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REQUEST FOR BOARD ACTION 
 

HENDERSON COUNTY 
PLANNING BOARD 

 
   MEETING DATE:        April 15, 2010 
 

    SUBJECT:        Combined Master and Development Plan for the Meadows at Rivers Edge (File       
                                #2010-M01) 

 
STAFF CONTACT:       Parker Sloan 
 
  ATTACHMENTS:         1.   Staff Report 

     2.  Vicinity Map 
  3.  Photos of Project Site 

     4.  Subdivision Application  
     5.  Combined Master Plan and Development Plan 

 

SUMMARY OF REQUEST: 
 
Terry Baker with Associated Land Surveyors, agent, on behalf of Eade Road Investments, LLC, owner, submitted a 
Combined Master and Development Plan and major subdivision application for the project. The applicant proposes 
a total of 54 lots. The project is located on approximately 76.29 acres of land (PIN 9528-54-3288) with 39.3 acres 
proposed as open space located off Eade Road. 
 
The project is not located in a watershed, however, it is located within the floodplain (see Combined Master and 
Development Plan). According to County records, the project site does not contain slopes in excess of 60 percent. It 
is located in the R2R (Residential Two Rural) Zoning District. The primary onsite access road for the project, 
Waters Edge Drive, was already constructed for an earlier development proposed for the property in 2007. In 
addition, 5 new roads are proposed to access the remaining property. Existing public waterlines are on site and are 
proposed to serve the project site along with individual septic systems.  

PLANNING BOARD ACTION REQUESTED: 

Staff finds that the proposed Combined Master and Development Plan appears to meet the technical standards of 
the subdivision regulations of Chapter 200A, Henderson County Land Development Code (LDC) except for the 
comments listed in the Staff Report (See Attachment 1). Staff recommends approval of the Master Plan and 
Development Plan subject to the developer addressing any issues raised by the Planning Board and addressing the 
comments listed in the Staff Report, including those comments and conditions recommended by the Technical 
Review Committee. 
  

Suggested Motion: 

I move that the Planning Board find and conclude that the Master Plan and Development Plan appear to 
comply with the subdivision provisions of Chapter 200A, Henderson County Land Development Code 
(LDC); 
And I further move that the Master Plan and Development Plan be approved subject to the following 
conditions: the applicant satisfies any conditions that may result from the comments listed in the Staff 
Report (Attachment 1), conditions recommended by the Technical Review Committee, and any conditions 
or other comments that result from discussion at the Planning Board meeting. 
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Master Plan Comments: 
According to Chapter 200A, Henderson County Land Development Code (LDC) §200A-
309, the purpose of a Master Plan is to provide general information about the proposed 
development to allow for an assessment of its impact on the orderly growth and 
development of the County, environmental quality, land values, natural features 
identified on the site analysis sketch and the County’s roads and governmental services. 
During the review of the Master Plan, the Planning Board should take into consideration: 
applicable recommendations of the Henderson County 2020 Comprehensive Plan, the 
potential use of the land to be subdivided, and the impact of the subdivision and proposed 
use whether residential, commercial or industrial.  

When reviewing the Master Plan it is important to consider that, due to severe 
topographic conditions, inadequate road access, distance from services, unique natural 
areas, soils that do not easily support soil drainage systems and/or the proximity to 
existing and incompatible land uses/zoning, all land may not be suitable to be subdivided 
for the purpose of dense development (LDC §200A-75).  

Staff reviewed the submitted Combined Master and Development Plan for The Meadows 
at Rivers Edge Major Subdivision, taking into consideration the recommendations of the 
Henderson County 2020 Comprehensive Plan and reviewing the plan for conformance 
with Henderson County Land Development Code. Staff offers the following comments: 

1. Henderson County 2020 Comprehensive Plan (CCP).  The Future Land Use 
Map of the CCP shows the project site as being located within the: Rural 
Transition Area (See Map A: CCP Future Land Use Map). In the Rural Transition 
Area population and residential densities should be generally lower than the more 
urban densities found within the Urban Services Area and should be generally in 
keeping with topography, septic limitations, and school and transportation 
capacities. 

a. The Rural/Urban Transition Area is currently rural in character, with 
existing pockets of limited higher density residential and commercial 
development. The proposed project density complies with the R2R zoning 
districts allowable density and the actual density is 1 unit per 1.41 acres. 

