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EXECUTIVE SUMMARY

STATEMENT OF VISION: BOONE 2030
The vision statement for the Boone 2030 Land Use Plan was crafted
by the members of the Stakeholder committee. It accurately reflects the

A PROPOSED VIEW LOOKING WEST ON MAIN STREET
WITH NEW INFILL BUILDINGS WITH VERNACULAR

broader public input received during the plan process and the Town’s
Smart Growth aspirations:

1

We will have a vibrant, attractive, walkable,
bikable and transit-friendly community that
is financially, socially and environmentally
sustainable.

V¥V ARCHITECTURAL STYLE AND SENSITIVITY

1. Mix land uses.

2. Take advantage of compact building design.

Create a range of housing opportunities and
choices.

4. Create walkable communities.

5. Foster distinctive, attractive communities
with a strong sense of place.

2 Our high country heritage is 'honored 6. Preserve open space, farmland, natural
through our attention to aesthetic beagty, beauty, and critical environmental areas.
p;omotlon OT our culture, and protection 7. Strengthen and direct development towards
of our natural resources. existing communities.

: 8. Provide a variety of transportation choices.

3 We are a community of strong (and y p _
economically) diverse neighborhoods, 9. Make development degsmps fair,
successful and beautiful commercial arzeliizlbls, sl CoslEizeie
corridors, a vibrant downtown, and high 10. Encourage community and stakeholder

quality educational institutions (all levels).

We are a regional center for commerce,
health care, and education.

Our vibrant downtown and the University
is surrounded by strong neighborhoods,
successful and beautiful commercial
corridors,and an easily accessible University
campus.

LOOKING SOUTH AT INFILL &
ALONG US 321 INTHE ' ~—

A PROPOSED VIEW >

KMART PARKING LOT

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

collaboration in development decisions.

Smart Growth Network, www.smartgrowth.org

48 B .

‘ I" ."'

1: Executive Summary \

Boone, North Carolina

2



PLAN PURPOSE

The land use master plan works together with the Town’s
Comprehensive Plan and other plans and programs to provide for the
Town of Boone’s long range growth. The land use master plan is a
three-dimensional framework for the comprehensive plan and will serve
as the basis for all the facility and service needs of the town. It serves as
the guiding vision and policy basis for determining the appropriateness
of any development or redevelopment that is proposed for Boone. This
plan is part of broader on-going comprehensive planning efforts that the
Town has been engaged in over the last two decades.

MARKET ASSESSMENT

The plan includes a qualitative market assessment. Key findings of the
assessment include:

*  Boone’s population has grown very little since the 2000 census
compared to its neighbors, yet it is pressured by the rapid growth
within the surrounding communities and at the University.

*  Opportunities exist for Boone to expand its economic base beyond
tourism, retail and education by recruiting additional jobs to the
County’s growing roster of white collar and knowledge-based
companies. Targeted economic clusters for Boone might include
health, technology and knowledge-based industries.

*  Boone has the opportunity to maximize its quality of life and create
a more sustainable future by diversifying its housing stock while
balancing its tax base.

Review of the data, current plan documents and the existing
conditions suggest three priority areas of focus for future
development: Downtown and the primary gateway corridors of
US 421 and US 321. To a lesser extent, the NC 105 and NC 194

corridors will require attention as well.

The estimated vacancy rate of 4.5% suggests a healthy/stable market
for retail based upon space inventory.

The estimated supply of office space suggests a two-year inventory
currently in the market. The supply of industrial space suggests that
there is a five-year inventory currently in the market.

There is an opportunity in Boone to provide housing stock that is
an alternative to either low cost apartments or high cost low density
single family with new offerings such as patio homes, bungalows,
lofts, townhomes and condominiums both for-lease and for-sale.

The most important housing issues facing Boone and the region
include: affording housing for working residents; affordable
housing for low income residents & seniors; infill housing on
vacant or underutilized sites; mixed-use buildings (residential over
commercial).

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009
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SUMMARY OF PUBLIC INPUT: COMMUNITY PRIORITIES
Beginning in the summer of 2008, the consultant team collaborated
with staff, elected officials, citizens, and stakeholders to develop a vision
for Boone’s planning area. Public participation in the plan development
included several key elements:

An advisory committee

A community-wide survey

A plan website

A five-day public planning and design workshop (also known as a
“charrette”) held in October, 2008.

L

All told, there were more than 1,000 individual citizen and stakeholder
interactions throughout the plan process using these various input
mediums.

The list below summarizes the major points made by the public
during the plan process in the various venues for feedback: the kick-off
meeting, the community survey, and the public workshop meetings.
The list very much reinforces and corroborates the vision statement
developed by the Advisory Committee. While almost all of these
elements relate to growth and positive change in Boone, there were
some comments that reflected a desire to keep things as they are.

1. Encourage growth/maintain small town atmosphere
Protect natural resources

Provide transportation choices; Make it practical for
people to bicycle/walk

Relieve traffic congestion

Develop a vibrant downtown

Create attractive streetscapes and corridors
Encourage denser /pedestrian-friendly, mixed-use
development

8. Facilitate infill/redevelopment

9. Promote economic development

10.Increase community interaction/cultural resources
11.Provide a broad range of housing opportunities

12. Cultivate bold, visionary leadership

13. Make the development approval process predictable
14. Foster cooperative Town/University development
15.Don’t change a thing (except taxes)

w N

NOo Uk
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Design Charrette

Closing
Presentation
|0.28.08

TAKE AN
ACTIVE
ROLE IN
MANAGING
BOONE’S
FUTURE

QoD c « .
o st vl W g Rated L Lied Mesdie

ol e Ry st e

[ 1 b 188 D vy by o e B gy e ] Lt

ot ks T Pros vl | sl matetins B e teda 57 whades T S o o kel

[ e ek Dy 6+ Fane Wone, ()

October 201241
5:30 pm Daily
Project Update

October 28" @
October 15* @ 5:30pm

5:30pm

First, TELL US ABOUT YOURSLELF: The following questions will help the Town and its consultants in understanding
the fesults of the survey.

* 1. What is your home zip code?

p/pos

o e s

own property in Boone (besides your own residence)? Do you own a A
iness in Boone? (check all that apply)

< MEDIA APPLICATIONS & INPUT FORUMS
The images above and at left portray the various
media used during the charrette. They included
project posters, community surveys, project website,
powerpoint presentations, and video interviews.
These various formats were used to raise awareness
about the plan, keep the public posted on the latest
ideas generated, and will serve as a multi-media
record of the proceedings.

6. What is your work zip code? (if applicable)
O — |

7. 1f you live in Boone or the vicinity of Boone, what is the name of the neighborhood
or area that you live in?

8. How long have you lived in Boone or the Boone area? (Round up to the nearest

1: Executive Summary \
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THE FRAMEWORK PLAN

The Framework Plan is a land use policy map intended to provide
guidance to Boone’s leaders as they make decisions on where and

how the community should grow. It provides the overall structure

for orchestrating appropriate patterns of growth and environmental
conservation throughout the community. As such, it provides the
framework for and is the cornerstone of the Land Use Plan. As a policy
guide, the land use master plan is not a regulatory document but rather a
reflection of the community’s vision of its future self.

As land use and transportation are inextricably linked, the Framework
Plan incorporates planned and existing roadway facilities. It also is
informed by existing development trends and adopted land use policy,
including the Town’s existing zoning districts, viewshed protection areas,
water supply watershed protection areas, and water/sewer service delivery
areas. In addition to the methodology described below, the Framework
Plan is also based on development concepts that the community
articulated and prioritized during the plan process. Community land
use priorities include: protecting natural resources; developing a vibrant
downtown; encouraging pedestrian-friendly, mixed-use development;
facilitating infill/redevelopment; and providing a broad range of housing
opportunities.

The Framework Plan methodology divides land within the study area
into six separate classifications or “sectors” (labeled as O-1 through G-4
and further described on the pages that follow). These range from the
most natural (Preserved Lands) to the most urbanized areas (Downtown/
Mixed-Use ), with each sector reflecting the appropriate balance between
environmental conservation and development intensity for the area.

The Framework Plan is a macro-level planning tool to properly organize
the Boone community. While it is coded to the parcel level, it is not
intended to replace the zoning map. Rather, it is an aggregation of a
series of zoning categories that combine to form neighborhoods and
sectors. Once adopted, the Framework Plan can more easily be adapted
to the existing zoning categories in the town’s zoning or serve as a basis
for a full conversion to a form-based code in the future. The matrix
which follows is a cross referencing tool to help guide individual zoning
decisions.

The Framework Plan is a land use policy map intended to
provide guidance to Boone leaders as they make decisions
on where and how the community should grow. It provides
the overall structure for orchestrating appropriate patterns
of growth and environmental conservation throughout the
communit).

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009
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[ Open SpaceParks

I CiviciHospital
O Reserved Lands/Conservation
N Critical Comservaticn Areas
[] Viewihed Protection Ares
61 Restricted Growth Sector
Primarily Residential/Low-Density
G2.Controlled Growth Sector
B Urban Neighborhoods/Madium-Dansity
] Neighborhood Centers
Glintended Growth Sector
I Mixed-Use: Medium to High Density
] regional Mixed Use Contars
I Industris]
Gadnfill Redevelopment Growth Sector
I CowntownMixed-Use
] mewn of Boone
[ rewn of Boane €T
] Gateway Enhancement Comidar
#8818 Proposed phase 1 Dandel Boone Plowy Alignment
5] Long-Ramge Dansisl Boons Parioway Alignment

A THE FRAMEWORK PLAN
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IMPLEMENTATION RECOMMENDATIONS
The matrix that follows lists the major implementation recommendations in the report. They are categorized by project type and assigned an implementation time frame based on priority of completion. The matrix suggests
the primary implementing agency for each initiative and other organizations/entities that each action step should be coordinated with. The matrix also includes a column indicating “Status” of implementation. This column
has been left blank in hopes that it will be used over time to track progress on implementation of the various recommendations.

ACTION ITEMS

Project/Task Type Project/Task Implementing Agency Coordinate with (Agency, 2015-  On-going Status
Organization) 2019
4: THE FRAMEWORK PLAN
(H.4 | Policy & Ordinance Amendments Adopt the framework plan and use it to guide land use decisions. Town of Boone Watauga County
36 | Policy & Ordinance Amendments Subdivide regional sectors into transect zones and develop/apply new Town of Boone
context-based development standards .
41 | Studies & Plans Complete a detailed small area plan for the Kellwood/Happy Valley area. Town of Boone & Watauga County | Area landowners, businesses, NCDOT
5:INFRASTRUCTURE & SUSTAINABILITY
48 | Studies & Plans Develop a detailed open space/green infrastructure plan. Town of Boone & Watauga County | ASU & other land owners, local
conservancies, environmental
organizations
48 | Policy & Ordinance Amendments Enhance minimum open space requirements. Town of Boone Local advocacy organizations,
developers
48 | Studies & Plans Implement the recommendations of the urban forestry management plan. | Town of Boone Local advocacy organizations, X
developers
49 | Policy & Ordinance Amendments Investigate application of a TDR Program for preservation of sensitive Town of Boone & Watauga County | Landowners, local conservancies
environmental/agricultural lands.
50 | Policy & Ordinance Amendments Encourage infill in developed areas with regulations and incentives. Town of Boone Landowners, developers
51 | Policy & Ordinance Amendments Apply best management practices for water resources/smart growth. Town of Boone Environmental organizations & other X X
advocacy orgs; developer groups
51 | Studies & Plans/Policy & Ordinance | Develop a comprehensive storm drainage and flood management plan. Town of Boone
Amendments
52 | Policy & Ordinance Amendments Consider increasing minimum riparian buffer widths in certain areas. Town of Boone Environmental organizations & other
advocacy orgs; developer groups
52 | Policy & Ordinance Amendments Discourage development in the 100-year floodplain. Town of Boone Landowners including ASU
53 | Support, Assistance & Coordination | Continue to protect the water supply from encroachment with carefully Town of Boone, landowner, X
managed development. developer
53 | Support, Assistance, Coordination Advocate for water conservation techniques in construction practices. Town of Boone Town of Boone, ASU, state & local X
environmental organizations/agencies
53 | Studies & Plans Develop a water and sewer master plan that accommodates the build-out | Town of Boone ASU
envisioned in this plan.
54 | Policy & Ordinance Amendments Adopt the Site Resource Assessment (SRA) Tool for developments in Town of Boone
sensitive and low density growth areas.
54 | Support, Assistance, Coordination Promote the use of the SRA through education, funding, incentives, and Town of Boone Local land development consultants,
sharing of information. ASU students & faculty, CCCT

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009
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Project/Task Type

Project/Task

Implementing Agency

Coordinate with (Agency,

Organization)

2009-
2010

2011-
2014

ACTION ITEMS

2015-
2019

On-going Status

56 | Policy & Ordinance Amendments Apply best practices for steep slope development. Town of Boone X
57 | Policy & Ordinance Amendments Require and promote landslide protection recommendations. Town of Boone X
58 | Support, Assistance & Coordination | Provide leadership for sustainable building practices. Town of Boone ASU Sustainability Program X
58 | Policy & Ordinance Amendments Encourage green building standards for private development. Developers Town of Boone, ASU, developers X X X
59 | Support, Assistance, Coordination Establish an energy task force and develop a renewable energy plan. Losvl\Jm of Boone, power company, | AIRE and related organizations X X
59 | Policy & Ordinance Amendments Remove regulatory barriers to renewable energy and provide incentives for | Town of Boone, power company, | AIRE and related organizations X X
their use. ASU,
6: TRANSPORTATION
66 | Policy & Ordinance Amendments Adopt and apply liveable transportation principles. Town of Boone NCDOT, ASU, High Country RPO X X X X
69 | Support, Assistance & Coordination | Advocate for the low build alternative to Daniel Boone Parkway. Town of Boone NCDOT, High Country RPO, Watauga X X X X
County
72 | Capital Improvements Consider capital improvements for downtown including: improved Town of Boone
pedestrian and intersection safety; consider reverse angle parking, and X X
consider a festival street section for Howard Street.
72 | Studies & Plans; Support, Assistance | Conduct a parking study for downtown. Town of Boone Watauga County, ASU X X
& Coordination
73 | Support, Assistance & Coordination | Implement planned pedestrian and bicycle improvements with the US 421 | Town of Boone, High Country RPO | NCDOT X X
widening.
75 | Support, Assistance & Coordination | Consolidate driveways and develop cross-parcel connections along US 321. | Town of Boone, Land owners/ NCDOT X X X
developers
75 | Studies & Plans Consider a plan for an urban boulevard for US 321. Town of Boone, NCDOT High Country RPO X
75 | Capital Improvements Implement pedestrian and bicycle improvements to US 321 corridor. Town of Boone, NCDOT High Country RPO, ASU X X X
76 | Capital Improvements Reallocate s-pace on Rivers and Hardin Streets to other modes of Town of Boone, ASU NCDOT X X
transportation.
76 | Capital Improvements Provide additional roadway connections and safety upgrades. NCDOT Town of Boone, High Country RPO X X X
78 | Capital Improvements Continue to improve and expand AppalCART services, information, shelters, | AppalCART/High Country RPO Town of Boone, ASU X X
and bicycle racks.
78 | Support, Assistance & Coordination | Establish park-and-ride facilities to be introduced at community gateways. | AppalCART/High Country RPO Town of Boone, ASU X
78 | Support, Assistance & Coordination | Expand regional bus services to additional locations. Piedmont Area Regional Transit AppalCART, ASU, NCDOT, High Country X X
(PART) RPO
81 | Studies & Plans Complete a pedestrian master plan. Town of Boone ASU, RPO, NCDOT X
81 | Policy & Ordinance Amendments Make pedestrian accessibility changes to the unified development Town of Boone X
ordinance as recommended in the smart growth audit.
81 | Capital Improvements Prioritize sidewalk construction around identified nodes and key pedestrian | Town of Boone NCDOT X X X X
routes. Improve pedestrian safety at intersections and crossings.

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009
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Project/Task Type

Project/Task

Implementing Agency

Coordinate with (Agency,

Organization)

2009-
2010

2011-
2014

ACTION ITEMS

2015-  On-going Status
2019

81 | Capital Improvements Develop bicycle facilities as part of proposed or planned roadway projects. | NCDOT, Town of Boone High Country RPO, ASU X X X X
81 | Studies & Plans Complete a bicycle master plan. Town of Boone ASU, RPO, NCDOT X
81 | Capital Improvements Develop and expand greenways. Town of Boone Watauga County X X X
7: DOWNTOWN BOONE
89 | Studies & Plans Complete a“Comprehensive Downtown Master Plan”. Town of Boone ASU, Watauga County X
89 | Capital Improvements Develop a new signage & wayfinding package. Town of Boone (CAC, ASU, Watauga County X
89 | Capital Improvements Enhance streetscapes and introduce street furnishings. Town of Boone (CAC, ASU, Watauga County X X
89 | Capital Improvements Daylight the creek south of Howard Street and create a downtown park Town of Boone, ASU Land owners, developers, X X
area. Environmental Organizations
89 | Capital Improvements Consider extending Appalachian Street as a through street or path. Town of Boone, ASU X
89 | Capital Improvements Develop shared parking structures in partnership with the University. Town of Boone, ASU X X
89 | Capital Improvements (reate a green pedestrian alley/public space between King and Howard Town of Boone X
Streets.
92 | Policy & Ordinance Amendments; Evaluate various strategies to help maximize the use of existing parking Town of Boone, ASU Watauga County X X
Studies & Plans facilities and help promote continued infill development downtown.
93 | Support, Assistance, Coordination Promote mixed use infill along King Street. Town of Boone ASU X X X X
93 | Support, Assistance, Coordination Continue conversations and cooperation with ASU and other stakeholders. | Town of Boone, ASU Watauga County X X X
94 | Support, Assistance, Coordination Apply urban design & retailing principles in downtown. Merchants, Property Owners, DBDA | Town of Boone X X X X
8: FOCUS AREAS
98 | Support, Assistance, Coordination Redevelopment of old high school site. Watauga County Town of Boone X X
98-110 | Support, Assistance, Coordination Various development/redevelopment model sites which exemplify the Landowners, developers Town of Boone
principles of mixed-use, pedestrian-orientation, compact development/ X X X X
infill, and conservation subdivision.
104 | Support, Assistance, Coordination Establish, expand, enhance potential park-n-ride facility at ASU off-campus | ASU AppalCART, Town of Boone X
parking lot.
104 | Capital Improvements Consider a shared use public works facility between the University and the | ASU, Town of Boone X
Town.
106 | Support, Assistance & Coordination | Work with environmental organizations, ASU, and area property ownersto | Town of Boone ASU, state & local environmental X X X X
implement the recommendations in this plan. organizations/agencies
106 | Support, Assistance & Coordination | Look for opportunities for demonstration projects in conjunction with Environmental Organizations, Town of Boone, ASU, state & local X X X X
development or redevelopment along creeks. landowners, developers environmental organizations/agencies
106 | Policy & Ordinance Amendments Incorporate creek restoration and stormwater BMPs into development Town of Boone X
requirements.
108 | Support, Assistance & Coordination | Showcase redevelopment site along US 321 as a“green” park opportunity. | Town of Boone, landowner, ASU, environmental organizations X
developer
THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009 1: Executive Summary
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ACTION ITEMS

Project/Task Type Project/Task Implementing Agency Coordinate with (Agency, 2009- 2011- 2015-  On-going Status

Organization) 2010 2014 2019

9: GENERAL RECOMMENDATIONS
112 | Policy & Ordinance Amendments Establish location and design criteria for affordable/workforce housing. Town of Boone Area housing agencies
113 | Policy & Ordinance Amendments Provide incentives and remove regulatory barriers for affordable/workforce | Town of Boone Developers, area housing agencies
housing.
113 | Policy & Ordinance Amendments Work to provide sewer/water allocations and service to a proportional Town of Boone Developers
number of affordable housing units.
113 | Support, Assistance, Coordination Work with local employers to develop in-town housing options for Town of Boone Housing agencies, local employers X X
employees. (Hospital, ASU, etc.)
113 | Support, Assistance, Coordination Work with ASU to maximize on-campus housing options for students. ASU Town of Boone X X
114 | Support, Assistance, Coordination; Continue to support the Historic Preservation Commission in their efforts to | Town of Boone Historic Preservation Commission
Studies & Plans inventory significant properties and develop a preservation plan. X X
114 | Policy & Ordinance Amendments Identify High Country-specific historic architectural details and incorporate | Town of Boone Historic Preservation Commission,
these into local design guidelines. local builders, designers
114 | Policy & Ordinance Amendments Work with private developers, property owners and public entities (e.g., Town of Boone Local developers and property owners
ASU, etc.) to protect historic and culturally significant structures and sites X X
as new developments are proposed. Provide incentives for protecting and
preserving structures and significant sites.
115 | Policy & Ordinance Amendments Develop design standards for all buildings. Town of Boone Local builders, designers
116 | Policy & Ordinance Amendments Incorporate visitability and universal design standards into local guidelines | Town of Boone
and requirements.
117 | Policy & Ordinance Amendments Rewrite the UDO and revise the zoning map based on the Framework Plan. | Town of Boone Developers, landowners, advocacy
organizations
117 | Studies & Plans Prepare small area plans for neighborhoods and districts. Town of Boone Neighborhood and district X X
organizations
117 | Policy & Ordinance Amendments Designate gateway enhancement corridors. Town of Boone Land owners, developers
117 | Studies & Plans (reate a capital improvement prioritization plan. Town of Boone NCDOT, High Country RPO, ASU,
Watauga County
117 | Support, Assistance, Coordination Establish a Boone Design Studio. Town of Boone ASU
118 | Support, Assistance, Coordination Develop a public/private partnership program for redevelopment. Town of Boone
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HISTORY & CONTEXT

The Town of Boone is located in the Blue Ridge Mountains of western
North Carolina, USA. Boone was incorporated in 1872 and is the
county seat of Watauga County with a population around 14,000.

w VIRGINIA

Boone acquires its name from the famous pioneer and explorer Daniel
Boone, who on several occasions camped at a site generally agreed to be
within the present city limits. Boone was served by the narrow gauge
East Tennessee and Western North Carolina Railroad (nicknamed
“Tweetsie”) until the flood of 1940.

I'iin_gspu rt '

w Winston- @
: @ - Salem i

Boone Durham

Greensboro
%, 85,

Raleigh

10,

Source: http://www.expressboone.com/images/Boone-Map.jpg

Boone is the home of Appalachian State University, a constituent

member of the University of North Carolina. Appalachian State is
the fifth largest university in the sixteen campus system. Caldwell

Community College & Technical Institute also operates a satellite
campus in Boone.

_“Asheville

Boone has the highest elevation (3,300 feet) of any town of its size (over 1
10,000 population) east of the Mississippi River. As such, the climate of =k w
Boone has between humid continental climate and humid subtropical Greenville A
climate closer to that of Northern New England or the upper Midwest
than the South.

77, 95/

; Charlotte

' 0
DsoutH
CAROLINA

Located off the beautiful Blue Ridge Parkway, Boone offers its
residents and visitors a four-season playground for sports and outdoor

Wllmingr_nn

activities. Boone is recognized by travel journalists as an “ultimate e R | ) Y Forence
outdoor adventure destination” in the Southeast. It is also home to
the Appalachian Regional Medical Center, scores of businesses, tourist Columbia @

attractions and a progressive school system consistently ranked for its

excellence. _G Enr_gi'a_'

Note: Text in this section has been adapted from bitp:/len.wikipedia.org/wiki/
Boone,_North_Carolina and http://www.townofboone.net.

< CONTEXT MAP OF BOONE

MUY 14

L

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009 2: Introduction and Analysis \
Boone, North Carolina \ 11




PLAN PURPOSE

The land use master plan works together with the Town’s
Comprehensive Plan and other plans and programs to provide for the
Town of Boone’s long range growth. The land use master plan is a
three-dimensional framework for the comprehensive plan and will serve
as the basis for all the facility and service needs of the town. It serves as
the guiding vision and policy basis for determining the appropriateness
of any development or redevelopment that is proposed for Boone. This
is consistent with the Comprehensive Plan Update’s recommendation of a
“more comprehensive, long range planning process.”

The goal of the land use master plan is to provide a general pattern for
the location, distribution and character of the future land uses within
Boone’s growth area. As a policy guide, the land use master plan is not a
regulatory document but rather a reflection of the community’s vision of
its future self.

The land use plan is intended to promote public health, safety and
general welfare by providing efficiency and economy in the process of
growth. Among other things, the land use plan includes:

*  Rural-Urban Transect-based framework plan which will serve as
the land development & redevelopment policy map

*  Transportation network enhancements & multi-modal concept
plan

*  Retrofit plan for key suburban corridors

*  Conceptual planning in three dimensions for key locations in
various contexts

*  Downtown & surrounding neighborhoods urban design/urban
infill plan

*  Strategic initiatives for environmental sustainability, affordable
housing, historic preservation, and other community priorities

This plan provides Town Council, staff, and citizens with a way to
proactively determine if proposed rezonings, annexations, or proposed
developments fit with the Town’s vision for the area. This plan will
ultimately be linked to the development regulations and design standards
for various parts of the community and should be used to determine
what design standards are appropriate for new development in various
parts of Boone. Finally, Boone’s plan will continue to be coordinated
with the current and future master planning efforts by Appalachian State
University and Watauga County.

LAND USE PLAN PURPOSE & PROCESS

PLAN DEVELOPMENT PROCESS

The master planning process is shaped by the physical, environmental,
economic, and social conditions in the Boone community. The plan has
to find the right balance between vision, prescription, and flexibility.
Through the master planning process, the vision is created.

In order to document this vision, the Town hired a consulting team to
provide the planning and design services necessary to assist in the plan’s
preparation. The consultant team used a public design workshop (or
“charrette”) as the cornerstone of the master plan effort. This process
involved significant community input obtained within a compressed
timeframe. The guiding principles of a charrette-based process are:

* Involve everyone from the start to foster a shared vision.

*  Manage the process effectively to build trust between the team and
the public.

*  Work across disciplines to maximize group learning and
productivity.

*  Work in short feedback loops to test ideas and stimulate public
participation.

*  Work in detail to test the feasibility of alternative concepts.

MAPPING &
ANALYSIS

PLANNING &
DESIGN

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

A BOONE FRAMEWORK PLAN

On either side of the charrette were major elements of mapping and
analysis, and planning and design that are described in the sections that
follow and contributed to this final product. Additional elements of
public input and engagement occurred before and after the charrette as

the draft plan was developed.

Implementation will begin after plan adoption. One of the top priorities
for the Town is revising the UDO to reflect the plan’s reccommendations.
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The study area for this plan includes the Town of Boone’s municipal
boundaries and extraterritorial jurisdiction (ET]). The plan also
considers areas of unincorporated Watauga County that may be areas for
Boone’s future urban growth.

The plan provides parcel-level conceptual planning for several key areas
in the Town, including downtown and the key commercial corridors (US
421, US 321, NC 105) as well as the intersection of US 421 and NC
194.

A separate (although simultaneous) planning process was undertaken by
Appalachian State University for its land holdings. Considerable effort
was expended by the Town and the University to ensure compatibility
and consistency between the Town and University plans. The
University-owned land is shown in magenta on the map at right.

AR
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This plan is part of a larger on-going comprehensive planning effort that
the Town has been engaged in over the last two decades. This effort has
included the following initiatives and plans, among others:

*  Walk Boone report (2007)

*  Recommended Changes to the UDO: Memo to the Affordable

Housing Task Force (2007)
*  Proposed Changes to the UDO (2006)
*  Comprehensive Plan Update (20006)

¢ Downtown Boone Public Art Master Plan (2006)

*  Central Business District Analysis & Recommendations (2006)
*  Water System Hydraulic Analysis & Master Plan (2004)

*  Boone/Blowing Rock Alternative Transportation Plan (1995)

*  Thoroughfare Plan Report for the Town of Boone (1991)

These plans and the Town’s regulatory documents were thoroughly
reviewed by the Town and the Lawrence Group as part of a Smart
Growth Audit, which was completed in early 2008. Detailed
recommendations for making the town’s planning policies and
regulations consistent with Smart Growth principles are included in
that report and referenced in this plan. This plan builds upon the
recommendations and policies in these previous planning initiatives.

MULTI-FAMILY HOUSING AND DEVELOPMENT TRENDS
IN THE TOWN OF BOONE

A Report Prepared for
The Town of Boone, North Carolina

G. DONALD JUD, PH.D.
JUD & ASSOCIATES
722 Rollingwood Drive
Greensboro, NC 27410

Phone: (336) 294-3655
E-mail: gdonaldjud@yahoo.com

July 2005
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PREVIOUS PLANNING EFFORTS

BOONE SMARL GROWGH AUDIG 2007

2006
COMPREHENSIVE PLAN UPDATE

PREPARED BY
BOONE AREA PLANNING COMMISSION
BOONE DEVELOPMENT SERVICES DEPARTMENT

March 20, 2006

WALK BOONE

A PROGRAM TO PROMOTE
PEDESTRIAN SAFETY AND ACTIVITY.

Prepared By:
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ALTERNATIVE TRANSPORTATION SUBCOMMITTEE

Prepared For:
BOONE TOWN COUNCIL
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MULTI-FAMILY HOUSING &
DEVELOPMENT TRENDS REPORT;
2006 COMPREHENSIVE PLAN
UPDATE; WALK BOONE
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PREVIOUS PLANNING EFFORTS

The Town’s existing Comprehensive Plan includes a number of ‘ — -FTI{:wn of Boone Greenway Tr‘E“I--;’_".'..._-_- < TOWN OF BOONE

policy statements and objectives regarding Smart Growth. Boone _:—-L.._f-'-';l_ o < % GREENWAY TRAIL PLAN
has completed planning and implementation work on building and \ i R o o

expanding the greenway trail and protecting the community’s valuable P o s 34 sares %

views. The Town has also developed a very useful Growth Strategy Map e X

(see below), which provides useful guidance as to future growth areas. e —— h

However, this map and the Comprehensive Plan lack the parcel-level B &

detail needed to define areas that should be protected, redeveloped, or gl

developed as compact, walkable neighborhoods or mixed-use centers. :f : o A

The result is that the Town’s land use future is being decided on an ad
hoc basis. First, development decisions are being made by the existing
Zoning Map (see following page), which is based primarily on the
notion of separating uses and lacks the detail to facilitate the Town’s
Smart Growth goals. Secondly, growth is being decided incrementally by
individual developers’ intent for various pieces of land rather than by a
comprehensive land use vision developed by the Town, its stakeholders, \
and its citizens. .¢., S
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EXISTING ZONING

In the absence of a detailed land use strategy plan, the current Zoning

(_ -
Map represents the Town’s de facto plan for land development. @FF_IC IAL ZON ING MAP Town of Boone, North Carolina |

Unfortunately, as detailed in the Smart Growth Audit, the Zoning Map

is contrary to many planning goals of the Town and its citizens. For
example, most of the Town’s zoning districts are based primarily on a
separation of uses, so a mixture of residential and non-residential uses

is only allowed in very limited areas. This puts convenience retail and
services out of walking distance of many office and residential districts,
especially the higher density residential districts and precludes a true mix
of uses. The typical Smart Growth approach to regulating uses is to allow
a broader range of uses across various zones, but to limit the amount and
intensity of such uses depending on the zone.

Furthermore, contrary to stated policies against “strip development” in [ :
the Town’s 2006 Comprehensive Plan Update, business district zoning is e
stretched out along all major roadways, promoting strip commercial land '
use patterns and providing more commercially zoned land than is likely
to be absorbed by the local market for commercial uses. Commercial
development along arterials is oriented primarily towards automobile
access: strung for miles, one lot deep, along major corridors to provide
maximum visibility to passing cars. In contrast, the downtown, which
developed in the pre-automobile era, is a multi-block node consisting of
multiple uses in an area designed to be covered on foot. Compact nodes
of commercial development that can be covered in a 5- to 10-minute
walk from one end to the other are more conducive to pedestrian access.

Much of the land zoned for higher density residential development is
located at the Town’s edges, some in hard to access locations, and too
distant from existing centers of commerce, employment/eduction to
promote walkability or even efficient transit access. In contrast (and
due in part to historical development patterns), the Town’s least dense
residential districts are located closest to downtown, the University,
and other concentrations of commercial activity. This results in more
cars traveling further distances to access services and employment/
education opportunities. This imbalance in residential density also

Zoning Cussification
R —
A g ety M i e By b e
L ——
R By Pt
[ LRI ——
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= Fmanerns A
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J

extends resources (such as emergency response, police, sewer/water,

etc.) disproportionately from the center of town making their delivery,
maintenance, and expansion less efficient and, therefore, more expensive.
Furthermore, while some people can still walk from the lower density
areas to the downtown area and other commercial nodes, there are
significantly fewer potential patrons that can take advantage of the
services and destinations in these areas.
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This section and the sections that follow are excerpted from the “Market
Assessment: Master Land Use Plan, Boone, NC” prepared for the Town of
Boone by Rose and Associates, and submitted separately from this report.

Boone’s population [approximately 14,000] has grown very little since
the 2000 census compared to its neighbors, yet it is pressured by the

rapid growth within the surrounding communities and at the University.

The area is characterized by a somewhat transient population that
includes tourists, visitors and students. The local populace is dominated
by youth, with Boone’s median age being 24 years old, compared to
surrounding communities whose median age ranges in the late 40’s.

To understand how Boone compares to its neighbors, comparisons

in data were reviewed at the county and regional level. Of the four
counties in the northwestern mountains that surround Watauga
County (including Ashe, Avery, Caldwell & Wilkes), Watauga County
ranks the highest in the following areas: Median Household Income;
Average Household Income; White Collar Occupations; Educational
Attainment; and Home Values.

While Boone is the largest among the Watauga County towns (Boone,
Blowing Rock, Beech Mountain, & Seven Devils), it has experienced
the least amount of growth and ranks lower in household income, per
capita income and home values. The difference in household income
is attributable to the large population of students and service-related
employment in and around Boone versus neighboring communities.
Also notable is the high percentage of renter occupied housing units
(student housing) and low percentage of vacancy in Boone compared
to the other towns. The high vacancy in surrounding communities is
attributable to the fact that much of the housing inventory includes
vacation/second homes.

Population estimates in the table below highlight the disparity between

Census information and state/local estimates for population and growth.
Assuming the 2008 population in Watauga County continues to grow at

an annual rate of approximately .80%, then population would grow by

358 people annually.
Demographic Area 2008 2010 2013
Boone
Regional Estimates 14,717 n/a n/a
Census Bureau 13,791 n/a 13,967
Watauga County
Regional Estimates 44,696 45,876 n/a
Census Bureau 45,374 n/a 46,614

ESRI 2008 Demograpic Profile prepared by Rose &
Associates Southeast, Inc.

