
PROPOSED AGENDA 

Meeting of the Town of Biltmore Forest 
Planning Commission 

To be held Tuesday, October 26, 2021 at 5:30 p.m. 

MEETING OPEN TO THE PUBLIC  

THE TOWN OF BILTMORE FOREST REQUIRES FACE COVERINGS FOR ALL 
ATTENDING THE MEETING IN PERSON 

 

A. Roll Call for Attendance 
 

B. Approval of Minutes from September 28, 2021 
 

C. Comprehensive Plan Component - Review and Discussion 
 

D. Survey and Data Collection – Review and Discussion  
 

E. Adjourn  

 



Planning Commission Meeting Minutes  

 September 28, 2021  
5:30pm 

 

 Roll call was taken. Those in attendance are Ms. Toya Hauf, Ms. Dawn Grohs, Mr. Ken 

Hornowski, Mr. Paul Zimmerman, Mr. Michael Flynn (via Zoom), Mr. Karen Cragnolin (via Zoom), 

Mr. Jonathan Kanipe, Mr. Harry Buckner, and Mr. Billy Clarke.  

 Mr. Kanipe said the Planning Commission convened in March 2021 with Ms. Rhoda Groce 

serving as Interim Chair and Ms. Groce faithfully served the Town and Commission during this time. 

Mr. Hornowski moved to approve Ms. Toya Hauf as Chairperson of the Board and Ms. Dawn Grohs 

as Vice-Chairperson. Mr. Paul Zimmerman seconded the motion. The motion was unanimously 

approved. 

 The minutes from May 27, 2021 were approved with one minor edit. Ms. Grohs made a 

motion to approve the minutes as amended. Mr. Zimmerman seconded the motion. The motion was 

unanimously approved.  

 The proposed schedule was changed from October 25 to October 26 for the next meeting.  

 Mr. Zimmerman said conducting a survey in December would be an inconvenient time for 

residents to respond and said that starting the survey either in November or after the New Year would 

be a more convenient time and participant responses would be much higher.  

 The idea is to get the Board’s thoughts on what will be in the comprehensive plan. Mr. Kanipe 

used an example of parks or traffic as a general priority. Mr. Zimmerman said he could design the 

survey to meet the Board’s needs.  Mr. Clarke said the survey is only one part of this, it is a good way 

to get input but another suggestion Mr. Clarke had is to have a public hearing to gather input.  

 Ms. Grohs made a motion to approve the proposed schedule to Tuesday, October 26th. Mr. 

Hornowski seconded the motion. The motion was unanimously approved.  

 Ms. Hauf asked Mr. Kanipe and Mr. Clarke what the Comprehensive Plan should entail.  

Mr. Kanipe said generally it is a planning document and mentioned the Town is a residential 

community but a Comprehensive Plan should be ten to twenty years of forethought. Visual 

representation for a Zoning Ordinance would be helpful and adding more specifics such as fences. 



Another example Mr. Kanipe mentioned are some type of design typicals such as driveways. A typical 

would show how the driveway gate would look like and dimensions, as an example. Mr. Kanipe said 

the Ordinance is rather vague and clarifying some of those edges would be helpful.  

 Mr.  Clarke said the Comprehensive Plan should support the Zoning Ordinance. It sets goals, 

policies, and programs intended to guide to enhance the present and future physical, social, and 

economic development of the jurisdiction.  

 Ms. Hauf asked the Board if they want to throw out ideas. Mr. Hornowski asked about the 

commercial properties on Hendersonville Road and if they are a part of this. Mr. Kanipe said they are 

part of the R-4 and R-5 zone and if the Board would like to go through this, they can do this. Mr. 

Hornowski said the struggle seems to be landscaping, fences, and gates.  

 In regards to fences, Ms. Hauf said as few fences as possible or least visually obstructive as 

possible.  

 Mr. Buckner said one of the things he finds helpful is there is a lot of documentation from the 

founding of the Town regarding style and layout. There are four homes on the historic register. There 

is a fair amount of historic research on the Town already written. The Board agreed this 

documentation would be very helpful to see. Mr. Clarke said this Town has a unique history. Ms. Hauf 

said it is important information to add this historic information in the Comprehensive Plan.  

 Mr. Zimmerman said in the last survey conducted, the most discussed topic was traffic and 

speeding. People wished for walking paths to have safe places to walk and play.  

 Ms. Grohs asked if the Town has anything that deals with density relative to acreage. Mr. 

Kanipe said we have dimensional requirements in the Ordinances; it is laid out in a table, one lot per 

acre.  

