MEMORANDUM
TO:

Rock Hill Planning Commission

FROM:

Eric S. Hawkins, AICP, Planner III

RE:

Meeting Agenda

DATE:

August 29, 2018

The Rock Hill Planning Commission will hold its regularly scheduled monthly meeting
Tuesday, September 4, 2018, 6:00 PM, City Hall Council Chambers, 155 Johnston Street.
The public hearing portion of the meeting can be viewed online at
http://www.cityofrockhill.com/livestream. Please feel free to call me at 803-329-8763
regarding any item on the following agenda. Thank you.
AGENDA
Rock Hill Planning Commission
September 4, 2018
Pledge of Allegiance
1.

Approval of minutes of August 7, 2018, meeting.

PUBLIC HEARING ITEMS
2.

Hold public hearing and consider a recommendation to City Council on petition M2018-17 by the Tuttle Company to amend the Master Plan-Commercial (MP-C)
zoning upon approximately 26 acres located at 396, 378, 397, 343, 354, 348, 300,
and 326 Technology Center Way. The proposed amendments would update the
regulations for the University Center project (formerly known as the Bleachery and
Knowledge Park), regarding the allowed land uses and the required parking. Tax
parcels 598-11-01-001 through -009, and adjacent right-of-way.*

3.

Hold public hearing and consider a recommendation to City Council on petition M2018-19 by Amerco Real Estate Company to rezone approximately 10.75 acres at
2858 Heckle Boulevard and adjacent right-of-way from Business Development-III
(BD-III) in York County to Commercial Industrial (CI). The subject property is
proposed to be annexed into the City of Rock Hill. Tax parcel 544-00-00-011.*

PLANNING & DEVELOPMENT
155 JOHNSTON STREET, P.O. BOX 11706
ROCK HILL, SC 29731-1706, 803-329-7080
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September 4, 2018

Hold public hearing and consider a recommendation to City Council on petition T2018-02 by Rock Hill City Council to amend or replace the following sections of the
Zoning Ordinance of the City of Rock Hill as follows:


Remove Article 1: General Provisions and replace it with Chapter 1: General
Provisions in order to restructure and clarify the content;



Remove Article 2: Administration and replace it with Chapter 2: Administration in
order to modify authority for review and processes associated with review of different
types of zoning applications, particularly as they relate neighborhood meetings,
certificates of appropriateness and hardship exemptions for historic properties,
administrative adjustments, variances, appeals, and certificates for recording; and to
modify the vested rights section;



Amend Chapter 3: Zoning Districts to clarify the role of the S.C. Aeronautics
Commission in reviewing proposals for properties in the City’s Airport Overlay District
and to move the Old Town map to this section;



Amend Chapter 4: Land Use: Primary Uses related to communications towers;
outdoor areas for bars/teen clubs; separation for wholesale and warehouse
(general), parcel services, and truck or freight terminal uses; indoor recreation uses;
and hotel/motel uses;



Amend Chapter 5: Land Use: Accessory and Temporary Uses related to accessory
structures; in-home day cares; and recreational vehicles;



Amend Chapter 6: Community Design Standards related to setbacks; garage areas
and parking areas for single-family uses; driveway surface materials; the height of
structures; and street trees;



Amend Chapter 7: Construction Standards for Subdivisions, Public Improvement,
and Site Infrastructure related to stormwater management and erosion control;



Amend Chapter 8: Development Standards related to traffic impact studies, tree
protection standards, landscaping standards, parking for industrial uses, and signs
(particularly regarding the standards for flags, interstate signs, the use of neon in
historic districts; and “now hiring” signs); and to create standards for timbering;



Amend Chapter 9: Site and Building Design Standards related to the design
standards for single-family residences; garage and carport design; outdoor areas for
single-family attached uses; and alleys and parking for single-family attached and
multi-family developments;



Remove Article 8: Nonconformities and replace it with Chapter 10: Nonconformities
in order to modify sections pertaining to nonconforming uses, nonconforming
structures, nonconforming lots, nonconforming signs, and site feature
nonconformities;



Remove Article 9: Enforcement and replace it with Chapter 11: Enforcement in order
to clarify code enforcement processes and penalties, particularly as they relate to
refusal to issue permits, perform other types of inspections and issue certificates of
occupancy, and also to add remedies related to signs, tree clearing violations,
violations on historic properties, and stormwater maintenance violations;
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Remove Article 10: Definitions; and



Update chapter names, section references, and definitions throughout.

HISTORIC DESIGN REVIEW GUIDELINES
The replacement of the existing Historic Design Review Guidelines with an updated
version. Changes are proposed throughout the document. The primary areas of
proposed substantive change include the authority for review of modifications to historic
properties, the processes and standards of review for the different types of applications,
and the use of substitute materials to replace wood siding. This proposal also suggests
the removal of specified properties from the Historic Overlay District; the actual
rezonings to effectuate that change would take place later through a rezoning process if
City Council decides to move forward with it.

NEW BUSINESS
5.

Other Business.

6.

Adjourn.

* The Planning Commission makes a recommendation to City Council on these items.
Recommendations made at this meeting are tentatively scheduled for consideration by
City Council on Sept. 24. City Council agendas are posted on the City website
(www.cityofrockhill.com/councilagendas) on the Friday prior to each meeting. Please
contact Eric Hawkins at 803-329-8763 or eric.hawkins@cityofrockhill.com with any
questions.
** The Planning Commission makes the final decision on these items.

Planning Commission
City of Rock Hill, South Carolina

August 7, 2018

A regular meeting of the Planning Commission was held Tuesday, August 7, 2018, at 6:00 PM in City
Council Chambers, City Hall, 155 Johnston Street, Rock Hill, South Carolina.
MEMBERS PRESENT

Randy Graham, Duane Christopher, Gladys Robinson, Shelly Goodner,
Justin Smith, Nathan Mallard

MEMBERS ABSENT

Keith Martens

STAFF PRESENT

Eric Hawkins, Shana Marshburn, Leah Youngblood, Bill Meyer, Janice
Miller

1. Approval of minutes of the July 10, 2018, meeting.
Mr. Christopher made a motion to approve the minutes from the July 10, 2018, meeting. Dr.
Robinson seconded, and the motion passed unanimously by a vote of 6-0 (Martens absent).
PUBLIC HEARING ITEMS
2. Hold public hearing and consider a recommendation to City Council on petition M-2018-18
by Legion Collegiate Academy to rezone approximately 49 acres at 1030 & 1088 Mt. Holly
Road from Limited commercial (LC), Single-Family Attached (SF-A), and Single-Family
Residential-5 (SF-5) to Office & Institutional (OI). Tax parcels 602-07-01-001 & -044.
Mr. Hawkins presented the staff report.
Mr. Graham asked about the small MF-15 parcel to the south of the site. Mr. Hawkins clarified that
it was not included in the MF-15 study done in 2015 because of its size and added that the site
could not be developed as multi-family residential because it is too small.
Mr. Jack Frost, 361 Little Rock Road, applicant’s representative, provided information regarding
the proposed school site. He noted that the school will offer a dual-enrollment program with
students earning 60 hours of college credit. The student population will be around 600 students
total with 300 attending the morning session and 300 attending the afternoon session. He stated
that he believes the school will encourage economic growth in the area. The school’s facilities will
be available for use by the community outside of school hours. He also stated that he believes the
school will have less of a traffic impact than the proposed Wal-Mart would’ve had.
Mr. Christopher asked if the school year would be the same as other public schools in the area.
Mr. Frost stated that was the plan with the target to open August 19, 2019. He noted the school
hours would be 8 am to noon for the first student group and 12:30 to 4:30 pm for the second. He
added students would be required to provide 25 community service hours prior to graduation.
Mr. Christopher asked if the school will have public bus or private transportation. Mr. Frost stated
students will get to school by private transportation with activity buses used for transportation of
students to games.
Mr. Graham asked if the school would host any games. Mr. Frost stated the school would host
indoor games, such as basketball and volleyball, but would use the outside facilities for practice
only.
Dr. Robinson asked if the main entrance at the school and Glenarden would require a traffic
signal. Mr. Todd Salvagin, EPC LLC, traffic engineer, stated a formal study will be done once
school is back in session to determine if a light is warranted for this area. He stated there is an
existing left turn lane along with curb cuts for access to the site. Mr. Graham noted the
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Commission will review the major site plan in the future as the project progresses if the rezoning is
approved.
Mr. Quantus Houston, 1726 Ashcroft Lane, spoke in support of the proposal, specifically noting
that as the Rock Hill School District 3 would not allow the Community Hoops program to operate
at school sites this would provide a resource for this outreach program.
Mr. Ken Roberts, 1166 Shenandoah Circle, spoke in support of the project, specifically noting the
increase in services that would be brought to the area.
Mr. Ernest Brown, 1131 Saluda Street, spoke in support of the project, specifically indicating the
increase in development of the area.
There were no further comments or questions.
Mr. Christopher presented the motion to recommend to City Council approval of the proposed
Office & Institutional (OI) zoning on the property located at 1030 & 1088 Mt. Holly Road. Mr. Smith
seconded, and the motion carried unanimously by a vote of 6-0 (Martens absent).
NEW BUSINESS
3. Consideration of a request by R. Joe Harris & Associates Inc. for Preliminary Plat approval
for Finley Road Subdivision. (Plan #20180304)
Ms. Marshburn presented the staff report.
Mr. Christopher asked if the York Road realignment was a requirement for approval. Ms.
Marshburn stated the realignment needs to be investigated but staff recommended it due to the
safety concerns.
Mr. Smith asked if the realignment would be done by the City or the applicant. Ms. Marshburn
stated that it would be done by the applicant if possible.
Mr. Christopher asked if a tie-in to Finley View Road would be required. Ms. Marshburn stated it
would. Mr. Christopher asked if the cul-de-sac at the end of Finley View would be reduced to a
regular street width. Ms. Marshburn stated that the exact configuration will be determined during
review of the civil plans.
Mr. Graham asked if a sidewalk was required. Ms. Marsburn stated it was. There was general
discussion on the realignment patterns and roads affected.
Mr. Christopher asked if the Commission would have to add the York Road realignment in the
motion. Mr. Hawkins stated it was appropriate to address the realignment in the motion but action
would depend on the owner of the corner property most directly affected. He added this
realignment had not been identified in the traffic study but was identified by staff as a safety
improvement.
Dr. Robinson asked which property would be most affected by the re-alignment. Mr. Hawkins
stated the property on the northeast corner of the Finley/York intersection would be impacted.
Mr. Mallard asked the capacity of Finley Road. Ms. Marshburn stated this was included in the
traffic study but not noted in the staff report.
Dr. Robinson asked if the Commission could require the extension of the sidewalk along the south
side of Finley Road from the Peoria Lane cul-de-sac to York Avenue as a condition of approval.
There was general discussion regarding this sidewalk.
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Mr. Patrick Murphy, 1119 Shiloh Bend, Fort Mill, applicant’s representative, was available to
answer questions. He stated the sidewalk connection could be done if required.
Mr. Smith asked if there had been preliminary discussions with the affected property owner
regarding the York Road realignment. Mr. Murphy stated that the re-alignment was just recently
identified as a potential improvement by the City’s traffic engineer and there have not been any
discussions with the property owner yet.
There were no further questions or comments.
Mrs. Goodner presented the motion to approve the Preliminary Plat subject to staff comments and
the addition of a sidewalk along Finley Road between the end of the new cul-de-sac and York
Avenue. Dr. Robinson seconded, and the motion carried unanimously by a vote of 6-0 (Martens
absent).
4. Consideration of a request by Merrick & Company for Preliminary Plat approval for
Stoneridge Hills. (Plan #20180318)
Mr. Hawkins presented the staff report.
Mr. Christopher asked why the northernmost street close to Eastview Road ends in a cul-de-sac
instead of connecting to Eastview Road. Mr. Hawkins stated that the development has enough
access points without making that connection and there are not enough lots in that area to justify a
connection.
Mr. Christopher asked if there had been any additional discussion on improvements to the
Eastview Road/McConnells Highway intersection. Mr. Hawkins stated there had not been and that
the improvements needed are more than could be resolved by this development.
Mr. Greg Simmons, 1447 London Drive, noted concerns with stormwater management of the
creek adjacent to this property line and increased runoff due to construction. Mr. Graham stated
staff would review any stormwater issues that may arise. Mr. Smith added that recently publicized
stormwater issues throughout York County would mean that developments would be under
particular scrutiny.
Mrs. Sandra Mathis, 1271 Mathis Road, asked if there would be a connection to Highway 5 added
to reduce the traffic in the area. Mr. Graham stated they could not require a connection as
easements from those property owners would be required.
Ms. Tammy Theado, 1249 Maddy Lane, asked how many entrances there will be from Plantation
Hills Drive and if any improvements will be made to Plantation Hills Drive. Mr. Graham asked the
applicant to respond.
Mr. Jonathon Crowder, Merrick & Company, 2029 E 9th Street, Charlotte, was available to answer
questions. He stated they would make connections at the current stub outs to Plantation Hills
Drive but no improvements are planned.
Mr. Christopher noted the previous master plan request indicated a tree save area, asking if the
trees would be saved or if the Commission would need to make a recommendation. Mr. Hawkins
stated this area was not called out on the plans so mitigation would be required for any heritage
trees that are removed. Mr. Meyer added that the Commission could add a condition of approval
to require the trees to be saved. There was general discussion regarding the tree save area. Mr.
Crowder noted that three or four lots would be lost in order to save the trees in question. The
current plan is to replace them as required by the mitigation process.
Mr. Smith asked if a house was located in that area now. Mr. Crowder stated that there is.
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There were no further questions or comments.
Mr. Christopher presented the motion to approve the Preliminary Plat, subject to staff comments.
Mr. Mallard seconded, and the motion carried unanimously by a vote of 6-0 (Martens absent).
5. Consideration of a request by Merrick & Company for Preliminary Plat approval for Croft
West. (Plan #20170950)
Mr. Graham recused as HOA president of the adjoining Heathwood neighborhood. Mr.
Christopher assumed the role of chair.
Mr. Hawkins presented the staff report.
Mr. Mallard asked if the connection off Ratterree Circle was a street or a utility access. Mr.
Hawkins stated this was for emergency access only.
Mr. Smith asked if this project had a retail component. Mr. Hawkins stated it did, located to the
west.
Mr. Christopher noted the 10’ wall behind the commercial area was not indicated on the plans and
asked if the plans would come back to the Commission for additional review. Mr. Hawkins stated
that one of the staff comments notes that the wall needs to be shown on the plan and that the site
plans will not come back to the Commission because the buildings are all planned to be less than
20,000 square feet.
Mr. Smith asked the timeline for the project. Mr. Hawkins stated this was best answered by the
applicant.
Mr. Adam Fiorenza, 301 Fieldbrook Place, Charlotte, applicant, was available to answer
questions. He stated the project was currently in the engineering phase with the goal to submit for
permits within the next several weeks and begin construction by October.
Mr. Christopher asked if they had received Department of Transportation approvals. Mr. Fiorenza
stated this was currently in the works. He added the wall proposed was 6’ tall, not 10’, but would
clarify and confirm.
There were no further questions or comments.
Mr. Smith presented the motion to approve the Preliminary Plat, subject to staff comments. Dr.
Robinson seconded, and the motion carried unanimously by a vote of 6-0 (Martens absent).
6. Consider revision of meeting calendar for 2018 regular Planning Commission meetings.
Mr. Hawkins noted the necessity to move the October 2nd meeting to October 9th in order to
accommodate the National Night Out schedule. Mr. Graham presented the motion to approve the
change of meeting date. Mr. Christopher seconded, and the motion carried unanimously by a vote
of 6-0 (Martens absent).
7. Other Business.
There was brief discussion regarding the dinner scheduled for August 16 for former member and
chair, Tom Roper.
8. Adjourn.
There being no further business, the meeting adjourned at 7:26 pm.
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Staff Report to Planning Commission

