman acknowledged the request while noting the town has an interim zoning administrator who is only present a couple days per week and represents multiple towns. He indicated staff would try to accommodate the request.
The Chair inquired about the minutes preparation process, asking if AI was used to draft them. Upon confirmation that the minutes were prepared with a combination of AI and Town Clerk Angie Murphy’s review, board members expressed approval of the quality.
Motion: A motion was made by David Neel to adopt the November 20, 2025, Regular Meeting Minutes as drafted. The motion was seconded by Arrington Cox. The motion carried unanimously.
Organization of Board of Adjustment
Chair Sharpe explained that officers need to be elected annually for the board. He announced he would not be able to continue as chair beyond this meeting.
a. Chair (current: Danny Sharpe)
Arrington Cox, alternate member, initially volunteered to be chair. However, Town Attorney Brandon Freeman clarified that it would be best if the chair was a regular member of the board.
After a brief discussion, Ed Kramer was nominated for the position of chair.
Motion: A motion was made by Bill Scheu to elect Ed Kramer as Chair. The motion was seconded by Mari Gramling. The motion carried unanimously.
b. Vice-Chair (current: David Neel)
After confirming that an alternate member could not serve as vice-chair, Bill Scheu was nominated for the position. Mari Gramling had offered to volunteer but deferred when Bill was nominated.
Motion: A motion was made by David Neel to elect Bill Scheu as Vice-Chair. The motion was seconded by Mari Gramling. The motion carried unanimously.
c. Secretary (current: Angela Murphy)
Motion: A motion was made by Bill Scheu to accept Angela Murphy as Secretary. The motion was seconded by David Neel. The motion carried unanimously.
Order Of Approval
a. Variance (435 Greybeard Trail)
Legal Counsel, Brandon Freeman, informed the board that the matter regarding 435 Greybeard Trail required a continuance due to the absence of the applicant or a representative. He stated: "This case is not suitable for board evaluation at this time and should be continued, unless an individual is available to present it." Mr. Freeman highlighted that the applicant had previously requested a continuance should the board decide unfavorably. However, he strongly advised: "From a legal perspective, it's inappropriate for the board to proceed with a quasi-judicial matter without the presence of either the applicant or their legal representative
Motion: A motion was made by Ed Kramer to continue the variance request for 435 Greybeard Trail to the board's next regular meeting on February 26, 2026. The motion was seconded by Bill Scheu. The motion carried unanimously.
b. Variance (216 Alabama Terrace)
Before proceeding with this variance, Alexis Baker, the Interim Zoning Administrator, read the disclosure regarding board member impartiality. When asked if any board member had partiality to disclose, Arrington Cox indicated she needed to recuse herself, stating at the microphone: "Mari's a really good friend."
Brandon Freeman questioned Arrington Cox about her relationship with the applicant. When asked if her close relationship with Ms. Gramling would make it difficult to be neutral, Cox replied "No." When asked if she would be able to vote against the variance if the evidence warranted it, Cox replied "Yes." No board members objected to Ms. Cox's participation.
Motion: A motion was made by Ed Kramer to recuse Mari Gramling from participation in this matter. The motion was seconded by Arrington Cox. The motion carried unanimously.
Mari Gramling then left the dais to sit with the general public.
Regarding ex parte communications, Bill Scheu disclosed: "I just drove by and looked at the house." No other board members had site visits or communications to disclose.
Alexis Baker was sworn in by Town Clerk Angie Murphy, and she then presented the staff report. She explained the variance request was submitted by Margaret (Mari) Gramling for 216 Alabama Terrace to reduce the front setback requirement from 30 feet to 8.25 feet on the northern side for the purpose of expanding and covering the existing deck. She noted the property is 0.25 acres in an R-2 residential district with an existing two-family dwelling. The slope was calculated at 23.31%, meaning the property is not subject to the hillside development ordinance. There were no floodplain issues and construction would not be in the 30-foot stream buffer.
Mari Gramling was subsequently sworn in by Town Clerk Angie Murphy to present her case. She highlighted the unique hardship associated with her property, noting that nearly the entirety of her house is situated within the setback, with a portion extending beyond her property line. She mentioned, however, that this circumstance would not present an issue with regard to the deck extension.
She outlined her rationale for seeking the variance, stating that the primary motivation for covering the deck is its current lack of usability due to constant exposure to sunlight during summer months, inhibiting her ability to fully utilize the space. Additionally, she aims to expand the deck to achieve a uniform structure and enhance its functionality.
