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MEMORANDUM
TO: Watauga County Board of Commissioners
FROM: Deron Geouque PTG
County Manager
SUBJECT:  Annual Retreat
D TE: February 8, 2022

The economic growth in North Carolina is projected to be steady but not as strong as the previous
year. The supply chain along with employment issues continues to plague the County. The County
continues to experience escalation in costs for goods and services. While the County has been
able to make significant adjustments to our pay plan; hiring and retention of employees continues
to be a struggle. The State unemployment rate in December was 3.7%, down from 3.9% in
November. The County unemployment rate is currently 2.3% which is down from 4.8% in
December of 2020.

The County received $10,911,724 in American Recovery Plan (ARP) funding. These funds are
required to be obligated by December 31, 2024 and spent by December 31, 2026. The Board has
approved the expenditure of $7,750,000 for broadband services in the County. The expenditure is
a game changer and will provide the ability for citizens to remote learn, receive treatment through
telemedicine, and telework; something that many have not been able to do because of the lack of
broadband. The remaining funds are designated to the Valle Crucis Elementary School, Kill/Chill,
Sheriff’s Office COVID testing and safety gear, and the remaining balance will be discussed at the
retreat. Considerable staff time will be obligated to ensure compliance and monitoring of ARP
projects.

Sales and property taxes remain strong with staff still following a conservative approach regarding
the budgeting of sales tax revenue. Property and sales taxes are the County’s two (2) primary
sources of revenue with sales tax being the most volatile. During the recession of 2009 and 2010,
the County sales tax dropped $1.4 million and $1.3 million, respectively, for an overall decrease
of 22%. As a result, staff continues a conservative approach in budgeting sales tax revenues and
allocating any additional funds above normal historic growth to capital reserve. County revenues
and expenditures are trending near budgeted levels established by the FY 2021-2022 budget.

The Tax Department will complete the 2022 Tax Revaluation this year. State law requires all
counties to conduct a reappraisal at least once every eight years. The goal of reappraisal is to
distribute the overall property tax burden equitably across the County based on current market
values. The reappraisal takes effect January 1, 2022. The new market values will be used to
calculate the tax bills from the Summer of 2022 until the next reappraisal. The 2022 Reappraisal
Notices will be mailed to all Watauga County property owners at the end of March 2022.



Beech Mountain and the County successfully worked together to add and station a 24-7 ambulance
crew in the town limits. However, the agreement requires approval by Avery County per North
Carolina General Statutes. Approval has yet to be given by Avery County so the placement is
pending. The change will allow for enhanced service to the Beech Creek area in Watauga County.
Additionally, the County converted an existing 9-hour crew to a 24-hour crew in January 2021.
Staff will continue to monitor the 9-hour crew in Blowing Rock to determine the best impact to
the overall system.

April 26, 2022 will mark the one-year anniversary of the opening of the Community Recreation
Center. The opening has been a resounding success with the community. COVID-19 continues
to place many burdens on staff and members. However, staff has done a tremendous job in
navigating the hurdles and obstacles of opening a new facility during this tumultuous time.

In conclusion, Commissioner feedback will be crucial in developing a budget that reflects the
Board’s goals and vision for the County. Information will be provided regarding the County’s
current fiscal status. Department and outside agency funding requests will be provided for the
Board’s review. The County remains financially solid due to the planning and leadership from the
Board and execution by County staff.



TENTATIVE RETREAT AGENDA
WATAUGA COUNTY BOARD OF COMMISSIONERS

COMMISSIONERS’ BOARDROOM
WATAUGA COUNTY ADMINISTRATION BUILDING, BOONE, NC

FEBRUARY 17 & 18, 2022

TIME TOPIC PRESENTER
THURSDAY, FEBRUARY 17, 2022
12:00 PM OPENING REMARKS AND LUNCH MR. DERON GEOUQUE
1:00 PM HOUSING NEEDS ASSESSMENT PRESENTATION MR. PATRICK BOWEN 1
1:30 PM FY 2022 REVIEW AND DISCUSSION OF FY 2023 BUDGET Ms. MISTY WATSON 28
A. Revenues 28
B. Expenditures 29
C. Debt Service Report 33
D. Budget Calendar 35
E. Special Appropriations 36
1:45 PM REVIEW OF CURRENT CAPITAL IMPROVEMENT PLAN (CIP) MR. DERON GEOUQUE & 52
A. Current CIP Status Report MR. ROBERT MARSH 52
B. Valle Crucis Elementary School 53
C. County Facilities Assessment Update 75
D. Courthouse Parking Deck 77
E. Courthouse Roof Repairs Update 81
F.  Human Services and Law Enforcement Roof Replacement 81
G. ARPA Projects/Funding 88
1. COVID-19 Expenses i.e. inmate testing $270,000
2. Law Enforcement Safety Gear $30,000
3. Broadband $7,750,000 89
4.  Kill/Chill Water/Sewer $500,000 131
5. Valle Crucis School Water/Sewer $2,145,000
6. Undesignated ARPA Funding $216,724 136
7. Outside Agency Requests
H. Library 140
I.  School Facilities 141
3:30 PM BREAK
3:35 PM SANITATION FACILITY UPGRADES MR. REX BUCK 144
4:15 PM ANIMAL CARE AND CONTROL ORDINANCE MR. ERIC PRESNELL 153
4:45 PM BREAK
5:00 PM APPALACHIAN DISTRICT HEALTH Ms. JENNIFER GREENE
5:15 PM WATAUGA MEDICS MR. CRAIG SULLIVAN 408

A. Annual Report

B. Future Needs
6:00 PM COUNTY MANAGER’S SUMMARY MR. DERON GEOUQUE
7:00 PM RECESS UNTIL FRIDAY, FEBRUARY 18, 2022 AT 9:00 AM
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Thursday, February 17, & Friday, February 18, 2022
Tentative Retreat Agenda

Board of County Commissioners

FRIDAY, FEBRUARY 18, 2022

8:30 AM BREAKFAST

9:00 AM MIDDLE FORK GREENWAY UPDATE Ms. WENDY PATOPRSTY
9:15 AM  WATAUGA TDA MR. MATT VINCENT 437
MR. WRIGHT TILLEY
9:45 AM 2022 REVALUATION MR. LARRY WARREN 442
10:00 AM CALDWELL COMMUNITY COLLEGE & TECHNICAL INSTITUTE DR. MARK POARCH 486
10:30 AM  SCHOOL BOARD FUNDING ISSUES DR. SCOTT ELLIOTT &
A. FY 2023 Funding Needs SCHOOL BOARD MEMBERS
B. Schools’ Capital Improvement Plan
11:30 AM PUBLIC SAFETY AND EMERGENCY COMMUNICATIONS MATTERS ~ MR. WILL HOLT 487
A. Centralized Dispatch 487
B. Systems Update 493
11:45 AM  MISCELLANEOUS & COMMISSIONER MATTERS MR. DERON GEOUQUE

A. State Issues

B. Commissioner Matters
11:55 PM  WRAP UP, GOALS & OBJECTIVES, BOARD DIRECTIVES
12:00 PM ADJOURN
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I. INTRODUCTION

A. PURPOSE

NC REALTORS® and several other entities, all listed on the acknowledgements
page of this report, retained Bowen National Research in August of 2021 for the
purpose of conducting a Housing Needs Assessment (HNA) of the High Country
Region in North Carolina. Specifically, the High Country Region consists of
Alleghany, Ashe, Avery, and Watauga counties.

With changing demographic and employment characteristics and trends expected
over the years ahead, it is important for the Region and its citizens to understand
the current market conditions and projected changes that are expected to occur
that will influence future housing needs. Toward that end, this report intends to:

e Provide an overview of the present-day High Country Region.

e Present and evaluate past, current, and projected detailed demographic
characteristics.

e Present and evaluate employment characteristics and trends, as well as the
economic drivers impacting the Region.

e Determine current characteristics of all major housing components within the
market (rental housing alternatives and for-sale/ownership).

e Provide housing gap estimates by tenure and income segment.

e Evaluate ancillary factors that affect housing market conditions and
development (e.g., commuting/migration patterns, community services,
blighted properties, and development opportunities).

e Collect community input from area employers and community stakeholders
in the form of an online survey and interviews.

By accomplishing the study’s objectives, government officials, area stakeholders,
and area employers can: (1) better understand the Region’s evolving housing
market, (2) establish housing priorities, (3) modify or expand local and/or county
government housing policies, and (4) enhance and/or expand the Region’s housing
market to meet current and future housing needs.

BOWEN NATIONAL RESEARCH -1
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B. METHODOLOGIES

The following methods were used by Bowen National Research:

Study Area Delineation

The primary geographic scope of this study focused on the High Country Region.
As such, the Primary Study Area (PSA) is the four counties that make up the High
Country Region (Alleghany, Ashe, Avery, and Watauga counties). We also
provided various metrics for each individual county as well as for the towns of
Boone and Blowing Rock. State and national data was used, when available, as a
base of comparison for selected data sets. Maps of the study areas are provided
in Section 11 of this report.

Demographic Information

Demographic data for population, households, and housing was secured from
ESRI, the 2000 and 2010 U.S. Census, the U.S. Department of Commerce, and
the American Community Survey. This data has been used in its primary form
and by Bowen National Research for secondary calculations. All sources are
referenced throughout the report and in Addendum H. Estimates and projections
of key demographic data for 2021 and 2026 were also provided.

Employment Information

Employment information was obtained and evaluated for various geographic
areas that were part of this overall study. This information included data related
to wages by occupation, employment by job sector, total employment,
unemployment rates, identification of top employers, and identification of large-
scale job expansions or contractions. Most information was obtained through the
U.S. Department of Labor, Bureau of Labor Statistics. Bowen National Research
also conducted numerous interviews with local stakeholders familiar with the
area’s employment characteristics and trends.

Other Housing Factors

We evaluated other factors that impact housing, including employee commuting
patterns, resident mobility patterns, availability of common community services,
residential development costs, and residential development opportunities. This
data was provided for the overall Region, its counties and, when applicable,
compared with state and national data.

BOWEN NATIONAL RESEARCH -2
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Housing Component Definitions

This study focuses on rental and for-sale housing components. Rentals include
multifamily apartments (generally five+ units per building), non-conventional
rentals such as single-family homes, duplexes, units over storefronts, etc., and
off-campus student rental housing. For-sale housing includes individual homes,
mobile homes, and projects within subdivisions.