M-2018-17
Meeting Date: September 4, 2018

E

Petition by The Tuttle Company to amend the MP-C zoning forthe University Center project
(formerly known as the Bleachery and Knowledge Park) .

(insert aerial photo)

Reason for Request: The applicant is requesting amendments to the Knowledge Park Master
Plan, which was adopted in 2016, in order to bring it more into line with the current vision for the
project and the recently updated Zoning Ordinance provisions. The most substantive of the
proposed changes involves updating the land uses to match those within the recently updated
Zoning Ordinance.
Staff Recommendation: Staff recommends approval of the proposed amendments.
SEE ATTACHED REPORT FOR MORE INFORMATION

Case No. M-2018-17
Rezoning Analysis-Report to Planning Commission
Meeting Date: September 4, 2018
Location:

University Center

Site Area:

Approximately 26 acres

Request:

Amend existing Master Plan

Proposed Development:

Mixed use- residential, commercial, and industrial

Applicant:

Sidewalk Rock Hill, LLC (Skip and Wes Tuttle)
300 Technology Center Way
Rock Hill, SC

Proposal
The applicant is requesting amendments to the Knowledge Park Master Plan, which
was adopted in 2016, in order to bring it more into line with the current vision for the
project and the recently updated Zoning Ordinance provisions.
The most substantive of the proposed changes involves updating the land uses to
match those within the recently updated Zoning Ordinance. Important substantive
changes that are proposed in this area include:


Adding bars as a conditional use, but limiting the types of bars to “a craft cocktail
lounge, a wine bar, a wine shop that has wine tastings, or a self-serve tap room,”
and further limiting the number of bars to two, each no more than 3,000 square
feet. Nightclubs and dance venues would be specifically prohibited.



Clarifying that a bar would also be allowed in the hotel and/or rooftop of the hotel.



Adding craft breweries as a conditional use.



Allowing the center to host private and/or City-sponsored outdoor events such as
concerts, art shows, and community gatherings up to two times per week
according to the following:
o The events must cease the amplification of music after 10 p.m., but
acoustical music may continue until midnight.
o Any events that require the closing of public roads would be coordinated
with the City and would be subject to the regulations for special events
that take place on public property.

A second major proposed change pertains to the parking of the project. Because the
development is intended to have a large mix of land uses, each with different peak
hours of operation, much of the parking would be shared among the uses. Currently, the
Master Plan attempts to assign a parking demand to each use type within each building.
The proposed change would require the project as a whole to provide a little more than
1,900 parking spaces but would not attempt to tie these back to specific land uses or
buildings. Deviations from this number could be made in the future by mutual
agreement of the developer and the City based on a current or future parking study.

Rezoning Analysis-Report to Planning Commission
M-2018-17
Page 2
Other noteworthy proposed amendments include the following:


Renaming the Master Plan “University Center” since the name “Knowledge Park”
is now used to describe a larger geographic area.



Allowing staff to review site plans as long as they are constructed in the same
location as shown on the master plan exhibits that are attached. This would
make the review time for the buildings a little faster.



Allowing a larger blade sign than the Zoning Ordinance would allow for the
Lowenstein building, and allowing the Planning Commission to review any signs
that are proposed to deviate from the Zoning Ordinance standards in the future.

PUBLIC INVOLVEMENT
Staff hereby certifies that the required public notification actions have been completed
as follows:


August 16: Rezoning notification signs posted on subject property.



August 16: Rezoning notification postcards sent to 357 property owners and
tenants within 300 feet of the subject property.



August 18: Planning Commission public hearing advertisement published in The
Herald.

Neighborhood Meeting
A neighborhood meeting took place on August 15, 2018. It was attended by two nearby
residents, who had some questions about the proposed changes but did not raise any
objections to them. A neighborhood meeting summary was provided by the applicant
and is attached.
Other Public Feedback
None.
RECOMMENDATIONS
Staff Assessment
This update is needed in order to better marry the document that controls the land use
of the project with the current vision for it, and to give more flexibility to the developer
and the City to determine parking needs as the project builds out.
Staff Recommendation
Staff recommends approval of the proposed amendments to the Knowledge Park
Master Plan.
Attachments



Neighborhood Meeting Summary
Terms & Conditions Document

Rezoning Analysis-Report to Planning Commission
M-2018-17
Page 3




Master Plan (this consists of two documents—one that shows the proposed uses
for each building, their expected size/density, and the expected phasing of
development, and one that shows the site plan in more detail but without the
associated land use, size/density, or phasing information)
Lowenstein blade sign rendering

To see the application submitted for this case, go to: www.cityofrockhill.com/PlanInfo.
Staff Contact:

Leah Youngblood, AICP
Planning & Zoning Manager
803.329.5569
lyoungblood@cityofrockhill.com
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University Center at Knowledge Park Neighborhood Meeting Summary
University Center at Knowledge Park is a “revival” of the old 23-acre Bleachery Site into
a mixed-use development, which will include retail, restaurant, office, and residential
space – as well as a civic venue. The Park will also provide a walkable live-work-play
environment where offices are surrounded by dining, entertainment, shopping, and
housing.
A neighborhood meeting was held on Wednesday, August 15, 2018 to present
information and gather feedback on a proposed amendment to the Master Plan for
University Center at Knowledge Park, located at 300 Technology Center Way, Rock Hill,
SC 29730. The meeting was held at The Family Trust Building at 225 West White
Street, Rock Hill, SC 29730 at 6:00 PM.
The invitations were sent to residents of the following streets:
 Aiken Street
 Black Street
 Ebenezer Avenue
 Ebenezer Road
 Laurel Street
 Oakland Avenue
 Park Avenue
 Peachtree Street
 Rose Street
 Stewart Avenue
 Technology Center Way
 Union Avenue
 White Street
 Wilson Street
 Winthrop Alumni Drive
 Winthrop Ebenezer Avenue
 Winthrop Founders Lane
 Winthrop Park Avenue
 Winthrop Presidents Circle
 Winthrop Scholars Walk
 Winthrop Senior Circle

The meeting was hosted by the following representatives on behalf of the Master
Developer:
 Skip Tuttle, Principal and Broker-In-Charge for the Tuttle Company
 Wes Tuttle, Vice President of Development and Senior Broker for The Tuttle
Company
The meeting was attended by the following representative on behalf of the City of Rock
Hill:
 Leah Youngblood, Planning and Zoning Manager for the City of Rock Hill
The meeting was attended by the following residents:
 Mandy Kemp, 616 West White Street
 Sharon Pettit, 626 West White Street
Questions asked by the residents included:
 What restaurants and retail are you considering for University Center?
o Answer: The White Horse Restaurant will be going into the 1939 Building,
which is located on the second floor of the Lowenstein Building. Other
than The White Horse Restaurant, we do not have other specific
restaurants or retail identified. We envision users such as coffee shops,
ice cream shops, wine shops, boutiques, etc.
 What is the timeline for completion of University Center at Knowledge Park?
o Three to five years, as shown on the latest Preliminary Site Plan.
For more information on University Center at Knowledge Park, please contact 803-3661158.

University Center
Terms and Conditions
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October 8, 2018, Update*

I. ADMINISTRATION
Effect of Zoning Ordinance: The Rock Hill Zoning Ordinance serves as the foundation of
regulations applying to the project. Due to the size, complexity, and environmental and physical
constraints associated with the project, the Master Plan (MP) Terms and Conditions are set forth
in this document. This document, used in conjunction with the attached exhibits, constitutes the
approved plan for the project. The development of this area is regulated by the RHZO, except as
specifically amended in this document or exhibits.
Status of Exhibits: The Master Plan and other attached exhibits to this document are specifically
designed to reflect the overall design intent, as well as required elements and commitments
defined for the project. The Master Plan and other attached exhibits are intended to be conceptual in
nature; however, no inadvertent detail or graphic not clearly specified on the exhibits is
intended to contradict the specific requirements of the RHZO, as applied based on the terms of
this document.
Order of Control: In the case of a contradiction, the order of control is: 1) the Master
PlanTerms and Conditions, 2) the Master Plan or other exhibits where specific details have been
called out, 3) the RHZO (if amended after the creation of this document, then the
Amended version of the RHZO applies), and 4) the Master Plan or other exhibits for general
items that have not been specifically called out.
Previous Master Plan Approval: To the extent that this document or its associated exhibits are
inconsistent with the previously adopted Master Plan for this property, the former plan is superceded by
the content of this plan.

Commented [YL2]: Propose to add.

Review Processes Going Forward:
A. Site plans: As long as the buildings are constructed with the same uses and in the same general
locations as shown on the Master Plan, the site plans for individual buildings or groups of
buildings may be reviewed at a staff level instead of by the Planning Commission.
B. Flexibility Built Into Master Plan:


The intent is for the Master Plan to be flexible, allowing for relocation of uses on the
property within the overall parameters of the densities/intensities’ section described

* This plan was formerly called the Bleachery at Knowledge Park Master Plan, originally approved on May 9,
2016, through rezoning case M‐2016‐11.

Commented [YL3]: Propose to allow staff‐
level review of site plans as long as they are
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the Master Plan.

below. Modifications to land‐use locations from that shown on the Master Plan will be
reviewed as part of the site plan review process.


