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1.0 Introduction
Growth and development patterns changed dramatically in 1979
with the opening of I-40, which increased the flow of visitors
to the region and refocused commercial development to
downtown Black Mountain and around the existing interchange
at NC 9. The resulting increased flow of visitors through
downtown Black Mountain triggered the rehabilitation of the
Town’s historic downtown area. Today, the new interchange
with I-40 and Blue Ridge Road (NCDOT STIP No. I-4409 with an
anticipated construction date in mid-2022 to 2023) will provide
all traffic, particularly truck traffic, with alternative access to
the interstate that does not involve having to negotiate busy,
narrow downtown streets that are often filled with pedestrians.
This improved access to I-40 will encourage more commercial
and industrial activity in the western portions of Black Mountain.
NCDOT will also be constructing a roundabout at the intersection
at NC 9 to create a safer transition from NC 9 to Blue Ridge Road.
The Black Mountain Commerce Park is an over 100-acre
economic development site located along Blue Ridge Road
in two tracts north and south of I-40. Planned uses focus
on medical research, light manufacturing and distribution
facilities, corporate and government offices, multi-modal
transportation, a hotel and conference center, restaurants, and
other commercial-service components within a campus like
business park or corporate center. Anticipated growth activity
at the Commerce Park and the construction of this new I-40
interchange at Blue Ridge Road will increase the attractiveness
to prospective developers, businesses, and future residents alike.

Blue Ridge Road Small Area Plan
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Figure 1: Project Study Area of the Blue Ridge Road Small Area Plan

Study Area
The Plan’s study area (solid red line)
encompasses approximately a 210acre area south of I-40 from the
new interchange project (yellow
hatched area on west end), 1.2 miles
along Blue Ridge Road (SR 2500),
to the NC 9 Roundabout Project
(yellow hatched area on east end).
Figure 1 identifies the study area.

The Town’s Comprehensive Plan calls for the Town to reduce downtown
traffic and promote economic development by working with the French
Broad Metropolitan Planning Organization (MPO) and NCDOT to make the
I-40 Interchange project at Blue Ridge Road a priority in the Long-Range
Transportation Plan. Now that this interchange is coming to fruition, the
creation of this major interstate node will have a tremendous impact on
this area of town. With pending development occurring at the Commerce
Park and the I-40 interchange, the Town requested assistance with creating
a Small Area Plan (Plan) for Blue Ridge Road in order to accommodate
transitional land use patterns in relation to changing conditions.
Furthermore, the Town will soon be updating their Comprehensive Plan and
Future Land Use Map. These policy documents are critical to managing existing
and future growth and infrastructure needs. Area plans help to inform that
process, though lack enforceable policy. The following section summarizes
what area plans are, what they are not, and what they hope to achieve.

Project Area in Relation to Buncombe County
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What is a Small Area Plan?

Why is it Important?

A small area plan is a detailed, long-range land-use and
transportation plan that is focused on a particular size
limited area. Small area plans guide future transportation
and land-use expectations and decisions by providing
a collaborative process for citizens to create a shared,
community-owned vision. Local planners and boards
rely on this information to then shape land use policy and
decisions responsive to community needs and desires.

In the absence of a plan, undesirable development
may occur. A small area plan will provide community
visioning and guidance for how Blue Ridge Road
and the surrounding area should change and grow
in the future. It will identify land use, transportation,
and development strategies responsive to changes
in conditions associated with the new interchange.

What this Small Area Plan is not.

How will the Plan’s Vision be Achieved?

This Plan is not a “canned” study and will be uniquely customized
through feedback from the Town. Furthermore, it is not formally
part of the new I-40 interchange project; therefore, it provides
an independent and fresh look at reshaping Blue Ridge Road.
Finally, this Plan is not a traditional rezoning effort but will
offer guidance and suggestions as changes occur along Blue
Ridge Road over time. It provides a tool to staff and elected
officials to evaluate requests made by property owners for
who may wish to be rezoned in the future, or inform a town
initiated rezoning process in respond to changing conditions.

