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REQUEST FOR COMMITTEE ACTION  

 

HENDERSON COUNTY  

 

TECHNICAL REVIEW COMMITEE  

 

 

 

MEETING: TRC 7-5-22 & ZBA 7-27-22 

 

SUBJECT: Special Use Permit and Major Site Plan – Skylaranna Campground SUP-22-03 

 

PRESENTER: Matt Champion 

 

ATTACHMENTS: Staff Report & Site Plan 

 

SUMMARY OF REQUEST: Major Site Plan review for Campground 

 

SUGGESTED MOTION:  

 

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: Kevin High 

1.2. Request: Major Site Plan Review 

1.3. PIN: 9651-18-3533 

1.4. Size: 8.18 acres +/-  

1.5. Location:  N Rugby Road (SR 1365) 

1.6. Supplemental Requirements: 

 

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. 

 

§42-220. Residential and Local Commercial Zoning Districts 

C. Prohibited Signs. Portable, animated and flashing signs are prohibited. 

D. Electronic Message Signs. Electronic message signs are allowed with a special use permit in the 

residential and local commercial zoning districts. 
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Map A: County Context Map 

 
 

2. Current Conditions 

 

2.1. Current Use: The subject area is currently vacant.  

2.2. Adjacent Area Uses: The adjacent property to the north of the subject area is common 

area/open space for the Riverstone Major Residential Subdivision.  The property to the 

southwest of the subject area is a conditional zoning district (CD-2019-07) that contains a 

resort type facility with individual cabins, a restaurant, spa, future brewery, pool, and 12-

bedroom hotel.  The site was originally an all-girls boarding school.  Property to the east of 

the subject area contains residential single-family structures.   
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Map B: Aerial Map 
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Map C: Zoning Map 

 

 

3. Zoning The subject area is located within the Residential One (R1) zoning district. 

 

3.1 Residential One (R1): The purpose of Residential District One (R1) is to foster orderly 

growth where the principal use of land is residential. The intent of this district is to allow for 

medium to high-density residential development consistent with the recommendations of the 

Comprehensive Plan. This general use district is typically meant to be utilized in areas 

designated as Urban (USA) in the Comprehensive Plan. 

3.2 Adjacent Zoning: Residential One (R1) is found to the north and east of the subject area.  

Residential Two (R2) is found south of the subject area.  Conditional District, CD-2019-07 is 

found to the southwest of the subject area.  CD-2019-07 was approved by the Board of 

Commissioners (BOC) on March 2, 2020 and amended by the BOC on July 15, 2020.  The 

adjacent conditional district. 

 

 

 

 

 

 

 



Skylaranna Campground SUP-22-03 TRC 7-5-22 ZBA 7-27-22 

6 

 

 

Map D: Flood Hazard Map 

 

 

4. Floodplain /Watershed Protection The subject area is located in the 100-year flood hazard area, 

500-year flood hazard area, and the floodway.  The property is not in a Water Supply Watershed 

district.  Mud Creek is located along the southern boundary of the property.  The applicant is 

required to setback 30’ from the edge of surface water and cannot encroach into the floodway.  

The site also includes wetlands that are also non-encroachment areas. 

 

5. Water and Sewer This property will be served by City of Hendersonville public water and MSD 

public sewer.  

Public Water: Yes 

Public Sewer: Yes 
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Map E: CCP Future Land Use Map 

 

 

6. The Henderson County Comprehensive Plan (CCP) The CCP Future Land Use Map identifies 

the subject area as being in a Conservation and Industrial Area Classifications (See Map D). 

a. Conservation: “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. 

b. Industrial: “Parcels containing facilities wherein raw or pre‐processed resources, 

materials, substances, or components are mechanically, physically, chemically, or 

otherwise transformed into new products; waste materials are collected, treated, or 

disposed of; subsurface natural resources are extracted and/or processed; Livestock, 

cargo, merchandise, materials or hazardous substances are transferred, stored or 

warehoused for wholesale or other distribution; passengers or passenger vehicles are 

collected or transferred; water, fuel, or electricity is produced, processed, stored, 

transferred or transmitted.” (CCP, Appendix IV pg. 12) 

 

7. Proposal The applicant is proposing 25 total tent camping sites with an average area of 

4,758SQFT per site.  The property will also contain a camp store, a shed for boat/tube rentals, 42 

car parking area that will be gravel, and 2,650SQFT of asphalt.  The total parking area is shown as 

12,700SQFT of gavel.  The tent sites will be accessed by mulch and stone paths to limit 

impervious surfaces.  Each tent site will contain a fire ring and a picnic style table and be limited 
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to mulch and grass surface area only.  The camp store will include the bathhouse for the occupants 

of the tent sites.  The major site plan also shows a swinging bridge across Mud Creek to reach 

another special use permit application for an RV park by the same applicant.  In addition to the 

special use permit for the campground, the major site plan shows an electronic messaging sign.  