Population
2000 Total Population
2008 Total Population
2013 Total Population

2000 - 2008 Annual Growth Rate
2008 - 2013 Annual Growth Rate

Households
2008 Households
2013 Households
2008 - 2013 Annual Growth Rate
2008 Average Household Size
2013 Average Household Size

2008 Housing Units
Owner Occupied Housing Units
Renter Occupied Housing Units
Vacant Housing Units

Median Household Income
2008
2013
2008 - 2013 Annual Growth Rate

Median Home Value
2008
2013

Per Capita Income
2008
2013
2008 - 2013 Annual Growth Rate

Median Age
2008
2013

Households by Income
2008 Average Household Income
2013 Average Household Income
2008 - 2013 Annual Growth Rate

2008 Population by Race/Ethnicity

Total

W hite Alone

Black Alone

American Indian Alone

Asian or Pacific Islander Alone
Some Other Race Alone

Two or More Races

Hispanic Origin

Diversity Index

2008 Population 25+ by Educational Attainment
Total
Less than 9th Grade
9-12th Grade/No Diploma
High School Graduate
Some College/No Degree
Associate Degree
Bachelor's Degree
Grad/Professional Degree

2008 Employed Population 16+ by Occupation

Total
White Collar
Management/Business/Financial
Professional

Sales

Administrative Support

Services
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Places: Seven Devils,

Places: Blowing Rock,

Places: Beech

MARKET ANALYSIS

Places: Boone,

Mountain, NC NC
129 1,418 310 13,472
193 1,503 349 13,791
199 1,562 359 13,967
5.00% 0.71% 1.45% 0.28%
0.61% 0.77% 0.57% 0.25%
101 723 166 4,657
106 758 172 4,792
0.97% 0.95% 0.71% 0.57%
1.90 1.99 2.08 1.93
1.87 1.98 2.06 1.91
424 1,564 1,747 5,119
17.50% 32.20% 8.00% 31.70%
6.40% 14.10% 1.50% 59.30%
76.20% 53.80% 90.50% 9.00%
$39,077 $56,551 $55,561 $28,123
$42,775 $61,882 $61,772 $31,530
1.83% 1.82% 2.14% 2.31%
$152,500 $254,245 $157,955 $174,413
$177,083 $276,515 $175,000 $193,864
$20,716 $37,204 $28,857 $18,623
$23,021 $40,492 $31,347 $21,090
2.13% 1.71% 1.67% 2.52%
46.00 49.90 48.40 24.20
49.40 52.40 51.30 24.20
$45,667 $78,079 $63,746 $42,038
$49,870 $84,184 $68,755 $47,170
1.78% 1.52% 1.52% 2.33%
192 1,504 349 13,792
97.40% 97.10% 96.30% 86.00%
0.50% 0.70% 0.30% 9.30%
0.00% 0.50% 0.30% 0.50%
0.50% 0.60% 0.00% 1.60%
0.00% 0.30% 0.00% 1.60%
1.60% 0.90% 3.20% 1.00%
1.00% 0.90% 1.10% 3.20%
8.00 7.20 9.40 29.80
148 1,223 276 6,193
6.10% 5.00% 1.40% 4.70%
8.80% 6.40% 4.00% 4.90%
27.70% 19.40% 16.70% 17.60%
19.60% 21.10% 37.00% 14.90%
10.10% 5.70% 9.10% 9.20%
18.90% 28.40% 17.80% 22.60%
8.80% 14.10% 14.10% 26.00%
107 791 162 5,710
55.10% 63.70% 71.00% 62.70%
13.10% 15.00% 16.70% 8.70%
20.60% 26.20% 20.40% 26.80%
10.30% 15.90% 22.20% 13.90%
11.20% 6.60% 11.70% 13.30%
25.20% 16.30% 12.30% 28.00%

Note: Between the impact on
employment, tourism and rapid
growth in the region, many census
estimates for current and projected
population may vary between local,
state and national figures. Rose

& Associates utilizes demographic
data from ESRI/STDB a known
and respected source of data in

the US. Building on US and NC
State Census data collected from
2000, projections are necessarily
derived from current events and past
trends that are captured in annual
updates. ESRI revises its projections
annually to draw upon the most
recent estimates and projections

of local trends. A stable rate of
growth is easier to anticipate than
rapid growth or decline. therefore
it is important to incorporate as
much qualitative state and local
information as possible, especially
areas experiencing “boom-bust” cycles
or those influenced by other factors.
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The purpose of the market study is to identify the dynamics of the
economy and real estate market for consideration for future land use.
Further, it will assist in determining the appropriate market for a variety
of land uses in accordance with the vision, goals and limits of the Town.

KEY FINDINGS/RECOMMENDATIONS

ECONOMIC DEVELOPMENT/JOB GROWTH

Opportunities exist for Boone to expand its economic base beyond
tourism, retail and education by recruiting additional jobs to the
County’s growing roster of white collar and knowledge-based companies.
Tourism revenues for the region have grown consistently since 2001 to a
record $179,140,000 in 2006. However, data from the US Department
of Transportation indicates that travel on North Carolina roads dropped
by 4% in May of 2008, with similar national declines resulting in the
third largest decline in the 66 years that the government has collected
such data. The energy issues facing the nation will continue to impact
tourism-dependent economies. Alternatively, targeted economic
development efforts in Boone could assist in raising the projected
employment, population and income growth that would drive future
demand for higher quality (Class A) commercial space, together with
the existing retail. Collaboration with neighboring county economic
development and educational institutions on cluster-based initiatives

is encouraged. Targeted clusters for Boone might include health,
technology and knowledge-based industries, benefiting from proximity
to the Watauga Medical Center (centerpiece of the Appalachian Regional
Healthcare System), Appalachian State University and surrounding
community technical colleges and educational institutions.

QUALITY OF LIFE

Boone is the regional hub for education and commerce, characterized by
low density housing and apartments within small town culture with rural
character. Boone has the opportunity to maximize its quality of life and
create a more sustainable future by diversifying its housing stock while
balancing its tax base. Projected growth throughout the entire region
will continue to create development pressures, therefore the competitive
advantages of Boone become critical. Chief among them are community
design, public amenities (e.g., parks/greenways) and transportation.

The goal of the Town should include a strategy that supports economic
development and diversity, by identifying those things that differentiate
Boone individually, while anchoring it regionally, thus providing a
central place for work, shopping/entertainment and recreation, but also
for living.

&
A THE KEY TRANSPORTATION CORRIDORS AND
COMMUNITIES IN THE AREA

SITE CONSTRAINTS/OPPORTUNITIES

Boone’s physical constraints include steep mountain slopes and creeks/
watercourses, which in the primary central places can be transformed
into a community amenity. These creeks/watercourses may provide for
a more interesting and attractive green landscape, providing park/open
space for either passive or active recreation as part of the downtown/
campus environment. This may include re-opening these currently piped
streams to expand walking trails, encouraging environmentally conscious
users an opportunity for locations that support their values. Additionally,
this park space can provide recreation for the “public good” of the
community as a whole and contribute further to Boone’s core values of
improving its quality of life.

PRIORITY AREAS OF FOCUS

Review of the data, current plan documents and the existing conditions
suggest two priority areas of focus:

Central Place #1: Downtown

Benchmark the quality of assets in the downtown to the University,
enabling the two to blend together as a “Downtown University”
—separate and distinct, yet integrated as a central place for social
interaction between the students, faculty/staff and citizens.

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009
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Central Place #2: Midtown (US321 Corridor)

Focus re-development and infill along the US 321 corridor from Rivers
Street south to the Hospital (Deerfield Rd.) to include a mix of uses
that integrate office and workforce housing (town-homes, row-houses,
2nd story condos/flats/lofts) with the existing retail uses. This corridor
includes three key intersections: the Rivers Street entrance to the
University; the US 321 and NC105 Extension intersection; and the US
321 and Deerfield Road entrance to the Hospital.

LAND USE CONTEXT

Based upon preliminary analysis, charrette focus groups, survey results
and additional data gathering, there is a strong opportunity for mixed
use development in the area’s primary transportation corridors.

RETAIL MARKET CONCLUSIONS

The estimated total inventory for retail space in Boone is close to one
million square feet. There is currently a supply of 33,600 available square
feet ranging in price from $8.00 to $30.00 per square feet. The estimated
vacancy rate of 4.5% suggests a healthy/stable market for retail based
upon space inventory. But what type of space should be built in the
future?

The measure of supply (sales) and demand (potential) demonstrates a
gap as either positive (leakage) or negative (surplus) by industry category.
The overall retail gap is negative, suggesting oversupply and/or a surplus
of sales where customers may be drawn in from outside the trade

area (e.g. tourists, students). However, in certain categories, there are
opportunities for new stores, such as electronics/appliance stores, general
merchandise stores and drinking places (e.g. bars) totaling $53,257,709
in sales within the primary trade area (30 minute drive-time). Additional
retail should be clustered near existing venues and interconnect in an
effort to create synergy for other uses such as housing or work space

and minimize impacts (e.g. traffic, police/fire, environmental) to the
community. The addition of other demand generators such as housing
and educational and medical facilities will increase the potential for
retail expenditures. Retail will continue to expand as additional demand
is created as a result of growth in the resident and daytime (workers,
students, visitors) populations.
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MARKET POTENTIAL FOR OFFICE & INDUSTRIAL USES

Note: Economic Base Analysis is utilized to evaluate real estate demand.

This type of analysis suggests that jobs drive demand for real estate. There

are two types of jobs: those which export their goods and services outside the
community (basic employment), and those which service the local community
(service or non-basic employment).

The data for total office and industrial space was not readily available

or inventoried for this report. While the data suggests that the current
supply exceeds demand by 30,000 square feet of office and 135,000
square feet of industrial space. The estimated supply of office space
suggests a two-year inventory currently in the market. The supply of
industrial space suggests that there is a five-year inventory currently

in the market. Boone should position itself for diversification of
employment sectors beyond shopping and tourism (27% of the County’s
employees are in retail; 14% in hotels/lodging) with land uses to support
new business.

The focus for economic development suggests future opportunity for
medical office space and commercial space for entrepreneurial/cluster-
based business. This includes office and low-impact industrial incubator
space to support efforts by the university and technical education
facilities. Universities and colleges are making an increasing impact on
regional economies. As economic drivers, they attract other industries
that depend on the availability of highly educated talent and the research
of leading academic and medical institutions, in addition to becoming
cultural and social hubs for the broader community. The higher
education institutions in Boone have partnered with local and regional
medical institutions and economic development interests to create health
science programs, cluster-based initiatives and entrepreneurial networks
to attract business and support these commercial uses.

Year Labor Employed Unemployed Unemployment
Rate
2008 (July) 26455 25165 1290 4.9%
2007 25637 24814 823 3.2%
2006 23921 23036 885 3.7%
2005 23293 25165 922 4.0%

Boone Micropolitan (Watauga County) - Bureau of Labor Statistics

The primary target market for the Study Area is within the region,

as companies seeking to locate here will draw from the region for
employees and consumer dollars. While some will visit or relocate from
other regions of the state or areas of the country, the underlying demand
comes first from within the regional market.

The market potential for commercial real estate, including office and
industrial uses, relies upon a number of factors, including but not
limited to; local economic cycles, a business friendly environment,
workforce dynamics (wage, employment and job training), and central
places (i.e. colleges, hospitals or large employers) that are demand
generators for ancillary uses, such as retail. For office uses, demand
indicators include estimated job growth in non-manufacturing sectors
while industrial uses rely on job growth in manufacturing sectors.
Watauga County has enjoyed strong employment since 2004. The labor
force has grown steadily over the past 3 years, growing by 665 jobs in
2006, 1778 jobs in 2007, and 351 jobs through July of 2008.

OFFICE & INDUSTRIAL DEMAND POTENTIAL

The successful recruitment for jobs results in demand in the form of
either office or industrial uses. Given Boone’s position as a desirable
location within the county with a perceived high quality of life, a capture
rate of 70% of job growth is estimated. The chart below demonstrates
how projected job growth within these employment sectors in Watauga
County translates into square footage demand for Boone:

ANNUAL OFFICE & INDUSTRIAL DEMAND ESTIMATE
(WATAUGA COUNTY, NCQ)

Factor % of Total Employment Inputs/Results
New Basic Employees (per year) 440 employees
Economic Base Multiplier x1.47

New Total Employees 647 employees
Avg. Office Employees 30% 136 employees
Office Space/Employee x 206 5q ft
Boone New Office Space Demand 27,981sq ft
Avg. Industrial Employees 13% 364 employees
Avg. Industrial Space/Employee 365 sq ft

New Industrial Space Demand 21,483 sq ft

Note: The balance of space demand in other sectors include medical, rerail, tourism,

education, government, and other uses.

Boone could support additional professional and medical office uses in
and around the two Central Places identified, due to its proximity to
medical and research facilities and a diverse skilled workforce. Nationally
the office market has performed well in past years, particularly in selected
southeastern cities, as the current economic cycle will continue to drive
companies to the southeast in search of lower operating costs, skilled
labor, affordable housing and quality of life characteristics found in this
region. Watauga County could emerge as a viable office market, with a
current limited supply of new Class A office development. Accessibility
to skilled labor, land, affordable space and other incentives, in addition
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to quality of life and transportation access are competitive factors when
attracting companies for relocation to Boone.

RESIDENTIAL MARKET

Boone’s greatest opportunity and greatest challenge lies within the
housing sector. The housing market is juxtaposed between the affluent
second/retirement home market and student rental housing, leaving

a large gap in workforce housing for employees in education, medical
and retail sectors. This is impacting recruitment efforts in some sectors,
limiting employment growth. Rising land and construction costs suggest
diversification of Boone’s housing stock to include a variety of styles,
sizes and price ranges in both for-sale and for-rent housing. This suggests
mixed-use development with housing as the primary component to
support commercial uses.

HOUSING DEMAND

The economic growth of a region results in growth in population and
households. The recent national news of the sub-prime meltdown and
housing market crisis has left homes sales weakened in most markets
in the United States. Census estimates the U.S. will add 11.6 million
new households from 2007-2015. It is estimated that 75% of these
consumers will rent rather than purchase their homes. (Note: 40% of
apartment residents chose to rent for lifestyle reasons, and nearly one-
quarter of renters earn $50,000 per year or more. For home buyers,

a recent national survey by Smart Growth America and the National
Association of Realtors cited that 6 out of 10 prospective buyers chose
a higher density, mixed-use community over traditional low density
subdivisions.)

Families moving to the region driven by the job market, retirement

or lifestyle changes provide opportunities for new housing in areas
where amenities and quality of life characteristics meet changing needs.
These are both tangible and non-tangible components of what defines
and drives a market. This includes a variety of socio-economic factors

including lifestyle, income, affordability and age.

AFFORDABILITY & WORKFORCE HOUSING

The for-sale housing market has been challenged by rising home prices
targeted at second homes, limiting product in price ranges considered
affordable to accommodate the regional workforce. Efforts by the
regional workforce development board to diversify employment have
intersected with housing challenges to meet this demand for appropriate
for-sale and for-rent housing options. Given the physical constraints in
the region, this could be addressed by using more compact residential
design standards.

2: Introduction & Analysis
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PRELIMINARY FINDING:

There is an opportunity in Boone to provide housing stock that is

an alternative to either low cost apartments or high cost low density
single family with new offerings such as patio homes, bungalows, lofts,
townhomes and condominiums both for-lease and for-sale. With the
transition to a broader variety of new housing product offerings in

both traditional and neo-traditional (TND) planned communities, it

is expected that new housing in these lifestyle configurations should be
absorbed at a reasonable pace consistent with the market. The challenge
for Boone will be to position itself to address a mix of incomes, styles
and types of housing choices to provide variety and meet the needs of all
its citizens including students, employees at all levels, retirees, executives,
and low income residents.

TARGETED BUYER SEGMENTS

Determining the depth and breadth of the housing market based

on household growth projections is limiting. Therefore, geo-
demographic segmentation, or lifestyle/tapestry clustering understands
that demographic variables exist not only region to region but by
neighborhoods and in sub-communities within each neighborhood

as well. This type of modeling is based on the premise that people
tend to gravitate towards communities and neighborhoods of relative
homogeneity. Factors that go into clustering include age, income,
education, ethnicity, occupation, housing type and family status. While
basic differences in behavior patterns between rural and urban dwellers
still exist today, the market has become increasingly complex.

Tapestry Segmentation™ identifies those households with a preference for
living in rural areas versus urban neighborhoods. Of 65 total potential
segments in Urban or Life Mode groups, the top four segments within
Watauga County were considered. The top tapestry segments include
College Towns, Rural Resort Dwellers, Rooted Rural and Midland
Crowd, which together comprise 81% of the total households in the
County.

College Towns (25.7%)

Rural Resort Dwellers (24.1%)
Rooted Rural (19.1%)

Midland Crowd (11.7%)
Metropolitans (6.9%)

Midlife Junction (6.6%)

Dorms to Diplomas (5.9%)

B00NCNN

Tapestry Segments for Watauga County, NC

The balance of these segments include 19% of transitional households
which favor more suburban and urban dwellings. Together these
segments include a diversity of young professionals, families and
retirees who have a preference for a variety of housing types, shopping
and entertainment choices. These assist in framing not only consumer
preferences for retail, but also land use and product type regarding
residential choice.

HOUSING SUPPLY

Data regarding new single family subdivisions was made available by
the Western Piedmont Council of Governments. There are an estimated
15,125 lots averaging 2.09 acres in subdivisions throughout the larger
multi-county Western Piedmont region. In Watauga County, there have
been approximately 2,718 lots approved since 2006. However, actual
permit activity in Boone at less than 40 homes per year suggests that
much of the new home construction occurs in other areas. This supply
does not include available existing home inventory through the local/
regional multiple listing service/realtors.

40
35
30
25
20
15
10 -
5 |
0 - ‘ ‘ ‘ ‘ ‘ ‘
2003 2004 2005 2006 2007 2008
(June)

Annual Single Family Building Permits in Boone (Source: Town of Boone)

Boone is a very desirable area in the southeast given the socioeconomic
factors and quality of life contributing to its location. Therefore, demand
for new housing is expected to continue, albeit at a slow pace.

Based upon the estimates for housing demand and the limited supply

of new housing units, an annual capture of the potential market based
upon the tapestry segments within the county and housing type is shown
in the table above right. Given Boone’s position in the region, its access
to education, employment, shopping and recreation, a 60% capture rate
of residential units is assumed.

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

MARKET ANALYSIS

POTENTIAL RESIDENTIAL MARKET CAPTURE-
WATAUGA COUNTY, NC & BOONE, NC

Tapestry Group* Housing Type | % of Potential Capture Rate | Potential
Households | New Units** | (Boone) New Units
(Watauga) (Watauga) (Boone)

Rural Resort single-family 24.1% 39 60% 23

homes/

Rooted Rural seasonal 19.1% 31 60% 19

Midland Crowd 11.7% 19 60% 11

Midlife Junction 6.6% 1 60% 6

College Towns multifamily 25.7% 42 60% 25

R (condos,

Metropolitans apartments, 6.9% 11 60%

Dorms to Diploma | etc.) 5.9% 10 60% 6

TOTAL 162 97

* Predominant regional socio-demographic groups; see text box on the following page.

** Assumes 2008 household figures adding 0.80% population for a total of 162 new
households

A review of previous housing studies for the area, together with recent
surveys from residents and input from area realtors and stakeholders
during the charrette concluded that the most important housing issues
facing Boone and the region include:

* Affording housing for working residents

*  Affordable housing for low income residents & seniors
* Infill housing on vacant or underutilized sites

*  Mixed-use buildings (residential over commercial)

To meet these challenges, a number of concept plans to include single
family/senior housing on small lots, mixed-use development and other
alternative housing choices were developed during the charrette and are
detailed in later sections.
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MARKET ANALYSIS: COMMUNITY TAPESTRY

Community Tapestry
Handbook
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30 CIVIC DIALOGUE & PARTICIPATION



Boone has a rich history of civic dialogue and public participation.
Community leaders in Boone intended that the development of this
plan follow in that tradition. In fact, public participation and input
were the cornerstones of this planning effort and are the basis for the
plan’s recommendations.

The Town sought to insure that public input on the plan was garnered
from as wide a spectrum of community members and stakeholders as
possible. To that end, public participation in the plan included several
key elements:

1. An advisory committee including a wide range of community
perspectives from business owners to the University to
neighborhood residents (see Acknowledgements page).

2. A community-wide survey that was distributed during the plan
process.

3. A plan website that included up to date information on the plan
process and supplementary information for education and public
comment (www.boone2030.blogspot.com).

4. Finally, a five-day public planning and design workshop (also
known as a “charrette”) was the centerpiece public involvement
event.

All told, there were more than 1,000 individual citizen and stakeholder
interactions throughout the plan process using these various input
mediums.

Town of Boone staff, area non-profit organizations, local media groups,
and the consultant team went to great lengths to publicize the charrette
process and schedule. Town staff and Advisory Committee members
distributed posters and plan information throughout the community.
These bulletins served notice to the public of the approaching charrette,
inviting all interested persons to attend and participate in the workshop
activities. In addition, Town staff placed signs and banners at key
locations around town. This outreach was well-received and helped
citizens become active participants in the exciting design work and
visioning for Boone’s future. Citizens were also alerted through internet
applications, and by postings listed on the project website.

The public’s participation in each of the public input venues and events
shaped the plan’s final recommendations. The public comments, along
with information gained from stakeholders, public officials and other
representatives, guided the consultant team in their work and were key
determinants of the plan’s outcomes.

PUBLIC INPUT & COMMUNITY PRIORITIES

SUMMARY OF PUBLIC INPUT: COMMUNITY PRIORITIES
The list below summarizes the major points made by the public during
the process in the various venues for feedback: the kick-off meeting,
the community survey, and the charrette. The list very much reinforces
and corroborates the vision statement developed by the Advisory
Committee. While almost all of these elements relate to growth and
positive change in Boone, there were some comments that reflected a
desire to keep things as they are.

1. Encourage growth/maintain small town atmosphere

2. Protect natural resources

3. Provide transportation choices; Make it practical for
people to bicycle/walk

4. Relieve traffic congestion

5. Develop a vibrant downtown

6. Create attractive streetscapes and corridors

7. Encourage denser /pedestrian-friendly, mixed-use

development
8. Facilitate infill/redevelopment
9. Promote economic development
10.Increase community interaction/cultural resources
11.Provide a broad range of housing opportunities
12. Cultivate bold, visionary leadership
13. Make the development approval process predictable
14. Foster cooperative Town/University development
15.Don’t change a thing (except taxes)

Boone 2030 Land Use Master Plan Survey

TAKE AN
ACTIVE
ROLE IN
MANAGING
BOONE’S
FUTURE

n property in Boone (besides your own residence)? Do you own a
oone? (check all that apply)

[ o prosers [ omna busiess

4. Do you rent or own your home in Boone?

O ot sptcatie
October 2024t
5:30 pm Daily
Project Update

October 28" @
5:30pm

ur employment status?

October 15" @

(e}
O swdens O ruame

6. What is your work zip code? (if applicable)
——————

Hear your comments.
Attend daily focus. and feedback
group/stakeholder

7.1f you live in Boone or the vicinity of Boone, what is the name of the neighborhood
or area that you live in?

8. How long have you lived in Boone or the Boone area? (Round up to the nearest
whole year)

O s w1 yer
o
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< MEDIA APPLICATIONS & INPUT FORUMS

The images above and at left portray the various
media used during the charrette. They included
project posters, community surveys, project website,
powerpoint presentations, and video interviews.
These various formats were used to raise awareness
about the plan, keep the public posted on the latest
ideas generated, and will serve as a multi-media
record of the proceedings.
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The Town Council appointed a 14-member Advisory Committee to
provide oversight and guidance to the plan process. The responsibilities
of the Committee were fourfold:

1. To serve as a resource for the consultant team and the Town.

2. To provide feedback regarding growth and development issues
facing the community.

3. To create a set of guiding principles for the master plan process.

4. To help spread the word and engage the greater community.

The Committee included representatives from Town Council, Planning
Commission, the Board of Adjustment, the Community Appearance
Commission, the Greenway Committee, Historic Preservation
Commission, the Economic Development Commission, the Chamber of
Commerce, Downtown Boone Development Association, Appalachian
State University, Watauga County Schools, and Watauga County. (See

Acknowledgements page for complete list and names.)

The Committee met throughout the planning process. One of their
initial tasks was development of a vision statement for the plan, which
is incorporated in Chapter 1. The Committee also provided invaluable
feedback on plan logistics and outreach, including recommendations
of key stakeholders for in depth interviews. The Committee continued
to meet after the charrette to provide feedback on preliminary
recommendations and the initial draft of the plan document.

PRELIMINARY INPUT FROM ADVISORY COMMITTEE
1.5 FAVORITE THINGS ABOUT BOONE.

*  Great community (in all senses of the word)

Sense of community

Friendliness of the people and the diversity of the people
Welcoming of newcomers (hospitality)

Mountain culture

Big city convenience/small town feel

Regional economic center

Opportunities for public interaction

Cooperative planning for progress

Independent nature of individuals to get things done
Homegrown businesses

Natural resources (mtns trees and streams)

King Street

Quality of educational resources — all levels

The University and their cultural/community resources
Football season

The greenway

National and state parks

Sign ordinance

2.5 LEAST FAVORITE THINGS ABOUT BOONE.

e Traffic

® Lack of bikeways and sidewalks

e [lack of] Bikability

® Lack of places to walk or bike — improve safety

®  Parking and transportation infrastructure

®  Too much parking in certain areas — not enough in others

®  Service delivery /shipping coordination in downtown and at ASU

* Hodgepodge of signs, utility poles, and mish mash of ugly things

¢ 321 Commercial District — visual clutter

® Lack of cohesiveness of the commercial districts

*  Buildings that are not responsive to the terrain and context (natural
materials, wood, stone)

* Above ground utilities

® Not enough assistance (financial) to support the downtown area

* View that if we fix up downtown the students will destroy it (fatalist
view)

®  No specific funding streams for downtown

® Too much focus on downtown

® Stormwater management — no plans (yet)

® Flood control and protecting the resources

e Litter

®  DPet waste

¢ Little affordable housing

¢ Town and gown relationships

*  Weak relationships with DOT

®  Dhysical challenges due to the geography

¢ Not enough mutual respect in public forums

® Resistance to change and some distrust

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

ADVISORY COMMITTEE

3.IN 10 YEARS BOONE WILL BE/HAVE ...

* Financial sustainability

® Job opportunities for all educational levels

* Job opportunities for all ages

* Attractive locations for businesses

¢ Hospital/regional medical, educational center, retail, recreation -
connectivity for visitors as well as people who live here

®  University and physicians attracting employees

®  Better retail environment — downtown

*  We will have a vibrant, walkable and bikable downtown

* Howard Street to be a pedestrian safe walking area

¢ Transportation system that allows mobility, roadways that will allow
all types of transportation

* Completed greenway that do not have to drive to (every
neighborhood has access - connectivity)

* Extended greenway from Todd

*  We will have a beautiful community that embraces the rich aesthetic
of the mountain context

*  Buildings: mountain design

® System of identifiable neighborhoods and places

® Top recreation area, be a center/hub for outdoor recreation

¢ High quality water — protected resources

®  Variety of housing options, including affordability for all ages

®  Student housing improved with high-quality options located well,
off-campus opportunities

®  State taking responsibility for the addition of students and lack of
additional housing opportunities

¢ Homestead Exemption so families can keep property

* How can we make this work better for all?
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Town staff, the Advisory Committee, and the consultants developed
and distributed a survey to elicit feedback on community priorities. The
survey was available on the project website and in hard copy form for
three weeks prior to, during, and subsequent to the planning charrette.
132 surveys were completed. While the numbers of respondents is not
large enough to create a valid sample size for statistical purposes, the
responses do provide a reflection of the community’s character and

of the opinions of the community’s active citizenry and stakeholders.
The responses also confirm and further define community priorities
articulated through this and previous planning processes.
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A full copy of the survey and the survey summary results are provided in

the Appendix.

SURVEY RESPONDENT DEMOGRAPHIC SUMMARY

Number of survey respondents: 132

Full-time residents of Boone: 60%

Non-residents: 20%

ASU students: 19%

Home zip code: 85% listed 28607 or 28608
Work zip code: 89% listed 28607 or 28608
Own their residence in Boone: 45%

Employed Full-time: 60%

Students: 26%

Retired: 6%

Length of residence in Boone: 66% 5+ years
(27% 20+ years)

Annual household income: 61% below $75,000/year

RANKING OF COMMUNITY PRIORITIES

TOP 10 COMMUNITY OBJECTIVES

The survey asked respondents to rank by importance 22 community
objectives identified by the public in the Town’s 1992 and 2006
comprehensive planning efforts. While all of these objectives have been
articulated as important to Boone residents, the survey revealed that
respondents view some issues as more important and deserving of more
attention and resources. The table below lists the top 10 objectives for
Boone as ranked by survey respondents.

Community Objectives Average Score Rank
(out of 10)

Acknowledge the area’s natural beauty, univer-

sity, and medical center presence as the Town’s 7.23 1

greatest assets. . .

Blend the built environment with the natural,

scenic, and historic character of a High Country 7.13 2

small town.

Implement the planned system of bikeways.

Unify with greenways and other pedestrian 6.81 3

facilities.

Discourage commercial strip development,

cluttered signage, and “cheap” apartment 6.36 4

buildings.

A system of sidewalks, paths, crosswalks and
compact development patterns which make it 6.13 5
easy to get around Boone on foot.

Preserve the countryside by discouraging

suburban sprawl. 6.04 6
Support and enhance the cultural and historic

A 5.83 7
significance of downtown Boone.
Ensure the livability of neighborhoods, espe- 579 3
cially through land use and traffic planning. ’
Avoid development in floodplains, on

. 5.66 9
ridgetops, and on steep slopes.
Work to reduce auto dependency, use, and 561 10

congestion.

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

COMMUNITY SURVEY

TOP 5 ECONOMIC DEVELOPMENT PRIORITIES

The survey asked respondents to prioritize various strategies for
economic (job) growth in Boone. The table below lists the top five
strategies as ranked by survey respondents.

Economic Development Priorities Average Score Rank
(out of 3)

Improving the downtown area 2.38 1

Encouraging the growth of small businesses 227 2

Retaining existing businesses 2.18 3

Preserving historic and architectural resources 2.16 4

Increasing arts and cultural facilities 1.87 5

TOP 5 TRANSPORTATION PRIORITIES

The survey asked respondents to prioritize various strategies for
transportation in Boone. The table below lists the top five strategies as
ranked by survey respondents.

Transportation Priorities Average Score Rank
(out of 3)

Walkable, mixed-use development that reduces

. 2.70 1
need for driving
Improve and expand the pedestrian network 2.58 2
Provide on-street bicycle facilities and network 2.39 3
Provide off-street bicycle facilities and network 2.35 4
Expanded local &regional transit service 2.19 5

Options for building new roads or expanding existing roads to serve
additional motor vehicles were at the bottom of the ranking list of 12
listed strategies and ranked below maintaining existing roads.
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Residences over retail

TOP 5 HOUSING PRIORITIES

The survey asked respondents to prioritize various types of residential
development in Boone. The table below lists the top five strategies as
ranked by survey respondents.

Housing Priorities Average Score Rank
(out of 3)

Affordable housing for working residents 2.39 1
Mixed-use buildings (residential over commer-

R 2.36 2
cial)
Affordable housing for low income residents

. . - 2.16 3
(including seniors)
Neighborhoods with a mixture of housing 192 4
types ’
Infill housing on vacant or underutilized sites 1.84 5

CAPITAL SPENDING PRIORITIES

The survey asked respondents to rank 12 potential community capital
projects for which they would be willing to pay additional taxes.
Respondents did not have to rank projects for which they would not be
willing to pay additional taxes.

Community Objectives Average Score Rank
(1= highest
priority)

Bicycle facilities (bike lanes, paths) 4.93 1
Sidewalks 5.35 2
Greenways 5.53 3
Stream restoration 5.67 4
Affordable housing 5.91 5
Open space/conservation areas 5.93 6
Downtown streetscape improvements 6.00 7
Increased transit service 6.07 8
Active parks 6.12 9
Streetscape improvements for corridors (321, 712 10
421,105)

Public parking areas/decks 7.86 11
:eevr\:tsstreet connections/intersection improve- 8.05 12

WRITTEN SURVEY COMMENTS SUMMARY
RELIEVE TRAFFIC CONGESTION

*  Bypass around Boone

* Improve circulation and connectivity to avoid bypass
*  Decrease # of student vehicles

*  More off-campus ASU student parking

*  Get university to support carpooling, telecommuting, etc.
*  Encourage school children to ride the bus

*  Downtown: include shuttles to off-site parking

*  Better bus system

*  Small non-road-dependent mass transit

* Tram that runs in a loop around downtown

MAKE IT PRACTICAL FOR PEOPLE TO BICYCLE/WALK
*  Connecting bike lanes, greenways, sidewalks, and parks
*  DPedestrian and bike bridges (e.g., 105 at Faculty St)
*  Local businesses to sponsor a bike rack

Reduce dependence on fossil fuels!

FIXUP DOWNTOWN

»  Upscale hotel in the downtown area.

* Eliminate parking requirements for downtown businesses.

*  Build two large parking garages on either end of downtown.

* Make King St. And River St. One continuous ONE WAY loop
* Eliminate cars on Howard St.

* Incentives for mixed use buildings downtown

* Eliminate setback and height restrictions in the downtown area

ENVIRONMENT SHOULD BE A TOP CONCERN

*  Emphasize the interdependence between environmental and social/

cultural sustainability.
*  Encourage local sustainable agriculture/ food economy
*  Expand recycling to ET]
*  Permanent recycling bins near dumpsters.
*  Heated sidewalks and other options which reduce salt brine
*  Green building incentives
»  Survey of critical environmental habitats
* Develop windmills with ASU and power companies
*  Sustainable building materials and permaculture design!

PROVIDE BROAD RANGE OF HOUSING OPPORTUNITIES

*  Accessory apartments in current in-town R1 areas

*  Give incentives to create workforce housing.

»  Keep trailer parks.

*  Housing for the disabled/group homes.

*  Build developments a little further out for lower income and stu-
dents; make sure mass transit available

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

COMMUNITY SURVEY

*  More on-campus housing,

*  Student housing with mixed uses along major corridors
*  Limit off-campus student housing

*  FPraternity row

ENCOURAGE DENSER /PEDESTRIAN-FRIENDLY DEVELOPMENT
*  Create smart developments along Boone (Kraut) creek

* Infill close to campus, e.g. Grand Blvd and Hill street

*  Multigenerational, mixed use, and mixed pricing communities.

* Development needs to be smarter

*  Extend city services and roads; allow increased density.

INCREASE ARTS/AMENITIES

*  Community arts center

= DPublic art

*  Utilize local artists to provide town amenities such as bike racks.

*  YMCA for the youth especially

FOCUS ON AESTHETICS

*  Vegetative buffers between commercial and residential areas

*  Consistently applying architectural and landscaping standards
*  Wherever you cut old growth trees you must plant two more
* Improve appearance of student housing

ENCOURAGE GROWTH/MAINTAIN SMALL TOWN ATMOSPHERE
*  Encourage new job markets to the area.

*  Develop another industrial park

*  More large retail options: REI, Trader Joes, Target, Best Buy, etc.

*  Protection of small local businesses against large corporations.

* A major mixed-use retail attraction

*  Allow home-based businesses in ET] and rural/agriculture areas.

*  Don't use Town funds for Chamber of Commerce objectives

* Extending the airport runway to enhance economic development

LEADERSHIP INITIATIVES

*  We need forward thinkers making decisions for Boone

*  Comprehensive vision so that citizens AND developers buy into it

*  Encourage active participation of all residents in planning

* Town: stop giving into the demands of slumlords and Walmart.
Cooperation between the ASU, town, and county

*  Keep the university from growing in Boone

* Development ordinances streamlined and made entirely predictable

DON'T CHANGE A THING (EXCEPT TAXES)

*  Our town is perfect and needs no improvements.
*  We pay enough taxes now! Cut spending!
* We don’t need lots of new development.
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Preparation for the week-long charrette began several months ahead of

the official kick-off. In the weeks leading up to the charrette, the design
team traveled to Boone several times to conduct stakeholder interviews,
coordinate workshop efforts and perform preliminary site analysis.

The stakeholder interviews consisted of consultant-led sessions in which
local officials, agency representatives and interest groups described the
pressing issues facing Boone. These meetings provided the consultant
with insight into the local successes achieved and the challenges
remaining as the Town prepares to re-assess its development future.

In addition, the design team took to the streets and gathered first-
hand evidence of the community’s existing conditions. Team members
documented examples of both good and bad planning and design
elements in Boone, noting how each contributed to the overall
environment.

This effort was supplemented with review of Boone’s previous planning
efforts, as documented in the 2007 Smart Growth Audit. Together, each
of these exercises supplied critical background information, preparing
the consultant team for the public design charrette.

v
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A CONTEXT MAP HIGHLIGHTING KEY
FEATURES & OPPORTUNITIES FORTHE
COMMUNITY
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On Wednesday, October 15%, 2008, approximately
80 citizens and stakeholders attended an overview
presentation of the charrette process, general
planning principles and a brief review of Boone’s
planning history. Afterwards, the consultant team
and staff facilitated small group discussions to
continue articulating the vision for Boone’s future
growth. The exercise generated dialogue, ideas and
insight into Boone’s mountain landscape and set the
direction for the charrette discussions and designs.