The overall Plan will be informational and detailed
enough to provide a blueprint the Town can follow
and implement. The Plan will clearly define land use
and transportation “drivers” and lay out steps to follow
in order to achieve the vision, building on the current regulatory land use and zoning framework. The
Plan will outline options including mixed use zoning strategies, transportation funding opportunities,
and growth management practices, among others,
aligned to the vision.

Note: Desired land use patterns formed through public input will not preclude other uses from being considered
through traditional rezoning applications or in response to an unanticipated change in conditions. This Plan will
inform future policy initiatives such as the Comprehensive Plan and Future Land Use Map as they take shape.
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2.0 Study Process
To achieve this overall Plan and give the Town a blueprint for growth management, this study implemented a three-phased approach with key tasks to accomplish during each phase of the study. Figure 2 illustrates the study process by phase and key task.

Public Meeting #1
Visioning Workshop

Task 2:
Development
Analysis

Public Meeting #2

Board Input

Task 1:
Existing
Conditions

Draft Plan Presentation

Task 5:
Final Report

Task 4:
Alternatives
Selection

Community and Stakeholder Input

Task 3:
Transportation
Analysis

•
•
•

Phase 1

Phase 2

Existing Conditions & Visioning

Development Scenarios and Transportation Needs

Existing Conditions Baseline
Planning Desires and Strategies
Conﬁrmation of Vision

•
•
•
•

Land Use and Zoning Requirements
Multimodal Issues and Opportunities
Proposed Trafﬁc & Parking Analysis
Street and Land-Use Options

Figure 2: Study Process Overview

Phase 3
Implementation & Reporting
•
•
•
•
•

Overlay and Conditional Zoning
Applications
Transportation Recommendations
Redevelopment Opportunities
Future Land Use
Implementation Tools
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3.0 Conditions Assessment
The Town of Black Mountain has been growing and
developing since the opening of I-40. The increased
flow of visitors to the region and refocused commercial
development along US 70 has led to congestion and
cut-through traffic conditions. As recognized in the
Comprehensive Plan, opportunities to develop new
mixed-use centers of activity will be created with the
construction of the I-40 interchange at Blue Ridge
Road in addition to relieving congestion downtown.
The existing land uses along Blue Ridge Road include
residential, recreational, institutional, and even some
commercial. While there is a mix of land uses, the
land area is relatively undeveloped when compared
to other areas within the Town. In fact, the building
“floor area” makes up less than 4 percent of the
total footprint in the study area. For this reason, the
opening of the interchange will usher in opportunities
that if unchecked, may result in undesirable land use
outcomes that do not align with the interest and
vision of the community. Figures 3 and 4 illustrate
existing land use and zoning in the study area.

Blue Ridge Road westbound after NC 9 intersection

Blue Ridge Road at the intersection of S. Blue Ridge Road westbound
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Figure 3: Existing Land Use
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Figure 4: Existing Zoning
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Blue Ridge Road itself is a bidirectional two-lane major collector with a posted speed limit of 35 miles per hour (mph). The road
shoulders are typically grass and the edge of pavement is crumbling in many areas due to truck traffic, weather, and poor drainage.
Based on NCDOT’s latest traffic counts, Blue Ridge Road serves approximately 4,500 vehicles per day (vpd). In comparison, US
70 serves 10,000 vpd and NC 9 approaching I-40 to the south serves 14,000 vpd. Figure 5 illustrates daily traffic volumes on Blue
Ridge Road and surrounding roadways.
Figure 5: Existing Traffic Volumes
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Figure 6: Future Traffic Volumes

Figure 6 illustrates year 2040
projected traffic volumes with
(build) and without (no build)
the I-40 interchange. Although
future volumes with the
interchange do not warrant
the need to widen Blue Ridge
Road to four lanes, it is not
currently designed to handle
daily volumes exceeding 13,000
vpd near I-40.

The new interchange is expected to improve traffic safety and operations at the adjacent I-40 and NC 9 interchange.
It is also certain to bring a change in traffic conditions along Blue Ridge Road. As with most new interchange projects,
development and redevelopment opportunities become available driven largely by a redistribution in traffic patterns. Both
ends of the Blue Ridge Road corridor lead to the Town’s downtown area, so while the interchange will help to alleviate
existing traffic issues downtown, it will increase demand along Blue Ridge Road by providing a new access point between
NC and I-40.