b. The Conservation Area includes land areas that are intended to remain 
largely in their natural state, with only limited development. These are 
likely to be sensitive natural areas, such as steep slopes, streams, creeks, 
waterfalls, forest reserves, wildlife conservation areas and key watersheds. 
The conservation area shown in Map A reflects the former 1982 
floodplain maps. These maps were amended in 2008, reducing the 
floodplain within the project site. According to the Master and 
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Development Plan a majority of the floodplain areas are proposed to be 
conserved as open space. (See Map A: CCP Future Land Use Map and 
Map C Floodplain Map) 

 

Map A: CCP Future Land Use  
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2. Chapter 200A, Henderson County Land Development Code (LDC). 
According to Chapter 200A, Henderson County Land Development Code (LDC) 
and its Official Zoning Map adopted September 19, 2007 (as amended), the 
proposed project site is located within the R2R (Residential Two Rural) zoning 
district. (See Map B: Official Zoning Map). The maximum single family density 
for the property is 76 dwelling units. The applicant is proposing 54 single family 
dwelling units which complies with the R2R zoning districts requirements. 

 
Map B: Official Zoning Map 
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3. Flood Damage Prevention Regulations.  According to County records the 
majority of the southern portion of the project site is within the 100 year 
floodplain or floodway. The majority of the project site within the floodplain is 
proposed as conservation area. Constructing buildings within the floodplain 
should be avoided. (See Map C: Floodplain Map).  

Map C: Floodplain Map 
 
 
 
 
 
 
 
 
 
 

 
 
 

 

 

 

 

 

 

 

 

Development Plan Comments 
1. Soil Erosion and Sedimentation Control Plan. The Applicant shall submit 

written notice from the appropriate local agencies verifying that an Erosion and 
Sedimentation Control Plan has been received or a written notice from a 
professional land surveyor, engineer, landscape architect, architect, or 
professional planner certifying that no plan is required (LDC §200A-81A). 

2. Public Utilities. An extension for City of Hendersonville Water service was 
approved by the Board of Commissioners on December 13, 2007. City of 
Hendersonville water currently serves the project site along the existing Waters 
Edge Drive, as shown on the Master and Development Plan. The existing public 
waterline and proposed on site extensions are proposed to serve the project along 
with individual septic systems. According to the LDC, the applicant must provide 
evidence that the water supply plans have been approved by the appropriate 
agency. The development plan may be approved contingent on final approval 
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from such agency; however, the final plat shall not be approved until all such final 
approvals have been obtained. Any subdivision served by a public water system  
shall meet the respective county or municipality’s minimum requirements for fire 
hydrant installation. 
 

3. Fire Protection Requirements. Any subdivision served by a public water system 
shall meet the County’s standard of one (1) hydrant per 1000 feet of linear road 
distance. There is an existing fire hydrant within 200 feet located along Eade 
Road near the intersection with Springfield Meadow Drive. It appears the 
proposed fire hydrants shown on the Master and Development Plan meet County 
standards. (LDC §200A-81B(4)) 

4. Stub Roads and Future Connections.  The submitted Master and Development 
Plan shows the end of Waters Edge Road having a 50 foot right-of-way and future 
connection. Any existing or proposed on site rights-of-way must be built and 
constructed to the Major Subdivision road standards of LDC §200A-81C. The 
proposed stub road must be constructed to the edge of the property line 
being developed to be considered a future connection (LDC §200A-81C). 
This connection point to the adjoining tract should be labeled as a “future 
road connection” on the master and development plan as well as the final 
plat 

5. Street Tree Requirements. According to the street tree requirements of Chapter 
200A (LDC §§200A-145 and 200A-146) the applicant must provide one tree per 
50 linear feet of property abutting an internal road. Trees may be placed in groups 
with a minimum spacing of no less than 15 feet and a maximum spacing of no 
more than 65 feet. The trees must be placed within the right-of-way or within 20 
feet of the edge of the right-of-way. The applicant may use existing trees in 
accordance with §200A-153 instead of planting new trees. These existing trees 
must also be located within the right-of-way or 20 feet of the edge of the right-of-
way as required by §200A-146.  

It appears that the applicant is proposing 153 new trees to satisfy the street tree 
requirements. All of the street trees shown are within the right-of-way. It appears 
the spacing requirements for the street trees will be met.  