Development and design standards must comply with the RHZO and the requirements set
forth in this plan. However, in order to implement the overall design concept and meet
the specific needs of the end users, the Owner may propose modifications to design
standards that are consistent with the overall intent of the development as described
below as part of the site plan review process.



Buildings are planned to be a maximum of four stories, and parking garages a maximum
of six levels. However, a limited number of other buildings may be increased to six
stories through the site plan approval process.The overall density of uses on the property
is controlled by parking calculations as is explained below.



The final location and number of access points for each building and parking garage will
be determined at the site plan review stage.



As an alternative for buildings E and F shown, the developer may choose to rearrange
the approved uses for this block into an internal garage surrounded by “liner” buildings.

C. Civil plans and construction drawings: Civil plans and construction drawings will be submitted and
reviewed according to the process set forth in the RHZO for individual buildings and other project
components in place at the time the plans are being reviewed.
D. Master Plan amendments: The Terms and Conditions, the Master Plan, and other exhibits of this
Master Plan may be modified or amended through the process set forth for such in the RHZO at
the time of the proposed modification or amendment.
II. OVERVIEW
The overarching goal of Knowledge Park is to bring together and enrich the Rock Hill
community with new technology‐based jobs and dynamic urban‐lifestyle amenities. The vision is
to:






Connect Downtown Rock Hill and Winthrop University, allowing these nodes of activity
to positively impact the local economy.
Increase employment through the attraction and creation of businesses.
Develop additional amenities – restaurants, meeting places, entertainment, and retail –
that serve “ knowledge economy” businesses and their employees, as well as residential
populations.
Increase local revenue bases through new investment in buildings and equipment.
Redevelop vacant and obsolete real estate assets into productive, functional uses.
University Center Master Plan
Oct. 8, 2018, Update
Page 2

The largest mill property in Knowledge Park, formerly the bleachery of the Rock Hill Printing
and Finishing Company, is 23.47 acres in size and is the subject of this Master Plan. It is
bounded by the Norfolk‐Southern railroad tracks, Stewart Street, West White Street and Laurel
Street. Addresses include the following:
 396 Technology Center Way (TMS# 598‐11‐01‐001)
 378 Techonlogy Center Way (TMS# 598‐11‐01‐006)
 397 Technology Center ay (TMS# 598‐11‐01‐001)
 343 Technology Center Way (TMS# 598‐11‐01‐001)
 354 Technology Center Way (TMS# 598‐11‐01‐008)
 348 Technology Center Way (TMS# 598‐11‐01‐007)
 300 and 326 Technology Center Way (TMS# 598‐11‐01‐005)
 TMS# 598‐11‐01‐004
 TMS# 598‐11‐01‐009
 TMS# 598‐11‐01‐003
At the time of the October 2018 update to the Master Plan, the site contains the renovated Lowenstein
building, which contains office and research and development uses; the 1939 baledry, which contains
part of the City indoor sports facility (under construction to the east); the power plant and boiler plant,
which are planned to be renovated; and open space from the demolished mill.
III. INTENT

Commented [YL4]: Propose to update with
new addresses.

Commented [YL5]: Propose to update this
section.
Commented [YL6]: Propose to shorten this
section and remove content that is no longer
applicable, such as reference to a 35‐foot linear
park traversing the project area.

The Third Act – A City moving forward.
The former bleachery property was once the hub of employment throughout most of the
twentieth century. Many generations in Rock Hill worked within the brick and corrugated metal
walls of the existing mill structures. But like the Anderson Automotive works complex on the
same site prior to the turn of the nineteenth century, the bleachery plant became empty after
overseas’ labor costs forced the doors shut at the turn of the twenty‐first century.
The project is expected to convert the three existing buildings that are to remain, and to develop
several additional ones as well as public open space into large, urban mixed‐use area. Urban
mixed‐use environments have gained much attention throughout the United States, especially in
college/university environments. Mixed‐generational lifelong‐learning and living environments
are in high demand across many campus communities, and this project too seeks to infuse
students, seniors, offices, a hotel, shops, and restaurants in a cohesive pedestrian‐scaled
development.
Planning Motif: Honor the past while reaching for the future.
The Master Plan primarily utilizes a central spine with side‐attached structures with various
uses off of it. Important to the plan is the placement of the full site on the National Registry of
University Center Master Plan
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Historic Places. As such, the exitsing structures will be altered on the interior and exterior per the
approval of the National Parks Service, and will house new functions for today’s living and working needs.
These structures will be carefully designed to blend modern interiors with historic details.

Commented [YL7]: Propose to update this.
Currently says they will not be altered.

Community‐driven opportunities
While constructing buildings as containers for living and working, the concept of the plan is to
incorporate events that draw the public to the site from afar. The collection of buildings
within the plan must go beyond its inhabitants and invite the immediate community and all of
Rock Hill to feel welcome within the complex.
The Plan seeks to invigorate this section of Rock Hill as a lifestyle village where people can live,
learn, shop, work and play.
IV. REGULATIONS
A. LAND USES
1. PERMITTED USES: The following use types are permitted by right in the project area. They do
not have any use‐specific standards.

Commented [YL8]: Propose to update list to
better correspond to current use types.
Substantive changes that are proposed are
explained in the comment boxes.

a. RESIDENTIAL USES
i.

Group living
 Dormitories/student housing

b. PUBLIC AND COMMERCIAL USES
i.

Community Services
 Community center; youth center; senior center
 Museums and libraries

Commented [YL9]: This MP currently gives a
description of student housing, which is now
unnecessary because it is included in the
definition of dormitories/student housing now.

ii. Day Care
 Adult day care
iii. Educational Facilities
 College/university campus
 Vocational/trade school

v. Parking & Transportation
 Parking lot/structure

Commented [YL10]: This MP currently has
other uses that were formerly listed separately
for college campus (college bookstores, college
offices, etc.). In the Zoning Ordinance, they are
now just listed under the analogous use type
generally (college bookstores would be retail,
college offices would be business or processional
offices), etc.

vi. Recreation
 Indoor recreation uses of ≤ 3,000 square feet

Commented [YL11]: This includes medical
offices now.

iv. Offices
 Business or professional office

University Center Master Plan
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Indoor recreation uses of >3,000 square feet

vii. Retail Sales and Services
 Liquor store
 Personal services establishment (Type A)

Commented [YL12]: This includes
Laundromats; dry‐cleaning establishments;
clothing alterations; shoe repair; photographic
studios; hair, tanning, and nail salons;
aesthetician services; weight loss organizations;
and massage therapy and day spas.

c. INDUSTRIAL
i.

Manufacturing and processing
 Maker space
 Research and development

2. CONDITIONAL USES: The following use types are conditional uses in the project area. They
must meet all use‐specific standards listed in the Zoning Ordinance for the use type unless
specifically exempted below.
a. RESIDENTIAL USES
i.

Household living
 Single‐family attached
 Multi‐family: This includes the use types listed in the definition in the
RHZO as well as “townhouse flats,” which are similar in appearance to
townhouses but that would be classified under the RHZO as
apartments.

ii. Other
 Live/work; upper‐story dwelling(s) over commercial use

Commented [YL13]: Propose to incorporate
the updated framework for use types that was
adopted during the 2017‐18 amendments to the
Zoning Ordinance.

Commented [YL14]: Propose to add.

b. PUBLIC AND COMMERCIAL USES
i.

Day Care
 Child day care center/preschool

ii. Event and entertainment
 Bar: This use type is limited to a craft cocktail lounge, a wine bar, a wine
shop that has wine tastings, or a self‐serve tap room. No more than two
such uses are allowed, and each must be limited in size to no more than
3,000 square feet. Nightclubs and dance venues are specifically
prohibited.
 Conference center/convention center
 Event venue
 Theater/indoor conceert hall/auditorium
iii. Food service
 Commissary/catering kitchen/food production
 Restaurant (without alcohol sales)
 Restaurant serving alcohol

Commented [YL15]: Propose to add.
Commented [YL16]: This is what our old
“banquet facilities” use type now is called.
Commented [YL17]: Propose to add.
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Extended hours restaurant serving alcohol
Specialty eating establishments
Craft brewery

Commented [YL18]: Propose to add.

iv. Recreation
 Commercial outdoor recreation (Type A)
 Public parks and neighborhood common areas
v. Retail Sales and Services
 Bank/credit union
 Retail sales and services, indoor. This specifically includes a wine shop
with tastings.
 Liquor store
vi. Utilities
 Attachment of antenna onto existing structure
 Freestanding small‐cell/DAS telecommunications pole
 Attachment of small‐cell/DAS telecommunications equipment onto
existing pole

Commented [YL19]: These two categories
should cover the amphitheater, the plaza, etc.
Commented [YL20]: This includes small
convenience stores and pharmacies.
Commented [YL21]: Propose to add.
Commented [YL22]: Propose to add.

vii. Vehicle sales and rentals
 Automobile rentals
viii. Visitor Accommodation
 Bed and Breakfast
 Hotel or motel. This specifically allows for a bar inside the hotel and/or
on the rooftop of the hotel. This bar would be allowed in addition to the
two bars that are described above, and would not be limited in size.
c. INDUSTRIAL USES
i. General industrial
 Equipment repair
ii. Manufacturing and processing
 Machine shop
 Maker space
 Limited manufacturing
3. USE‐SPECIFIC STANDARDS: The conditional uses above will meet the use‐specific standards listed in
the RHZO unless specifically exempted as follows.


All uses in this project area are exempt from all use‐specific standards related to parking.

University Center Master Plan
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Commented [YL23]: Propose to add.



The following use types are exempt from the requirement to be separated a specific
distance from other types of uses, whether those uses are located on this property or off
site:
o Bar
o Conference center/convention center
o Event venue
o Extended hours restaurant serving alcohol
o Commercial outdoor recreation



Outdoor areas associated with following use types are exempt from requirement to be
separated from other types of uses, whether those uses are located on this property or off
site, and they also may stay open until midnight.
o Bar
o Restaurants (without alcohol)
o Restaurants serving alcohol
o Extended hours restaurants serving alcohol
o Specialty eating establishments
o Craft brewery

Commented [YL24]: Propose to add.

The following use types have further limitations than those allowed by the Zoning Ordinance:



Bars are limited as are described in the land‐use section on pg. 5.
Outdoor storage areas are not allowed for any use type, such as but not limited to
equipment repair or limited manufacturing use types.

4. ACCESORY USES:This project may have all accessory uses that are permitted in the Downtown
zoning district for each use types, developed according to the associated use‐
specific standards and other regulations found in the RHZO.
Additionally, the project may host private and/or City‐sponsored outdoor events to include but
not be limited to concerts, art shows, charity events, community gatherings, and so forth, up to
two times per week. These may take place according to the following:


The events must cease the amplification of music after 10 p.m., but acostical music may
continue until midnight.



Any events that require the closing of public roads will be coordinated with the City and
will be subject to the regulations for special events that take place on public property.

Commented [YL25]: Propose to add.

B. PHASING SCHEDULE
1. PRIVATE DEVELOPMENT SCHEDULE: The phasing of development will occur in accordance with
the Development Agreement between the City of Rock Hill and the Developer, but generally
University Center Master Plan
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Commented [YL26]: Propose to update.

the the project is expected to follow the sequence as shown on the Master Plan exhibit, which
also serves as the phasing plan.
2. PUBLIC INFRASTRUCTURE SCHEDULE: All of the streets, utilities, and stormwater measures will
be built by the developer on behalf of the City of Rock Hill in accordance with the
Development Agreement and the City of Rock Hill. Public garages will be built to fulfill the
standards of the RHZO for the uses as they develop.
At the time of the 2018 update to this plan, the off‐site public infrastructure project
involving the upgrading of Stewart Street from White to the railroad crossing has been
completed. Additionally, all public roads and infrastructure have been completed except for
between buildings A/O and M, and between L/N and J1/K, and behind buildings K and H.
C. DIMENSIONAL STANDARDS
To the extent that they apply, the following dimensional categories are illustrated in the Master Plan
drawings and exhibits.
1. SETBACKS: Edge treatmets along the periphery of the site are shown in the exhibits for West
White Street, Stewart Street, the Norfolk Southern right‐of‐way, and the Lowenstein Building
edges. There are no required buffers, distance of separation or other regulations that control
the internal placement of uses.
2. PERVIOUS AREA: The total minimum pervious area of the site will be +/‐ 10%, distributed
generally as shown on the Master Plan.