 Mr. Clarke said the Town adopted its first Zoning Ordinance in 1982 or 1983.  

 Ms. Grohs said it is important to keep Biltmore Forest unique and protected.  

 Ms. Hauf said it is important to discuss the architecture of the Town and make 

recommendations.  

 Mr. Kanipe said stormwater would also be a topic of discussion and could be part of the park 

plan and walking trails.  



 Mr. Zimmerman asked if there have been other towns who have gone through this process. 

Mr. Kanipe said there are definitely some we could look at for guidance. The difference is we are 

doing this internally and we are unique. Mr. Kanipe said they have a list that will be sent to the Board 

regarding plans and distribute the founding principles and guidelines that Mr. Buckner had mentioned. 

In addition, the survey results from a few years ago will be distributed to the Board.  

 Ms. Hauf said for the next meeting, the Board should discuss what questions would be on the 

survey. The Board agreed. Ms. Hauf asked if Ms. Cragnolin and Mr. Flynn had anything to add. Ms. 

Cragnolin asked if the Board could have a list of best practices for stormwater management 

techniques. Ms. Cragnolin also suggested discussing future climate changes. Mr. Kanipe said he would 

include the Hazard Mitigation Plan that would discuss this information Ms. Cragnolin suggested.  

 Political signs were brought up by Ms. Grohs. Mr. Clarke said the Town cannot prohibit 

political signs but it can limit the duration of placing the sign out.  

 Ms. Hauf adjourned the meeting at 6:40 pm.   

  

  

   

 ______________________________   ______________________________ 

Laura Jacobs      Toya Hauf  

Town Clerk      Chairperson 

 

 

 



STAFF MEMORANDUM 
Planning Commission Meeting – October 26, 2021 
 

 

 

 

 

Introduction 

 Last month, the Commission discussed reviewing comprehensive plans from similar local 
governments. These are all large documents, so copies of these plans were sent out via email Tuesday, 
October 19. Local governments whose plans were reviewed are listed below: 

Village of Pinehurst (2019 Comp Plan) 

Town of Laurel Park (2016 Comp Plan) 

Town of Duck Comprehensive Plan (2019 Comp Plan) 

Town of Black Mountain (2021 Comp Plan Update - consistent with 160D requirements) 

Town of Highlands (2021 Update - they call their plan the “Community Plan”) 

Town of Weaverville (2021 Comp Plan update - consistent with 160D requirements) 

 Additional information about the Town’s history and formation was included via links to the 
Town website. Perhaps most notably, the National Register of Historic Places (a Division of the 
National Parks Service) document from 1989 was included as it was utilized to deem the Town eligible 
for protective status. This is a large, but important, document and is included in its entirety with your 
packet.  

Discussion 

 The purpose for providing these plans and additional information is to allow the Commission 
members the opportunity to review other comprehensive plans and determine what is appropriate for 
Biltmore Forest. The goal from this review is to finalize the components necessary for the Biltmore 
Forest Comprehensive Plan, and I anticipate discussion will revolve around what is appropriate or not 
appropriate for our use. Please let me know if you need additional information prior to the meeting 
or have any questions.  

 

Comprehensive Plan Components – Review and Discussion 

https://www.envisionthevillage.com/2019-comprehensive-plan
https://www.laurelpark.org/vertical/sites/%7B4E81291D-E1EB-4994-82AB-5E167A51C87D%7D/uploads/2026_Comprehensive_Plan_-_Adopted_07.26.2016_-_maps_in_chapters.pdf
https://www.townofduck.com/lup/
https://www.townofblackmountain.org/DocumentCenter/View/2544/Elevate-Black-Mountain-
https://www.highlandscommunityplan.com/
https://weavervillenc.org/wp-content/uploads/2021/08/Comprehensive-Land-Use-Plan-Updated-August-2021.pdf














































































































































STAFF MEMORANDUM 
Planning Commission Meeting – October 26, 2021 
 

 

 

 

 

Introduction 

 A significant component of the Town’s Comprehensive Plan is a citizen survey. This survey 
will determine concerns and needs for Town residents related to planning and land use. Commission 
Member Paul Zimmerman has talked individually with Commission members and Town staff to 
review survey thoughts and priorities. 

Attachments 

 Last month, the Commission asked to see the previous survey conducted by Mr. Zimmerman 
that were provided to the Board of Commissioners. A copy of the survey questions and Mr. 
Zimmerman’s report to the Board of Commissioners is attached. 