Since the subject area is within a residential zoning district, the applicant has requested the special 

use permit to encompass an electronic messaging sign. 

 

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

and studies, is to approve the Major Site Plan because it is consistent with the current surrounding 

land uses and future land use recommendations. 

 

9. Oblique Photos 
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Skylaranna Campground SUP-22-03 TRC 7-5-22 ZBA 7-27-22 

10 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 















1
3

5
6

12

13

42
C

arParking

C
am

p
Store

H

Boat
Launch

19 20

21

22

23

Boat/Tubes
SH

ED

C
am

pingTent
Sites

25
Total

9
10

11

H

turn

14

15
17

24

4
7

ParkPark

Floodw
ay

Floodw
ay

H
ighw

ay,LLC
9651183533

8.18
acres

R
iverstone

M
asterH

om
eow

ners
Association

22.62
acres

10'sidesetback

10'rear/side
setback

Wetlands

Wetlands

Wetlands

10' rear/side
setback

10'sidesetback

35' front setback

M
ulch/m

ow
ed

grass
paths

and
cam

p
sites,typ,

.70
acres

Lim
its

of
D

isturbance

InstallSiltFence
C

om
pletely

Around
the

Perm
iterofFillArea

MudCreek

50' setback

50'setback

50'setback

m
ulch/stone

path

C
am

p
Sites

Area
=

118,953
s.f

C
am

pground
Parklands

=
237,450

s.f

2.73
acres

=
4,758

s.f.average
site

5.45
acres

=
67%

ofproperty

C
am

pground
P

A
R

K
L

A
N

D
S

5.45
acres

56

54
53.5

5%

R
iverBallastEntrance

during
construction

50

52
54

56

57

56.3

ffe
56.5

ffe
53.0

50'setback

50' setback

boulderw
all

54

56.5

56

fire
ring,typ.

table,typ.

fire
ring,typ.

table,typ.

2
8

18

16

25

group
site

Electronic
R

V
C

am
pground

Sign

1
3

5
6

12

13

42
C

arP
arking

C
am

p
S

tore
H

Boat
Launch

19 20

21

22

23

Boat/Tubes
SH

ED

C
am

pingTent
Sites

25
Total

9
10

11

H

turn

14

15
17

24

4
7

ParkPark

Floodw
ay

H
ighw

ay,LLC
9651183533

8.18
acres

R
iverstone

M
asterH

om
eow

ners
Association

22.62
acres

10'sidesetback

10'rear/side
setback

Wetlands

Wetlands

Wetlands

10' rear/side
setback

10'sidesetback

35' front setback

M
ulch/m

ow
ed

grass
paths

and
cam

p
sites,typ,

.70
acres

Lim
its

of
D

isturbance

InstallS
iltFence

C
om

pletely
Around

MudCreek

50' setback

50'setback

50'setback

m
ulch/stone

path

C
am

p
Sites

Area
=

118,953
s.f

2.73
acres

=
4,758

s.f.average
site

C
am

pground
P

A
R

K
L

A
N

D
S

5.45
acres

R
iverB

allastE
ntrance

during
construction

50'setback

50' setback

boulderw
all

fire
ring,typ.

table,typ.

fire
ring,typ.

table,typ.

2
8

18

16

25

group
site

L
1

Site Plan

DSB

SH
E

E
T

 N
U

M
B

E
R

 : SB

DB

P
roject N

um
ber: D e v e l o p m e n t

C r e a t i v e

C
opyright Ó

 2021, C
reative D

evelopm
ent Solutions, PA

PIN: 9651183533

W
hite = 0 to 16

%

B
lue = 16

%
 to 2

0%

Y
ellow

 = 25
%

 to 6
0%

R
ed = 6

0%
+

Slope
M

ap

R
egionalM

ap

500'
0'

1,000'

L
O
C
A
T
IO

N

H
E
N
D
E
R
S
O
N
 C

O
U
N
T
Y
 P

IN

Z
O
N
IN

G
 D

E
S
IG

N
A
T
IO

N

O
W

N
E
R

9
6
5
118

3
5
3
3

H
ig

hw
a
y
 L

L
C
 - K

evin
 H

igh - 84
3
-86

0-079
7

2
0
7
5
 N

. R
ugby R

oa
d

H
en

derson
ville, N

C
, 2879

1

M
U
N
IC

IP
L
E
 D

E
S
IG

N
A
T
IO

N
H
E
N
D
E
R
S
O
N
 C

O
U
N
T
Y

S
IT

E
 C

A
L
C
U
L
A
T
IO

N
S

W
a
tersheds - M

ud C
reek - strea

m
 index #

6
-5

5
 - C

la
ss C

R
1

Floodplain
M

ap

T
ota

l P
roposed D

isturbed A
rea

 = .7
0
 a

cres

T
ota

l Im
pervious A

rea
 = .4

2
 a

cres

T
ota

l P
roperty

 = 8.18 a
cres

P
ercenta

g
e of L

ot Im
pervious A

rea
 =  5

.1%

P
ercenta

g
e of L

ot D
isturbed A

rea
 = 8.5

%

100
yearfloodplain

Project

W
a
tershed

North Rugby Road

 N
. R

ug
by

 R
oa

d

M
ud

C
reek

500'
0'

1,000'

Project

Project

French
Broad

River

M
ud

C
reek

M
ud

C
reek

P
roperty S

ize
8
.18

 a
cres

N
EW

IM
P

ER
VIO

U
S

C
A

LC
U

LATIO
N

S
Description

Area
Sq.Ft.