VISION FOR BOONE IN 2030

The following items represent things to be included in
the vision of Boone 2030 by those present during the
workshop:

TRANSPORTATION CHOICES

More bicycling and walking throughout town and
surrounding areas (Blowing Rock)

Working transportation systems

Fewer vehicles on roads, roadways that will enable
downtown movement

Daniel Boone Parkway

Small airport

ATTRACTIVE STREETSCAPES

Buried power lines

Well cared for and aesthetically attractive town
Consistent architectural standards/buildings that
reflect mountain architecture

Design standards

VIBRANT DOWNTOWN

Urban neighborhood/downtown living, historic core
that is surrounded by density

Vibrant, pedestrian-friendly downtown with
adequate parking (wider, brick sidewalks, streetscape
furnishings)

Downtown park and amphitheater

Reuse historic structures downtown

INFILL/REDEVELOPMENT
Planning infill
Old buildings redeveloped or torn down

TOWN/UNIVERSITY DEVELOPMENT
Town/ASU are compatible

Safe and well-built student housing in close
proximity to campus that can co-exist with the
surrounding community

Limit on ASU enrollment (on-campus)

OTHER

Model mountain community

Kraut creek alive and well and open

Jobs with livable wages

More civic engagement

Preserving Boone’s heritage

Abundance of retail opportunities in town
Ability to see Howard’s Knob

High quality of life, healthy

Density/limit sprawl: grow vertically vs. horizontally
Multi-use structures

Incentives

Larger geographic area

More parks, green, trees

ELEMENTS TO BE PRESERVED/ENHANCED
The following items represent things to be preservedy/
enhanced as listed by those present during the
workshop:

NATURAL RESOURCES/BEAUTY
Creeks/streams

Beauty and mountain views

Creeks and water features

Natural setting

Climate/seasons

Quiet/lack of (jet) noise

Clean air and water

SENSE OF COMMUNITY

Sense of community — friendly people
Sense of belonging (almost to fault)
Social and economic diversity

Small town atmosphere

Diversity of cultures

Celebrating attitude — life

HISTORIC/CULTURAL RESOURCES

Historic preservation opportunities and stories
Historic buildings (including old post office and
library)

Cultural opportunities

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

CHARRETTE KICKOFF WORKSHOP

Value of arts
Horn in the West

DOWNTOWN

Eclectic mix of architecture downtown

Walkability/biking in/near downtown

HEALTH CARE/COMMUNITY FACILITIES

Swim complex and wellness center
Senior center
Hospital/health care systems

EDUCATIONAL INSTITUTIONS
ASU

Education/schools

LOCAL BUSINESSES
Ability to shop locally

Local businesses — meeting places

OTHER

Neighborhoods
Transit-friendly (Appalcart)
Personal safety

Proximity to outdoors/recreational opportunities

(including parks and greenway)

RECOMMENDED ACTIONS/STRATEGIES

The following items represent recommended actions

listed by those present during the workshop:

PROVIDE TRANSPORTATION CHOICES

More efficient transportation patterns and parking

opportunities
Daniel Boone Parkway

Greenway systems: pedestrian and bikes and creeks

More multi-modal route options

PREDICTABLE DEVELOPMENT APPROVAL

Sensible and fair rules for development
Incorporate common sense

Predictable development planning and process

Smart Growth incentive package by-right

PROTECT NATURAL RESOURCES

Protecting and enhancing environment for
appropriate use

Watershed and stormwater management

ENHANCE COMMUNITY INTERACTION/
CULTURAL RESOURCES

Developing more opportunities for community
interactions such as Farmer’s Market, cultural center,
neighborhood associations

ENCOURAGE HOUSING OPTIONS
Safe, affordable housing opportunities for ALL
Variety of housing

PROMOTE MIXED USE DEVELOPMENT
Responsible mixed-use development
Extend mixed use/stop sprawl

ECONOMIC DEVELOPMENT

Economic opportunities

Attract new high/green tech jobs

Design guidelines--color, materials, art, aesthetics
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Charrette is “little cart” in

French. In 19 century Paris,
design professors circulated
carts to collect final drawings
from students. Students
jumped on the carts to finish
their work as they were pulled
through the streets in public

view. The term charrette has
evolved to mean an open
public design process.

To guide the master-planning process, the Town of Boone and the
consultant team hosted a five-day public design charrette. This endeavor
began with the opening presentation on Wednesday, October 15, 2008,
at the Broyhill Conference Center.

On Monday, October 20, the consultant team set up a temporary
design studio in the Best Western’s Conference Room. The space served
as the design team’s “home base” for the charrette’s duration, October
20-24. The studio, complete with design tables, maps, pin-up boards
and graphic work stations, provided an open space in which both
formal and informal meetings occurred, as well as room for designers to

craft the plan’s details with the public’s help.

Throughout the week nearly 600 citizens, property and business
owners, public officials and agency representatives met to discuss the
Town’s future. The program featured both formal meetings led by the
consultant and open to the public, as well as informal sessions that
emerged out of these meetings and other design-related activities.
Topics discussed ranged from transportation and pedestrian-mobility
to commercial corridors, neighborhoods, utilities, environmental
protection, affordable housing, and downtown Boone. At the end of
each day, the design team facilitated an informal review and public
critique of the day’s progress.

One of the unique aspects of this charrette was the fact that a
simultaneous public design workshop was conducted for the ASU
campus master plan. Since the same consultant firms were working

on both projects, and many local stakeholders attended both events
there was a great deal of overlap in terms of participation and input

on the two efforts. A special Town-Gown meeting during the Town’s
charrette was held to discuss issues of mutual interest to Boone and the

University.

On Tuesday, October 28, 2008, the charrette closed with a final
presentation highlighting the week’s achievements and the plan’s
preliminary recommendations. Nearly 200 people were in attendance
for the presentation on a cold, snowy evening. This plan represents the
consensus opinion gained through a week of collaboration between the
Town’s residents, staff and the design team. It embodies the vision to be
carried forth by Boone’s citizens and officials in the years to come.

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

THE CHARRETTE

THE 2030 LAND USE MASTER PLAN

The Smart Growth Plan for the Heart of the High Country

PLANNING & DESIGN WORKSHOP SCHEDULE

Kickoff Presentation and Public Workshop

The event will feature a “food for thought” presentation to educate

October 15* at 5:30 pm

Location: Broyhill Conference Center
participants on best practices in traditional urban design,

transportation, redevelopment, zoning, and preserving community

character. It will be followed by a hands-on design session where

community residents, stakeholders, and Town officials work

together to create a vision for Boone.

October 20t - 24
Location: Best Western Hotel
840 East King Street

Public Planning and Design Charrette

The design team will work on-site creating the plan and invite the
community to offer continual input and monitor the work-in-
progress. Members of the community and all those interested in the
future of Boone are invited to stop-by the design studio throughout
the week. The design team will be working on-site and will be
available to meet with residents, answer questions, and further refine
ideas.

Monday, October 20t

1:00 pm  Environmental Protection &
Sustainability

2:30 pm  Utility Infrastructure & Alternative Energy

4:00 pm River Street/Highway 321 Creeks
Property Owners

6:30 pm  Rejuvenating the NC 105 and US 321
Commercial Corridors

Wednesday, October 22"

9:00am  Workforce Housing

10:30 am Advisory Committee Meeting

1:00 pm Realtors, Builders & Developers

2:30 pm  Student Housing

5:30 pm Daily Project Update/Design Pin-Up

6:30 pm  Meeting of the Neighborhoods (All
neighborhood leaders and interested

Tuesday, October 21* residents are invited)

9:00 am until Noon Downtown Placemaking
Workshop (Meet in front of ArtWalk)

1:00 pm Transportation & Circulation

2:30 pm  Pedestrian, Bicycle & Transit Planning

4:00 pm Open Space, Parks & Greenways

5:30 pm Daily Project Update/Design Pin-Up

7:00 pm Town and Gown Land Use Discussion

Thursday, October 23"
9:00 am until 5:00 pm  Open Design Studio
5:30 pm Daily Project Update/Design Pin-Up

Friday, October 24
9:00 am until 5:00 pm Open Design Studio
5:30 pm Daily Project Update/Design Pin-Up

Closing Presentation
The design team will present its set of preliminary recommendations

October 28™ at 5:30 pm

Location: Broyhill Conference Center
for guiding growth, development and redevelopment over the next

twenty years.
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THE CHARRETTE

- =

A CHARRETTE IMAGES

The images above reflect the varying aspects of the charrette process-
-public tours, stakeholder meetings, input sessions, design work. The
experience gave the citizens of Boone a chance to be heard. The resulting
plan truly reflects the vision of everyone that participated.
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Eighteen formal meetings on various topics were held during the charrette (including daily
pin up meetings). Dozens of informal meetings were held with individuals who dropped
in on the charrette studio. All told, nearly 500 community residents and stakeholders
attended various meetings during the charrette. Below is a summary of charrette
participant comments.

STRATEGIES RECOMMENDED BY PUBLIC
The following list represents specific strategies for Boone’s growth recommended by charrette
participants. The list has been grouped by topic area and edited for brevity.

PROTECT WATER QUALITY

¢ Implement/require/creative incentives for stormwater management best management
practices

* Address pollution issues in streams: pharmaceuticals, junk cars/propane tanks, road
salt, etc.

CONSERVE WATER

¢ Rain barrels/cisterns should be encouraged in new construction
® Need to incentivize rainwater catchment and allow greywater reuse

MAKE WATER AVAILABLE

®  Water allotments versus use/impact fees: allocations used up until 2010
* High density will strain existing water and sewer lines

CONSERVE LAND

* Identify and purchase lands that have high environmental sensitivity: Coleman
property; property across from Walgreens; farmland preservation properties, eg. Claude
Austin property next to hospital; areas for greenhouses

¢ Town needs mechanism to receive conservation lands

® Need to coordinate with Town and High Country Conservancy

¢ Public funding incentives

DEVELOP PARKS/RECREATION AMENITIES

¢ Centrally located park in downtown: “like Blowing Rock”
Park in Town Hall parking lot

Need to be kid-friendly w/ playground equipment

Need park in Stadium Drive/Dogwood area

Add benches next to streams

PROMOTE GREEN ENERGY/DEVELOPMENT

Consider wind generation: be first town on East Coast using totally renewable energy
Need portion of UDO to address alternative energies

Incentivize green development/redevelopment of inefficient buildings

Consider waste-to-energy opportunities

Emphasize local energy production to promote local economy

Energy conservation needs to be stressed: need education

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

CHARRETTE PUBLIC FEEDBACK

* Town wastewater generation power to sell back to grid
*  Growing vegetables at landfill using methane gas

PROMOTE RESOURCE CONSERVATION

® Need incentivized conservation: charge per use vs. flat fee for waste collection

® Restrict plastic bags, bottles, styrofoam

®  Wood burning is going to increase air quality issues; some CO communities require
catalytic converter on houses (gets more heat into house)

¢ Think about localization of food production

AREAS FOR FUTURE GROWTH

¢ Commercial growth moving to 421 (towards Bamboo Road)
e State Farm Rd + Greenway Rd

® Downtown services for full-time residents

[ ]

Area behind the hospital and Boone Golf Course known as Kellwood/Happy Valley.

REDEVELOPMENT/HIGH DENSITY AREAS

¢ Context-sensitive heights; appropriate location for higher buildings: 5-6 stories,
concentrated in/around: B1 & B3 districts; Howard St; ASU; Hardin Street; Blowing
Rock Road; NC 105

Density, density, density !!!! Especially close to downtown & university

King St: keep same scale as it is today

Give incentives for redevelopment/height

No more mega apartment complexes

Concern re: restricting views with tall buildings

Try not to make things so large and modern; no skyscrapers — 4, 5, 6 story [max?]
Concerned about 6-7 story buildings on Howard destroying character of downtown

PROVIDE TRANSPORTATION OPTIONS

Create an environment where other transport options viable

More connectivity to greenway and sidewalks

Safe street crossings

Adequate space for bikes

Empbhasize upgrading of existing roadways

Poplar Grove: informal path; can it be formalized and improved?
Improve Safety of 105 (and all corridors/intersections)

Maintain access into commercial properties, but make it safer for all users
Continuous center left turn lanes: landscaped medians

Improve connectivity around town and between corridors

Run Daniel Boone Parkway from Wilson Ridge Rd directly to 321.

2nd road parallel to 421/King (neighborhood network ala Tracey Circle)
Expand transit service; extend transit into neighborhoods

Access to new high school: no drop-off zone; reconnect to greenway; need crosswalks
to north side of 421; bike access is a challenge

(continued on the following page)
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EXPAND TRAILS/GREENWAYS

® Need beginning and intermediate mountain bike trails

®  Winkler’s Creek Estates Dr. : mountain bike trails

®  Use rights of ways (utilities) for trails/greenways

*  Property along Middle Fork, along Jordan Cook Ridge

®  Trail between Meadowview Drive alongside Catholic Church

IMPROVE APPEARANCE OF CORRIDORS

®  Aesthetics of corridors: landscaping and buildings have a major impact on visitors
® Need beauty and practical solutions: don’t just look at tourist point of view

® Preserve views

® Need more trees/landscaping along roads

* Improved streetscapes (seating, lighting, etc.)

*  Uniformity throughout the town (architectural details)

*  Need style of buildings that suits the mountains: bark, stone, wood

®  Underground utilities

®  Dreserve night views with directed down lights!

PROTECT NEIGHBORHOOD CHARACTER

®  Process for involvement of neighborhood associations in development process

* Not enough residential neighborhoods for professionals

® Be able to protect new housing for [from?] student purchase

®  Neighborhood Trust

¢ Sensitive infill (re: Floor Area Ratio compatibility) — maintain character

e Litter, drugs, speeding issues on Junaluska Rd

* Transitions between single-family residential and commercial (lighting, buffers, etc.)
®  Need retroactive lighting standards

* Noise at night: garbage trucks, etc.

REVISE THE UDO

¢ Current UDO not development/redevelopment friendly

®  Driveway access & permits - especially on NCDOT roads

®  Staff great but can only abide by UDO which isnt feasible to build in most cases

* How to deal with parking requirements? Concern about eliminating parking
requirements downtown without deck or decks

e Setbacks, parking requirements, height requirements make interconnectivity an issue
along corridors

®  Special zoning district for higher density/mixed-use (i.e., Old High School site)

®  Unil UDO is overhauled, very little can happen; Make UDO change
recommendations ASAP

®  Drioritize parcels for form improvement (form-based codes)

CREATE PREDICTABLE APPROVAL PROCESS

® Approval process - most go through special permit / board of adjustments—subjective

* Approval process takes 12-18 months
®  Approvals expire in 1 year
®  Spot zoning?
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CHARRETTE PUBLIC FEEDBACK

PROMOTE LOCAL INVESTMENT

Highlight tax revenue benefits associated with denser development (ASU is tax-
exempt!)

Property tax assessments and revaluation will further drive costs higher

Costs are pricing space out of the market. . .new space is $25+ per square foot
Space issue for major retailers/restaurants

Impact fees not transferable

Little incentive for development - reduce risks, costs and unknowns. . .
Cheaper to develop out of town than in town

DEVELOP WORKFORCE/AFFORDABLE HOUSING

Customers: professionals; service workers; small business owners, working poor,
Types of units: 500 - 1,400 +/- square feet; high quality, energy efficient; not mobile
homes;

Alternative Construction: container homes, kits (Katrina houses), modular, lofts for
artists

Price Ranges: $70-250K

Location: in town (closer to public transit, utilities, jobs)

Affordability: size, energy efficiency; keeping it affordable after built/sold/leased
Make sure affordable/workforce housing is an integral component.

Use carrots instead of sticks (incentives for density tied to affordability)

Establish Purchase Parameters - to be sure it gets to the target customer (not students
or their parents).

Land Trust/Land Lease - to lower land costs to establish/maintain affordability
Restrictive covenants - to establish/maintain affordability

Staff person to facilitate effort: should be a partnership or joint venture with town,
county, ASU and hospital.

Coalition group : also include non-profits and other groups focused on this issue,
such as the Housing Opportunities Group (county), Affordable Housing Task Force,
Housing Authority, etc.

STUDENT HOUSING

can't build fast enough based on regulatory issues;

Parking; esp. downtown—in town versus out of town and access to transit
Mold

Partying and noise

Kiddy Condos: parents buying and holding some for generations (grandparents for
students)

Taxes: revenue loss from on campus housing

Water connection and construction time line

Cost of land

Density - incentives for density near campus

Mix the housing - generations, ages

Equitable distribution of infrastructure: ASU versus Town

Private versus institutional ownership/taxes; Public Private Partnership?!
Buffer and transition single family to apartments
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By week’s end, the charrette’s comprehensive scope had enabled the
design team to provide detailed recommendations for the Town of
Boone. The on-site design studio and graphic work stations allowed
the team to produce detailed, two & three-dimensional illustrations
depicting the area’s potential build-out and redevelopment of buildings,
streets and open spaces.

The progress made through the intensive charrette process culminated
in a final presentation featuring a digital portrayal of the vision. In
this session, the design team set forth the specific recommendations
generated by the week’s publicly-driven efforts. The proposals
highlighted the necessary changes required to improve Boone’s
landscape. Upon leaving, the design team presented the Town of
Boone with a published package of materials, including a high-quality
PowerPoint presentation and Drawings Booklet containing the design
team’s completed renderings.

CHARRETTE DRAWINGS > (&=

The images to the right were
produced during the five day
charrette held in Boone. Hand
drawings were scanned into

the computer so they could be
overlayed with aerials of the Town.
This technique gives the citizens

a better vision of how the ideas
discussed fit into the fabric of their
community.
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CHARRETTE DRAWINGS

BOOKLET

CHARRETTE DELIVERABLES

REDEVELOPMENT OF THE CORNER OF DEPOT STREET AND KING STREET
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4. THE FRAMEWORK PLAN



FRAMEWORK PLAN: PURPOSE AND PHILOSOPHY
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The Framework Plan is a land use policy map intended to provide
guidance to Boone’s leaders as they make decisions on where and
how the community should grow. It provides the overall structure
for orchestrating appropriate patterns of growth and environmental
conservation throughout the community. As such, it provides the
framework for and is the cornerstone of the Land Use Plan.

As land use and transportation are inextricably linked, the Framework
Plan incorporates planned and existing roadway facilities. It also is
informed by existing development trends and adopted land use policy,

Graphic by Duany Plater-Zyberk and Company

7 =\ ~wm W i — 1 - i including the Town’s existing zoning districts, viewshed protection
(¥ W L £l a O _ i —— i} _—— : da B . . .
‘I T1 Maruea T Sumac T3 Susumaan |T4 GENERALURBAN | 5 UBAN CENTER | T.p URBAN GO ' DA Assiouen areas, WatCI‘Sl'lf'ld protection areas, and water( sewer service delivery
o e Ak e | Hs ZRNR 2005 DiTCT areas. In addition to the methodology described below, the Framework
, . Plan is also based on development concepts that the communi
< Less Density More Density - p P y

articulated and prioritized during the plan process. Community land
use priorities include: protecting natural resources; developing a vibrant
downtown; encouraging pedestrian-friendly, mixed-use development;
facilitating infill/redevelopment; and providing a broad range of housing

Primarily Residential ~ Primarily Mixed-Use

A
Yy

Smaller Buildings  Larger Buildings

Y

More Greenspace More Hardscape
Detached Buildings  Attached Buildings

A
\j

opportunities.
- Rotated Frontages Aligned Frontages o
- Yards & Porches  Stoops & Shopfronts —————— The Framework Plan methodology divides land within the study area
< Deep Setbacks  Shallow Setbacks > into six separate classifications or “sectors” (labeled as O-1 through G-4
Articulated Massing  Simple Massing v and further described on the pages that follow). These range from the
% Wooden Buidings Masonry Buidings ,; most natural (Preserved Lands) to the most urbanized areas (Downtown/

Mixed-Use ), with each sector reflecting the appropriate balance between

<«——— Generally Pitched Roofs  Generally Flat Roofs —————— . . . .
environmental conservation and development intensity for the area.

- Small Yard Signs  Building Mounted Signage ————

K Livestock Domestic Animals > Within the broad sector classifications, detailed development

<« Roads & Lanes  Streets & Alleys > specifications should be created through the use of “transect zones”

< Narrow Paths  Wide Sidewalks - (conceptually illustrated on the right and further detailed in the graphic
<«——HighL.0.S. Standards  Low L.0.S. Standards —————— on the left as T-1 through T-6), which subdivide each sector and set
<«—— Opportunistic Parking Dedicated Parking > out the specific intensity and development details for each condition

" Larger Curb Radii  Smaller Curb Radii > along the rural-urban spectrum. On this scale, the Natural Zone (T-1)
= Open Swales Raised Curbs - comprises the most natural, undeveloped land. The Urban Zone (T-

6) equates to the most urban, high density type of environment in a
community, such as is found in downtown Boone.

A

Starlight Street Lighting =
-«—— —— Mixed Tree Clusters  Aligned Street Trees ————————»

<«— L ocal Gathering Places  Regional Institutions —————3

The American Transect. Drawing by James Wassell

This form of mapping and classification is known as “transect mapping,”
and is based on the history of human settlement patterns. The Rural-
Urban Transect is a conceptual “slice” through the landscape from
The graphic above and the accompanying table show the various land use conditions and the rural conditions to urban core, and relates development potential to the
typical design elements .tbzft cbarz.zcterzze the Transect’s ruml—ur.(mn continuum. T/acj graphic ecological conditions and settlement patterns of the land. The transect
shows a birds-eye view of types of development with buildings shown in black. . . . . .
creates a hierarchy of and provides the primary classification for the

environmental and/or built character of the various parts of the Town.

- Parks & Greens Plazas & Squares =
Table by Duany Plater-Zyberk and Company
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FRAMEWORK PLAN: METHODOLOGY

The Framework Plan presented here was created using a methodology V' STEP 1: Classify area by regional land use context V¥V STEP 3: Define development standards for each Zone
based on the TransectMap model developed by Criterion Planners. e

TransectMap is a method designed to apply the transect concept to the

enervs & DROTRIET PROVIGIONS

2T oo Rand Siiadandi by Soniag [hane

specific conditions of a particular place. Q’ Al ' .“ 5

" wid! . : : _, B ! -1'
Step 1-Transect Map Process: The methodology begins by identifying the ‘ .I e :*{
lands that should not be developed based on environmental, agricultural, Ine e e e M ta e

recreational, or historical significance. These lands comprise the B e o e (- o |
Preserved and Reserved Open Space sectors. Then areas that are already e =11
urbanized and are appropriate for infill and redevelopment are identified. e — S =

The land that remains is land that is appropriate for new development
and is subdivided into Restricted, Controlled, and Intended Growth
sectors based on appropriate development densities and land use types
based on proximity to transportation networks and availability of urban
services.

Step 2-Subdivision of Sectors into Transect-Based Zones: The next step in the
process is to subdivide the regional sector zones of the Framework Map
into Transect zones (See the graphics on the next page for additional
discussion). As a means of enacting the appropriate level of zoning and
design controls on new development, each of the regional planning
“sectors,” O-l through G-4, should be subdivided into more detailed
“transect zones” ranging from T-1 - Natural, to T-6 - Town Center (Step
2). Transect zones take the same concept of mapping regional transect
sectors (from rural to urban) and subdivide the sectors into zoning
categories which integrate detailed planning and urban design concepts
into the community’s zoning and subdivision requirements.

aa Remsamrinn, W | e (e e e | AT

V STEP 4: Apply the Transect Zones through Zoning Map

OFFICIAL ZONING MAP 1o oi form ot Camien

Source: DPZ

Step 3-New Transect-Based Codes: One of the fundamental assumptions of
this plan is that Boone’s existing development standards must be changed
to allow and require the type of development that the community
envisions for its future growth. Rewriting the Town’s UDO is one of the
first and most critical steps towards implementation of this plan. This
plan accomplishes the first step in this process, which is to recommend
the appropriate land use types and intensities for the community through
the Framework Plan. The next step is to develop regulatory standards
that are appropriate for each land use category in the Framework Plan.

(Step 3)

Step 4-New Transect-Based Zoning Map: Within each overall sector
classification, the transect zones operate from the scale of a whole
community, to a neighborhood, an individual lot, and a building, right
down to the detail of appropriate architectural elements. The transect
zones will then need to be applied through zoning changes.
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Source: DPZ; adapted for Boone

Sector/Transect Zone Allocation for Boone: The table below defines the natural and infrastructural elements that determine the
areas suitable for the regional sectors specified in the Framework Plan. This table also suggests the appropriate proportions of Transect

Zones within each larger regional sector. The Transect Zone application should be further refined as the Town creates new development

regulations.

| DOWNTOWN/ALREADY DEVELOPED AREAS

| PROXIMITY TO MAJOR THOROUGHFARES AND MAJOR INTERSECTIONS

PROXIMITY TO THOROUGHFARES , KEY CROSSROADS

LIMITED TRANSPORTATION/UTILITY INFRASTRUCTURE
EXISTING LOW-DENSITY NEIGHBORHOODS

FLOODPLAIN

SLOPE 40-70%

100 FT. STREAM BUFFER

ZONE OF POTENTIAL ROCK INSTABILITY
HIGH LANDSLIDE HAZARD ZONES
SECONDARY WATER PRESSURE ZONE
OPEN SPACE TO BE ACQUIRED

THE BOONE 2030 LAND USE PLAN

ADOPTED OCTOBER 2009

VIEWSHEDS
PARKS & GREENWAYS E E
WETLANDS (=) (=)
4 =
FEDERAL LAND 8 g
CONSERVATION LAND el (=]
CEMETERIES E E
30 FT. STREAM BUFFER (<} o
SURFACE WATERBODIES 5 5
=1 2
<< <
g o
= 5
< > | < > |« »
(PRIMARILY OPEN SPACE) (NEW DEVELOPMENT & INFILL) (INFILL & REDEVELOPMENT)
PRESERVED RESERVED RESTRICTED CONTROLLED INTENDED INFILL GROWTH/|
OPEN SPACE LANDS/ GROWTH GROWTH GROWTH DOWNTOWN
CONSERVATION
: - T £
LY ah |ImEEEEEE ] u
P @ frHEEEE) i
= L= IS S I e tHH us
a a o o d [olh a s 4
; 5 R =
HHHH AN
NO MINIMUM NO MINIMUM
NO MINIMUM NO MINIMUM 30% MIN 0-50% NO MIN
10-30% 10-30% 10-30%
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Source: DPZ; adapted for Boone

FRAMEWORK PLAN: METHODOLOGY

T-1 NATURAL
General Character:
Building Placement:

Natural landscape with some agricultural use
Not applicable

Frontage Types: Not applicable

Typical Building Height: Not applicable

Type of Civic Space: Parks, Greenways

T-2 RURAL

General Character: Primarily agricultural with woodland & wetland and
scattered buildings

Building Placement: Variable Setbacks

Frontage Types: Not applicable

Typical Building Height: 1-to 2-Story

Type of Civic Space: Parks, Greenways

T-3 SUB-URBAN
General Character:

Building Placement:
Frontage Types:

Typical Building Height:
Type of Civic Space:

Lawns, and landscaped yards surrounding detached
single-family houses;

Large and variable front and side yard Setbacks
Porches, fences, naturalistic tree planting

1- to 2-story with some 3-Story

Parks, Greenways, Median Landscaping

T-4 GENERAL URBAN
General Character:

Building Placement:
Frontage Types:

Typical Building Height:
Type of Civic Space:

Mix of houses, townhouses &smallapartmentbuildings,
with scattered commercial activity; balance between
landscape and buildings; presence of pedestrians
Shallow to medium front and side yard Setbacks
Porches, fences,

2- to 4-story with a few taller mixed use buildings
Squares, Greens, Median Landscaping

T-5 URBAN CENTER
General Character:

Building Placement:

Frontage Types:
Typical Building Height:
Type of Civic Space:

Shops mixed with townhouses, largerapartmenthouses,
offices, workplace, and civic buildings; predominantly
attached buildings; trees within the publicright-of-way;
substantial pedestrian activity

Shallow setbacks or none; buildings oriented to street
defining a street wall

Stoops, shopfronts, arcades

2- to 6-story with some variation

Parks, Plazas and Squares, Median Landscaping

t
o
L]

T-6 URBAN CORE
General Character:

Building Placement:

Frontage Types:
Typical Building Height:
Type of Civic Space:

Medium to high-density mixed use buildings, enter-
tainment, civic and cultural uses. Attached buildings
forming a continuous street wall; trees within the public
right-of-way; highest pedestrian and transit activity
Shallow setbacks or none; buildings oriented to street,
defining a street wall

Stoops, shopfronts, and arcades

2- to 4-story with a few taller buildings

Parks, Plazas and Squares, Median Landscaping

Transect Zone Descriptions: The table ar
left provides descriptions of the appropriate
character of Transect zones for Boone. These

standards should be further detailed as the

Town rewrites its development regulations.
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FRAMEWORK PLAN: ENVIRONMENTAL CONSIDERATIONS

The Framework Plan illustrates the practical result of applying the
TransectMap methodology to Boone’s planning area. Particular attention
has been paid to conserving critical wetlands, floodplains and other
environmentally sensitive areas while acknowledging the demands of
development in key locations in the Town.

The six geographic regional sectors of the transect mapping system

create the principal framework of environmental and developmental
classification for this new plan. Sectors O-1 and O-2, the most restrictive
environmental classifications, are closely based on requirements and
categories established by various North Carolina state authorities,
including the North Carolina Wildlife Commission’s Guidance
Memorandum to Address and Mitigate. . .Impacts to . . . Wildlife Resources
and Water Quality (2002).

In their report, the North Carolina Wildlife Resources Commission
(NCWRC) notes that “riparian” areas, that is, land areas along and
adjacent to rivers, creeks and streams:

“. . .perform many functions that are essential to maintaining
water quality, aquatic species survival, and biological productivity.
. /The use of wooded riparian buffers is an important tool in
reducing damage to streams (Waters 1995) [and convey] critical
benefits to society.”

In addition to maintaining appropriate stream buffers, this Plan seeks to
maintain key wooded areas as wildlife corridors and, where compatible,
to utilize these areas for active and passive recreation for the citizens of
Boone.

Recommendations for implementing open space and natural resource
protection strategies for Boone are detailed in Section 5, Environmental
Sustainability, of this report.
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Streams and wetlands are typical O-1 sector
Sfeatures

- ] 1]
Creckside greenway trail, a typical O-1
sector land use

Source: Kimley-Horn & Associates

The O-1 sector represents the basic “green infrastructure” of the
community providing critical habitat for wildlife; protection of water
quality and protection from flooding and erosion; and needed recreation
and greenspace for the human habitat. This category, indicated in dark
green on the Framework Map, comprises lands that are already non-
developable, such as wetlands, required stream buffers, and parks.

For Boone, this sector specifically consists of:

*  existing parks & greenways

=  wetlands and streams

= 25 ft stream buffer - standard

= 30 ft stream buffer - watershed area
* 35 ft stream buffer - steep slopes

= federal or state lands

= conservation easements

= cemeteries

APPROPRIATE LAND USES/DEVELOPMENT TYPES:

=  conservation areas

*  parks & greenways

*  limited agricultural/forestry uses
" water access areas

*  limited civic uses such as schools

CIVIC & INSTITUTIONAL USES:

In addition to the geographic sectors, the Framework Plan indicates two
related special land uses: the existing schools and other civic sites such

as the hospital, the community college, and the library. The ASU’s main
campus property is shown in light blue. These civic and institutional uses
properties are related to the community’s permanent green infrastructure
since large pieces of land on many these properties will continue be
undeveloped open space.

Recommended details of the ASU campus/downtown Boone
interface are laid out in Section 7, Downtown Boone. Additional
recommendations for Town/Campus coordination are included in
Section 6, Transportation and Section 8, Focus Areas, and in the
implementation matrix in the Executive Summary.

O-1 PRESERVED OPEN SPACE

.| G1Bestricted Growth Sector

Primarily Reskdentlal/Low-Density
‘G Contrelled Growih Sector

| Urban Helghbarhoods/Medium-Dansity

] eighborood Centers

‘Giintended Growth Sector

I Mixed-Use: Medium to High Density

] regional Mixed Use Contars

N Industrisl
GadnfillRedevelopment Growth Sector

I CowntownMixed-Use

5 rewn of Boone

[ rewn of Boane €T

Gateway Enhancement Cormidor

10 Proposed phase 1 Dandel Bo-one Plowy Allgnment
5] Long-Ramge Daniel Boors Parioway Alignment
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Source: Thomas Hylton

Rural area outside of a historic Pennsylvania
town center

O-2 sector lands represent areas that are prime candidates for moving
into the O-1 sector through conservation easements or other open
space acquisition/protection measures such as Transfer of Development
Rights. This sector, shown in medium green on the Framework Map,
consists of lands that should be off-limits to development except
occasional residential/rural buildings at very low densities. These areas
may be legally developable based on current federal, state, and local
regulations. However, they are areas that based on environmental and
urban service factors (difficulty of providing of sewer/water service and
roadways, for example) should be lightly developed or undeveloped,
remaining in a rural or natural state.

In large part, these areas correspond with locations identified for
viewshed protection in the Town’s current regulations. This zone also
corresponds with areas in the Secondary Water Pressure Zone, defined
as elevations above 3400 feet, which are difficult to efficiently serve with
adequate public water pressure.

For Boone, this sector also consists of:

100 year floodplain

Slopes of 30-70%

100 ft. riparian stream buffer
Zone of potential rock instability
High landslide hazard zones

APPROPRIATE LAND USES/DEVELOPMENT TYPES:

Conservation areas

Parks & greenways

Agricultural and forestry uses

Limited civic uses such as schools

Very low-density residential development and clustered
development (approximate net density: 1 dwelling unit per 10
gross acres)

O-2 RESERVED/CONSERVATION LANDS

B Mixed-Use: Medium io High Density
] regional Mixed Use Contars

I industrisl

G dnfill Redevelopment Growth Sector

I CowntownMixed-Use

] mewn of Boone

[ rewn of Boane €T

] Gateway Enhancement Comidar

1811 Proposed phase 1 Dandel Boone Plowy Allgnment
5] Long-Ramge Danisl Boons Parway Alignment
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Source: Randall Arendt

Conceptual view of hamlet-type
development: buildings clustered around a
cross-roads

The

is in

G-1 sector, indicated by the light yellow on the Framework Map,
tended for relatively low density residential development. This

sector includes existing low-density residential neighborhoods that are
not appropriate for redevelopment. It also includes lands that are not
proximate to thoroughfares and are not projected to be high growth areas

due

App

to limited access to transportation networks and utilities.

ropriate development typically consists of cluster developments such

as conservation subdivisions, or low-density residential development

on r

elatively large lots. For Boone, this sector is generally located away

from planned neighborhood or regional centers and close to heavily
encumbered O-1 or O-2 land.

APPROPRIATE LAND USES/DEVELOPMENT TYPES:

The

community types and land uses appropriate for this sector are:

low density cluster developments or hamlets (a clustering of
buildings around a rural crossroad)

low-density residential development comprised predominately
single-family detached structures and small scale multiple family
units (e.g. duplexes, triplexes) - (up to 5 units per acre - except
where limited by watershed rules to 1single family unit per two
acres (WS-II) or 2 single family units per acre (WS-IV))

limited convenience retail uses

civic uses (parks, schools, religious and government uses)

KELLWOOD/HAPPY VALLEY AREA:

Com

plete a Detailed Small Area Plan for this Area. The G-1 sector also
includes the Kellwood/Happy Valley area, which is currently outside
the Town’s ETJ (shown in dashed box on map at right). Because of
its relatively accommodating terrain and environmental features and
the prospect of Town water service, this area is likely to be under
pressure for additional urbanization in the near future. Ye, this area
also lies within a WS-IV Watershed which limits the overall density
in the area to 2 units/acre or 24% built-upon area. Because of these
competing issues, this plan recommends that additional study of this
area be undertaken with area property owners, Watauga County, and
the Town of Boone to determine appropriate and feasible future road
network and development patterns.

G-1 LOW DENSITY/PRIMARILY RESIDENTIAL

] Heighborhood Centers
Glntended Growth Sector
I Mixed-Use: Medium to High Density

] regional Mixed Use Contars

I Industris]

G nfill Redevelopment Growth Sector

I CowntownMixed-Use

] mewn of Boone

[ rewn of Boane €T

] Gateway Enhancement Comidar

1811 Proposed phase 1 Dandel Boone Plowy Allgnment
[ Long-Range Danisl Boone Pariceay Alignment
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Neighborhood-scaled mixed-use building

A grocery-anchored mixed-use development
is a typical neighborhood center, which may
include retail, office, civic/institutional and

residential uses.

