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START HERE

The High Country isn’t one
climate. It’s a stack of them.

On the same ]uly day, Winston-Salem sits at a daily mean of 78.3°F. Boone, a hundred miles up US

421 at 3,333 feet, sits at 68.4°F. Beech Mountain, another 2,000 vertical feet above Boone, sits at 63.1°F.

That fifteen-degree spread — same day, same state — drives everything. HVAC sizing. Insulation R-value. How your driveway

freezes. Whether your roof needs an engineer’s stamp. What your homeowners policy costs.

The buyer who understands this walks info a Boone showing asking the right questions. The buyer who doesn't buys the house
at 4,600 feet in July, moves in November, and discovers three things at once: the driveway is a skating rink, the heat never

shuts off, and the propane bill is triple what anyone hinted at.

Every buyer coming out of Charlotte, Atlanta, or Florida thinks they know cold. They do not.
Cold at 4,500 feet with a wet wind pushing across a north-facing lot is a different animal.

TERESA OVERCASH

Weather up here isn't a footnote on the listing. It's line one of your inspection list. This guide walks all four seasons, the code

that governs mountain construction, what insurance actually costs by county, and the five questions 1o ask before you write.

THE SPREAD, IN FOUR NUMBERS

3,333 5,506 25.6" 66.5"

BOONE BEECH MOUNTAIN BOONE BEECH MOUNTAIN
FEET OF ELEVATION FEET OF ELEVATION ANNUAL SNOWFALL ANNUAL SNOWFALL
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The season that separates

the prepared from the

Winter is what makes the High Country the High Country. It’s Why ski season exists at Beech, Sugar,

App Ski, and Hound Ears. I¢’s also the season that reveals whether you did your homework before

you bought.

METRIC WINSTON-SALEM BOONE BEECH MOUNTAIN
942 FT 3,333 FT 5,506 FT

December daily mean 42.6°F 34.9°F

January daily mean 39.4°F 31.5°F

February daily mean 42 5°F 34.2°F

Winter snowfall, Dec—Feb 3.5" 18.5"

Record low -6F -24°F

USDA hardiness zone 7B 6B / 7A

NOAA 1991-2020 climate normals. Boone's record low was set January 21, 1985.

What the averages hide

Boone gets snow roughly six days a month in January and February, averaging 6.6 and 6.7 inches. But that average misleads
in a useful way: what actually happens is six 40-degree afternoons followed by a single 14-inch storm that shuts everything

down for three days. Plan for the storm, not the mean.

Boone sits in USDA hardiness zone 6B, with 7A pockets on south-facing slopes. That matters if you garden. It matters far more

if you leave a pipe uninsulated over a January long weekend in Fort Lauderdale.

At 5,506 feet, it’s a different house

Beech Mountain is the highest incorporated town east of the Rockies. January daily mean 27.4°F, with 16.6 inches of snow in

January and 16.5 in February, across an average of 37.9 snowy days a year.

As an owner, that means you heat from mid-October through mid-May. You will not use central air. Your roof holds snow for

weeks. And your driveway, unless it's south-facing and paved, will not clear itself until March.



THE PART NOBODY MENTIONS

Above 3,000 feet, this is
code — not preference.

North Carolina’s building code takes mountain snow seriously, and most buyers have never heard of

any of this until an inspection turns it up.

Ground snow load reaches 40 psf or more at Beech Mountain and across the higher elevations of Watauga and Avery

counties. Where roof snow load exceeds 20 psf, those counties require engineer-stamped structural plans. New construction

above 3,000 feet must use ASCE 7 for site-specific values under the residential code.

GROUND SNOW

ELEVATION BAND

LOAD
Below 3,000 ft 10 — 20 psf
3,000 — 4,000 ft 20 — 30 psf
much of Watauga and Ashe
Above 4,000 ft 30 — 40+ psf
Watauga and Avery highlands
Beech Mountain — 5,506 ft 40+ psf

WHAT THIS MEANS PRACTICALLY

STRUCTURAL REQUIREMENT

Standard prescriptive code tables

ASCE 7 site-specific analysis

Engineer-stamped plans; ice barrier extending at least 24" past
the interior wall line

Full engineered design; mefal roofing preferred, 1:12 minimum

slope

The stock ranch plan your builder uses in Kernersville does not drop onto a lot at Beech Mountain without a redesign.

Metal roofing beats asphalt at elevation because it sheds snow and the fasteners survive repeated freeze-thaw. The ice

barrier is not an upgrade someone is upselling you. These are code requirements.

The question to ask

If the home sits above 3,000 feet, ask for the engineer’s stamp on the roof structure. If it's new construction, ask which ASCE

7 values the design used. If nobody on the seller’s side can answer, that is your answer — and it belongs inside your due

diligence window, not after closing.

