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April 11, 2019 
Minutes – Regular Meeting of the Board of Adjustment 

 CALL TO ORDER 
The Board of Adjustment met in a regular session at 7:00 PM in the Board Meeting Room of the 
Historic Courthouse, 153 Courthouse Road, Currituck, North Carolina. 

A Oath of Office - Steven Craddock & Lynn Hicks 

The agenda was amended to exclude this item since the Oath of Office for Steven Craddock 
and Lynn Hicks was performed by the Clerk to the Board, Cheri Elliott (Notary), before the 
meeting. 

 
Attendee Name Title Status Arrived 
Cathy Bontemps Board Member Present  
Troy Breathwaite Board Member Present  
Steven Craddock Board Member Present  
Gregory Hammer Board Member Absent  
Lynn L. Hicks Board Member Present  
Thom Roddy Board Member Present  
Lauren Arizaga-Womble Board of Adjustment Attorney Present  
Ike McRee County Attorney Present  
Laurie LoCicero Planning Director Present  
Cheri Elliott Clerk to the Board Present  
Thomas H. Johnson, Jr. Attorney for Applicant, 85' and Sunny, LLC Present  
Lauren E. Fussell Attorney for Applicant, 85' and Sunny, LLC Present  
Thomas P. Nash, IV Attorney for Waterlily Protection Association Absent  

 

Chairman Breathwaite called the meeting to order at 7:01 PM and asked the Clerk to the Board, 
Cheri Elliott, to call roll. 
 

B Announce Quorum Being Met 

Chairman Breathwaite announced a quorum being met with four regular members present 
and one alternate member present. 

C. Approval of Agenda 

Chairman Breathwaite asked if there were any necessary changes to the agenda 
tonight. 
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Mr. Craddock motioned to amend the agenda by removing Section I. Call to Order, Item 
A. Oath of Office since it was already performed before the meeting.  Ms. Bontemps 
seconded the motion and the motion carried unanimously.   

RESULT: APPROVED [UNANIMOUS] 
AYES: Cathy Bontemps, Board Member, Troy Breathwaite, Board Member, Steven 

Craddock, Board Member, Lynn L. Hicks, Board Member, Thom Roddy, Board 
Member 

ABSENT: Gregory Hammer, Board Member 

D Approval of Minutes for January 10, 2019 

Chairman Breathwaite asked if all board members have reviewed the minutes of January 
10, 2019 and the board members in attendance nodded yes. 
 
Chairman Breathwaite asked if there were any changes necessary to the meeting minutes.  
Mr. Roddy motioned to approve the meeting minutes as presented.  Mr. Craddock seconded 
the motion and the motion carried unanimously.  

RESULT: APPROVED [UNANIMOUS] 
AYES: Cathy Bontemps, Board Member, Troy Breathwaite, Board Member, Steven 

Craddock, Board Member, Lynn L. Hicks, Board Member, Thom Roddy, Board 
Member 

ABSENT: Gregory Hammer, Board Member 

A. BOA Meeting Minutes January 10, 2019  

E Ask for Disqualifications 

Chairman Breathwaite referenced the State Government Ethics Act and asked if there were 
any board members having a known conflict of interest with respect to the matter coming to 
the board tonight.  Mr. Craddock said he and his wife had stayed at the Hampton Lodge 
Campground on April 29, 2016 for one night, but this would not have an influence on his 
decision. 
 
Lauren Arizaga-Womble also disclosed the law firm she works for, Twiford Law Firm, 
had previously represented Mr. Pappas.  She gave this discloser to Mr. Pappas and all 
representing attorney's prior to the meeting without any objections from them.  Ms. 
Arizaga-Womble also consulted with the State Bar to confirm this was not a conflict of 
interest.  

 OLD BUSINESS 
There was no old business discussed. 

 NEW BUSINESS 
Lauren Arizaga-Womble addressed the Waterlily Association's Motion to Intervene with 
Thomas P. Nash, IV, Trimpi & Nash LLP, representing them.  According to the Currituck County 
Unified Development Ordinance (UDO), Mr. Nash may make this representation, but the 
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applicant reserves their right to objection relating to formal legal standing.  Both Mr. Johnson 
and Mr. Nash agreed to these terms. 
 
Chairman Breathwaite swore in all participants for public hearing case BOA 19-02 Hampton 
Lodge Campground. 

A. BOA 19-02 Hampton Lodge Campground: Williams Mullen is appealing a Letter of 
Interpretation dated January 7, 2019 on behalf of property owner 85’ and Sunny, 
LLC for a non-conforming campground located at 1631 Waterlily Road, Coinjock. 

Chairman Breathwaite introduced the public hearing case. 
 
Lauren Arizaga-Womble, the Board of Adjustment Attorney, presented a summary to the 
board members.  She reviewed the training board members received by the prior Board 
of Adjustment Attorney, Ben Gallop, and reminded the board members that quasi-
judicial cases must be decided on the facts as they are represented by law which is the 
Currituck County Unified Development Ordinance (UDO) and their decisions should not 
be made according to opinions or feelings.  Also, the evidence considered must be 
under oath and must be relevant. 
 
Ike McRee, Attorney for Currituck County, called his first witness.  Laurie LoCicero, 
Currituck County Planning and Community Development Director, took the stand and 
Mr. McRee began his direct examination. Ms. LoCicero said an Interpretation 
Application was received from 85' and Sunny, LLC dated August 30, 2018 asking for the 
number of campsites that existed at Hampton Lodge Campground on January 1, 2013 
and if modification to Hampton Lodge Campground shown on the applicant's site plan 
submitted in the summer of 2018 are permitted.   
 
Mr. McRee asked Ms. LoCicero how she researched to find the history of Hampton Lodge 
Campground from the beginning to present time in relation to all amended UDOs.  Ms. 
LoCicero said the first interactions between the County and Hampton Lodge Campground 
was a septic permit issued May 1967 for a bath house, a septic permit issued June 1967 for 
a trailer and a septic permit issued August 1969 for six camper spaces.  On October 7, 
1971, county-wide zoning was adopted that included the Hampton Lodge property.  Under 
this zoning ordinance and Official Zoning Map campgrounds were permitted in the 
Recreational Residential (RR) Zoning District with the following requirements:  

 A preliminary plat submitted to the Planning Board with each camp 
application for tent sites and camping trailers 

 Minimum 6 acres of land 
 3,000 square feet for each tent and camping trailer space 
 200’ setback for buildings, tent spaces or trailer spaces from any property line 

maintained as a natural buffer 
 Maximum 400’ distance for drinking water, toilet facilities 
 Maximum 1500’ distance to wash-houses; does not apply where community 

water and sewer connections are provided 
 Campgrounds allowed in Flood Plain district with a conditional use permit 

with the same regulations as above  
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Mr. McRee asked Ms. LoCicero if she was able to find any documentation to show Hampton 
Lodge Campground complied or submitted any of the October 1971 zoning ordinance 
requirements and Ms. LoCicero responded she had not. 
 
Mr. McRee asked Ms. LoCicero upon these findings was Hampton Roads Campground 
considered non-conforming in 1971 and Ms. LoCicero responded they were nonconforming 
at the time. 
 
Mr. McRee asked Ms. LoCicero if she was able to find anything else in your research and 
Ms. LoCicero said she found Minutes from the March 20, 1973 meeting of the Currituck 
County Board of Commissioners showing the Board of Commissioners discussed a request 
by Action Development, Inc. for a sub-division plat for Hampton Lodge.  The unrecorded 
draft plat found in the county’s archive shows a camper subdivision that required installation 
of certain infrastructure.    The board determined that the camper subdivision plat would not 
be approved until posting of a required bond and compliance with all other requirements and 
procedures of the Currituck County Subdivision and Zoning Ordinances.   Action 
Development, Inc. did not complete the process required for approval of a camper 
subdivision and no further action was taken on the Action Development, Inc. camper 
subdivision application. 
 
Mr. McRee asked Ms. LoCicero if that application or plat were ever approved and Ms. 
LoCicero said the application was not approved, nor was the plat approved. 
 
Mr. McRee asked Ms. LoCicero if she recalled how many camper sites were shown on that 
plat and she said well over 700 campsites. 
 
Mr. McRee asked for the next items found in her research.  Ms. LoCicero said numerous 
septic permits were found for the time period governed by the 1971 Currituck County Zoning 
Ordinance which were issued in April 1972, July 1972, August 1972 for total of 124 camper 
spaces.  Also, a septic permit was issued in May 1973.  Ms. LoCicero said the next research 
item she found was when the Currituck County Board of Commissioners enacted the 1975 
Zoning Ordinance and Official Zoning Map effective date of January 1, 1975.  Under the 
1975 Zoning Ordinance, camping was a permitted use of property only in recreation 
campgrounds located in the Recreational Residential (RR) Zoning District which Hampton 
Lodge Campground was located within. 
 