The G-2 sector contains denser, mixed-use development at the scale

of neighborhood centers, indicated by 1/4 mile circles (equivalent to

a 5-minute walk), and suburban, residential development at the scale

of walkable “traditional neighborhoods” shown in orange. This type of
residential development creates an identifiable center organized around
a small public square or green, often with some civic facilities or a
building such as a church or a small store. Local, slow-speed streets form
a connected network, with larger collector streets. Paths form pedestrian
connections linking sidewalks to internal parks and preserved open space
along the boundaries of the neighborhood. This pattern of development
can be more environmentally sensitive to its context and can provide
improved public health benefits for citizens through its capacity for safe
walking and cycling.

G-2 lands are typically close to thoroughfares and at key cross-road
locations. For Boone, the G-2 sector specifically includes areas that are
already developed with neighborhood-serving retail and service uses

or at key cross-roads where future development of this type is likely to
occur, such as around the intersection of NC 105 and Poplar Grove
Road, or the intersection of Boone Heights Drive and State Farm Road.
The G-2 designation is also used in areas where a mixture of higher
density residential types (e.g., small lot single family houses, townhomes,
apartment or condominium buildings, or mixed-use buildings) are
already occurring or would be appropriate to transition between higher
intensity commercial uses and existing lower density neighborhoods, and
take advantage of proximity to existing centers of commerce, education,
or employment such as the university, downtown, the hospital, the
industrial park, and the Hardin Park Elementary School/NC 194
corridor.

APPROPRIATE LAND USES/DEVELOPMENT TYPES:
The following community types and uses are appropriate in the G-2
sector:

* traditional neighborhood developments

* single-family and multifamily residential

* neighborhood mixed-use centers

* neighborhood-scale commercial uses (retail and office)
"  civic uses

* light industrial uses

I Open Space/Parks
University Campun

B CivicHospital

O.Reserved Lands/Conservation

N Critical Comsarvation Aneas

7] Viewihad Protection Anes

G Bestricted Growth Sectar
Primarily Residential/Low-Density

GZ.Controlled Growth Sector

[0 Urban Neighborhoods/ Medium-Density

] eighborood Centers

‘Giintended Growth Sector

I Mized-Use: Medium to High Density

] regional Mixed Use Conters

B industrisl

G Infill Redevelopment Growth Sector

I CowntownMixed-Use

] mewn of Boone

[ rewn of Boane €T

] Gateway Enhancement Comidar

1811 Proposed phase 1 Dandel Boone Plowy Allgnment

5] Long-Ramge Danisl Boons Parway Alignment
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G-2 URBAN NEIGHBORHOODS

NEIGHBORHOOD CENTERS

Neighborhood Centers, shown on the framework plan in the brown
circles, are based on a 1/4 mile radius (a typical 5-minute walk) from

a key intersection. They are intended to be mixed-use activity centers
serving surrounding neighborhoods with retail, services, civic uses, and
higher density housing. A neighborhood center should not typically
contain more than 80,000 to 120,000 square feet of commercial

uses. A grocery-anchored mixed-use development is a typical use for a
neighborhood center. A conceptual mixed-use neighborhood center for
NC 105 and Poplar Grove Road was designed at the charrette and is
detailed in the Focus Areas section.
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G-3 MIXED-USE CENTERS/CORRIDORS

Sector G-3, indicated in dark orange/red, is intended to apply along
high-capacity regional thoroughfares at major transportation nodes,
or along portions of highly-traveled corridors. G-3 land generally falls
within areas for higher-intensity regional-serving development.

Care should be taken to limit the length of G-3 corridor developments to
avoid the creation of lengthy, undifferentiated linear strip development.
Attention to local geography and environmental conditions can assist

in this definition, with special attention given to areas in O-1 and O-2
Mixed-use town center development  gectors along water courses.

APPROPRIATE LAND USES/DEVELOPMENT TYPES:

The full-range of community types and uses are appropriate in the G-3
sector, including:

*  single-family and multifamily residential

* neighborhood-serving commercial uses (retail and office)
®  civic uses

* traditional neighborhood developments

* neighborhood centers

* regional centers

* industrial districts

REGIONAL CENTERS

Regional Centers are mixed-use activity centers with employment

Mixed-use building in a regional center
with residential above retail

N Critical Comsarvation Aneas
5] Viwwihed Protecticn Anea
G Bestricted Growth Sectar

and commercial uses that attract people from beyond the immediate Primarily Assidential/Low-Denity

. . o Ga.Controlled Growth Sector
nelghbo.rhoods and from‘surroundmg communities. These centers are f—— -
appropriate for commercial and employment development as well as the [ weighborhood Centers

> . B . . ‘Giintended Growth Sector
area’s %nghes‘t density 'housmg. The area of these centers is base.d ona S s e, s i
1/2 mile radius (a typical 10-minute walk)—the larger black circles on [ Rowglonsl Mixed Use Cantars
B ndustrial

the map. Regional centers are envisioned for downtown Boone and the
historic university core; around the hospital and the current high school
site; and at the intersection of US 321 and NC 105; and around the
intersection of US321 and Shadowline Drive. These centers will provide
the highest concentrations of residential and employment in the Plan
area.

G Infill Redevelopment Growth Sector
I CowntownMixed-Use
] mewn of Boone

[ rewn of Boane €T

] Gateway Enhancement Comidar
1811 Proposed phase 1 Dandel Boone Plowy Allgnment
5] Long-Ramge Danisl Boons Parway Alignment

INDUSTRIAL DISTRICTS

As regional employment centers, industrial districts also fall into the
G-3 sector. Industrial development is shown around the existing Boone
Industrial Park and in areas where industrial and distribution facilities

are currently located. | 2
Town and County stakeholders envision

Industrial, warehouse, or distribution-type a high-density, regional mixed-use center
building as the best redevelopment option for the

current Watauga High School property near
the intersection of NC 105 and US 321.
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Source: Michael Ronkin

Downtown building concept for Howard
Street

_': '__t' - a *

New, urban townhomes and condos

Sector G-4 is comprised of areas with existing development, with a
relatively dense street grid, and which are appropriate for redevelopment
or additional development. These areas are shown in the purple color on
the Framework Map. This includes the historic downtown and the King
Street corridor as far east as Hardin Street.

This area is, in large respect, appropriate for redevelopment and new
infill development and well served with infrastructure (roads, utilities,
etc.), and access to services and amenities. Because this area is already
well provided for in terms of urban services, it is one of the most
efficient and most attractive area for redevelopment of underutilized
land or development of vacant parcels. It is also one of the best areas
for development in terms of minimizing new environmental impacts to
natural areas since the area has been built upon since Boone’s founding.

APPROPRIATE LAND USES/DEVELOPMENT TYPES:

In-depth discussion of concepts for downtown development,
redevelopment and infill neighborhood development is included in

the Downtown Boone section. In general, however, the following
development types and uses are appropriate in the G-4 sector, continuing
in the historic pattern of mixed-use downtown development in Boone.

* single-family and multifamily residential
= commercial uses (retail and office)

* mixed-use development

= civic uses

* light industrial uses

Downtown redevelopment concept from charrette

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009
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I Open Space/Parks
University Campun
B CivicHospital
O.Reserved Lands/Conservation
I Crinical Comsarvation Areds
7] Viewihad Protection Anes
G Bestricted Growth Sectar
Primarily Residential/Low-Density
GZ.Controlled Growth Sector
[0 Urban Neighborhoods/Maedium-Dengity
] eighborood Centers
‘Giintended Growth Sector
I Mized-Use: Medium to High Density
] regional Mixed Use Conters
N Industrisl
G Infill Redevelopment Growth Sector
I CowntownMixed-Use
5 rewn of Boone
[ rewn of Boane €T
] Gateway Enhancement Comidar
10 Proposed phase 1 Dandel Bo-one Plowy Allgnment
5] Long-Ramge Danisl Boons Parway Alignment

GATEWAY ENHANCEMENT CORRIDORS
Shaded areas are indicated along the 421 corridor at the eastern

and western entrances to the Town’s jurisdiction. These areas are
recommended for enhanced public and private investment to improve
the appearance of these corridors for the public traveling into and
through Boone. Additional information on this concept is provided in
the General Recommendations section of this report.
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THE FRAMEWORK PLAN

4

University Campus
I cCivic/Hospital

B Open Space/Parks

01.Preserved Lands

.....

Primarily Residential/Low-Density

G2.Contralled Growth Sector
u 08I Proposed phase 1 Daniel Boone Phowy Alignment

0 Urban Neighborhoods/Medium-Density
[ ] Long-Range Daniel Boone Parkway Alignment

] neighborhood Centers

B Mixed-Use: Medium to High Density
] Regional Mixed Use Centers

0Z.Reserved Lands/Conservation

[ Critical Conservation Areas

(o] Viewshed Protection Area
G4InfillMRedevelopment Growth Sector
B Downtown/Mixed-Use

G1.Restricted Growth Sector
) rown of Boone

G3Intended Growth Sector

I industrial

] rown of Boone ET)

[E=5] Gateway Enhancement Corridor
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01.Preserved Lands
I Open Space/Parks
University Campus
I Civic/Hospital
02.Reserved Lands/Conservation
[ Critical Conservation Areas
Viewshed Protection Area
G1.Restricted Growth Sector
Primarily Residential/Low-Density
G2.Controlled Growth Sector
I Urban Neighborhoods/Medium-Density
[ Heighborhood Centers
G3.Intended Growth Sector
B Mixed-Use: Medium to High Density
[ Regional Mixed Use Centers
I industrial
Ga.Infill/Redevelopment Growth Sector
B Downtown/Mixed-Use
] Town of Boone
=] town of Boone ET)
[E=5] Gateway Enhancement Corridor
1101 Proposed phase 1 Daniel Boone Pkwy Alignment
Long-Range Daniel Boone Parkway Alignment
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5. INFRASTRUCTURE & SUSTAINABILITY



Develop A Detailed Open Space/Green Infrastructure Plan

One of the outcomes of this strategic land use master plan is a
preliminary indication of the areas of the town that should be preserved
as natural or undeveloped areas for green space, agriculture, or recreation.
These areas are shown in green as the Preserved Lands (O-1) and
Reserved/Conservation Lands (O-2) in the Framework Plan. These could
be areas that the Town and/or the County would target for purchase

or that the Town would negotiate with developers to preserve as new
development occurs through incentives, regulations, and programs such
as Transfer of Development Rights. These areas might also represent
opportuntities for future greenways or linear parks that would serve both
to protect natural areas along streams and floodways as well as provide
important non-motorized transportation linkages throughout the Town.

The Town’s 2006 Comprehensive Plan Update reccommends a “park
master plan” and “greenways action plan,” both of which could be an
outgrowth or an outcome of the land use master plan. As a related effort,
or perhaps as combined effort, this plan recommends that the Town do
a more detailed assessment of the town’s “green infrastructure” for the
purposes of prioritizing areas for local land conservation efforts. The
opportunities for preserving and promoting local agriculture, forest
products and protecting natural habitats, could be factored into such

a plan. Communities across the country are developing such plans,
sometimes referred to as “greenprint” plans, which become strategy plans
for conservation, open space, and promotion of local agriculture.

Many of the recommendations regarding natural areas and natural
systems in this plan generally and in the Framework Plan specifically
reflect recommendations and categories established by various North
Carolina state authorities, including the North Carolina Wildlife
Commissions Guidance Memorandum to Address and Mitigate. . .Impacts to
.. . Wildlife Resources and Water Quality (2002).

This plan concurs with the following recommendations of NCWRC and
further recommends that the NCWRC document and others like it be
used for guidance in land use and environmental policy and regulation
for the Town.

Enhance Minimum Open Space Requirements

“Further, [NCWRC recommends] leaving 30% of the development

area as greenspace, which would include buffers and wetlands and

ensure that the greenspace is connected to natural resources.” Open
space requirements for specific developments should be based on the
location of the development in the Framework Plan. For example, 30%
may be an appropriate target for neighborhoods in the G-1 and G-2
sectors. Areas in the O-1 and O-2 sectors should require 60 to 100%
undisturbed area. As neighborhoods and centers become more urbanized,

the percentage of open space required may be much less in area, but the
detailing would be more formal in nature with increased landscaping,
seating, play equipment, shelters, and community buildings. The Town
will want to develop context-appropriate open space requirements for
each local sector as it considers updating its development regulations in
the near future.

Implement the Recommendations of the Urban Forestry Master Management
Plan

The over-arching goals of Boone’s Urban Forestry Master Management
Plan is to guide the Town’s efforts to recover the loss of tree canopy

and enhance all tree-related benefits by recommending strategies and
actions to improve the Town’s urban forest management in an equitable,
economic, and sustainable manner. Along with this Plan it should be
used to protect, enhance, expand, and preserve the tree canopy for the
benefit of the community. Through public participation, input from
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Town staff, and a detailed analysis of urban forestry conditions, five
management goal areas emerged as priorities for Boone:

1. Tree Planting and Increased Forest Canopy Cover: Boone’s canopy
cover has been estimated at 34.7%, and it is rapidly disappearing
due to forest removal on private property and lack of new and
replacement tree planting on public and private properties. Without
an adequate forest canopy cover, Boone will not realize the many
tangible and intangible benefits trees provide, and the character
of the Town will suffer. Action: Achieve an overall tree canopy
cover of 40% by a combination of updating and implementing the
Boone Master Tree Plan, revising current legislation, enacting new
legislation, creating incentives for private property owners to plant
trees on private properties, and ensuring there is adequate funding
Jfor tree planting and maintenance.

2. Improved Tree Planting/Protection Legislation and Policies:
The Town should review and improve ordinances, guidelines, and
policies regarding tree planting and tree and forest protection,
and create or enact new legislation and policies as needed. These
policies will serve as an official statement by the Town regarding
the importance and value of trees in the community. Action:
Improve Town tree planting/protection legislation by reviewing and
amending, as needed, the Boone Unified Development Ordinance,
and Section 99 of the Town Code. Create new technical standards
as a document separate from the ordinances and create a new tree
ordinance that clearly states the Town’s responsibility for public trees.

3. Expanded Education and Public Relations: Citizens, businesses,
Town staff and leaders, and developers need continued education
and marketing targeted to increase their awareness of the benefits
of trees. They need to be aware of the availability of Town resources
and the various ways they can become more involved in the
urban forest management program and be a part of the solution.
Action: Continue public and citizen urban forestry outreach
efforts, and create an educational program for elected officials and
Town employees. Market the urban forestry program with regular

presentations at conferences and to local groups.

4. Improved Organizational Structure and Funding: Currently, the
components of and resources for Boone’s urban forest management
program are decentralized in various departments. Critical to the
program’s success is adequate funding, a centralized focus and
improved interdepartmental coordination and communication.
Action: Centralize urban forest management responsibilities, staff,
equipment, funding, and resources, and seek new and reallocated
public and private funding sources to support a comprehensive urban

Sforestry program with strong interdepartmental coordination.

5. Improved Urban Forest Maintenance: Proper and timely tree
maintenance is required to maximize tree benefits, increase service
life, improve aesthetics, and ensure public safety. Maintenance
programs are critical to the survival, vitality, and growth of existing
trees and of newly planted trees. Action: Implement and expand
various tree maintenance programs, and conduct a complete public
tree inventory every ten years using a tree data software program to

manage the data. Train employees and use current and accepted best

management practices and arboricultural standards.

This recommendation is derived from policy recommendations the
Town’s 2006 Comprehensive Plan Update. Transfer of Development
Rights (TDR) is a land preservation tool that may be worth exploring
given the challenging development terrain, sensitive environmental

areas, intense development pressures, and high land costs. The Reserved/

Conserved Lands (O-2) sector of the Framework map is actually ideally
conceived of as a TDR “sending area” from which the development
rights on sensitive lands would be transferred to “receiving areas” in

the parts of the Town’s jurisdiction where more intense development

is desired. The TDR concept uses free market forces and individual
land rights to direct development for a locally determined common
good. The basic notion of TDR is that development rights on land

that is designated for protection or preservation (for environmental,
agricultural, and/or open space purposes) can be sold to land holders or
developers in areas that are designated for growth.

Currently, in North Carolina there is no specific legislative authority for
TDR, but it is currently thought to be permissible under other existing
authority granted to municipalities. Orange County, North Carolina
has conducted a feasbility study and drafted standards for a local TDR

program to protect farmland and environmentally sensitive areas there.

The Transfer of Development Rights (TDR) refers to a method for
protecting land by limiting development in some areas and directing
development instead to areas defined for growth by public policy.

This conservation of rural areas and the support of localized urban
development is achieved by transferring the “rights to develop” from
one piece of property and selling them to the owner of another site
where they take the form of a density “bonus” to spur more intensive
development. The development right is independent of land ownership;
it becomes a separate article of private property that can be shifted from
one area to another and can have economic value.
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One of the most current and definitive documents on TDR, including case studies from around
the U.S., is available on-line from Resources for the Future (www.rff-org).

TDR IN MONTGOMERY CO., MD

In 1980, Montgomery County, Maryland, downzoned agricultural
land from a maximum density of one house per five acres to one
house per 25 acres. The County also designated this land the Rural
Density Transfer Zone (sending area), allowing landowners to

sell one development right per five acres. The County established
an initial receiving area, which could accommodate up to 3,000
development rights. Each development right purchased entitled
receiving area landowners to build one more housing unit than
otherwise would have been allowed.

Prior to 1980, Montgomery County lost an average of 3,500 acres
of farmland per year to development. In the ten years following
establishment of the TDR program, the county lost a total of 3,000
acres to development, a drop of approximately 92 percent. By the
end of 1997, the program had protected 39,180 acres out of a total
sending area of 89,000 acres. The program was successful because
development restrictions on sending area properties created a strong
incentive to sell development rights. Moreover, demand was strong
due to the County’s rapid growth rate and the desire for greater
densities in receiving areas. Finally, the County was proactive in
educating landowners, developers, realtors, and attorneys about the
program.
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TDR programs are similar to the more commonly known purchase

of development rights (PDR) programs. The main difference is that
PDRs require that a governmental agency or land trust purchase the
development rights to a particular property. The development rights on
the piece of property are then “retired” through deed restriction in order
to preserve land as open space.

A TDR program operates in a more controlled and predetermined
setting as defined by a detailed community plan that defines certain
locations as “sending” or “receiving” areas. Private developers or local
governments purchase the development rights from within the “sending”
areas and transfer them to an area to be developed; this area is known

as the “receiving” area. The owner of the preserved site retains existing
use rights while receiving cash compensation for the development value
of the land. As a result, the development potential of the property is, in
effect, frozen at a low or minimal basis and the owner is able to recoup
the economic value of the property’s frozen potential.

The most common TDR program allows the landowner to sell the
development rights to a developer who then uses those development
rights to increase the density of houses on another piece of property at

another location (e.g., going from 4 units an acre to 6 units an acre). The

higher density that developers are thus able to realize is the incentive for
them to buy development rights.

A second method allows a local government to establish a “TDR
Bank” to transfer development rights. In this method, developers, who
wish to develop at a higher density than current zoning allows, would
purchase development rights from the local government, which had
previously purchased them from property owners in “sending” areas.
Again, achieving higher density is the incentive for the developer to
purchase the development rights. The local government could then use
these funds to purchase more development rights of properties in areas
that it wants to protect from urban development. The receiving areas
could not increase in density higher than some maximum set within the
comprehensive land use plan.

TDR programs can be an effective tool in the preservation of farmland
and natural resources; however, they are complex and can be difficult to
administer.

(Notes for this section are taken, in part, from the Ohio State University
Fact Sheet: “Transfer of Development Rights,” CDFS-1264-98, Land Use
Series, by Timothy J. Lawrence.)
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Encourage Infill in Developed Areas with Regulations and Incentives

“In addition [NCWRC] encourage[s] ‘infill’ (new development in
unused or underutilized land in existing urban areas) development

in urbanized portions of the jurisdiction” as one of the most basic

ways to protect and preserve more sensitive environmental features
elsewhere. This Plan recommends that downtown and the Town’s
existing commercial corridors are the most important infill areas for the
Town because of the established utilities and infrastructure there, but
also because these areas are the most accessible and most appropriate
locations to develop in a mountain environment. The Town should
develop guidelines and development incentives for infill development
as part of updates of the Town’s policies and regulations. Incentives
might include tax rebates, streamlined permitting, density bonues, and
tax increment financing or other public participation for projects in key
locations.
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The title above, by Rick Pruett one of the
countrys foremost authorities on TDR,
provides case studies and analysis of such
pragrams from around the country.
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An example of a bio-retention area in a mall
parking lot in Charlotte, NC. The curb cuts

allow stormwater to enter the retention area.

Image Source: Equinox Environmental

Constructed wetlands used as a stormwater
management control measure

Image Source: NCSU

Image Source: Padgett & Freeman Architects

Cistern to store 60,000 gallons of rainwater
for irrigation and toilet flushing at a new
school being built by the Eastern Band of the
Cherokee Indians

STORMWATER MANAGEMENT & WATER QUALITY PROTECTION

Apply Best Management Practices for Water Resources

Water quality, water quantity, and water availability are all very
pressing issues for Boone’s citizens and stakeholders. Fortunately, most
of the recommended best practices for promoting smart growth and
environmental protection are also consistent with the goals and best
practices for protecting water resources.

The table at right provides a comprehensive framework of water
resources strategies for all contexts and all scales of development. Many
of these strategies the Town is already implementing or beginning to
implement. Regional storm water plans may be appropriate for such
areas where storm water management on a site-by-site basis may be
counter to goals for compact development. Otherwise, incentives

for on-site storm water management best practices and/or public
participation may be appropriate.

These practices should be applied to all of Boone’s creeks but special
and enhanced attention should be paid to those watercourse that
provide the Town’s primary drinking water supplies - East Fork New
River, Middle Fork New River, South Fork New River, and Winkler
Creek.

Develop a Comprehensive Storm Drainage and Flood Management Plan
Problems related to storm water management, runoff and drainage
were identified as a major ongoing issue in the Boone community-one
that is expensive to correct. Drainage is a large scale problem which
does not readily lend itself to incremental or piecemeal solutions.
Rather, a comprehensive drainage and stormwater management plan is
needed. Perhaps the foremost need in this regard is accurate surveying
and mapping of the Town’s existing drainage systems. Other elements
of the plan might include consideration of utility fees and other
funding alternatives, the need for coordination between Town policies
and requirements for the private sector, and the need to consider
permeable parking areas or other similar innovative approaches to
stormwater reduction.

The Town has been actively involved in floodplain management for
over twenty-five years. As a result of the Town’s efforts to prevent
property loss through pro-active floodplain management, property
acquisition and open space preservation, Boone residents realize a
reduction in flood insurance premiums. Currently the state in involved
in a statewide floodplain mapping program which will effectively
update the Town’s Flood Insurance Rate maps. These new maps will
further improve the Town’s floodplain management capabilities.

Source: EPA

A series of Stormwater BMPs organized according to development context. The above table is from Using Smart Growth Techniques as Stormwater Best Management Practices, by the

The 2000 Flood Hazard Mitigation and Stormwater Management Environmental Protection Agency. The full manual can be found at www.epa.govlsmartgrowthlpdflsg_stormwater_BMPEpdf:

Study provided a detailed assessment of the flood risks in the Town of
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Flood Hazard Mitigation and Stormwater Management Study (2000)

All streams studied experienced significant flooding, of which

Boone Creek had the worse flooding problems. In assessing the

cause of flooding, two primary causes of flooding stand out. First,
since Boone is located in a valley surrounded by steep mountainous
terrain, developing in the valley is easier than developing on the side
of the mountain. However, although the valley is easier to develop,

it was also part of the natural floodplains for the studied flooding
sources. Flooding in Boone is in part attributable to growth in Boone
and surrounding areas. This growth replaces forests, meadows, and
agricultural lands with impervious surfaces. These impervious surfaces
increase runoff, worsening flooding in the valley. This growth has also
resulted in hydraulic structures, such as bridges and culverts designed
and constructed many years ago, to become inadequate.

Analyses were performed to find flooding solutions. The analyses

first focused on identifying structural flood mitigation strategies.
Several strategies were analyzed, including flood control reservoirs
and detention ponds, diversions, levees, and bridge and culvert
improvements. Since most of the land with suitable topographic
relief to store floodwaters is already developed, very few sites for flood
control reservoirs and detention ponds were found. For Boone Creek,
a stream diversion into a culvert under US 321 was investigated.
Although the diversion removed structures along the affected reach
from the 100-year floodplain, its estimated cost of more than $9
million makes it unlikely that it will be built.

Although several solutions were found, they are costly and even if
implemented do not eliminate most of the flooding problems in the
Town. If structural solutions identified were constructed, it would cost
approximately $23 million dollars and would remove seventy-seven
structures from the 100-year floodplain. This is less than 20% of the
structures identified in the 100-year floodplain. The focus of finding
solutions to mitigate flood damages then focused on non-structural
solutions. Non-structural solutions focus on managing development so
that its exposure to flood risks is reduced rather than trying to control
flooding. From these analyses it was found that a non-structural flood
hazard mitigation strategy, which includes more stringent stormwater
management regulations, public education, floodproofing, relocation,
and acquisition of floodprone structures to be more promising.

Financing flood hazard mitigation and stormwater management
is often a difficult problem. Seldom is flooding given a priority in
funding given the other needs in the community. Therefore, new
funding sources are needed to carry out floodplain mitigation and

stormwater management activities. The Town of Boone has been

very successful in obtaining grants to help is accomplish flood hazard
mitigation activities. However, the availability of grant funds is limited
and may not be able to support a long-term strategy for reducing flood
damages alone. A preliminary assessment of a stormwater utility was
performed. A stormwater utility is to stormwater what a sewer utility
is to sewage, and a water utility is to drinking water. It is a “stand-
alone” service unit within the local government that generates revenues
through fees for service.

In estimating the revenue that could be generated from a stormwater
utility, monthly fees were varied from $1 per month per equivalent
residential unit (ERU) to $3 per month per ERU. With a $1 per
month per ERU fee, annual revenue is estimated to range between
$146,778 and $217,994 annually. With a $3 per month per ERU fee,
annual revenue is estimated to range between $523,658 and $777,699.

A stormwater utility appears to be a significant source of revenue for
implementing flood hazard mitigation and stormwater management
solutions in the Town of Boone. However, given the severity of
flooding problems, the utility should be coupled with other funding
sources such as grants to implement flood hazard mitigation activities
as quickly as possible.

Given that the most promising approach to mitigate flood hazards in
the Town is through non-structural measures, basic objectives were
laid out for a flood hazard mitigation plan. These objectives include
implementing a public outreach program, updating ordinances,
coordinating with Watauga County to coordinate development
regulations and plan review processes, developing long-term
community goals to minimize the impacts of future development

on flooding, developing a long-range plan for elevating, relocating,
acquiring, or floodproofing floodprone structures, identifying
beneficial reuse of floodplain properties, working to pre-position the
Town to secure additional grant funds, implementing a program to
help commercial property owners floodproof buildings, implementing
an inspection and maintenance program to maintain the flow capacity
of bridges and culverts, and working with other agencies to jointly
address flooding and drainage problems.

The narrative above was adapted and edited for length from the Flood
Hazard Mitigation and Stormwater Management Study, as prepared in
2000.
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Boone, an assessment of solutions to mitigate those
flood risks, methods for financing flood hazard
mitigation and stormwater management activities,
and recommendations for implementing flood hazard
mitigation solutions. The flooding sources studied
included Boone Creek (Kraut Creek), Hodges Creek,
East Fork New River, Middle Fork New River,
Mutton Creek, Rocky Knob Creek, South Fork New
River, and Winkler Creek.

It will be essential to complete a formal plan
comprehensive storm drainage and flood management
plan with the preferred build-out scenario noted in
this plan. With increased infill often comes increased
impervious surface, though the downstream impacts
need not be severe if properly planned. In addition,
it is the aspiration of this plan to actually improve
some flooding conditions, particularly along the
Kraut Creek/Boone Creek corridor with infill and
redevelopment that improves both water quality and
improves flood storage capacity.

“For a buffer to effectively perform for all riparian
processes, wider contiguous buffers (100-300 feet)
are recommended. . .[NCWRC recommends] the
maintenance or establishment of a minimum 100-
foot native forested buffer along each side of perennial
streams and 50-foot native forested buffer along each
side of intermittent streams and wetlands throughout
the present and future service areas or the entire
municipal jurisdiction. . .[NCWRC] additionally
encouragel[s] the implementation of buffers on
ephemeral streams due to the important functions
that they provide as headwater streams. . .Buffers
should be measured horizontally from the edge of the
stream bank. . .and must be provided over the entire
length of stream, including headwater streams.”

These suggested buffer widths are consistent with
recent North Carolina Division of Water Quality
recommendations which suggest 50-foot minimum
stream buffers, but state that 100-foot buffers are
preferred for long-term water quality protection.

The largest buffers (up to 100 feet) will be most
appropriate in the least urbanized areas (O-1 through

G-1), which are also the areas that cover the most
acreage in the Town’s sphere of influence. Minimum
width buffers (i.e. 50 feet) and/or other mitigating
measures may be appropriate in the more urbanized
sectors.

According the NCWRC, riparian areas provide the
following benefits:

* Reduce pollutants and filter runoff

* Improve air quality and lower ozone levels

*  Maintain stable water flows

* Help maintain water and air temperature by
providing shade

»  Stabilize stream banks

* Provide most of the organic carbon and
nutrients to support the aquatic food web

*  Provide sources of large woody debris for the
stream channel

* Help reduce the severity of floods

*  Facilitate the exchange of groundwater and
surface water

* Provide critical wildlife habitat

“INCWRC recommends] that the local

governments prohibit commercial or residential
development within the 100-year floodplain.”

This recommendation is consistent with recent

efforts by the Town and the University to restore

the natural systems in floodplain areas and with
recommendations in the Town’s Comprehensive

Plan regarding floodplain protection. A number of
communities in North Carolina including Cary,
Davidson, Cornelius, and Belmont and others already
have such provisions in their development ordinances.
As there is already a great deal of development in
floodplain in Boone, redevelopment in these areas
will need to carefully consider and mitigate future
impacts. The Town may want to consider additional
floodplain buyouts in key locations and incentives

to minimize the footprint of redevelopment in
floodplain areas. A concept for a public-private
redevelopment of a floodplain area along US 321 is
shown later in this section.
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WATERSHED PROTECTION/WATER AND SEWER INFRASTRUCTURE

Continue to Protect the Water Supply from Encroachment with Carefully
Managed Development

The presence of the raw water intakes in Winkler’s Creek and the South
Fork New River necessitates the requirement for upstream protection of
water quality impacts to these drinking water supplies. Under the North
Carolina’s Water Supply Watershed Protection Rules, the state establishes
regulations that manage development intensity and in particular,
impervious surfaces, in watershed areas. These rules vary by watershed.
At present, the town has three classifications:

WS-II-CA (Ciritical Area): Maximum density of 1 unit per 2 acres
for single family development and a maximum built-upon area of

6% for all other development types.

WS-IV-CA (Ciritical Area): Maximum density of 2 units per acre for
single family development and a maximum built-upon area of 24%
for all other development types.

WS-IV-PA (Protected Area): Maximum density of 2 units per acre
for single family development and a maximum built-upon area of
24% for all other development types.

Clearly the most important area for focused management is in the
Critical Area. The Protected Areas, particularly those in the Kellwood
area will need special attention. Thus, the recommendation in Chapter
4 for the need to create a special area plan so that balanced development
can be ensured. In addition, current regulations should be reviewed and
if necessary, amended, to ensure that the Winkler’s Creek and South
Fork New River water supply intakes are protected. To start, the town
should consider conversion of the current 1/2 acre minimum-based
standard to an straight impervious surface calculation. Many studies have
shown that suburban style development at two units per acres is actually
more damaging environmentally because of the extensive tree removal
that is necessary for the home construction and the fertilizers that are
often used on large expanses of grass.

Advocate for Water Conservancy Techniques in Construction Practices
Beyond the current low-flow toilet standards, the town should consider
either new regulations and/or incentives that encourage decreased water
consumption. The LEED ND (Neighborhood Development) program

offers some suggestions for performance goals. They include:

Category 1: For non-residential buildings and residential buildings
over 3 stories employ strategies that in aggregate use 20%-30%
less water than the water use baseline calculated for the building
(not including irrigation) after meeting the Energy Policy Act of
1992 fixture performance requirements. Calculations are based
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on estimated occupant usage and shall include only the following

fixtures (as applicable to the building): water closets, urinals, lavatory

faucets, showers, and kitchen faucets.

Category 2: For residential buildings 3 stories or fewer comply with

2 out of 3 of the following requirements:

*  'The average flow rate for all lavatory faucets must be <2.0 GPM.

*  The average flow rate for all shower heads must be <2.0 GPM.

*  The average flow rate for all toilets, including dual-flush toilets,
must be <1.3 GPE

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

1 Raw Water Intake #2
South Fork New River

Develop a Water and Sewer Master Plan that Accommodates the Build-Out
Envisioned in this Plan

While current availability and capacity were reviewed as a part of this
plan, a detailed study on the impact of future development was not
completed. With a adopted vision of build-out in place, the town can
now look at completing capital improvement plans for each sewer basin
as well as water capacity and availability analyses. It is assumed that many
existing aging and/or undersized pipes will need to be repaired and or
up-sized to accommodate the planned new development. It should be
the policy of town to ensure adequate water and sewer capacity for all
development within the current town limits but that new growth on the
perimeter and outside the primary pressure zones should be responsible
for the adequate delivery of these utilities at their own expense.
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Historically, the settlement patterns in the western North Carolina
landscape derived in large part from the topographic conditions that
limited development zones to the flatter, more easily accessible areas.
Development in the last fifty years aside, the predominant patterns

in this area of the state have been either rural farming settlements

or small towns. Some towns (such as Boone) served as centers of
commerce and government for their respective counties. Other towns
(such as Blowing Rock) provided weekend respites for their seasonal
populations. Suburbanization and mountainside development are
largely recent entrants to the overall patterns in the area. With modern
heavy equipment and new technologies, there is now little terrain that is
inaccessible.

Because true sustainability combines the very best in development
location, site planning and building design it is necessary to provide a
comprehensive approach to development decisions. The benefits of an
energy efficient home on the side of a mountain are negated if every trip
away from the home is by automobile, particularly if that automobile

is not fuel efficient. The goal, therefore, should be to encourage
development into patterns that are comprehensively sustainable.

Within the context of a neighborhood, town or village, the focus must be
on walkability. Walkability is both about places to walk on (routes) such
as sidewalks and trails but also places to walk to (destinations) including
parks and shops. As such, these standards will place a strong emphasis on
the relationship of the storefront (for commercial buildings) or the porch
or stoop (for residential buildings) to the public realm (the street, park
or open space). In general, buildings should be close enough to the street
to create an interaction between those sitting on a porch and people
walking by on the sidewalk. This interaction encourages pedestrian and
bicycle activity as viable alternatives to the automobile and creates and
reinforces the bonds of the social network.

Once a community establishes the most appropriate locations for

new development as outlined in the Framework Plan, individual
developers, builders, and their designers must take a careful approach
to the development of land in forms that best complement the context.
From the mountainside subdivision to the downtown infill building,
appropriate building typologies and site placements will help achieve a
sustainable site and building pattern for the greater community.

While not comprehensive, this section is intended to provide ideas for
more sustainable development patterns appropriate for this region.

SUSTAINABLE SITE PLANNING

SITE RESOURCE ASSESSMENT (SRA)

While the community-wide Framework Plan will serve the larger study
area well in terms of general guidance, it is not detailed enough to
provide site specific decisions about street alignments, lot configurations,
and building sites. As a result, a more specific site assessment is necessary
to thoroughly evaluate a tract that is being prepared for development.

This plan recommends a comprehensive site resource assessment
process that can provide both landowners and regional land stewards
with predictable outcomes and a usable product that is “design-ready.”
The assessment process expands upon a pilot program begun by the
Haywood County (NC) Waterways Association.