Waters Edge Road would be required to be extended to the edge of the property 
line (see above comment #4). This addition, would add approximately 170 
additional feet of road frontage to the project and would thus require the addition 
of 3 more street trees for a total of 80 street trees required for Waters Edge Drive. 
All street trees must be properly planted and meet the spacing requirements or the 
applicant may post an improvement guarantee with the County before the final 
plat for the subdivision can be approved.  

6. Conservation Subdivision Standards. The applicant is not proposing open space 
for the purposes of obtaining an Open Space Density Bonus. Of the approximate 
76.29 acres within the project site, 51% (39.3 acres) is proposed as conservation 
area. This amount, more than meets the 25% conservation area requirement for 
the Conservation Subdivision Option in the Land Development Code and if all of 
the Conservation Subdivision Standards were met it would warrant a 20% 
housing density increase. §200A-86K(2) states that Opens Space shall be 
accessible to the largest possible number of lots within the development. To 
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achieve this, the majority of lots should abut open space to provide residents with 
direct views and access.  As shown on the submitted Master and Development 
Plan the number of lots connected to open space does not reach a majority. 
(§200A-86)  

7. Permanent Protection of Open Space and Management of Open Space. The 
applicant shall submit a management plan for all proposed open space. 
Requirements for the plan can be found in §200A-86G. Open Space proposed for 
a conservation subdivision shall be protected in perpetuity by a binding legal 
document that is recorded with the deed. The document shall be one of the 
following 3 options: Permanent Conservation Easement, Permanent Restrictive 
Covenant, or an equivalent legal tool that provides permanent protection. Proof of 
a recorded legal instrument as well as an Open Space Management Plan must be 
submitted to the Planning Department before the final plat for the subdivision can 
be approved. (§200A-86H & §200A-86G) 

8. Shoulder Stabilization. All areas disturbed by the construction of a private road, 
including cut and fill slopes, shoulders and ditch banks, shall be seeded to 
stabilize the soil and prevent erosion. Seeding should be done as soon as feasible 
after road construction (LDC §200A-81E). 

9. Subdivision Signs. All major subdivisions may provide for, at the primary 
entrance, a community identification/subdivision sign to conform to the sign 
regulations of Article VII. Such signs should be located in dedicated sign 
easements, which must be shown on the final plat (LDC §200A-81G) 

10. Stream Setbacks. All built-upon area shall be at a minimum of 30 feet landward 
of all perennial and intermittent surface waters. (§200A-219)  

11. Miscellaneous Advisory Provisions. The Applicant should become familiar with 
the miscellaneous advisory provisions contained in LDC §200A-81S.  

12. Final Plat Requirements.  The Final Plat(s) must meet the requirements 
provided by the Planning Department whenever a subdivision of land occurs 
(LDC §200A-311B(2)). 

Technical Review Committee Comments 
      The Henderson County Technical Review Committee considered subdivision 

application #R-2010-01 at its regularly called meeting on April 6, 2010.  During 
that meeting, the Technical Review Committee voted unanimously to send 
forward a favorable recommendation on subdivision application #R-2010-01 
subject to the applicant addressing any comments listed in the Staff Report. The 
Technical Review Committee offered the following additional comments: 

• Staff Report Development Plan Comment 4 would need to be satisfied and shown 
on an updated Master and Development Plan prior to Final Plat approval. This 
condition could be satisfied with a temporary protective barricade at the end of 
Waters Edge Drive. A note on the Final Plat stating that Waters Edge Drive is a 
potential future connection to the neighboring property would also be required. 

• An Erosion Control and Storm Water permit is required. The applicant should 
discuss obtaining the necessary permits with the County Engineering Department. 

• A Floodplain Permit is required for any proposed development parcel that 
contains Floodplain. 
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The Meadows at Rivers Edge

OWNER/DEVELOPER: Eade Road Investments
AGENT: Terry Baker, Associated Land Surveyors
ZONING:  R2R

Map Created by the Henderson County Planning Department on 3/12/10
See Master Plan for exact location of project. 
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1. View of entrance to project site looking south. 

 
 

 

 
3. View of the center of the project site on Waters Edge Drive 
looking north. 
 
 
 
 
 
 
 

 
2. View of the end of Waters Edge Drive looking west. 
 
 
 

 
4. View of the project site looking south towards the French 
Broad and flood plain area. 