Mr. McRee asked Ms. LoCicero if there were any additional requirements to become a 
conforming campground and Mr. LoCicero said there were the following conditions required: 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 

Mr. McRee asked Ms. LoCicero if a conditional use permit was also required along with the 
conditions and she said yes. 
 
Mr. McRee asked Ms. LoCicero if she had found anything in the records showing Hampton 
Lodge Campground had applied for this conditional use permit.  She said on October 29, 
1975 a conditional use permit was issued for Hampton Lodge in a Currituck County Board of 
Adjustment case.   The Board of Adjustment case was started as an appeal of the Currituck 
County Code Enforcement Officer’s determination prohibiting the upgrade of twelve camp 
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sites.  The minutes from the October 29, 1975 Board of Adjustment meeting recorded the 
applicant wanted “to upgrade the twelve waterfront lots by addition of septic tank systems to 
provide sewage disposal for those sites” at Hampton Lodge. 
 
Mr. McRee asked Ms. LoCicero if she was able to determine, if any, action was taken by the 
Board of Adjustment.  She said they approved the twelve camp sites with a condition of a 
required submission of a plat for the twelve camp sites to the Currituck County Code 
Enforcement Officer and the twelve sites must be in conformity with the 1975 Zoning 
Ordinance.  Ms. LoCicero referenced that site plan on the PowerPoint Presentation and 
showed the  location of the campsites.  She said they had determined at that time there 
were 101 campsites by using the site plan that was provided by Hampton Lodge. 
 
Mr. McRee asked Ms. LoCicero if there were any other issuance of building and septic 
permits during this time frame of the 1975 Zoning Ordinance and Official Zoning Map. Ms. 
LoCicero said a septic permit for a modular home was issued in 1978 and a building permit 
for electrical service to fourteen campsites was issued in 1981. 
 
Mr. McRee asked Ms. LoCicero if there was another updated Zoning Ordinance and Official 
Zoning Map enacted by the Currituck County Board of Commissions.  Ms. LoCicero said the 
zoning ordinance was updated with an effective date of November 15, 1982.  Under the 
1982 Zoning Ordinance, the RR-30 Residential/Recreational Zoning District was created.  
The RR-30 Zoning District was described as containing some existing camp grounds and 
camper subdivisions and is retained for the purposes of regulating these existing uses and 
is not intended that this district be expanded.  Recreation campgrounds were still permitted 
uses in the RR-30 district with a conditional use permit meeting the following conditions: 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 
Ms. LoCicero said there is no evidence in county archives that Hampton Lodge applied for 
or received a conditional use permit under the 1982 Zoning Ordinance and for the time 
period governed by the 1982 Zoning Regulations, there are records of the following building 
and septic permits:  

 September 1983:  Building permit (#5625) rewire existing 
campsites 

 March 1984: Building permit (#0122) new 200 amp 
service and rewire for 18 existing campsites 

 June 1984: Building permit (#0362) new service at 
existing campsites rewire 26 existing campsites 

 December 1986:  Building permit (#1981) electrical upgrade to 
200 amp waterfront 

 
Mr. McRee said the next Unified Development Ordinance was effective April 2, 1989 and 
asked Ms. LoCicero if this is correct.  Ms. LoCicero said that is correct.  Mr. McRee asked 
what was required for the campgrounds in this ordinance and Ms. LoCicero said a special 
use permit was required and once again the Residential Recreation (RR) Zoning District was 
designated in the UDO and described as “designed to provide for some existing 
campgrounds and camper subdivisions and is retained for the purposes of regulating these 
existing uses and it is not intended to be expanded" except in certain cases.  On May 18, 
1992, the purpose for the RR Zoning District was amended to provide that the RR Zoning 
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District was “not intended to be expanded except in cases where: a) and existing property 
containing an RR designation is split by zoning lines; b) the expansion only occurs within lot 
boundaries as such boundaries existed as of April 2, 1989; and, c) the campground/camper 
subdivision shall meet all criteria established in Article 14 (Conditional and Special Uses) in 
addition to not exceeding an overall maximum density of 4.5 unit (included campers and 
motel room) and beds (included group sleeping quarters) per acre.”  A use permit was 
required with the following conditions: 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 
Ms. LoCicero said there is no evidence in county records that Hampton Lodge applied for or 
received a use permit under the 1989 UDO.  There was one building permit issued in 
February 1990 for a 200 amp electrical service on A lots. 
 
Mr. McRee asked about the next revision of the UDO in 1992 and Ms. LoCicero said it as 
effective on November 16, 1992.  The Residential Recreation (RR) Zoning District was a 
designated zoning district created for the purpose of existing campgrounds and once again 
was not intended for expansion and a special use permit with the following conditions: 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 
Mr. McRee asked Ms. LoCicero if she was able to find an issuance of the required special 
use permit.  Ms. LoCicero said not for the required special use permit, but in April 1996 
Hampton Lodge was issued a conditional use permit for an outdoor concert special event.  
The Board of Commissioners action on the outdoor concert special event use permit was 
the first consideration of a land development request, other than building and septic permits 
for this property, since 1975. 
 
Mr. McRee asked if this permit was for a land development use or something else.  Ms. 
LoCicero said it was for something else and it was a temporary use permit for the applicant 
to hold an outdoor concert. 
 
Mr. McRee asked if there was a map submitted with this application for the temporary use 
permit for the concert and Ms. LoCicero said there was a site plan submitted that showed 
234 campsites.  She also said a  zoning permit was also required for the special event and 
the plan associated with the zoning permit application illustrated 90 vehicular parking 
spaces for the event on a grassed area on the west side of the gravel road. Ms. LoCicero 
showed the tent camping area that was illustrated on the site plan and said it was the only 
area labeled as tent camping.  Again in March 1997 another special event permit was 
issued for the same similar use and that site plan illustrated 234 camp sites as well. 
 
Mr. McRee asked for the next instance of a record for Hampton Lodge and Ms. LoCicero 
said in January 1998 the Board of Adjustment issued a decision on an appeal of an 
administrative decision regarding the property due to the Code Enforcement Officer 
determining numerous additions were made to campers in violation of the UDO; the property 
owner appealed that decision.  In the record of the case, staff found a list of 32 campsites 
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that obtained permits for screened in porches.  For the time period governed by the 1992 
UDO, numerous septic repair permits were issued. 
 
Ms. LoCicero said the next UDO was effective December 2007 with the same Residential 
Recreation (RR) Zoning District not intended to be an expansion a designated zoning district 
that was described as “not intended to be expanded except in certain cases.  Private 
campgrounds were permitted in the RR Zoning District with a special use permit and with 
the following conditions: 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 Maximum camper size and platform requirements 

 
The 2007 UDO also included language governing platted camper lots for existing camper 
subdivisions.  During the time governed by the 2007 UDO, Hampton Lodge did not make 
application for any land development permits and there is no evidence that septic or building 
permits were issued.  
 
Mr. McRee asked if the UDO changed after 2007.  Ms. LoCicero said it did effective date of 
January 1, 2013.  This UDO removed private campgrounds as a permitted use and the 
Residential Recreation (RR) Zoning District was eliminated.  All existing private 
campgrounds became non-conforming uses and subject to a special section of the UDO.  
As a private campground, Hampton Lodge became a legal non-conforming use subject to 
the general and specific standards of Chapter 8 of the UDO. 
 
Mr. McRee asked Ms. LoCicero if she was able to find at any time from 1971 until today that 
Hampton Lodge Campground's property has ever been a conforming use and Ms. LoCicero 
said no, since 1971 Hampton Lodge has never followed through with any action to make it 
conforming to either the zoning ordinance or the Unified Development Ordinance. 
 
Mr. McRee asked if Ms. LoCicero was able to determine the total number of camp sites 
according to the electrical permits and/or septic system permits that were issued from 1967 
to the present time from reviewing all the documentation.  Ms. LoCicero said they 
determined 190 camp sites through the total electrical and septic permits, but they had 
increased the number to 234 campsites by using the site plans that were submitted for the 
1996 and 1997 special event concert held on the property.  
 
Mr. McRee asked if the tent site number could be determined and Ms. LoCicero said it could 
not be determined since specific sites were never listed on any documentation showing the 
3,000 square feet delineation for each tent site. 
 