Page 10

4.0 Public Input Session #1
Civic engagement is a necessary tool to promote and encourage
community understanding and buy-in. The first of two public input
sessions was held on March 14, 2019, at the Meadowbrook Freewill
Baptist Church located on Blue Ridge Road.

The purpose of the meeting was to 1) introduce the study, 2)
share land use and transportation options being considered,
3) gather feedback on issues and opportunities important to
the community, and 4) confirm the Plan’s vision.
The meeting consisted of table-top maps, interactive “dot” voting boards, and two (2)
presentations followed by a question and answer session. Each presentation covered the
same content and accommodated participants that arrived later. There were 40 walk-in
participants that included Planning Board and Board of Alderman members, Town staff, and
consultant support.
In general, there was consensus and acceptance
that changes will be coming to the Blue Ridge Road
area. Participants seemed to accept that the new
interchange with the accompanying roundabouts
as well as the proposed roundabout at NC 9 would
usher in change to the area. They responded
positively to the Town’s proactive response to
anticipated impacts of the interchange and the
accompanying new road design. Participants
engaged in significant conversation one on one
with town staff and the consulting team.

Blue Ridge Road Small Area Plan
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4.a Dot Voting for Visioning
Participants were provided the opportunity to vote on
a suitable, context-sensitive vision statement. Vision
statements are important because they instill a hopeful
and a positive outlook into the future. They succinctly
describe an inspirational, long-term plan for what
should be accomplished, who will benefit, and how
the area will be perceived. The vision statement gives
everyone a description of what they are working towards.
The selection of Vision statements A and D would
suggest the community desires maintaining its heritage
and small town feel for residents and businesses alike
while planning for changes that will be ushered in by
the new interchange. It also suggests the community
is interested in expanding multimodal connections
and ensuring safety is improved. Ultimately, Vision
statement A was the most preferred and carries
many of the elements included in Vision statement D.

Four vision options were presented and voted on by
the meetings attendees.

“The Blue Ridge Road Small Area Plan will empower and assist residents

in planning for growth while maintaining a vibrant, safe, attractive, and
well-connected community that embraces the mountain setting, heritage, and
culture.”
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4.b Dot Voting for
Transportation
Participants were provided the opportunity to vote
on multimodal roadway features most important
to them. Participants were interested in biking but
understood that multi-use paths also accommodate
bikes and may eventually connect to the existing and
future multi-use paths. The results of the Complete
Streets dot voting further align with Vision statements
A and D.

Blue Ridge Road Small Area Plan

Page 13

Blue Ridge Road Small Area Plan

4.c Comment Sheet Summary
Numerous comments sheets were submitted
both during the meeting and over the course Overall Proactive
of the two-week comment period. In general,
and Positive
land use considerations include a mix of uses,
Response from
though limited, on either end of the corridor
Participants
near the new interchange and the NC 9
roundabout. Maintain affordable residential
along central portions of the study area. There were differing
views on whether commercial / business / industrial uses should
be allowed – but a common theme was aesthetics and preserving
the Town’s heritage; therefore, avoid specific uses such as gas
stations and convenience stores. Boutique uses such as coffee
and bagel shops were also desired along the corridor but avoid
possible competition with downtown.
Safety was a top issue for the community, and there was shared
concern over the intersection of Blue Ridge Road / White Pine
Drive / Assembly Drive and the interaction of heavy turning
movements, future day care traffic, and the EMS station. As for
multimodal opportunities, responses confirmed that sidewalks
and multi-use trails are the preferred option for pedestrian and
bicycle accommodations though dedicated bike lanes were also
desired. Most land use comments included a recommendation
for improved multimodal accessibility.
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5.0 Land Use
Recommendations
The construction of the new I-40 interchange
with Blue Ridge Road will provide additional
accessibility to the community and an
opportunity for the community to guide
future growth resulting from this additional
gateway. It is important to set realistic
goals for this area and map out a method
in which to achieve these goals. In order to
accommodate transitional land use patterns
desired by the community in relationship to
changing conditions, proactive measures
should be implemented. See Figure 7 for an
illustration of the land use recommendations.

