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Town of Maggie Valley
Regularly Scheduled Planning Board Meeting
February 26, 2015
MINUTES

Members Present:

Chairman Connie Dennis, Allan Alsbrooks, Caroline Greene, Mike
Seifert, and Billy Case

Staff Present:

Manager Nathan Clark, Planner Andrew Bowen, and Town Clerk Vickie
Best

Others Present:

Six residents from Crockett’s Meadow

1.

Opening

Chairman Dennis called the meeting to order at 5:35 p.m. on Thursday February 26, 2015 in the
Town Hall Boardroom.
2.

Approval of Minutes: November 13, 2014

MR. ALSBROOKS MADE A MOTION TO APPROVE THE MINUTES OF
NOVEMBER 13, 2014 AS PRESENTED. MS. GREENE SECONDED THE MOTION.
MOTION CARRIED UNANIMOUSLY.
3.

Review of Rezoning Request on Campbell Creek (Parcel # 7686-07-1834)
a. Rezoning Review

In January, Mr. Adam Webb and associates came to speak with the Town Planner and Town
Manager about utilizing Mr. Webb’s 10.82 acre parcel located off Campbell Creek Road. After
the initial discussion, Mr. Webb felt that Residential 3 would best suit his needs. Mr. Webb was
furnished the documentation for each Residential District rules and regulations.
It is the Maggie Valley Planning Board’s responsibility to provide the Board of Aldermen with a
recommendation on the rezoning request.
b. Staff Review
Manager Clark addressed the Planning Board members explaining that there was an error in the
information provided. The parcel in question is already zoned Residential 2 rather than
Residential 1, as the agenda packet describes. The parcel was zoned Residential 2 in November
2011.
It is illegal to zone property based on the use. When zoning property the highest and best use
should be considered. An example: a parcel is zoned commercial then all allowable uses in the
commercial district may be located there; not necessarily the use that would be preferred.
The Process for Rezoning: 1) The Planning Board members make a recommendation to the
Board of Aldermen. 2) At the next Regularly Scheduled Board of Aldermen Meeting a public
hearing date is scheduled. 3) When a date for the public hearing is set, the land must be posted, a
first class letter of notification must be sent to all of the abutting property owners, and a legal
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notice must be published twice in two consecutive weeks in a newspaper of local circulation, not
more than 25 days or less than 10 days prior to the public hearing. 4) After public input Council
will make the final determination on the rezoning.
Planner Bowen provided the following:
Surrounding Area
Campbell Creek Road Adjacent Homes
Crockett’s Meadow
Stoney Ridge
Subdivision
# of LotsApprox. Ave Size (Includes any Commons) Subdivision Acreage Square Footage Sub Density
Crockett’s Meadow 91
0.173923077 Approx. 40% at .15 15.827 689,424.00
3963959.31
Stoney Ridge
79
0.180620253 Approx. 80% at .05 14.269 621,557.64
3441240.00
Campbell Frontage 13
0.430615385
5.598
243,848.88
566280.00

The average lot within the Crockett’s Meadow Subdivision is 6500 square feet, while Residential
3 requires 7,000 square feet. Without the common space in the Stoney Ridge Subdivision, the
average lot is 2200 square feet.
Residential 2, as currently zoned, would require a minimum lot be 11,000 square feet. If applied
to the parcel in question 42 units would be allowed. If a multi-family unit were created
consisting of three units 17,000 square feet would be required.
If rezoned to Residential 3, approximately 67 units would be allowed. This also means that a 3unit dwelling unit would require 13,000.
In looking at the parcel’s geography and natural characteristics, it is easy to see that said parcel is
a prime location within Maggie Valley for a dense neighborhood. The reasoning for this opinion
is that the land is first level, which means no harm will be brought to any slopes in its
construction, which is a rarity within Town. Second, the entire parcel is situated outside of the
flood-plain which also often an anomaly for open land on the valley floor. Lastly, the perspective
neighborhood is surrounded by high density neighborhoods such as Crockett’s Meadow and
Stoney Ridge which would make its development only an extension of the area’s characteristics.
As for traffic concerns the following statement was presented from Jonathan Woodard P.E.
Division 14/ NCDOT.
“The addition of 150+ homes would not exceed the capacity of Campbell Creek Road, however;
that does not necessarily mean that no improvements would be warranted. I could not find a
recent traffic count for Campbell Creek Road but I would estimate that it carries between 500
and 1,000 vehicles per day. If we assumed the addition of 150+ homes would generate another
1,000 or so trips per day that is still well within the capacity limits of a two-lane road. For
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comparison, US-276 between Waynesville and Bethel carries about 6,700 vehicles per day and
US 19 near Soco Gap carries about 4,000 vehicles per day. Neither of these roads would
normally be considered as congested.”
“The most likely impacts of this proposed development would be longer waits at the stop signs
on Fisher Loop and Campbell Creek Road. I doubt the increased delay would be significant but
the planning board could ask the developer to provide a traffic impact analysis (TIA) that
compares the operation of these intersections before and after build-out. The developer would be
required to apply to NCDOT for a driveway permit for this development and we may also ask for
a TIA depending on the scope of the development.”
The following Town requirements would also apply.
BUILDING SETBACK LINE
A line delineating the minimum allowable distance between the property line and a building on a
lot, within which no building or other structure shall be placed except as otherwise provided by a
variance issued by the Zoning Board of Adjustment. Whenever the front, side, or rear portion of
a lot abuts a street right-of-way or other publicly-dedicated area, setback lines shall be measured
from the right-of-way or publicly-dedicated area
Residential 1

