
 
 

                                                                        
 
 

Spruce Pine Zoning Board of Adjustment 
Town Hall  

11050 S. Highway 226  
Spruce Pine, NC 29777 
Monday, May 19, 2025  

5:00 PM 
 

AGENDA 
 

 

I. CALL TO ORDER – David Hughs  
A. Roll Call (establishment of a quorum)  
B. Notification and Posting of the Agenda 
C. Pledge of Allegiance   
D. Invocation 
E. Approval of Minutes  

 
II. PUBLIC HEARING  

The Spruce Pine Board of Adjustment will hold a public hearing at 5:00pm on 
Monday, May 19, 2025 at Spruce Pine Town Hall. All persons wishing to speak for 
or against, must appear in person at the aforementioned place and time listed 
above.  

 

 
III. ACTION ITEMS 

A.   Election of Officers (Chairman and Vice Chairman)  
B. The petitioner and owner Cynthia Marcus, is requesting a Special Use of the 

R-1 Low Density Residential Zone District (Ord. Sec 101.1) for the placement 
of a single-wide manufactured home. Single-wide manufacture homes are 
allowed by Special Use only (Ord. Sec. 101.3). The property is located at 73 
Blue Jay Drive, Spruce Pine 28777 – Property PIN#: 0799-06-48-5861.  

 

 
C. ADJOURNMENT  
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TO: Spruce Pine Board of Adjustment                                                 DATE: May 5, 2025 
 
SITE INFO: 

• Street Info: 73 Blue Jay Drive, Spruce Pine 28777  

• Tax Description/PIN# 0799-06-48-5861 

• Zoning: R-1 Low Density Residential  

• Property Owner(s): Cynthia Marcus  

• Applicant: Cynthia Marcus  

  
SUMMARY STATEMENT: The petitioner is requesting a Special Use (Ord. Sec 101.3) – Request to 
place a single-wide manufactured home in the R-1 Single Family Zone District where only 
allowed by Special Use (Ord. Sec 101.1). 
 
Single-wide manufactured homes are permitted by Special Use only: Ord. Sec 101.3 -  
Single-wide mobile home.  Any single-wide mobile home located under these provisions is 

required to meet the residential dimensional requirements shown in Table 1.  The Board of 

Zoning Adjustment before approving any special use shall designate such dimensional criteria 

for mobile homes and such other criteria as may be reasonable and necessary to protect 

surrounding property and to minimize any bad effect that such special use might have on 

surrounding properties. 

TABLE 1:  
 

 
 

TABLE 1

DIMENSIONAL REQUIREMENTS

DISTRICT            MINIMUM LOT SIZE MINIMUM YARD REGULATIONS

AREA - SQ. FT. PER Frontage (ft.) Front yard Side yard Rear yard Maximum

SQ. FT. DWELLING UNIT setback (ft.) width (ft.) depth (ft.) height (ft.)

R-1  Residential

       Single family 20,000          20,000               100              50            15         10         35           

       Two-family 40,000          20,000               100              50            15         10         35           

       Multi-family not permitted

R-2  Residential

       Single family 10,000          10,000               75                35            12         30         35           

       Two-family 20,000          10,000               75                35            12         30         35           

       Multi-family 20,000          7,500                 75                35            12         30         56           

plus for each family over two

for which a dwelling unit is provided

R-3  Residential

       Single family 6,000           6,000                 60                25            8           20         35           

       Two-family 8,000           4,000                 60                25            8           20         35           

       Multi-family 8,000           3,000                 60                25            8           20         56           

plus for each family over two

for which a dwelling unit is provided

M-1  Medical Arts 10,000          75                10            5           5           70           

T-1 See Section 104

C-1  Primary District 25                35           

C-1A Central Business Sq. Ft. of lot shall 25                10            35           

        Fringe District be 2-1/2 times greater

than size of building

C-2   Neighborhood Minimum Lot Size Requirements 25                25            20         20         35           

        Business not applicable in Business and

C-3  Highway Industrial Districts 50            20         35           

       Business

I-1  Industrial (light) 75            50         50         35           

I-2  Industrial (heavy) 56           
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BACKGROUND:  
 
The subject property is located off Alta Pass Highway, approximately 7/10ths of one mile from 

19 Highway E. Prior to Hurricane Helene the property housed two single-wide manufactured 

homes, one occupied by the applicant Cynthia Marcus, and a second one occupied by a sibling. 