Housing Supply Documentation

From September through December of 2021, Bowen National Research
conducted telephone research, as well as online research, of the area’s housing
supply. Additionally, market analysts from Bowen National Research traveled to
the area in November of 2021, conducting research on the housing properties
identified in this study, as well as obtaining other on-site information relative to
this analysis. The following data was collected on each multifamily rental

property:

1. Property Information: Name, address, total units, and number of floors

2. Owner/Developer and/or Property Manager: Name and telephone number
3. Population Served (i.e., seniors vs. family, low-income vs. market-rate, etc.)
4. Available Amenities/Features: Both in-unit and within the overall project

5. Years Built and Renovated (if applicable)

6. Vacancy Rates

7. Distribution of Units by Bedroom Type

8. Square Feet and Number of Bathrooms by Bedroom Type

9. Gross Rents or Price Points by Bedroom Type

10. Property Type
11. Quality Ratings
12. GPS Locations

For-sale housing data included details on home price, year built, location, number
of bedrooms/bathrooms, price per-square-foot, and other property attributes. Data
was analyzed for both historical transactions and currently available residential
units.

BOWEN NATIONAL RESEARCH -3
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Housing Demand

Based on the current demographic data for 2021 and projected data for 2026, as
well as taking into consideration the housing data from our field survey of area
housing alternatives, we are able to project the potential number of new units the
PSA (High Country Region) can support. The following summarizes the metrics
used in our demand estimates.

e Rental Housing — We included renter household growth, the number of units
required for a balanced market, the need for replacement housing,
commuter/external market support, cost burdened households, and step-down
support as demand components in our estimates for new rental housing units.
As part of this analysis, we accounted for vacancies reported among all
surveyed rental product. We concluded this analysis by providing the number
of units that the market can support by different income segments and rent
levels.

e For-Sale Housing — We included owner household growth, the number of
units required for a balanced market, the need for replacement housing,
commuter/external market support, cost burdened households, and step-down
support as the demand components in our estimates for new for-sale housing
units. As part of this analysis, we accounted for available/listed for-sale
product. We concluded this analysis by providing the number of units that the
market can support by different income segments and price point levels.

C. REPORT LIMITATIONS

The intent of this report is to collect and analyze significant levels of data for the
Region and its various submarkets. Bowen National Research relied on a variety
of data sources to generate this report (see Addendum H). These data sources are
not always verifiable; however, Bowen National Research makes a concerted
effort to assure accuracy. While this is not always possible, we believe that our
efforts provide an acceptable standard margin of error. Bowen National Research
is not responsible for errors or omissions in the data provided by other sources.

We have no present or prospective interest in any of the properties included in
this report, and we have no personal interest or bias with respect to the parties
involved. Our compensation is not contingent on an action or event resulting from
the analyses, opinions, or use of this study. Any reproduction or duplication of
this study without the expressed approval of NC REALTORS® or Bowen
National Research is strictly prohibited.

BOWEN NATIONAL RESEARCH -4
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II. EXECUTIVE SUMMARY

The purpose of this report is to evaluate the housing needs of the High Country
Region of North Carolina that consists of the counties of Alleghany, Ashe, Avery,
and Watauga. To that end, Bowen National Research conducted a Housing Needs
Assessment that considers the following:

Demographic Characteristics and Trends
Economic Conditions and Trends
Existing Housing Stock Costs, Availability, and Conditions

Various Other Housing Factors (Commuting Patterns, Migration Patterns,
Community Services, Residential Blight, and Development Opportunities)

Quantified Housing Gap Estimates
Stakeholder and Employer Survey Results

Based on these metrics, we were able to identify housing needs by affordability and
tenure (rental vs. ownership) and provide recommendations on possible ways to
address local housing issues. This Executive Summary provides key findings and
recommended strategies to address housing needs.

Geographic
Study Areas

This report focuses on the
High Country Region, also
referred to as the Primary
Study Area (PSA), which
consists of the four far
northwest North  Carolina
counties of Alleghany, Ashe,
Avery, and Watauga.
Additional information is
provided for the towns of
Blowing Rock and Boone,
both located in Watauga
County. Enlarged maps are
included starting on page IlI-
3 of this report.

BOWEN NATIONAL RESEARCH
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Demographics

High Country Region's population and household growth have been
positive and are expected to remain positive for the foreseeable
future; The projected demographic growth will add to the demand
for housing within much of the Region.

Population and Household Growth in the High Country Region have been Very
Positive since 2010 and are Projected to Continue to Grow Through 2026 — The
High Country Region experienced a population increase of 8,617 (8.0%) between
2010 and 2021. Watauga County had the highest rate of population growth (12.1%)
among counties in the Region, while Avery County experienced a population
decrease of 193 (-1.1%) during this period. The towns of Boone and Blowing Rock
each had population increases above 15.0% between 2010 and 2021. During the past
11 years, the number of households in the PSA (High Country Region) increased by
3,702 (8.5%), a lower rate of growth compared with the state of North Carolina
(13.5%). Households in Watauga County increased by 12.7% during this period,
outpacing the Region as a whole. Avery County decreased in overall households
between 2010 and 2021, while Alleghany County and Ashe County experienced
household increases of 7.7% and 7.0%, respectively. The towns of Boone and
Blowing Rock each experienced household growth of 16.9% over the past 11 years.
Projections indicate that the High Country Region will continue to experience
household growth over the next few years. The Region is projected to increase by
over 1,600 households (3.5%) between 2021 and 2026. Much (85.8%) of this
household growth is projected to take place in Watauga County, while households in
Avery County are projected to decrease by 3.0%. These growth trends will affect
future housing needs within the Region. Regardless, with positive demographic
growth trends expected to occur throughout most of the Region, the housing needs
are expected to increase across most geographic areas. This positive demographic
growth will contribute to the demand for additional housing in the PSA.

4 N
Household Trends (2000-2026)
B Alleghany  H Ashe Avery  H Watauga H Region
25.0%
20.0%
15.0% 12.7%
10.0% 7.7% 7.0% 8.5% 6.2%
5.0% - o 3.5%
0.0% - |
-3.0%
5 0% -1.2%
\_ 2000-2010 2010-2021 2021-2026 )
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Mirroring national trends, the High Country Region is expected to
experience notable growth among aging millennials (ages 35 to 44)
and seniors (ages 65 and older) between 2021 and 2026. This expected
growth will drive the demand for more maintenance-free housing such
as apartments and condominiums, amenity-rich projects, and product
that enables seniors to downsize and millennials to raise growing

families.

Household Growth is Projected to be Positive Among Aging Millennials (ages 35
to 44) and Seniors (ages 65 and older) Through 2026, Adding to the Need for
Housing that Meets the Specific Needs of These Age Cohorts — The largest share
(18.4%) of households by age in the PSA (High Country Region) in 2021 is headed
by a person between the ages of 65 and 74. By 2026, it is projected that households
headed by a person between the ages of 65 and 74 will still represent the largest share
(18.7%) of households in the Region. Significant growth is also projected among
households headed by a person age 75 and above, as households within this age group
are projected to increase by over 25% between 2021 and 2026. Projections indicate
that by 2026 over 35% of the Region’s households will be headed by a person age 65
and above, which would suggest increased demand for senior-oriented housing.
Notable household growth in the Region is also projected among households headed
by a person between the ages of 35 and 44. By 2026, households within this age group
are projected to increase by 912 (15.3%). The preceding household age
characteristics and trends are expected to influence housing needs within the Region
over the next several years. Specifically, these trends point to a likely increasing need
for senior-oriented housing in all four counties in the Region, while family-oriented
housing will be a growing need primarily within Watauga County, most notably
outside the town of Boone.

- Percent Change in Household Heads by Age (2021-2026) )
B Region H North Carolina
<25 S 5%
25-34 0.55
35-44 ; e
45-54 )
55-64 ﬂ
65-74 Ln
75+ 25.7%

26.2%

\_ -20.0% -15.0% -10.0% -5.0% 0.0% 5.0% 10.0% 15.0% 20.0% 25.0% 30.0%/
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While Lower-Income Households Represent a Notable Portion
of the Region’s Households, Particularly Among Renters, Most
Renter and Owner Household Growth is Projected to Occur
Among Higher Income Households — The PSA is projected to
experience renter household growth among households earning
$50,000 or more over the next five years. This represents a
development opportunity for higher end market-rate product.
However, as of 2021, over half (55.0%) of all renter households in
the PSA have incomes below $30,000. Virtually all rental product
affordable to these lower income households is occupied and most
properties maintain wait lists. In 2021, nearly one-half (47.8%) of
owner households in the PSA earn $60,000 or more. Over the next
five years, the PSA is projected to experience notable growth
within the income segment of $60,000 or more, with the greatest
growth expected to occur among those earning $100,000 or more.
This growth among moderate- and higher-income households will
drive demand for for-sale product generally priced at $200,000
and higher across much of the Region. However, with limited
available product priced under $300,000, more affordable for-sale
housing product is needed in the Region.

Percent Change in Renter Households by Income (2021-2026)

W North Carolina
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$100,000+
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Households by
Tenure & Income

While most of the
projected growth of
renter households in
the Region is expected
to occur among higher
income households
(earning above $50,000
annually), leading to
increased demand for
market-rate rental
housing, most renter
households will still
earn below $30,000 by
2026. As such,

affordable rental
alternatives will remain
a critical component to

the local housing
market.

Owner household
growth is primarily
projected to occur
among households
earning $60,000 or
more a year during the
next five years in the
Region. This growth
will add to the demand
for for-sale product
generally priced at
$200,000 or greater.
However, the lack of
available supply priced
below $200,000 will
continue to pose a
challenge for many
households, including
first-time homebuyers.

-4
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Household Growth by Household Size is Expected to Occur in Smaller Renter
Households and Both Smaller and Larger Owner Households — In 2021, one-person and
two-person renter households represent over 70% of renter households in the Region. Note
that one-person and two-person households also represent the largest shares of renter
households in each of the four counties that make up the Region, as well as in the towns of
Boone and Blowing Rock. Due to the significant share and projected increases of one-
person and two-person households in the Region, rental projects targeting smaller bedroom
types (one- and two-bedroom units) will need to be developed. Two-person households
represent nearly half of all PSA (High Country Region) owner households in 2021.
Combined, one-person and two-person owner households make up over 72% of all owner
households in the Region. Projections indicate that while all owner household sizes will
increase over the next five years, the most notable growth in the PSA will occur among
two-person households. The largest percent increase is projected to occur among five-
person or larger owner households, which are expected to increase by 16.3% over the next
five years. Based on these anticipated trends, there will likely be a growing need for smaller
(studio to two-bedroom) rental units and larger (three-bedroom or greater) for-sale housing
units in the market.