University Center Master Plan
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Commented [YL27]: Propose to state this
instead of listing phasing in this document.

Commented [YL28]: Propose to add.
Commented [YL29]: Propose to move
density information to section with parking since
they are interrelated.

3. HEIGHT AND SIZE: The following table is a preliminary estimate of the buildings’ sizes
and heights. It is expected that square footage and height of buildings will vary when
actually designed. Therefore, the Planning Commission has the authority to approve a
limited number of buildings and parking garages to be up to six stories/levels during the
site plan review process as explained in the Administration section above. Similarly,
while the sizes of the buildings may be decreased during the site plan review process,
the maximum square footage for each is shown.
Buildings
Building A

Stories

BUILDING HEIGHT AND SIZE
Use
Approximate square feet

4

Student Housing
250 units

120,000

4

Apartments
120 units

125,000

5

Garage

153,000

3

Apartments
90 units
Retail

Building E

3

Office

114,000

Building G
(Lowenstein)

4

Office

330,000

Building F

5

Garage

160,000

Building H

2

Sports Complex

170,000

3

Hotel
200 rooms

82,000

Building K

6

Garage

200,000

Building L

1

Retail/restaurants

18,000

Building M

1

Amphitheater

1,500 seats

2

Restaurants
Office
Apartments
___ units

5,000
15,000

Building B
Building C
Building D

Building J

Building N

Building O
TOTAL

4

Student Housing
250 units

104,000
6,000

10,000

120,000
1,732,000
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Commented [YL30]: To be added before
consideration by City Council.

D. DEVELOPMENT STANDARDS
It is the intent of this Master Plan to meet the standards of the RHZO. Variations or alternative
standards that are known now are specifically called out in these Terms and Conditions and on
the Master Plan drawings and exhibits.
1. TRAFFIC IMPACT ANALYSIS: The RHZO specifically exempted this project from a Traffic
Impact Analysis at the time this Master Plan was first adopted.
2. PUBLIC TRANSIT : As of the time that this update to the Master Plan was drafted, the City
anticipated starting four public transit routes using electric buses in the spring of 2019. One
of those routes is planned to run between different areas of Knowledge Park, and would help
connect University Center to both Winthrop University and Downtown. The buses will use
areas in or adjacent to University Center as a central transfer point.

Commented [YL31]: Propose to delete
reference to trolley and to add reference to bus
lines.

3. ON‐SITE VEHICULAR ACCESS AND PEDESTRIAN CIRCULATION: Vehicular and pedestrian access and
circulation are shown on the Master Plan exhibit.
4. OFF STREET PARKING AND LOADING: This project has a mix of uses with different peak parking
demand times. Additionally, the City will start offering public transit options in the downtown
area in 2019. Therefore, the number of parking spaces for this project will not follow the
RHZO standards but rather will be provided according to the below. Deviations from this may
made through mutual agreement between the City and the developer based on a current or
future mixed‐use parking study. Density also will be adjusted as needed to ensure that
adequate parking is provided for each land use, as is explained in the next section.

Commented [YL32]: Propose to remove
specific parking numbers for individual uses.

PARKING PROVIDED
Building C (garage)

433

Building F (garage)

416

Building K (garage)

759

Lowenstein garage

259

Surface Parking

60

TOTAL

1,927

5. DENSITY/INTENSITY STANDARDS: Parking will control the density/intensity standards for this
project. The proposed project consists of various land uses that have different measures of
density or intensity, but the overall development concept is to create a compact, walkable
community built in urban densities. At this conceptual stage, exact numbers of residential
units and square footage of public, institutional and commercial uses are estimates, which will
become finalized during the plan review process. Each use may be affected by market and
economic conditions, physical or engineering considerations or other factors.
University Center Master Plan
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Commented [YL33]: Propose to remove the
density calculation example.

6. REQUIRED PUBLIC IMPROVEMENTS AND UTILITIES: The public utilities, road, and stormwater
facilities are shown on the Infrastructure exhibit. Standards shall meet the RHZO.
7. ENVIRONMENTALLY SENSITIVE AREAS: There are no streams, wetlands, wildlife habitats, or
floodplains on the site.
8. TREE AND VEGETATION PROTECTION: There are no significant trees on the site to protect,
nor is there other vegetation to preserve. For all intents and purposes, the site is stripped
of significant vegetation.
9. OPEN SPACE: All of the Open Space and common areas will be owned by the City of Rock Hill
but maintained by the Property Owners Association. The only exception is that the interior
courtyard open space shown within the footprint of the apartment buildings will be owned
privately.
10. LANDSCAPING: This is an urban, mixed‐use development. Appropriate landscaping
treatments will be provided according to the intent of landscaping in urban settings (see
RHZO section 8.7.2 (B)).

Commented [YL34]: Propose to update
reference.

11. EXTERIOR LIGHTING: Exterior Lighting will comply with the RHZO requirements.
11. FENCING: Fencing will comply with the RHZO requirements.
12. SIGNAGE: The 2018 update to this Master Plan would allow the Lowenstein blade sign as depicted
in the attached exhibit, which is larger than the Zoning Ordinance allows.
Going forward, other signage will be reviewed at a staff level, provided that it complies with the
requirements of the RHZO. The Planning Commission may consider alternative sign proposals from
the developer.
At the time of the 2018 update the the Master Plan, the following additional signs were
contemplated. Renderings would be prepared and reviewed as the project develops.




One to two monument signs on White Street.
Wayfinding signs on University Center Drive.
A second major tenant sign on the Lowenstein building.

VII. EXHIBITS
Two master plan exhibits are incorporated into this 2018 update by reference: one that shows the
proposed uses for each building, their expected size/density, and the expected phasing of
development, and one that shows the site plan in more detail but without the associated land use,
size/density, or phasing information.
The Lowenstein blade sign rendering is also incorporated into this 2018 update by reference.
University Center Master Plan
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Commented [YL35]: Propose to add.

1

Lowenstein Building
225,000 SF Office Space & Restaurant
270 Parking Spaces Below Grade

2018
B
C
J2
L
O

440 Car Parking Deck

Indoor Athletic Complex
170,000 SF Competition Courts
Full Service Hotel
110 Room Hotel
770 Car Parking Deck

Power Plant
55,000 SF of Restaurant & Office/Apts.
Outdoor Amphitheater
Open Lawn

H
J1
K
N
M

E

Hotel
90 Room Hotel

Office Space
140,000 SF

Apartment Building
90 Units of Apts. & 6,000 SF Retail

Student Housing
250 Beds of Student Housing

* B, C, D, and F may contain street level retail and/or office space.
* F may combine with E to include retail, office, and parking.

Student Housing
250 Beds of Student Housing

Market Pavilion
15,000 SF of Retail

D

A

2022—2023

480 Car Parking Deck

Apartment Building
120 Units of Apts.

2020

F

2019
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Staff Report to Planning Commission

M-2018-19
Meeting Date: September 4, 2018

E

Petition by Amerco Real Estate Company to rezone approximately 10.75 acres at 2858 Heckle
Boulevard from BD-III to CI.

(insert aerial photo)

Reason for Request: The applicant is requesting the annexation and rezoning in order to facilitate
the development of a new self-service storage facility and truck/equipment rental facility.
Staff Recommendation: Staff recommends approval of the proposed CI zoning.

SEE ATTACHED REPORT FOR MORE INFORMATION

Case No. M-2018-19
Rezoning Analysis-Report to Planning Commission
Meeting Date: September 4, 2018
Location:

2858 Heckle Boulevard, east side of Rawlinson Road
between Heckle Boulevard and Old York Road, Tax Map
#544-00-00-011

Site Area:

Approximately 10.75 acres (including 1.15 acres of right-ofway).

Request:

Annex property into the City and rezone from Business
Development District III (BD-III) to Commercial Industrial
(CI).

Proposed Development: Self-storage and truck/equipment rental facility.
Applicant:

Amerco Real Estate Co. (David Pollock)
Phoenix, AZ
602-263-6502

Owner:

W.W. Miller Jr. Family Trust (L Cameron Caudle, Jr, Trustee)
Charlotte, NC
704-944-9802

Site Description
The subject property is undeveloped. It is located on the northwest side of the City
along Rawlinson Road between Heckle Boulevard and Old York Road. Surrounding
uses include industrial, self-storage, auto sales, restaurant, and undeveloped property.
The old Norfolk-Southern rail line runs along the northern border of the property.
Development Proposal
The applicant is requesting the annexation and rezoning in order to facilitate the
development of a new self-service storage facility and truck/equipment rental facility.
Although a site plan has not been submitted, the site would be accessed from
Rawlinson Road, and would face Heckle Boulevard and Rawlinson Road.
Existing Zoning District Summary
Business Development District III (BD-III)- The Business Development III District (BD-III)
is intended to provide for areas within the county where “large scale” commercial and
business development may occur. This district is designed to support county-wide or
regional shopping centers and business complexes of greater magnitude than permitted
by the BD-I and BD-II Districts. This district is designed to accommodate a wide range
of business and commercial uses, generally clustered for “cumulative attraction” and
optimum accessibility. Permitted uses include personal service establishments, i.e.
beauty shops; Laundromats; restaurants; convenience retail establishments, i.e. grocery
stores; professional services, i.e. business or financial offices; commercial recreation
establishments; churches, clinics, office buildings, educational institutions, commercial
schools, research facilities, townhouses, apartments, condominiums, museums, motels,

Rezoning Analysis-Report to Planning Commission
M-2018-19
Page 2
primary and secondary retail establishments, commercial parking lots, general business
services, funeral homes, mini-warehouses, automobile service and repair shops.
Proposed Zoning District Summary
Commercial Industrial (CI): The CI district is established and intended to provide lands
for more intense commercial and light industrial uses that are compatible with one
another, but are generally less compatible with residential areas. These uses have less
of a need for prime retail locations at major intersections, but benefit from the
accessibility and exposure of locations along arterial or collector roads away from major
intersections and residential uses. They are particularly suited for automobile oriented
or service-oriented businesses.
Previous Rezoning Cases in the Area
The property across Rawlinson Road was annexed into the City with Community
Commercial zoning in January, 2017.
INFRASTRUCTURE CONSIDERATIONS
Transportation
The property has frontage on Heckle Boulevard (State-maintained, principal arterial),
and Rawlinson Road (State-maintained, major collector). The site will be accessed
from Rawlinson Road. There are no existing sidewalks along either street frontage.
Historic traffic volumes in the area are shown below:
Vehicles Per Day
Street

2017

2012

2007

2002

Capacity*

Heckle Boulevard (803)

14,500

14,000

11,900

11,400

29,200

Rawlinson Road (341)

5,000

4,600

4,500

3,800

8,600

Old York Road (263)
29,600
*Capacity denotes Level of Service “C”.

23,500

20,400

18,400

33,600

Public Utilities
All necessary utilities are available to the site.
RELATIONSHIP TO PUBLIC PLANS
Focus 2020 Comprehensive Plan
The property is designated as Community Commercial on the City's Future Land Use
Map. Community Commercial areas are characterized by large-scale commercial uses
typically located along the frontage of major corridors and at key intersections that serve
several neighborhoods. When appropriate, new development should be designed in a
way that makes it possible for residents to walk or bike there.
Conclusion
The proposed zoning is generally consistent with the Focus 2020 Comp Plan and
Future Land Use Map.

Rezoning Analysis-Report to Planning Commission
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PUBLIC INVOLVEMENT
Public Feedback
See attached e-mail from Paul George dated August 27, 2018
RECOMMENDATIONS
Staff Assessment
The proposed zoning would provide a good transition between the industrial zoning to
the east and the commercial zoning to the west. The site’s location between two arterial
roads with no adjoining residential is well suited for the uses permitted in the CI district.
The proposed zoning is compatible with surrounding uses and consistent with the City’s
Land Use Plan.
Staff Recommendation
Staff recommends approval of the proposed Commercial Industrial (CI) zoning.
Attachments





Annexation Map
Rezoning Map
Existing Conditions Map
E-mail from Paul George dated August 27, 2018

To see the applications submitted for this case, go to: www.cityofrockhill.com/PlanInfo.
Staff Contact:

Eric S. Hawkins, AICP, Planner III
eric.hawkins@cityofrockhill.com
803-329-8763
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From: Paul George < pdgeorge@comporium.net >
Date: 8/27/18 8:01 PM (GMT-05:00)
Subject: Feedback for Rock Hill, SC
You have received this feedback from Paul George < pdgeorge@comporium.net > for the
following page:
http://www.cityofrockhill.com/departments/planning-and-development/plan-info-publichearings/planning-commission-public-hearing
M-2018-17 Another Storage facility? I say no! Let them go out into the countryside away from
the residential areas. Do not change the present zoning. I would rather a gas station/convenience
store or a fast food restaurant than another storage facility. Do not approve this change!