14,000 square feet –

75 feet

25 feet, 10 feet, 10 feet

Residential 2
10 feet, 10 feet

11,000 square feet 11,000 square feet; 3,000 square feet per each additional unit

60 feet

20 feet,

Residential 3
10 feet, 10 feet

7,000 square feet

60 feet

15 feet,

7,000 square feet; 3,000 square feet per each additional unit

As one can see in the chart above, before a plan for a home site is granted a zoning conformance
permit, said plans have to meet all Town setback standards. This limits land from being
developed too aggressively even in R3 as each dwelling unit must be constructed to meet the 15,
10, and 10 zoning restriction.
HEIGHT AND DENSITY
No building shall hereafter be erected or altered so as to exceed the height of 45 feet. No
building shall exceed 3 stories. In addition, no buildings shall exceed the density regulations of
this chapter for the district in which it is located.
If building height is a concern, the zoning code has been written in a way that the maximum
height of any building within Town is limited to 45 feet and this includes residential unit both
single and multi-family. While it is not likely that the structures that will be built will push that
limit. The board and community can be confident that said building will not exceed three floors.
OFF-STREET AUTOMOBILE PARKING AND STORAGE
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Residential dwellings - 2 spaces for each dwelling unit
One other applicable zoning code that further limits the density of the perspective neighborhood
is the Town’s parking code provided above which mandates that each dwelling unit consists of
two parking spaces.
MINIMUM CONSTRUCTION STANDARDS FOR STREETS
Planner Bowen stated that lastly, any neighborhood will obviously have to have streets. “If it is
the plan for this subdivision to fall under the Town’s streets system, the development will have
to follow a set of construction standards. Insomuch, these minimum standards for streets require
that all streets be 18 feet in width. This code further limits the property for the maximum density
chart that I provided above.”
A Planned Unit Development would mean more open space, but would require a lot more on the
developer.
Staff endorses a recommendation of approval of Residential 3 zoning to the Board of Aldermen.
c. Public Comment
Gail Keel, resident of Crockett’s Meadow, the adjacent subdivision to the property in question,
was very upset over the property being developed. Ms. Keel questioned the definition of
“affordable homes”.
The homes are not going to be cheap homes, but rather regular homes. If the lot size is smaller,
the cost is lowered, thus allowing a young professional just starting his career to be able to buy a
home.
Ms. Keel stated that she has already been told that the rezoning is going to happen; and that it is
a shame to let this land be developed. There are places in Crockett’s Meadow for sale now.
There is nothing here for people. Ms. Keel stated that the town was only after the taxes and does
not care about the people. Ms. Keel added that after being in Maggie Valley for four years, as a
full-time resident, that she would sell her home and move.
Manager Clark explained that the tax base is not the motivation for considering the rezoning.
There is a process for rezoning established through the NC General Statues and town ordinances.
The rezoning request was not initiated by the town. The planning process has nothing to do with
finances.
Mr. Alsbrooks simply stated “the property owner wants to use his property as does any American
Citizen”.
When questioned about proposed development’s HOA rules and regulations, it was stated that
again this meeting is about rezoning the property, not the development’s rules and regulations.
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Mr. Richard Harding addressed the members stating that he loves the area, loves watching the
elk, and originally opposed the construction of the nursing home. The nursing home has turned
out to be a good neighbor. In fact, the property being discussed at one time was going to be an
extension of the nursing home.
Manager Clark concurred, at the time the intent was to have a “turn-key” full-cycle adult living
facility.
Ms. Keel wanted to know who Mr. Webb is.
The town staff knows very little about Mr. Webb, other than he is an attorney from Atlanta.
Mr. Harding stated that the town should purchase the land and turn it into a park or an elk
preserve. The environmental aspects of the proposed subdivision should be considered. “The
town would not want adjoining neighborhoods not getting along with one another.”
Ms. Keel added that someone purchased the Campbell homestead and now it is a pigsty!
Mr. Case asked that the residents of Crockett’s Meadow remember that the planning board is an
advisory board only. The Board of Aldermen make the final decision.
d. Planning Board Discussion
Mr. Case questioned the results of the tributary located on the property, in question, which is
adjacent to Crockett’s Meadow Subdivision.
The developer will abide by the required twenty (20) feet buffer from the stream.
Chairman Dennis had concerns about the height that units are allowed to be built.
Manager Clark responded that he felt the property owner is not considering condominiums, if so
there would be no need to go through the rezoning process for only one additional structure. The
greater difference would be in single family homes.
Mr. Case felt that a traffic study should be completed due to the two-lane road being a sixteen
(16) foot right-of-way rather than the standard thirty (30) feet. A plan should be required for
storm water runoff due to the location being so close to the Maggie Valley water supply.
All of these questions will be answered during the subdivision process. Reports and studies will
be required. The Planning Board will have a lot of input into the subdivision process. This
meeting is for making a recommendation on the rezoning, not the detailed plans.
CHAIRMAN DENNIS MADE A MOTION TO RECOMMEND RESIDENTIAL 3 WITH
A TRAFFIC STUDY AND CHECKING ON THE WATER RUNOFF. MR. SEIFERT
SECONDED THE MOTION. MR. ALSBROOKS AND MS. GREEN VOTED IN THE
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AFFIRMATIVE. MR. CASE OPPOSED. MOTION CARRIED FOUR TO ONE BY
MAJORITY.
Manager Clark informed the members and the audience that North Carolina Laws require the
Board of Aldermen’s motion to pass on a 4/5 vote on the first reading and a simple majority
vote on the second reading for the rezoning.
4. Meeting Adjournment
Chairman Dennis adjourned the meeting at 6:31 p.m.

____________________________________
Chairman Connie Dennis

____________________________________
Vickie Best, CMC, Town Clerk

