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REQUEST FOR BOARD ACTION  

HENDERSON COUNTY  

BOARD OF ADJUSTMENT 

 

MEETING DATE: ZBA May 28th     

 

SUBJECT: Flores Campground Special Use Permit & Variance (SUP-25-01 & V-25-02)  

 

PRESENTER: Matt Champion, Zoning Administrator 

 

ATTACHMENTS:  

1. Staff Report 

2. Oblique Photos 

3. Site Plan & Applications 

 

SUMMARY OF REQUEST:  

The applicant requests both a special use permit and a variance involving the same parcel.  These 

requests can be dealt with in a single hearing, if the Board so chooses.  However, the Board 

should note that different evidence is required for each request, and that the North Carolina 

General Statutes require a higher majority of the Board to vote for a variance for it to be allowed.  

That said, staff does not at this point recommend separating the hearings of the two requests. 

 

1. Special Use Permit for SR: 4.15 Recreational Vehicle Park  

2. Variance to allow individual septic connection. 

 

Applicable requirements: 

 

42-62 Supplemental Requirements, 4. Recreational Uses, SR 4.15 Recreational Vehicle Park of 

the Henderson County Land Development Code states: 

 

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

individual hookups to a septic tank. 

 

SUGGESTED MOTION ONE – ONE OF THE FOLLOWING TWO:  

  

1.  I move to approve SUP-25-01 because the use will: 

 

a. Not materially endanger the public health, safety or welfare; 

b. Not substantially injure the value of property or improvements in the area; and 

c. Be in harmony with the surrounding area.  

 

OR 

 

2.  I move to deny SUP-25-01 because the use will: 

 

a. Materially endanger the public health, safety or welfare; 

b. Substantially injure the value of property or improvements in the area; and 

c. Not be in harmony with the surrounding area.  
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SUGGESTED MOTION TWO – ONE OF THE FOLLOWING TWO 

 

  

1.  I move that the Board of Adjustment approve variance application V-25-02 because it 

meets the requirements of the Land Development Code to grant a variance, and 

 

a. There are practical difficulties or unnecessary hardships in carrying out the 

strict letter of this Chapter, as demonstrated by: 

 

1. The fact that, if the applicant complies with the literal terms of this Chapter, 

he/she cannot secure a reasonable return from, or make a reasonable use of, 

the property. 

2. The hardship of which the applicant complains results from unique 

circumstances related to the applicant’s land. 

3. The hardship is not the result of the applicant’s own action. 

 

b. The Variance is in harmony with the general purpose and intent of this Chapter 

and will       preserve its spirit. 

c. The Variance will secure the public safety and welfare and will do substantial 

justice. 

d. The Variance shall not be based on the existence of a nonconforming use of 

neighboring land or structures in the same district, or permitted nonconforming 

uses in other districts.  

e. The Variance does not allow for an increase in density for the purposes of 

subdividing the land that would otherwise not be permitted by the applicable 

zoning district or subdivision regulations. 

 

OR 

 

2. I move that the Board of Adjustment deny variance application V-25-02 because it does 

not meet the requirements of the Land Development Code to grant a variance. 
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Henderson County, North Carolina                          

Code Enforcement Services 

  

 

 

1.   Board Request  

1.1. Applicant: Danie’l Flores 

1.2. Request: RV Park/Campground 

1.3. PIN: 9598-93-3534 & Portion of 9598-89-7496 

1.4. Size: 9.88 acres +/- 

1.5. Location: The subject area located at 612 Lane Rd 

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;  

a. May contain structures ancillary to the use; b. Shall be permitted one (1) store, 

exclusively for the sale of incidental gifts and foodstuffs; and c. 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 
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adhere to the development standards established in SR 4.6 (Common Area Recreation and 

Service Facilities).  

 

 

SR 4.3. Campground 

(1) Site Plan. Major Site Plan required in accordance with §42-330 (Major Site Plan Review).  

(2) Lighting. Lighting mitigation required. 

(3) Size. No campground located on/adjacent to a residential zoning district shall contain 

more than 200 campsites. Individual campsites shall be a minimum of 500 square feet. 

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

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

25 percent the total square footage in: campsites, structures on site, parking areas and 

driveways. Common area shall be accessible for the use and enjoyment of campground 

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

applicant. 

(6) Operations. The campground: a. May contain structures ancillary to the use; and b. Shall 

be permitted one (1) store, exclusively for the sale of incidental gifts and foodstuffs. 

(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 195 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 §42-181 (Screen Classification). 

(8) Common Area Recreation and Service Facilities. Those facilities within the campground 

shall be for the sole purpose of serving the overnight guests in the campground, and shall 

adhere to the development standards established therefore in SR 4.5 (Common Area 

Recreation and Service Facilities). 

 

Campground. An establishment primarily engaged in operating/accommodating campsites. 

These establishments may provide access to facilities, such as laundry rooms, recreational halls 

and playgrounds, stores, and snack bars. 
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Map A: County Context 
 

 
 

2. History & Characteristics: 

2.1. Current Property Owners:  The property is currently owned by William H. May Jr. 

and Rita G. May.  The May’s became the sole owners of the property on January 10, 

2003.   

2.2. Previous Property Owners: The property was originally co-owned by the current 

property owners and the Taylors. 