Case No. T-2018-02
Proposed Amendments to Zoning Ordinance
and Historic Design Review Guidelines
Planning Commission
Meeting Date: September 4, 2018
Applicable Content:

Zoning Ordinance—all chapters
Historic Design Review Guidelines

Application Date:

May 8, 2017

Applicant:

Rock Hill City Council

BACKGROUND
About a year ago, City Council sponsored a project to review and update the entire
Zoning Ordinance. This work has been completed in four phases. The material that is
summarized below is part of the last phase of this project, which includes proposed
changes to the sections of the Zoning Ordinance that primarily deal with administration
and process, nonconformities, and enforcement, as well as to the Historic Design
Review Guidelines.
So that the amount of material that has been handled in this update project does not
have to be done again in the future at any one time, staff proposes to bring forward
amendments of a routine nature every winter. Topics that are more substantial in terms
of policy considerations or that are particularly time-sensitive would be brought forward
for consideration throughout the year as needed.
EXPLANATION OF PROPOSED AMENDMENTS
ZONING ORDINANCE
The following is a summary of the most significant proposed amendments to the Zoning
Ordinance.
Chapter 2: Administration
•

Give both the property owner and tenant the public notice about neighborhood
meetings and public hearings. Currently, tenants receive notice about the
neighborhood meeting but not about the public hearing itself. Also give notice of
a neighborhood meeting to the City Council member whose ward is involved.

•

Make the following uses be ineligible for any type of administrative adjustment:
adult entertainment, bars and nightclubs, teen clubs, alternative financial
services, flea markets, and personal services related to tattoos, body piercing,
and psychics and mediums. Currently, they are ineligible for some types of
administrative adjustments but not all of them.

•

Sets the terms of the Planning Commission, Zoning Board of Appeals, and Board
of Historic Review all at three years, staggered. Currently, the Planning
Commission’s terms are for four years.
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•

Allow requests for variances for only the following: standards that can be
measured (such as height, setbacks, parking spaces, number of trees, etc.);
locational standards, such as where a building is allowed to be placed; sign size,
height or setbacks; and the height of structures or trees in the Airport Overlay
District.

•

Allow a person to have 20 days to appeal a decision or interpretation of the
Planning & Development Director to the Zoning Board of Appeals to match the
time allowed under the International Property Maintenance Code since cases
often involve both. Currently, the Zoning Ordinance allows only 10 days for a
person to submit an appeal.

•

Allow the City Manager to sponsor amendments to the Zoning Ordinance in
addition to City Council and the Planning Commission so that any issues that
need to move with more speed through the process can reduce the time of
consideration by a couple of weeks or more.

Chapter 4: Land Use: Primary Uses
•

Remove a requirement for Zoning Board of Appeals review for outdoor areas for
bars/nightclubs and teen clubs that are located in the Downtown or Mixed Use
zoning district, or within a Master Plan zoning district where the Terms and
Conditions contemplate a mix of uses including bars/nightclubs and teen clubs.

•

Continue to refine the standards for small-cell/DAS towers, this time to apply
them to private property, since we have seen our first request to install a tower
just outside the right-of-way on private property.

•

Remove the 250-foot separation required for warehouse use types against all of
the currently listed use types except for existing single-family residential. The
other uses currently listed (religious institutions, public parks, schools, etc.) would
continue to have a buffer provided by the industrial use but would not require
further separation beyond that buffer area.

•

Create a use type for personal instruction to better categorize art studios and
classes, do-it-yourself project studios, and non-medical group therapy.

Chapter 6: Community Design Standards
•

Continue to refine the setback standards, especially for non-residential uses in
the business districts.

Chapter 7: Construction Standards for Subdivisions, Public Improvement, and
Site Infrastructure
•

Clarify and shorten the stormwater management and erosion control content by
removing sections that are already included in technical manuals used by the
City.

Chapter 8: Development Standards
•

Add a section on timbering.

•

Add more intent language to the landscape standards section.
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•

Modify the number of required parking spaces for industrial uses.

•

Restructure the signage section to reduce repetition and make the standards
more clear. The only substantive changes that are proposed include allowing one
small sign per parcel for hiring needs; clarifying content about sidewalk signs,
flags, the number of signs allowed on a lot with multiple street frontages, and
interstate signs; and removing the ability to use neon in the historic districts.

Chapter 9: Site and Building Design Standards
•

Apply the new provisions regarding the design of single-family detached
residences in existing neighborhoods to all neighborhoods and not only those
that are more than 75% built out. This would mean that in every neighborhood,
residents and builders would have the choice of building a residence that would
complement those that already exist there or building to current standards.

•

Further clarify provisions on garage design, and on outdoor areas and alleys for
single-family attached developments.

Chapter 10: Nonconformities
•

Add examples for when the failure of a particular land use to meet various usespecific standards would render the use nonconforming and when it would not.

•

Create a process through which the Zoning Board of Appeals would be able to
consider the expansion or intensification of a nonconforming use if the proposed
change would not create any adverse impacts and would make the situation
more conforming or otherwise improved. An example of this may be adding
parking where it is deficient.

•

Allow residential uses to renovate or expand into new areas of a site even if they
are a nonconforming use in the zoning district.

•

Add a section that explains when a nonconforming use may change to another
use type.

•

Clarify what constitutes the discontinuation or abandonment of a land use for the
purposes of losing its “grandfathered” status. For example, leaving utilities on at
the site would not in and of itself constitute a continuation of the use.

•

Add examples of when nonconforming structures can and cannot expand or be
structurally altered.

•

Clarify that the rebuild of an apartment complex must comply with current zoning
standards only if 75% or more of the entire complex is destroyed (not 75% of an
individual building).

•

Clarify that nonconforming signs on annexed properties that are located on the
same road corridors where the signs within the City were amortized several
years ago (Saluda Street and Cherry Road) also would be amortized.

•

Apply the site feature nonconformities to Old Town now. As areas within Old
Town improve and redevelop, it is appropriate to hold these properties to the
same standards as the rest of the City. Old Town would still retain its special
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buffering and parking standards, however, given the site constraints faced by
many of the properties in the area.
•

Add lighting as a site feature nonconformity that could be improved upon
redevelopment.

Chapter 11: Enforcement
•

Add the following to remedies that are available for all types of violations: refusal
to issue permits, to perform other types of inspections, or to issue certificates of
occupancy. Currently, they are only listed as remedies for stormwater violations.

•

Add a fine system for repeat offenders of the temporary sign regulations. Also
add the ability to refuse to issue temporary use permits for those who repeatedly
violate the temporary sign regulations related to past events they have held.

•

Issue a fine and enforce a delay in subsequent approvals for development for
tree clearing outside of a riparian or land-use buffer area, and require replanting
of trees that are cleared inside of a riparian or land-use buffer area.

Other
•

No significant changes are proposed to Chapter 1: General Provision, Chapter 3:
Zoning District, or Chapter 5: Land Use: Accessory and Temporary Uses.

HISTORIC DESIGN REVIEW GUIDELINES
The City’s Historic Design Review Guidelines apply to the nearly 300 properties that are
located within the City’s Historic Overlay District. The Historic Overlay District includes
many commercial buildings located Downtown and along corridors such as East Main
Street and Oakland Avenue, as well as many residences located in neighborhoods such
as East Town and Marion Street. The Historic Design Review Guidelines make up an
additional set of regulations on these properties that do not apply elsewhere in the City.
They were adopted in 1990 and were last updated in 2009.
Please see the attached Board of Historic Review staff report for the explanation of the
proposed amendments to the Historic Design Review Guidelines.
PROCESS
The following meetings have already taken place about these proposed amendments.
•

A workshop with the Board of Historic Review on May 3.

•

A workshop with the local development community on May 16.

•

A workshop with the Planning Commission and City Council on June 25.

•

A public hearing by the Board of Historic Review on August 2.

Additionally, the proposed amendments have been posted on the City’s website since
June 12. A legal advertisement for the Board of Historic Review public hearing was
published in The Herald on July 14, and a legal advertisement for the Planning
Commission public hearing was published in The Herald on August 19.
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PUBLIC INVOLVEMENT
Chad Simpson was the sole developer to attend the developer’s workshop, and he
subsequently wrote a letter about the Zoning Ordinance update process, which is
included in this packet.
Before the public hearing held by the Board of Historic Review, staff heard from two
residents of the East Town Neighborhood with general concerns about the proposed
changes to the Historic Design Review Guidelines and the Zoning Ordinance sections
regarding historic preservation and the Board of Historic Review. Staff made both aware
of the public hearings before the Board of Historic Review and the Planning
Commission, and has included an email from one of the residents in this packet.
After the packets for the Board of Historic Review were complied, staff heard from a
resident in support of the proposed changes through an email, which also is included in
this packet.
PUBLIC HEARING
Board of Historic Review
The Board of Historic Review held a public hearing on the proposed changes to the
Historic Design Review Guidelines and the associated proposed changes to the Zoning
Ordinance on topics related to historic preservation on August 2.
John T. Misskelley addressed the Board. Mr. Misskelley began by talking about the
generations that created Rock Hill, particularly members of his family. He went on to
add that allowing artificial siding was unthinkable, that there was no shortage of trees
and mills that manufacture wood siding, and that there is no hardship in installing it.
Sandy Aiton addressed the Board. Ms. Aiton mentioned that she had sent a letter
addressing Board members on the issue and that what she was hearing tonight is not
what she had imagined when she wrote that. She explained that using materials other
than the original materials should be avoided because there is no shortage of materials.
She added that the originality of the home is lost once alternative materials are used.
Ms. Aiton concluded by stating that she was afraid of the fact that more staff
administered reviews and decisions. She explained that this would mean that requests
would not be subject to Board review and as a result there would be no public hearing.
Russ Frase addressed the Board. Mr. Frase began by stating that the guidelines did
not need to be updated. He then began to read through a portion of the existing
guidelines relating to using alternative materials and added that he believed allowing
these materials was a slippery slope. He concurred with the two previous speakers in
stating that there was no shortage of materials or people to install them.
Joe Sherrill addressed the Board. Mr. Sherrill stated that he was in agreement with the
previous speakers. He added he was being plagued by floodlights that are located on a
neighboring property as well, stating his dissatisfaction with satellite dishes being
installed on the front façade of homes. Mr. Sherill also acknowledged that he does not
agree with the proposal for staff to begin to review and decide on more requests. He
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stated that he agrees with Mr. Frase and that potential buyers should be made aware of
the design guidelines that are in place. Mr. Sherrill concluded that the guidelines are
adequate, should be kept in place, and that alternative materials should not be allowed.
Kevin Mattingly addressed the Board. In relation to the proposed change to the appeals
process, he stated that it is very difficult to find people that are willing to do work in Rock
Hill. He went on to list some of the work that he had tried to get people to do at his own
home. He added that while he’d replaced things on his home with like materials, having
an appeals process was still important. He concluded that regardless of the changes to
the guidelines, the public would still have a voice because of the appeals process.
Board of Historic Review Discussion
Board chair Phil Jerauld asked the Board members to explain their backgrounds to the
audience and give their perspectives on the proposed amendments.
Board member Wil Drennan stated that he grew up on a historic farm in Richburg, S.C.
He is an architect and holds a both bachelor’s and master’s degrees in design and
architecture. He said that he views the proposed changes as increasing the efficiency of
the process and making the guidelines easier for the public to understand.
In terms of the use of substitute materials, Mr. Drennan said that in his line of work, he
sees a lot of new products, and that many of them seek to preserve character while
making buildings safer and healthier for occupancy and more energy efficient. He
concluded that while he would like for the guidelines to remain stringent, he believes
that there are cases where the use alternative materials should be considered.
Board member Jana Woods stated that her job as a Realtor is to study property values,
and that the data shows that the historic neighborhoods of Rock Hill have incredibly
depressed values. She explained she would like for it to be more feasible for residents
to invest in improving these homes in a way that would honor their historic character
while increasing property values in these neighborhoods.
Board member Addie Rutledge stated that she agrees with the changes and trusts staff
and the Board to make decisions in a way that would not diminish the district because
they all have the best interest of Rock Hill at heart. She added that she understands
that replicating exactly the original materials can sometimes be cost prohibitive for
residents of the historic district, and that finding skilled contractors to do the work can be
difficult.
Board member Ashley Barron stated that while she does not live in the historic district,
she does live in a historic home. She added that she has tried to maintain the historic
feel of her home, but that she did use cementitious siding on an addition; she noted that
in an ideal world, everyone would use the same materials in the same quality as when
these houses were built, but the reality is that doing so is cost-prohibitive. She stated
that while it is appropriate for the homes in the City that are on the National Register to
be held to a higher standard, the guidelines for the other homes within the historic
district should allow for people to live in them and make repairs to them more easily.
Board Chairman Phil Jerauld stated that the Board is committed to helping to provide
the best possible life for residents of the historic district. He explained some of the
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things that he likes about Rock Hill, and stated that while he does not live in the historic
district, he admires its architecture.
Board Vice Chairman Martin Goode stated that he lives within the historic district and
that his home is on the National Register of Historic Places. He stated that he believes
that economics is at the heart of the matter and he is in favor of the changing the
guidelines to make it easier to affordably live in the historic district.
Board of Historic Review Recommendation
The Board of Historic Review unanimously recommended approval of the proposed
amendments to the Historic Design Review Guidelines and the associated proposed
changes to the topics of historic preservation and the Board of Historic Review in the
Zoning Ordinance. The vote was 6-0 with Board member Michael James absent.
STAFF RECOMMENDATION
ZONING ORDINANCE
The Zoning Ordinance has not been comprehensively reviewed in more than 10 years.
The proposed amendments would help meet the goals set forth for this project as listed
in the background section.
Staff recommends approval of the proposed text amendments.
HISTORIC DESIGN REVIEW GUIDELINES
The Historic Design Review Guidelines were adopted in 1990 and have not been
updated since 2009. An update is appropriate at this time in order to:
•