Mr. McRee asked Ms. LoCicero if she was able to visit Hampton Lodge Campground and 
asked for her description of the campground.  Ms. LoCicero said she visited the 
campground June 2018; the tent site area was designated with a single sign and the area 
had a few picnic tables and water spigots spaced throughout.  She said the location of the 
area was the same as shown on the 1996 and 1997 site plan previously submitted by the 
campground. 
 
Ms. LoCicero concluded her witness testimony for the first question requested by the 
Application for Interpretation made by 85' and Sunny, LLC, specifically the number of 
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campsites that existed at Hampton Lodge on January 1, 2013, per Section 8.2.6B of the 
Currituck County Unified Development Ordinance (the 2013 UDO), saying, after reviewing 
all documentation and making a site visit, she found the 1996 and 1997 site plans submitted 
by Hampton Lodge Campground to have the correct number of 234 campsites and an area 
permitted for tent campsites existed on January 1, 2013.  
 
Mr. McRee asked Ms. LoCicero how she came to the conclusion of the second requested 
question, specifically, "Are the modifications shown on the Sight Plan permitted under 
Section 8.2.6.A(5) of the UDO?" on the Application for Interpretation made by 85' and 
Sunny, LLC.  Ms. LoCicero said she determined a building already needed to exist on the 
property in order to be modified and additions could not be made such as swimming pools, 
snack bars, etc.  She made this decision based on the 2013 UDO and also by defining the 
term "modification" by using Black's Law Dictionary and also Merriam-Webster's dictionary.  
She said non-conforming uses are allowed to maintain their existing buildings, according to 
the 2013 UDO, Section 8.2.1, to keep them in good working order provided the minor repair 
does not extend, expand, or enlarge the non-conforming aspect.  Although, Ms. LoCicero 
said she did determine the existing facilities could be modified such as the restroom 
facilities, piers, docks, bulkheads, camp store, and other recreation facilities; the new 
facilities listed in the application, such as the new bathroom facilities, swimming pool, pool 
house, etc., are not permitted.  Mr. McRee had no further questions. 
 
Chairman Breathwaite asked for questions from the board. He asked why Pier 8 was shown 
as a non-conforming.  Ms. LoCicero said it is a non-conforming structure because it didn't 
exist before 2013; it was built after 2016 and was not permitted by CAMA.  Mr. Craddock 
asked if there has been an order to remove the pier and Ms. LoCicero said we had an order 
for them to remove it, but the applicant included it in this appeal so the order was stayed for 
any enforcement action, also, there was a violation made by CAMA and the property owner 
came into compliance. 
 
Mr. Roddy asked about the campground advertising as KOA and Ms. LoCicero said this is 
the same campground. 
 
Chairman Breathwaite asked for clarification on non-conforming uses and the purpose and 
intent of Section 8 of the UDO.  Ms. LoCicero said non-conforming uses do no not fit with 
their neighboring areas; they can exist, but limits modifications and expansions.  Ms. 
Bontemps asked if it is the County's intent is to not have campgrounds.  Ms. LoCicero said 
that is the intent as of the 2013 UDO. 
 
Chairman Breathwaite asked questions concerning the maps and the square footage of the 
tent area.  Ms. LoCicero said the hand drawn map has not been brought into scale, but they 
believe the tent area to be approximately 3/4 acre  said she will delineate a number of tent 
sites bases on the 3,000 per square foot condition for each site in the designated tent area 
as shown on the 1996/1997 maps. 
 
Board discussion was held over Code Enforcement and why the campground never came 
into compliance with the conditions of the UDO.  Ms. LoCicero said she could not speak to 
the past, but code enforcement is enforced under her tenure.  She said, as of recent, code 
enforcement is more proactive and not just complaint driven.  
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Mr. Hicks asked about violations in the water, such as piers and if the County had the 
authority to inspect those issues.  Ms. LoCicero said the County works with CAMA and they 
give us the authority to inspect. 
 
Ms. Arizaga-Womble instructed Chairman Breathwaite to give the applicant's attorneys time 
to cross examine and then Mr. McRee will follow up. 
 
Tom Johnson with Williams Mullen began his cross examination of Ms. LoCicero. 
 
Mr. Johnson asked Ms. LoCicero to confirm that a non-conforming use is a use that may 
have predated any zoning ordinance and still be allowed to remain in effect without issuance 
of a violation.  Ms. LoCicero confirmed his statement was true as a general rule as long as 
no expansion occurred. 
 
Mr. Johnson referenced the 2013 UDO, Section 8.1.1, and said this section says the 
purpose and intent of this chapter is to regulate and limit the continued existence of those 
uses, structures, lots of record, etc., but in 2013 the Board of Commissioners decided to 
enact 8.2.6 Nonconforming Campgrounds.  He verified with Ms. LoCicero that most 
nonconforming uses do not have a special section within the UDO.  He referenced A.(5) 
within this section and stated "Modifications to existing campgrounds are permitted provided 
the changes do not increase the nonconformity with respect to number of campsites that 
existed on January 1, 2013."  Ms. LoCicero confirmed this is how the ordinance reads.  He 
stated that Ms. LoCicero had used the term structure when referencing this section in her 
Letter of Interpretation instead of campground and Ms. LoCicero confirmed his statement.  
Mr. Johnson asked if Hampton Lodge had ever submitted any information to bring them into 
compliance with the current or previous UDO and Ms. LoCicero said they had not.  Mr. 
Johnson also asked Ms. LoCicero about previous building permits, electrical permits and 
septic permits and she confirmed they were issued. 
 
Thomas Nash with Trimpi & Nash LLP introduced himself as the attorney for the Waterlily 
Protection Association and began his cross examination of Ms. LoCicero. 
 
Mr. Nash asked Ms. LoCicero if she had used the entire Chapter 8. Nonconformities of the 
UDO to make her interpretation and not just section 8.2.6 Nonconforming Campgrounds.  
Ms. LoCicero confirmed she had used the entire Chapter 8. Nonconformities for both the 
general and specific sections.  Mr. Nash gave an example of how the interpretation would 
be incorrect if only using one section within the chapter and concluded his cross 
examination. 
 
Mr. McRee began his redirect examination of Ms. LoCicero. 
 
Ms. LoCicero confirmed the number of campsites started at six in 1971 and expanded to 
101 campsites by 1975.  She said they are now at 234 campsites and never were brought 
into conformity with the UDO. 
 
Mr. Johnson began his recross examination of Ms. LoCicero. 
 
Ms. LoCicero confirmed the 234 campsites were the campsites that use electric and septic, 
but does not include the tent sites. 
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Mr. McRee introduced Exhibit 1 (County) - Board of Adjustment Agenda Packet - April 11, 
2019 and Exhibit 2 (County) - Extracted Sections form 1971 Zoning Ordinance through 2013 
Unified Development Ordinance (certified as true copies by Leeann Walton, Clerk to the 
Board of Commissioners.  Mr. Johnson allowed the introductions as evidence. 
 
Mr. Johnson began his presentation and overview stating Williams Mullen was retained by 
the Applicant in 2018 shortly after their purchase of the property to help determine the 
number of campsites as of 2013 and  help with the interpretation of UDO section 8.2.6. 
Nonconforming Campgrounds.  Mr. Johnson referenced Pier 8 and how CAMA had found 
this and directed the County to look into it.  He also said the Letter of Determination did not 
state a number of tent sites.  Mr. Johnson said their interpretation of UDO section 8.2.6.A.5 
allows modification to existing campgrounds provided it does not increase the number of 
campsites and they believe this does not apply to structures - meaning additional structures 
built after 2013, not did not exist before are allowed.  He said his clients are looking to 
modernize the campground to make it more consistent with current campgrounds and that 
would require building additional structures. 
 
Mr. Johnson introduced three witnesses:  James Baeurle, Operator for 85' and Sunny LLC, 
for knowledge of the intentions for the new campground; Warren Eadus, President of Quible 
& Associates, for his work on maps for the campground; and Lucky Pappas, former owner of 
Hampton Lodge Campground, owned the campground for over 40 years. 
 
Mr. Johnson turned the presentation over to his associate, Lauren Fussell, for her 
examination.  Ms. Fussell called the first witness, James Baeurle, to the stand. 
 