/
Percent Change in Persons per Renter Household (2021-2026)
B Region m North Carolina
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Economy & Workforce

Key Economic Metrics in the High Country Region had been Positive During
Much of the Preceding Decade, which Appears to have Recovered From the Impact
of COVID-19 — Excluding the COVID-19 influenced economy of 2020, the PSA
economy has exhibited many positive characteristics over the past several years, with
the employment base growing and the unemployment rate declining in each of the
past 10 years. Monthly unemployment rates within the subject counties exceeded
11% in spring of 2020 due to COVID-related shut down and stay-at-home orders. As
of October 2021, the unemployment rate within the four study counties ranged from
2.7% to 3.3%, all below pre-COVID levels of spring 2020. As such, it appears that
the local economy has fully recovered from the effects of COVID-19 and is trending
In a positive direction.

Despite the Influence of the Tourism Industry, the Local Economy is Relatively
Well Balanced, which Adds to the Economic Stability and Strength of the Region
— The labor force within the PSA (High Country Region) is concentrated primarily
in four sectors: Retail Trade (21.3%), Accommodation & Food Services (13.6%),
Health Care & Social Assistance (12.0%), and Educational Services (8.5%).
Collectively, these four job sectors represent over half (55.4%) of the PSA’s
employment base. Although the Retail Trade sector comprises over one-fifth of the
employment base, which is often vulnerable to economic downturns, employment
within the PSA is generally well distributed among most sectors. Given tourism’s
influence on this Region, it is not surprising that two of the largest employment
industries within the Region include Accommodation & Food Services and Retail
Trade. While both of these sectors were initially adversely impacted by COVID-19,
local sources indicate that these sectors have recovered well over the past year and
they have returned to pre-COVID performance levels.

Investments and New Jobs Planned for the Area Should Contribute to Continued
Economic Growth for the Area — According to a variety of local sources, the area is
expected to undergo millions of dollars in both public and private sector investments
that will add jobs to the area and increase economic activity for the foreseeable future.
Several local stakeholders acknowledged that the lack of available and affordable
housing in the area is impacting their ability to attract new employees and retain
current employees, which is also limiting their opportunities to grow.

Additional economic data and analysis is included in Section V of this report.

BOWEN NATIONAL RESEARCH 11-6
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Housing Supply

A High Share of Households within the Region Pay Disporportinately High Shares
of Income Toward Housing and Many Live in Substandard Housing Conditions —
The PSA’s (High Country Region) estimated median home value of $223,906 is
above the state’s estimated value of $217,574.
However, the average gross rent of $878 for the
PSA is roughly $100 lower than the state’s
average. Cost burdened households are those
that pay more than 30% of their income toward
: ; their housing costs (rent or mortgage). While
With Over 12,000 housing the shares of cost burdened households in the
cost burdened households Region are very comparable to the state
in the Region, affordable averages, there are an estimated 6,448 renter
housing alternatives households and 5,524 owner households that
should be part of future are cost burdened. It should also pe pointed out
housing solutions. }_hat more than 1,200 householt;is in the Region
ive in substandard housing, such as
overcrowded units or housing that lacks
complete indoor kitchens or plumbing. Therefore, both affordability and quality of
housing are issues many area households are facing.

Housing Affordability

Remains a Challenge for
Many Area Households

Household Income, Housing Costs and Affordability
Estimated Share of Cost Share of Severe Cost

2021 Median Median Average Burdened Burdened
Households  Household Home Gross  Households* ~  Households**
(Estimated) Income Value Renter Renter Owner

Blowing Rock 1,435 $65,816 $436,585 $1,012 21.4%
Boone 19,771 $31,202 $286,653 $971 64.7% 14.9% 48.6% 3.6%
Alleghany County 12,019 $41,423 $160,836 $608 40.3% 21.9% 20.3% 11.5%
Ashe County 29,058 $45,307 $188,638 $681 25.6% 16.8% 12.9% 6.5%
Avery County 17,604 $42,893 $179,917 $785 43.7% 18.7% 23.5% 7.8%
Watauga County 57,248 $49,616 $272,764 $976 53.8% 17.9% 38.2% 6.1%
High Country Region 115,929 $46,460 $223,906 $878 45.8% 18.2% 29.9% 7.1%
North Carolina 10,822,111 $57,681 $217,574 $979 43.3% 19.9% 20.6% 7.9%

Source: American Community Survey (2015-2019); ESRI; Urban Decision Group; Bowen National Research
*Paying more than 30% of income toward housing costs
**Paying more than 50% of income toward housing costs

Housing Age and Conditions

Pre-1970 Product \ Overcrowded Incomplete Plumbing or Kitchen
Renter Owner \ Renter Owner Renter Owner
Number | Percent Number | Percent | Number Percent Number Percent Number | Percent Number Percent
Blowing Rock 47 27.5% 121 26.1% 0 0.0% 0 0.0% 10 5.8% 4 0.9%
Boone 813 21.6% 627 31.9% 39 1.0% 0 0.0% 62 1.7% 12 0.6%
Alleghany

County 253 21.6% 837 22.3% 85 7.3% 42 1.1% 4 0.3% 27 0.7%

Ashe County 1,359 47.2% 2,497 27.6% 37 1.3% 107 1.2% 15 0.5% 93 1.0%

Avery County 524 32.3% 1,202 24.4% 54 3.3% 84 1.7% 0 0.0% 30 0.6%

Watauga County | 2,058 24.5% 3,079 24.4% 311 3.7% 52 0.4% 171 2.0% 90 0.7%
High Country

Region 4,194 29.8% 7,615 25.1% 487 3.5% 285 0.9% 190 1.3% 240 0.8%

North Carolina | 345494 | 25.0% | 586,767 | 22.7% | 59,009 4.3% 32,558 1.3% 21,333 1.5% 13,640 0.5%

Source: American Community Survey (2015-2019); ESRI
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Limited availability among multifamily apartment rentals in
the Region creates a challenge for the area but also
represents a development opportunity for additional product.

Apartment Rentals are in High Demand and There is Pent-Up Demand for
Housing that Serves Very Low- and Low-Income Renter Households — Overall,
demand for multifamily rental housing is very strong within the PSA (High Country
Region), given that only one of the 919 surveyed units were vacant, resulting in an
overall 99.9% occupancy rate. In typical, well-balanced rental housing markets, the

occupancy rate is generally between 94% and
96%. As such, the local market’s 99.9%
occupancy rate is extremely high and indicates
that the market is suffering from a significant
shortage of multifamily rental housing. This
shortage of housing exists across the entire
Region. Based on interviews with property
management companies and leasing agents,
several projects have wait lists with a combined
total of 312 households waiting for an available Linville Cove Apartments

unit, indicating there is pent-up demand for Newest (2013) Tax Credit Project
such product. According to a representative (Fully Occupied, Senior 55+)

with the Northwestern Regional Housing
Authority, there are approximately 925 Housing Choice VVoucher holders within the
housing authority’s jurisdiction, and 392 people currently on the waiting list for
additional Vouchers. Given the lack of available rental units in the overall PSA, along
with the long property and Voucher wait lists, there is clear pent-up demand for
affordable product throughout the Region. As such, there appears to be a development
opportunity for a variety of rental products. Median collected rents range from $365
for a studio unit in Alleghany County to $2,200 for a three-bedroom unit in Watauga
County. More than half of the surveyed market-rate projects consist of two-
bedroom/2.0-bathroom units or larger with median rents of $920 or higher. At this
rent level, a household would have to have an annual income of $36,800 or higher.
As shown in the Demographics section of this study, 55.0% of the Region’s renters
have incomes below $30,000. As a result, a large portion of area renter households
could not afford most two-bedroom or larger units if one did become available.

The table below summarizes the surveyed multifamily rental supply by project type.

High Country Region - Surveyed Multifamily Rental Housing Supply

Overall Units by Type (Vacancy Rate)

Market Projects Total Vacant  Vacancy ‘
Area Surveyed Units Units Rate Market-Rate | Tax Credit Subsidy
Alleghany County 4 145 0 0.0% 49 (0.0%) - 96 (0.0%)
Ashe County 6 220 1 0.5% - 60 (1.7%) 160 (0.0%)
Avery County 8 156 0 0.0% 7 (0.0%) 72 (0.0%) 77 (0.0%)
Watauga County 12 398 0 0.0% 124 (0.0%) 103 (0.0%) 171 (0.0%)
High Country Region 30 919 1 0.1% 180 (0.0%0) 235 (0.4%) | 504 (0.0%0)

Source: Bowen National Research
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Like the Multifamily Rental Housing Supply, Off-Campus Student Apartment
Housing is Operating at High Occupancy Levels, adding to the Area’s Housing
Challenges - Due to the presence of Appalachian State University in Watauga County
and the influence it has on the local housing market, Bowen National Research
surveyed off-campus student-oriented rental housing alternatives within the county.
A total of 38 off-campus student housing projects containing a total of 2,350 units
within Watauga County were surveyed. The off-campus student rental units surveyed
are 99.9% occupied, which is reflective of one vacant five-bedroom unit. The off-
campus student rental market in the Region (primarily within the town of Boone) is
very strong, with high occupancy rates among all unit types. This may represent a
development opportunity in Watauga County for off-campus student rentals. With
most of these rentals having rents well above $1,000 per unit (note: many student
rental units rent on a per-person basis), the nearly 100% occupancy rate indicates rent
premiums are achievable. While non-student apartment rentals are more affordable,
there are no vacancies among non-subsidized, non-student apartments in the Region.
It is likely that students are contributing to the limited rental housing availability even
among non-student housing.

Off-Campus Student Apartments

Projects Total Vacant Occupancy
Surveyed Units Units Rate

38 2,350 1 99.9%

Additional details of the area’s rental housing supply are provided in Section VI of
this report.

The High Country Region has Approximately 32 Vacant Non-Conventional
Rentals, Most of Which have Rents Above Multifamily Rentals — Typically, non-
conventional rentals are those with four or
fewer units within a single structure, such as
a single-family home or duplex. Such
housing represents over 70% of the Region’s
renter-occupied housing stock. Bowen
National Research identified 32 non-
The 32 available non- c_onventional _rentals in the PSA 'ghat were
. ) listed as available for rent, resulting in an
co_nventlona_l rentals in the extremely high occupancy rate of 99.7%. The
Region result in an occupancy | ayailable non-conventional rentals identified
rate of 99.7%, reflective of very| in the Region primarily consist of one- to
limited availability. Most of the|  three-bedroom units, with per unit rents

Non-Conventional Rentals have
Limited Availability and are

Unaffordable to the Majority of
Households

available rentals are not ranging from $650 to $2,835 for these
affordable to households bedroom types. The most common unit type
earning below $69,000. is a three-bedroom unit with a median rent of

$1,742, which would require an annual
income of around $69,680 to afford such product. As such, it is unlikely that many
low- and moderate-income residents would be able to afford non-conventional rental
housing in the area. Based on this analysis, while the inventory of available non-
conventional rentals is limited, the typical rents for such product indicate that such
housing is not a viable alternative for most lower and moderate-income households.
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The Presence of Vacation Rentals Appears to be Increasing, While the Permanent
Rental Housing Stock is Shrinking within Watauga County — The High Country
Region is greatly influenced by tourism, vacation rentals, and second homes.
According to ACS estimates, there were 9,831 vacant (not a permanent/primary
residence) seasonal or recreational housing units in Watauga County in 2019, which
is an increase of 838 units or 9.3% from 2010 estimates. The total number of all
housing units, regardless of type or use, increased during this period by 1,614, an
increase of 5.0%. While the share of seasonal/recreational housing units as a
percentage of all housing units increased slightly (28.0% vs. 29.1%) during this nine-
year period, the rate of increase of seasonal/recreational homes is greater than the
overall growth rate of all housing units (9.3% vs. 5.0%).

