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BUNCOMBE COUNTY DEPARTMENT OF PLANNING AND DEVELOPMENT 

ZONING ORDINANCE AMENDMENT ANALYSIS 
 
CASE NUMBER:  ZPH2018-00048 
PROPOSED ZONING CHANGE:  Permit Manufactured Housing in Certain Districts, Subject 

to Special Requirements 
LOCATION:      R-1, R-2, BDM Zoning Districts 
PIN(s):       Not Applicable 
APPLICANT:      Buncombe County Board of Commissioners  
OWNER:      Not Applicable  
DEPARTMENT RECOMMENDATION:  PUBLIC HEARING 
 
SUMMARY: Based upon direction from the Buncombe County Board of Commissioners, Staff has 
prepared a number of amendments that would permit manufactured housing in the R-1, R-2 and BDM 
zoning districts (not currently permitted), and establish new standards therefore. See Attachment A. 
 
BACKGROUND: County-wide zoning was approved by ordinance in December of 2009.  Prior to county-
wide zoning, zoned areas were limited to the Limestone and Beaverdam townships which had been in 
existence since December, 1981.  In many respects, the expanded application of county-wide zoning 
was an exercise of assigning districts that already existed in the Limestone and Beaverdam districts, 
along with the addition of the Open Use, Airport Industry, and Conference Center / Resort districts. 
Limestone and Beaverdam did restrict the placement of manufactured housing.  When county-wide 
zoning was first adopted, numerous parcels were made nonconforming to land use due to the 
assignment of districts that did not match their present land use.  Examples of this include 
neighborhoods with an existing pattern of manufactured housing that were zoned R-1 and R-2, or 
commercial businesses that were zoned residentially.   
 
In April of 2013 and September of 2014 the North Carolina General Assembly (“NCGA”) abolished the 
Extra Territorial Jurisdiction (ETJ) areas of the City of Asheville and Weaverville. As part of the NCGA’s 
justification for dissolution of the ETJ, the entirety of Buncombe County had to be zoned.  The County 
matched zoning as closely as possible to the zoning districts that Asheville and Weaverville had 
assigned.  It is important to note that the purpose of an ETJ is to allow consistency in development 
patterns and land use with the understanding that these areas would eventually be annexed into their 
controlling municipality.  Both Asheville and Weaverville restricted the placement of manufactured 
homes within some of their zoning districts.   
 
In April of 2018, Planning Staff made a presentation on land use and infrastructure to the BOC at a 
scheduled work-session.  Of the many items discussed, some of the Commissioners asked that Staff 
study the allowance and expansion of manufactured homes into additional zoning districts in order to:  
 

• Provide a more affordable construction option to property owners  

• Match existing neighborhood development patterns  



Draft Zoning Ordinance Amendments for Public Hearing 
Board of Commissioners April 02, 2019 

I:\Projects\ZPH\TEXT_AMENDMENT\ZPH2018-00048 Manufactured Homes        Page 2 

• Provide more equitable housing choices   
 
Of Buncombe County’s 12 zoning districts, the following currently allow manufactured housing: 
Residential-Low Density, R-3 Residential, Employment, and Open Use; these districts comprise 
approximately 86% of the unincorporated areas of Buncombe County. See Attachments C-F. The majority 
of the land area in the County is zoned Open Use (approximately 75%), which is a district that tends to 
be more rural in character, contains the least amount of infrastructure and services, is the least 
restrictive from a land use perspective, and contains the majority of manufactured housing in the 
County.  Zoned areas other than Open Use (OU) ring the more urban areas and municipalities, are 
more densely developed, contain the majority of commercial corridors, and have more access to 
infrastructure.  Of the three districts (R-1, R-2 and BDM) that are part of the proposal for manufactured 
home expansion, R-1 and BDM are the most restrictive relative to allowable land uses. In areas where 
manufactured homes are not currently allowed, residential home choices are typically stick built or 
modular.    
 
It is important to stress that, if adopted and enacted, these text amendments would not apply to 
manufactured home parks, nor expand the placement of manufactured home parks into additional 
zoning districts.   
 
In summary, the zoning districts of BDM, R-1, and R-2 represent areas that are more urban in nature, 
located in proximity to municipalities and former ETJ areas, and reflect higher land values than other 
parts of the County.  These more restrictive districts include the most examples of conventional 
residential construction (i.e. stick built, modular).  However, as the nonconformities provision of the 
Zoning Ordinance is currently written, existing manufactured homes located on parcels in these zoned 
areas are allowed to be replaced with manufactured homes for one (1) year, but in some less common 
situations that involve active permits or a real estate contract, this time period may be extended up to 
two (2) years.   
 
PREVIOUS ACTION BY THE PLANNING BOARD: The Buncombe County Planning Board considered draft 
amendments at its October 15, November 5, November 19, and December 17, 2018 meetings. On 
January 28, 2019, the Planning Board voted [majority vote, 6-2] to recommend that the Buncombe 
County Board of Commissioners enact the amendments as presented herein. See Attachment B. 
 
COUNTY PLAN ANALYSIS: The Comprehensive Plan provides the following policy guidance with respect 
to housing in Buncombe County: 
 

Citation: Buncombe County Comprehensive Land Use Plan, 2013 Update. September 12, 2013. 
Buncombe County Board of Commissioners. 

 
o Section 5: Other Planning Efforts. Pages 43 through 45. 

 
o Section 6: Issues and Recommendations. Page 67. 
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OPTIONS BEFORE BOARD OF COUNTY COMMISSIONERS: Upon conclusion of the public hearing, the 
Board of County Commissioners has the following options: 
 

• Vote to approve the proposed amendments as presented and recommended by the Planning 
Board.  
 

• Vote to deny the proposed amendments as presented and recommended by the Planning 
Board. 
 

• Defer the proposed amendments to a date certain for further consideration and discussion. 
 

• The Board has limited authority to make changes to the proposed amendments. Substantial 
changes that were not previously considered by the Planning Board nor covered in the legal 
notification for this hearing, such as the inclusion of additional zoning districts or the addition of 
new requirements, must be remanded to the Planning Board for further consideration prior to 
adoption and enactment. 
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