Page 15

Blue Ridge Road Small Area Plan

Mixed-Use Areas

As identified through the public input process for this project, it is envisioned for
the areas surrounding the new interstate interchange and the area around the
proposed roundabout at the intersection of Blue Ridge Road and NC 9 to allow for
a desired mix of uses compatible with existing development. Mixed-use projects
include a combination of various types of land uses and are typically characterized
as development that blends residential and non-residential uses. This type of
development brings stores, services, and workplaces within walking and biking
distance of residents. The town currently identifies areas of this natures as NMU-8,
noting the permitted uses of this transition district and the allowable density of eight
units per acre.
Through public engagement, the need was recognized to extend this mixeduse area further along Blue Ridge Road, from the western side of the project
area at the new interchange toward NC 9 along Blue Ridge Road (but not the
entire length). The concept is to capture boutique uses fronting the road with
residential in the back. This more compact and efficient pattern of growth
creates activity centers that support local businesses, reduce dependency on
automobiles, preserve open space, and improve the quality of life for residents.
This pattern will not restrict further mixed-use development along Blue Ridge
Road and will be compatible with existing land uses. The proposed land use
pattern reflects consistent feedback received through the public engagement
process and desire to blend residential with non-residential uses.

Medium and Low Density Residential Areas

The next spheres of the concentric circle areas of this Plan call for medium-density residential uses,
followed by low-density residential use in the area remaining along the midsection of Blue Ridge
Road. As per the Town’s ordinance and for the Plan purposes, Medium-Density Residential is defined
as Town Residential-4, allowing four dwelling units per acre and Suburban Residential-2 LowDensity Residential is defined as two dwelling units per acre. As with mixed use areas, this pattern will
not restrict other types of development or even a mix of medium and low density residential. The
proposed land use pattern reflects community feedback and desire to maintain some medium and
low-density residential uses along Blue Ridge Road. Modest opportunities for increased densities exist
in the zoning ordinance in both TR-4 and SR-2.
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Figure 7: Land Use Recommendations
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5.a Land Use/Growth Management Strategies
The following points represent land use and growth management strategies for the study area that are necessary to assist the
Town in realizing the vision set forth in the planning process:
Encourage only mixed-use development near the new
interchange and NC 9 portions of Blue Ridge Road.

Encourage safe road crossing features by including
ordinance requirements for any new development
to provide pedestrian accessibility to the most
feasible crossing locations.

Maintain the Black Mountain identity and recognize the
importance of the downtown area to the residents and
visitors of the Town such that a “new downtown” does not
result on Blue Ridge Road, but identify uses that are permitted
in this plan area that do not necessarily fit or compete with
downtown but are still desired by the community.

Pursue the development of an overall tourism
marketing strategy/plan that builds upon
existing wayfinding signage and incorporates
gateway signage.

Non-residential growth should occur primarily at the
two “ends” of Blue Ridge Road study area.

Explore options for providing incentives, such as
density / intensity bonuses, for the use of LEED
standards or Low Impact Design techniques for
new development in this area.

In order to create a sense of place, the Town needs
to adopt a policy that avoids typical, straight rezoning
requests.

Identify opportunities for the consolidation of
commercial driveways and the development of
shared access arrangements.

Identify uses that will complement the Commerce Park
and future Avadim expansion in the western portion
of the study area. These uses should also serve as
transitioning or buffering type uses for the transition into
the larger residential areas.

Promote an interconnected street network by
avoiding the use of cul-de-sacs where topography
would allow for a through connection.
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Land Use Strategies Continued
Encourage the use of the Conditional Zoning
process to address situations where rezoning
to an existing base zoning district would not
be compatible with surrounding development
in the absence of conditions tailored to the
particular nature of the proposed use or
development.
As rezoning proposals are reviewed and
considered for this area, ensure that such
proposals are approved only in those cases
where the resultant division of districts does
not leave isolated dissimilarly zoned properties
of lower intensity adjacent to areas zoned for
higher intensity uses.

