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Town of Maggie Valley
Board of Aldermen Regularly Scheduled Meeting
November 12, 2025
MINUTES

Members Present:
Mayor Mike Eveland
Mayor Pro-Tem Jim Owens
Alderman John Hinton
Alderman Phillip Wight
Alderman Tim Wise
Members Absent:
None
Staff Present:
Vickie Best, Town Manager
Sam Cullen, Town Planner/Assistant Town Manager
Christy Passmore, Executive Assistant
Cody Greene, Lieutenant
Others Present:
Erica Brown, David Miller, Randy Fisher, two others were present.
Media Present:
Paul Nielsen, The Mountaineer

Meeting Call to Order
Mayor Mike Eveland opened a brief interview meeting on Wednesday November 12, 2025 at
6:00pm for the Zoning Board of Adjustment candidate.

Interview with Zoning Board of Adjustment Applicant David Miller
Mayor Eveland invited David Miller to introduce himself to the Board.

Mr. Miller shared that he is a business owner in Maggie Valley who owns cottages (formerly the
Alamo) and a couple of other properties. He works as a real estate agent with Better Homes and
Gardens Real Estate Heritage and has lived in the area since 2005, having moved from Florida.
Mr. Miller mentioned he has two daughters, ages 7 and 3, who have grown up in Maggie Valley
and have their friends there, indicating his family is settled in the community.

When asked about his understanding of the position's responsibilities, Mr. Miller admitted he
wasn't certain about the specific responsibilities as he hadn't received an itinerary. He mentioned
that Bill Sebastian had previously tried to get him involved in a different position, noting that
living in both Maggie Valley and Lake Junaluska limited his opportunities to serve.

Mayor Eveland explained the increasing importance of boards like the Zoning Board of
Adjustment, particularly as state rules change. He clarified the distinction between the Planning
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Board and Zoning Board of Adjustment, noting that while the Planning Board operates by town
rules, the Zoning Board of Adjustment follows state law in a quasi-judicial capacity, requiring
members to set aside personal opinions about right and wrong to follow established regulations.

Alderman John Hinton confirmed this was an open alternate position, and Assistant Town
Manager Sam Cullen clarified that the term technically started in March and would not be a full
four-year term but rather a three-year term. Mr. Cullen further explained that the Zoning Board of
Adjustment requires more discretion than other boards because members interpret the code rather
than strictly following ordinances. He mentioned that while the board meets less frequently, its
decisions have significant impact.

Mayor Eveland expressed appreciation for Mr. Miller's willingness to serve the community, and
Alderman Hinton noted his pleasure at seeing younger faces becoming involved in town
governance. Mr. Miller thanked the Board for the opportunity.

Mayor Eveland informed Mr. Miller that the Board would officially vote on his appointment
during the regular meeting scheduled to begin at 6:30 PM, and that he was welcome but not
required to stay for that meeting. Mr. Cullen indicated he would follow up with Mr. Miller after
the Board's decision.

Meeting Recess
Mayor Eveland closed the interview portion of the meeting at 6:06 pm, announcing that the
regular meeting would begin at 6:30 PM.

Meeting Call to Order
Mayor Mike Eveland called the Regular Board Meeting to order at 6:31pm.

Pledge of Allegiance
The Pledge of Allegiance was recited by all followed by prayer led by Assistant Town Manager
Sam Cullen.

Approval of Agenda/Conflict of Interest Declaration.
Mayor Eveland noted that there were no changes to the agenda as written. No conflicts of interest
were declared by any board members.

Consent Agenda

Budget to Actual

A/R Report

Tax Releases/Tax Reports

Minutes: October 7t , 14t 2025

Call for Public Hearing for December 9™ Board Meeting, to consider text
amendments to the Town of Maggie Valley Code of Ordinances Street Standards.

SHESS RS S

Alderman Tim Wise made a motion to accept the consent agenda as presented. The motion
carried unanimously. (5-0)
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Public Comment

Randy Fisher addressed the board and thanked the town for creating the veterans park, noting that
it was very special and meaningful to veterans. In honor of Veterans Day, Mr. Fisher asked any
veterans on the board to stand and presented them with a "thank you for your service™ challenge
coin.