Review and Discussion 

 Mr. Zimmerman’s collected information and discussion with the Planning Commission 
members will be the jumping off point for discussion on survey topics, question methods, and when 
the survey will be distributed. Please feel free to bring any additional thoughts or questions regarding 
surveys and data collection to the meeting for additional discussion.  

Comprehensive Plan Components  
Survey and Data Review and Discussion 



1. Considering everything about the Town of Biltmore Forest, what is your OVERALL OPINION about the
town? (Please check one box)

Excellent

Very Good

Good

Fair

Poor



2. Please tell us all of your thoughts, feelings and reactions to the Town of Biltmore Forest, in general.  
(There are no right or wrong answers - just tell us how you feel!)



 Excellent Very Good Good Fair Poor

...the Overall
PERFORMANCE of the
town manager?

...the PERFORMANCE
of the POLICE FORCE?

...the COST of TAXES,
relative to what you
receive?

...the current overall
APPEARANCE of the
town?

...the PERFORMANCE
of the PUBLIC WORKS
department?

...giving you the ability to
MAKE YOUR OPINION
HEARD?

...making you FEEL
WELCOME?

...the FRIENDLINESS of
town residents, overall?

...the process of plan
approval through the
Design Review Board?

...the PLANNING of
FUTURE
IMPROVEMENTS to the
town?

...the current IMAGE of
Biltmore Forest in the
Western North Carolina
community?

...the FRIENDLINESS of
town staff and
managers?

...the PROMPTNESS of
issue resolution if you
call or write with a
problem?

3. Below are a series of statements about Biltmore Forest. For each statement, please rate the town on the

scale: Excellent, Very Good, Good, Fair, Poor. (Please check one box for EACH statement).  How would you
rate Biltmore Forest for.....



...the PERFORMANCE
of the town Board of
Commissioners?

...the ELECTRICAL
infrastructure for the
town?

...the ROAD
infrastructure for the
town?

....the SPEED of people
driving thru the
neighborhoods

 Excellent Very Good Good Fair Poor

 
Definitely Should

Consider
Probably Should

Consider
May or May Not

Consider
Probably Should
NOT Consider

Definitely Should
NOT Consider

...should have more
PUBLIC Social Events.

...should  PLANT more
hardwood and other tall
trees.

...should be more
AGGRESSIVE in giving
Speeding Tickets

...should BURY
ELECTRICAL services.

...should REWARD
landscaping and
remodeling done well.

..should REMOVE all
fencing.

...should make our
community more
VISIBLE in publicity in
Asheville.

4. Which of the following phrases best represents whether or not Biltmore Forest should consider each
change? (Please check one box for each statement)    In my opinion, Biltmore Forest.......



5. Do you live in Biltmore Forest full-time, that is, more than 7 months a year?

Yes

No

6. In which of the following areas of Biltmore Forest do you live? (to help us understand if there is an issue
in a particular geography)

A MAIN thoroughfare (Vanderbilt, Stuyvesant, Busbee, Browntown)

BROWNTOWN and NORTH (Cedarcliff, Forest, E. Forest, Park, Lone Pine, Buena Vista, White Oak, Browntown)

CENTRAL (Amhurst, Deerfield, Fairway, Eastwood, Hilltop, Southwood, Arboratum, Westwood, RIdgefield)

SOUTH (Brookside, Cedar Hill, Cedar Chine, Fir Tree, Hemlock, Brooklawn Chase, Greenwood, Holly Hill, Stuyvesant Crescent,
Frith,

SOUTH OF BLUE RIDGE (Chauncey Circle, Valley Springs, Niagara)



7. How many years, approximately, had you lived in Biltmore Forest? (Please check one box)

5 years or less

6-10 years

11-15 years

16-20 years

21 years or more

Thank YOU for completing our survey! Again, all answers are strictly confidential and there is no way anyone can track either  your IP
address or email address. We take confidentiality seriously! Have a good day.



TO: Town Manager Jonathan Kanipe, Town Commissioners  DATE: 20 Dec 2018 

FROM: Paul Zimmerman 

SUBJECT: Results of December 2018 Town Survey 

 

At the request of Council, a traffic and fencing survey was designed and then completed by 183 
Biltmore Forest residents beginning late November thru December 15, 2018. Residents were 
notified of the survey by phone, email and thru the Town website. They completed the survey 
online – averaging a completion rate of over 90% and taking only 5 minutes to finish the survey. 
The survey is given as Attachment 1. 