Maintain policies that prohibit the construction
of buildings that are wholly out of scale with
the character of the Town in terms of their
height, bulk, or area.

Encourage a mix of housing types within the
community to accommodate residents in
different stages of life.

Establish open space requirements for new
residential developments, placing emphasis
on primary and secondary conservation
areas, and allow conservation development
as an option to cluster residential units in
order to encourage the preservation of open
space.
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6.0 Transportation Recommendations
Historically speaking, development near the Town of Black
Mountain has been constrained to the river valleys. Due to
such topographical constraints, as well as the increasing
population in the area, the region is experiencing congestion
issues, and more such challenges are expected in the future.
The MPO has developed a Congestion Management Process
(CMP) to identify locations that are experiencing congestion
or may expect congestion in the future and to understand the
causes of congestion. The CMP leads to the identification of
strategies to effectively mitigate the congestion.
One of the future goals mentioned in the CMP is to address
congestion and bottlenecks by improving travel time reliability.
The new I-40 interchange will usher in significant changes
along Blue Ridge Road, and NCDOT is identifying alternatives
to address these changes in conditions. The new I-40
interchange, coupled with the proposed NC 9 roundabout on
Blue Ridge Road, will provide all traffic, including truck traffic,
with alternative access to the Interstate and encourage more
development activity along Blue Ridge Road. According to
traffic projections developed for NCDOT as part of the new
interchange project, demand along Blue Ridge Road will increase from approximately 4,500 vpd to over 13,000 vpd by
2040. While future projections do not indicate the need to widen Blue Ridge Road to four lanes, this added demand will
only increase pressure on the roadway and further deteriorate conditions.
Blue Ridge Road is currently referenced in the SPOT 5.0 Regional Project Map developed by NCDOT while taking into
consideration the inputs from the MPO. The project, per SPOT 5.0, would modernize Blue Ridge Road by upgrading the
intersections, modernize the roadway, and include Complete Street accommodations. Feedback from the first public input
session confirmed the desire to 1) increase safety and slow speeds, 2) provide multimodal improvements including
sidewalks and crosswalks, and 3) improve operational efficiency by adding turn lanes at key intersections.
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6.a Alternatives Development
The following roadway alternatives were developed
based on feedback from the first public input
session, Town staff, the MPO, and NCDOT:
•
•
•

Option 1: 2-lane roadway, curb and gutter,
sidewalk and multiuse path
Option 2A: 2-lane roadway, paved shoulder
with ditch, sidewalk and multiuse path
Option 2B: 2-lane roadway, paved shoulder
with ditch, no sidewalk or multiuse path
(low impact option)

In addition to the roadway improvements,
intersection
recommendations
were
also
developed for Assembly Drive and S. Blue Ridge
Road. Recommendations included the addition of
turn lanes, maintaining side street stop controls, or
installing roundabouts.
Figures 8 and 9 illustrate the corridor wide
transportation recommendations.
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Figure 8: Transportation Recommendations (turn lane improvements)
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Figure 9: Transportation Recommendations (roundabouts)
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7.0 Public Input Session #2
The second public input session was held on June 11, 2019, at Town Hall.

The purpose of the meeting was to share transportation and land use
recommendations developed from the conditions assessment and
feedback from the first public input session.
The meeting was an open-house session and consisted of table-top maps that
illustrated background materials, land use, and transportation recommendations.
Comment sheets were also available for participants to either return that evening or
take home and submit during the two-week comment period. Consultants and Town
Staff were available throughout the meeting to answer any questions.
As with the first public input session held in March, there was consensus and acceptance that changes will be coming to the Blue
Ridge Road area and that the new interchange with the accompanying roundabouts as well as the proposed roundabout at NC 9
will usher in change to the area. Participants were eager to hear more about the timing of upcoming changes, and it was conveyed
that while the interchange and NC 9 improvements are just a few years out, the Area Plan will be implemented over a longer period
of time. It was further shared that NCDOT has already initiated a feasibility study along Blue Ridge Road between NC 9 and the new
interchange that incorporates the transportation recommendations set forth in the Area Plan.
Response to Recommendations:
Overall, participants were interested in the two transportation options but
favored the roundabouts over more traditional turn lane improvements,
understanding that roundabouts provide speed control in addition to
improving how intersections operate. Furthermore, while participants were
interested in biking and use of bike lanes, they are aware that multi-use paths
also accommodate bikes and may eventually connect to the existing and
future multi-use paths. However, there were participants that questioned the
need for both a multi-use trail and a sidewalk. No participants were interested
in improving Blue Ridge Road without multimodal accommodations.