Help improve and and clarify the review processes for proposed changes to
the properties that are located within the Historic Overlay District;

•

Create standards relative to cementitious siding and engineered wood siding
that are a compromise between the divergent viewpoints between property
owners within the City’s historic neighborhoods; and

•

Create standards for commercial properties that are not located Downtown
but that are located within the City’s Historic Overlay District.

Additionally, removing the specified properties from the Historic Overlay District would
ensure that they are not subject to the additional regulation of the Historic Design
Review Guidelines when the guidelines do not make sense for them.
Staff recommends approval of the proposed amendments to the Historic Design Review
Guidelines.
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Attachments
•

Proposed amendments to the Zoning Ordinance (note that the front page of each
chapter explains whether it is a redline version of the proposed amendments or is
proposed to completely replace an existing article)

•

Board of Historic Review staff report and exhibits, including proposed
amendments to the Historic Design Review Guidelines (note that we did not
include the Zoning Ordinance content that went to the BHR because that is
already contained in your packets)

•

Email in support of Historic Design Review Guidelines amendments that was
submitted after the Board of Historic Review staff report was compiled

•

Email from Chad Simpson regarding the Zoning Ordinance update project

Staff Contact:

Leah Youngblood, AICP
Planning & Zoning Manager
803-329-5569
leah.youngblood@cityofrockhill.com

GENERAL PROVISIONS

1

Replace the entirety of current ARTICLE 1: GENERAL PROVISIONS with
this chapter.

1.1

AUTHORITY

The Rock Hill City Council is authorized to adopt this Ordinance pursuant
to the enabling authority contained in the S.C. Code of Laws, Sections 629-710, et. seq., and all other relevant laws of the State of South Carolina.

1.2

PURPOSE AND INTENT

The purpose and intent of this ordinance is to guide development in
accordance with the existing and future needs of the City and its
Comprehensive Plan, and to promote the public health, safety, morals,
convenience, order, appearance, prosperity, and general welfare of the
landowners and residents of the City, and other members of the public.
The purpose and intent of this ordinance is more specifically to:
A.

Implement the Comprehensive Plan adopted by City Council, and
other plans adopted by City Council to guide development, such
as but not limited to small-area or corridor plans, transportation
plans, connectivity plans, and parks and open space plans.

1

1.1 AUTHORITY

P. 1

1.2 PURPOSE AND INTENT

P. 1

1.3 COMPONENTS OF ORDINANCE

P. 2

1.4 APPLICABILITY

P. 4

1.5 JURISDICTION

P. 4

1.6 RELATIONSHIP TO OTHER CODES, LAWS, AND
ORDINANCES

P. 4

1.7 TRANSITIONAL PROVISIONS

P. 5

APPENDIX 1-A: ELIMINATED ZONING DISTRICTS

P. 7

B.

Encourage and ensure that new residential and business development is consistent with the general
character of the City, and is compatible with surrounding uses.

C.

Incorporate quality urban design principles in both residential and business development.

D.

Encourage compact and sustainable growth and development where appropriate, while avoiding undue
concentrations of population.

E.

Protect and preserve the character of existing neighborhoods.

F.

Promote and encourage the development of moderate-density neighborhoods that are mixed-use in
character, connected, pedestrian-friendly, and sensitive to natural features, except along the edges of the
community that are more rural in nature, in which case the intent is to promote development of less density to
create a better transition to the rural surroundings.

G. Promote quality housing and encourage a diversity of housing options.
H.

Encourage the development of growth centers that are mixed-use in character and are located on major
growth corridors as identified in the Comprehensive Plan.

I.

Promote the downtown as a center of commerce, government, arts, culture, entertainment, and residential
life.

J.

Encourage infill development that is consistent with its context and compatible with surrounding uses.

K.

Facilitate the adequate provision or availability of transportation, police protection, fire protection, water,
sewage, schools, parks, and other public facilities.

L.

Lessen congestion in the streets.

M. Protect and preserve, scenic, historic, and environmentally sensitive areas.
N.

Provide standards and incentives for tree preservation and protection.

O. Protect riparian areas.
P.

Provide for adequate and meaningful open space.

Q. Provide for adequate light and air.
R.

Secure safety from fire, flood, and other dangers.

S.

Regulate the use, density, distribution of population, and character of development on land to carry out these
purposes.

1.3 COMPONENTS OF ORDINANCE
These regulations are officially known as the “Zoning Ordinance of Rock Hill,” and may be referred to as the “Zoning
Ordinance,” or within these regulations as “this Ordinance.” This Ordinance has two parts: this text, and the Official
Zoning District Map, which is hereby incorporated by reference and made part of this Ordinance. General regulations
that apply to each component follow.
1.3.1
A.

TEXT
Severability: It is the legislative intent of the City Council in adopting this ordinance that all provisions be
liberally construed to guide development in accordance with the existing and future needs of the City as
established in this ordinance and to promote the public health, safety, morals, convenience, order,
appearance, prosperity, and general welfare of the land owners and residents of the City. If any section,
subsection, sentence, clause or phrase of this ordinance is for any reason held by a court of competent
jurisdiction to be invalid, such decision will not affect the validity of the remaining portions of this
ordinance. The City Council hereby declares that it would have passed this ordinance and any section,
subsection, sentence, clause and phrase, thereof, irrespective of the fact that any one or more sections,
subsections, sentences, clauses or phrases be declared invalid.
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B.

Rules for Interpretation: The following rules apply for construing or interpreting the terms and provisions of
this Ordinance.
1.

Definitions: Definitions of specific terms that need clarification or additional description than
those found in regular dictionaries are listed at the end of each chapter. Each term is listed in
the chapter where it is used the most frequently, however, the same definition would apply to
the term if it is used in any other chapter.

2.

Meanings and Intents: All provisions, terms, phrases, and expressions contained in this
Ordinance will be construed according to the general purposes set forth in Section 1.3: Purpose
and Intent, and the specific purpose statements set forth throughout this Ordinance. When a
specific section of these regulations gives a different meaning than the general definition
provided in the associated chapter, the specific section’s meaning and application of the term
will control.

3.

Headings, Illustrations, and Text: In the event of a conflict or inconsistency between the text
of this Ordinance and any heading, caption, figure, illustration, table, or map, the text will
control. Graphics and other illustrations are provided for informational purposes only and
should not be relied upon as a complete and accurate description of all applicable regulations
or requirements.

4.

Lists and Examples: Unless otherwise specifically indicated, lists of items or examples that
use terms such as “for example,” “including,” “including but not limited to,” and “such as,” or
other similar language are intended to provide examples and are not exhaustive lists of all
possibilities.

5.

Computation of Time: The time in which an act is to be done will be computed by excluding
the first day and including the last day. If a deadline or required date of action falls on a
Saturday, Sunday, or holiday observed by the City, the deadline or required date of action will
be the next day that is not a Saturday, Sunday, or holiday observed by the City. References to
days are calendar days unless otherwise stated.

6.

References to Other Regulations/Publications: Whenever a reference is made to a
resolution, ordinance, statute, regulation, or document, it will be construed as a reference to the
most recent edition of such regulation, resolution, ordinance, statute, regulation, or document,
unless otherwise specifically stated.

7.

Delegation of Authority: Any act authorized by this Ordinance to be carried out by a specific
official of the City may be carried out by a professional-level designee of such official.

8.

Technical and Non-Technical Terms: Words and phrases will be construed according to the
common and approved usage of the language, but technical words and phrases that may have
acquired a peculiar and appropriate meaning in law will be construed and understood according
to such meaning.

9.

Public Officials and Agencies: All public officials, bodies, and agencies to which references
are made are those of the City of Rock Hill, unless otherwise indicated.

10. Mandatory and Discretionary Terms: The words “shall,” “must,” and “will” are mandatory in
nature, establishing an obligation or duty to comply with a particular provision. The words
“may” and “should” are permissive in nature.
11. Conjunctions: Unless the context clearly suggests the contrary, conjunctions will be
interpreted as follows: “and” indicates that all connected items, conditions, provisions, or events
apply; and “or” indicates that one or more of the connected items, conditions, provisions, or
events apply.
12. Tenses, Plural, and Gender: Words used in the present tense include the future tense. Words
used in the singular number include the plural number and the plural number includes the
singular number, unless the context of the particular usage clearly indicates otherwise. Words
used in the masculine gender include the feminine gender, and vice versa.
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1.3.2 OFFICIAL ZONING DISTRICT MAP
A. Official Zoning District Map: The Official Zoning District Map designates the location and boundaries of the
various zoning districts established within the City. The Official Zoning District Map is available on the City’s
website for public viewing at any time as well as in the offices of the Planning & Development Department
during regular business hours. It is the final authority as to the status of the current zoning district
classification of land in the City, and can only be amended in accordance with this ordinance.
C.

Zoning District Boundaries: Unless otherwise expressly stated in the ordinance adopting an
amendment to the Official Zoning District Map, or otherwise specified, zoning district boundaries are lot
lines or the centerline of streets, alleys, railroad rights-of-way, streams and rivers, City limit boundaries, or
such lines extended.

D.

Changes to Zoning District Map: Changes made in zoning district boundaries or other matters
portrayed on the Official Zoning District Map must be made in accordance with the provisions of this
Ordinance. Changes must be entered on the Official Zone District Map by the Planning & Development
Director promptly after the amendment has been approved by the City Council.
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1.4 APPLICABILITY
The provisions of this ordinance apply to the development of all land within the corporate limits of the City of Rock Hill,
unless expressly exempted by a specific section of this ordinance.

1.5 JURISDICTION
A.

B.

Application to Governmental Units: Except as stated herein, the provisions of this ordinance apply to:
1.

City: Development of land owned or held in tenancy by the City or its agencies or departments.

2.

County: Development of land owned or held in tenancy by any county of South Carolina and its
agencies or departments.

3.

State: Development of land owned or held in tenancy by the state of South Carolina, its
agencies, departments, or political subdivisions to the extent allowed by state law.

4.

Federal Government: To the full extent permitted by law, development of land owned or held in
tenancy by the government of the United States, its agencies, departments, or corporate
services.

Exemptions: This Ordinance does not apply to the following, nor does it apply in other cases that are not
listed here but for which state or federal law requires an exemption.
1.

Acquisition of Interest in Land by State for Public Purposes: This ordinance does not
require the formal subdivision of land as a result of actions taken by the State of South Carolina
and its political subdivisions to acquire land or interests in land for public rights-of-way and
easements.

2.

Emergency Action by City: The City or City agencies or departments may be exempt from the
provisions of this ordinance when an emergency exists such that it is impossible to submit to the
normal procedures and requirements of this ordinance, and quick and instant action is necessary
to secure the public health, safety, or welfare. The City Council must ratify such exemption after
the fact at its next regularly scheduled meeting, and must base its ratification on specified
findings of fact related to the emergency involved.

Additionally, specific sections of this Ordinance exempt certain types of uses or activities from their
provisions.