The assessment correlates a variety of factors including the nature and
depth of the soils, slope and terrain, the presence of streams, seeps, and
other water sources, the location of rock outcrops, the geology, and
features of interest (such as special resource values or attractions) to
identify the most suitable home sites and access road locations. This is
all provided within a watershed perspective that addresses the impacts
from the proposed development, possible downstream impacts and

the potential effects of future upstream developments. The results are
mapped in a 3D GIS model and provided to the developer, along with a

written report.

The proposed Site Resource Assessment (SRA) as outlined in the
Mountain Landscapes Initiative Toolbox has been broken into two
distinct Tiers which will provide developers valuable information
regarding a site’s resources and different phases of the development
process. An SRA is a critical step in the planning process and should
serve as the basis for all future planning and design. A Tier 1 SRA
collects the most basic information that utilizes the bare essential data.
It will help promote better development practices in sensitive mountain
terrain by enabling the property owner to better identify major site
constraints early in the process. A Tier 2 SRA utilizes more detailed
information that is collected from both available databases and on-site
field reconnaissance. A Tier 2 SRA is the recommended assessment
model to complete prior to design and formal entitlements to promote
better patterns for sustainable development.

In order to supplement decision making regarding the appropriate
design of homes, additional studies include those that model solar aspect
(path of daylight) study and wind (to help shelter homes from high
winds) may be useful. The SRA will not necessarily include direct design
solutions or recommendations. Rather, it will provide direction for areas
more suitable for building and areas appropriate to protect or otherwise
avoid general disturbance. It does not involve lot layout, road layout

or specific home site locations. Ultimately, the product of the Site
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Resource Assessment is a Suitability Assessment Map ready for use by
designers to begin preliminary layouts and design.

To ensure widespread application of this tool, Boone should consider the
following:

»  Adopt the SRA as part of the UDO for new subdivisions,
especially in the 0-2 and G-1 Framework Plan Sectors, and
provide streamlined permitting process when used including fee
waivers, fast-track reviews, etc. (The process will be less valuable
in redevelopment locations or areas where the Town has already
indicated a preference for higher density development.)

»  Establish an education component of the program that serves both to
market the process but also the value of best development practices
as well.

*  Provide documentation to share with developers regarding the
cost/benefit of performing Tier 1 & Tier 2 SRAs. For example,
document the costs for the SRA and compare to the cost of: building
a road only to find that it may not be feasible after construction
has started; fines due to sediment and erosion control violations;
downstream wetland or stream impact violations; finding out after
the property is parceled that half the lots are not suitable for septic.

*  Create a funding source which provides grants to developers to use the
SRA Tier 1 & Tier 2 process prior to design.

*  Develop a list of approved professionals qualified to perform an SRA
(soil scientists, botanist, biologists, ecologists, geologists, etc.) and
encourage ASU and the Community College to establish a program
that helps train professionals in SRAs.

A Tier 1 SRA showing basic analysis of existing conditions (aerial photography), streams,
drainage ways, poor soils and an important ridgeline using information from a brief field visit
and commonly available GIS data.
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Images from top: Typical SRA maps showing
ecological corridors (top), buildable areas
and proposed road locations (middle), and
conservation site plan based on the SRA
(bottom) for a proposed development in
Maggie Valley, NC. The site plan preserves
more than 80% of the 230 acre acre tract
and provides lots for nearly 80 homes (some
of which will be served by municipal sewer).
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THE BOONE 2030 LAND USE PLAN

SUSTAINABLE SITE PLANNING

Site Resource Assessment (SRA)
Tier 2 Study Checklist

% Site Resource Assessment (SRA)
=Ml Tier 1 Study Checklist

General Notes

1. The source of data for a Resource Assessment for Tier 1 should be readily available GIS
data (except for Viewshed Exposure mapping). Tier 2 places more responsibility on the
professional to obtain accurate and useful data as a result of field verification and data
that will be obtained through on-site work.

2. All maps & data should be at the same scale and coordinate system.

3. NRCS Soils data does not provide the detail needed to make good decisions for
developers, land-use planners, and landowners. It is recommended that efforts be made
to generate better soils data for the region.

ADOPTED OCTOBER 2009
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BEST PRACTICES FOR DEVELOPMENT ON SLOPES

The diagram on this page is a conceptual illustration of “best practices”  As with all generalized diagrams, there are always site-specific conditions  measurements are available.

as it relates to site selection for both neighborhood and house siting, that may require carefully studied exceptions. This should be used as a

design, and construction in a mountain environment. While not to basic guide that complements and is incorporated into the Site Resource  However, when the full database of NCGS landslide records is

scale, this diagram illustrates appropriate building zones based on the Assessment process. considered, a threshold slope of 25% is needed to ensure that nearly

two predominant geographical features of the High Country—steep all historic landslides would be included. It is recommended, therefore,

slopes and floodplains. STEEP SLOPE DEVELOPMENT GUIDELINES that any development on slopes over 25% should obtain a detailed
Apply Best Practices for Steep Slope Development geotechnical analysis.In addition, it is generally accepted that septic

As noted in the diagram, best development practices recommend Development on steep slopes should be avoided. The Town's adopted systems do not function properly on slopes in excess of 30%. Likewise

avoidance of construction on primary ridgelines and in floodplains, standards have identified steep slopes as being a 30-50% grade and very ~ sewer systems should not be constructed within slopes that exceed 40%.

and carefully considered development on steep slopes depending on steep slopes as those in excess of 50%.The North Carolina Geological

the specific slope percentage and soil conditions. It also suggests how Survey maintains a database of historical landslides. Based on this data, a

mountainside development can fit within the tree canopy and use threshold of 35% (approximately 20°) slope would be needed to include

natural land forms to minimize overall disturbance. the initiation points of most historic landslides for which accurate slope

i On primary ridges, building sited

i away from ridgeline so that rocfline
i is always below actual elevation of

i the ridgeline

! On secondary ridges,

: homes should be sited so

: ias not to breach tree line.

. E= 2 : A i [A) max. height above land,
F 1 ! level of ridge: 35 ft

! (B) max. height of building:

o 40ft

Image above illustrates a typical home construction on a 33% slope including development
clearance areas and supplemental plantings to minimize fire risk.

Primary building zene between floodplain and steep slopes
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30-39% na building farms whenever possible
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i Note: This graphic is an illustration of best practices for development in

i various locations in a typical North Carolina mountain community as agreed
; to by a consensus-based stakeholder group organized by the Land-of-Sky

i Council of Governments in Asheville, NC. The dimensions shown do not 50 ft maximum &0 ft maximurn plan depth Homes shielded from
" necessarily reflect the current regulations of the Town of Boone. plan depth primary view areas

- - = Lirnit of floodplain

Slopes Slopes Slopes s
20-2%% 10-19% 0-9% Mo building allowed

....SECONDARY.RIDGELINE ________1__

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009 5: Infrastructure & Sustainability |
Boone, North Carolina \ 56

Image Source: LandDesig,



Image Source: NC Geological Survey
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Landslides, or mudslides as they are sometimes called, are an increasing
threat in the High Country as development continues on unstable slopes
and in the paths of past landslide locations. Development occurring on
steeper slopes, generally above 35%, causes mountainsides to destabilize
and not only threatens those properties, but also the properties
downslope. Modified slopes can be more susceptible to landslides

than unmodified or “natural slopes.” “Unless carefully done, slope
modifications such as excavations, embankments and drainage systems
can destabilize slopes that are marginally stable in the unmodified or
natural state” (Wooten, et al).

Heavy precipitation events in combination with steep slope development
in potentially hazardous areas is a public safety issue. “High-intensity
summer storms and single tropical depressions can trigger slope
movements  (Wooten, et al). Deforestation can further destabilization
due to the removal of root systems that strengthens soils. In addition to
the public safety hazard landslides pose, they also lead to soil and forest
loss, sedimentation of streams, river and lakes and increased erosion and
habitat destruction (Land-of-Sky Regional Council, 2008).

In general, underlying causes of landslides include: underlying geology,
geomorphology, hydrology, weather-climate, slope modifications

and deforestation. Possible triggers involve earthquakes, blasting,
freeze - thaw, precipitation - water (back-to-back storms), and slope
modifications.

LANDSLIDE PROTECTION RECOMMENDATIONS

Utilize Available Information to Prevent Landslides. The North Carolina
Geological Survey in Swannanoa is heading up a multi-year effort

to study counties for potential and known landslide hazards.

Watauga County was mapped in 2008 and maps are available online.
Landowners, developers and local governments should be knowledgeable
about potential landslide hazards in their areas. NC OneMap and the
NC Geological Survey have various geological and landslide mapping
resources available for download free of charge. This information was
incorporated into recommendations on the Framework Plan for Boone.

Require Geotechnical Analysis. Slope stability analysis is a useful tool to
determine whether proposed development will jeopardize slope stability
on the site and surrounding properties. Geotechnical Analysis should
continue to be required for development on all slopes greater than 50%
and on slope greater than 30% in areas of certain geologic hazards.

Minimize Site Disturbance/Maximize Site Design. Where possible, it is

best to limit cut and fill, stcormwater runoff and vegetative loss during
construction. Not only do these adversely affect water quality, tree cover
but they also all contribute to slope instability.

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

SLOPE STABILITY & LANDSLIDES

@ Slope Movements
100 Miles

Image Source: NC Geological Survey

@ Slope Movement Deposits

The NC Slope Movement-Slope Movement Deposit database currently has a total of 5,343 entries. However, entries usually increase weekly as
mapping in a county progresses.
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Image Source: NC Geological Survey

Tension cracks and curved trees, both indications of slope instability, can be seen in this photo from western North Carolina.
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LEED for New Constructionv 2.2
Registered Project Checklist

Project Na

The image above is a page from the checklist
Jor LEED for New Construction v. 2.2

In the United States alone,

buildings account for:

o J0% of electricity
consumption,

*  39% of energy use,

e 39% of all carbon
dioxide (COZ2) emissions,

*  40% of raw materials
use,

*  30% of waste output
(136 million tons
annually), and

e 12% of potable water
consumption.

Source - USGBC

The introduction of energy efficiency in the design of buildings is

an important factor in the overall sustainability of any community.
However, a sustainable building built ten miles from the nearest services
negates any energy savings the moment the car must be used as the

sole means of transportation. Energy efficiency and environmental
friendliness must marry the building, the site and its location, and the
greater community. Promoting compact, walkable development is the
best “green” building technology that the Town has at its disposal. Once
this has been accomplished, opportunities abound to make individual
buildings within a compact setting more green.

With the substantial advances in building construction technologies
over the last ten years and the rapid integration of new “green” products
into the marketplace, the incremental cost of green building has all

but been eliminated for new construction. The US Green Building
Council (USGBC) estimates that the slight increase in building costs
that incorporate green standards are absorbed into lower utility bills
and decreased maintenance over a relatively short period of time (often
2-5 years). Also, building occupants report a range of other secondary
benefits including lower absenteeism, lower illnesses, and a more
productive employees.

There are a number of third-party rating systems that seek to quantify
the level of energy efficiency and environmental friendliness of buildings
and sites. The two most popular in western North Carolina are the
LEED program promulgated by the USGBC and the NC HealthyBuilt
Homes Program. Though there are a number of other similar green
rating programs, these two are the most well-respected and most well-
established in this region.

Provide Leadership for Sustainable Building Practices

This report encourages that the Town provide leadership in sustainable
building and site design practices. For example, like municipalities across
the country, the Town could use the LEED guidelines for certifying all

new public buildings as energy efficient and environmentally sustainable.

Developed by the USGBC membership, the Leadership in Energy and
Environmental Design (LEED) Green Building Rating System is a
national consensus based, market-driven building rating system designed
to accelerate the development and implementation of green

building practices. It is a leading-edge system for designing, constructing
and certifying sustainable buildings. Already Boone is working with
Watauga County on planning for green building and site design for

the new high school. ASU is also planning for several LEED building

projects.

SUSTAINABLE BUILDING PRACTICES

Boone should consider sustainable building techniques at a minimum
LEED Silver level with all new or expanded public buildings. The City
of Chicago is implementing a similar requirement across all of its public
buildings and is retrofitting many of them to achieve the goals. The
most widely publicized of their retrofits is the installation of various
roof systems. They are using “green” roofs such as a planted garden

or “white” roofs (white painted surfaces to reflect sunlight rather than
absorb it) for all new construction, particularly for public uses such as
fire stations and schools. Such roofing systems not only reduce energy
costs on the buildings, but garden roofs can also be designed to capture
and filter stormwater during a rainstorm. These techniques reduce

the environmental footprint of a building and promote sustainable
development practices.

The Town can provide a valuable marketing and testing ground for local
green building practices. And sustainable construction practices do not
have to be and should not be limited to buildings and LEED standards.
Boone can also ensure that all capital projects including parking lots and
sidewalk installations include sustainable best practices.

Encourage Green Building Standards For Private Development

The Town should consider green building incentives at the local

level for developers who consider the use of the LEED rating system
for buildings and/or developments. Arlington County, Virginia has

a LEED Certification Incentive Program entitled “Building Green,
Building Smart.” If projects achieve the minimum LEED certification
of Silver then they can receive up to 3 additional stories and/or .35
additional Floor Area Ratio (FAR). The City of Seattle provides direct
grant funding and technical assistance for soft costs related to LEED
documentation, building commissioning and certification. This can be
quite valuable as these soft costs can run $10,000 - $20,000 or more
depending on the size of the project.

Beginning in 2009, LEED for Neighborhood Development (LEED-
ND) will be available as a certification that evaluates an entire
development within the context of a walkable environment.

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009
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These affordable modular duplex homes were designed for an infill site in Asheville. They
provide a model of building in an accessible, low-impact location, using low-cost, low-tech
and green materials.

“The more high technology something is, the quicker it
breaks. The things that really work brilliantly are the
simplest design decisions—integrating workers with housing,
integrating mixed-use, reducing the need for travel, reducing
private car use, and providing access to locally produced
Jfood, local goods and services. Then reduce the demand for
heat and power using a high level of insulation, passive
solar orientation, good daylighting, good shading strategies,
natural ventilation, a passive heat-recovery ventilation
system. Once youve reduced demand using those techniques,
then create basic renewable energy systems like solar electric
panels, wood-pellet boilers, and solar thermal collectors. No
technological innovation required,” he adds.

-Bill Dunster, founder of ZEDfactory
Urban Land Magazine, June 2008
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A recent installation of solar panels on the
ASU campus

One of the most compelling vision statements offered by participants at
the charrette was the suggestion that Boone be the first town on the East
Coast using totally renewable energy sources. Not surprisingly, Boone
has the local capacity and intellectual resources to achieve this vision.

In the realm of energy resources, Boone is blessed with two significant
attributes, among others: First, it is located in a region with some of

the best wind potential in the state and the country (see map at right).
Second, it is home to some of the best knowledge resources on alternative
energy sources in the state, if not the country. Boone is home to
outstanding ongoing research and advocacy for and implementation of
alternative energy systems and policy at ASU and through organizations
like the Appalachian Institute for Renewable Energy (AIRE).

RENEWABLE ENERGY SOURCES

Bioenergy. With expected continued volatility in oil prices, bioenergy

is gaining popularity as a renewable energy source that can be used for
heat, electricity and to fuel vehicles and farming operations. Biofuel and
ethanol are the two main types of bioenergy currently used in the United
States. While solar power is the most sustainable way to heat your home,
new oil furnaces that run on higher blends of biodiesel are great for back-
up systems. Bioheat consists of a mixture of conventional heating oil and

biodiesel.

Hydro Power. Falling water is used to produce hydropower though large-
scale hydropower can cause environmental impacts. Small-scale hydro
systems however offer several advantages because the generation process
produces no pollution and it doesn’t require a large dam or reservoir.

Solar Power. Solar power involves the conversion of sunlight into
electricity. This can be done more easily and affordability on a small to
medium sized scale through solar panels, modules, charge controllers,
batteries, inverters and power centers. Solar thermal technologies can be
used for water heating and space heating. You can now sell your solar
and other renewable generation to the North Carolina Green Power
program.

Wind Energy. Not only does wind power create jobs and reduce air
pollution, but it is also an affordable, clean and sustainable way to
harness and reuse energy. The costs of installing a small wind energy
system typically range from $3,000-5,000 per kilowatt for a grid-
connected installation. Many variables affect the time it takes to break
even, depending upon the wind resource at your site, your power
provider’s electricity rates, and financing and incentives. Small wind
owners with strong average wind speeds can usually recoup their
investments within fifteen years (American Wind Energy Association).
In general, the prime location for these systems is in higher elevations

in western North Carolina. NC OneMap has free GIS download of

Western North Carolina Wind Power Classes at 50 Meters
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Boone is located in one of the highest wind power potential regions in North Carolina.

wind power data, which maps the entire states potential to provide wind
power.

RECOMMENDATIONS

The text box at right provides excellent big picture recommendations
on the topic of energy independence, many of which the Town is
already making progress on and which are consistent with other
recommendations in this plan.

As noted above, Boone is rich in natural and technical resources for
alternative energy promotion and implementation. The Town and its
stakeholders should take maximum advantage of these resources in
establishment of a local task force. One of the first goals of the Task
Force should be development of a long-range renewable energy plan for
Boone. These would be the first steps on the road to a 100% renewable
energy vision.

Local advocates and experts have contributed to a wind ordinance for
Watauga County. The Town should ensure that regulatory barriers

(e.g., height limitations, etc.) do not discourage or prohibit the use of
renewable energy systems. The Town should also look for opportunities,
through streamlined permitting or other means, to promote the use of
renewable energy technologies locally.
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SUSTAINABLE ENERGY

Joint energy and climate strategies would do well to focus on two
main goals: reducing overall consumption and meeting basic needs
more locally. In this way communities can reduce their reliance

on transoceanic supply lines, reduce their vulnerability to rising

and volatile energy prices, and reduce their contributions to global
warming. There are five key principles that local governments should
integrate into ongoing decision making and long-range planning for
addressing both peak oil and global warming:

1. Deal with transportation and land use (or you may as well stop
now). Fundamentally rethink your land-use and transportation
planning practices, from building and zoning codes to long-
range planning. Make infrastructure decisions with 100-year
timeframes, and work regionally to address the land-use and
transportation challenges of energy and climate uncertainty.

2. Tackle private energy consumption. Use existing tools to
encourage serious energy conservation and efficiency in the
private sector. Engage the business community aggressively,
challenging local leaders to reinvent the economy for the post
carbon world.

3. Attack the problems piece by piece and from many angles. Use
proven solutions, pursuing many different kinds of solutions
at different scales. Enlist the entire community, setting clear
community goals and spurring action from all sides to meet
them.

4. Plan for fundamental changes — and make them happen.
Educate local elected officials, staff, and community stakeholders
about the challenges of energy and climate uncertainty
and engage them in the discussion. Challenge them to find
serious solutions and integrate peak oil and climate change
considerations into decisions.

5. Build a sense of community. Get people talking with each other,
forming relationships, and investing themselves in the larger
community. The social resilience that comes from a strong sense
of community and mutual investment is essential for meeting
the complex and unknown local challenges of peak oil and global

warming.

Excerpted from “Post Carbon Cities” by Daniel Learch. Planning magazine.
December 2008. postcarboncities. net/node/4071

5: Infrastructure & Sustainability
59



6. TRANSPORTATION



The Town of Boone has been at the forefront of the discourse on smart
and sustainable transportation since the 1990s with the completion of
the landmark 1994 Boone/Blowing Rock Alternative Transportation Plan.
Although Boone forged ahead in establishing an outstanding public
transit system, quality bicycle and pedestrian accessibility has not been
established in the Town as envisioned in the Plan.

With traffic congestion continuing to worsen in Boone, plan
participants made it clear that there is a readiness for establishing a
multi-modal network of complete streets throughout the Town, with an
integrated system of roads, transit, pedestrian, and bicycle facilities. In
fact, relieving traffic congestion and providing transportation choices
(especially making it practical to bicycle and walk) were two of the top
community priorities articulated in the public input process.

Map 6.1 shows the range of transportation projects that have either been
contemplated or planned by NCDOT and/or the Town of Boone prior
to inception of this planning process.

ROADWAY LEVEL OF SERVICE & CONGESTION

The North Carolina Department of Transportation regularly collects
traffic counts (referred to as Average Daily Traffic or ADT) information
for state routes throughout North Carolina. The development of the
Master Plan included a review of these counts within the Boone area.
(Map 6.2) summarizes historic ADT counts on Boone roadways.

The roadways shown in Map 6.2 are typically evaluated on the basis of
their Level of Service (LOS). Roadways are ranked on a lettered scale of
A to F, with level of service ‘A’ representing the best operating conditions
for motor vehicles and level of service ‘F’ the worst.

Following is a description of the various levels of service categories as

outlined in the Highway Capacity Manual 2000 (HCM 2000).

Level of Service A: Primarily free flow operations at average speeds,
usually about 90 percent of free flow speed. Motor vehicles are
completely unimpeded in their ability to maneuver within the traffic
stream.

Level of Service B: Reasonable unimpeded operations at average travel
speeds. The ability to maneuver within the traffic stream is only
slightly restricted.

Level of Service C: Stable operations. Ability to maneuver and change
lanes may be more restricted than in LOS B.

ISSUES & OPPORTUNITIES

Level of Service D: Borders on a range on which a small increase in
flow may cause substantial increases in the approach delay and hence
decreases in travel speed.

Level of Service E: Significant delays and average travel speeds of one
third the free flow speed or slower.

Level of Service F: Traffic flow at extremely low speeds. Intersection
congestion is likely at critical signalized locations with high approach
delays.

In an area like Boone which values non-motorized travel and transit,
these evaluation criteria must come with a few caveats. First, the letter
scale is not indicative of whether a roadway “works” or not. Unlike the
letter grade scale used in education, a D, E, or even F grade may be
acceptable if the corridor in question serves many uses and users. Many
downtown Main Streets operate at these “lower” levels of service from a
motor vehicular standpoint, but function in an exemplary manner from
a standpoint of walkability or economic vitality. A decision to enhance
the car-carrying capacity and increase the level of service in such contexts
would be unfathomable. Examples of Main Streets that function in this
way include such examples as Rodeo Drive in Beverly Hills and 5th
Avenue in Manhattan.

The second caveat is that the LOS measure looks at the conditions over
the course of the day. A roadway may be extremely congested from a
motorist standpoint during peak hours, which could result in a “lower”
level of service. However, the same roadway may be uncongested
through most other times within a 24-hour period.

Finally, the criteria only measure the amount of delay a motorist may
experience in moving through a corridor. This criteria does not account
for the quality of travel or safety associated with non-motorized modes
of travel that are often compromised by faster-moving motorists. Many
criteria in addition to vehicular level of service are used to determine the
best balance in transportation systems in urban environments (see the
the Walk Score, which is shown on Map 6.3), and these were evaluated
holistically in the planning process for Boone.
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[In 2008], the RAND Corporation, a non-profit think tank, put out
a report on how to get traffic moving faster. They considered lots of
the standard solutions—improving signal timing, clearing accidents
quickly, encouraging telecommuting, and so forth—and found that
many of them could, in fact, provide some temporary congestion
relief.

But here’s the rub: RAND found that over the long haul, these
kinds of solutions simply don’t have much effect on congestion.
They can briefly get traffic moving faster, but just about every
improvement in travel time results in. . .more people taking to the
road! Over the long haul, apparently, most congestion relief efforts
sow the seeds of their own destruction. Says RAND: “This is why
we often see, for instance, that flow improves for a short while when
new lanes are added to a freeway but usually returns to former levels
of congestion within just a few years.’

In the end, RAND found that only a few strategies had any
significant potential to curb congestion. The thing these strategies
had in common was that they raised the cost of trips on congested
routes. RAND singled out two basic tactics: charging tolls for
driving where congestion is heaviest; and making it more expensive
for drivers to park. Sadly, RAND also found that the road pricing

solutions. . .face huge political and practical obstacles.

Which leaves parking pricing in the sweet spot. Variable parking
rates and parking “cashout”. . . are relatively easy to implement, and
have great long-term benefits for congestion. Parking cash-out—
where employers give workers the option to take a cash payment in
lieu of free [or subsidized] parking—has real financial benefits, too.

But for all the other congestion-busting ideas out there -- well, they
might help a bit, at least for awhile. Over the long run, though, as
long as we give road and parking space away for free, we'll still be
struck in traffic.

Excerpted from “Fighting Congestion, RAND Style,” http://daily.sightline.org/
daily_scorelarchive/2008/12/18/fighting-congestion-rand-style
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CURRENT TRANSPORTATION INITIATIVES
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TRAFFIC VOLUMES & CONGESTION
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Just how walkable is Boone? Many college towns like Boone have piles
of students and faculty walking and biking around their community
because it is frankly just easier than trying to find a place to park. But
how easy is it to do other things on foot? Can you buy groceries or pick
up dinner as a pedestrian? Using www.walkscore.com, we evaluated the
"potential” walkability for each neighborhood and major residential area
in Boone. (See Map 6.3 on the following page.)

According to their web site "Walk Score helps people find walkable places
to live. Walk Score calculates the walkability of an address by locating
nearby stores, restaurants, schools, parks, etc. Walk Score measures

how easy it is to live a car-lite lifestyle—not how pretty the area is for

walking."

The Walk Score is a number between 0 and 100. Here are general
guidelines for interpreting the score:

90-100 = Walkers' Paradise: Most errands can be accomplished on
foot and many people get by without owning a car.

70-89 = Very Walkable: It's possible to get by without owning a car.
50-69 = Somewhat Walkable: Some stores and amenities are within
walking distance, but many everyday trips still require a bike, public
transportation, or car.

25-49 = Car-Dependent: Only a few destinations are within easy
walking range. For most errands, driving or public transportation is a
must.

0-24 = Car-Dependent (Driving Only): Virtually no neighborhood
destinations within walking range. You can walk from your house to
your car!

The results may surprise you. In fact, a number of in-town
neighborhoods scored remarkably well, but there is a big footnote to add.
As noted above, Walkscore uses an algorithm that gathers information
from Google Earth's extensive inventory of places such as churches,
schools, restaurants, and shopping areas. We call these destinations. But,
what this score does not incorporate is the journey. It only looks at how
far you live from goods and services (destinations) as the crow flies and
does not evaluate the site conditions—the presence of a sidewalk or the
area's topography—from point A to point B.

So is this map still useful? Absolutely! We contend that this map can
serve as the basis for future pedestrian improvements by prioritizing
where the Town will get the biggest bang for their buck. A sidewalk
inventory is being completed by the Town and can be overlaid with this
information to show where the gaps are. Then, Boone can begin to make
investments in areas with the highest potential pedestrian activity.

People visit Boulder, CO to check out its bicycling and walking
system. Some leave inspired to change their communities; others
think, “Well, it works in Boulder, but it will never fly back home.” . .
.Boulder has built-in advantages—call it “good bones”and for 20 years
it has made a significant commitment in resources and priorities. Still,
any community can make things better, and the time to start is now.

Be a college town. It creates a built-in population less inclined to
drive, more educated, and often more progressive.

Have a growth boundary. Boulder began buying open space in the
late 1960s and has amassed 43,000 acres that serve as a physical
buffer around the city. The city also collaborates with Boulder County
on a forward-thinking comprehensive plan which focuses growth
within existing city boundaries. As a result, most of Boulder’s new
development is in-fill, which increases density and allows Boulder

to spend its dollars on providing transportation choices rather than
building new roads to serve sprawling developments.

Have a really good plan. The Boulder City Council adopted its first
transportation master plan in the late 1980s. The council looked at
what would be needed, financially, physically and in quality of life,
to continue to expand the roadway system. It said, “Nope, that’s not
for us,” and decided to provide mobility not through new roads, but
through a wide array of transportation choices that make it easy not
to drive. Later revisions to the plan set audacious goals of keeping
vehicle miles traveled (VMT) to 1994 levels and having only 25% of
trips made in single occupancy vehicles by 2025. Boulder adopted
the concept of complete streets in 2003, with a commitment to
accommodate all modes on major corridors.

Put the plan into action. Boulder has a strong transit system with
buses running on 10-minute frequencies on several major corridors,
and 30,000 transit trips a day in a community of 100,000 people.
Since 1989, the city has added, on average, one mile of off-street path,
a half-mile of on-street bicycle lane, and two underpasses a year. Today,
Boulder has over 100 miles of multi-use pathway with 74 underpasses;
95% of major arterials have bicycle lanes or adjacent pathways.

Get some political support. People in Boulder are active, engaged and
like to debate everything. . .Projects often get scaled back or require
additional investment to find a compromise, but the City Council
moves most projects forward. Bicycle advocates help, but elected
officials lead on these issues.
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WALKING IN BOONE

Redefine the problem. Michael Gardner-Sweeney, Boulder’s
Transportation Planning and Operations Coordinator, says,
“Engineers are problem solvers. If the problem is to move as many
cars as possible through an intersection, that’s what they’ll do. If you
define the problem differently, you get different results.” Boulder has
redefined the problem as moving people in a multi-modal system
emphasizing bicycles, pedestrians and transit. This mindset has been
institutionalized throughout the city’s transportation division.

Sweat the details. Residents love Boulder’s pathway system, which
includes numerous side paths. A recent state DOT analysis of
bicycle- and pedestrian-related crashes shows that the side paths do
not have higher crash rates than the on-street system. That’s due to a
combination of innovative treatments, such as raised right turn bypass
islands and careful signage, and the reality that bicyclists are expected
users.

Fix your mistakes. The eastern half of Boulder was developed after
1950, with the same lousy combination of superblocks, strip malls,
shopping centers, big parking lots and intimidating arterials as

most cities across the country. Boulder’s trying to fix that. The city’s
biggest street will be converted into a complete street, with bicycle
lanes, transit improvements, pedestrian-actuated crossing signals and
pathways . . .Changing land use takes longer, but the city is working to
reduce the number of curb cuts, bring buildings back up to the street,
and break up superblocks through redevelopment. There are bicycle
lanes in the Target parking lot, which connect through the adjacent
shopping area to link to greenway paths in either direction.

Do something cool. In the mid-1980s, Boulder City Council directed
staff to build a small section of path along Boulder Creek in the
downtown area. It was a hit, and the public clamored for more. That
bit of pathway helped launch the Greenway System, a program with
many goals including riparian protection and flood mitigation.

Don’t ignore the soft side. The city works hard on encouragement
and education, partnering with the school district on Safe

Routes to School, strengthening Walk & Bike Month, launching
GOBikeBoulder, an interactive bicycle routing Web site, and piloting
an individualized marketing program.

Excerpted from “How to Be like Boulder” by Martha Roskowski nd Marni Ratzel,
Go Boulder (Boulders transportation agency). In The Bike/Ped Professional,
Newsletter of the Association of Pedestrian and Bicycle Professionals, 2008, vol. 2.
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WALK SCORE

Boone Walk Score Map

. Very Walkable ~ Car-Dependent
. Car-Access Only

1/2-mile Buffer
Somewhat Walkable

MAP 6.3 WALK SCORE MAP A
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Throughout the planning process, the community expressed a desire

to maintain the quality of life and attractiveness that has long been
associated with Boone and the High Country area. The community

also recognized mistakes of the past, often associated with growth,

that have damaged parts of that quality of life and attractiveness in

some areas such as the US 321 South corridor. In many communities,
the impression is that any growth requires sacrificing some of those
qualities. That conclusion does not have to be the manifestation of
growth however. Through a holistic, integrated planning process that
melds transportation and land use contexts, communities can experience
growth in a responsible and sensitive manner that enhances, rather

than damages, the community. The design team adhered to a set of
guiding principles when analyzing issues, evaluating opportunities, and
developing transportation system solutions for all modes of travel. These
principles reflect community priorities articulated during the public
input phase of the plan and are presented below as suggested principles
for all future transportation planning in Boone.

PRINCIPLE 1: INTEGRATE LAND USE AND
TRANSPORTATION

Changing land use patterns will affect travel throughout Boone.
Residential and commercial land uses and functions need to be located
in proximity to one another and connected by a network of multi-modal
streets. By introducing more mixing of housing, office, recreation, and
retail land uses, there will be several walkable community nodes in
Boone, walking and biking will become more viable, and the demand
for parking will be reduced. By mixing land uses, there will be more
people on the street during more hours of the day. There will also be a
mix of people sharing one setting, including people who live in the area,

Mixed land uses with walkable, low-speed infrastructure (Rockville, MD)
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LIVEABLE TRANSPORTATION PRINCIPLES

people who work in the area, and people visiting the area. With people
working, shopping, living, and accessing the activity nodes by walking
and cycling, there will be several vibrant communities within Boone,
each with its own distinct sense of place.

PRINCIPLE 2: UTILIZE CONTEXT SENSITIVE DESIGN

Context sensitive design improves the quality of transportation decision
making by incorporating solutions that are best suited to the local setting
in all aspects of planning and the project development process. Although
Departments of Transportation are sometimes not aware of the practical
guidance available to Engineers, the Federal Highway Administration
actively supports context sensitive design initiatives:

“Context sensitive solutions (CSS) is a collaborative, interdisciplinary
approach that involves all stakeholders to develop a transportation facility
that fits its physical setting and preserves scenic, aesthetic, bistoric and
environmental resources, while maintaining safety and mobility. CSS is
an approach that considers the total context within which a transportation
improvement project will exist.” — Federal Highway Administration

Many roadways within the Town of Boone and surrounding area serve
some of the most scenic areas in the country. These roadways serve the
function of being experienced rather than simply traversed, as evidenced
by the increasing amount of tourism associated with “the scenic drive.”
When working with such a varied context, other issues become more
important than simply shaving seconds or minutes off of a trip. Intrinsic
qualities of a particular route, whether historic, scenic, or even economic
can often trump the desire to provide the highest level of motor vehicular
capacity on a given roadway. In past transportation planning, before

Typical scenic mountain road in the High Country.

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

Source: Kubilins

Context Sensitive Solutions became mainstream, vehicle operations
were considered to be paramount in the transportation decision-making
process. In today’s world, the practice of strictly adhering to roadway
design manuals is considered to be dated and can result in facilities that
significantly damage the surrounding context, both in the natural and
built environments. By considering the context in roadway design and
being flexible around topographic elements, scenic views, and water
quality, the integrity of “the place”, the driver experience and the quality
of the environment can be retained.

PRINCIPLE 3: BUILD COMPLETE STREETS

Complete streets are designed and operated to enable safe access for
all users. Pedestrians, bicyclists, motorists and bus riders of all ages
and abilities are able to safely move along and across a complete street.
By rebalancing the transportation system in Boone, the quality of the
resident and visitor experiences in activity nodes can be enhanced, the
sense of community will be enriched, and the overall quality of life in
Boone will be improved.

PRINCIPLE 4: ENHANCE THE REGIONAL NETWORK

Most of Watauga County is connected by a series of sparsely spaced state
roadways and US highways. The number of vehicle miles traveled is
high as there are limited numbers of direct routes between activity nodes
and residential areas. As development has continued throughout North
Carolina’s mountain region, traffic congestion has worsened, and the
need to improve the regional network by providing a connected network
of alternative routes has become more evident.

A “Complete Streer” for all users (Charlotte, NC)

6: Transportation \

Boone, North Carolina

66

g
S
=
5
=
]
<
3
B
O
B3]
£
3
2
P2



PRINCIPLE 5: IMPROVE STREET CONNECTIVITY

Connectivity refers to the directness of links and the density of
connections in the path or road network. A well-connected road or path
network has many short links, numerous intersections, and minimal
dead-ends. As connectivity increases, travel distances decrease and route
options increase, allowing more direct travel between destinations,
creating a more accessible and resilient system.

Road network connectivity is an important consideration in planning
a sustainable community. A connected grid network of streets and

paths in Boone will provide easy connections between residential and
commercial land uses, making them closer together and accessible by

P

Source: Walter Kulash
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Typical disconnected street network forces trips of all types onto the arterial street.
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A connected street network allows for choices in street type and route.

Source: Walter Kulash

LIVEABLE TRANSPORTATIONPRINCIPLES

walking and bicycling. The layout of streets in the Town will be an
approximate grid due to the topographic limitations and in some cases,
pedestrian and bicycle pathways may provide a linkage where building
a roadway is not possible. To introduce new connections, land uses can
be transitioned in the future to provide new linkages as redevelopment
occurs. By offering multiple street and pathway choices for most trips,
local traffic is dispersed across the entire system and the overall imprint
made by vehicles in the Town setting is reduced. The placement of
different street and pathway types at suitable locations can affect the
amount of vehicular travel on each street, the comfort and safety of
pedestrian and bicycle travel along and across the street, and the success
of fronting land uses.