Meeting Layout Prior to Starting
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The land use recommendations were non-controversial and widely
understood and accepted. Boutique shops and cafes were highly desired
while chain establishments, gas stations, and convenience stores were not.
There were comments related to how the land use concentric zones were
determined, and it was explained that the pattern of residential land use along
the midsection of Blue Ridge Road that increases in density and mix of use
approaching the new interchange and NC 9 reflects feedback received at
the first public input session.
It was further communicated that the Town will soon be updating their
Comprehensive Plan and Future Land Use Map. These policy documents are
critical to managing existing and future growth and infrastructure needs. Area
plans help to inform that process, though lack enforceable policy. Furthermore,
the concentric zones do not preclude other uses from being considered.
They simply reflect overall community desires established through the public
engagement process.

8.0 Blue Ridge Road Area Plan Conclusions
With pending development occurring at the Commerce Park and the I-40 interchange, the Town requested assistance with creating
a Small Area Plan for Blue Ridge Road in order to accommodate transitional land use patterns in relation to changing conditions and
provide recommendations to modernize the roadway and include pedestrian and bicycle accommodations.
It is important to set realistic goals for this area and map out a method in which to achieve these goals. Therefore, in order to
accommodate transitional land use patterns in relationship to changing conditions, the following proactive land use measures
identified through the planning process should be implemented:
Mixed-Use Areas
It is envisioned for the areas surrounding the new interstate interchange and the area around the proposed roundabout
at the intersection of Blue Ridge Road and NC 9 to be designated for mixed-use development, by maintain the existing
Highway Business-8 zoning designation, and potentially expanding a transition zone of NMU-8. This will allow for a
combination of the various types of land uses and ideally results from an overall master plan for proposed development,
and avoid creating non-conforming uses in the existing HB-8 district. This type of development brings stores, services, and
workplaces within walking and biking distance of residents. This more compact and efficient pattern of growth creates
activity centers that support local businesses, reduce dependency on automobiles, preserve open space, and improve
the quality of life for residents
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Medium and Low Density Residential Areas
The next spheres of the concentric circle areas of this Plan
call for TR-4, or medium-density residential uses on the
peripheral of each mixed-use circle area, followed by SR-2
or low- density residential in the remaining midsection of
Blue Ridge Road.
In order to address increases in traffic demand associated
with changing conditions and enhance the land use/
transportation interface, the following alternatives should
be advanced in coordination with the MPO and NCDOT:

Alternative 1
•

2-lane roadway, curb and gutter, sidewalk and multiuse
path
o
Turn lane intersection alternatives

Alternative 2
•

2-lane roadway, curb and gutter, sidewalk and multiuse
path
o
Roundabout intersection alternatives

Alternative 3
•

2-lane roadway, combination of Alternative 1 and
Alternative 2 (roundabout and turn lane intersection
alternatives, sidewalk and multiuse path)

Blue Ridge Road Small Area Plan
Blue Ridge Road Small Area Plan Vision

“The Plan will empower and assist residents
in planning for growth while maintaining a
vibrant, safe, attractive, and well-connected
community that embraces the mountain setting,
heritage, and culture.”
9.0 Next Steps and Implementation
The second public input session reaffirmed the transportation and
land use recommendations developed as part of this planning
process. The Plan has further defined land use and transportation
“drivers” and developed detailed recommendations that align to
community needs and desires. The next and final stage will be
to lay out steps to follow to achieve the vision, building on the
current regulatory land use and zoning framework.
The following transportation and land use options include mixed
use zoning strategies, transportation funding opportunities, and
growth management practices, among others. These steps will
provide the Town with a blueprint to follow that will assist with
implementing the recommendations set forth in the Blue Ridge
Road Small Area Plan.
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9.a Transportation Realization
Our Plan