1.6 RELATIONSHIP TO OTHER CODES, ORDINANCES, AND LAWS
A.

Conflicts with Other City Codes or Laws: If the provisions of this ordinance are inconsistent with one
another, or if the provisions of this ordinance conflict with provisions found in other adopted codes or
ordinances of the City, the more restrictive provision will govern unless the terms of the provisions specify
otherwise.
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B.

Conflicts with Private Agreements: If the provisions of this ordinance conflict with the provisions of private
easements, covenants, or restrictions, the more restrictive provision will govern. The City is not responsible
for monitoring or enforcing private covenants and restrictions, although the City must inquire as to whether
land is subject to covenants and restrictions during the review of development applications.

C.

Conflicts with State or Federal Law: If the provisions of this ordinance are inconsistent with the law or
regulations of the state or federal government, the more restrictive provision will govern to the extent
permitted by law.
Additionally, whenever any provision of this Ordinance refers to or cites a section of the S.C. Code of
Laws or federal law, and that section is later amended or superseded, this Ordinance is deemed to be
amended to refer to the amended section or the section that most nearly corresponds to the superseded
section.
Commented [YL7]: Propose to move sections about the
rezonings of annexed land, and about vested rights, to Ch. 2.

1.7 TRANSITIONAL PROVISIONS
A.

Effective Date: The effective date of this ordinance is March 1, 2006.

B. Violations Continue: Any violation of the previous Zoning Code (Ordinance 65-101, as amended) and
Land Development Regulations (Ordinance 98-57, as amended) of the City continues to be a violation
under this ordinance and any other applicable ordinances, laws, or statutes, and is subject to the
penalties and enforcement set forth in Chapter 11: Enforcement, and any other applicable ordinances,
laws, or statutes, unless the use, development, construction, or other activity complies with the express
terms of this ordinance.
C. Transition for Eliminated Zoning Districts: The City has determined to eliminate certain zoning districts
summarized below and more fully described in Appendix 1-A: Eliminated Zoning Districts. As a result, the
referenced zoning districts (“Eliminated District(s)”) are hereby eliminated and any properties and
associated rights-of-way previously zoned as one of the Eliminated Districts are hereafter zoned within
the zoning district as provided in Appendix 1-A.
SUMMARY OF ELIMINATED ZONING DISTRICTS
AREA

ZONING DISTRICT PRIOR TO SEPT.
2017

ZONING DISTRICT THAT
WOULD BE ASSIGNED UPON
THE ADOPTION OF THESE
AMENDMENTS

Property zoned Master Planned Traditional Neighborhoods (MP-TN)
No property is zoned this way

Master Planned Traditional Neighborhoods
(MP-TN)

N/A

Undeveloped parcel near entrance to Waterford
neighborhood on Waterford Glen Way

Multi-Family 8 (MF-8)

Single-Family Attached (SF-A)

White Oak Manor

Multi-Family 8 (MF-8)

Neighborhood Office (NO)

Beauty salon on Ebenezer Road adjacent to
White Oak Manor

Multi-Family 8 (MF-8)

Neighborhood Office (NO)

Three developed single-family parcels off Rambo
and Vernsdale roads, an undeveloped parcel off
Farrow Dr., and an undeveloped parcel off Mt.
Gallant Rd.

Rural Holding (RH)

Single-Family 2 (SF-2)

Three developed single-family parcels off Farrow
Dr.

Rural Holding (RH) and Single-Family 3
(SF-3)

Single-Family 3 (SF-3)

York Preparatory Academy

Rural Holding (RH)

Office and Institutional (OI)

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

Portion of Highland Creek that is developed with
single-family detached uses

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

Portion of Walker’s Ridge that is developed with
single-family detached uses or is undeveloped;
portion of Pennington Place that is developed
with single-family detached uses

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

Property zoned Multi-Family 8 (MF-8)

Property zoned Rural Holding (RH)

Property zoned Mobile Home Park (MHP)
Eight parcels off Ferris, Burton, and Farlow
streets
Property zoned Neighborhood Mixed Use (NMU)
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Tavern Court residences; the portion of
Pennington Place that is developed with singlefamily attached uses

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

Cushendall Commons apartments; Bradford Park
apartments; the Walk2Campus student housing
area off Rose, Lee, and Adams streets and N.
Columbia Ave.; Brookstone Apartments;
apartments off Heatherhill Road; undeveloped
property in India Hook area

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

Undeveloped outparcel of Highland Creek that is
on Heckle Blvd.

Neighborhood Mixed Use (NMU)

Neighborhood Office (NO)

Aquatics center and parking lot off Rawlinson Rd.

Neighborhood Mixed Use (NMU)

Office and Institutional (OI)

National Tire and Battery, Comfort Suites,
telecommunications tower, and an undeveloped
remnant parcel, all off Dave Lyle Boulevard; and
commercial office/retail and senior living buildings
at India Hook Rd. and Herlong Ave.

Neighborhood Mixed Use (NMU)
(some of the India Hook Rd./Herlong Ave.
area is split-zoned with Office and
Institutional (OI))

Limited Commercial (LC)

Undeveloped parcel owned by the SCDOT off
Dave Lyle Blvd.

Neighborhood Mixed Use (NMU) and
Community Commercial (CC)

Community Commercial (CC)
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APPENDIX 1-A
ELIMINATED ZONING DISTRICTS
PARCEL

ZONING DISTRICT PRIOR TO
SEPTEMBER 2017

ZONING DISTRICT THAT WOULD BE
ASSIGNED UPON THE ADOPTION OF THESE
AMENDMENTS

PROPERTY ZONED MASTER PLANNED TRADITIONAL NEIGHBORHOODS (MP-TN)
None

Master Planned Traditional
Neighborhoods (MP-TN)

N/A

597 and 599 Waterford Glen Way
Undeveloped
(TMS#700-01-01-090)

Multi-Family 8 (MF-8)

Single-Family Attached (SF-A)

White Oak Manor
1915 Ebenezer Rd.

Multi-Family 8 (MF-8)

Neighborhood Office (NO)

Beauty salon
1925 Ebenezer Rd.

Multi-Family 8 (MF-8)

Neighborhood Office (NO)

125 Rambo Rd. (TMS#530-01-01-005)
Single-family residential

Rural Holding (RH)

Single-Family 2 (SF-2)

2876 Vernsdale Rd. (TMS#530-01-01-006)
Single-family residential

Rural Holding (RH)

Single-Family 2 (SF-2)

2854 Vernsdale Rd. (TMS#530-01-01-006)
Single-family residential

Rural Holding (RH)

Single-Family 2 (SF-2)

1770 Farrow Dr. (TMS#537-01-01-003)
Undeveloped

Rural Holding (RH)

Single-Family 2 (SF-2)

1812 Farrow Dr. (TMS#537-04-01-050)
Single-family residential

Rural Holding (RH) and SingleFamily 3

Single-Family 3 (SF-3)

1814 Farrow Dr. (TMS#537-10-01-061)
Single-family residential

Rural Holding (RH) and SingleFamily 3

Single-Family 3 (SF-3)

1808 Farrow Dr. (TMS#537-10-01-060)
Single-family residential

Rural Holding (RH) and SingleFamily 3

Single-Family 3 (SF-3)

York Preparatory Academy

Rural Holding (RH)

Office and Institutional (OI)

Rural Holding (RH)

Single-Family 2 (SF-2).

2224 Ferris St. (TMS#634-07-01-053)
Mobile/manufactured home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

2236 Ferris St. (TMS#634-07-01-054)
Mobile/manufactured home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

1113 Burton St. (TMS#634-07-01-055)
Stick-built/modular home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

2227 Farlow St. (TMS#634-07-01-048)
Mobile/manufactured home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

2231 Farlow St. (TMS#634-07-01-049)
Mobile/manufactured home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

2237 Farlow St. (TMS#634-07-01-050)
Mobile/manufactured home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

2245 Farlow St. (TMS#634-07-01-051)
Mobile/manufactured home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

2253 Farlow St. (TMS#634-07-01-052)
Mobile/manufactured home

Mobile Home Park (MHP)

Single-Family 5 (SF-5)

PROPERTY ZONED MULTI-FAMILY 8 (MF-8)

PROPERTY ZONED RURAL HOLDING (RH)

1015 Golden Gate Ct., 1025 Golden Gate Ct., 1965
Golden Gate Ct., 1047 Golden Gate Ct., and 1113
Golden Gate Ct.
(TMS#502-03-01-112)
4580 Mt. Gallant Rd.
(TMS#546-06-01-028)
Undeveloped
PROPERTY ZONED MOBILE HOME PARK (MHP)
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PROPERTY ZONED NEIGHBORHOOD MIXED USE (NMU)
Cushendall Commons apartments
TMS#669-04-01-041 (multiple addresses)

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

Dave Lyle Family Holdings, LLC
Undeveloped strip of land
1389 Old Springdale Rd/477 Bilwyn Dr. (TMS#66904-01-084)

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

SCDOT
1384 Old Springdale Rd. (TMS#669-04-01-088)
Undeveloped—functions as ROW but is a parcel

Neighborhood Mixed Use (NMU)
and Community Commercial (CC)

Community Commercial (CC)

610 and 630 Rose St. (TMS#598-04-01-002)
Walk2Campus student housing building

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

620 Rose Street (TMS#598-04-01-003)
Walk2Campus student housing building

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

233 Lee St. and 236 Adams St. (TMS#598-04-04008)
Walk2Campus parking lot

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

233 and 235 Adams St. (TMS#598-04-03-007)
Walk2Campus parking lot

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

294 Columbia Ave. N. (TMS#598-04-02-004)
Walk2Campus parking lot

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

320 Columbia Ave. N. (TMS#598-04-02-002)
Walk2Campus parking lot

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

402 Berwick Dr. (TMS#597-04-01-140)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

405 Berwick Dr. (TMS#597-04-01-141)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

408 Berwick Dr. (TMS#597-04-01-139)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

411 Berwick Dr. (TMS#597-04-01-142)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

417 Berwick Dr. (TMS#597-04-01-143)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

421 Berwick Dr. (TMS#597-04-01-144)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

427 Berwick Dr. (TMS#597-04-01-145)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

433 Berwick Dr. (TMS#597-04-01-146)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

439 Berwick Dr. (TMS#597-04-01-147)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

445 Berwick Dr. (TMS#597-04-01-148)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

451 Berwick Dr. (TMS#597-04-01-149)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

753 Heckle Blvd. (TMS#597-04-01-004)

Neighborhood Mixed Use (NMU)

Neighborhood Office (NO)

805 Heckle Blvd. (TMS#597-04-01-051)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

531 Jedburgh Way (TMS#597-04-01-125)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

532 Jedburgh Way (TMS#597-04-01-150)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

535 Jedburgh Way (TMS#597-04-01-126)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

536 Jedburgh Way (TMS#597-04-01-151)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

539 Jedburgh Way (TMS#597-04-01-127)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

540 Jedburgh Way (TMS#597-04-01-152)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

543 Jedburgh Way (TMS#597-04-01-128)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

544 Jedburgh Way (TMS#597-04-01-153)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

Bradford Park apartments
TMS#669-04-01-066 (multiple addresses)
National Tire and Battery (NTB)
1383 Old Springdale Rd. (TMS# 6690401020)
Comfort Suites
1323 Old Springdale Rd. (TMS#669-04-01-068)
Telecommunications tower
AAPP Properties, LLC
478 Bilwyn Dr. (TMS#669-04-01-069)
Undeveloped land off Dave Lyle Blvd.