Code provisions are summarized here in plain language. Verify current requirements with the Watauga or Avery county building department and a

licensed engineer for any specific property.
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SPRING & SUMMER - MARCH - AUGUST

Mud season, then the
reason people move here.

Spring is a negotiation
March still averages 4.8 inches of snow in Boone and about 13 inches at Beech. April drops to roughly an inch in Boone and

4.4 at Beech. May is essentially snow-free — but a freak overnight freeze can hit into mid-May above 4,500 feet, which is

exactly why Beech's frost-free growing season runs about thirty days shorter than Boone's.

Mud season is real. Between snowmelt and spring rain, gravel driveways above 3,500 feet can stay soft for weeks. If you are

touring in April, that soft driveway is telling you something useful about March.

Spring is also when the Blue Ridge Parkway reopens in stages as ice clears and storm-damaged segments get repaired. Do

not buy a home assuming the Parkway is your daily route anywhere in April.

Summer is the sales pitch, and it happens to be true

Winston-Salem’s July daily mean is 78.3°F. Boone's is 68.4°F. Beech Mountain’s is 63.1°F. Nighttime lows above 4,500 feet
routinely drop into the low 50s in July — which is why most homes built at that elevation before 2005 have no central air, and

don't need it.

Humidity is the second gift. Boone's summer dew points sit in the midto-upper 50s while the Triad pushes past 70. That's the

difference between a shirt that dries on the porch and one that doesn't.

The one thing summer buyers underestimate

Afternoon thunderstorms. The southern Appalachians manufacture them almost daily in July and August as warm valley air rises

against cold ridge air. Half an inch of rain in twenty minutes, power out for two hours, over before the coffee cools.

Ask three questions on any home you tour in summer: Is there propane backup? Is the house generator-ready? Where

does water go during a hard storm?

Half the folks buying up here in June never come back in February. I ask every High Country
buyer to spend one full winter in a rental before they close on a primary residence. You cannot
answer the lifestyle question in July.

TERESA OVERCASH
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FALL - SEPTEMBER - NOVEMBER

Th€ b@St Weather Of th€ yéar —

and the busiest roads.

September dai]y means run in the low 6o0s in Boone and upper 50s at Beech. First frost typically hits
Beech in mid—Scptcmbcr and Boone in early October. Tt s, by most measures, the finest strecch of

thC calcndar up herc.

Color arrives in stages, by elevation

— Second week of October — Beech Mountain and the Grandfather peaks turn first.

— Third week — Boone.

— Last week — Blowing Rock and Banner Elk.

Peak color is a genuine economic engine, not just scenery. Weekly shortterm rental rates in Boone and Blowing Rock roughly
double for those three weekends, and US 321 can back up ninety minutes. If you are buying with rental income in the model,

those three weekends carry real weight — and if you are moving in, book the truck for late September, before the leaf-

peepers arrive.

The October checklist

— Book your propane fill before Halloween. Tank schedules tighten fast once the first cold snap hits, and you do not want to be

calling in November.
— Walk the drainage while the leaves are down enough to see grade but before the ground freezes.

— Actually run the heat on any home you are under contract on. October is the last comfortable month to discover a problem.

And then there is September

Fall is also when the honest conversation has to happen, because September 2024 brought Hurricane Helene to these

mountains. That is the next page, and it is not optional reading for anyone buying here.
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The Helene

On September 25-27, 2024, Hurricane Helene stalled over the Southern Appalachians and produced
catastrophic flooding across the High Country. Downtown Boone flooded to several feet. A tornado

— the first in \X/atauga County since 1998 — touched down near Blowing Rock on the evening of the

25th.
STATION COUNTY THREE-DAY RAINFALL
Boone 1 SE Watauga
Laurel Springs ECONet Ashe
Grandfather Mountain area Avery

NC State Climate Office rapid-reaction analysis, September 2024.

The right response is not avoidance
It is buying smarter. Helene was a genuine once-in-a-century event — but insurance markets and lenders now underwrite the
possibility, and so should you. Four things became standard practice overnight:

Check the FEMA flood zone on the exact parcel — not the neighborhood, the parcel.

Get an elevation certificate on any home near a creek or river bottom.

Confirm the septic is on the high side of the property and the well is not downslope of it. Water always wins.

Ask for Helene damage disclosure on any affected parcel — what was repaired, by whom, and under what permits.

One caution on flood insurance

A great deal of Helene's damage happened outside mapped flood zones. “Your lender doesn't require it” and “this

property isn't at risk” are two different sentences. Price the coverage before you decide you don’t want it.