She clarified that the smaller section was initially designated as a walkway, while the larger section constituted the deck. She expressed her intention to convert the entire area into a uniform deck.
During questioning, the Chair asked to see the map showing how the house sits on the lot. Mari Gramling pointed out: "If you look at it, can see where the line goes across, my house is not even on my property, at the very front. And at the back, you can see the dotted line where there's another setback line. As far as the road goes, Alabama Terrace, all of that, all the way back to where it says 32.4 is in the setback."
The Chair confirmed that a variance had been granted in 2019 for the construction of the deck. Ms. Gramling elaborated: "The variance was approved primarily due to the absence of a back door in the house, which was essential for safety reasons. Consequently, it was necessary to construct an addition, and the town granted permission to establish a structure referred to as a 'walkway/deck.'"
The dimensions of the proposed expansion in the green section were confirmed as approximately 4 feet by 10 feet, representing a minor enlargement. Arrington Cox observed that the addition is minimal and stated that it would align the deck's edge uniformly, facilitating easier rooftop installation.
David Neel sought clarification on whether the deck would remain open or be enclosed. Ms. Gramling stated her intention to potentially screen the deck in the future. When questioned about plans to heat the deck, she firmly responded: "No, it will not be heated while I own it."
Regarding the stairs, Mr. Neel inquired whether they would need to be relocated. Ms. Gramling clarified that the roof would not extend over the stairs. She stated, "It may cover the upper section of the stairs and it must conform to code by being sufficiently high, however, it is not anticipated to extend across the entirety of the stairs. It will instead extend backward."
The board then transitioned to deliberations. The Chair emphasized the hardship issue, noting: "A major concern with the application is that a significant portion of the house already encroaches on the setback area, with approximately 90 percent extending into it. Additionally, a portion of the house is not within the designated property lines, which presents an unusual circumstance."
He continued: "I find it difficult to imagine a scenario where we would say we can't grant this because this is a hardship that is like every other hardship around her or in the Town of Montreat.
Chair Sharpe referenced the standards, noting the hardship "results from conditions that are peculiar to the property" and that he didn't see these as "common to the community or to the neighborhood" given it's "an old house before the zoning regulations."
He endorsed maintaining consistency with the decision made in 2019, stating, "The Board of Adjustments performed commendable work in 2019, and it is prudent for us to continue along the same trajectory."
Motion: Ed Kramer moved that the application meets the town standards for granting a variance and therefore should be granted. The motion was seconded by Arrington Cox. The motion carried unanimously.
Following the vote, discussion turned to preparing the written order. Mr. Scheu indicated he had a 6 o'clock meeting to attend. The board decided to take a recess to prepare the order. Brandon Freeman noted for the record that only board members, town staff, legal counsel, the town clerk, and Officer Justyn Whitson were present, with no members of the public except Ms. Gramling who had recused herself.
Mr. Freeman also introduced Marty Benson, a lawyer in his firm with experience in local government work, who was present to assist.
Motion: A motion was made by David Neel to recess for the time needed to prepare the written order. The motion was seconded by Ed Kramer. The motion carried unanimously.
Bill Scheu and Matt Horne left the meeting at 5:48 p.m.
After the recess, Brandon Freeman presented the written order on the screen. He explained: "The first part of the order just introduces the case, it's the caption, it describes the property. The order has today's date for the hearing. The order says that the board found certain findings of facts." He noted the order contained check boxes corresponding to the board's findings granting the variance, with no conditions added.
When asked if this was boilerplate, Freeman confirmed: "Yeah, the order is based off of our ordinance, and the way it's drafted is with check boxes, because we don't know how the board is going to rule, so the check boxes allow us to quickly go through and record in writing what the board decided."
The meeting was resumed at 6:08 p.m.
Motion: Ed Kramer moved to approve the written order. The motion was seconded by David Neel. The motion carried unanimously.
New Business
No new business was brought before the board.
Next Meeting Date
The next meeting date was confirmed as February 26, 2026, if needed.
Adjournment
Motion: A motion was made by David Neel to adjourn. The motion was seconded by Arrington Cox. The motion carried unanimously.
The meeting was adjourned at 6:11 p.m.


_____________________________________			_____________________________
Danny Sharpe, Chair					Angie Murphy, Town Clerk