Mr. Baeurle said he is the Director of Development for Bluewater Development and has 
been in the hospitality business for 30 years.  He has developed six completed 
campgrounds from Maine to North Carolina with the estimated size usually 400 to 500 RV 
sites and 600 sites when including tent sites.  Five campgrounds are currently under 
development range from 500 to 900 campsites.  He said they want to modernize Hampton 
Lodge Campground.  He explained the different options offered in their campgrounds 
including seasonal 90 day maximum camping and short term for 2 to 3 days.  He said they 
have made a big clean-up to Hampton Lodge by removing campers that were staying there 
illegally and removing old structures.  He said they take pride in their campgrounds, 
maintain a high standard for customer satisfaction and try to provide all the amenities that 
modern campers want. Ms. Fussell referenced a photo of a bathhouse and asked Mr. 
Baeurle for information on this.  He said this is an example of one of our bathhouses we 
provide and we try to locate them within 400 feet of all campsites.  Ms. Fussell asked if they 
have plans to increase the size of the current bathhouse on the property and Mr. Baeurle 
said yes, in order to meet our standards the bathhouse needs to be larger.  Mr. Baeurle said 
they also want to install a pool that would only be accessible to campers only and research 
shows a pool existed on the property in the 1950's and early 1960's.  Ms. Fussell showed 
pictures of two pools located at campgrounds owned by Bluewater Development.  Mr. 
Baeurle described the holding tank to be put onsite that would create water pressure and 
would not deplete from the County Water.  He also described a snack bar, care keeper's 
cabin, etc. for future plans.  He said they expect the acreage of Hampton Lodge 
Campground to yield 600 campsites. 
 
Chairman Breathwaite asked for questions from the board. 
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Chairman Breathwaite asked Mr. Baeurle if he knew the number of visitors to the 
campground in 2012 and he said he did not since there was limited financial information 
from Mr. Pappas but they had interviewed people from the stargazers group and employees 
of the campground that said there has been many times that 400 to 500 people were 
camping there per one event.  Other various questions were asked by the board members 
concerning the expected number of campsites and the intent for the additional upgrades. 
 
Mr. Roddy asked if Bluewater Development is KOA and Mr. Baeule said there is a 
partnership and they had fully intended to operate as a KOA this season, but due to extent 
of time between our request for a Letter of Determination in August and the receipt of the 
Letter of Determination in January, we will not operate as a KOA this year.  The intention is 
to operate as a KOA next season.  Mr. Roddy also asked if Mr. Baeule's interpretation of 
UDO section 8.2.6. says you can build any amenity as long as it doesn't  expand the number 
of campsites and Mr. Baeule confirmed his statement. 
 
Mr. Roddy asked Mr. Baeurle what number of campsites they would like determined.  Mr. 
Baeurle said we are looking for a determination of 280 to 700 campsites. 
 
Due to the publics ongoing disruptions, the Board of Adjustment Attorney, Lauren Arizaga-
Womble requested the audience remain quiet during the meeting and she reminded the 
Chairman of his authority to keep order in the boardroom. 
 
Mr. Craddock asked Mr. Baeurle if the County had issued violations for illegal work 
performed on the property and Mr. Baeurle said not to his knowledge.  Mr. Craddock asked 
if it is normal practice for a company to purchase a campground without knowledge of the 
number of campsites.  Mr. Baeurle said he looked at the 400 acres and with research, the 
evidence was overwhelming that there was 280 to 700 campsites.  Mr. Craddock asked if it 
is normal business practice to purchase a campground that is nonconforming and Mr. 
Baeurle said it is hard to find a campground that is not nonconforming any more so we are 
used to dealing with this. 
 
Mr. McRee began his cross-examination of Mr. Baeurle. 
 
Mr. McRee asked Mr. Baeurle if he had spoken with the Planning Department and knew the 
campground was nonconforming.  Mr. Baeurle said yes and also saw 284 site hook-ups with 
a site plan for 700 campsites. 
 
Mr. McRee asked if the site plan was approved and Mr. Baeurle said no, but we believe 
there was a bond. 
 
Mr. Nash began his cross-examination of Mr. Baeurle. 
 
Mr. Nash asked Mr. Baeurle if he believed as long as the number of campsites was not 
increased that they could build anything on the property and if the additional bathrooms, 
pools, etc. would not be an expansion.  Mr. Baeurle did not directly answer the question.  
Mr. Nash made several attempts to ask the question in different ways. Mr. Johnson objected 
to the repetition and Chairman Breathwaite agreed the point has been made. 
 
Chairman Breathwaite asked the board if there were any further questions. 
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Mr. Roddy noted a section of the UDO that states expanding acreage of a campground is 
not allowed.  Mr. Baeurle said they are not expanding the acreage. 
 
Chairman Breathwaite said the UDO Section 8, has to be taken as a whole and you cannot 
carve out a certain section.  He noted section 8.2.3. Expansion and Enlargement and asked 
Mr. Baeurle the difference between intensification of a campground and enlargement of a 
campground.  Mr. Baeurle said intensified is exceeding the number of campsites allowed as 
of 2013. 
 
Ms. Fussell began her re-direct examination of Mr. Baeule.  She had Mr. Baeurle explain the 
different types of camping included in rough tent camping.  Mr. Baeurle said RV boondock 
(camping without hook-ups) camping is included in their campgrounds.  Mr. Baeurle also 
said camping groups, such as the Stargazers, should to be able to camp in whatever area 
provides the best view. 
 
Chairman Breathwaite reminded all in attendance to be cordial with each other during the 
hearing. 
 
Ms. Fussell called her next witness, Warren Eadus, and began the direct examination. 
 
Mr. Eadus said he is the President of Quible & Associates, a local engineering and 
surveying firm in Currituck County.  He is a Professional Geologist but has worked in current 
job for 16 years since 2003 and has a four year degree with five years apprenticeship then 
passing exams.  His work duties include President of Quible & Associates, securing CAMA 
permits, delineating wetlands, creating site plans, staff Geologist, etc.  The company 
averages 120 projects per year with 70 percent of the projects requiring site plans. 
 
Ms. Fussell asked to tender Mr. Eadus as an expert witness in site plans.  There were no 
objections. 
 
Mr. Eadus said the Hampton Lodge Campground property is 450 acres by the current 
survey.  He showed historical aerial photos from 1952, 1961, 1973 and 1977 that were 
found as part of the environmental site assessment he conducted.  Wetlands were 
confirmed as part of the process.  In the 1973 photo four roads were cut in the wooded 
subdivision for the Woodall Subdivision Plat.  If dividing all of the area by the 3,000 square ft 
requirement, there are 766 campsites, but after taking out the wetlands, his conclusion is 
408 RV sites and 50 tent sites.  Mr. Eadus briefly described all maps and sketches in the 
applicant's presentation Tabs 2 through 10 and how he came to his conclusion of 458 
campsites.   
 
Ms. Fussell requested Tabs 2 through 10 of their presentation to be submitted as Exhibit 1 
(Applicant). 
 
The board asked Mr. Eadus questions concerning the actual sites being used in 2012 and 
various questions concerning the sites with utilities.  Mr. Eadus said 250 sites have some 
variation of water, sewer and electric.  There is 25 existing septic systems with a also a 
pump and haul tank that were still functioning with some systems installed in the 1970's or 
before and should be replaced.  He said the submittal made to Currituck County in June 
2018 was for 314 RV sites and 78 tent sites. 
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Chairman Breathwaite asked Mr. Eadus if it is safe to say the range for the final number of 
campsites is between 234 and 314.  Mr. Eadus agreed with the 234, but said the upper 
number should be 458 as he had concluded from previous studies. 
 
Mr. Craddock pointed out that the maps were never submitted for approval by the Board of 
Commissioners and Mr. Eadus agreed.  Mr. Craddock also pointed out the campground 
would not have adequate fire protection with the 3 inch waterline.  Mr. Eadus said a dry 
hydrant using a pond or a tank could be used and hidden onsite. 
 
Ms. Fussell called their third witness, John E. (Lucky) Pappas, the previous owner of 
Hampton Lodge Campground to the stand. 
 
Mr. Pappas said he purchased the property in 1974 with two partners.  He lived in Virginia 
and had Harvey Jamison managing the campground.  Mr. Pappas said a site plan was 
never recorded, but there were 252 hook-ups, not sites.  He referenced Map, Tab 6, and 
said it was not intended to be a site plan, but was a guide submitted for a special use permit.  
He said there was a Blue Grass festival held with close to 400 camping units in attendance.  
He referenced the illegal pier 8 and said the hunters repaired it without a permit and he 
knew nothing about it.  He said Stargazers have been coming for 25 years and staying in 
the cedars. 
 