2.3. Natural Resources: 

2.3.1. Streams: The subject area does not contain any surface water sources.   

2.3.2. Slopes:  The subject area contains 5.38 acres of slopes between 0% to 16%, 

3.55 acres of slopes between 16% to 25%, and 0.70 acres of slopes between 

25% to 60%. 
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Map B: Aerial Map 
 

 

 

3. Current Conditions 

3.1. Current Use: The subject area currently contains an existing 14’X36’ wooden shed 

and a 10’X20’ shed with a 10’X20’ deck.  There is an existing park model that is 

encroaching onto the subject area. The rest of the subject area is vacant with a natural 

vegetative buffer around the perimeter of the property.  The subject area is accessed 

by a recorded 60’ unnamed right-of-way. 

3.2. Adjacent Area Uses: The surrounding properties consist of residential structures and 

large vacant tracts that are heavily forested.  Parcels further west of the subject area 

contain agricultural uses.    
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Map C: Zoning Map 

 

 

 

4. Existing Zoning 

4.1. Subject Area Zoning: The subject area is currently zoned Residential Three (R3) by 

Henderson County.   

4.1.1. Residential Three (R3) Zoning District: The purpose of Residential District 

Three (R3) is to foster orderly growth where the principal use of land is low 

density residential. The intent of this district is to allow for residential 

development consistent with the recommendations of the Comprehensive Plan. 

This general use district is typically meant to be utilized outside areas 

designated as Utility Service Area (USA) in the Comprehensive Plan. 

4.1.2. Surrounding Zoning: All the surrounding properties are also zoned 

Residential Three (R3).  

 

5. Floodplain /Watershed Protection The subject area is not located within a Special Flood 

Hazard Area.  The subject area is not located within a Water Supply Watershed district.   

5.1. The subject area does not have any surface water sources. 
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Map E: Utilities Map 

 

 

 

6. Water and Sewer  The subject area is proposing the use of private shared wells and 

several shared septic systems to serve the future structures.  No public utilities are found in 

the vicinity of the subject area. 

Public Water: N/A  

Public Sewer: N/A 
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Map F: 2045 Future Land Use Map 

 

 

7. The Henderson County 2045 Comprehensive Plan (2045 Plan): The 2045 Plan Future 

Land Use Map places the subject area in the Agriculture/Rural character area. 

a. Agriculture/Rural Character Areas are important for their ability to support 

diverse agricultural activities.  Development in these areas should be a use that 

does not interfere with agricultural production or drastically change the rural 

landscape.  There are also areas that are significantly constrained due to steep 

slopes, few road networks, and limited access to infrastructure including 

broadband and cellular service.  Forestry management, agriculture, very low 

density residential, outdoor recreation, and tourism are expected uses in these 

areas. (2045 Plan Part 2 Page 43).  

i. Where:  In and around concentrations of working agricultural lands.  Also 

includes areas in and around conservation areas, steep mountain ridges 

and on the edges of the County 

ii. Density:  The majority of the areas will have a maximum allowable 

density of one unit per acre and the environmentally sensitive areas will 

have a maximum allowable density of one unit per five acres (gross 

density) 

iii. Uses:  Forestry, very low-density single family residential, outdoor 

recreation/tourism, and agriculture of all types including row crops, 

orchards, greenhouses, production and distribution facilities, agritourism 

operations, and some rural businesses 
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8. Proposal 

8.1. The applicant is proposing to develop the subject area as a recreational vehicle park with 

most sites identified on the site plan dedicated for camping.  The campground use in the 

Land Development Code (LDC) does not permit recreational vehicles, but a recreational 

vehicle park in the LDC does permit alternative forms of camping outside of a traditional 

RV, tiny home, or park model.  Additionally, the collection of combined septic systems, 

as shown on the site plan, is the reason for the variance.  A small portion of the adjacent 

property, as shown on the site plan, will be recombined with the subject area to 

accommodate the 50’ perimeter setback requirement for the proposed use.  The major 

site plan shows the following: 

8.1.1. Sites – 9 total 

8.1.1.1. 5 platform tents sites shown as approximately 800SQFT 

8.1.1.2. 2 primitive cabin sites shown as 12’X36’ each 

8.1.1.3. 2 RV sites – 1 exiting park model and 1 proposed recreational vehicle 

8.1.2. Utilities 

8.1.2.1. 2 shared wells and 5 septic areas to support all the proposed sites 

8.1.3. Amenities 

8.1.3.1. 40’X80’ barn/pavilion structure 

8.1.3.2. Existing 14’X36’ shed to be used as an office 

8.1.3.3. Proposed bear proof dumpster 

8.1.3.3.1. Garbage service through private collection 

8.1.4. Access 

8.1.4.1. Subject area accessed by existing 15’ wide gravel drive 

8.1.4.2. Sites accessed by 15’ wide gravel drive 

8.1.4.2.1. 2 sites accessed by proposed walking path 

8.1.4.3. Dedicated parking for all sites 

8.1.5. Additional Elements 

8.1.5.1. 34,999SQFT of disturbance 

8.1.5.2. 7,360SQFT of impervious surfaces (does not include vehicular use areas) 

8.1.5.3. 2.77 acres or 29% open space 

 

9. Technical Review Committee 

9.1. The TRC reviewed the major site plan on May 6, 2025, and forwarded the application to 

the ZBA with the following conditions:  building permits for barn and pavilion, change 

of use building permit for existing shed to office, building permit for tent platforms, 

public water supply permit if applicable, and compliance with NC Fire Regulations. 
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10. Oblique Photographs  
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4.15 N/A

X

Jerome Wilkie, PLS 8286067462
249 Lindsey Loop Rd, Fletcher, NC 28732


