PRINCIPLE 6: MANAGE ROADWAY ACCESS

As the Boone community and surrounding areas continue to develop,
there will be a growing need to preserve the functional integrity of
arterial streets and promote an efficient traffic circulation system. This
can be achieved by providing inter-parcel connections to retail uses and
consolidating unnecessary driveways. The parallel street system results in
reduced traffic congestion on the arterial road network at the same time
providing an environment on the local streets that encourages walking,
bicycling and transit use. By employing access management techniques,
the safety and traffic flow on the arterial corridors can be preserved

and even improved while the place-making objectives of the town are
achieved. By providing safe and convenient walking and bicycling
access to destinations in the Town, there will be less reliance on personal

vehicles, more people on the streets, and greater sense of community life.

Roads with fewer conflict points are safer and more efficient for all modes of travel.

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009
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PRINCIPLE 7: BE ATRANSIT-ORIENTED COMMUNITY
Transit has played an integral role in the transportation system of the
Boone community. Transit services have successfully knit the Boone
communities together and have provided accessibility throughout

the Town for the entire population. By continuing to rebalance the
transportation system to be multimodal, a synergy of alternative modes
of travel will be created and demand for transit services will continue to
grow. Continued infusion of transit will be a vital aspect of the Town
of Boone’s community livability provided that transit service programs
continue to be designed and managed in response to local needs.

PRINCIPLE 5: PROMOTE WALKABILITY

Several aspects contribute to the walkability of a community. In general,
pedestrians need safe, comfortable, and accessible routes covering the
entire Town of Boone. A pedestrian system can encourage walking as a
viable mode of transportation as well as a recreational activity. Strategic
planning plays a vital role in the planning of a connected system of
pedestrian facilities. In this way, policy commitments that actively
encourage the development of pedestrian facilities can aid the Town

in ensuring that pedestrian facilities are implemented. In addition, a
collaborative process can be undertaken that identifies projects, and
funding and budget and implementation timetables for any projects that
may be undertaken in the future.

PRINCIPLE 9: BECOME A BIKE-FRIENDLY COMMUNITY

To establish a functional, efficient, and usable bikeway system across the
Boone area, an extensive network of bicycle facilities linking on-street
bicycle lanes, neighborhood streets, and greenways is needed. Road
safety, connectivity, directness of routes, attractiveness of the route, and
comfort all need careful attention in the design process. In addition,

the design process needs to be carried out in a collaborative manner

involving community members, cyclists, property owners, Appal CART,
NCDOT, the Town of Boone, and other stakeholders.

Yoo
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i

The Boone Greenway tmi/ix a highly valued local amenity.

6: Transportation \

Boone, North Carolina

67

Source: Kubilins



ISSUES

For many years, the idea of an alternate to US 421/King Street through
downtown Boone has been debated. Currently, NCDOT is exploring
options for a bypass around the congested areas of Boone to offer
through-traffic, with neither origin nor destination in the town, an
alternate to travel through or around Boone. All of the alternatives under
study consist of a high-speed, limited-access expressway along a new
alignment that would form a southern “loop” connecting US 421 west of
town to US 321 south and then east to US 421 near Bamboo Road. The
alternative corridors currently being considered are shown on Map 6.1,
which is shown at a smaller scale at right.

The proposed project is subject to the National Environmental
Protection Act (NEPA) and as such, must adhere to a “Purpose and
Need,” goals of which are stated as follows for the proposed Boone
Parkway:

*  Reduce the use of US 421 (King Street) through downtown Boone
by local and through traffic;

* Improve roadway system linkages by providing a more direct
connection between US 421 and US 321/221 to the south and NC
105 to the west;

* Improve traffic flow along US 421 (King Street) and the other major
roadways in the area; and,

* Improve safety along US 421 (King Street) and the other major
roadways in the area.

Through the course of the stakeholder interviews, focus meetings, and
charrette, it became apparent that the community as a whole favored

the idea of a roadway connection to meet the purpose and needs as
stated, but opposed a facility that resulted in many environmental and
community impacts due to the nature of its width, geometric profile, and
proposed alignment. In addition, the projected costs of the new facility
as originally conceived ranged from between $149 and $294 million as
estimated in 2005. Given the current budgetary shortfalls at NCDOT
and the fact that the project is currently unfunded, the feasibility of the
project as originally proposed occurring in the foreseeable future is slim.

DANIEL BOONE PARKWAY
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DANIEL BOONE PARKWAY

<

PHASE 2: TWO-LANE PKWY
SECTION ON NEW
ALIGNMENT BETWEEN

US 321 AND NC 105

During the charrette, an alternative was developed that not only
complied with the Purpose and Need statement, but also allowed for
the use of many existing alignments to form what became termed as the
“Low Build Alternative” to the Daniel Boone Parkway. The alternative
proposal would provide a lower speed option and take advantage of the
scenery of the area. The alignment utilizes upgrades to existing roadways
such as Bamboo Road, Deerfield Road, NC 105 and NC 105 Bypass to

form links between destinations.

The Low Build Alternative project can be constructed in phases as ! i - e
funding becomes available with total costs (capital and environmental/ L % s - N . S & : @
community impacts) much less than the original proposals. In this way, } : : v
pieces of the Parkway can be constructed over time without reliance on r

all of the funding at once. Additionally, the concept of the Low Build f
proposal aligns with the principles of Context Sensitive Design and

. . . . o i ' 14-18 Bifurcated : b
alternative transportation modes, which were articulated as priorities by |5 ol | L] e e AT o B B
. . shoulder Planted Median shoulder
the community during the charrette. | | |
RECOMMENDATIONS 46-50°RO.W.
Advocate for the Low-Build Alternative. The Low Build Alternative should

be taken forward to NCDOT to reduce the impact of the proposed
Daniel Boone Parkway by constructing a continuous two-lane parkway
with a design speed of 40 mph, with recreational parking (such as
pull-offs for views) and shoulder bike lanes/shoulders. This involves a
Five-phase approach be undertaken to complete the proposed Low Build
Parkway connection around Boone as funding becomes available:

Phase 1: Safety upgrades to Bamboo, Wilson Ridge and Deerfield Roads
(parts of this project are currently being considered by NCDOT as

part of the required traffic maintenance in preparation for the US 421
widening project);

Phase 2: Bifurcated two-lane parkway section on new alignment between

US 321 and NC 105 (illustrated above right);

Phase 3: Conversion of NC 105 to a four-lane median divided section
with turn lanes (illustrated below right);

Phase 4: Conversion of NC 105 Bypass to a three-lane alignment with

Spot Medians; and
Phase 5-A: Construct future parkway on new alignment between US i &
1" 1"

421 and US 321 (contingent on future traffic volumes).
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PHASE 3: CONVERSION OF NC 105 TO FOUR LANE MEDIAN DIVIDED SECTION WITH TURN LANES A
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DANIEL BOONE PARKWAY

Legend
. Roundabout Proposed by Team

. Roundabout Proposed by NCDOT

Daniel Boone Parkway - Low Build Alternative

m = Phase 1: Safety Improvements to Deerfield, Wilson Ridge and Bamboo Roads
Phase 2: New Parkway Alignment

wim Phase 3: Upgrade to Median-Divided Parkway Segment

mim Phase 4: Upgrade to three-lane cross section with spot median

|12y Phase 5-A: Future R.O.W. for Parkway
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Downtown is the pedestrian-friendly heart
of Boone

THIS 15 A PRIVATE LOT. IT 1§ MOT
HING STREET OR
MURPHY§ PARKING
(MURPHY'S HAS ADDITIONAL
PARKING IN

BACK)
BOOTING (§60.00

MFORCED BY OUR NEICHRGRS.
B ENFONCED B CLF

Abuse of private parking is a common issue
in downtown

ISSUES & OPPORTUNITIES

Boone’s downtown is the vibrant, historic, mixed-use, and pedestrian-
friendly heart of the town. Residents have expressed a desire to continue
to enhance the pedestrian and bicycle accessibility of downtown while
retaining mobility and access for motorists.

Parking in Downtown was the number one issue cited by the
community during the charrette. Specifically, stakeholders noted that
ASU students and visitors abused the available parking in Downtown,
thereby constraining the availability of parking for patrons of the

Downtown businesses. Another parking concern for the Downtown area

was the use of private parking spots by non-patrons. These issues have
led to a parochial attitude toward parking in Downtown, with signs
threatening towing for abuse of private lots. Charrette participants felt
there were opportunities to introduce more parking and make better
use of the valuable land in the Downtown area with the introduction of
parking garage facilities. This recommendation is also reflected in input
from the ASU Campus Master Plan.

Stakeholders also expressed the desire to make Downtown more
pedestrian- and bicycle-friendly. Howard Street serves as the “edge”
between the Town and Gown environments of Downtown and the
ASU campus. As such a seam, it is important to address the movement
of ASU and Downtown patrons and vice-versa. Additionally, residents
identified the need for additional high visibility or textured crosswalks,
pedestrian countdown crossing signals, and bicycle racks along King
Street to improve access for pedestrians and cyclists. Residents also
articulated that bicycle safety could be improved at the intersection of
King Street and Hardin Street.

For Howard Street, currently, the Town is preparing design plans for the
western segment of Howard Street that would formalize the on-street
parking while providing wider sidewalks and streetscape. Participants
expressed interest in exploring options to continue the street taming to
the segment of East Howard Street as redevelopment of that area occurs.
Residents favored a “Woonerf”, curb-less style, festival-street, that could
be shared by pedestrians, cyclists, and motorists and closed for special
events throughout the year.

Stakeholders expressed the desire to relieve traffic congestion along
King Street by revising the on-street angle parking layout with back-

in angle parking. Back-in parking is more efficient and reduces the
amount of time that traffic is held up by parking activities, and is safer
for pedestrians exiting the vehicles and loading packages. Stakeholders
also suggested an assessment of the left turn signals and left turn storage
at the intersection of King Street and Hardin Street as a potential for
alleviating the congestion that continually occurs at this intersection.

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

DOWNTOWN TRANSPORTATION

Legend

[ 1 Private Parking Lots (1,822 Spaces)

[ TPublic Parking Lots (64 Spaces)

["]1On-Street Parallel Parking (181 Spaces)

[ 10n-Street Angled Parking (133 Spaces)

i [ ICity Permit Lot (140 Spaces)

Appalachian State University Parking
student parking

I faculty/staff parking

| visitor parking

I unrestricted parking

| M disabled parking

| [_1ASU Campus

.

DOWNTOWN PARKING SUPPLY A
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DOWNTOWN TRANSPORTATION

RECOMMENDATIONS

Improve Pedestrian and Intersection Safety. Conduct an analysis to
determine the potential for additional high visibility crosswalks and
pedestrian signals throughout the Downtown and left turn signals and
extended left turn storage at the intersection of King and Hardin streets.

Consider Using Reverse Angle Parking. The angle parking on King Street can
be converted to back-in angle parking to improve the flow of traffic along
the street.

Conduct a Parking Study. The Town, the DBDA, and ASU should conduct
a downtown parking study to explore opportunities for shared parking,
including the construction of shared parking garage(s); and other aspects
of parking management including parking fees, fines, etc.

Consider a Festival Street Section for Howard Street. A curb-less, “festival”
street section on Howard Street should be explored with proposed
streetscape enhancements extended to the segment of East Howard Street
as redevelopment of that area occurs.

Source: Kubilins
Ao

16.5 _ 20 14 o8 g 145
Sidewalk " 60degreeangled backin ©  Travellane ° Flush 7 Travellane ' Parallel ° Sidewalk
parking - 90  Divider ~ Parking )
PROPOSED CROSS-SECTION FOR A
KING STREET WITH BACK-IN ANGLE
PARKING

Source: Kubilins

Wall Street in Asheville is a good example of a curbless “festival”
street (or Woonerf) that provides for vehicular access while
emphasizing the pedestrian nature of the corridor.

An example of back-in angle parking on
the main commercial street in the Adams-

Morgan district of Washington, DC.
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Sharrows indicate shared use travel lanes

US 421/EAST KING STREET WIDENING

Currently, NCDOT is completing construction plans for the proposed
widening of US 421 between US 321/Hardin Street and NC 194/
Jefferson Road. The roadway today consists of four travel lanes with

no median or turn lanes, except at major intersections. The proposed
design adds turn lanes and medians while widening to the south side
of the right-of-way. The widening will require a significant amount of
additional right-of-way, which is proposed to be acquired from the south
side of the roadway, facilitating a redevelopment of the properties along
that edge. The opportunities associated with this redevelopment were
explored, and a potential concept is detailed from a land use and urban
design discussion in the Focus Areas section of this document.

From a transportation perspective, the widening of East King Street will
improve motor vehicle capacity by allowing left turning vehicles to refuge
in a turn bay rather than blocking the inside travel lane; however, the
widening produces challenges to pedestrians and cyclists due to a faster
vehicle travel speed, wider cross section, and additional width and turn
lanes at intersections. Due to the late stage of design with the roadway
plans, there is limited ability to modify or influence the major design
elements of the roadway. During the charrette, there was concern that
little consideration had been made for these modes of travel in the design
plans.

RECOMMENDATIONS

Implement Planned Pedestrian and Bicycle Improvements with the US 421
Widening. The Town should continue to be actively engaged in the early
portions of project planning and design with NCDOT to insure that all
modes and all objectives are being addressed in each and every project,
and that the Town’s vision as a leader in alternative transportation modes
is reflected in all new initiatives regardless of the jurisdictional agency in
charge.

The consultant team met with NCDOT and the Town of Boone,
and suggested several minor modifications to the roadway design that
could still be implemented at this stage while creating an enhanced
environment for pedestrians and cyclists. The proposed section is
illustrated at right, and it includes the following elements:

* A planted median instead of the concrete monolithic median as
proposed to aesthetically soften the cross section;

*  The use of high-visibility crosswalks at both signalized and
unsignalized intersections; and

*  The use of a “sharrow” marking on the wide outside lane to
emphasize shared use with cyclists and to give guidance to cyclists on
safe lane positioning

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009
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US 321 SOUTH

ISSUES & OPPORTUNITIES

Much of the community discussion surrounding the “worst” traffic
congestion in the Town of Boone centered on the segment of US 321
south of the NC 105 intersection. Stakeholders pointed to the section
of US 321 from the NC 105 intersection to Deerfield Road as one of
the most congested and least attractive segments of roadway within the L
Town. Multiple driveways, lack of parcel interconnectivity, little parallel ' 3 "
network, and auto-oriented land uses all contribute to this segment of | =g il ol 1T
US 321 carrying not only through, inter-regional traffic, but also short 1 = ] o
auto trips between multiple destinations on the corridor. Compounding
the auto-dependence of the corridor is a lack of or very poor quality
pedestrian and bicycle facilities, and the orientation of the land uses
toward strictly automotive access.

Source: Oregon DOT

Considerable time was spent during the charrette to determine a strategy
by which the corridor could be modified to support more sustainable

multi-modal forms of travel and land uses. Select blocks were analyzed Unzontraled create B potanial A raised medan and conscidating
. . confict points al every driveway. drivewiys reduce conflict points.
from a land use and urban design standpoint to develop redevelopment -
it g sl T I scenarios that are more mixed use and walkable in nature as opposed to
b2 D qﬂl ﬂ ' "I ' auto-dependent (See Focus Areas section).

Consolidation of driveways and cross-parcel accessibility is a shorter-
term initiative that would lessen the conflict points along US 321 and
Proposed pedestrian-oriented form of  Yeduce the dependence on the road for each and every trip. The image ar
development and streetscape at the same  right above illustrates how this concept can be accomplished through the
location.  closure and consolidation of driveways, connection of adjacent parcels
through parking lots, and shifting of primary driveway access to side
streets instead of US 321. Elimination of these various friction points
along US 321 will improve vehicular safety, relieve congestion, and
afford other connections among uses for non-motorized modes of travel.

As the land uses along the roadway change over time from an auto-
dominated form to more mixed-use and walkable uses, there will be a
need to fully address the retrofit of the US 321 cross section. Growth in
traffic volumes will likely require that additional capacity be provided
within the corridor. Some of this additional capacity can be supported
through the inter-parcel connections and ancillary parallel roadway ,
network PIOPOSCd as part of the interim strategy. In some cases, such as Existing conditions on US 321 between NC 105 and Rivers Street. Uncontrolled access, frequent driveways, and limited or low quality bicycle
on the east side of the US 321/NC 105 intersection, topography will and bicycle facilities add to congestion and safety problems for all users along the roadway.
preclude the provision of a parallel network.
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Bike lane added to a 5-lane commercial
corridor through travel lane narrowing,
which also contributes to increased safety for
motorists and decreased speeding.

While there will likely continue to be a push to widen the facility to

deal with future growth, a concept was developed during the charrette
that would mesh cohesively with the proposed urban, walkable form

of development envisioned for the corridor. Use of a multi-way urban
boulevard concept would allow for development to front the roadway in
a walkable manner but still provide the roadway capacity afforded by two
additional lanes. The major difference is that the two additional lanes
would be physically segregated by a median and would be much lower
speed, including pedestrian facilities and on-street parallel parking as
shown in the cross-section illustration at right.

Many jurisdictions are considering the use of the multi-way boulevard

as a retrofit to auto-oriented arterials in conjunction with redevelopment
to a more urban form. The Esplanade in Chico, California, Octavia
Boulevard in San Francisco, and Pacific Avenue in Vancouver, British
Columbia are three examples of constructed urban multi-way boulevards
in North America. Virginia is also currently considering two proposals
for these type facilities as retrofits to major arterials in suburban retail
contexts similar to US 321. Coincidentally, they are also both US
Highways: US Route 29 through Fairfax and US 17 through Bealeton.
US 421 through North Wilkesboro is constructed with some elements of
an urban boulevard, including frontage streets and connected out parcels.
However, the land uses in this section are decidely not urban.

RECOMMENDATIONS

Consolidate Driveways and Develop Cross-Parcel Connections. Where
opportunities exist, the Town should work with property owners in the
near term to consolidate driveways and establish cross-parcel access to
decrease conflict points along US 321 and reduce the dependence on the
road for every trip.

Consider an Urban Boulevard as One Possible Long-term Solution for US 321.
This is a long term vision that would include walkable, parallel access

roads along US 321.

Implement Pedestrian and Bicycle Improvements to Corridor. In the
meantime, the Town should ensure that pedestrian enhancements to
the US 321 corridor be made as part of the proposed US 321/NC 105
safety initiative, including high-visibility crosswalks, corner islands, and
countdown pedestrian signals. In addition, the Town and NCDOT
should study options for bicycle lanes or other bicycle facility (e.g.
sharrows) feasibility along the corridor and identify parallel bike route/
trail locations, potentially connecting to Blowing Rock.
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OTHER ROADWAY RECOMMENDATIONS

Reallocate Space on Rivers and Hardin Streets to Other Modes of Transportation
The Hardin and Rivers Street corridors are the front door to the
university area. Each street is a four lane cross section with center turn
lanes, sidewalks at back-of-curb and no bicycle facilities or parking.

Both Rivers Street through campus and Hardin Street from US 421/
King Street to Rivers Street have excess roadway capacity that could be
reallocated to create a street that is safer for all users and at the same time
more walkable, bikeable, and attractive, while adding needed on-street

parking.

Cities throughout the United States have completed such conversions
from 4 or 5 lanes to three lanes on streets with similar or higher volumes.
In general, what they have found is that motor vehicle volumes stay
about the same or even increase; that pedestrian and bicycle volumes
increase; that traffic safety improves and crashes decrease; that parking
utilization increases; and that property owners adjacent to the street are
pleased with the conversion. All of this is possible simply by restriping
the existing roadway. No widening is required.

Given the traffic volumes along the two corridors, there is also potential
to introduce a gateway roundabout to keep the trafhc flowing and
improve safety at the intersection of Hardin and Rivers streets and
announce the entry to the campus precinct, as well as to provide the
transition from the four lane section on US 321 to the proposed three-
lane sections on Hardin and Rivers Streets. Currently, the northbound
lanes on Hardin Street transition to one through lane at the Rivers Street
intersection, which reinforces the viability of a reduction in the number
of through lanes on Hardin Street.
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ADDITIONAL ROADWAY NETWORK CONNECTIONS AND
ENHANCEMENTS RECOMMENDATIONS

During the course of the charrette, consultants and stakeholders
identified additional opportunities for roadway connections and
enhancements to create additional route choices in Boone. One such
option was the Deerfield Road to the Blue Ridge Parkway connection,
which is sometimes used as a bypass around Boone when the parkway
is open. This route also includes the Bamboo Road route as the

eastern segment of the Daniel Boone Parkway Low Build Alternative.
NCDOT anticipates making some safety enhancements to this route in
preparation for its use as an alternate route to US 421 while construction
is being completed on the East King Street widening.

Provide Additional Roadway Connections and Safety Upgrades

To provide additional regional and local network and facilitate the use
of minor corridors as more local connections, safety upgrades are needed
along several roadways or intersections, including:

*  Deerfield Road, between Wilson Ridge and the Blue Ridge Parkway

*  Hodges Gap Road (convert to a three-lane alignment between NC
105 Spur and US 421)

*  State Farm Road (convert to three-lane alignment between NC 105
and Deerfield Road)

*  Appalachian Street (from King Street to Rivers Street on the
university Campus)

*  The US 421/NC 105 Spur/Old Bristol Road intersection

reconfiguration

The connections and enhancements noted above are not intended
to serve large amounts of regional vehicular traffic. Rather, they are
collectively intended to improve overall access and mobility choices
within these areas in concert with the goals of the 1994 Alternative
Transportation Plan and the recommendations in this plan.

A composite illustration of all proposed roadway initiatives is presented
in Map 6.5 on the following page. These roadway enhancements will
help to provide a truly interconnected, redundant network to facilitate
accessibility, mobility, and growth within Boone in a context-sensitive
and multi-modal manner.

< PROPOSED ROUNDABOUT
AT RIVERS & HARDIN
STREETS
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OTHER ROADWAY RECOMMENDATIONS
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Appalcart is the Transportation Authority
serving all of Watauga County with 10 fare-
free bus routes in the Boone area, and 10
van routes throughout the county. The bus
system has always provided a transit option
for students and non students since January
1980 when it began and all 20 routes are
open to the public. With the growth in miles
of service and passenger trips over the years,
AppalCART is now at a critical point with
its facility. Space is at a premium, and a
facility review recently done by a consultant
hired by the NCDOT recommended looking
for a larger site. With the town, county, and
university all growing, the need for public

transportation has never been greater.

Information adapted from www.appalcart.
appstate.edu/EN/US

A great point of pride for the Boone community is its outstanding
transit system which is offered fare-free by the Appal CART public
transit authority. Appal CART is the transportation authority serving
all of Watauga County. A coordinated effort by local, state, and federal
governments, human service agencies and Appalachian State University
has enabled Appal CART to offer consolidated public transportation
since 1980.

In 2008, an astounding 1.15 million trips were made on Appal CART
buses; on some routes ridership increased over 100% from the previous
year (See Map 6.6 on the following page). Unfortunately, the growth in
demand has exposed some of the limitations of the system, with buses
that are full bypassing patrons waiting at stops. Coupled with a space
constraint at its maintenance and storage facility, Appal CART finds itself
as almost a victim of its success. The space limitations for acquiring and
storing new fleet vehicles should be alleviated by an imminent move to a
new facility at NC 105 Bypass and US 421, but funding constraints still
limit the amount of expansion that can take place at any one time.

As the Town of Boone continues to rebalance the transportation

system to be multi-modal, a synergy of alternative modes of travel will
be created and demand for transit services will continue to grow. The
continued growth in the array of transit services will play a vital role in
community livability. Desires from the community during the charrette
focused on a larger local Appal CART fleet and more frequent service;
aesthetically pleasing stops and shelters similar to those on the ASU
campus provided community-wide; and enhancement of the inter-
regional service currently offered by Piedmont Area Regional Transit
(PART) from Boone to Winston Salem and Greensboro to include a
stop at the Piedmont-Triad International (PTT) airport. Additional
interregional services such as service to Raleigh and Charlotte were also
an expressed desire. Finally, the charrette participants expressed a desire
for more intercept park-n-ride lots on the periphery of the community,
so that they could transfer to a bus prior to entering the developed areas
of Boone.

Transit services have successfully knit the Boone community together
and have provided accessibility throughout the Town for the entire
population. To ensure that continued quality of Boone’s transit services,
it will be important that transit service programs, including park and
ride facility locations, shelter facilities, service information, and other
elements continue to be designed and managed based on the needs
expressed by local residents, students, visitors, and workers of the Town
and region.

RECOMMENDATIONS

Continue to Improve and Expand Appalcart services. This should include
improving headways (times between buses) to less than 7 to 10 minutes
during peak times and less than 20 minutes during off-peak times,

and extending services to 2 a.m. or later on weekends. This should

also include the introduction of new services serving Meadowview
Apartments via the Purple Line, along the Deerfield Road Corridor to
serve the new nursing school, and US 421 west of NC 105 Spur.

Improve Communication of Transit Service Information. With online real-
time bus arrival updates on the Appalcart Website, including time to
destination and number of available seats and improved signage and
schedule information at bus stops.

Establish Park-and-Ride facilities at community portals. Key locations should
include US 421/NC 105 Bypass, US 321 South, US 421/NC 194, and

others to capture commuters before they enter the community.

Continue the implementation of bicycle racks on buses. These racks expand
the transit catchment area by up to 12 times over the walking catcchment
area. Appalcart should track rack utilization and if capacity becomes an
issue, 3-bike racks and other higher capacity options should be explored.

Establish weather protected transit

TRANSIT

itk ¥

AppalCart provides in invaluable service to the citizens of Boone and the surrounding areas.

APPALCART ROUTE MAP v

shelters. These should be similar
to those on the ASU campus and
be introduced a key transfer points
and other high ridership locations.

Consider expansion of regional bus
services to additional locations.
Locations should include
Charlotte, Raleigh, Asheville,
Hickory and regional Airports,
including the extension of the
Greensboro line to provide a
connection with the Piedmont
Triad International (PTT) Airport.
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TRANSIT RECOMMENDATIONS
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Improvements to Boone’s Bicycle, Pedestrian, and Greenway network
was a clear priority for the stakeholders who provided public input

and participated in the plan’s development. In fact, in the public

survey, pedestrian, bicycle, and greenway infrastructure were the top
transportation priorities, the top priorities for public expenditures, and
at the top of the list of overall community objectives, far and away above
any roadway improvements.

To achieve the Town’s vision of becoming a walkable and bikeable
community with quality pedestrian and bicycle network similar to
Boulder, Colorado or Davis, California, residents feel that it is necessary
that the Town update the 1994 Alternative Transportation Plan with new
bicycle and pedestrian plans.

Some of the improvements identified as part of the 1994 Alternative
Transportation Plans that should be considered in an update should

be inexpensive, “quick wins,” such as signing and marking a roadway
with a sharrow, restriping a road to allow bicycle lanes, or making
bicycle maps and route information accessible to the public. Some can
be completed through redevelopment and the opportunities afforded
by roadway widenings or other roadway improvements. Others may
require grant funding with a firm commitment by the community at
large to champion the cause. With a formal commitment to bicycle and
pedestrian mobility, the Town will be better positioned to secure grants
from the NCDOT Bicycle and Pedestrian Division, including bicycle
infrastructure grants, greenway grants, Safe Routes to School grants and
others.

RECOMMENDATIONS

PEDESTRIAN FACILITIES

Complete a Pedestrian Master Plan. The Town should complete a pedestrian
master plan to identify locations and prioritize funding for sidewalks,
and Safe Routes to School facilities and safety programs. Such a plan

can be partially funded through an NCDOT grant. Recommendations
from the plan should be implemented through the Town’s Capital
Improvement Plan (CIP) and through State and local transportation

and development projects. Consider partnering with the University for
funding and implementation of the plan.

Make Changes to the Unified Development Ordinance. The 2007 Boone
Smart Growth Audit recommended numerous changes to the Town’s
UDO that would create a more walkable community. These should be
prioritized for integration into the current UDO.

BICYCLE AND PEDESTRIAN ACCESS & MOBILITY

Prioritize sidewalk construction around identified nodes and key pedestrian

routes.

* Link disconnected segments of sidewalk around activity nodes in the
Town.

*  Provide additional sidewalks near the periphery of town, including
King Street between Green Street and NC 105 Spur; and State Farm
Road between NC 105 and Deerfield Road;

* Add side paths along Poplar Grove and Stadium Drive (cantilevered
if necessary) to provide pedestrian access to the university from the
south side

* Incorporation of an approximately 20 foot wide pedestrian
promenade into the US 321 Multi-way Boulevard Concept.

Improve pedestrian safety at intersections and crossings. Improve pedestrian
safety along major corridors through high-visibility crosswalks, activated
strobe signage, pedestrian refuge medians, and lighting at appropriate
locations. Provide pedestrian signal heads and countdown clocks at all
signalized intersections within the Town.

BICYCLE FACILITIES

Develop Bicycle Facilities as Part of Proposed or Planned Roadway Projects.

These recommendations were mentioned in earlier portions of the

Transportation Section

*  Add shared roadway bicycle markings (“sharrows”) to the outside
lane as part of the King Street widening project;

*  Restripe Rivers and Hardin Streets to provide bike lanes or bus/bike
lanes

*  Explore opportunities for sharrows or bike lanes on US 321 and NC
105 and other major corridors

* Implement other bicycle facilities, including sidepaths where
appropriate, as shown on Map 6.9.

Complete a Bicycle Master Plan. The 1994 Alternative Transportation Plan
was a great start for Boone and the recommendations in this plan build
upon that vision. However, a more detailed study and recommendations
for a bicycle network (including on-street facilities, greenways, and
neighborhood connections), and program of bicycle education,
enforcement, and encouragement and evaluation is necessary to achieve

the community’s goals. Such a plan can also be partially funded by
NCDOT and should include participation from ASU.

GREENWAYS

Expand the Existing Greenway. Extend existing greenway termini west to
Boone Mall and the university, North to Brookshire Park, and connect
with the new high school.
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Planand Implement the Middle Fork Greenway. Investigate opportunities to
obtain funding for the Middle Fork Greenway between Blowing Rock
and Boone.

Link Neighborhoods and Destinations with Paths and Greenways. Link

disconnected neighborhoods with greenways to make the community
more walkable and bikeable.

Investigate Boardwalks or Elevated Walkways. Investigate opportunities to
develop greenways by implementing a boardwalk or elevated walkway on
fore slopes or back slopes in mountainous terrain in order to reduce the
need for retaining walls with sidewalks. One candidate corridor might
include Poplar Grove Road.
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PEDESTRIAN RECOMMENDATIONS
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BICYCLE & GREENWAY RECOMMENDATIONS
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7. DOWNTOWN BOONE



ASSESSMENT OF EXISTING CONDITIONS

Before beginning any design work, the project team conducted surveys of
the study area in order to analyze the existing conditions in Downtown.
The project team identified property conditions through several walking
tours and windshield surveys, in addition to meetings with citizens,
property and business owners, Town officials, and other stakeholders.
Numerous members of the community participated in each part of the
process, helping to guide the design team towards specific areas requiring
extra focus. The Ripe and Firm Analysis map depicts the community’s
collective assessment of properties and conditions in the downtown area.
It includes suggestions gathered before, during, and after the public
charrette process.

The Ripe & Firm Analysis provides a working map that helps to evaluate
the downtown’s current property conditions. Parcels determined to be
“Firm” are generally in their final building/land-use pattern and reflect
the “highest and best use” according to real estate and appraisal forecasts.
Such properties typically require little to no intervention, though
improvements might further enhance their appeal.

“Ripe” properties, on the other hand, typically offer significant
development/redevelopment opportunities. These include those parcels
that are currently undeveloped, underdeveloped (able to accommodate
additional on-site expansion/development), or in need of redevelopment
(such as a vacant shopping center). Parcels appearing in yellow lie
somewhere in-between, or the exact future of the property’s future is
uncertain/unknown.

This analysis enables the project team to focus efforts on specific, high-
priority areas. It also helps to protect areas in the community believed to
be important for their civic value or other community interests.

RIPE FOR POSSIBLE FIRM (NO
DEVELOPMENT/ OPPORTUNITY SITE INTERVENTION
REDEVELOPMENT NEEDED)
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SITE 1: SITE 2:
KING ST @ QUEEN
WATER ST STREET

SITE 3:
W. HOWARD
ST

SITE 4: SITE 5: SITE 6:
KING ST @ DEPOT ST @ KING ST @
DEPOT ST RIVERS ST GRAND BLVD

COMFORT & IMAGE
e overall attractiveness
* feeling of safety 2.19 2.21
¢ cleanliness/maintenance
* places to sit

1.89

2.69 2.81 3.21

ACCESS & LINKAGES
* parking availability

* case in walking 2.67 2.64
® transit access

* information/signage

2.09

2.90 2.72 3.15

USES & ACTIVITIES

¢ mix of stores/services/desti-
natons - 2.40 1.49

® events/activities

* overall busy-ness
* economic vitality

2.30

3.29 2.08 3.52

SOCIABILITY
* small groups
* casual interaction 2.05 1.34
* sense of pride/ownership

* presence of children/seniors

1.88

3.02 2.02 3.22
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public walking tour of downtown ST a—
Boone to give the design team a e
sense of what areas the community

values and what makes those
“places” successful. More than 35
residents, business owners, and e
other stakeholders participated

in the walking tour. Each
individual scored the various areas
of downtown using the survey
sheet at right. The average scores
for each area are reflected in the
table above with 4 being the

best possible score on the listed
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SUGGESTED DOWNTOWN IMPROVEMENTS

During the charrette, a list was generated by listening to the public’s long «  $35,000-$40,000 raised/donations

term and short term visions for the downtown area. The ideas included: ~ +  Separate operations from capital (important)

Revise downtown boundary (District tax 14 cents-could go to 21
SHORT TERM IMPROVEMENTS cents)
«  More benches +  Need better retail mix (book store, ice cream parlor, newsstand,

small grocery, city government center(fire, police, town hall)—

+  Companies pay for benches (art contest)
already have lots of antique shops and t-shirt shops)

+  New street paint (Depot & River) [Pedestrian cross walk

enhancements] Lighting (Depot from campus to King)
+  DPedestrian scaled lighting on King Street (north side very dark @ Wayfinding Package (in house) [$80-100,000]
night) +  No open/common space (can be small)—way to clean up dead spots

Buildings are not up to code
Bring families into downtown during later hours—need
programming

+  Consolidate signage/wayfinding

+  Make bus stops more obvious (bus stops with benches)

+  Direct people to parking with signage (use Raley Hall parking for
weekends)

«  DParking not perceived as quantity issue—may be in the future

«  Private/public parking—perception of more private

+  Speakers for music along King Street (Morganton, Hendersonville)

+  Wi-Fi—coordinated zone for downtown

«  Sidewalk cafes

+  Nightlife has picked up in last year—makes safety even more
important

+  Better garbage cans

+  Weekends—trash cans get full (need more frequent emptying)

LONG TERM IMPROVEMENTS

+  Implementation!

+ Uniform look in downtown

Lacking quaint charm of... Banner Elk, Blowing Rock, etc—apply
concept to the streets as many shops are doing

«  Authentic/Balance (“We are real!”) Don’t be Helen, GA

+  Traffic issues solved

«  Parking requirements in downtown (change/reduce/eliminate)

+  Parking (unsure where?)