Mr. Fussell referenced Tab 12, pictures of the tent camping area and Tab 11, receipts from 
the Stargazers 
 
The board asked Mr. Pappas questions concerning a site plan.  Mr. Pappas said he never 
submitted a site plan to the County and was never asked by the County to provide a plat. 
Also, Mr. Pappas testified he visited the campground and counted 252 hook-ups shortly 
before selling the campground. 
 
Chairman Breathwaite called a 5 minute recess at 10:28 PM. 
 
Chairman Breathwaite reopened the public hearing at 10:33 PM. 
 
Ms. Fussell requested to enter Tab 11, Tab 12 and Tab 1 PowerPoint as Exhibit 2 
(Applicant). 
 
Thomas Nash, Attorney on behalf of the Waterlily Protection Association began his 
presentation and called witness, Jim Market from Piney Island Road to the stand. 
 
Mr. Market said he is a lifelong resident of Currituck County and has a workshop located 
beside the gates to the campground.  Throughout the years he visited the campground to 
purchase items from the store.  He also was hired by Mr. Jamison in 1985 to install a 
bulkhead at the campground.  He spent approximately one month working onsite.  He said 
all campsites located along the water were full.  He never observed tent campers, but did 
remember the sign. 
 
The board members ask Mr. Market questions.  Ms. Bontemps asked if he was aware of the 
Woodall's trying to sell the campground with 700 campsites and he said no. 
 
Mr. Johnson began his cross-examination of Mr. Market.  He asked if he had a house 
beside the campground and lived there full time.  Mr. Market said he only had the workshop 
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at that location but was there seven days per week.  Mr. Johnson also asked when he 
installed the bulkhead and Mr. Market said it was in the summer. 
 
Mr. Nash called his second witness, Judy Jones from Waterlily Road.  She said she has 
lived in Waterlily all her life and had used the store to purchase mild and bread through the 
years.  She said she does not recall any specific campsites, nor a pool, or a volleyball court, 
etc.  She said she has not observed any improvements made, but only deterioration of the 
campground. 
 
Mr. Johnson cross-examined Ms. Jones and asked where her house is located in proximity 
of the campground.  Ms. Jones said three miles south of the campground. 
 
Mr. Nash called his third witness, Paul O'Neal from Waterlily Road.  He asked him the 
proximity of his house to the campground and Mr. O'Neal said three miles south of the 
campground.  Mr. O'Neal has lived in the area for 50 years.  He would go to the 
campground store to buy ice cream.  Mr. Harvey hired him in the fall of 1980 to spade the 
campsites.  He said in his opinion, there were 175 to 200 camp sites in 1980.  He said there 
was a store, restroom, recreation hall and a house at the gate.  He remembers the sign for 
the tents camping area.  Mr. O'Neal said he was a member of the Board of Commissioners 
from 1994 until 2006 and from 2008 until 2016; during these times he served as the 
Chairman many times.  While serving on the Board of Commissioners, he visited the 
campground 1995-1996 due to zoning citing the campground for illegal structures attached 
to the campers.  Mr. Nash asked Mr. O'Neal if the campground had changed from the 
1980's and he said it had not.  Mr. Nash asked about the process in 2013 when the Board of 
Commissions made campgrounds nonconforming.  Mr. O'Neal said the Planning Board 
passed it unanimously without any objections from the public and that the Board of 
Commissions passed it unanimously without any objections from the public.  The public 
hearing was advertised according to NC General Statues.  Mr. O'Neal said campgrounds 
along with mobile home parks, junkyards and billboards have all been made nonconforming 
with the purpose for the uses to go away.  Mr. O'Neal said the entire UDO Chapter 8 applies 
to nonconforming campgrounds and not just section 8.2.6.  He said in early 2017 a 
representative of Bluewater approached him to facilitate a community meeting.  Bluewater 
acknowledged the 234 campsites, but said they needed more to make the business work.  
The public was against this and they took it to the Planning Board anyways asking for more 
than the acknowledged 234 sites and they were denied.  Mr. Nash showed GIS Maps of the 
campground throughout the years and asked Mr. O'Neal to describe them.  Mr. O'Neal said 
it was aerial maps of the campground showing it has not changed. 
 
The board asked Mr. O'Neal questions.  Mr. Roddy said the campers looked the same in all 
the aerial photos and Mr. O'Neal said because most of them were permanent campers with 
people staying year round.  Ms. Bontemps asked why the County voted to do away with 
campgrounds and Mr. O'Neal said because the County was having trouble with zoning 
violations, people living there year round and the roads to the campground are in bad 
condition; there were health and safety issues.  Ms. Bontemps voiced her concern over the 
County taking away a family area. 
 
Mr. Johnson cross-examined Mr. O'Neal and referenced the UDO section 8.2.6 A.(5).  Mr. 
O'Neal said this section is not exclusive, but inclusive and you must take the whole Chapter 
8 in account.  Mr. Johnson asked about the community meeting and asked if the number of 
campsites was actually 250 site hook-ups and not 234 campsites.  Mr. O'Neal said he did 
not recall, but does recall the number requested was 450 which is what you are asking for 
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now.   Mr. Johnson asked what time of year the aerials were taken and Mr. O'Neal said he 
did not know. 
 
Mr. Nash asked to have the GIS aerial photos entered as evidence.  Mr. Johnson objected 
and based his objection on not knowing the time of year the photos were taken.  The 
Chairman agreed with Mr. Johnson, but asked for advice from the Board of Adjustment 
Attorney, Lauren Arizaga-Womble.  Chairman Breathwaite decided to allow the evidence 
with a weight of caution since the seasonal dates of the photos were not known.  Mr. 
Nash entered the Hampton Lodge Campground Aerial Photos Over Time as Exhibit 1 
(Waterlily). 
 
Chairman Breathwaite opened the hearing to public comment. 
 
Jacklyn Myers from Waterlily Road came before the board.  Ms. Myers said the 
campground was so packed that at times the No Vacancy sign was on the gate.  She 
said there are 250 to 300 campsites including the tent area and it was very well run by 
Uncle Harvey. 
 
Brian Rudo from Waterlily Road came before the board and said he had seen buses run 
off the road into the water.  Mr. Johnson objected to this testimony and said it was not 
relevant.  Ms. Arizaga-Womble said this is a public comment period and the citizens are 
not under oath.  She asked the public comments to be on the two issues at hand which 
are the number of campsites and your opinion about the interpretation of modification.  
Chairman Breathwaite sustained the objection.  Ms. Arizaga-Womble reminded the 
board to only consider the sworn competent testimony and the public comment should 
have no bearing on their decision.  Two more citizens commented on intensification of 
the campground causing traffic issues. 
 
Chairman Breathwaite closed the public hearing at 11:19 PM.  Ms. Arizaga-Womble 
allowed Mr. Johnson, Mr. McRee and Mr. Nash to make their closing statements. 
 
Discussion by the board was held over taking the UDO Chapter 8 as a whole and 
considering the facts.  Ms. Arizaga-Womble reminded the board about applying the law 
to the facts and not just feelings. 
 
Mr. Craddock motioned that the Board of Adjustment affirms the determination by Ms. 
Laurie LoCicero based on findings of facts that there have been no additional plats 
submitted to the County of Currituck that show any different than 234 lots and that 
according to the evidence applied by the applicant on tab 6, tab 7 and tab 8 that these 
are hypothesized lots that have never been actually recorded and approved by the 
Currituck County Board of Commissioners at any time in the past and that Ms. LoCicero 
did not make an error or incorrectly determine the number of lots that are existing on 
January 1, 2013. 
 
Mr. Roddy seconded the motion and the motion concerning the number of campsites 
carried unanimously. 
 
Ms. Arizaga-Womble asked Mr. Craddock to make a second motion to address the 
second item, modification. 
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Mr. Craddock motioned to affirm the determination of Laurie LoCicero in regards to 
modifications based on the findings of fact that Chapter 8 of the UDO in regards to 
nonconformity is general and specific and that any modifications other than basic 
repairs, routine maintenance in accordance with the requirements of that chapter as a 
means of preserving safety and appearance would be unlawful if they were different 
than what is in section 8.1.2.   
 
Mr. Roddy seconded the motion. 
 
Mr. Johnson asked for clarification on the second motion concerning modification and 
asks if Mr. Craddock is upholding Ms. LoCicero's decision that construction within the 
building footprint is okay. 
 
Ms. Arizaga-Womble clarified with Mr. Craddock he is upholding the decision of Ms. 
LoCicero in her letter of determination. 
 
Mr. Johnson said he was satisfied with this clarification. 
 