Housing Classified as Seasonal or Recreational Units

Watauga County, North Carolina
2010 Census 2019 ACS Estimates

Total Units Share of All Units Total Units Share of All Units
8,993 28.0% 9,831 29.1%

Source: 2010 Census, American Community Survey Five-Year Estimates (2015-2019)

The number of occupied rental units reduced by 401 between 2010 and 2019. The
total number of rental units (both occupied and vacant) also decreased significantly
during this time period. The total number of 9,849 units in 2010 decreased to 8,900
in 2019, a reduction of 949 units, or a decrease of 9.6%. While the decrease may be
due to a variety of factors (e.g., rentals being converted to owner-occupied units, units
lost due to natural disaster, units lost due to demolition or conversion to non-
residential uses, etc.) it is likely that many permanent rental units have been converted
to short-term vacation rentals. As such, it will be important that existing rental
housing be preserved and additional rental units be built to help compensate for the
loss of permanent rental housing units in recent years.

Recent For-Sale Housing Trends within the High Country Region Reveal
Increased Sales Volume and Rising Prices — Within the PSA (High Country
Region), the number of homes sold on an annual
basis has increased in each of the past three full
years between 2018 and 2020. Annual home sales
in the Region increased by 11.5% between 2018
and 2019 and by 23.0% between 2019 and 2020.
The median sale price of homes sold within the

For-Sale Market Metrics

are Reflective of a Strong
Housing Market

Region increased by $119,000 between 2018 and ) )
2021, resulting in an average annual increase of High Country Region’s
17.2%. By comparison, the median household recent home sales show
income in the Region increased at an annual rate of increasing home sale
approximately 2.7% over the past decade. As such, prices and volume of
median home prices appear to be greatly outpacing sales over the past few
household income growth on an annual basis. years, with home pricing
While many of the preceding metrics are positive outpacing household
indicators of the strong level of demand for for-sale income growth

product in the Region, these metrics also indicate
that rapidly increasing home prices have made buying a home unattainable for many
low- and moderate-income households.
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High Country Annual Sales/Median Price (2018-2021)
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While the High Country Region Offers For-Sale Product at a Variety of Price
Points, the Small Inventory Provides Few Available Choices for Existing and
Future Residents and May Limit the Area’s Ability to Grow — There were 417
housing units listed as being available for purchase in the PSA (High Country
Region) in early October
of 2021. When the overall
owner-occupied inventory

Available For-Sale Housing by Price
(As of October 12, 2021)

High Country Region

is considered, these 417
units represent a

vacancy/availability rate of Below $100k 6 1.4% 88

just 1.2%. In healthy, well- $100K to $149k 14 3.4% 57

balanced markets, the $150k to $199K 25 6.0% 52

vacancy/availability rate is iggg:: :0 gggt gg ;izf’ ;g
. 0 (0] . 0

ty%mglgg ’ b;Meenh 2.'t0./° $300k+ 304 72.9% 112

ana 5.0%. AS such, 1t 1S Total 417 100.0% 100

Number
List Price Available

Percent of
Total

Average
DOM

clear the inventory of source: NCREALTORS® MLS

available for-sale housing DOM - Dayson Market

is extremely limited in the Region. Nearly three out of four available for-sale homes
within the PSA are priced above $300,000. The median list price in the overall Region
is $475,000. Conservatively assuming a 5% down payment, a household would have
to earn approximately $150,000 annually to afford a median-priced home. Based on
2021 estimated Census figures, only 6.8% of households in the Region have the
income to buy a median-priced home. As such, purchasing a home is unattainable for
the vast majority of households in the market. The very limited available supply of
product priced under $300,000 is likely contributing to the shorter sales period for
such product, as most of it is sold in less than 80 days. Regardless, with only 417
homes available for purchase and only 113 priced under $300,000, it is likely that the
PSA has difficulty attracting new households and accommodating the needs of
current area residents. This may limit economic and job growth potential as well as
limit the growth of commercial opportunities within the Region.
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Community Input Indicates that Housing Affordability and Availability are the
Greatest Challenges and that these Housing Issues are Adversely Impacting Local
Employers and Limiting Economic Growth — A total of 36 community stakeholders
participated in online surveys that provided valuable insight as to local housing
challenges and opportunities. The respondents included a variety of community
leaders and some of the area’s largest employers. While responses varied somewhat
between counties, key findings illustrated the consensus across the Region that rental
housing priced under $1,000 and for-sale housing priced under $250,000 was of the
greatest need, including affordable workforce housing and housing for millennials.
Most respondents in the Region indicated that housing affordability and limited
availability of housing were often experienced in the market. Most respondents
indicated that common barriers limiting housing development include development
costs (94.1%), cost of labor (88.2%), and cost of land (88.2%). Other notable
residential development barriers cited include availability of land, cost of
infrastructure, and lack of infrastructure. Collaboration between public and private
sectors was the most commonly suggested strategy for addressing residential
development issues, though other suggestions included building consensus between
advocacy groups and communities, and pooling of public, philanthropic and private
resources.

Most employers surveyed (79.0%) stated that in the past couple of years they have
experienced difficulty attracting and/or retaining employees due to housing related
issues and challenges. Most employer respondents noted that unaffordable rental
housing was ranked as the greatest housing challenge, while unaffordable for-sale
housing was also a primary housing challenge. The lack of available housing and the
quality of housing were also cited as primary housing issues. Most respondents
indicated that these housing issues are “year-round” as opposed to seasonal. Several
employers indicated that they would hire additional employees if more housing was
available and affordable. Some employers indicated they would be willing to be part
of the housing solution, offering a wide range of possible roles they could play in
such efforts. Additional survey responses are provided in Section IX: Community
Input.

BOWEN NATIONAL RESEARCH -12
19




2022 Annual Pre-Budget Retreat

Overall PSA (High Country Region) Housing Gap Estimates

As discussed in Section V111 of this report, numerous factors contribute to the housing
demand within a market. This analysis was done at various affordability levels and
for both rental and for-sale housing alternatives. The following table illustrates the
income limits, corresponding hourly wages, rents that are affordable, and home prices
that are affordable for each study area.

Household Income/Wage & Affordability Levels

Alleghany, Avery, and Ashe Counties (National Non-Metropolitan Limits)

Percent AMHI Income Range* \ Hourly Wage** Affordable Rents*** Affordable Prices”
<50% <$31,700 <$15.24 <$792 < $105,667

51%-80% $31,701 - $50,720 $15.25 - $24.38 $793 - $1,268 $105,668 - $169,066

81%-120% $50,721 - $76,080 $24.39 - $36.58 $1,269 - $1,902 $169,067 - $253,600
121%+ $76,081+ $36.59+ $1,903+ $253,601+

Watauga County

Percent AMHI Income Range* Hourly Wage** Affordable Rents*** Affordable Prices”
<50% < $35,700 <$17.16 < $893 <$119,000

51%-80% $35,701 - $57,120 $17.17 - $27.46 $894 - $1,428 $119,001 - $190,400

81%-120% $57,121 - $85,680 $27.47 - $41.19 $1,429 - $2,142 $190,401 - $285,600
121%+ $85,681+ $41.20+ $2,143+ $285,601+

AMHI — Area Median Household Income

* Based on HUD limits for the respective county/MSA (4-person limit)

** Assumes full-time employment 2,080 hours/year (Assumes one wage earner household)

*** Based on assumption tenants pay up to 30% of income toward rent

~Based on assumption homebuyer can afford to purchase home priced three times annual income after 10% down payment

Overall, there is a housing gap of 5,177 rental housing units and 6,349 for-sale
housing units in the Region over the next five years. The following table summarizes
the overall housing gaps by tenure for each of the four counties.

Overall Housing Gap By Tenure and County (2021-2026)

Rental Housing Gap For-Sale Housing Gap
Total Housing Share of Total Housing Share of
County Gap (Units) Rental Gap Gap (Units) For-Sale Gap

Alleghany 486 9.4% 819 12.9%
Ashe 698 13.5% 1,562 24.6%
Avery 476 9.2% 999 15.7%
Watauga 3,517 67.9% 2,969 46.8%
Total 5,177 100.0% 6,349 100.0%

As the preceding table illustrates, two-thirds (67.9%) of the overall High Country
Region’s rental housing gap is within Watauga County. The remaining three counties
have housing gaps between 476 and 698 rental units. Nearly one-half (46.8%) of the
for-sale housing gap is within Watauga County, which has a gap of 2,969 units. The
three remaining counties have housing gaps ranging from 819 (Alleghany County) to
1,562 (Ashe County).
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The following table summarizes the overall rental and for-sale housing gaps by
county and affordability level (see table on page 11-13 for corresponding income and
rent/pricing levels).

County Housing Gaps by Tenure & Affordability Level (AMHI
Rental Gap (Units) For-Sale Gap (Units)
51%- 81%- 51%- 81%-
County <50% 80% 120% 120%+ <50% 80% 120% 120%+
Alleghany 226 95 95 70 49 103 374 293
Ashe 188 154 211 145 116 250 685 511
Avery 245 90 85 56 139 181 408 271
Watauga 1,885 699 561 372 236 410 1,404 919
Total 2,544 1,038 952 643 540 944 2,871 1,994
(Share) (49.1%) | (20.1%) | (18.4%) | (12.4%) | (8.5%) | (14.9%) | (45.2%) | (31.4%)

AMHI — Area Median Household Income

Nearly half of the Region’s rental housing gap is for housing that is affordable to
households earning less than 50% of AMHI annually. There is also a housing gap for
roughly 1,000 rental units each at the 51% to 80% AMHI level and the 81% to 120%
AMHI level. While it represents the smallest overall rental housing gap, product
affordable to households earning 120% of AMHI or higher has a gap of over 600
units in the Region.