Audit Presentation: Erica Brown (Martin Starnes & Associates).
Erica Brown presented the 2025 audited financial statements. Key points included:

e The town received an unmodified (clean) opinion on the audit.

o Thetown has one audit finding related to reporting of receivables associated with revenues,
which has already been corrected.

o Fund balance as a percentage of expenditures is 113% (compared to 129% in fiscal year
2024).

o For municipalities with similar general fund expenditures, the average is 101.4%

e The water and sewer quick ratio are 10.6 (prior year was 19.8), well above the LGC's
minimum requirement of 1.0

« Water and sewer net income, excluding depreciation and debt service, is approximately
$430,000.

e General fund revenues increased about 4.5% while expenses increased about 14.8%,
primarily due to budget and salary increases.

« Fund balance increased 7.7% from 2024 to 2025.

e Available fund balance provides approximately 14 months of expenditures on hand
(compared to 16 months in the prior year).

o Property tax collection rate was 98.62%, an increase of almost 0.96% from the prior year.

o Other taxes and licenses decreased by 6%, mainly due to a decrease in occupancy tax since
the prior year included TEA funds for a parking lot.

o General government expenditures increased 29%, due to adding a new tax collector
position and capital outlay for vehicles and buildings.

« Public safety increased about 20% due to salary increases and additional capital outlay.

o Transportation expenditures increased 30% due to salary increases, street maintenance
repairs, and capital outlay.

Ms. Brown noted that the sewer fund is in good financial condition with an unrestricted net position
of $3,400,000, cash flow from operations of approximately $510,000, and required debt service of
about $177,000.

Mayor Eveland asked about planning for future sewer plant upgrades once the current debt is paid
off. Ms. Brown explained that system development fees are restricted and can be used for system
development, improvements, and upgrades to the plant and infrastructure.

Consideration of appointment of David Miller to the Zoning Board of Adjustment
Alderman John Hinton made a motion to approve David Miller to the Zoning Board of
Adjustment. The motion carried unanimously. (5-0)
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Project Agreement 008: Authorize Professional to provide services for project "'"Town Park
Repairs and Mitigation''

Mayor Eveland noted that this agreement covered all three parks. The Board reviewed the
agreement for Town Park repairs and mitigation. Mayor Eveland mentioned that the agreement
was quite detailed and contained repetitive information. He indicated that this was common
practice in handling such agreements.

Alderman Jim Owens clarified that they had previously gone over the details. The Board
acknowledged that although the document was extensive, it outlined the necessary repairs and
mitigation actions for the parks.

Alderman Jim Owens made a Motion to approve Project Agreement 008 for the Town Park
repairs and mitigation. The motion carried unanimously. (5-0)

Public Hearing: Text amendments to the Town of Maggie Valley Code of Ordinances Public
Health and Safety, Title IX Chapter 92 (Ordinance 1120).

Mayor Eveland opened the public hearing at 6:52 pm. With no public comments offered, he invited
Mr. Cullen to begin the staff presentation.

Mr. Cullen presented the proposed text amendments addressing false alarms. He explained that
after recent events and discussions with the board, staff investigated text amendments to add
language to the code concerning false alarms.

The proposed amendment would establish a fee schedule for false alarms:

o First false alarm: Written warning

e Second false alarm: $50 civil penalty

o Third false alarm: $125 civil penalty

o Fourth false alarm: $250 civil penalty

« Fifth and subsequent false alarms: $500 civil penalty

The penalties would reset after 365 days. Mr. Cullen noted that neighboring municipalities like
Asheville, Buckner, and Bald Head Island have comparable ordinances with similar fee structures.

Mayor Eveland closed the Public Hearing at 7:01 pm for Board discussion.

During discussion, board members asked about the number of false alarms received, whether
penalties were per day or per alarm (confirmed to be per alarm), and clarified that legitimate alarms
would not be penalized. It was also confirmed that the police department would maintain a log of
false alarms for businesses in town.