Chairman Breathwaite continued with the vote and the motion passed unanimously. 

RESULT: AFFIRM STAFF'S DECISION [UNANIMOUS] 
AYES: Cathy Bontemps, Board Member, Troy Breathwaite, Board Member, Steven 

Craddock, Board Member, Lynn L. Hicks, Board Member, Thom Roddy, Board 
Member 

ABSENT: Gregory Hammer, Board Member 

 County - Exhibit 1  

 County - Exhibit 2  

 Applicant - Exhibit 1  

 Applicant - Exhibit 2  

 Waterlily - Exhibit 1  

 ANNOUNCEMENTS 
There were no announcements. 

 ADJOURNMENT 
Chairman Breathwaite asked for a motion to adjourn. 
 
Mr. Hicks motioned to adjourn.  Mr. Roddy seconded the motion and the meeting adjourned 
at 12:19 AM on April 12, 2019. 



 
CURRITUCK COUNTY 

NORTH CAROLINA 
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January 10, 2019 
Minutes – Regular Meeting of the Board of Adjustment 

 CALL TO ORDER 
The Board of Adjustment Attorney, Ben Gallop, called the meeting to order at 7:00 PM.  The 
regular meeting of the Board of Adjustment was held in the boardroom at the Currituck County 
Historic Courthouse - 153 Courthouse Road, Currituck, North Carolina. 
 

Attendee Name Title Status Arrived 
Matthew Battey Board Member Absent  
Cathy Bontemps Board Member Present  
Troy Breathwaite Board Member Present  
Gregory Hammer Board Member Present  
Thom Roddy Board Member Present  
Cheri Elliott Clerk to the Board Present  
Ben Gallop Board of Adjustment Attorney Present  

 

A Announce Quorum Being Met 

Mr. Gallop announced a quorum being met with four regular members present.  There were 
no alternates present at the meeting. 

B Swearing In of New Members 

Oaths of Office were completed prior to the meeting in the boardroom.  Notary, Cheri C. 
Elliott, swore in two new board members:  Cathy Bontemps (term ends December 31, 2020) 
appointed by the Board of Commissioners on August 6, 2018 and Thomas Roddy (filled an 
unexpired term with ending date December 31, 2019) appointed by the Board of 
Commissioners on March 5, 2018. 

C Election of Chairs 

Mr. Hammer nominated Troy Breathwaite for Chairman.  There were no other nominations.  
Mr. Hammer motioned for approval.  Ms. Bontemps seconded the motion and the motion 
carried unanimously. 
 
Chairman Breathwaite asked for nominations for Vice-Chairman. 
 
Ms. Bontemps nominated Greg Hammer for Vice-Chairman.  There were no other 
nominations.  Mr. Hammer motioned for approval.  Mr. Roddy seconded the motion and the 
motion carried unanimously. 
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Mr. Gallop congratulated the new Chairman, Troy Breathwaite,  and the new Vice-Chairman, 
Greg Hammer.     

D. Approval of Agenda 

Vice-Chairman Hammer motioned to approve the Agenda for tonight's meeting.  Ms. 
Bontemps seconded the motion and the motion carried unanimously. 

RESULT: APPROVED [UNANIMOUS] 
AYES: Cathy Bontemps, Board Member, Troy Breathwaite, Board Member, Gregory 

Hammer, Board Member, Thom Roddy, Board Member 
ABSENT: Matthew Battey, Board Member 

 APPROVAL OF MINUTES FOR NOVEMBER 9, 2017 
Vice-Chairman Hammer motioned to approve the meeting minutes for November 9, 2017.  Ms. 
Bontemps seconded the motion and the motion carried unanimously. 

RESULT: APPROVED [UNANIMOUS] 
AYES: Cathy Bontemps, Board Member, Troy Breathwaite, Board Member, Gregory 

Hammer, Board Member, Thom Roddy, Board Member 
ABSENT: Matthew Battey, Board Member 

E. Board of Adjustment Minutes for November 9, 2017  

 OLD BUSINESS 
Mr. Gallop informed the board he will resign as their attorney with tonight being his last meeting. 
 
Mr. Gallop briefed the board on the pending lawsuit, Currituck County v. Currituck County 
Board of Adjustment and Davis Street Holdings, LLC and asked to go into a closed session 
to advise them. 
 
Mr. Roddy motioned for a closed session with the Board of Adjustment Attorney to preserve 
the Attorney-Client Privilege in Matters Entitled  Currituck County v. Currituck County Board 
of Adjustment and Davis Street Holdings, LLC, pursuant to G.S. 143-318.11(a)(3).  Ms. 
Bontemps seconded the motion and the motion carried unanimously. 
 
The closed session began at 7:10 PM in the in the conference room with Mr. Gallop taking 
the minutes.  The clerk to the board did not attend and remained in the boardroom during 
the closed session.  The board returned to the boardroom at 7:25 PM. 

 NEW BUSINESS 
Mr. Gallop started the training session discussing variances and appeals.  Some of the items 
explained were appeals from an enforcement action and a variance being an exceptional 
remedy from a hardship.  Mr. Gallop also discussed the four items necessary to have a founded 
hardship and stressed the importance of the applicant having the burden of the proof.  Voting 
necessary was also explained:  Variance 4/5 vote and simple majority for an appeal.  Known 
conflicts were explained:  Having a fixed opinion, undisclosed ex parte communications and a 
close relationship or financial relationship.  Mr. Gallop gave reasons for the existence of the 
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Board of Adjustment; he said they have the added benefit of being appointed and not elected so 
it helps to remove political misconceptions of their decisions.  Evidence was explained with the 
importance of expert testimony versus neighbor's opinions.  Decisions must be made on facts.  
Due process was explained with the difference between parities and public to limit the public 
comment and remind them they are under oath.  The public does not have the right to question; 
only the parties are allowed to question the parties.  Mr. Gallop also explained the benefit of 
attorney's opening statements and said this will be a benefit to the board. 
 
Chairman Breathwaite and Ms. Bontemps asked about the dialog amongst the board and 
whether their discussion is held in front of the parties and the public.  Mr. Gallop said board 
members do openly discuss during the meeting and a closed session is rare. 
 
Mr. Gallop further explained the procedures of the meeting:  Letting the defendant present his 
case first, procedures of getting the evidence and closing the evidentiary session.  Also, the 
board can vote to reopen the public hearing if necessary. 
 
Mr. Gallop concluded his training session and wished the board luck.  He said he may see them 
again while representing a client at a future meeting. 

 ANNOUNCEMENTS 
There were no announcements made. 

 ADJOURNMENT 
Vice-Chairman Hammer motioned to adjourn the meeting.  Ms. Bontemps seconded the motion 
and the motion carried unanimously with the adjournment at 8:12 PM. 
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2436) 

 

Agenda Item Title 
 
BOA 19-02 Hampton Lodge Campground: 
 

 

Brief Description of Agenda Item: 
 
Williams Mullen is appealing a Letter of Interpretation dated January 7, 2019 on behalf of 
property owner 85’ and Sunny, LLC for a non-conforming campground located at 1631 Waterlily 
Road, Coinjock. 

 

 

Board Action Requested 

Action 

Person Submitting Agenda Item 

Cheri Elliott, Assistant 

 

Presenter of Agenda Item 

Laurie LoCicero 
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PB 19-02 Hampton Lodge Campground/850 and Sunny Appeal 
Page 1 of 7 

 
         

      Currituck County 
Planning and Community Development Department 

Planning and Zoning Division 
153 Courthouse Road, Suite 110 
Currituck, North Carolina  27929 

252-232-3055     FAX 252-232-3026 
 
 

To:   Board of Adjustment 
 
From: Planning Staff 
  
Date: April 3, 2019 
 
Subject: BOA 19-02 Hampton Lodge Campground 
 
 
Hampton Lodge Campground owner, 85o and Sunny, LLC is appealing the Planning and 
Community Development Director’s January 7, 2019 Letter of Determination.  In August 2018,    
85o and Sunny, LLC applied for a letter of interpretation for the four properties associated with 
the Hampton Lodge Campground located at 1631 Waterlily Road (PINs 007900000010000, 
07900000020000, 07900000030000, and 00790000004000; the “Subject Properties”).  The 
Unified Development Ordinance that became effective in January 2013 removed “campgrounds” 
as a permitted use in any zoning district in the county and all exisitng campgrounds became 
non-conforming uses.   
 