Key Next
Step

MPO/RPO/
NCDOT Feasibility
NCDOT
Studies Unit
Transportation
Planning Division
CTP

Express Design
Evaluation &
Project Scoping

Blue Ridge Road (SR 2500) is a state-owned and maintained facility; therefore, NCDOT will
be involved with implementation and funding of all roadway projects. Sidewalk and multiuse
trail projects have a shared funding structure where local municipalities pay 20 percent of
costs matched with the remaining 80 percent from NCDOT. The following graphic illustrates
where this Plan falls within the planning process from concept to construction.

NCDOT Strategic
Prioritization Office
NCDOT STIP
SPOT

STIP

NCDOT
Central or
Division
Managed?

Consultant
NTP

Project Planning
& Environmental
Documentation

I-40 Interchange
and Roundabout

Final Design
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The next stage in the planning process will be to conduct a
feasibility study. A feasibility study is a preliminary assessment
that is the initial step in the planning and design process for a
candidate State Transportation Improvement Program (STIP)
project and not the product of exhaustive environmental
or design investigations. The purpose of this type of study
is to describe the proposed project, develop alternatives
or investigate proposed options, provide preliminary cost
estimates, and identify potential issues/problems that may
require consideration in the planning and design phases.
Blue Ridge Road is currently referenced in the SPOT 5.0
Regional Project Map developed by NCDOT while taking
into consideration the inputs from the MPO.
Passed in 2013, the Strategic Transportation Investments
(STI) law allows NCDOT to use its funding more efficiently
and effectively to enhance North Carolina’s infrastructure while supporting economic growth, job creation, and a higher quality of life. This
process encourages thinking from a statewide and regional perspective while also providing flexibility to address local needs. The STI law also
establishes the Strategic Mobility Formula, which allocates available revenues based on data-driven scoring and local input. It is used to develop
NCDOT’s STIP (as noted above), which identifies the transportation projects that will receive funding during a 10-year period.

For Blue Ridge Road, a feasibility study would investigate the preferred options developed as part of this Plan:

Alternative 1: 2-lane roadway, curb and gutter, sidewalk and multiuse path
o

Turn lane intersection alternatives

Alternative 2: 2-lane roadway, curb and gutter, sidewalk and multiuse path
o

Roundabout intersection alternatives

Alternative 3: 2-lane roadway, combination of Alternative 1 and Alternative 2 (roundabout and turn lane intersection alternatives,
sidewalk and multiuse path)
If a feasibility study is completed and a candidate project is identified for funding in the STIP, it will then be followed by a rigorous planning and
design process that meets the appropriate requirements of the National Environmental Policy Act (NEPA) and/or State Environmental Policy
Act (SEPA).
Other funding options could include zoning and development ordinance requirements, US DOT Better Utilizing Investments to
Leverage Development (BUILD) discretionary grant program, or Highway Safety Improvement Program funding.
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9.b Land Use Realization
The following implementation and action items
should be considered by the Town to advance the
recommendations set forth in the Plan:
Implement overlay zoning for increased design standards
and to avoid “franchise” type architecture from developing
along the corridor. Along with conditional zoning, the
overlay tool allows the Town to ensure increased design
standards and desirable growth patterns.

Blue Ridge Road Small Area Plan

Avoid high density residential development, including multi-family,
by using low-and medium-density zoning and implementing
conditional zoning measures.
Develop zoning and subdivision ordinance amendments to
encourage development to include landscaping and buffers
compatible with the surrounding areas and to soften the overall
visual impact on the area.
Develop zoning and subdivision ordinance amendments that
require the reservation of right-of-way for greenway extension and
connection to pedestrian pathways.

Adopt provisions to encourage and give priority to masterplanned and concerted effort development projects to
create a sense of place.

Develop a multi-use side path or greenway facility from downtown
to Blue Ridge Road.

Amend the Land Use Code to provide for the use of the
legislative Conditional Zoning Process.

Review and revise zoning regulations to establish design guidelines
for the east and west ends of the Blue Ridge Road (mixed-use
zones).

