TOWN OF BLACK MOUNTAIN
TOWN COUNCIL

October 28, 2025 REGULAR SESSION AGENDA Time: 8:30 AM

Town Hall Council Chambers | 160 Midland Avenue, Black Mountain, NC 28711

Agendas and agenda packets may be accessed electronically from your laptop or
smartphone. Visit the Town’s website at www.townofblackmountain.org. Click
on Government and select Town Council to access agenda materials for Town

Council meetings. You can also scan this QR code with your smartphone to
access agenda materials.

I\ .
t# Conserve Resources; print only when necessary.

The Town of Black Mountain is committed to providing accessible facilities, programs, and
services for all people in compliance with the American with Disabilities Act (ADA). Hearing
assistive devices are available at the door. Should you need other assistance or
accommodation for this meeting, please contact Town Clerk Wesley Barker at:
town.clerk@tobm.org, or (828) 419-9300 / TDD (800) 735-2962

1. CALLTO ORDER
1.A. Welcome
1.B. Ethics Statement

In accordance with the Code of Ethics adopted by the Council, all Council
Members have a duty to conduct the affairs of the governing board in an open
and public manner free of conflicts of interest. Is there any item on the agenda
the outcome of which will have a direct, substantial, and readily identifiable
financial impact for any Council Member, his or her family or close business
associates? Does any Council Member have a financial interest in any public
contract coming before this Council today? There being none, all Council
Members have a duty and obligation to vote.

2. NEW BUSINESS

2.A. Consideration of a budget amendment for the temporary repair of the
Lakeview Center for Active Aging. - Josh Harrold, Town Manager
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Motion: Council will discuss and consider a possible vote on a budget
amendment for the temporary repair of the Lakeview Center for Active
Aging.

3. ADJOURNMENT
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TOWN OF BLACK MOUNTAIN
AGENDA ITEM SUMMARY

SUBMITTER: Josh Harrold, Town Manager MEETING DATE: October 28, 2025
AGENDA SECTION: New Business DEPARTMENT: Administration
TITLE OF ITEM: Consideration of a budget amendment for the temporary repair of the

Lakeview Center for Active Aging.

SUGGESTED MOTION(S):
Council will discuss and consider a possible vote on a budget amendment for the temporary
repair of the Lakeview Center for Active Aging.

SUMMARY:

Purpose

The purpose of this item is for Town Council to direct staff to authorize Arete Engineering, PLLC,
who has already been procured by the Town for the Lakeview Center project, to prepare sealed
engineering documents required to obtain a building permit for a temporary repair that will
allow the upper floor of the Lakeview Center to safely reopen for public use.

If Arete Engineering cannot complete this work within a timeline deemed reasonable, staff will
issue a Request for Qualifications (RFQ) for professional engineering services in accordance
with NCGS §143-64.31 (Procurement of Architectural and Engineering Services). The
information provided to date can be utilized only for background information, as it was not
procured following North Carolina General Statues.

A budget amendment for a minimum of $15,000 is also included for Council consideration to
cover engineering and construction costs associated with this work. These costs are not eligible
for reimbursement under FEMA Public Assistance. This temporary repair is not related to
damage sustained by Helene and therefore budget should be allocated from the General Fund
for this project.

Background

Following the significant damage sustained by the Lakeview Center for Aging during Tropical
Storm Helene, the Town procured Arete Engineering, PLLC to perform a comprehensive
damage assessment, identify NFIP compliance requirements, and evaluate the building’s overall
condition and feasibility for reuse. Later, Arete will design plans for the project as directed by
Town Council.
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This work will inform both the long-term recovery project and the temporary repair solution to
reopen the building’s second floor for senior programs while permanent reconstruction
planning continues.

To proceed with any temporary repair, the Town must obtain a building permit, which requires
sealed engineering documents and a Floodplain Development Permit. The temporary repair
must be performed by a licensed North Carolina general contractor once plans are approved
and a permit is issued.

Fiscal Impact:
A budget amendment in the amount of $15,000 is proposed to cover engineering design and
construction costs related to the temporary repair.

Funding Source Options:

General Fund: Recommended by staff for transparency and clean accounting separation from
FEMA-eligible funds. This is preferred because the required work is not related to Helene
recovery.