Among the for-sale housing supply, while all price segments and affordability levels
have some level of need, the greatest gap appears to be for housing generally priced
between $170,000 and $285,000. This particular segment (serving households
earning between 81% and 120% of Area Median Household Income) has a gap of
2,871 units, representing 45.2% of the Region’s overall for-sale housing gap. There
is also a notable gap of nearly 2,000 for-sale housing units generally priced above
$285,000 (serving households earning over 120% of AMHI). While the Region’s
largest number of available homes is priced above $300,000, the significant projected
growth of higher income households will continue to add to the demand for higher
priced product. Also, due to the lack of product priced under $200,000, the Region
has a gap of nearly 1,500 units generally priced under $190,000 (serving households
earning up to 80% of AMHI.

Without the addition of new rental and for-sale housing product at various
affordability levels, the area will not meet the growing and changing housing needs
of the market. Details of the housing gaps for each affordability level within each of
the four subject counties is provided in Section VIII.
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Recommendations

As shown in this report, the High Country Region is experiencing positive
demographic and economic growth but is also faced with housing challenges
primarily associated with affordability, availability, and quality. While these housing
issues are universal across each county within the Region, the approaches ultimately
implemented to address such issues may vary from community to community. As a
result, each community will need to select specific strategies that work well with
political and cultural dynamics that may be unique to each community, work within
budgetary and legal limitations each community has in place, and ultimately meet
individual community goals.

The table on the following page outlines possible actions or initiatives that should be
considered for implementation to help address housing issues within the Region.
Because many of the following recommendations involve complicated processes,
local governments will want to seek professional and legal counsel on selected items
before pursuing certain initiatives. It is important to point out that financial, legal,
and other factors may limit local governments from implementing some of the
following recommendations. As aresult, local governments may need to have scaled-
down or phased-in versions of some initiatives. Additionally, not all of these
recommendations need to be implemented simultaneously to effectuate change. In
the end, the following recommendations should be used as a guide to develop a
formal Action Plan for each community. Specific examples of various initiatives
implemented by other communities are provided in Addendum I: Best Practices.

IMPORTANT: Not all of the following recommendations will work for each
community or county within the Region. The intent of the following
recommendations is to allow communities and interested parties to understand the
various options that are available to them so that each can begin to develop its own
Action Plan to address housing issues and goals specific to each community.
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Action/Initiative Description
Goal Setting
Define Overall Purpose & Define overall objectives or purposes behind housing efforts.
Priorities This can be in the form of a Mission Statement, press release or

informal outline of the objectives/purposes behind the plan and
can include general goals, economic impact, and social/cultural
benefits. Advocates/stakeholders may want to establish initial
housing priorities.

Establish Housing Production
Goals

Set short-term (annual or two-year) and long-term (five- or 10-
year) housing production goals by the number and type of housing
units to be built and/or preserved. Targeted populations (e.g.,
seniors, families, etc.) to be served could be part of stated goals.

Establish Housing Funding Goals

Using the preceding housing production goals as a guide, some
level of analysis should be done to estimate the funding
requirements to meet such goals.

Develop Community-Specific
Action Plan

Based on the Housing Production Goals and Housing Funding
Goals, begin to develop a formal Action Plan that would serve as
the road map to achieving stated goals.

Policy Considerations

Increase or Incentivize Density

Consider increasing property density within targeted areas and/or
for targeted product type; Consider some form of density bonuses
for projects that include targeted housing product.

Re-evaluate/Reimagine Building &
Design Standards

Re-evaluate current building and design standards and consider
flexible requirements (e.g., property setbacks, parking, etc.).

Lot Splits

Evaluate process allowing lot splits to increase buildable land
with existing infrastructure.

Accessory Dwelling Units

Evaluate zoning that would allow property owners to add new
housing addition or convert existing space into residential use.

Development Assistance

Infrastructure Assistance

Consider including or expanding infrastructure to help reduce
developer costs.

Fee Changes

Assess residential development fees and consider reducing,
waiving, or reimbursing government fees.

Expediting Permitting/Rezoning
Process

Implement a residential building permit process and/or rezoning
process that expedites timelines for targeted products.

Land Banking

Explore land bank process to determine if it makes sense to
establish a land bank to acquire, prepare, and convey properties
for residential development use.

Promote Available Sites

Buildable sites should be inventoried and promoted to encourage
residential development. This may be part of land banking efforts.

Predevelopment Assistance

Local governments can be proactive in providing predevelopment
assistance for developers to help facilitate development and offset
some development costs. This may include site prep work, paying
for appraisal/feasibility studies, or other preliminary costs often
incurred by developers.
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Description

Bond Issuance

Evaluate the possibility of issuing a housing bond to help pay for
residential development for targeted product types.

Housing Trust Fund (HTF)

Explore establishing a housing trust fund to help support
affordable residential development and preservation. The HTF
could be funded through a housing bond, impact fees, proceeds
from the conveyance of land, etc.

Tax Increment Financing (TIF)
Districts

Consider establishing TIF districts in target areas to help stimulate
investment and development within targeted areas.

Promote/Leverage Qualified
Opportunity Zones (QOZs)

QOZs provide tax incentives for investment and development
within predetermined areas. Efforts should be made to actively
promote QOZs to potential developers and investors.

Explore Other Funding Sources

Local governments should explore other public funding sources
and private sector development partners (e.g., developers,
employers, foundations, etc.) that can provide resources to
address housing. Consider retaining a grant writer.

Resident Assistance

Home Repair/Weatherization

Local governments should consider establishing a home
repair/weatherization program that provides funding to qualifying
residents to help with eligible home repairs and weatherization.
This can be in the form of a short-term revolving loan or
forgivable grant.

First-Time Homebuyer Down
Payment

Consider establishing a first-time homebuyer program for
qualifying households to help with home purchase down payment,
likely in the form of a grant.

Housing Choice Vouchers

Attempt to secure additional Housing Choice VVouchers for low-
income households, promote benefits of vouchers, and assist
property owners in getting units to meet HUD standards.

Outreach

Develop Outreach Plan

Develop a plan that helps to identify potential development
partners, determines mechanics for outreach efforts, and
establishes roles/responsibilities for outreach efforts. The plan
may include retaining a housing professional to facilitate outreach
plans.

Identify Development Partners

Investigate various resources to develop a list of potential
development partners including private sector developers,
nonprofit groups, supportive service providers, foundations,
employers, etc.

Promote/Advertise Opportunities

Through publications, trade shows, social media and other outlets,
promote housing needs and development opportunities within the
area to attract development and investment. The community may
want to organize a housing forum that brings together
government, private sector stakeholders, housing experts, and
others to help promote opportunities.
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Description

Develop Housing Education Plan

Develop an overarching housing education plan that has a unified
objective and message. The program could include educating
landlords, elected officials, stakeholders and residents
(homebuyers, homeowners, and renters). Such efforts should
include removing affordable housing stigmas, informing the
public on the benefits of housing, promote resources and
programs to help address housing, etc. Such efforts could be
through a housing forum or workshops, annual reports, social
media or other methods.

Learn From Others

Given the complexity of housing issues, it is recommended that
local governments and stakeholders research other communities
and the efforts they have made to address housing. Learning
from others can guide efforts in addressing local housing issues.
See: Addendum I: Best Practices

Keep Community Informed

It will be important to periodically update the community on
housing challenges, recent housing initiatives, and future
housing plans. Such efforts can include an annual report, a
formal presentation in public venues, press releases, social media
and other means of communication.

Establish Housing Resource Center

Explore possibility of establishing a housing resource center that
provides housing/market information to area residents and/or
housing developers/investors.  This can include housing
inventory data, housing program information, resident assistance
(e.g., guidance/help with background/credit checks, issuance of
vouchers, homebuyer counseling, etc.), community contacts, etc.

Staffing & Delegation of Responsibilities

Establish Consortium/Task Force

Consider establishing a housing consortium or task force from a
broad spectrum of the community to address housing issues.

Utilize Existing Staff

Community governments and/or interested private-sector (profit
or nonprofit) parties may want to evaluate existing staff
resources for possible lead/liaison for various action plan
responsibilities.

Retain Consultant

Explore the possibility of hiring a housing professional to serve
as the lead/liaison for housing research, finding funding sources
and development/investment partners, support public-private
sector efforts of collaboration, and other responsibilities to
facilitate achieving community housing goals/objectives.

BOWEN NATIONAL RESEARCH
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I1I. COMMUNITY OVERVIEW AND STUDY AREAS

A. HIGH COUNTRY OVERVIEW

This report focuses on the housing needs of the High Country Region of North
Carolina. For the purposes of this report, the High Country Region consists of
Alleghany, Ashe, Avery, and Watauga counties in the northwest portion of
North Carolina. This Housing Needs Assessment (HNA) focuses on the High
Country Region as a whole, each of the four individual counties within the
Region, as well as supplemental analysis for the towns of Boone and Blowing
Rock in Watauga County. The High Country Region borders Virginia to the
north, Tennessee to the west, and portions of the Blue Ridge Parkway to the
southeast. The town of Boone, which represents the commercial, educational,
and cultural center of the High Country Region, is approximately 85.0 miles
northeast of Asheville, North Carolina and approximately 101.0 miles
northwest of Charlotte, North Carolina. The High Country Region is served
by several state and U.S. Highways as well as the aforementioned Blue Ridge
Parkway. Primary arterial highways in the Region include U.S. Highways 19,
21, 221, 321, and 421.

The High Country Region is home to approximately 116,000 people in 2021,
increasing by 8,617 people or by 8.0% since 2010. Among individual counties,
Watauga County has the largest population among counties in the Region,
followed by Ashe County, Avery County, and Alleghany County. The four-
county Region consists of several towns, including Boone, Blowing Rock,
Sparta, Jefferson, West Jefferson, and Lansing. The town of Boone is the largest
incorporated community in the Region and is home to Appalachian State
University (ASU), a public university with an enrollment of over 20,000
students. The town of West Jefferson, in Ashe County, features several newer
retailers and parcels of available land ready for development. Several towns in
the Region, including Blowing Rock, Sugar Mountain, Banner Elk, and Beech
Mountain, are noted tourism areas near ski resorts and recreational facilities.
The towns of Sparta (Alleghany County), Jefferson (Ashe County), Newland
(Avery County), and Boone (Watauga County) serve as county seats of
government within their respective counties.

The High Country Region is largely rural, with a population density of 94.6
persons per square mile in 2021. The median age for the Region’s population
is 40.5 years. This population is predominately white (94.1%) with a significant
proportion of the total population living below poverty level (21.4%). The 2021
estimated median household income within the Region is $46,460 annually.
Based on 2021 estimates, nearly three-quarters (71.0%) of the Region’s housing
units are owner occupied. Of renter households in the Region, nearly one-third
(29.9%) are severely cost burdened (housing costs exceeding 50% of income).
Additional information regarding the Region’s demographic characteristics and
trends, economic conditions, housing supply, and other factors that impact
housing are included throughout this report.