Alderman Jim Owens made a motion to adopt the text amendment Ordinance 1120. The motion
passed unanimously. (5-0)
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Public Hearing: Amendment to Land Development Violation Penalties (Ordinance 1121).
Mayor Eveland opened the public hearing at 7:01pm. With no public comments offered, he invited
Mr. Cullen to begin the staff presentation.

Mr. Cullen explained that the planning department drafted a text amendment to align contradictory
text concerning zoning violation penalties in the Unified Development Ordinance with state law.
The Ordinance currently states that violations can result in misdemeanor charges with fines not
exceeding $50 per day or imprisonment not exceeding 30 days.

Mr. Cullen explained that the General Assembly's Session Law 21-138 now prohibits criminal
penalties for land use violations. Criminal penalties would still be allowed for certain
environmental violations related to public health and safety, such as floodplain ordinance
violations. The proposed amendment would remove the blanket criminal penalty from the UDO
while maintaining it in the applicable sections.

The Planning Board unanimously approved the text amendment as written.

Mayor Eveland closed the public hearing at 7:04pm for Board discussion.

Alderman John Hinton made a motion to adopt Ordinance 1121. The motion carried with a 4-
1 vote. Alderman Wise (Yes), Alderman Owens (Yes), Mayor Eveland (Yes), Alderman Phillip
Wight (No).

Alderman Jim Owens made a motion to adopt the consistency and reasonable statement for
Ordinance 1121. The motion passed unanimously (5-0).

Public Hearing: Amendment to the non-Powell bill Street Standard Policies.
Mayor Eveland opened the public hearing at 7:07pm. With no public comments, he invited Mr.
Cullen to present the staff report.

Mr. Cullen presented the proposed amendments to the Town of Maggie Valley non-Powell Street
policy. The current policy assists private road owners in getting their roads closer to compliance
with Town standards using a tiered approach that provides more funding the closer to compliance
the roads become.

The key proposed changes included:

o Updating the miles of town-maintained streets to reflect the current 7 miles

e Referencing the minimum construction and design standards incorporated into the UDO

« Changing the application deadline from April 15th to February 15th to better align with the
budget process

o Adjusting the town's participation percentages: Level 1 would remain at 30%, but Level 2
would decrease from 50% to 35%

Town of Maggie Valley
Board of Aldermen Regular Scheduled Meeting Minutes
November 12, 2025



Page 6 of 6

Mr. Cullen explained that the 50% Level 2 participation rate was rarely used because the projects
were too costly for property owners. The change to 35% would be more practical while still helping
private roads get closer to town standards.

Mayor Eveland noted that moving the application deadline to February would help with budget
planning, though the board could still consider extensions for special circumstances. He affirmed
that the program continues to be beneficial by providing an avenue for assistance to non-town-
maintained streets.

Alderman Tim Wise made a motion to adopt the new non-Powell Street maintenance policy.
The motion passed unanimously (5-0).

Other Business
No other business was presented.

Department Head Reports

Mayor Eveland noted that several department heads were not present at the meeting. Board
members had received written reports and could direct any questions to the department heads
individually.

Closed Session NC G.S. 143-318.11(a)(6) Personnel Issue
Alderman Tim Wise made a motion to go into closed session at 7:14p to discuss a personnel
issue. The motion carried unanimously. (5-0)

Alderman Tim Wise made a motion to reconvene in open session at 7:31pm. The motion carried
unanimously. (5-0)

Alderman Tim Wise made a motion to accept the six-month contract as presented and appoint
Sam Cullen as Interim Town starting January 1, 2026. The motion carried unanimously. (5-0)

Adjournment
Alderman Tim Wise made a motion to adjourn the meeting at 7:32 pm. The motion carried

unanimously. (5-0)

S: Mike Eveland S: Vickie Best
Mayor Mike Eveland Vickie Best, Town Manager
Attest:

S: Christy Passmore
Christy Passmore, Executive Assistant
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