Next Steps
1. Authorize Arete Engineering to:

A. Prepare sealed documents and specifications necessary for building permit issuance;
B. Coordinate with the Building Official and Floodplain Administrator to ensure code and
NFIP compliance;
C. Develop an Opinion of Probable Cost (OPC) for the proposed temporary repair.
2. If Arete cannot perform the work within a reasonable timeline, staff will issue an RFQ for
engineering services in accordance with NCGS §143-64.31.
3. Upon receipt of sealed drawings and OPC:
A. Obtain the Floodplain Development Permit;
B. Solicit three quotes from licensed general contractors for construction; and
C. Proceed with construction once funding and permitting are secured.

Staff recommends that Town Council:
1. Authorize Arete Engineering, PLLC to prepare permit documentation, and OPC necessary to
obtain a building permit for the temporary repair of the Lakeview Center.
2. Approve a budget amendment of $15,000 to cover the engineering and construction costs, to
be funded from the General Fund.
3. Direct staff to proceed with procurement of a licensed general contractor in compliance with
NCGS §§143-129 and 143-131 once the design is complete and permit is approved.
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BUDGET IMPACT:

Is this expenditure approved in the current fiscal year budget? No.

If no, describe how it will be funded. Council will need to approve a budget amendment to

cover the engineering & construction costs, funded from the General Fund, if you chose to
move forward.

ATTACHMENTS:

1. Lakeview Ctr Repairs_Engineering Reports_Estimates_Info
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Mike Sobol, Mayor ' July 16, 2025

Town of Black Mountain
209 Morningside Dr.
Black Mountain, NC 28711

Subject: Structural Engineering Report — Floor Framing Repairs
401 Laurel Circle Dr. Black Mountain, North Carolina
Project Number: 956425 °

Dear Mr. Sobol:

At your request, Medlock & Associates Engineering (MAE) representatives conducted a site visit to the
Black Mountain Center for Active Aging, located at 401 Laurel Circle Drive on July 8, 2025, to evaluate
existing fire-damaged framing elements discovered after repairs from tropical storm Helene. We
understand that MAE’s work is intended to assess the extent of damage and assist you in developing a
general scope of repair.

Our evaluation is based on a limited visual assessment; no invasive observations or testing were
completed for the preparation of this report. The scope of this report is limited to the structural
modifications of the affected floor framing members. Based on our site observations, limited analysis, and
prior experience with similar situations, we have developed the following comments and
recommendations.

1. Design Criteria:

a. Roof Dead Load = 10 PSF

b. Roof Live Load = 20 PSF

¢. Floor Dead Load = 15 PSF

d. Floor Live Load = 100 PSF — assembly
e. Wind Speed (ultimate) = 115 PSF

2. The existing floor system generally comprises 2x10 floor joists spaced at 16 inches on center spanning
approximately between existing steel or built-up wood beams. The beams are supported by steel pipe
columns. MAE observed 2 areas that require structural framing alteration/addition in order to comply
with current building code. We recommend repair/replacement of the following elements. All

M dimensional lumber shall be #2 Southern Yellow Pine, unless otherwise noted. \

3. /The first area of repair is located toward the front center of the building, where a previous opening for
a stairwell may have been located and was later infilled in with framing. In this area we recommend
removing the existing central (2) 2x10 flush girder which spans left-right and supports infilled 2x10
floor joists that span approximately 4.5 feet. We recommend providing new full-span 2x10 floor joists
which will span approximately 9 feet between the existing dropped beams. The new joists may be
sistered to the partial remaining joist sections- attach the sistered joists with (3) 10d nails spaced at

16 inches on center.

uilding toward the rear, where joists span approximately 15 feet between 2 existing steel beams. In
this area a full-span 2x10 was previously sistered to the existing fire-damaged 2x10 floor joists. We
recommend sistering an additional full-span 2x10 member to the existing floor joists. Attach with (3)
10d nails spaced at 16 inches on center.

4 Uhe second area of repair is located in the central portion of the lower level from the middle of the
b

Address: 53 Asheland Avenue, Suitz 101 » Ashevilie, NC 28507 Phone: (8283 232-3448 » Fax: (828 232-5224 Webi edlockenar.som
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5. Due to the extent of the damage, partial demolition of existing structural elements will be required. It
is the responsibility of the contractor to ensure no foot traffic in areas of the main level floor, and to
maintain the stability of the structure during demolition and construction. Contact MAE if guidance for
temporary shoring or bracing is needed.