RESULTS: 

1. The Overall Rating of satisfaction with Biltmore Forest was 89 (on a 100 point scale). 
2. Key Voluntary comments about traffic from the open-ended questions were coded 

(grouped) and are summarized below.  
3. There were more than twice as many unfavorable comments as there were favorable 

comments, as expected. 

Comment Area Favorable, % Unfavorable, % 
General – no problem, traffic OK 30 - 
Enforcement 3 6 
Speed Bumps  3 4 
Too much traffic/traffic Increasing - 8 
Cut-thru Traffic - 17 
Contractor traffic/speeding - 8 
Speed (Fav OK -or- Unfav Too Fast) 3 31 
Bicycle Traffic - 9 
Want Sidewalks/Bike Lanes/Walking 
Trails 

- 9 

 

  



 
4. Results from the Direct Questions on Traffic and Fencing are as follows: The Questions 

were asked using a ‘Strongly Agree’ to ‘Strongly Disagree’ metric (+2 to -2) 

 Total Base Subset of 
Residents for 

15 Years or less 

Subset of 
Residents for 

16 years or 
more 

Subset of 
Residents living 

on a Main 
Thoroughfare 

Base Size (183) (89) (83) (52) 
Reduce N. 

Vanderbilt to 25 
mph 

-0.49 -0.35 -0.63 -0.08 

4 way stop at 
Cedarcliff & 
Vanderbilt 

+0.13 +0.39 -0.13 +0.25 

4 way stop at 
Busbee & 
Vanderbilt 

+0.05 +0.52 -0.44 +0.19 

4 way stop at 
Stuyvesant & 
Greenwood 

-0.23 +0.13 -0.61 -0.06 

Close 
Hendersonville 
& Ridgefield Rd 

0.00 +0.06 -0.06 +0.28 

Create Specific 
Construction 

Route 
+0.51 +0.68 +0.34 +0.62 

Fences in SIDE 
yards +0.67 +0.71 +0.63 +0.83 

Fences in 
BACK yards +0.91 +0.97 +0.82 +1.06 

GATES across 
Driveways +0.38 +0.36 +0.41 +0.57 

 

CONCLUSIONS 

1. The overall satisfaction rating is outstanding. In over 35 years of managing Market 
Research studies, very very few have ever had this high an overall rating. You should be 
proud of this result. 

2. The Direct Question traffic ratings showed some interesting patterns.  
a. Results show that traffic issues are an important, high energy issue. Generally – 

there were few people giving answers in the ‘neither agree or disagree’ response, 
which is very unusual. They were much more likely to use the extremes of the 
scale. 

b. All subset results should be carefully weighed before making a decision. There were 
meaningfully different results when comparing those who have lived here 15 years 
or less to those who have lived here longer. Also, those who lived on a main 



thoroughfare were much more positive about traffic changes on Vanderbilt, as might 
be expected. 

3. Overall, everyone is in favor of specific construction routes and are neutral to the idea of 
closing the Ridgefield/Hendersonville intersection. Those who have lived here longer are 
generally against any speed lowering or stop sign additions, in significant contrast to those 
who have lived here fewer years! Those who actually live on a main thoroughfare, 
however, are in favor of 4-way stops at Busbee and Cedarcliff. Speed lowering on N. 
Vanderbilt and a 4-way stop at Greenwood were more neutral to those that lived on a main 
thoroughfare. 

4. Voluntary Comments were very useful at identifying key issues to be addressed. Please 
read the verbatums (Attachment 2) to get a sense for the emotion people feel about these 
issues! While 30% of residents said they had no real issue with traffic, the same percent of 
people said speed was too high, 17% said cut-thru traffic was an issue, and about 8% 
complained about contractor traffic and speed. Bicycle traffic and disregard for stop signs 
was another issue. About 9% said they want walking trails, sidewalks, or bike lanes! 

5. Direct Questions on fencing were all very favorably rated. 

RECOMMENDATIONS 

1. Use the issues identified by Voluntary Comments to help in focusing what Town actions 
(heightened enforcement versus speed limits versus speed bumps versus stop signs) 
should be implemented, in what order. 

2. Even though this survey was about traffic, bicycle issues, sidewalks, and walking trails 
came up as issues. I’d recommend a survey, focus groups, or a task force be implemented 
to address these issues soon. 

Thank you for allowing me to design and field this survey. Please let me know if there is anything 
else I can do to help. 

 

Paul Zimmerman 

56 Forest Road 

Retired Sr Manager Procter & Gamble, Consumer and Market Knowledge Department  

Market Knowledge Manager, UNICEF (short term) 
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