In the letter of determination application, the property owner inquired about two specific issues:  

1. What were the number of campsites that existed at Hampton Lodge 
Campground (“Hampton Lodge”) in January 1, 2013, per Section 8.2.6B (1) of 
the Currituck County Unified Development (“UDO”)?  Applicant requests a 
determination that the number of campsites that existed on January 1, 2013 
were at least the number of campsites that are shown on the Application’s 
Major Site Plan Application (the “Site Plan”) submitted for review by Currituck 
County on June 29, 2018. 

2. Are the modifications to Hampton Lodge shown on the Applicant’s Site Plan 
permitted? Applicant requests a determination that the modification shown on 
the Site Plan are permitted under Section 8.2.6A(5) of the  UDO and do not 
increase the nonconformity of Hampton Lodge with respect to the number of 
campsites that existed on January 1, 2013.  

   
The January 7, 2019 Letter of Determination established 234 campsites (recreational vehicle or 
camper trailer sites) existing on January 1, 2013.  This is based on County documentation and 
records since 1967, including septic permits, building permits, land development approvals, 
certain temporary use permits.  Electrical and septic permits have been issued for 190 
campsites since 1967.  The number of tent sites for the campground was unable to be 
determined because the historical documents concerning the subject property only illustrated 
large areas designated for tent camping.  No individual tent sites were delineated on historical 
records.  The January 2019 letter also states that “some of the modifications illustrated on the 
Applicant’s proposed site plan are permitted.”  No new structures or amenities can be 
constructed, only modifications to existing structures shall be allowed.      
 
The applicant is specifically appealing the following: 
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PB 19-02 Hampton Lodge Campground/850 and Sunny Appeal 
Page 2 of 7 

1. December 19, 2018 email notice from Laurie B. LoCicero to Warren Eadus (Quible & 
Associates, engineer to the Property Owner) regarding “Hampton Lodge CAMA 
submittal”. 

a. Grounds for Appeal” The Planning Director determined that “structure 8” on 
“sheet 5”, which is an existing pier on the Property that the Owner wished to 
replace, could not be replaced on the grounds that the replacement would not be 
“modification of an acceptable non-conforming existing structure.”  The Planning 
Directors determination was erroneous as a matter of law.  The Property is 
presently a private campground, which is non-conforming use under Section 
8.2.6 of the UDO.  As provided in Section 8.2.6.A(5) of the UDO, existing 
campgrounds may be modified “provided the changes do not increase the non-
conformity with respect to the number of campsites that existed on January 1, 
2013.  The pier in questions is not a campsite, and its existence construction, 
reconstruction, and/or replacement would not increase the number of campsites 
on the Property.  The replacement of the pier in questions would also not expand 
the campground to cover additional land area.  The pier itself is not a non-
conforming structure, but is rather a permitted and conforming accessory 
structure under Section 4.3.2.C(1)(a) of the UDO.  As the replacement of the pier 
does not increase the number of campsites on the Property, its replacement 
should be permitted as a matter of law. 
 

2. January 7, 2019 letter from Laurie B. LoCicero to Owner (c/o Williams Mullen attorney to 
Owner). 

a. Grounds for Appeal: New bathroom facilities, swimming pool, pool house and 
other additional structures are allowed pursuant to Section 8.2.6A(5) since these 
“changes do not increase the non-conformity with respect to the number of 
campsites that existed on January 1, 2013.  As further provided in the Applicant’s 
previously submitted Memorandum in Support of Application for Interpretation. 
 

3. January 7, 2019 letter from Laurie B. LoCicero to Owner (c/o Williams Mullen, attorney 
to Owner). 

a. Grounds for Appeal: Number of campsites.  More than 234 campsites existed as 
of January 1, 2013 as further provided in Applicant’s previously submitted 
Memorandum in Support of Application for Interpretation.     

 
Unified Development Ordinance 
The following sections of the UDO are applicable to this case: 

 Section 8.1.1 Purpose and Intent 
o In the provisions established by this Ordinance, there exist uses of land, 

structures, lots of record, signs, and site features (e.g., off-street parking, 
landscaping, etc.) that were lawfully established before this Ordinance was 
adopted or amended, that now do not conform to its terms and requirements.  
The purpose and intent of this chapter is to regulate and limit the continued 
existence of those uses, structures, lots of record, signs, and site features that do 
not conform to the provisions of this Ordinance, or any subsequent amendments.  

 Section 8.1.2 Authority to Continue  
o Nonconformities are allowed to continue, and are encouraged to receive routine 

maintenance in accordance with the requirements of this chapter as a means of 
preserving safety and appearance 

 Section 8.1.5 Increase in Nonconformity  
o Except as authorized by this chapter, no person shall engage in activity that 

increases a nonconformity that lands rezoned to a PD district are subject to the 
approved master plan and terms and conditions. (See Attachments 4B) 
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 Section 8.1.6 Minor Repairs and Maintenance 
o Minor repairs and normal maintenance that are required to keep nonconforming 

uses, structures, lots of record, site features, and signs in a safe condition are 
permitted, provided the minor repair or maintenance does not extend, expand, or 
enlarge the nonconforming aspect.   For the purposes of this section, “minor 
repairs and maintenance” shall mean: 

 Maintenance of Safe Condition – Repairs that are necessary to maintain 
a nonconforming use, structure, lot of record, site feature, or sign in a 
safe condition   

 Maintenance of Land for Safety – Maintenance of land areas and site 
aspects to protect against health hazards and promote safety of 
surrounding uses.   

 Section 8.2.6 Nonconforming Campgrounds 
o Private campgrounds are not allowed as a principal use in Currituck County.  All 

existing campgrounds and campground subdivisions are nonconforming uses 
subject to the following standards: 

 General Standards 
 Camping is an allowed use of land only in existing campgrounds 

and campground subdivisions 
 Campers may not be modified in any manner that would render 

the unit non-transportable 
 No tent or camper may be located on a campsite or campground 

subdivision for more than 90 days 
 Additions to campers are not permitted 
 Modifications to existing campgrounds are permitted provided 

those changes do not increase the nonconformity with respect to 
the number of campsites that existed on January 1, 2013.  

 Existing Campgrounds 
 Existing campgrounds may not be expanded to cover additional 

land area or exceed the total number of campsites that existed 
January 1, 2013. 

 Campers may not be placed on a permanent foundation. 
 Campsites may have a wooden platform not to exceed 100 square 

feet.  Platforms must be 12 inches or less in height from existing 
grade.  Handicap ramps are not subject to the maximum height 
requirement and square footage provided the ramp does not 
exceed five feet in width. 

 Campgrounds shall not include permanent residence, excluding 
one dwelling unit to be occupied by the park caretaker.     

 
Background 
Hampton Lodge Campground has existed at least since May 1967.  Currituck County has 
record of septic permits for a bath house for this property dated May 2, 1967.  The county did 
not regulate the use of property through zoning in 1967.  On October 7, 1971 county-wide 
zoning was adopted.  Under the 1971 Zoning Ordinance and Official Zoning Map, campgrounds 
were permitted in the Recreational Residential (RR) Zoning District with the following 
requirements: 
 

 A preliminary plat submitted to the Planning Board with each camp application for 
tent sites and camping trailers 

 Minimum 6 acres of land 
 3,000 square feet for each tent and camping trailer space 
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 200’ setback for buildings, tent spaces or trailer spaces from any property line 
maintained as a natural buffer 

 Maximum 400’ distance for drinking water, toilet facilities 
 Maximum 1500’ distance to washhouses; does not apply where community water 

and sewer connections are provided 
 Campgrounds allowed in Flood Plain district with a conditional use permit with 

the same regulations as above  
 

Hampton Lodge was zoned RR under the 1971 Zoning Map.  No documentation was found 
showing that Hampton Lodge submitted an application or received approval of a preliminary plat 
for the tent sites and camping trailers at Hampton Lodge. No action was taken by the property 
owner to ensure the campground had compliance with the 1971 standards; the property 
became a non-conforming use and has continued as such.     
   
Minutes from the March 20, 1973 meeting of the Currituck County Board of Commissioners 
show that the Board of Commissioners discussed a request by Action Development, Inc. for a 
“sub-division plat” for Hampton Lodge.  Based on unrecorded draft plats found in the county’s 
archives, it appears that Action Development, Inc. was seeking to create a camper subdivision 
that required installation of certain infrastructure. At the March 20, 1973 Board of 
Commissioners’ meeting, the board determined that the camper subdivision plat would not be 
approved until posting of a required bond and compliance with all other requirements and 
procedures of the Currituck County Subdivision and Zoning Ordinances.   Action Development, 
Inc. did not complete the process required for approval of a camper subdivision and no further 
action was taken on the Action Development, Inc. camper subdivision application.  During 1972, 
septic permits applications were submitted for camper spaces numbered up to 124.   
 