BOWEN NATIONAL RESEARCH -1
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B. STUDY AREAS — MARKET AREA DELINEATIONS

This report addresses the residential housing needs of the four-county High
Country Region. To this end, we focused our evaluation on the demographic
and economic characteristics, as well as the existing housing stock, of the
overall Region. We have also provided additional information and analysis on
six individual submarkets within the Region, including four counties and two
towns. In order to provide an additional base of comparison, we have provided
select data on the overall state of North Carolina and the overall United States,
when applicable.

The following summarizes the various study areas used in this analysis.

Primary Study Area — The Primary Study Area (PSA) consists of the four
counties that make up the High Country Region as a whole (Alleghany, Ashe,
Avery, and Watauga).

Submarket Study Areas — The Submarket Study Areas consist of Alleghany
County, Ashe County, Avery County, Watauga County, Town of Boone, and
Town of Blowing Rock.

Maps delineating the boundaries of the various study areas are shown on the
following pages.

BOWEN NATIONAL RESEARCH -2
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Primary County Revenues

FY 16-17 FY 1819 | FY19-20

Property Tax Totals: $ 28,518,320 $ 32,480,532 $ 32,786,204 $ 37,373,588 $ 38,677,716

Sales Tax Totals: 11,642,604 12,162,274 12,809,697 14,117,340 17,179,832
Other Revenues: 9,458,125 12,451,024 11,617,831 15,658,071 13,838,923
Total Revenues: $ 49,619,049 $ 57,093,830 $ 57,213,532 $ 67,148,999 $ 69,696,471

Average Revenue Breakdown

Other Revenues:
21%

Property Tax Totals:
56%

| Sales Tax Totals:
\ 23%
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] Actuals Thru 6-30 of Each Year FY 2021-22
General Fund FY 18-19 FY 19-20 FY 20-21 Annual Actual at Percent
Revenues Budget 12/31/2021 to Date
Property Taxes $ 32,786,204 | $ 37,373588 | $ 38,677,716 $ 38267926 | § 31,860,426 | 83.3%
Sales Taxes 12,809,697 14,117,340 17,179,832 13,833,000 4,950,211  35.8%
Other Taxes | 952,758 | 1,017,017 | 1,474,845 | | 827,000 | 869,531 | 105.1%
Intergovernmental 5,778,526 7,829,046 7,932,293 4,788,536 1,689,488 35.3%
Permits and Fees | 787,275 | 839,865 | 1,094,582 | | 735,200 | 507,506 | 69.0%
Sales and Services 1,194,343 1,079,918 936,988 1,612,514 1,181,933 73.3%
Miscellaneous | 1,344,481 | 1,273,134 | 783,215 | | 610,926 | 289,223 | 47.3%
Transfer from Other Funds 1,660,248 3,619,091 1,617,000 1,944,109 972,054 50.0%
Fund Balance = = - 3,455,090 - 0.0%
Revenue Subtotal: | $ 57,213,532 | $ 67,148,999 [ $ 69,696,471 $ 66,074,301 | $ 42,320,372 | 64.0%
Expenditures
General Administration $ 2,107,172 |$ 1968935 |$ 1,320,449 $ 1,856,500 |$§ 729,684 | 39.3%
Finance 386,855 391,481 389,249 433,531 222,485  51.3%
Tax \ 1,254,749 | 1,321,991 | 1,452,001 | | 1,896,289 | 851,001 | 44.9%
Legal 57,749 86,155 60,087 81,000 30,908  38.2%
Court Facilities \ 1,361 | 5,011 | ol 2,900 | 900 | 31.0%
Elections 335,633 404,870 620,405 475,894 167,582  35.2%
Register of Deeds \ 520,726 | 533,430 | 552,290 | | 609,675 | 296,572 | 48.6%
Information Technology 844,644 993,624 969,777 1,091,440 542,795  49.7%
Maintenance/Buildings \ 2,823,688 | 3,220,074 | 3,949,518 | | 7,096,837 | 2,937,976 | 41.4%
SherifflJail 6,186,586 6,747,492 7,054,662 8,346,509 4,169,739  50.0%
Emergency Services \ 2,520,656 | 3,269,951 | 4,045291 | | 3,612,836 | 1,268,533 | 35.1%
Planning & Inspections 651,345 621,424 640,544 750,206 350,565  46.7%
Ambulance & Rescue \ 1,457,499 | 1,471,249 | 1,659,404 | | 1,874,383 | 876,559 | 46.8%
Animal Control 131,034 135,460 141,292 188,509 73,109  38.8%
Transportation \ 224,792 | 231,493 | 87,956 | | 67,495 | 86,171 | 127.7%
Economic Development 205,436 181,640 96,550 99,752 33,350 33.4%
Cooperative Extension \ 255,004 | 274,185 | 278,469 | | 292,801 | 114,214 | 39.0%
Soil Conservation 118,435 258,615 95,122 259,200 95691  36.9%
Public Health | 680,705 | 746,920 | 813,129 | | © 879,342 | 439,671 | 50.0%
Mental Health 171,195 171,194 171,194 171,194 85,597  50.0%
Project on Aging \ 1,281,296 | 1,278,447 | 1,253,052 | | 1,636,612 | 692,258 | 42.3%
Veteran's Service 118,550 123,532 127,756 143,893 65,518 45.5%
Special Appropriations \ 468,469 | 531,493 | 531,443 | | 535,034 | 313,391 |  58.6%
WCS, Board of Education 14,992,995 15,248,056 15,718,662 15,030,597 7,365,011  49.0%
CCC&TI, Watauga Campus | 1,252,325 | 1,000,279 | 1,000,279 | | 1,000,279 | 500,140 |  50.0%
Library 604,760 652,360 652,360 699,960 349,980  50.0%
Parks & Recreation | 1,010,962 | 795,436 | 879,092 | | 1,726,106 | 690,705 |  40.0%
Transfers to Other Funds 9,703,918 9,868,106 6,174,808 $ 15,215,527 7,567,510 49.7%
Expenditures Subtotal: | $ 50,368,539 [ $ 52,532,903 | $ 50,734,841 $ 66,074,301 | $ 30,917,705 | 46.8%
Social Services Fund
Revenues
Federal/State Programs $ 3,392855|% 3193993 |$ 3,324,415 $ 4154428 |$ 1,460,989 | 35.2%
Miscellaneous 27,145 86,407 100,532 20,575 9744  47.4%
Transfer from General Fund | 1,396,655 | 2,232,006 | 2,110,851 | | 2,524,622 | 1,262,311 |  50.0%
Fund Balance = : 5 10,525 5 0.0%
Revenues Subtotal: [§ 4,816,655 | $ 5,512,406 | $ 5,535,798 $ 6,710,150 [ $ 2,733,044 | 40.7%
Expenditures
Administration $ 3,177,801 |$ 3,184,033 |$ 3,324,449 $ 3974321 |$ 1,806,660 | 45.5%
Child Support Enforcement 215,705 206,020 208,868 239,951 84,884 35.4%
Programs 1,777,923 1,585,465 1,715,544 2,486,878 804,215 | 32.3%
Expenditures Subtotal: | $ 5,171,429 | $ 4,975,518 | $ 5,248,861 $ 6,701,150 | $ 2,695,759 40.2%
Solid Waste Fund
Revenues s
Intergovernmental $ 150,629 | $ 140,998 | $ 148,684 $ 129,300 | $ 38,805 30.0%
Charges for Services 5,092,325 5,118,690 5,689,417 5,371,621 3,697,089 67.0%
Miscellaneous \ 126,841 | 127,692 | 291678 | | 13,050 | 3629 | 27.8%
Fund Balance Appropriated - - - 1,742,527 - 0.0%
Revenues Subtotal: [$ 5,369,795 | $ 5,387,380 | $ 6,129,779 $ 7,256,498 | $ 3,639,523 | 50.2%
Expenditures
Solid Waste Operations $ 4,969,102 |$ 57101540 | § 4,828,565 $ 7142544 |$ 2,766,482 | 38.7%
Recycling Operations 108,761 81,986 116,259 113,954 48,270 42.4%
Expenditures Subtotal: | $ 5,077,863 | $ 5183,5626 | $ 4,944,824 | [$ 7,256,498 [$ 2,814,752 | 38.8%

dget Retreat
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Law Enforcement Budget History

Total Law Enforcement Budgets

$8,500,000

$8,200,000 $8,079,487
$7,900,000 — //
$7,600,000 6498

$7,300,000 $7:196; 166/
$7,000,000

$6,700,000
A,605,380
$6,400,000
s 80,066 ¢ 967 345 /.5,6,336,810
$5,800,000 r~
$5,500,000 SS,724,67O
(%) N [Se] Q) O ~ o
i i i Vi N N N
) O ~N 0 Q) (@] ~
S S S S S S S
o o o o o o [aV
, Fiscal Total for Law Percent of Percent of
Years Sheriff Jail Enforcement Change County Budget
2021-22 $ 5,432,213 $ 2647274 $ 8,079,487 8.51% 12.23%
2020-21 $ 5,049,045 $ 2,397,055 $ 7,446,100 3.47% 12.98%
2019-20 $ 4,839,670 $ 2,356,496 $ 7,196,166 8.94% 11.41%
2018-19 $ 4314320 $ 2,291,060 $ 6,605,380 4.24% 11.25%
2017-18 $ 4,106,758 $ 2,230,052 $ 6,336,810 6.19% 10.78%
201617  § 3,793,710 $ , 2173635 $ 5,967,345 4.24% 11.63%
2015-16 $ 3,626,820 $ 2,097,850 $ 5,724,670 12.17% 11.69%

*$254,000 in one time additional capital removed from FY 16-17 totals.
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Capital Funding Plan

Watauga County School System |

General
Assembly Public

Current Capital Project School Total Annual Lottery Long-Term Future Valle  Total Capital

Capital Set Aside Renovation Fund County Funding Funds Needs Crucis School Funding
2021-22 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000
2022-23 450,000 500,000 300,000 950,000 300,000 1,500,000 2,700,000 5,750,000
2023-24 450,000 500,000 500,000 950,000 300,000 1,500,000 2,700,000 5,950,000
2024-25 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000
2025-26 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000
2026-27 450,000 500,000 - 950,000 300,000 1,600,000 ., 2,700,000 5,450,000
2027-28 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000
2028-29 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000
2029-30 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000
2030-31 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000
2031-32 450,000 500,000 - 950,000 300,000 1,500,000 2,700,000 5,450,000

Lottery Funds: Unallocated balance is $457,127 as of January 10, 2022 with additional revenues
expected in FY 21-22 of approximately $183,917. (Utilized the unallocated balance as the 2021-22
lottery distribution has not been released.)