+  New investment and development in downtown

+  Redevelopment of entire blocks (facilitate density)

+  Planning & Inspections—need flexibility to minimize cost of rehab
[goal to make it better than it is now]

+  Developer wants market, cost, public commitment

+  Need rehab code “How To” Guide, public workshops to educate
craft circles

+  Municipal tax credits

- Existing Fagade Grant Programs, Community Development Grants,
Sign Incentive Grants

+  Provide business incentives—ability to turn a profit

+  More dedicated revenue to reinvestment in downtown (parking

tickets, etc.)
. $75,000 MSD tax

Participants in the downtown walking tour share their goals for the downtown area
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DOWNTOWN CONCEPT PLAN

EXISTING CONDITIONS

The downtown area explored during this process included the property
along King Street between Appalachian Street to the east and Water
Street to the west. Downtown Boone has a “small town flair and
metropolitan spirit,” that includes an eclectic mix of shops, restaurants,
and services. This high country downtown is full of people who are
devoted to its survival and revitalization and are a passionate and
enduring population. This will remain a powerful asset as this area
continues to evolve and grow. With over 70 businesses in this district,
the streets are typically bustling with people and cars.

il
2 =14

PROPOSED CONCEPT PLAN A

Daylight Shared Parking Structure Mixed Use Buildings
Stream
Lofts along Howard Small Grocery Store Green Pedestrian Alley
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RECOMMENDATIONS

Complete a Comprehensive Downtown Master Plan. A more detailed and
comprehensive master plan for downtown is in order. Such a plan would
include a specific market assessment; a branding and signage package;

a thorough parking plan; and detailed streetscape, urban design, and
regulatory recommendations.

New signage & wayfinding package. A strong branding effort through
signage and wayfinding can transform a downtown, and in the case of
Boone, highlight many wonderful things already happening. The design
package should remain true to Boone’s eclectic nature and highlight the
arts and crafts community present in the downtown.

Enhance streetscapes and introduce street furnishings. By planting
uparching street trees along the southern side of King Street and in
appropriate locations on the northern side, a needed visual rhythm
through this corridor will be created. Traffic naturally slows in tree

lined sections and the four seasons of beauty can enhance the entire
ambiance of the downtown. With little effort and expense, items such

as benches and trash receptacles can produce a great starting point for
larger enhancement projects. The Town should take advantage of the
talented artists within the community and perhaps commission each one
to design and construct a bench for the downtown area.

Daylight the creek south of Howard Street and create a downtown park area.
Opening up this area and revitalizing it for better stormwater practices
will offer not only drainage benefits but green space benefits to the
urban core of the Town. This design choice would also produce a natural
transition between the downtown core and the university.

Make Howard Street an eclectic and innovative artist’s alley with a mix of uses.
An opportunity exists to create a back alley condition of interesting live
work units along Howard Street. The plan envisions gallery space in the
lower levels and lofts above (i.e. an artists-in-residence program)

Introduce strategic infill and height in appropriate locations. The concept
plan illustrates specific building and even entire block opportunities
for strong mixed use infill within the downtown. Taking advantage of
the grade change from King to Howard offers the benefit of additional
height on the low side without impeding on the traditional height
conditions along King.

Extend Appalachian Street as a through street or path. Taking Appalachian
through to Rivers Street would offer route choices in maneuvering
around downtown and to and from the University.

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

DOWNTOWN CONCEPT PLAN

Develop shared parking structures in partnership with the University. The
Town and University could each benefit from the location of parking
structures within the downtown area. By joining forces, efficiencies

are produced in design, construction, maintenance, and revenue. The
concept plan illustrates a deck at the corner of Howard and Depot
Streets. This location offers the benefit of being convenient to the
patrons and business owners of King Street while being one block away
from the University’s northern boundary. The University’s Master Plan
shows another potential shared deck near King and Hardin Streets.

Create a green pedestrian alley/public space between King and Howard
Streets. A small surface parking area currently resides at the midblock
of downtown. The concept plan suggests turning this space into a
landscaped pedestrian alley and linear park. The experience should be
enhanced with tree, shrub, and flower plantings as well as a curvilinear
pathway connecting the parallel streets.

Germantown

I XLt I!l Mok BYETY |.I|.|.'-.

Street trees (Boulder, CO)

e

Wﬂ;ppe parking structure (Petaluma, CA) Green pedestrian alley (Davidson, NC)

Continue Appalachian as a through street

Promote appropriate mixed use infill
(Boulder, CO)
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DOWNTOWN INFILL OPPORTUNITY
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APPROPRIATE INFILL A i

One of the efforts at the charrette IHHHHL— '—-
involved determining the T .
appropriate types of infill for ' '
downtown both architecturally
and in terms of scale. The concept
for this prominent King Street
corner is to replace single story
buildings with three-story, mixed-
use structures in the same location.
The new buildings are consistent
with existing buildings in design
and massing and provide an
opportunity to triple the square
footage on the site and allow for
additional uses of the upper stories
such as office space or residential
units. Participants at the charrette
agreed that buildings should be

no taller than four stories on King
Street.

L e a—

i

;

PROPOSED INFILL »
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MIXED USE INFILL AT HOWARD AND WATER STREETS

A EXISTING CONDITIONS
APPROPRIATE INFILL

While charrette participants
agreed that four stories was an
appropriate height for King Street,
they stated that taller buildings
would fit along Howard Street
and other locations in downtown.
The concept on this page shows
a redevelopment concept for the
existing single-story building with
a six-story mixed-use building Gl , — S
with retail on the lower level and e ¥ ! _ =y A~
residential units facing the rescored T g - | ',‘Hr s .“‘v & _I : -|
creek above. Because Howard =t - ‘l.l.' ‘!I~ ’9,: $L.. > '
Street is lower than King, the - - = - Rad ""_ e i ‘
overall building height would be - a -
similar to the buildings on King
Street.

PROPOSED INFILL CONCEPTS »
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Many people that express parking concerns likely desire closer parking
rather than more parking. A preliminary downtown parking inventory
was completed for this plan. The diagram on this page shows the
existing public surface parking lots and on street spaces. Future decisions
regarding public parking (on-street and off-street) should be made based
on this accurate supply and demand data. Urban Land Institute (ULI)
recently published shared use parking characteristics for land uses. The
shared use concept suggests the ability for various land use activities

to share a particular supply of parking without impediment. Different
land use activities (commercial, public, residential, etc.) exhibit different
parking demands throughout the day allowing for a more efficient use of

parking supply.

Effective management of on-street parking spaces is critical to providing
adequate and convenient access for residents, business owners, and
customers to shops, stores, offices, and homes. While hourly restrictions
are in place along some streets, inconsistent enforcement and insufficient
penalties fail to influence parker behavior. Many of the remaining
parking spaces — those on adjacent side streets, residential streets, and
alleys — are mostly unregulated. Parking spaces in the most desirable
parking locations should be priced to promote turnover for retail
customers and maintain a 15% vacancy rate. Variable pricing throughout
the day may be needed to deal with differing parking demand. On

the “main” downtown streets, two-hour parking restrictions are
recommended to be implemented, signed, and enforced.

The Town should evaluate the following strategies to help maximize the use
of existing parking facilities and help promote continued infill development
Downtown:

+  Designate and enforce “A” streets (primary pedestrian corridors) for
2-hour on-street parking

+  Provide more publicly-owned parking in strategic locations (i.e. not
on “A” streets)

+  Enhance the design and lighting of public parking

+  Provide specialty signage that is clear and direct for motorists
entering downtown. Parking signage should work in concert with
an enhanced way-finding strategy for the downtown. In addition,
kiosks and brochures for downtown should include locations where
public parking is permitted and encouraged.

+  Develop a parking strategy for larger-scale trip generators (Town,

County, and University buildings)

PARKING IN DOWNTOWN

Legend

U] Private Parking Lots {1,822 Spaces)

1 Public Parking Labs (B4 Spaces)

1 On-Street Parallel Parking {181 Spaces)

1 On-Strest Angled Parking (133 Spaces)

] City Permit Lat (140 Spaces)

Appalachian State University Parking
student parking

I facultyistal parking

B visitor parking

B unrestricted parking

B disabled parking

S camgn e WE HAVE PLENTY OF  5usB2%8T00
PUBLIC PARKING
JUST FOR YOU! ~  smesmsrer

QUEEN STREET METER PARKING
Feed the Meters
LOOK FOR THIS SIGN FREE on the Weekends
If you get an exceeding Friday after 5pm until Monday 7am
A . . . . FREE Weekday Nights
tll’T‘Ie VIO|at.I0h C|tat|9n, After 5pm Until the Next Day at 7am
simply bring your ticket
into the downtown STREET PARKING
merchant where you FREE on the Weekends
were shopping’ and Friday after 5pm until Monday 7am

they will take care FREE Weekday Nights
of it for you After 5pm Until the Next Day at 7am

Downtown parking supply diagram

Please be Sure to Read the Signs
for Private Lots

COME SEE ALL THAT OUR SHOPS AND RESTAURANTS
HAVE TO OFFER..THEY'LL BE HAPPY TO SEE YOU!

RESTAURANTS SPECIALTY SHOPS HEALTH & BEAUTY ANTIQUES & CRAFTS APPAREL
Angelica’s Bead Box BodyWor Antiques on Howard Appalachian Tees
Black Cat Burrito Boone Drug Christy & Co. Hair Design Art Walk Dancey’s Shoes
Boone Bagelry Dancing Moon Haircut 101 Appalachian Antiques Did Someone Say Party?
Boone Saloon Dragons Den Comics Headliners Boone Antique Mall Gladioloa Girls
Café 161 Farmers Backside Ski Shop Nandrea GCBM, inc. Love Me Two Times
Café Portofino Fat Cats Music & Video Nelson’s Salon Fieldstone Antiques M Prints
Capone’s Pizza Footsloggers Shear Wizard Skin & Hair Hands Gallery Omega Tees
Espresso News Grapevine Music & Video Sixie Barber Shop JBH Imports Super Fly
GOL! Express Heavenly Chocolates & Gifts Spilt Endz Hair Salon The Looking Glass Gallery Watsonatta Westerns
Macado's Ik Link Tattoos A Piece of the Past
Melanie’s Food Fantasy The Jean Pool SERVICES Purveyors of Art SHOPS
Mellow Mushroom Loretta’s Vendetta Appalachian Theatre Highway Robbery
Moonshine Restaurant Magic Cycles High Country Bank Mast General Store
Murphy’s Restaurant & Pub Oh Sheets RBC Centura Bank Mountaineer Mania
Our Daily Bread Snow Paws Pet Boutique SOS Printing The Shoppes at
The Trolley Stop The Tin Can Southern States Agriculture Farmers Hardwz

Wildflower Restaurant The Wilcox Emporium
Vidalia’s Warehouse

DOWNTOWN BOONE DEVELOPMENT ASSOCIATION - 828/262-4532

Metered parking north of King Street Flyer promoting downtown businesses and parking
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The northern boundary of Appalachian State University abuts Boone’s
Downtown District and creates the intersection of “Town & Gown.”
While the Town was going through this planning process, ASU was
simultaneously updating their campus master plan. In fact, the design
teams for each process were all from the same firms and conducted
parallel charrette processes. The efficiencies of this decision by both
parties was most evident while looking specifically at how the University
interfaces with Downtown Boone.

Promote mixed use infill along King Street. The illustration to the right
demarcates the University’s proposed northern boundary in orange
while red and blue buildings are proposed infill construction for the
updated campus master plan. Both plans placed an obvious emphasis
on the enhancement of the building articulation along King Street. As
the “Main Street” of the Town, buildings along this corridor should be
pulled close to the street with wide sidewalks and enhanced streetscapes.

The red buildings on the ASU master plan represent proposed new
university-owned buildings. The blue buildings represent privately
developed mixed-use buildings that might serve university-related uses
(residences, offices, and retail). The campus master plan also reflects
another potential shared Town-ASU parking deck location at the eastern
end of King Street.

Continue the conversation. The concurrent charrette process began to open
up the lines of communication between the Town and the University.
This plan suggests continued meetings as both plans are implemented
over the coming months and years.

Town ¢& Gown intersect in Boone

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

THE COMBINED DOWNTOWN & ASU VISION

Proposed campus infill

Proposed northern Continue Appalachian as a (buildings in red)

boundary of ASU through street or path

i’-roposed shared ASU/
Boone parking deck

Proposed private

mixed-use development
with university tenants
(buildings in blue)
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URBAN DESIGN & RETAILING PRINCIPLES FOR DOWNTOWN

The following general principles are representative of best practices for
downtown development, redevelopment, and retailing. These principles
are incorporated in nearly all successful downtowns and shopping envi-
ronments.

NIGHTTIME LIGHTING

There are three basic zones of lighting a downtown - street lighting,
pedestrian lighting, and storefront lighting. The first two are generally
effective but due to spacing and obstructions such as street trees and
signage can have long shadows and dark areas. The most effective way
to supplement these areas is with indirect lighting cast from shop front
windows. Simple lighting of display windows can provide a measure of
security to pedestrians by ensuring an even allocation of light on the
sidewalk area.

One of the best ways to promote nighttime activity in the downtown is
to encourage downtown business owners to leave their display window
lights on at night, at least until a certain hour. The light cast from
storefront windows not only provides for an enhanced sense of security
but it also serves as an effective marketing tool by enabling merchandise
to be better displayed and gives the sense of activity and excitement.

Street Lighting

Pedestrian Lighting Storefront Lighting

DISPLAY WINDOWS

In this same vein, storefronts should be attractively arranged and
regularly changed. Mall stores are often required to change out their
display windows at least every week so that regular shoppers will get
the impression that their is a new selection of merchandise for sale. Of
course, this is also a function of how often the average shopper returns

to a store. If the average customer comes into the store every two weeks,

then the display should be changed that often.

As part of the encouragement to rotate displays, a downtown
organization should consider a quarterly award to the best window
display. This award should carry with it a cash incentive to be used on
storefront improvements as a further incentive for facade reinvestment.
Awards should be given for the best individual window display, the best
overall displays over a period (quarterly or annually) as well entering all
merchants who rotate their window displays at least once per month
during the year into a raffle for a third incentive prize.

- — —

Take lessons from national retailers in properly merchandising store fronts

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

15 RETAIL TIPS TO ATTRACT NEW SHOPPERS

1. Wash your windows at least once a week; wash your front door
daily because it is so visible.

2. Dolish your brass door handle or scrub your aluminum knob
weekly. First impressions matter.

3. Scrape off old stickers from windows-Visa, MasterCard, etc. It is
assumed that you take plastic in today's retail environment.

4. If you don't take plastic, begin immediately. It is a proven fact
that shoppers using plastic have larger average sales that those
using cash.

5. Remove old posters and window clutter so shoppers can see into
your store. Look inviting to curious eyes.

6. Post your hours on the door so shoppers know when to come
back and make a purchase.

7. Change your window displays frequently. The Gap changes its
windows once a week.

8. Replace burned-out light bulbs so your store looks maintained
and well lit.

9. Increase the wattage of light bulbs throughout your store. Have
you shopped in Benetton lately?

10. Leave your display window lights on at night to highlight your
merchandise 24 hours a day. Your windows are free advertising!

11. Remove bars on your windows to show shoppers that the
neighborhood is safe. Don't feel comfortable doing that yet?
Move the bars inside to the back of the display window.

12. Replace your yellowed Plexiglas windows with clear glass. All the
cleaning in the world won't make a difference if your windows
look dingy.

13. Ask your customers what they like about the appearance of
your business and what they would like to see change. Then,
implement the suggestions.

14. Go on vacation. When you come back, you will have a fresh
perspective. Walk through your store with a pad in hand and
jot down anything "you never noticed before" that should be
repaired, cleaned, upgraded, or replaced.

15. Hire a part-time employee and ask what he or she would
change. Or, assign your new employee to make the upgrades!

Retail Tips compiled by William McLeod, Executive Director of
Barracks Row Main Street at bmcleod@barracksrow.org or 202-
544-3188. Adapted from article in Main Street News, October
2003.
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URBAN DESIGN & RETAILING PRINCIPLES FOR DOWNTOWN

INTERIOR MERCHANDISING

As part of the facade improvements, retailers in particular should also
consider the merchandising of the front of the store’s interior. While
high shelving packed with goods may appear that a store has a wide
selection they need to be properly arranged according to basic shopping
tendencies.

As a general rule the highest margin items, the goods that retailers make
the most money from, should be placed in the front of the store. Low
margin, routine items such as milk, dog food, and bread should be
placed in the back of the store so that patrons will have to walk past
other products that they might “want” before purchasing the item that
they “need.” A downtown business group would be an appropriate
organization to work with retailers to encourage such practices.

STOREFRONT SIGNAGE

In an eclectic district like a downtown where pedestrian activity is
expected to be heavy, it is inappropriate to encourage suburban-style
signage standards for storefronts. Specifically, merchants should consider
the use of projecting signs and three-dimensional signs as a way to not
only advertise the store but also to add ornamentation and detail to
storefronts. It is important to note that the current code prohibits this
type of signage so a code change will be necessary to implement this
recommentation.

Storefront signage must be clean and concise. Signage on the glass
should maintain the opacity of the window so as not to obscure viewing
into the store. Store hours should be clear and regular. All signs in the
windows should be professionally prepared. Avoid hand made signs that
look cheap and unattractive as they will give the potential buyer the
impression that the contents inside the store are as equally unappealing.

In addition to wall signs and under-canopy signs which should be
provided for nearly every storefront, there are a number of buildings
that should consider using wall murals for their end walls as they

turn down the block. Wall murals were historically used by individual
manufacturers such as Coca-Cola to advertise their products. These,

of course, were replaced by billboards when the age of the automobile
overtook the downtowns. In many communities, these murals have
become part of the nostalgia of the area and in fact, are being replicated
in new suburban locations such as at the SouthPoint Mall in Durham as
a way to break up large blank walls.

A facade improvement grant program could be examined with incentives
that may be distributed. The program should also include signage and
should specifically encourage new and interesting signage types.

PROMOTE PUBLIC ART

What differentiates a true urban environment from a shopping center
is the level of detail that adorns the public realm. Many communities
have incorporated fun and educational artwork into their sidewalks and
public spaces.

The Town could consider initiating an “Adopt-A-Square” Program
with the local arts community and schools for the creative placement
of civic art within the sidewalks throughout the downtown district.
For example, a brass two-dimensional Daniel Boone figure or other
references to Boone’s history and future could be embedded into the
concrete of the sidewalk. This type of artwork is not expensive, can
easily be expanded and adds interesting features for pedestrians as they

walk.

The Town should also encourage the placement of free-standing statuary
and other forms of dimensional art work. Specifically, the Town should
reserve locations for public art around all public buildings and facilities,
such as the proposed Town Hall Plaza. Whimsy is encouraged as a way
to enliven spaces and maintain a child-friendly focus.

Encoumge new Sigﬂﬂgf on Stﬂf’qﬁ’Oi’ll’S
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CATALYST SITE OPPORTUNITIES MAP >

Gateway Development on East King Street

FOCUS AREAS: OVERVIEW

East King Street Redevelopment

Downtown (see Chapter 7)

=4

Kraut Creek/Boone Creek Restoration Concept

Redevelopment of the Driving Range on 105 Extension

Neighborhood Center at 105 & Poplar Grove

Cottage Housing on State Farm Road

0ld High School

2\

Phased Redevelopment of Kmart Site

Hospital District Development

The plans shown in this section are intended to be conceptual build-
out visions for significant and prototypical areas of Boone. The purpose
of these conceptual plans is not to require strict conformance to each
building or parcel as drawn, but to show general patterns and intensities
and potential development/redevelopment opportunities that are
consistent with the community’s goals. These conceptual plans are

also meant to illustrate the desired development principles that have
been articulated by residents and stakeholders. Care was taken in the
design process to envision development alternatives based on property
boundaries or known opportunities for parcel consolidation as well as
the market feasibility for the scale, amount, and type of development.

While the illustrations shown in this section are preferred build-out
alternatives created with public input and review during the charrette
process, the conceptual plans are not intended to preclude site-specific
modifications. It is assumed that any modifications will be the result of
specific programmatic and market analysis.

Future development and redevelopment proposals for these sites should
be expected to reflect the following aspects of the concept plans: the
general street network; street connections and rights-of-way; open space
areas and usable public spaces; general intensity of development; urban
pattern (relationship of buildings to the streets and adjacent properties);
building massing; street and pedestrian circulation patterns. Further,
developments on these sites should mix uses both horizontally (within
sites) and vertically (within buildings), where appropriate.

The conceptual development plans laid out in this plan were created

THE BOONE 2030 LAND USE PLAN  ADOPTED OCTOBER 2009

with the assumption that their implementation would be accomplished
primarily through private and/or institutional investment, with willing
buyers and willing sellers and 7oz through eminent domain. Although
there will be roles for government investment in implementation of
these concept plans (e.g., infrastructure improvements, public facilities,
and development and enforcement of regulatory standards), the
primary mechanism for accomplishing the physical vision embodied

in these concepts will be the initiative of property owners, developers,
and business owners in concert with the Town’s adopted policy and
regulatory processes.
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OLD HIGH SCHOOL SITE

EXISTING CONDITIONS ¥ RESEARCH CAMPUS

s G, L
b L L1

This catalyst site is home to Watauga High School which is planning
to move to its new location currently under construction near US 421.
Access to the site is from NC 105, and the area currently houses school
buildings, sports fields, and surface parking.

RECOMMENDATIONS

Several approaches were taken for the redevelopment of this site. The
two illustrated here represent the most economically viable solutions for
the site.

Option A: Redevelop the site as a research campus. As a research campus,
this site could bring technology-based jobs to the region. Research
campuses in college towns like Boone are often great partnership

A OLD HIGH SCHOOL SITE EXISTING opportunities between national or international companies and the
CONDITIONS *

local university and Town.

Option B: Redevelop the site as a mixed use village. Another approach
to the redevelopment is a large scale retail village with a mixed-use,
pedestrian-oriented configuration. Many communities are using

the lifestyle center/town center model as a way to increase density
without decreasing the quality of the shopping or living experience.
The concept illustrated could accommodate one large box store such
as Target and four smaller boxes such as Dick’s Sporting Goods,
Barnes and Noble, a movie theater, etc. The mixed use nature of this
development allows for over 400 residential units to be located above
businesses. Parking would be housed in decks that are wrapped by
the development and limited convenience parking along the main
boulevard of the village.

Make future connections. The retail village development illustrates
circulation connections from NC 105 to a proposed future alignment
of the Daniel Boone Parkway south of the site and also connects the
development to Wilson Drive and Winklers Creek Road.

DEVELOPMENT POTENTIAL: RESEARCH CAMPUS DEVELOPMENT POTENTIAL: RETAIL DEVELOPMENT
Research Facilities: 537,600 sf Mixed Use: 313,400 sf
Parking: 2,266 spaces Housing: 448 Units

Parking: 2,034 spaces
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PRECEDENT IMAGES »

The images to the right are taken from

a neighborhood center development in
Cornelius, North Carolina. The buildings
are single story and address the street

to create a walkable environment. All
parking for the development is hidden
behind the buildings.

NEIGHBORHOOD CENTER AT NC 105 & POPLAR GROVE

EXISTING CONDITIONS ¥ NEIGHBORHOOD CENTER PROPOSED DEVELOPMENT PATTERN

This site is located at the intersection of NC 105 and Poplar Grove Road B \ | e ]
4

with limited development currently on the site. : Ve : 3 B ol R v
RECOMMENDATIONS

Develop a neighborhood center to serve the surrounding residents. A small
neighborhood center could be developed in this location that would
provide service retail elements such as dry cleaners, coffee shops, and
salons. The form of the development is still urban in nature with the
buildings set along the street frontage and parking hidden in the rear.
Most of the buildings would be one level with perhaps one or two being
two levels with a mixture of residences and/or offices above.

Improve and enhance the transportation features of this area. This new
development concept illustrates an opportunity to bring Poplar Grove
Road into NC 105 at the preferred ninety degree angle. Improvements
to the landscaping along NC 105 include street trees and median
planting strips where appropriate as well as sidewalks and bike lanes

where right-of-way permits.

DEVELOPMENT POTENTIAL

Neighborhood Retail: 121,800 sf
A EXISTING CONDITIONS eighborhood Retai s

Parking: 401 spaces

.b-leighborhood i;ltersection Landscape & Medi;;
Retail Realignment Improvements to the
Development Highway 105 Corridor
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Image Source: Allison Ramsey Architects

Mountain-style cottage house designed for
the Sanctuary Village infill development in
Franklin, NC.

COTTAGE INFILL HOUSING ON STATE FARM ROAD

EXISTING CONDITIONS V¥ COTTAGE HOUSING DEVELOPMENT PATTERN

F

F:' ‘T‘_'-.'-. == /] 4 = r 1
This site is bounded by NC 105 to the west and State Farm Road to the By s ' by D 7) Y J
east. Oakdale and Overlook Drive create the northern boundary, and the DEVELOPMENT i - i d i s by 17
neighborhood along Sunset Drive creates the southern boundary. The POTENTIAL

site has steep topography and is currently an undeveloped, wooded site.

STATE FARMA

Commercial: 5,600 sf
RECOMMENDATIONS .
Housing:

Encourage alow impact neighborhood. By preserving the woodland areas 24 Single Family Lots

along the edges of the neighborhood, it is not visible from the streets and
homes in close proximity. The topography was respected when laying
out the circulation of the neighborhood and determining where home
sites would be most appropriate. Small lot single family cottages would
be most suitable for a site of this nature. Limited commercial or mixed-
used development along Oakdale Drive near the 105 Extension is an
infill opportunity that would fit well with the development pattern in
this area.

Make connections to the existing roadway network. A winding connection
to State Farm Road is necessary because of the difficult topography
between the neighborhood and the street. By extending Overlook Drive,
a new connection to Laurel Drive is created giving more options to new
and existing residents to access State Farm Road. A road stub is indicated
for future connections if redevelopment of the existing industrial
property on State Farm Road occurs.

Consider the incorporation of workforce housing in the design. Moderately
priced housing is a critical need in Boone. The town or a non-profit
housing provider could partner with the developer to provide some
housing in this neighborhood for residents who earn between 80 % and
120% of the area median income.

Preserved Neighborhood Single Future Extend Proposed Connection
Woodland Buffer Commerdial/ Family Connection  Overlook to State Farm Road
Mixed-use Homes Drive to
Laurel Drive

W <« EXISTING CONDITIONS
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REDEVELOPMENT OF THE DRIVING RANGE ON NC 105 EXTENSION

EXISTING CONDITIONS V¥ REDEVELOPMENT PATTERN

I"

This site is located at the intersection of NC 105 Extension and Horn
Avenue and currently houses a driving range. Beverly Heights Avenue
bounds the site on the south, and University Circle bounds the site on
the north. This is a prime infill opportunity for new development near
the center of the Town.

RECOMMENDATIONS

Encourage the redevelopment of the driving range with mixed use
development, residential units, and common open space. Continuing Horn
Avenue across the intersection creates a gateway into the site that could
be flanked by mixed use development. A welcoming central green area
is the focal point of the development with neighborhood-scale shops/
offices and multi-family units overlooking the space. Single family lots
are tucked behind a preserved green buffer on the upper hillsides of the
site.

DEVELOPMENT POTENTIAL
Retail: 12,000 sf
Mixed Use: 8,000 sf

Housing: 30 Single Family Lots, 52 Multi-Family Units

Parking: 170 spaces

Continuation of Mixed Use Central green Multi-Family Preserved trees & Single Family Lots
Horn Avenue Development space Residential green buffer

|

A EXISTING CONDITIONS
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GATEWAY DEVELOPMENT ON EAST KING STREET (421)

EXISTING CONDITIONS

This greenfield site is located along East King Street (US 421) and is
a gateway location for the Town of Boone. The site was suggested by
attendees at the charrette because it is currently undeveloped and because
of its visible location as a gateway into the community from the east.

RECOMMENDATIONS

Make an architectural statement along the street frontage. The buildings
located along this gateway frontage should be architecturally significant
and speak to the vernacular character of Boone. Building materials
should be indigenous to the region (e.g., stone and heavy timber) and
native plantings should enhance the architecture.

Encourage the development of the site with conservation planning principles.
The concept illustrated to the right develops the most buildable areas

of the property and conserves the steeper slopes and forested areas on
the mountainside above. The development includes mixed use along

the highway with parking hidden behind. This area would include
retail, office with the potential for residential units as well. Behind the
mixed use area, townhomes front a pedestrian scaled street and also have
parking hidden behind to enhance the walkability for the residents. A
limited number of single family lots are tucked the furthest away from
the highway on the lower reaches of the slope and are served by a planted
“close” (circular drive) that provides a green space for the residents to
enjoy.

The tree covered hillside on the north side of the property could be
placed into a conservation easement. A conservation easement is a
voluntary deed restriction that landowners can place on their land.

It permanently limits subdivision and non-agricultural development;
however, landowners retain ownership of the property. Public access is
not required, and the land can be sold or passed along to heirs. However,
future owners must abide by the terms of the easement.

Landowners who place a conservation easement on their land are known
as easement grantees. The grantee must find a government entity, such as
the county, or a conservation organization, such as a land trust, to agree
to monitor the property to be sure that the terms of the easement are
fulfilled. This organization is known as the easement holder.

Landowners who donate a conservation easement may receive a federal
income tax charitable deduction, as well as a reduction in the value of
the property for estate tax purposes. North Carolina also has a unique
state conservation tax credit available for donations of property or
easements for conservation purposes.

Conservation Area

Single family lots

Townhomes ¢

......

Mixed-use (retail
+ office)

A CONSERVATION DEVELOPMENT PATTERN
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EAST KING STREET (US 421) REDEVELOPMENT WITH PLANNED IMPROVEMENTS BY NCDOT

CROSS SECTION OF »

421 EXPANSION WITH
RETAINING WALL ON
SOUTH SIDE & MIXED
USE DEVELOPMENT
ON NORTH SIDE

EXISTING CONDITIONS EXISTING CONDITIONS »

East King Street (US 421) is poised for significant change due to the
planned widening by NCDOT beginning in Fall, 2009. Their proposal
is to widen from a four lane section to a five lane divided section with
the expansion occurring on the southern side of the highway.

RECOMMENDATIONS DEVELOPMENT
POTENTIAL

Negotiate the addition of a planted median along sections of the highway

expansion area. Dialogue with NCDOT began during the workshop to Mixed Use - 537,000 sf
introduce the idea of a planted median that would be implemented by

the state but maintained by the Town of Boone as part of the widening Housing -

project. This additional enhancement would transform what would be a 40 Townhomes

typical five lane runway of asphalt into a slow speed, planted boulevard. 6 Single Family Homes
The southern side of the highway will have a retaining wall, and the

Town should encourage this to be a terraced stone wall with plantings Parking - 2,534 spaces

along the ledges.

Insist on an enhanced urban form along this corridor as new development
begins. Planting trees along the street will not be enough to enhance this
corridor or make it an enjoyable place to live, shop, work — and walk. It
will be vital that the Town encourage multi-story mixed use development
along the street frontages with parking hidden behind. The walkability of
this corridor will be enhanced immeasurably if the development pattern
follows these design criteria.
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REDEVELOPMENT PATTERN ALONG US 421» ¢ = 80

Us 421 Higher Density
Widening & Infill Residential Mixed Use Redevelopment of
Enhancements Civic Site (townhouse lots) Development commercial center
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PARK-AND-RIDE TRANSFORMATION

EXISTING CONDITIONS V¥ PARK & RIDE EXPANSION

The site is located along Intramural Field Road on the campus of
Appalachian State University. It is currently a remote surface parking for
ASU. ASU freshmen are the primary user group of the lot at present.

RECOMMENDATIONS

Expand and enhance the Park & Ride facilities. An increased ridership of the
AppalCART warrants the expansion and enhancement of this parking
area to use the space more efficiently and serve as a potential park-n-ride
lot for university students, employees and potentially other commuters
to Boone. Even with proposed buildings introduced on the site, there
will be no net loss of parking because of the proposed addition of a

one level parking structure. The existing surface lot that will remain
should be enhanced with tree plantings and retrofitted with stormwater
management practices such as rain gardens and permeable paving
systems.

Consider a shared use public works facility between the University and the
Town. The concept plan also introduces the concept of a shared use
facility between the Town and the University that would include the
relocation of the Town’s Public Works Facility. The site’s adjacency to the
University’s campus maintenance facility would create greater efficiency
between these two agencies. Other compatible uses of both groups could
be located in these buildings as well.

- i

EXISTING CONDITIONS 4

ASU facility Relocation of Parking Enhanced
maintenace Town’s Public Deck Surface Parking
Works Facility
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MIXED-USE ALONG THE GREENWAY

EXISTING CONDITIONS V¥ EXISTING CONDITIONS (SITE SHOWN WITH *)

The birdseye photograph to the right is extremely revealing about the
current development pattern in Boone along the US 321 corridor: A
beautiful backdrop of tree covered mountains with a foreground of large
asphalt parking lots and large box stores or strip centers dominating the
landscape. The catalyst site illustrated here is currently occupied by an
single story retail strip center with a parking lot along the street edge,
which is typical of development in this corridor.

Level One: 16,000 sf Retail & 65 spaces "\ = RECOMMENDATIONS

Encourage development that addresses the street and the greenway with
multiple story, mixed use buildings designed in a vernacular style. This site
along Boone Heights Drive could serve as a beginning point of change
for this area. Injecting 60 housing units into the site will begin to make
the case for developing a more walkable environment for residents and
visitors. The goal is to maximize the site’s potential while keeping in
mind architectural character and sustainable site design. Limited retail
on the ground level with residential units in the upper three levels creates
an environment of daytime and nighttime use and activity, with views
along, and direct access to, the greenway.

Level Two: 15 units & 56 spaces '35

AT

8 Existing Conditions: ~15,000 sq fi single

Level Three: 15 units & 55 spaces I3 story retail

A PROPOSED MIXED USE DEVELOPMENT

Level Four: 30 units & i
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One of Boone’s key assets is the Kraut Creek (or Boone Creek) that
connects the downtown to the hospital and beyond. The creek, its
banks, and floodplain are also one of the Town’s greatest potential
scenic and recreational assets. Unfortunately, the creek has been severely
compromised on both counts —natural and scenic—and is actually one
of the Town’s greatest eyesores. In many cases, the creek has been built
over all together.

In a mountain environment, building in the lowlands and the
floodplains of the valleys are the easiest places to build and most of
Boone’s roads and historic development has been in these locations.
Fortunately, the community has begun to rally around this waterway as
a natural and scenic asset worth protecting and preserving. Great results
have already been achieved through the good work of environmental
groups and ASU with initial creek restoration projects on portions of the
northern reaches of the creek corridor near downtown and on the ASU
campus.

Because of the importance of this waterway to the Boone community
and because of its potential to link so many of the community’s

goals, the creek corridor was a special focus during the October, 2008
charrette. In addition to meeting with local advocates and experts on
the creek and looking at the studies and recommendations that had
already been completed by students and advocates, an environmental
specialist from Equinox Environmental of Asheville conducted a stream
assessment and developed the preliminary strategic recommendations
that are shown on this page and the two pages that follow.

GENERAL RECOMMENDATIONS

Work with Environmental Organizations, ASU, and area property owners to
implement the recommendations in this plan. Environmental groups have
already been successful in working with property owners, the University,
and grant funders to restore sections of the stream and has plans to

do more. The Town can contribute to these efforts through funding,
providing incentives, seeking grant opportunities, and generally working
with property owners to incorporate these recommendations.

Look for opportunities for demonstration projects in conjunction with
development or redevelopment along the creek. There are many properties
that are ripe for redevelopment along the creek corridor. The concept
plan on page 54 shows a demonstration redevelopment concept for creek
restoration and mixed-use development along US 321. Such a project
would require both public and private investment.

KRAUT CREEK/BOONE CREEK RESTORATION CONCEPT

EMHAMCE RIPARIAN BUFFER/STORMWATER

HOWARD STREET: STREETSCAPE
.~ ENHANCEMENTS TO INCLUDE
\, STORMWATER PLANTERS/GREEN STREETS

POTENTIAL STORMWATER
FACILITY FOR FLOOD CONTROL

ENHANCE/INCREASE BUFFER AREA
& REMOVE CULVERT

POTENTIAL BANK RESHAPING
AND/OR REVEGETATION

ADD CANOPY TREESY
FOR NEEDED SHADE
ALONG CREEK

POTENTIAL STORMWATER
BMP RETROFITS (@ &= = «)

) ) POTENTIAL STORMWATER
Incorporate creek restoration and stormwater BMPs into development RETROFITS FOR THE MALL
requirements. There are good recommendations in this report and in rII'I'EFI:III;:le” ik
the 2007 Smart Growth Audit for requirements that will improve water . cistERN AE-USE COLLECTED RAINWATER W

« BIO-SWALES & BIOrETENTION AREAS IN PARKING

quality and flooding issues. These should be incorporated into the
» BANK RESHAPING AND REVEGETATING

UDO. An overlay district for the Kraut Creek corridor may be in order.