6. It is our opinion that the repaired framing elements described above will be sufficient to support
required commercial uniform loading conditions.

7. Ensure that all framing members are installed per code, including minimum bearing requirements, and
that no member is notched, bored, or cut without prior approval from the engineer of record.

8. All Simpson connectors and associated fasteners shall be installed per the manufacturer’s
specifications, including corrosion protection where in contact with PT materials or exposed to the
elements. ,

9. Temporary bracing and shoring may be required, and the contractor shall maintain responsibility for
the structural integrity of the residence during construction.

10. During construction verify all framing meets the assumptions within this report; report any issues to
the engineer of record for further evaluation. Contact the engineer during demolition and construction
if unforeseen conditions are discovered, or to make additional recommendations regarding the framing
alterations, if necessary.

This report shall not supersede the State Code or local building codes as they apply. All construction shall
proceed in accordance with the requirements of the current edition of the North Carolina Residential
Building Code.

The scope of this report is limited to matters discussed herein. No opinion is offered, and none should be
inferred, regarding other aspects of this structure or the structure taken as a whole. This report is based
on presently known and available facts, data, and information. To the extent that additional or different
facts, data, or information is developed or discovered after the issuance of this report, MAE reserves the
right to amend, alter, or change the report as needed to reflect consideration of the additional or different
facts, data, or information. Site observations are limited to visibly observable areas; we offer no opinion
regarding structural conditions behind finishes or inaccessible areas. If signs of distress are observed or if
new information is brought to our attention, invasive testing for further observations may be
recommended.

We are pleased to be of service. If you have any questions regarding this report or require further
assistance, please call.

Sincerely,
Medlock & Associates Engineering, P.A., (Cert. #C3133): «aiiiElingg,
g g, P.A, ( ) L éﬁ;«%
- / . ' e R & - 5

iyl UL iy RS

| g 07— ] é -
Christopher T. Dickson Edward K. Medlock, PE
Project Manager Senior Engineer, President
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Ruggles Engineering PC

e FARCSEE

Atiention: Mr, foey Ok

Re: Lakeview Center - F tood Damage
101 Laure! Cirel

AN

e Drive
Black Mountain, NC 28711

Dear Joey,

- Ruggies Engineering PC has completed a structural evaluation of the Lakeview Center.
The lower level of the building that was used for office space was flooded during hurricane
Helene and had approximately four feet of water in it above the lower floor elevation. The main
fevel of the building is used as an assembly oceupancy for group functions.

Building Deseription:

The building is a two story wood framed structure that is constructed with load bearing
masonry foundation walls and load bearing exterior wood framed walls. The roof is framed with
& combination of site built wood trusses and conventional wood framing that support an asphalt
shingled roof . The main level floor is framed with 2x10 wood floor Jjoists spaced at sixteen
inches on center. The wood floor joists are supported on steel beams and columns that appear 1o
have been added at a later date than the original construction to allow the lower level to be
enclosed for use as office space.