ADM Funds: Balance is $3,661.
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Ten Year Funding Summary for Watauga County Schools

Budgeted
Current Expense
Fiscal Year 1112 12113 1314 14/15 15/16 16/17 17/18 18/19 19/20 20/21 21/22
Current Operating 11,839,645 | 11,839,645 | 12,195,409 | 12,198,409 | 12,558,345 | 12,942,400 13,157,455 | 13,557,455 13,864,674 13,864,674 | 14,280,022
Annual Inc/(Dec) (80,905) - 355,764 3,000 359,936 384,055 215,055 400,000 307,219 - 415,348
-0.73% 0.00% 3.00% 0.02% 2.95% 3.06% 1.66% 3.04% 2.27% 0.00% 3.00%
WCS Fund Balance 4,499,249 | 4,687,534 | 4,077,715 | 3,333,909 | 3,235,107 | 3,256,372 3,256,238 | 3,662,377 3,775,921 | 3,989,656
Fund Bal Inc/(Dec) 2,099,035 188,285 |  (609,819)|  (743,806) (98,802) 21,265 (134)| 406,139 113,544 213,735
Capital Expense
Fiscal Year 1112 12113 13114 14/15 15/16 16/17 17/18 18/19 19/20 20/21 21/22
Capital Projects Fund - 5 640,400 300,000 375,000 400,000 500,000 500,000 500,000 500,000 500,000
Long Term Capital Needs E : i i & : 1,500,000 | 1,500,000 4,200,000 | 4,200,000 | 4,200,000
Lottery/ADM Projects 966,108 268,964 216,249 820,740 210,132 566,931 167,500 456,200 295,711 300,000 300,000
Current Capital 321,574 340,400 - 175,000 275,000 300,000 450,000 450,000 450,000 450,000 450,000
Subtotal of Capital:| 1,287,682 609,364 856,649 | 1,295,740 860,132 | 1,266,931 2,617,500 | 2,906,200 5,445,711 | 5,450,000 | 5,450,000
Annual Inc/(Dec) 179,375 |  (678,318)| 247,285 439,091 (435,608)| 406,799 1,350,569 288,700 2,539,511 4,289 .
Debt Service 7,528,099 | 6,999,071 | 7,020,392 | 6,452,109 | 5,458,896 | 5,348,988 5,202,104 | 5,060,420 4,863,331 | 4,562,231 | 4,423,998
WCS Fund Balance 321,344 173,108 39,504 315,497 303,378 325,991 405,963 334,564 283,871 333,219
Capital Bal Inc/(Dec) 60,276 | (148,236)| (133,604)| 275993 (12,119) 22,613 79,972 (71,399) (50,693) 49,348
Total County Funding
Excluding Debt Service
and Lottery Projects 12,161,219 | 12,180,045 | 12,835,809 | 12,673,409 | 13,208,345 | 13,642,400 | 14,107,455 | 16,007,455 | 19,014,674 | 19,014,674 | 19,430,022
Annual Inc/(Dec) 2,663,723 18,826 655,764 |  (162,400) 534,936 434,055 465,055 | 1,900,000 3,007,219 - 415,348
Total Funding 20,655,426 | 19,448,080 | 20,072,450 | 19,946,258 | 18,877,373 | 19,558,319 | 20,977,059 | 21,524,075 | 24,173,716 | 23,876,905 | 24,154,020
Annual Inc/(Dec) 5,364,900 | (1,207,346)| 624,370 |  (126,192)| (1,068,885)| 680,946 1,418,740 547,016 2,649,641 (296,811)] 277,115

Change in Operating Fund Balance, last year versus 9 years ago:

Change in Capital Fund Balance, last year versus 9 years ago:

(509,593) decrease

11,875 increase

Lottery Funds: Unallocated balance is $457,127 as of January 10, 2022 with additional revenues
expected in FY 21-22 of approximately $183,917. (Utilized the unallocated balance as the 2021-22

lottery distribution has not been released.)
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2012 High chool Debt

Fiscal Year (Refunded and 2018 Recreation Center| Total General Fund
Unrefunded) Debt Service
LOBs LOBs

2021-22 (P) 3,680,000 1,320,000 5,000,000
()] 743,998 728,400 1,472,398

Total 4,423,998 2,048,400 6,472,398
2022-23 (P) 3,720,000 1,320,000 5,040,000
(h 567,933 662,400 1,230,333

Total 4,287,933 1,982,400 6,270,333
2023-24 (P) 3,670,000 1,320,000 4,990,000
U] 481,257 596,400 1,077,657

Total 4,161,257 1,916,400 6,067,657
2024-25 (P) 3,620,000 1,325,000 4,945,000
()] 395,012 530,400 925,412

Total 4,015,012 1,855,400 5,870,412
2025-26 (P) 3,600,000 1,320,000 4,920,000
()] 278,415 464,150 742,565

Total 3,878,415 1,784,150 5,662,565
2026-27 (P) 3,555,000 1,320,000 4,875,000
()} 187,335 398,150 585,485

Total 3,742,335 1,718,150 5,460,485
2027-28 (P) 3,515,000 1,325,000 4,840,000
U] 94,905 332,150 427,055

Total 3,609,905 1,657,150 5,267,055
2028-29 (P) 1,320,000 1,320,000
()] 292,400 292,400

Total 1,612,400 1,612,400
2029-30 (P) 1,320,000 1,320,000
(1)) 226,400 226,400

Total 1,546,400 1,546,400
2030-31 (P) 1,320,000 1,320,000
(h 160,400 160,400

Total 1,480,400 1,480,400
2031-32 (P) 1,320,000 1,320,000
()] 94,400 94,400

Total 1,414,400 1,414,400
2032-33 (P) 1,320,000 1,320,000
(1 48,200 48,200

Total 1,368,200 1,368,200
Principal $25,360,000 $15,850,000 $41,210,000
Interest $2,748,855 $4,533,850 $7,282,705
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Total Outstanding

Debt:
Legal Debt Margin $41,210,000 Future Valle Crucis
6% School Debt:
$33,000,000
4%

Available to
Borrow:
$687,972,511
90%

34



2022 Annual Pre-Budget Retreat

Fiscal Year 2022-23
BUDGET SCHEDULE

January 2022

Capital Improvement Plan packets to departments.

,.‘."-)

{.

January 31, 2022 X

Capital Improvement Program requests due back.

RE\FENUE

V.,
0

February/March 2022 EIPENDITURES

Requests for funding sent to outside agencies. =L

o
3

February 17 and 18, 2022

Board of Commissioners Retreat with staff. There are typically two sessions with
some presentations.

February 21, 2022

Department head staff meeting - budget information packets emailed out.
Worksheets and all supporting documents are due by email to Misty by March 11.
Early submission is encouraged.

April 2022

Individual agency and department meetings will be during April with budget staff.

May 3, 2022

Staff submits recommended budget to Board of Commissioners for review prior to
work sessions.

May 12 and 13, 2022

Budget work sessions held with staff and Board of Commissioners. There are two
sessions planned.

May 17, 2022
Public hearing held on County Manager’s proposed budget.

June 7, 2022

Budget adoption.
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2016-17 2017-18 2018-19 2019-20 2020-21 2021-22

APPALACHIAN THEATER OF THE HC $ 10,000 $ 10,000 $ 10,000 $ 10,000 $ 10,000 $ 10,000
BLOWING ROCK PARKS & REC 12,000 12,000 12,000 12,000 12,000 12,000
BLUE RIDGE MEDIATION/DRUG COURT 21,000 22,500 23,000 24,000 23,000 22,000
CHILDREN'S COUNCIL 1,500 2,500 25,000 50,000 50,000 50,000
CHILDREN'S PLAYHOUSE 1,223 2,500 2,500 2,500 2,500 6,131
COMMUNITY CARE CLINIC 17,000 25,000 25,000 25,000 25,000 25,000
FOSCOE GRANDFATHER COMM. CENTER 5,000 5,000 5,000 5,000 5,000 5,000
GREEN VALLEY COMMUNITY PARK 8,000 8,000 8,000 8,000 8,000 8,000
HOSPITALITY HOUSE - WECAN 2,500 2,500 2,500 2,500 2,500 3,000
HOSPITALITY HOUSE 10,000 10,000 10,000 10,000 10,000 10,000
HUNGER COALITION 8,500 8,500 9,315 9,315 9,315 10,000
MOUNTAIN ALLIANCE 10,000 10,000 10,000 10,000 10,000 10,000
OASIS 10,000 10,000 10,000 10,000 10,000 10,000
SOUTHERN APPALACHIAN HISTORICAL ASSN 22,000 22,000 22,000 22,000 22,000 22,000
VALLE CRUCIS COMMUNITY PARK 15,000 15,000 15,000 15,000 15,000 15,000
WAMY 2,500 2,500 2,500 2,500 2,500 5,000
WATAUGA COUNTY ARTS COUNCIL 8,800 8,800 8,800 8,800 8,800 10,000
WATAUGA HUMANE SOCIETY 81,482 82,460 83,865 85,036 86,822 88,124
WATAUGA OPPORTUNITIES 33,000 33,000 33,000 33,000 33,000 33,000
WESTERN YOUTH NETWORK 1,500 1,500 - - 5 =

TOTALS: $ 281,005 $ 293,760 $ 317,480 $ 344,651 §$ 345,437 $ 354,255
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QUALITY.

COMPASSION.
SUPPORT.

YOUR GIFT IS AN ACT OF LOVE

O - QUALITY,
0‘«}{-‘0 M O — M COMPASSION.
X /\ ‘ 2 | SUPPORT.

FORMERLY BURKE HOSPICE AND PALLIATIVE CARE & CALDWELL HOSPICE AND PALLIATIVE CARE

A CAPITAL CAMPAIGN FOR OUR HIGH COUNTRY SERVICE AREA
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FROM VISION TO REALITY

» Grassroot efforts by local volunteers in early 1980’s
« AMOREM—combined organization that encompasses:

» Three patient care units

Two professional centers

Grief support center

Workstation in Boone

Palliative care center under construction in Boone

Dream of a patient care unit to serve Ashe, Avery and Watauga

counties!

A CAPITAL CAMPAIGN FOR OUR HIGH COUNTRY SERVICE AREA




2022 Annual Pre-Budget Retreat

Since 2014 AMOREM has had the privilege to provide local
end-of-life care and support to the residents of Ashe, Avery and

Watauga counties.

During FY2020-21, AMOREM served a total of 251 hospice patients in
the High Country. Of those patients, 85 needed acute care to manage
pain or symptoms outside their home—78% accessed that care in a
hospital setting (47 of those patients died in the hospital) and 22%
traveled to one of AMOREM’s patient care units in Caldwell and Burke

counties.

A CAPITAL CAMPAIGN FOR OUR HIGH COUNTRY SERVICE AREA
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With a projected 56% increase of NC adults over age 65 over the next

two decades, the need for end-of-life care will increase as well.