POTENTIAL STORMWATER
FACILITY FOR FLOOD CONTROL
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KRAUT CREEK/BOONE CREEK RESTORATION CONCEPT
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The images above show existing conditions along the creek corridor. The images below show
24 g g 24
potential restoration options that take into account the current conditions along the creek.

Creek Restoration Options for Varying Contexts
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Typical Urban Condition showing enhanced restoration techniques that Daylighting Creek (Option A) that illustrates the opportunity to remove Daylighting Creek (Option A) illustrating a more constrained condition that
pre-treat stormwater and provide shady areas to cool the water and existing culverts to provide additional flood storage capacity as well as still improves water quality conditions and affords the opportunity for
streambank stabilization to prevent erosion. utilize the stream as an amenity. human enjoyment of the water.
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EXISTING CONDITIONS

This site is located along Blowing Rock Road (US 321) and is bounded
by Blockbuster and Highland Avenue on the north and McDonald’s on
the south. Currently, the site is occupied by the Scottish Inn and several
aging apartment buildings. Kraut Creek runs down the middle of the
site and at present is paved over in most locations while being severely
encroached upon in others. The entire area is in the creek’s floodplain.

RECOMMENDATIONS

Showcase the site as a “green” redevelopment opportunity. Because of the
“ripe” nature of the existing development and the creek’s prominent
location down the spine of the site, a special opportunity exists to create
a significant “green” development as a demonstration project for creek

" < EXISTING CONDITIONS DEVELOPMENT

KRAUT CREEK/BOONE CREEK RESTORATION CONCEPT

restoration and sustainable development in Boone. Implementation of
the concept would be a ideal opportunity to showcase Town, University,
and private investment, cooperation, and expertise.

Restoring the creek to its natural state would be the first step to creating
this living laboratory. A public green space with pervious walking trails
would be another component of the design with strategic pedestrian
crossings at different locations along the creek. Pervious parking would
serve the three proposed mixed use buildings on site; these buildings
could showecase all of the latest “green” technology with green roofs,

rain collection systems, renewable energy production, and recycled/
sustainable building materials. The site should be planted with a wide
variety of native species of shrubs and trees, becoming a small arboretum
for the community to enjoy. Wildflower meadows and rain gardens
would serve as other sustainable design elements of the site.

Pervious Parking ¢

3 Mixed Use Buildings with Green Roofs |

Pervious Trail System *

Existing Trees Preserved & New Tree Plantings

Uncover & restore Creek

McDonald’s +

Wildflower Meadow
Rain Garden/Detention Area

<
‘%5-
o)
‘9._!_ -

PROPOSED “GREEN"»
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DEVELOPMENT
POTENTIAL

Ground Level Retail: 15,600 sf
Housing: 30 units

Parking: 50 spaces
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PHASED REDEVELOPMENT OF KMART SITE

EXISTING CONDITIONS

The site is currently home to an aging, undersized Kmart and an
enormous amount of surface parking fronting the US 321 corridor.

RECOMMENDATIONS

Prepare a phased redevelopment scheme for the inevitable exodus of the

big box store. This approach can begin even before the Kmart decides

to vacate the site by developing outparcels that are part of a larger
development scheme. Eventually, the site can begin to fill in with the
same amount of square footage as a big box (around 100,000 sf) but
with a mix of uses and parking hidden behind buildings. This mixed use
development creates not only a pedestrian friendly environment but an
economically sustainable opportunity.

PHASE ONE: > [
OUTPARCEL [L&r
DEVELOPMENT

<EXISTING CONDITIONS ON US 321
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PHASE TWO: SITED{| o,
REDEVELOPMENT
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HOSPITAL DISTRICT INFILL & REDEVELOPMENT

EXISTING CONDITIONS

The hospital district is located along US 321 in the southeastern part
of the town. The area is dominated by big box development to the west
and the existing hospital facility to the east. The core area is laden with

individual medical offices with their own surface parking facilities. Medical Office
RECOMMENDATIONS
Create a cohesive mixed use district with an emphasis on medical facilities and Rssisted Living Facility

related uses. The goal for this area is to create a balance of uses that create
an environment that is both functional and inviting to residents, visitors,

patients, staff, as well as offices, services, and facilities that would benefit 3 Blocks of Housing
from proximity to the hospital. with limited retail
& office

The northern portion of the district introduces an assisted living facility
and consolidates the medical offices into a configuration more conducive
to shared facilities and parking. The proposed assisted living facility

. Mixed Use
would house apartments, bungalows, and care suites.

(Office/Limited Retail)

Three of the core blocks are dedicated to housing with one having mixed
uses of office and limited retail. A fourth block to the south is conceived
as a mixture of office and retail while along US 321, mixed use with
parking behind is the predominant pattern. The southeastern quadrant

of the district could house offices or even a corporate headquarters such foushg
as a medical research company. This quadrant also has a historic home Mixed Use
and barn that are proposed for protection through this redevelopment along Highway
process. Preserve Barn

Preserve Historic Home

Offices/Corporate
Headquarters/Campus

EXISTING CONDITIONS A

HOSPITAL »
DISTRICT
REDEVELOPMENT
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Image Source: IEF

Watauga County

CREATE A RANGE OF HOUSING OPPORTUNITIES & CHOICES

The Western North Carolina Regional Outlook Report 2008 (prepared

for the Institute for the Economy and the Future at Western Carolina
University for the State’s 23 western most counties: ief.wcu.edu) notes
that western North Carolina has a serious problem of affordable housing
in terms of availability, location and type of accommodation. Although
86% of respondents to IEF’s regional public opinion poll own their
homes, most respondents (62%) do not view homes in the region as

affordable for people like themselves.

This information comes as no surprise to residents and stakeholders of
Boone and Watauga County, who have consistently noted affordable
housing as being one of the most pressing issues facing the town and the
region. According the IEF’s Housing Index analysis, Watauga County
and the census tracts around Boone and Blowing Rock specifically, are
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Watauga County’s Housing Index measure
(the ratio of median housing value to median
household income) is the highest in the region

and one of the highest in the entire state.

some of the most expensive in the state when compared to area median
income. IEF’s analysis showed that median housing prices in Watauga
County are six or more times the median household income (see map
below left). It is an issue that impacts economic development and the
ability to recruit and retain workers to the University, the Hospital, and
other regional employers. It is also an issue of transportation, because
housing prices push workers and students further and further from
employment and services in Boone, which results in more traffic on the
roads to and from the town.

While affordable housing is generally related to the housing needs of
households with incomes that are typically 80% or less of the area’s
median household income, North Carolina’s most critical housing

need is improving rental housing opportunities for households earning
less than 30% of median income. Also, a shortage exists for housing

for middle-class families (those earning above $38,000 and less than
$50,000). A wide range of users (families, single-parent households,
retirees & seniors) rely on affordable housing/workforce housing options,
as do a wide range of employers.

The need for affordable housing continues to deepen while the public
resources to address this need continue to decline. In this context, the
following strategies present ways of attacking the continuing problem
of providing housing that is affordable to members of the regional
workforce and their families.

LOCATION & DESIGN OF AFFORDABLE HOUSING

Establish Location and Design Criteria for Affordable/Workforce Housing.
There are two major issues that affordable housing must address if it is
to be sustainable economically and politically acceptable: location and
design.

Affordable housing is a controversial reality of contemporary life, for
gains in affordability often result from expanding the supply of land
available for housing or increasing the density of housing units in a given
area. The process of weighing the impacts of locating affordable housing
is quite contentious and can be laden with implications of race and class.
This makes the twin policies of dispersal throughout communities and
similarity to market units in appearance extremely important. Minimum
design standards of site layout and housing design can help in achieving
these twin objectives.

According to the report “Making Affordable Housing Truly Affordable:
Advancing Tax Credit Incentives for Green Building and Healthier
Communities” (www.frontierassoc.net), there are locational factors
regarding affordable housing that must be addressed in addition to the
cost of the housing itself. Since the cost of transportation is a major

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

factor in most low income household budgets, priority locations for
affordable housing include locations with good access to services and
jobs and transportation options, including transit.

When affordable housing is built in compact, mixed use areas, the
community and affordable housing residents both benefit:

* Residents of compact communities drive 20-40% less per day,
resulting in safer and less polluted communities.

*  Local stores and businesses do best when more people live within
walking distance or a short drive away.

*  When more people work and live in the same town, civic
organizations are stronger and residents can participate better.

*  Residents of compact communities spend less on cars and have more
time and resources for families and communities (adapted from the
Affordable Housing Design Advisor, www.designadvisor.org).

In terms of design, affordable housing units should be similar to market-
rate units in exterior appearance, proportion of attached and detached
units, bedroom mix, and proportion of rental and owner-occupied
units. The units also must be dispersed throughout communities and
developments and must come on the market on a schedule similar to
that of the market units.

=

Permanently affordable, owner-occupied units are interspersed with market-rate units in
this mixed use development in Davidson, NC. From the outside, the affordable units are
indistinguishable from the market-rate units except in size.
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CREATE A RANGE OF HOUSING OPPORTUNITIES & CHOICES

RECOMMENDATIONS:

The Town’s Affordable Housing Task Force and other local and
regional groups have already begun to take action on some of the
recommendations below and others. Like most issues, the issues of
housing choice and affordable housing will have to be addressed on
many fronts and will require the participation of public and private
entities.

Work to provide sewer/water allocations and service to a proportional number
of affordable housing units. Work with NC Rural Center and other state
organizations to improve the ability for local agencies and government
entities to secure funds for water and wastewater improvements to meet
affordable housing goals in specified locations.

Provide Incentives for Affordable Housing. Consider a density bonus for
provision of affordable housing. Provide tax rebates for housing in
eligible areas.

Remove Regulatory Barriers to Affordable Housing Options. Promote infill
and area re-development by adding specific zoning categories that enable
small homes, cottages, neighborhood-scaled multi-family (duplex,
triplex, quadruplexes), in-home rentals (boarders), co-housing and other
forms of housing that are designed to be affordable and supportive of

workforce development. Many other related recommendations were
detailed in the Smart Growth Audit. These include:

*  Allow accessory dwelling units in most zoning districts
*  Allow duplexes and triplexes more widely

*  Remove barriers for accessory apartments and duplexes
*  Allow multi-family housing by-right in certain locations
*  Consider allowing car-free housing

*  Consider inclusionary housing requirements/incentives

Work with Local Employers to Develop In-Town Housing Options for Employees.
Work with local employers to contribute to improvements in workforce
housing for new workers. The University, the hospital, Watauga County
Schools, and other large local employers will benefit in their recruitment
efforts if affordable housing options are available locally. Work with

these entities to contribute to development and/or funding of workforce
housing in Boone. Employers can investigate Employer Assisted Housing
Programs.

Work with ASU to maximize on-campus housing options for students. This
recommendation is noted in the Smart Growth Audit, but it bears
repeating. The more housing that ASU can provide on-campus, the
less pressure on the town and neighborhoods to accommodate student
housing,.

EMPLOYER ASSISTED HOUSING (EAH)

Recognizing the potential benefits that homeownership has on the
stability, morale, and productivity in the workplace, employers across

the country have worked to build Employer Assisted Housing (EAH)
programs and assist families striving for homeownership. Working with a
non-profit group with affordable housing experience, private companies
with EAH programs provide a financial incentive to homeownership.
This assistance can take several forms, but typically it may be in the form
of a zero percent interest, three to five year forgivable loan in amounts
ranging from $1,000 to $5,000. Some organizations offer financial
incentives in the form of grants.

INCLUSIONARY ZONING

Inclusionary zoning is a local government requirement for home builders
and developers to provide a certain percentage of units in every new
market-rate development at an affordable level for people identified as
having low or moderate incomes. More than 200 local governments
across the country are using inclusionary housing strategies, including

Dare County and the Town of Davidson in North Carolina.

Programs can be mandatory or voluntary, and most programs contain
cost offsets (e.g., density bonuses, expedited permitting processes, or fee
waivers) for developers. Payment-in-lieu alternatives, if used properly,
can be an excellent method for ensuring some flexibility for developers,
while also generating land and dollars that can be used to meet a range
of affordable housing needs in a community.

According to Easing the Affordability Crunch: The Inclusionary Housing
Option (www.fanniemaefoundation.org) “recent studies have examined
the advantages and limitations of . . .inclusionary housing programs.
Three key lessons emerge:

1. Mandatory programs, on the whole, appear to be more effective than
voluntary programs.

2. Although originally implemented in the suburbs, inclusionary
housing programs can work well in urban centers.

3. Inclusionary housing strategies do not stifle development.”

HOUSING LINKAGE FEES

A linkage fee is a housing impact fee, a means for local governments
to collect monies from new commercial and industrial development
to provide affordable housing. Linkage fees are premised on the basis
that lower-wage workers, who are needed to build and work in new
nonresidential development, should also be able to afford adequate
housing within the community. Provision of such housing near
employment centers helps reduce the economic and environmental
costs of transportation. Most Jobs/Housing Linkage Programs require

THE BOONE 2030 LAND USE PLAN ADOPTED OCTOBER 2009

a business to contribute fees to mitigate its housing impacts, but

some require business developers to actually provide market-rate and/

or affordable housing directly (see also Employer Assisted Housing).
Sometimes local governments provide the developer with regulatory relief
(e.g. density bonuses or reduced parking requirements) to offset the cost
to the developer of meeting the linkage requirement.

Linkage fees are most successful in jurisdictions that expect to attract
substantial new business development and have land available for

such development. Linkage fees can provide a substantial boost to the
production of affordable housing. Also, because linkage fees directly link
new job creation with the provision of appropriate workforce housing,
they help create a better jobs-housing balance with the resulting benefits
of less traffic congestion and reduced air pollution. Employees who can
afford to live near where they work spend less time commuting and have
more time for their families and their community.

Image Source: Harry Teague Architects

Benedict Commons in Aspen, CO was a joint effort between the City and two developers to
provide affordable housing in Aspen for local workers.

Image Source: Poplar Welling(on, LLC
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The Wellington Neighborhood in Brefkenrzdge, Cco prowdex affordable and market-rate

housing on a site that was once dredge-mined. The project recycles land, houses working
families, and provides free transit to the nearby downtown.
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The Town of Boone recently purchased the
historic Post Office building downtown. It
will continue to house postal services as well
as other private or non-profit uses.

Image Source: Sharon Blair Tolbert
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Woodshed/grainary at the Blair Farm. The
Jfarm house and outbuildings off of Deerfield
Road were recently listed on the National
Register of Historic Places. Established in
1844, it is one of the oldest existing farm-
steads in Watauga County and includes some
of the oldest buildings in Boone.

“The historical heritage

of our State is one of our
most valued and important
assets. The conservation
and preservation of historic
districts and landmarks
stabilize and increase
property values in their areas
and strengthen the overall
economy of the State.”

—NC General Assembly

Some of the most meaningful elements of local landscapes are the
buildings constructed in a location over time. They can vividly tell the
story of the origins, growth and sometimes the decline of a place. Besides
being the repository of historical and community memory, historic
buildings can also function as an engine for economic development.
They can often stimulate a profitable growth in heritage tourism to
support the local economy.

Continue to support the Historic Preservation Commission and private
property owners in their efforts to inventory significant properties, develop
a preservation plan, and protect individual landmarks. The Town has
recognized the importance of historic preservation in Boone and
recently established the Historic Preservation Commission. The
Commission’s responsibilities will include inventorying properties with
historical, architectural, prehistorical and cultural significance; making
recommendations on historic districts and landmarks; and preparing

a preservation plan. One of the recent victories of the Town and the
Commission was the purchase of the old Post Office downtown, which
will continue to house postal services among other uses.

To protect historic buildings and individual landmarks there are two
distinct types of historic districts:

1. The National Register of Historic Places, a federal program
administered by the North Carolina Department of Cultural
Resources

2. Local historic or preservation districts created by individual towns
or counties in accordance with North Carolina state enabling
legislation

The information below is derived from the resources on the North
Carolina State Historic Preservation Office website (www.hpo.dcr.state.
nc.us).

THE NATIONAL REGISTER OF HISTORIC PLACES

The National Register, established in 19606, is the nation’s official list of
buildings, structures, objects, sites, and districts worthy of preservation
for their significance in American history, architecture, archaeology, and
culture. The Blair Farm off of Deerfield Road was recently recognized
with this designation. A farmhouse built in 1844 and outbuildings, it is
one of the oldest existing farmsteads in Watauga County.

TAX CREDIT INCENTIVES

A privately owned building that is listed in the National Register or is
a contributing building in a National Register historic district may be
eligible for a 20% federal income investment tax credit claimed against

the costs of a qualifying rehabilitation of the building. North Carolina
tax law provides a 20% “piggyback” credit for such projects. Federal and
State credits apply only to income-producing, depreciable properties,
including residential rental properties. Federal tax credits do not apply to
owner-occupied residential properties.

Additional North Carolina tax credits introduced in 1998 provide a 30%
credit for certified rehabilitations of non-income-producing historic
buildings, including private residences. The work must meet a $25,000
investment threshold and must comply with the same rehabilitation
standards as income-producing projects.

In addition to these credits, the Tax Treatment Extension Act of 1980
provides federal tax deductions for charitable contributions of easements
in historically significant properties for conservation purposes.

PROTECTION IN PUBLIC PLANNING

National Register listing does not provide absolute protection from
government actions that may affect the property, but it does mean that if
a federal or state project (such as highway construction and Community
Development Block Grant projects) is in conflict with the preservation
of a National Register property, the North Carolina Historic Preservation
Office will negotiate with the responsible agency in an effort to

eliminate or minimize the effect on the historic property. The Office’s
recommendations are advisory only.

OWNER CONSENT

A privately owned property may not be listed in the National Register
over the objection of its owner or the majority of its owners. A district
may not be listed in the National Register over the objection of a
majority of owners of private property within the proposed district.

LOCAL HISTORIC LANDMARKS

This program of local designations is an option available to local
governments under North Carolina enabling legislation (G.S. 160A-
400). Properties listed in the National Register sometimes also receive
local designation in jurisdictions where local preservation commissions
have been established according to the state enabling legislation.
However, there is no direct correlation between National Register listing
and local designation.

In locations where there is not a critical mass of buildings to qualify for
historic district designation such as in Boone, it is still possible to protect
individual buildings through designation as a local landmark and render
the same protections as are enjoyed by historic districts. Local landmark
designations may apply to individual buildings, structures, sites, areas,

or objects which are studied by the commission and judged to have
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HISTORIC PRESERVATION

historical, architectural, archaeological, or cultural value.

ADDITIONAL RECOMMENDATIONS
Identify High Country-specific historic architectural details and incorporate
these into local design guidelines.

Work with private developers, property owners and public entities (e.g., ASU,
etc.) to protect historic and culturally significant structures and sites as new
developments are proposed. Provide incentives for protecting and preserving
structures and significant sites.

The farm house and barn located near the hospital at the intersection of Us d
Deerfield Road are exemplary of Boone’s rural heritage and worthy of protection. The concept
plan for the hospital district (see Focus Areas section) recommends preserving this building.
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One of the recurring themes from public input during the plan process
was the need to maintain and promote architectural styles that reflect the
history and culture of the High Country.

Recently, Boone has applied Commercial Development Appearance
Standards to good effect, especially in regards to building form,
materials, and retaining walls. However, as pointed out the Smart Growth
Audit, there are aspects of the standards that can be improved upon and
enhanced for different contexts and building types.

Design standards and guidelines come in several forms and have a variety
of uses. They may be used by master developers to regulate the work of
different home builders and maintain consistent quality across different
areas and stages of development. Alternatively, they may be developed

by local government as part of a new regulatory framework. In either
instance, they may be advisory or prescriptive, depending on appropriate
circumstances.

Design standards are specific requirements, and add another layer

of regulatory control and provide a tool by which communities can
establish and guide the desired character through uniform design. Design
guidelines, while dealing with similar issues, remain advisory, specifying
best practices that government wishes developers to follow, but precise
details may be open to negotiation as part of the approval process.

Standards and guidelines describe the desired architectural features such
as type of exterior materials, front porch requirements, arrangement and
design of windows, placement of garages, etc. They also address location,
orientation and relationships of buildings and parking lots; pedestrian
circulation and safety; and character and qualities of landscaping.
Although architectural styles have changed decade by decade, the
principles of good design can be identified and applied to future
development.

Elements of design standards for Boone should be the subject of
intensive local discussion, with stakeholders within the community
having the opportunity to decide the level of regulation or guidance
appropriate.

MASSING

Massing is defined as the shape or form a building, or assem-
blage of buildi through archi [ design. All

building facades are a composite of horizontal tiers and verti-
cal bays.

The scale and massing of a 6 story building should be designed to
create interest along ils entire street frontage with street level
windows and building entrances.

Consider the use of
multiple buildings in
lieu of one large
monolithic structure

Recess the upper stories to allow
sunlight to pass onto the street
and minimize the height impact
to the pedestrian

parties; there is no public local government role in their formulation or

BuiLpING DESIGN

Guidelines

1. For human scale and visual interest, break
down the mass of the building, horizontally
and vertically, into a hierarchy of volumes.
Do not create a large monolithic structure.
Within each volume or bay there should be
an orderly placement of windows and
doors.

~

. If a building is long or large, more than
one entrance may be needed on the front
fagade, or entrances may be needed on a
number of building sides. In general, for
walkability in the Core area, building or
store entrances should occur at a mini-
mum every 150 feet.

e

. Building heights should not exceed six (6)
stories in the Core Areas of Village Centers.
In all other places they should not exceed
three (3) stories. Building heights should
transition to lower heights from the Core to
the Edge.

4. Buildings in Village Centers may add up to
two (2) additional stories provided the
upper levels are recessed a minimum of 25
feet to permit sunlight to enter the street
and open up views of the sky to the pedes-
trian.

City of Raleigh Urban Design Guidelines 36

implementation. The regulations can thus become very specific, with

very detailed stipulations about style, materials and construction details.

RECOMMENDATION
Develop Design Standards for All Buildings.

Echoing the recommendations in the Smart Growth Audit, this plan

DESIGN GUIDELINES

| ARCHITECTURAL DETAILS
\ Commercial Facades

X.X

Facades shall be comprised of brick, stacked stone,
wood, cemetitious fiberboard siding, or cedar shake
shingles. These building walls shall consist of no

more than two materials with heavier materials

located lower on the facade. The predominant
material shall be used consistently on all building
elevations.

GUIDELINES

1. No more than two adjacent buildings shall
not have the same facade material, same
color (including brick), or brick texture.
Additionally, no two buildings which
face each other shall have the exact same
combination of materials and colors.

2. Wood and cedar shake shall be sealed with an
opaque stain or paint.

3. Foundation walls, piers and retaining walls
shall be brick, stone, or other masonry
material.

4. Clapboard siding shall be smooth,

horizontal, and maximum 6 inch to weather.

5. Corner boards, at a minimum 5-1/2 inch
wide, of contrasting color are encouraged.

6. Trim, at a minimum 4 inches wide, shall
be used at all openings. Six (6) inch trim is
preferred.

7. Brick masonry units shall be horizontal and
heavily textured with buff or ochre mortar.
‘Wall opening lintels shall be detailed with a
change in coursing for soldiers or jack arches,
for example. Stone or cast stone is also
acceptable.

8. Wall material transitions shall not occur at
outside corners. Returns are not permitted.

Images clockwise from top left: City of
Raleigh Urban Design Guidelines; O’Neal [=£]
Village Neighborhood Pattern Book, Greer,
SC; Louisiana Speaks Pattern Book prepared
by Urban Design Associates.

encourages the Town to consider developing and applying some level of
design standards to all buildings. These standards should vary according
to the context of development (downtown versus rural, for example) and
should incorporate architectural details that accurately reflect the history
of buildings in the High Country. This recommendation includes non-
residential buildings and multi-family buildings. And because of the
desire to encourage infill development in certain neighborhoods there
may be a need to also regulate infill and/or small-lot single family homes .

Developers themselves, if operating as master developers of large projects
are likely to make design standards mandatory and legally binding
through their contracts with builders. In this instance, the guidelines
become more like “pattern books,” such as the one used by the master
developer at Baxter, in Fort Mill, SC.

In private developments, the pattern book embodies detailed design

regulations that are legal documents between private consenting as well.
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Include Visitability and Universal Design Standards in Local Guidelines.

With changing demographics, including an increasingly elderly
population locally and nationally, design guidelines in Boone need to
consider building access as part of the Town’s design standards. In general
they should not preclude zero-step entries through other regulations that
might have this unintended consequence such as certain site grading
requirements that cause awkward transitions between the building and
the parking lot due standards that prioritize the parking lot grade.

In addition, these standards should be encouraged with all affordable
housing projects that might be undertaken in the community as a
way to broaden the housing opportunities for the greatest number of

individuals.

The intent of visitability and universal design standards is to simplify
life for everyone in society by making products, communications and
homes more usable by as many people as possible, including people with
disabilities. Visitability standards may be seen as the first step towards an
accessible home and include the following three elements:

* At least one no-step (or zero-step) entrance

*  Doors and hallways at least 32 inches wide

* A bathroom must be on the first floor of the unit, and it must be big
enough to accommodate a wheelchair with the door closed.

Universal Design is a higher standard of accessibility than visitability. It
refers to a home that accommodates the widest range of potential users,
including small children, the frail and elderly, people with mobility
and visual impairments (disabilities), and other special needs. Universal
design homes are much easier to use by people of all ages and abilities
without adaptation or specialized design features.

The following are principles associated with Universal Design:

*  Equitable Use

*  Flexibility in Use

*  Simple and Intuitive

*  Perceptible Information

*  Tolerance for Error

*  Low Physical Effort

*  Size and Space for Approach and Use

(This information is adapted from “Visitability and Universal Design
Standards” www.road2la.org and “the Principles of Universal Design’.
www.design. ncsu. edu)
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Examples of zero-step entries from “Stepless Entrances for Multifamily Housing” from The Center for Universal Design at North Carolina State University. The full publication can be accessed
at: www.design. nesu.edu/cud/pubs_pldocs/Stepless_Entrances.pdf
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Recommendations for implementation are included throughout the
report. The strategies listed below are for broader programs or efforts
that tie together many of the detailed recommendations from other
sections of the plan.

RECOMMENDATIONS

Prepare Small Area Plans for Neighborhoods and Districts. A town-wide

plan rarely gets to a level of detail that can satisfy all of the needs and
desires of specific small areas within the jurisdiction. Much feedback
from citizens and stakeholders in the plan process related to issues and
recommendations that can only be fully explored in the context of a
focused small area plan—issues such as the need for neighborhood traffic
calming; how to deal with neighborhood encroachment from student
rentals and commercial development; providing equitable access to
public parks and amenities, small-scale public investments, and the like.

Already the Town is considering some small area plans or corridor plans,
including the US 321 corridor between Boone and Blowing Rock. As a
way to build on and further detail the recommendations from the Boone
2030 planning effort, this plan recommends that additional small area or
corridor plans be considered over the next decade, including:

*  Residential Neighborhoods

*  Downtown

*  Happy Valley/Kellwood area (one of the most likely areas for the
Town’s future growth)

* 321 Corridor between Boone and Blowing Rock

*  Hospital District

*  Gateway Corridor Enhancement Corridors (see below)

The Town should consider developing at least one small area plan

every other year. These plans should include, at a minimum, and

as appropriate for each area: a natural resource inventory and
recommendations for preservation; transportation strategies for all
modes; public open space strategies; housing strategies; historic and
cultural preservation recommendations; market analyses for economic
development and new investment; branding strategies; design guidelines;
and recommendations for regulatory changes and capital investment.

Designate Gateway Corridor Enhancement Corridors. Plan feedback from
local stakeholders and visitors indicate a strong dissatisfaction with

the appearance of the commercial corridors that are the gateways to
Boone. The Framework Plan indicates areas along the US 421 corridor
at the eastern and western entrances to the Town’s jurisdiction as being
important areas for special attention. Other corridors may merit this
designation as well, including portions of the US 321corridor and

OTHER IMPLEMENTATION RECOMMENDATIONS

the NC 105 corridor at the gateways into Boone. These areas are
recommended for enhanced public and private investment to improve
the appearance of these corridors for the public traveling into and
through Boone.

The Town should consider a variety of strategies for these corridors
including:

*  Detailed corridor land use, design, and transportation plans
*  Overlay zoning districts that set standards for signage, building
design, and landscaping

* A grant program for building, landscaping, or signage improvements

* Additional entry monuments and landscaping

*  Capital investments in landscaping, lighting, banner signage, and
other streetscape improvements

*  Development incentives for new development or redevelopment in
the corridors

Create a Capital Improvement Prioritization Plan. This plan adds numerous

capital recommendations to the Town’s already full plate of capital needs.

One of the key steps in implementing this plan will be to establish a
prioritization of projects requiring public funding. The survey and
other public input for this plan certainly give elected officials a good
reference point in terms of understanding the citizens’ priorities for

public spending. In fact, one of the questions in the survey was a ranking

of project types for public funding. A similar, but more in depth follow-
up survey might be useful to elected officials in setting priorities and
timelines for capital expenditures.

Establish a Boone Design Studio. When it comes to planning and
implementation there are outstanding local resources in Boone at ASU,
the community college, and with local organizations and professionals.
One way that the Town could capitalize on this expertise and formally
put it to work in furtherance of the community’s goals is to establish

a permanent non-profit design studio. The studio could operate as an
independent organization but with support from the Town, drawing on
the local resources of students, professors, and professionals in planning,
construction, natural resource management, sustainable design, and
renewable energy, to create plans and manage project implementation.
For example, the studio could provide planning services for small area
plans, provide design consultation for buildings or site design, develop
creek restoration plans, or assist in public outreach.

Cities such as Raleigh, NC and Chattanooga, TN have (or have had)
design studios that are supported in part by the municipality. UNCC’s
School of Architecture has a similar program that is fully supported by
the University. In the case of Boone, the Town could consider providing
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space and some technical resources, while the University and the County
could contribute staffing or other services to the venture. University
professors and students are already contributing time and energy to such
work, including excellent studies and recommendations for the Kraut
Creek. The design studio would be a way to formalize and direct these
efforts.
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Summary poster from a small area plan for downtown Jacksonville, NC. The plan
includes detailed urban design, transportation, open space, and marketing and branding
recommendations as well as new development standards to implement the recommendations of

the plan.
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In 2007, the City of Germantown, TN adopted a plan to encourage the redevelopment of 700 acres in
the center of their community into a walkable, sustainable downtown area. Once the plan was complete,
the City adopted a new zoning ordinance which granted significantly more development opportunities
than permitted under the previous regulations. In turn, the code issued new standards for building design,
public improvements, and sustainability guidelines.

Subsequent to the Code, the City adopted a decision making guide that grants additional development
incentives ranging from streamlined permitting to Tax Increment Financing (TIF) over a 15 year period.
The Smart Growth Matrix is a tool to assist the Board of Mayor and Alderman in analyzing development
proposals within certain designated areas (Smart Growth zones). It is designed to provide a quantitative
measure of how well a development project accomplishes the City’s Smart Growth priorities. The

matrix incorporates criteria that reflect the Smart Growth goals described above. These criteria include
the location of development, sustainable development practices, parking, urban pattern & design,
neighborhood support, employment opportunities, increased tax base and other policy priorities.

If a development project, as measured by the matrix, significantly advances the City’s Smart Growth
Initiative, certain public-private partnerships may be available to help offset the higher cost of developing
in an urban area. These partnerships may include the reduction or reimbursement of development fees;
public investment in new or improved infrastructure; and accelerated infrastructure investments, which
would include available, but unassigned, Capital Improvement Program (CIP) resources related to on- and
off-site project improvements. A maximum value for partnerships is set based on the project matrix score
and the increase in property tax revenue related to the project. (For more information please reference www.
germantown-tn.gov)

GOAL CATEGORY
MIXED-USE Upper-story Residential

ELEMENT/CRITERIA

OTHER IMPLEMENTATION RECOMMENDATIONS

A
consistent theme from participants in the plan process was the need for
public and private partnerships for development and redevelopment in
Boone. This plan highlights many opportunities for such partnerships,
including joint-use parking decks for ASU and downtown; creek
restoration projects; and incentives for developers. Many of the goals
that the Town is hoping to achieve through this plan will require public
participation in the form of regulatory incentives, tax rebates, public
financing (such as Project Development Financing; see text box on the
right), utility incentives, or streamlined development review.

This plan recommends that the Town develop a menu of public
participation strategies along with recommended thresholds for private
investment. The text box on the left and the table below provides an
example of such a program from Germantown, TN. The menu could
include everything from partial tax breaks for homeowners who provide
accessory dwelling units to bond financing for infrastructure for projects
in certain locations or of a certain size. The key is that the goals of the
partnership program should be tied directly to the goals of the Town
(e.g., affordable housing, natural resource and historic preservation,
mixed use development, etc.) as reflected in this plan and other local
policy initiatives. The program then needs to be marketed to taxpayers,
developers, builders, and other investors.

TOTAL TOTAL TOTAL SCORE
WEIGHT VALUE SCORE POSSIBLE  BY SECTION
3 S 2l 9

Provide residential space totaling at least 20% of the
building square footage and located above the first floor

Diversity of Uses

Construct or renovate a project with at least 5 different 2 3 6 [
uses chosen from the list of Basic Services with at least one

of which must be residential; OR provide a minimum of

three different uses and locate the project within % mile of

5 other Basic Services

Diversity of Housing Types

Provide a minimum of three different housing types and 2 3 6 ]
each type much comprise a minimum of 10% of the total
housing units to be counted

Street-level Pedestrian Uses

Fiscal Impact Analysis

on the City

Provide a minimum of 75% of the ground floor along public 2. 3 6 6 27|
right-of-way in pedestrian uses

Provide a fiscal impact analysis to determine whether
revenues generated by the project are sufficient to cover
the resulting costs for service and facility demands placed

Prerequisite

Part of the Germantown Smart Growth Matrix, which rates development projects applying for public
participation on a variety of community goals including mixture of uses, financial impact to the communizy,
environmental performance, public amenities and building and site design. Projects that meet certain Level 1

Total Points Possible

Minimum Points Needed
Meets Prerequisites

thresholds qualify for varying types of consideration from the City from priority permitting to reimbursement Level 2 35% 82

Jfor certain public infrastructure.

Level 3 0 EE]
Level 4
Level 5
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Project Development Financing, or Tax Increment Financing (TIF),
is an economic development tool that local governments use to
finance public improvements to a designated area without having to
rely on the state or federal government for funding. Using project
development financing, local governments may issue bonds to pay
for a variety of activities (examples include buying and selling land,
installing utilities, and constructing streets) in order to encourage
the private development of land that may not otherwise occur.

The purpose of tax increment financing is to allow local
governments to issue bonds to finance improvements in order

to stimulate blighted areas or designated urban renewal districts
(TTF districts). Revenues collected from the bonds issued are then
invested towards infrastructure improvements or other projects
within the area. As property values increase due to reinvestment in
the area, the property tax gains, the “tax increment,” are placed into
a Revenue Increment Fund and later used to pay off the bondholder.
Essentially, local governments are able to induce investment by
borrowing against the incremental tax revenue they expect to receive.

In North Carolina, a TIF district may be established if the local
government and relevant property owners determine that the area
is eligible for redevelopment because it is blighted, deteriorated,
undeveloped, underdeveloped, or inappropriately developed. The
total land area used to define the TIF district may not exceed

five percent (5%) of the total land area of the local government
proposing the development project.

Traditionally, Project Development financing is used to attract
businesses for job creation. However, in North Carolina a variety
of projects are available to local governments using Project
Development Financing, including housing developments.

Project Development Financing may be a useful tool for local
governments with an interest in promoting economic development.
As part of this effort, affordable housing developments may

result from Project Development Financing, but they would not
commonly be the reason to initiate development. Affordable housing
on its own is not likely to increase the tax value of a land parcel;
however, affordable housing could be included as part of mixed-use
developments.

Information in this section is adapted from a memo prepared for the
Mayor’s Task Force on Affordable Housing in Asheville, NC, by Carrie
R. Knight, dated February 14, 2008.
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