Implement a sidewalk or bicycle/pedestrian access plan
for the area, and adopt requirements for providing this
space as part of any future development projects. Ideally,
the primary route along the study area of Blue Ridge Road
would be located on the northern side of the road. This will
encourage further connectivity with the Town’s greenway
system, provide a safer area of accessibility, and ultimately tie
the Blue Ridge Road area to downtown and other amenity
areas, establishing a more closely networked community.
Adopt provisions that accommodate a variety of land uses in
a concentrated and well-planned project area.

Identify areas of transition between high intensity and low intensity
development, and proactively amend the Zoning Map to implement
sound transitional land use regulations.
Review the Land Use Code to ensure that wholly incompatible
uses are not allowed within the same zoning district, and amend
the code if such conflicts are identified.
Review the Land Use Code to ensure that adequate regulations
exist to address the ongoing impacts of nonresidential uses that are
located in close proximity to residential uses.
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Land Use Realization
Continued
Develop enhanced standards for commercial driveway
connections with the goal of ensuring safety while preserving
adequate access.
Require the stubbing of streets to adjacent properties when new
rights-of-way are established.
Amend the Land Use Code to include one or more specialized
conditional zoning district(s) for use in the development of larger
scale mixed use projects.
Examine the Official Zoning Map annually to identify underutilized
properties in growth areas that are zoned in a manner that
would discourage appropriately-located infill development or
redevelopment. As appropriate, and in cooperation with property
owners, initiate amendment to the Official Zoning Map to zone
any identified properties in a manner that is more conducive to
their development or redevelopment.
Develop and implement an incentive-based approach by
which residential density can be increased above the allowed
maximum in exchange for preserving a certain percentage of
the developed units at price points that are proportionate to the
financial capacity of working families.
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9.c Land Use Priority Items
In order for the development patterns, mix of land uses, and other elements described in this plan to become a reality, the
following steps should be taken.

Update the Land Use Plan to more specifically reflect
the arrangement of uses proposed in this plan.

Allow flexibility in development phasing provided it follows
the Small Area Plan. Though a mixture of uses in future
development is desired, the phasing of development should
allow for single uses to develop in response to current
market demands, so long as future phases introduce other
uses that complement first-phase development and create
the mixture intended.

Adopt Conditional Zoning

Implement an Overlay for the Blue Ridge Road area with
increased development standards and non-residential
design guidelines to achieve desired outcomes, enhanced
development patterns.

Adopt design standards to ensure a greater quality,
atypical development product
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10.0 Other Relevant Projects
The following on-going planning and policy development
projects are consistent with action items identified in the
Blue Ridge Road Area Plan:

Development Master Planning was recently conducted
for the Black Mountain Commerce Park. The Black
Mountain Commerce Park is an over 100-acre economic
development site located along Blue Ridge Road in two
tracts north and south of Interstate 40. Planned uses
focus on medical research, light manufacturing and
distribution facilities, corporate and government offices,
multimodal transportation, a hotel and conference center,
restaurants, and other commercial-service components
within a campus like business park or corporate center.
The final Master Plan reduces the risks associated with
development by establishing detailed information about
the sites, including price and availability, utilities, access,
environmental concerns, and potential development
costs.
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The Black Mountain Commerce Park Access Road (U-6053/
SR 2870) is being constructed in order to accommodate
the planned Avadim Technologies corporate headquarters
and new manufacturing facility near Black Mountain. This
access road is located immediately south of the pending new
interchange on Interstate 40 on the west side Blue Ridge Road.
The roadway improvements include a widening and overlay
of the existing road entering the Commerce Park and new
one-quarter mile extension into the Commerce Park site. The
project was funded by an Appalachian Regional Commission
and NCDOT improvement grant through a regional funding
award in response to a projected $25 million investment and
550 new jobs.

A Parks Declaration of Development Standards, Covenants
and Restrictions document has been completed, which was
approved, executed, and recorded by the Commerce Park
Planning Committee. The document establishes protective
development and construction specifications, restricted
and prohibited uses, and general aesthetic and landscaping
standards within the Commerce Park.