Seeing a growing need for a patient care unit in our High Country
service area, the state approved our request for a Certificate of Need

to build a seven-bed unit.

Will you partner with AMOREM to bring
more quality, more compassion and more support

to the High Country?

A CAPITAL CAMPAIGN FOR OUR HIGH COUNTRY SERVICE AREA
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HIGH COUNTRY
PATIENT CARE UNIT

Seven large patient rooms ’ ) 111 08 I

\ = .?;; &5 N

Comfortable family areas e

B, (1]}
s ]
e, 8% ’ N IITTT™

Full-time staff — e T N | | ll
|

9,020-square-feet -l ‘ B . . 4
Peaceful setting in Boone, NC )
Designed by Appalachian Architecture

Estimated cost of $8 million
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Campus....

Patient care unit
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Family living room ..

Patient/family kitchen

Covered patio

Quiet room ...

Team planning room .$50,000
Patient room (7) . ..$250,000
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Palliative/office building . >3 .w,n,.“ .ﬁ’ oy

Meeting room
Covered entry ..
Reception/lobby ...
Commercial kitchen _ ‘
Office (8) ... $25,000 e g Ly e ¥
Covered patio 00,000 ’ ‘ < ok 4 SAL. g W,
Breakroom. .$50,000 )
Team room ... .$50,000 : _
Conference room .$75,000 - ,{2 : re A ’N’
Covered walkway ... ....$75,000 ‘ ;

Additional named gift opportunities from $5,000 to $25,000 are available.
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2022 Annual Pre-Budget Retreat

“The creation of a thousand forests in one acorn.”

—Ralph Waldo Emerson

A CAPITAL CAMPAIGN FOR OUR HIGH COUNTRY SERVICE AREA




2022 Annual Pre-Budget Retreat

Will you partner with us to bring
more quality,

more Compassion and
more support

to the High Country?

A CAPITAL CAMPAIGN FOR OUR HIGH COUNTRY SERVICE AREA




2022 Annual Pre-Budget Retreat

Your tax-deductible gift

will make a huge ditterence in

Ashe, Avery and Watauga counties!

A CAPITAL CAMPAIGN FOR OUR HIGH COUNTRY SERVICE AREA



MISSION

2022 Annual Pre-Budget Retreat

To provide quality, thoughtful, loving care to our patients

and support to their families and offer education

and grief support to communities served.

VISION

To transform the way people view and experience

serious illness and end of life

and foster a culture of compassionate, innovative care.
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QUALITY.
COMPASSION.
SUPPORT.

FORMERLY BURKE HOSPICE AND PALLIATIVE CARE & CALDWELL HOSPICE AND PALLIATIVE CARE




2022 Annual Pre-Budget Retreat

VALUES
RESPECT

We honor others and meet people where they are by being present with
kindness, compassion and without judgment.

ACCOUNTABILITY

We take responsibility for our decisions, actions and words.

INTEGRITY

We foster a culture of trust and respond in an ethical manner to every situation.

STEWARDSHIP

We strive to preserve our reputation and protect the people, time, financial,
and environmental resources entrusted to us.

EXCELLENCE

We make every effort to exceed the expectations of all those we serve, including
patients, families, referral sources, and our communities.

_ QUALITY.
= COMPASSION.
S SUPPORT.

FORMERLY BURKE HOSPICE AND PALLIATIVE CARE & CALDWELL HOSPICE AND PALLIATIVE CARE




BOARD OF DIRECTORS

Marc Carpenter, Chairman
Peg Broyhill, Secretary
David Burnette, DO

Rich DeAugustinis

David Gray

Jordan Greene, Treasurer
Rob Hinman

Jared Huffman

Mack Jarvis, IlI

Greg Jones, MD, Vice Chair
David Lackey

Rhonda Lee

Tamra Starnes

Wongalee Thomas
Janet Winkler
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HIGH COUNTRY ADVISORY COUNCIL

Kim Bianca
Melanie Childers
David Gray

Kim Kincaid

Susan Roggenkamp

CAPITAL CAMPAIGN CO-CHAIRPERSONS

Evalyn Pierce

Anne-Marie Yates
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2022 Annual Pre-Budget Retreat

CAPITAL PROJECTS SUMMARY

Project Description 6/30/2021 2021-22 Budget Amendments 6/30/2022
Balance Budget In Out Balance
Caldwell Community College 3 103,061 | $ 50,000 | $ - $ - $ 153,061
Information Technology Needs 451,181 - - - 451,181
East Annex Renovations 337,872 - - - 337,872
Eastern Community Center 54,150 - - - 54,150
Emergency Communications 2,685,651 550,000 - (477,352) 2,758,299
Facilities Maintenance 2,293,221 738,000 47,783 (1,456,757) 1,622,247
Future County Parking Deck - - 5,400,000 - 5,400,000
Future County Buildings 3,039,570 - 2,424,583 - 5,464,153
EDC 174,578 50,000 96,634 - 321,212
Recreation-Facilities/Maintenance 1,308,741 50,000 700,000 (10,000) 2,048,741
Watauga Co. Schools-Long Term Needs 4. 598,640 1,500,000 1,500,000 - 7,598,640
Future Valle Crucis School 91,853 2,700,000 2,700,000 - 5,491,853
Watauga Co. Schools-CIP 444 929 500,000 80,507 - 1,025,436
Totals:} $ 15,583,447 |$ 6,138,000 | $ 12,949,507 | $ (1,944,109)] $ 32,726,845
Project Description Actual Additions
FY 2016-17 FY 2017-18 FY 2018-19 FY 2019-20 FY 2020-21
Caldwell Community College $ 50,000 | $ 50,000 | $ 50,000 | $ 50,000 | $ 50,000
East Annex Renovations - - - - -
Eastern Community Center - - - - -
EDC - - 50,000 83,463 100,000
East Annex Renovations - - - 200,000 -
Emergency Communications 250,000 250,000 250,000 500,000 1,000,000
Facilities Maintenance 315,500 146,400 208,990 1,123,817 1,500,000
Future County Buildings - - - - 2,900,000
Industrial Park (EDC) - - - - -
Recreation-Facilities/Maintenance 2,384,500 2,477,075 1,881,140 274,655 50,000
Recreation-Future Park Development - - - - -
Watauga Co. Schools-Long Term Needs - 1,500,000 1,500,000 1,500,000 -
Future Valle Crucis School - - - 2,700,000 -
Watauga Co. Schools-CIP 935,370 714,205 767,133 704,165 574,808
Totals: $3,935,370 $5,137,680 $4,707,263 $7,136,100 $6,174,808

52




2022 Annual Pre-Budget Retreat

is Elementary School

Valle Cruc
February 17, 2022
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Project Goals

e Values and integration with the community
e Connection to the environment

 Avoid flooding

e Student Centered strategies

 Warm and inviting campus

* Growth

2022 Annual Pre-Budget Retreat
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Create

 Flexible spaces for the future

e Environmentally Friendly

* Open, airy, expansive

* Engaging the community

 Safe

e Improved traffic patterns

e Organized facility

e Supporting 215 century learning

e Access to the river and outdoor space

2022 Annual Pre-Budget Retreat
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WELL LOCATION & 100 FT EASEMENT

PLAYSCAPE

2022 Annual Pre-Budget Retreat

SPORTS FIELD OVER SEPTIC FIELD

PLAYGROUND

BRIDGE

PRE-K PARKING
FIRE SPRINKLER TANK

OUTDOOR CLASSROOMS/

BOARDWALK

SUNKEN COURTYARD

VEGETABLE GARDEN
QUTDOOR DINING

DUMPSTERS, TRANSFORMER, GENERATOR

PLAYGROUND

BUS DROP OFF AND PARKING

FRONT PORCH

WILDFLOWER MEADOW

QUTDOOR READING

SERVICE DRIVE
PRE-K PARKING

SITE PLAN A

CLARKNEXSEN
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LEVEL 1

CLARKNEXSEN
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CLARKNEXSEN
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MATERIALS

2022 Annual Pre-Budget Retreat
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2022 Annual Pre-Budget Retreat

A SCHOOL THAT REFLECTS THE CULTURE AND HISTORY OF THE COMMUNITY

A DESIGN THAT IS OF THE RURAL LANDSCAPE

CONNECTION TO THE COMMUNITY

CLARKNEXSEN
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T

PROPOSED EXTERIOR MATERIALS

. STANDING SEAM ROOF AND SIDING
. RIVER ROCK

. WOOD ROOF DECK

. WOOD BEAMS

. WOOD SIDING AT A DISTANCE

. WOOD SIDING (CLOSE)

. STONE VENEER SIDING

N OB WN
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LOCAL STONE: BLEND OF MOSAIC AND LEDGESTONE

HO OPERS : Ashlas 2 Brown
W Mosals B Gemy
CREEK STONE | e -t oums b o

B Adhlar 12 Brown
i {8 [Mowic W Qay
B Lodgestone B Slended

s hoepaciareeatonacon

STONE IN SHADE

BAhle  [Bown
UMoslc B Gny
M Ledgestons B Blanded

STONE IN
SUNLIGHT

STANDING SEAM ROOF AND SIDING
A. PREWEATHERED STANDING SEAM METAL ROOF

STRUCTURAL ROOF DECK AND GLULAMS

2022 Annual Pre-Budget Retreat

: @— SPRUCE

OPTIONS
FOR
VERTICAL
PLANK
SIDING

B. DOUGLAS FIR GLULAMS
C. DOUGLAS FIR OR SPRUCE STRUCTURAL

DECKING

STONE HIGH DENSITY COMPOSITE CLADDING
D. RIVER ROCK F. PARKLEX BLOCK FACADE OR

E. LOCAL NATURAL STONE (ADHERED G. TRESPA PURA NFC SIDING
APPLICATION)

OR EQUAL

MATERIAL CONCEPTS

OR

“ SELECTION OF ACTUAL PRODUCTS/MANUFACTURERS
WILL BE A FUNCTION OF THE BIDDING PROCESS. BUDGET.
WARRANTY, DURABILITY, MAINTENANCE, AND
AVAILABILITY AT THE TIME OF PROCUREMENT

NATURAL WOOD CLADDING

. WESTERN RED CEDAR OR
CYPRESS OR
CYPRESS OR

. WESTERN RED CEDAR OR
ACETYLATED ACCOYA OR

. WESTERN RED CEDAR OR

. THERMALLY MODIFIED RADIATA PINE

OR EQUAL P

ZEIrRe«~x
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AVIEW LOOKING EAST ALONG BROADSTONE RD.

T WOOD SIDING AT
e S ADISTANCE >

STONE VENEER SIDING >

WOOD SIDING (CLOSE)

RIVER ROCK

* STANDING SEAM ROOF
AND SIDING
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Aerial view looking northeast
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