Q
ty.

TotalArea
Sq.Ft.

Store
and

Shed
2,000

1
2,000

AsphaltDrivew
ay

and
W

alkw
ays

16,300
1

16,300

TotalSquare
Feet>>

18,300

TotalAcres>>
.42

N
ew

 Im
pervious A

rea
 = .4

2
 a

cres

E
xistin

g Im
pervious A

rea
 = 0

 a
cres

Vicinity
M

ap

500'
0'

1,000'

F
rench B

roa
d - strea

m
 index #

6
-(5

4
.75

) - C
la

ss B

S
torm

w
a
ter C

a
lcula

tions  A
rea

 of T
ota

l surfa
ce w

a
ters on property

 = .3
0
 a

cres

= L
ow

 D
en

sity
 P

roject S
ection

 2
0
0
A
-2

4
0
.3

 H
enderson C

oun
ty

 L
D
C

8
.18

 a
cres - .3

0
 a

cres(w
a
ter) = 7

.8
8
 a

cres  = .4
2
 im

pervious /7
.88 a

cres  = 5
.3

%
 im

pervious

Skylaranna

Floodw
ay

100'
0'

200'
400'

600'

SC
ALE

:
1"=

100'
AerialSite

Plan

80'
0'

160'
320'

480'

SC
ALE

:
1"=

80'

Site
Plan

1. In
sta

ll B
a
lla

st S
ton

e E
n
tra

n
ce. In

sta
ll P

erm
iter S

ilt F
ence.

2
. G

ra
de D

rivew
a
y
 a

nd P
a
rking

, In
sta

ll A
B
C
 ston

e ba
se a

nd m
a
inta

in
durin

g
 con

struction.

3
. M

ulch or G
ra

ss S
eed a

ll disturbed a
rea

s im
m
edia

tely.

4
. M

a
in

ta
in

 a
rea

 during
 con

struction. Inspect w
eekly a

n
d a

fter a
ll

ra
infa

ll events.

C
a
m
pg

round P
a
rkla

nds  =  2
3
7
,4

5
0
 s.f

5
.4

5
 a

cres = 6
7
%

 of property

C
a
m
p S

ites A
rea

 =  118,9
5
3
 s.f

2
.7

3
 a

cres = 4
,7

5
8 s.f. a

vera
ge site



1
3

5
6

12

13

42
C

arParking

C
am

p
Store

H

Boat
Launch

19 20

21

22

23

Boat/Tubes
SH

ED

C
am

pingTent
Sites

25
Total

9
10

11

H

turn

14

15
17

24

4
7

P
arkP

ark

Floodw
ay

Floodw
ay

H
ighw

ay,LLC
9651183533

8.18
acres

R
iverstone

M
asterH

om
eow

ners
Association

22.62
acres

10'sidesetback

10'rear/side
setback

Wetlands

Wetlands

Wetlands

10' rear/side
setback

10'sidesetback

35' front setback

M
ulch/m

ow
ed

grass
paths

and
cam

p
sites,typ,

.70
acres

Lim
its

of
D

isturbance

MudCreek

50' setback

50'setback

50'setback

m
ulch/stone

path

C
am

p
Sites

Area
=

118,953
s.f

C
am

pground
Parklands

=
237,450

s.f

2.73
acres

=
4,758

s.f.average
site

5.45
acres

=
67%

ofproperty

C
am

pground
P

A
R

K
L

A
N

D
S

5.45
acres

56

54
53.5

5%

R
iverBallastEntrance

during
construction

50

52
54

56

57

56.3

ffe
56.5

ffe
53.0

50'setback

50' setback

boulderw
all

54

56.5

56

fire
ring,typ.

table,typ.

fire
ring,typ.

table,typ.

2
8

18

16

25

group
site

L
2

Site Plan

DSB

SH
E

E
T

 N
U

M
B

E
R

 : SB

DB

P
roject N

um
ber: D e v e l o p m e n t

C r e a t i v e

C
opyright Ó

 2022, C
reative D

evelopm
ent Solutions, PA

PIN: 9651183533

50'
0'

100'
200'

300'

SC
ALE

:
1"=

50'

Site
Plan

N
ote:Sod

orSeed
/Straw

and/orgravelalldisturbed
areas

im
m

ediately
aftergrading

is
com

plete.

InstallLarge
BallastStone

M
ud

M
atand

m
aintain

during
construction.