During Helene, severe tree damage impacted the property and homes, making them 

inhabitable. Samaritans purse is an organization working with private property owners, helping 

rebuild and replace damaged homes. Cynthia Marcus has applied and has been granted 

assistance from Samaritans Purse. Samaritans policy on home replacement is “like for like”, they 

will replace stick-built structures and manufactured structures. In this case, applicant Cynthia 

Marcus qualified for a new manufactured single-wide. Under the Towns zoning ordinance for R-

1 zone districts, the property in review had two non-conforming uses prior to Helene. The 

applicant has informed staff, that the request is to replace only one of the structures.  

(Ord. Sec. 81) Non-Conforming Uses:  

The lawful use of any building or premises at the time of the enactment of this Ordinance may 
be continued even though such use does not conform with the provisions of this Ordinance 
except that the nonconforming building or premises shall not be: 

     1.  Changed to another nonconforming use. 

     2.  Re-established after discontinuance for one year. 

     3.  Extended except in conformity with this Ordinance. 

     4.  Repaired, rebuilt, or altered after damage exceeding sixty (60) percent of its 
replacement cost at the time of destruction.  Reconstruction must begin within six (6) months 
after damage is incurred. 

Of the above allowances to continue a non-conforming use, item 4 would be most applicable to 

the applicant had the structure not been entirely removed. Volunteers had removed the 

structure, prior to verifying current zoning ordinances. The unique circumstance is that Town  
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services were also severely impacted by Helene and volunteers were moving quickly throughout 

the area, with good intentions of helping people in their situations. Due to the structure being 

completely removed, the applicant’s alternate option is the Special Use request.  

 

REVIEW, ANALYSIS AND CONSIDERATION:  

1.  The subject property is surrounded with mixed uses, consisting of residential stick-built, 

residential manufactured built and commercial.  

2. The parcel is subject to setback standards as found in Table 1 of the zoning ordinance, in 

review, a single-wide manufactured home would be compliant, meeting the front, rear 

and side lot line setbacks.  

3. As part of the Board of Adjustments review, should the Board of Adjustment move to 

approve the Special Use, and under the authority of State Statute: 160D-705(C) and 

Town Ordinance Sec. 55.2 (c)(5)(b) - the following conditions might be considered:  

a)  Only one family shall be allowed to reside in said manufactured home.  Family shall 
mean husband, wife, mother, father, children and grandparents and no other 
persons.  

 

b)  The manufactured home shall contain no less than 700 square feet of living space 
and shall meet all electrical, plumbing and building codes applicable to the IRC 
building code, and all Local, State and Federal ordinances and laws. Shall have a 
water and sewage disposal system approved by the District Board of Health.  

 

c)  The manufactured home shall have a wood front deck containing no less than five (5) 
square feet with railing surrounding said deck at least thirty-six (36) inches in height 
and access steps. Said deck shall meet all IRC building code requirements.  

 

e)  The manufactured home shall have a wood rear deck containing no less than five (5) 
square feet with railing surrounding said deck at least thirty-six (36) inches in height 
and access steps. Said deck shall meet all IRC building code requirements.  
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f)  The area from the bottom of each side and end of the manufactured home 
extending to the ground shall be completely enclosed or underpinned and the 
finished surface thereof shall be of the same color as the manufactured home.  

 

g)  There shall be only one manufactured home located upon the lot. 
 

h)  No portion of the manufactured home or any deck herein required shall be closer 
than 50 feet to the lot line to the front, 10 feet to the rear lot line and 15 feet from 
the side lot line.  
 

i)  The lot in which the home is to be placed is clean, properly graded, and stabilized in 
order to adequately accept the mobile home.  

 

j)  Property maintenance shall be kept in a manner that is free from debris, refuse and 
not become a condition in which impairs the aesthetics of the community. The home 
shall be maintained so that all exterior components are properly maintained, free 
from decay, peeling paints or other deteriorating factors.   

 

 
Additional Documents:  

A. Exhibit A: GIS Map (Surrounding Area)   
B. Exhibit B: Surrounding Zoning Map  
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EXHIBIT A 

 

 

 

         Locations of Single-Wide Manufactured Homes  

         Applicant Property  

         Commercial Use  

         Remaining area consists of single-family stick-built, modular and double-wide 
         manufactured homes.  
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EXHIBIT B  

         Applicant Property  
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