These mountains remain the right answer for a great many buyers. They are not a magic answer, and you deserve an agent who says so before

you write, not after.



Insurance, heat,

and

High Country insurance remains among the chcapcst in North Carolina — all four counties sit

below the statewide average. But the direction of travel is up.

2026 APPROVED

COUNTY 2026 AVERAGE PREMIUM CHANGE VERSUS STATE AVERAGE
Alleghany +4.5% 22% below — lowest in NC
Ashe +4.5% 14% below

Watauga +4.5% 14% below

Avery +0.9% 4% below

North Carolina average $2,366 — —

Second homes are treated differently. Statewide, a 7.5% base-rate increase ook effect June 1, 2026, and second-home and
rental policies face additional 5% increases in October 2026 and October 2027 — the result of a setflement negotiated well

down from the industry’s original request. If you are buying a second home here, quote it as a second home, not as a primary.

Size the HVAC for the mountain, not the Piedmont

Piedmont contractors habitually undersize heat and oversize cooling. Up here you want the opposite. A properly sized system
for a 2,500-square-foot Boone home runs roughly 90,000 BTU of heat and 24,000—30,000 BTU of cooling. At Beech,

heat capacity climbs and cooling can disappear entirely.

PI’OP:ll’lﬁ math, done hOﬂCStly

Most homes above 3,000 feet run on propane, not natural gas. A “500-gallon” tank fills to about 80 percent by design —
roughly 400 usable gallons, not 500. At $3.50 a gallon that is about $1,400 per fill, and it lasts one heating cycle in a well-

insulated home or about two months in a poorly insulated one.

Ask the seller for twelve months of bills

Propane and electric, both, for a full year. It is the fastest way to learn what the insulation is actually doing — and it costs you

nothing but the asking.



When to

2026 MONTH CLOSED SALES
January 90

February 97

March 13

April 118

May 152

June 171

July

MEDIAN PRICE

$502,500

$512,500

$482,500

$520,000

$470,000

WHAT IT MEANS FOR A BUYER

Fewest choices; least competition

Motivated sellers; hardest inspection conditions
Softest median of the year; inventory climbing
Best inspection weather

Full selection returns

Peak median; strong competition

Highest closing volume of the year

Four-county region: Alleghany, Ashe, Avery, Watauga. HCAR monthly dafa. In a market this size the monthly median swings on mix as much as on

value.

Widest inventory, April through July. Best price leverage, December through February, when

there are fewer buyers &H’ld the 56”67’ has Célﬁ’iCCZ the property EhVOUg]’l a winter.



BEFORE YOU WRITE

The five questions.

EVCTy one ofthese is answerable bCfOTC you make an offér, and c¢very one Of them has cost a ngl’l

Country buyer real money Wl’lﬁl’l it went unasked.

\J1

Is the driveway reached by a state-maintained road?

NCDOT plows state roads. Nobody plows a private road for you unless there is a funded agreement saying who does it and

who pays.

What is the driveway grade and exposure?

Over 12% grade or north-facing needs to be paved — or you accept two to five days without access after a storm.

Roof age, material, and snow-load rating?

Above 3,000 feet, ask for the engineer’s stamp. Metal beats asphalt at elevation.

FEMA flood zone and Helene history?

Full stop. Get the elevation certificate if the home is anywhere near a creek bottom.

Where are the well and septic, relative to slope?

High-side septic draining toward a low-side well is a confamination problem you cannot renegotiate after closing.
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Weather isn’t an objection.

[t's a design brief.

The right elevation, the right exposure, the right driveway, and the right
carrier turn a mountain home into a life. The wrong ones turn it into a project.
Get the elevation-and-weather briefing before you tour — not after you have

fallen for a view.

CALL OR TEXT
336—262—3111
EMAIL

teresatedder@gmail.com

ONLINE

homesintriadnc.com

TERESA OVERCASH BROKER-IN-CHARGE NCREC LICENSED INSTRUCTOR - CLHMS
REALTY ONE GROUP RESULTS OFFICES IN BOONE, BANNER ELK & WEST JEFFERSON
© 2026 TERESA OVERCASH EQUAL HOUSING OPPORTUNITY

Current as of August 2026. Climate figures are NOAA 1991—2020 normals and describe long-run averages, not forecasts. Building-code provisions
are summarized in plain language and are not a substitute for review by the county building department or a licensed engineer. Insurance figures are
county averages and approved rate changes, not quotes — your premium depends on the property, carrier, and coverage. Market figures come from
High Country Association of Realtors monthly data for the four-county region. General information only; not legal, insurance, engineering, or

investment advice. Information deemed reliable but not guaranteed.
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