Observations and Recommendations:
. The water damaged the finishes on the walls of the lower level offices, The interior
tinishes and wall insulation have been removed exposing the wall and main level floor
framing. Dehumidifiers were running in the space to dry out the framing.
The majority of the wall framing is in serviceable condition and can remain. There are
however three areas where extensive termite damage was observed that will require
repairs. One area is at the front left corner of the building, the second is near the fower
stair landing and the third is on the right side wall. The damage sills should be replaced
with pressure treated wood. Wall sheathing should be replaced with 1x6 dimensional
lumber or 23/32" 0.5.b. to match the thickness of the existing wall sheathing. The
damaged areas of sheathing should have house wrap installed and new woad lap siding to
match the existing.
The removal of the gypsum board on the ceiling of the fower level revealed that there had
been a fire sometime in the past. Portions of the floor framing had been replaced or
repaired by sistering new members to the fire damage framing. The exposed framing will
need to meet current code standards which will require the main level floor to be
designed for a one hundred pound per square toot assembly live load. The wood tloor
framing was checked for code compiiance utilizing the allowable stress for the wood
framing that were in effect at the time of the construction. The spans of the 2x10 foor 4y
joist are typically in the nine to ten foot range and have adequate capacity to support the |, »f
ke floor loading. There is however. 2 section of floor that has spans of approximately
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fourteen foot ten inches and will require reinforcement. The joists should have an
g additional 2x10 (21 SYP) sistered to the side of each existing joist. In some instances,
s there will be two joists plus a third fire damaged member. The members shall be
“‘}.m&amamé with two rows of 16d nails spaced at twelve inches on center.
4. ' Fhere is an eight foot wide section of main level floor framing that is located toward the
frant center of the bullding where there-wastikely.a flooy opening that was  filled in. The
floor framing in this area shauld be reframed with 2x10 floor joists at sixteen inches on
o center. There is a two ply 2x10 near the center of the joist span that should be removed
4 \\ so that new joist can be installed to span beam to beam. The existing joists that span
\ perpendicular to the beams should remain In place because the floor sheathing is nailed to
. them. The new joists should be sistered beside the existing members.
5. The lower level walls that have been opened up will need to be insulated to meet currént
energy code requirements. One option would be to install R20 faced batt insulation in the
walls. Due to the thickness require for the insulation, the walls would need to be furred
out for this option. A second option would be to use spray foam insulation that could be
installed in the current 2x4 stud framing,
6. The lower level electrical wiring will need to be replaced.
7. There was some water damage to the main level lay-in ceiling near the front entrance
doors. The source of the leak appears to be blown rain through the gable end aftic vent.
No long term leaking of water damage was observed in the roof framing. N
8. The building with the above recommended repairs will meet the load requirements of the N
2018 North Carolina State Building Code. : ‘

Ruggles Engineering PC appreciates the opportunity to assist you with your project. if
you have any questions, please feel free to call me.

i RS ‘
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CONSTRUCTION

Mike Sobol,

included in the quote. All work is to be performed to industry standards and will comply with all
local and state codes. :

Demo and dispose of materia] properly

s .

Install 2x10 yellow pine floor joists according to Structural engineering report from
Medlock & Associates engineering, dated J uly 16, 2025

Move and replace any plumbing, gas and electrica] as needed

rates are § 40.00 per man per hour along with the cost of materials needed, a builder’s fee of
20% will be added to the invoice.

Total estimate for all work $9,600.00

Ewing Construction Company » 3161 01d US 70 East » Black Mountain, North Carolina 28711
www.Ewingconstruction.co » Office: 828-669-1133 : Fax: 828-669-4502
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To:  The Town of Black Mountain 9/4/25
Attn: Mike Sobol.
From: Doug Hill

Re:  Black Mountain Clubhouse floor repairs

We will make the repairs to the existing floor system. The repairs are limited to

sistering a new #1 2x10 yellow pine floor joist to the existing undersized floor joists.
Total number of joists to repair is 27 total joists.

This price includes removing the electrical wires as needed to do the work. This
price does not include any electrical, plumbing or mechanical repairs.

Building Permit $100.00
Framing Material $120.00
Labor $3,360.00
$3,580.00
Overhead and Profit $895.00
$4,475.00
Doug Hill
Goforth Builders

828-775-8094

376 Goforth Trail, Fairview, NC 28730 828-298-8093

Page 11 of 12




8/26/25, 10:20 AM Mail - Mike Sobol - Outiook

@ Outlook

Response to RFIl: Lakeview Center for Aging

From Little , Dewana <dewanallittle@fema.dhs.gov>
Date Mon 8/25/2025 12:08 PM

To  Mike Scbol <mike.sobol@tobm.org>

Cc  Hoose, Todd <Todd.Hoose@fema.dhs.gov>

CAUTION: This email originated from outside of the organization. Do not click links or
open attachments unless you recognize the sender and know the content is safe.

Good Day Mayor Scbol,

Thank you for contacting me to request information about Lakeview Center for Aging, in reference to repair of
pre-existing damages without negatively impacting the PA Project.

e o e e

_} _-Response: .
The repair of the floor joist is not included in the FEMA/NCEM PA project for the Lakeview Center for Aging. The
repair of the floor joist would not present a duplication of benefits situation.

— ...

Dewana Little

Program Analyst, Buncombe County

Mobile: (828) 717-6859

Dewana. Little@fema. dhs gov | Pronouns: she/her

Federal Emergency Management Agency
fema.gov

.............

SRRy,

AP
&% FEMA

N

Helping People Before, During, and After Disasters
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