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REQUEST FOR COMMITTEE ACTION  

 

HENDERSON COUNTY  

 

TECHNICAL REVIEW COMMITEE  

 

 

 

MEETING: TRC 8-3-21 & ZBA 8-25-21 

 

SUBJECT: Major Site Plan Review – Turnbreeches Creek Resort SUP-21-05 

 

PRESENTER: Matt Champion 

 

ATTACHMENTS: Staff Report & Site Plan 

 

SUMMARY OF REQUEST: Major site plan review for Recreational Vehicle Park 

  

SUGGESTED MOTION:  

 

I move that the TRC approve the major site plan for Turnbreeches Creek Resort 

 

I recommend forwarding the Special Use Permit to the Zoning Board of Adjustment 
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   Henderson County, North Carolina  

   Code Enforcement Services 

  
 

 

1. Committee Request 

1.1. Applicant: Ronald Delbuono 

1.2. Request: Major Site Plan Approval/SUP-21-03 

1.3. PIN: 0611-08-9300 

1.4. Size: 10.5 acres +/- 

1.5. Location: East Old Mill Road.   

1.6. Supplemental Requirements: 

 

SR 4.15. Recreational Vehicle Park  

(1) Site Plan. Major Site Plan required in accordance with §42-331 (Major Site Plan Review).  

(2) Lighting. Lighting mitigation required.  

(3) Perimeter Setback. Fifty (50) feet.  

(4) Recreational Vehicle Spaces. Recreational vehicle spaces shall be a minimum of 2,000 square feet and 

shall have dimensions no less than 40 feet by 50 feet. A recreational vehicle space may contain up to four (4) 

campsites for tent set-up. No recreational vehicle space is permitted in the 100-year floodplain.  

(5) Common Area. A common area shall be provided, that is equivalent in square footage to 25 percent the 

total square footage in: recreational vehicle/park model home spaces, structures on site, parking areas and 

driveways. Common area shall be accessible for the use and enjoyment of recreational vehicle park 

occupants, located as to be free of traffic hazards and maintained in good condition by the applicant.  

(6) Operations. The recreational vehicle park: a. Shall provide rental spaces:  

1. For the location of recreational vehicles, park model homes and/or tent set-up,  

2. Which may contain an open or covered porch not exceeding 15 feet in height and not to exceed 400 square 

feet in area, and 3. Which have no point of direct access not indicated on the site plan; b. May contain 

structures ancillary to the use; c. Shall be permitted one (1) store, exclusively for the sale of incidental gifts 

and foodstuffs; and d. Shall provide, at the time of application, an evacuation plan for a natural disaster 

event.  

(7) Solid Waste Collection. The facility shall provide a suitable method of solid waste disposal and collection 

consisting of either private collection from individual uses or the use of dumpsters (installed and/or operated 

to meet all local and state statutes, ordinances and regulations (including Chapter 95 of the Henderson 

County Code, Solid Waste) and thereafter certified by the Department of Public Health). Where dumpsters 

are used, Screen Class One (1), Two (2) or Three (3) shall be provided consistent with the requirements of 

§42-182 (Screen Classification).  

(8) Sewage System. Recreational vehicle/park model home spaces shall not be provided individual hookups 

to a septic tank, approved public or community sewage disposal system or municipal sewage disposal 

system; instead, a central dump station shall be provided for the use of all occupants. A recreational vehicle 

park shall connect to a municipal sewage disposal system when the system is located within a distance equal 

to the product of 50 feet multiplied by the number of spaces proposed for the recreational vehicle park. If a 

park is located more than 2,500 feet from an existing municipal sewage disposal system, such connection 

shall not be required.  

(9) Common Area Recreation and Service Facilities. Those facilities within the recreational vehicle park 

shall be for the sole purpose of serving the overnight guests in the park, and shall adhere to the development 

standards established in SR 4.6 (Common Area Recreation and Service Facilities).  
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Map A: County Context Map 

 
 

2. Current Conditions 

2.1. Current Use: The subject area is currently vacant and primarily forested.  There are no existing 

roads constructed to access the property.  The proposed access will be through E. Old Mill Dr that 

has connections to Chimney Rock Rd and Bald Rock Rd. 

2.2. Adjacent Area Uses: Adjacent land uses consist of residential, vacant land, and agricultural.  The 

Old Orchard major residential subdivision is approximately a ¼ mile west from the subject area.  

Hideaway RV Park is located a ½ mile north of the subject area.     
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Map B: Aerial Map 
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Map C: Zoning Map 

 

 

3. Zoning:  The subject area is currently zoned Residential Three (R3).  The purpose of the R3 zoning district 

is to foster orderly growth where the principal use of land is low density residential. The subject area is 

surrounded by Residential Three (R3) in all directions.  Residential Two Rural (R2R) zoning district is 

found to the west of the subject area across Chimney Rock Rd. 

3.1. Recreational Vehicles Parks: RV Parks are allowed in the Residential Three (R3) zoning district 

with a Special Use Permit. 
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Map D: CCP Future Land Use Map 

 

 

4. Comprehensive Plan 

Henderson County Comprehensive Plan (CCP).  The Future Land Use Map of the CCP shows the 

Subject Area as being primarily located within the Rural Agricultural Area (RAA) Classification and a 

portion within the Conservation Area Classification. 

a. Rural Agricultural Area: “The RAA covers those portions of the county that are 

predominantly rural and are characterized by low-density residential development with 

substantial land areas devoted to agriculture and undeveloped lands.” 

i. Population and residential densities should be considerably lower than that of the USA 

or the RTA.  The suitability of land within these regions of the county should be a 

principal consideration in determining developmental densities and segregation of 

incompatible land uses. 

ii. Most sections of the RAA are so far from sewer services as to make their extension 

largely impossible.  Land development regulations should recognize this by not 

permitting densities that would require sewer services. 

b. Conservation Area: “This category includes land areas that are intended to remain largely in 

their natural state, with only limited development.  Such areas should be targeted for protection 

through regulations and incentives.” 

 

5. Floodplain /Watershed Protection The property is not located in a Special Flood Hazard Area or within a 

Water Supply Watershed district.  There is a stream running along the eastern boundary of the subject area.  

The applicant is required to setback 30’ from the edge of surface water. 
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6. Water and Sewer This property will be served by individual wells and a community waste treatment plant.  

The waste treatment plant will require approval from North Carolina Department of Environmental Quality 

Division of Water Resources. 

 

7. Proposal The applicant is proposing to develop the subject area as a Recreational Vehicle Park with 66 RV 

spaces.  Each space will be approximately 50’ by 40’ and accessed through 4,700LF of internal roads.  The 

internal roads will be gravel and approximately 16’ wide with 3’ shoulders on each side of the roadway.  

The applicant will be constructing 1,200LF of gravel roadway offsite to access the subject area.  The major 

site plan shows the following:  a screened dumpster for solid waste, 50’ perimeter setback, 250,250SQFT of 

disturbance, 66 RV spaces, more than 50% of common space, 3 wells, and a wastewater treatment plant.   

 

8. Staff Recommendations Staff’s position currently, under the guidelines of current plans, policies, and 

studies, is to approve the Major Site Plan.  

 

 

9.  Oblique Photos  
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