With an effective date of January 1, 1975, the Currituck County Board of Commissioners 
enacted the 1975 Zoning Ordinance and Official Zoning Map.  Under the 1975 Zoning 
Ordinance, camping was a permitted use of property only in recreation campgrounds located in 
the Recreational Residential (RR) Zoning District with a conditional use permit.  The 1975 
Zoning Ordinance required the following conditions for issuance of a conditional use permit 
allowing camping as a use in the RR Zoning District: 
 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 
On October 29, 1975 a conditional use permit was issued for Hampton Lodge in a Currituck 
County Board of Adjustment case (BOA 75-8).   The Board of Adjustment case was instituted as 
an appeal of the Currituck County Code Enforcement Officer’s determination prohibiting the 
upgrade of twelve waterfront camp sites.  The minutes from the October 29, 1975 Board of 
Adjustment meeting relay that the applicant wanted “to upgrade the twelve waterfront lots by 
addition of septic tank systems to provide sewage disposal for those sites” at Hampton Lodge.   
The Board of Adjustment granted a conditional use permit to upgrade the twelve waterfront lots 
by addition of septic tanks systems, provided that: 

 A plat of the twelve sites be submitted to the Code Enforcement officer. 
 That the twelve sites be in conformity with the Zoning Ordinance. 
 That the septic tank systems be installed in accordance with the regulations of 

the Health Department.   
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A copy of a site plan showing camper sites 23-35 with the additional sewage is included in the 
record of the case.  Some of the camp sites shown on the plan do not appear to be a minimum 
of 3000 square feet required by the 1975 Zoning Ordinance.  These lots could have predated 
the 1971 Zoning Ordinance.  The site plan also recognized waterfront camper sites 23-101.  
   
With an effective date of November 15, 1982, the 1982 Zoning Ordinance and Official Zoning 
Map was enacted by the Currituck County Board of Commissioners.  Under the 1982 Zoning 
Ordinance, the RR-30 Residential/Recreational Zoning District was created.  The RR-30 Zoning 
District was described as containing “some existing camp grounds and camper subdivisions and 
is retained for the purposes of regulating these existing uses.  It is not intended that this district 
be expanded.”  Recreation campgrounds were still permitted uses in the RR-30 district with a 
conditional use permit meeting the following conditions: 
 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 
There is no evidence in county archives that Hampton Lodge applied for or received a 
conditional use permit under the 1982 Zoning Ordinance.   Building permits and septic permits 
were applied for during the effective time of this Ordinance.    
 
With effective date of April 2, 1989, the Currituck County Board of Commissioners enacted a 
Unified Development Ordinance (UDO) and Official Zoning Map.  A Residential Recreation (RR) 
Zoning District was designated in the UDO and described as “designed to provide for some 
existing campgrounds and camper subdivisions and is retained for the purposes of regulating 
these existing uses.  It is not intended to be expanded.”  On May 18, 1992, the purpose for the 
RR Zoning District was amended to provide that the RR Zoning District was “not intended to be 
expanded except in cases where: a) and existing property containing an RR designation is split 
by zoning lines; b) the expansion only occurs within lot boundaries as such boundaries existed 
as of April 2, 1989; and, c) the campground/camper subdivision shall meet all criteria 
established in Article 14 (Conditional and Special Uses) in addition to not exceeding an overall 
maximum density of 4.5 unit (included campers and motel room) and beds (included group 
sleeping quarters) per acre.”  A use permit was required with the following conditions: 
  

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 
There is no evidence in county archives that Hampton Lodge applied for or received a use 
permit under the 1989 UDO.    
 
With an effective date of November 16, 1992, a revised Unified Development Ordinance, (the 
“1992 UDO”), was enacted by the Currituck County Board of Commissioners.  The Residential 
Recreation (RR) Zoning District was a designated zoning district created for the purpose “to 
provide for some existing campgrounds and camper subdivisions and is retained for the 
purposes of regulating these existing uses.  It is not intended to be expanded except in cases 
where: a) an existing property containing an RR designation is split by zoning lines; b) the 
expansion only occurs within lot boundaries as such boundaries existed as of April 2, 1989; and, 
c) the campground/camper subdivision shall meet all criteria established in Article 14 
(Conditional and Special Uses) in addition to not exceeding an overall maximum density of 5.5 
units (includes campers and motel rooms) and beds (includes group sleeping quarters) per 
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acre.” Private campgrounds were a permitted use in the RR Zoning District with a special use 
permit with the following conditions: 
 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
 8% of total acreage be devoted to recreational area; 50% of that acreage be active 

recreation 
 
The 1992 UDO, as amended, was the in effect from November 16, 1992 to September 4, 2007.  
Hampton Lodge Campground did not acquire a special use permit during this time.   
 
On April 24, 1996 the Currituck County Board of Commissioners issued Hampton Lodge a 
conditional use permit for an outdoor concert special event.  The Board of Commissioners 
action on the outdoor concert special event use permit was the first consideration of a land 
development request, other than building and septic permits for this property, since 1975. The 
conditional use permit applicant, John E. Pappas, included a site plan in support for the special 
event conditional use permit. That site plan illustrated 234 campsites.  A zoning permit was 
also required for the special event and the plan associated with the zoning permit application 
illustrated 90 vehicular parking spaces for the event on a grassed area on the west side of the 
gravel road.  
 
The following year, Hampton Lodge again applied for a special event conditional use permit for 
an outdoor bluegrass concert and craft show.  In support of the application, Hampton Lodge 
submitted a site plan illustrating 234 campsites.  The Currituck County Board of 
Commissioners issued a special event conditional use permit to Hampton Lodge on March 26, 
1997.   
 
On January 28, 1998, the Board of Adjustment issued its decision on an appeal of an 
administrative decision regarding the Hampton Lodge property.  The Code Enforcement Officer 
had determined numerous additions were made to campers in violation of Section 804(5) of the 
effective UDO; the property owner appealed that decision.  In the record of the case, staff found 
a list of 32 campsites that obtained permits for screened in porches.  Due to state record 
retention laws, only an index listing could be found of the camper owner, permit type and date 
issued.  The actual permits are not available as the county was not required to keep the actual 
permit for that time interval.  No property verification could be made regarding the location of the 
campers. The decision of the Board of Adjustment was to allow for the additions to remain that 
obtained building permits but those additions that did not obtain building permits were required 
to be removed. Septic permits were issued for 16 camper spaces during this time. 
 
With effective date of December 4, 2007, the Currituck County Board of Commissioners 
enacted the 2007 Unified Development Ordinance, (the “2007 UDO”) and Official Zoning Map.  
The Residential Recreation (RR) Zoning District was a designated zoning district that was 
described as “not intended to be expanded except in cases where: a) an existing property 
containing an RR designation is split by zoning lines; and b) the expansion only occurs within lot 
boundaries as such boundaries existed as of April 2, 1989; and, c)the campground/camper 
subdivision shall meet all criteria established in Article 14 (Conditional and Special Uses) in 
addition to not exceeding an overall maximum density of 5.5 units (includes campers and motel 
rooms) and beds (includes group sleeping quarters) per acre.”  Private campgrounds were 
permitted in the RR Zoning District with a special use permit and with the following conditions: 
 

 Minimum 10 acres under single ownership 
 3000 square feet per camper space 
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 8% of total acreage be devoted to recreational area; 50% of that acreage be active 
recreation 

 Maximum camper size and platform requirements 
 

The 2007 UDO also included language governing platted camper lots for existing camper 
subdivisions.  During the time governed by the 2007 UDO, Hampton Lodge did not make 
application for any land development permits and there is no evidence that septic or building 
permits were issued.  
 
On January 1, 2013, the current UDO became effective and removed private campgrounds as a 
principal.  Hampton Lodge Campground continued to be a non-conforming use as it has since 
the first County-wide Zoning Ordinance was enacted in 1971.   
 
Attachments 
The county submits the following attachments for the Board’s consideration: 

 Attachment 1: January 7, 2019 Letter of Determination 
 Attachment 2: Applicant submittal dated August 2018 
 Attachment 3: Minutes from March 20, 1973 Board of Commissioners’ Meeting 
 Attachment 4: October 29, 1975 Board of Adjustment documentation 
 Attachment 5: 1996/97 Site Plan for Temporary Special Use Permit 
 Attachment 6: Applicant Appeal Application for January 7, 2019 Letter of Determination 
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