Walk2Campus student housing area

Portion of Highland Creek
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548 Jedburgh Way (TMS#597-04-01-003)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

551 Jedburgh Way (TMS#597-04-01-129)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

559 Jedburgh Way (TMS#597-04-01-130)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

563 Jedburgh Way (TMS#597-04-01-131)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

556 Jedburgh Way (TMS#597-04-01-135)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

560 Jedburgh Way (TMS#597-04-01-134)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

567 Jedburgh Way (TMS#597-04-01-132)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

571 Jedburgh Way (TMS#597-04-01-133)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

815 Prestwick Dr. (TMS#597-04-01-094)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

819 Prestwick Dr. (TMS#597-04-01-095)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

823 Prestwick Dr. (TMS#597-04-01-096)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

831 Prestwick Dr. (TMS#597-04-01-097)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

835 Prestwick Dr. (TMS#597-04-01-098)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

839 Prestwick Dr. (TMS#597-04-01-099)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

843 Prestwick Dr. (TMS#597-04-01-100)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

849 Prestwick Dr. (TMS#597-04-01-101)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

857 Prestwick Dr. (TMS#597-04-01-102)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

530 Strathclyde Way (TMS#597-04-01-124)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

533 Strathclyde Way (TMS#597-04-01-103)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

534 Strathclyde Way (TMS#597-04-01-123)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

537 Strathclyde Way (TMS#597-04-01-104)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

538 Strathclyde Way (TMS#597-04-01-122)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

541 Strathclyde Way (TMS#597-04-01-105)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

542 Strathclyde Way (TMS#597-04-01-121)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

545 Strathclyde Way (TMS#597-04-01-106)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

546 Strathclyde Way (TMS#597-04-01-120)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

549 Strathclyde Way (TMS#597-04-01-107)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

550 Strathclyde Way (TMS#597-04-01-119)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

553 Strathclyde Way (TMS#597-04-01-108)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

554 Strathclyde Way (TMS#597-04-01-118)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

557 Strathclyde Way (TMS#597-04-01-109)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

558 Strathclyde Way (TMS#597-04-01-117)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

561 Strathclyde Way (TMS#597-04-01-110)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

562 Strathclyde Way (TMS#597-04-01-110)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

565 Strathclyde Way (TMS#597-04-01-111)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

566 Strathclyde Way (TMS#597-04-01-115)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

569 Strathclyde Way (TMS#597-04-01-112)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

570 Strathclyde Way (TMS#597-04-01-114)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

573 Strathclyde Way (TMS#597-04-01-113)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

406 Tweeddale Ct. (TMS#597-04-01-136)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

407 Tweeddale Ct. (TMS#597-04-01-137)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

415 Tweeddale Ct. (TMS#597-04-01-138)

Neighborhood Mixed Use (NMU)

Single-Family 4 (SF-4)

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

1911 Pinevalley Rd/1935 Marett Blvd. (TMS#63301-03-076) (undeveloped)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

1665 Midbrook Dr. (TMS#633-01-01-001)
Walker’s Ridge (undeveloped)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

Brookstone Apartments
TMS#634-09-05-001: 1911, 1918, 1926, 1933,
1939, 1945, 1946, 1960, 1961, 1981 Brookstone
Way; 1240, 1243, 1256, 1276 Priestly Dr.; 1808,
1827, 1830, 1848, 1863, 1864 Rock Glen Dr.; and
1800, 1808, 1819, 1855, 1920, 1935 Marett Blvd.
Walker’s Ridge

TMS#630-01-03-078 (undeveloped)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

107 Front Porch Dr. (TMS#633-01-03-043)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

111 Front Porch Dr. (TMS#633-01-03-044)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)
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Single-Family 5 (SF-5)

115 Front Porch Dr. (TMS#633-01-03-045)

Neighborhood Mixed Use (NMU)

116 Front Porch Dr. (TMS#633-01-03-042)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

119 Front Porch Dr. (TMS#633-01-03-046)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

122 Front Porch Dr. (TMS#633-01-03-041)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

123 Front Porch Dr. (TMS#633-01-03-047)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

128 Front Porch Dr. (TMS#633-01-03-040)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

134 Front Porch Dr. (TMS#633-01-03-039)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

140 Front Porch Dr. (TMS#633-01-03-038)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

146 Front Porch Dr. (TMS#633-01-03-037)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

152 Front Porch Dr. (TMS#633-01-03-036)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

156 Front Porch Dr. (TMS#633-01-03-035)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

162 Front Porch Dr. (TMS#633-01-03-034)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

170 Front Porch Dr. (TMS#633-01-03-033)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

184 Front Porch Dr. (TMS#633-01-03-032)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

188 Front Porch Dr. (TMS#633-01-03-031)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

198 Front Porch Dr. (TMS#633-01-03-030)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

201 Front Porch Dr. (TMS#633-01-03-016)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

204 Front Porch Dr. (TMS#633-01-03-029)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

207 Front Porch Dr. (TMS#633-01-03-017)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

210 Front Porch Dr. (TMS#633-01-03-028)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

211 Front Porch Dr. (TMS#633-01-03-018)

Neighborhood Mixed Use (NMU)
(portion)

Single-Family 5 (SF-5) (the NMU portion)

216 Front Porch Dr. (TMS#633-01-03-027)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

219 Front Porch Dr. (TMS#633-01-03-019)

Neighborhood Mixed Use (NMU)
(portion)

Single-Family 5 (SF-5) (the NMU portion)

222 Front Porch Dr. (TMS#633-01-03-026)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

223 Front Porch Dr. (TMS#633-01-03-020)

Neighborhood Mixed Use (NMU)
(portion)

Single-Family 5 (SF-5) (the NMU portion)

225 Front Porch Dr. (TMS#633-01-03-021)

Neighborhood Mixed Use (NMU)
(portion)

Single-Family 5 (SF-5) (the NMU portion)

226 Front Porch Dr. (TMS#633-01-03-025)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

227 Front Porch Dr. (TMS#633-01-03-022)

Neighborhood Mixed Use (NMU)
(portion)

Single-Family 5 (SF-5) (the NMU portion)

228 Front Porch Dr. (TMS#633-01-03-024)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

229 Front Porch Dr. (TMS#633-01-03-023)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

218 Homeward Ln. (TMS#633-01-03-001)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

228 Homeward Ln. (TMS#633-01-03-052)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

233 Homeward Ln. (TMS#633-01-03-053)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

236 Homeward Ln. (TMS#633-01-03-051)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

239 Homeward Ln. (TMS#633-01-03-055)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

242 Homeward Ln. (TMS#633-01-03-050)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

245 Homeward Ln. (TMS#633-01-03-056)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

248 Homeward Ln. (TMS#633-01-03-049)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

251 Homeward Ln. (TMS#633-01-03-057)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

254 Homeward Ln. (TMS#633-01-03-048)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

257 Homeward Ln. (TMS#633-01-03-058)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

404 Red Door Dr. (TMS#633-01-03-064)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

407 Red Door Dr. (TMS#633-01-03-065)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

410 Red Door Dr. (TMS#633-01-03-063)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

413 Red Door Dr. (TMS#633-01-03-066)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

416 Red Door Dr. (TMS#633-01-03-062)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

419 Red Door Dr. (TMS#633-01-03-067)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

422 Red Door Dr. (TMS#633-01-03-061)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

423 Red Door Dr. (TMS#633-01-03-068)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

428 Red Door Dr. (TMS#633-01-03-060)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

429 Red Door Dr. (TMS#633-01-03-069)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)
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434 Red Door Dr. (TMS#633-01-03-059)

Neighborhood Mixed Use (NMU)

435 Red Door Dr. (TMS#633-01-03-070)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)
Single-Family 5 (SF-5)

309 Village Loop Dr. (TMS#633-01-03-079)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

316 Village Loop Dr. (TMS#633-01-03-054)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

317 Village Loop Dr. (TMS#633-01-03-002)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

323 Village Loop Dr. (TMS#633-01-03-003)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

329 Village Loop Dr. (TMS#633-01-03-004)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

339 Village Loop Dr. (TMS#633-01-03-006)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

345 Village Loop Dr. (TMS#633-01-03-007)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

351 Village Loop Dr. (TMS#633-01-03-008)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

354 Village Loop Dr. (TMS#633-01-03-075)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

355 Village Loop Dr. (TMS#633-01-03-009)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

359 Village Loop Dr. (TMS#633-01-03-010)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

363 Village Loop Dr. (TMS#633-01-03-011)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

368 Village Loop Dr. (TMS#633-01-03-074)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

369 Village Loop Dr. (TMS#633-01-03-012)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

373 Village Loop Dr. (TMS#633-01-03-013)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

374 Village Loop Dr. (TMS#633-01-03-073)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

378 Village Loop Dr. (TMS#633-01-03-072)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

379 Village Loop Dr. (TMS#633-01-03-014)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

388 Village Loop Dr. (TMS#633-01-03-071)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

389 Village Loop Dr. (TMS#633-01-03-015)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

1920, 1922, 1924, and 1926 India Hook Rd.
(TMS#594-16-01-010)
Commercial center with office/retail types of uses

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

Beaver Chiropractic
1906 India Hook Rd. (TMS#594-16-01-013)

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

1872 India Hook Rd (TMS#594-16-01-014)
Office bldg.

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

1892 India Hook Rd. (TMS#594-16-01-011)
Undeveloped (Cornerstone Development)

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

727 Dilworth Ln. (TMS#594-16-01-019)
Chandler Commons Commercial Center with retail
types of uses

Neighborhood Mixed Use (NMU)
and Office and Institutional (OI)

Limited Commercial (LC)

1846 India Hook Rd. (TMS#594-16-01-012)
Undeveloped (Chandler Commons, LLC)

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

1888 India Hook Rd. (TMS#594-16-01-018)
Centura Bank

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

745 Dilworth Ln. (TMS#594-16-01-017)
Brookdale Chandler (senior living)

Neighborhood Mixed Use (NMU)
and Office and Institutional (OI)

Limited Commercial (LC)

1173 Ragin Ln. (TMS#594-16-01-016)
Undeveloped (Cornerstone Development)

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

770 Dilworth Ln. (TMS#594-16-01-008)
Undeveloped (Cornerstone Development)

Neighborhood Mixed Use (NMU)
and Office and Institutional (OI)

Multi-Family Residential (MFR)

1743-1749 Heatherhill Rd. (TMS#594-20-01-013)
Apartments

Neighborhood Mixed Use (NMU)

Multi-Family Residential (MFR)

760 Herlong Ave and 748 Herlong Ave. (TMS#59416-01-015)
National Bank of South Carolina

Neighborhood Mixed Use (NMU)

Limited Commercial (LC)

710 Tavern Ct. (TMS#594-16-01-023)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

712 Tavern Ct. (TMS#594-16-01-024)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

720 Tavern Ct. (TMS#594-16-01-025)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

722 Tavern Ct. (TMS#594-16-01-026)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

730 Tavern Ct. (TMS#594-16-01-027)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

732 Tavern Ct. (TMS#594-16-01-028)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

740 Tavern Ct. (TMS#594-16-01-029)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

India Hook area

Tavern Court townhouses
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742 Tavern Ct. (TMS#594-16-01-030)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

750 Tavern Ct. (TMS#594-16-01-031)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

752 Tavern Ct. (TMS#594-16-01-032)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

760 Tavern Ct. (TMS#594-16-01-033)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

762 Tavern Ct. (TMS#594-16-01-034)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

1194 Ragin Ln. (TMS#594-16-01-009)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

204 Winco Way (TMS#589-01-01-185)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

208 Winco Way (TMS#589-01-01-184)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

212 Winco Way (TMS#589-01-01-183)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

216 Winco Way (TMS#589-01-01-182)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

220 Winco Way (TMS#589-01-01-181)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

224 Winco Way (TMS#589-01-01-180)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

228 Winco Way (TMS#589-01-01-179)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

232 Winco Way (TMS#589-01-01-178)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

236 Winco Way (TMS#589-01-01-177)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

240 Winco Way (TMS#589-01-01-176)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

221 Winco Way (TMS#589-01-01-186)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

225 Winco Way (TMS#589-01-01-187)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

229 Winco Way (TMS#589-01-01-188)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4231 Lotts Place (TMS#589-01-01-189)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4235 Lotts Place (TMS#589-01-01-190)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4239 Lotts Place (TMS#589-01-01-191)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4243 Lotts Place (TMS#589-01-01-192)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4247 Lotts Place (TMS#589-01-01-193)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4251 Lotts Place (TMS#589-01-01-194)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4255 Lotts Place (TMS#589-01-01-195)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-067

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4214 Lotts Place (TMS#589-01-01-175)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4218 Lotts Place (TMS#589-01-01-174)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4222 Lotts Place (TMS#589-01-01-173)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4226 Lotts Place (TMS#589-01-01-172)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4230 Lotts Place (TMS#589-01-01-171)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4234 Lotts Place (TMS#589-01-01-170)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4238 Lotts Place (TMS#589-01-01-169)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4242 Lotts Place (TMS#589-01-01-168)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4246 Lotts Place (TMS#589-01-01-167)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4250 Lotts Place (TMS#589-01-01-166)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4254 Lotts Place (TMS#589-01-01-165)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS#589-01-01-209

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4309 Macey Lane (TMS#589-01-01-164)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4313 Macey Lane (TMS#589-01-01-163)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4317 Macey Lane (TMS#589-01-01-162)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4321 Macey Lane (TMS#589-01-01-161)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4325 Macey Lane (TMS#589-01-01-160)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4329 Macey Lane (TMS#589-01-01-159)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4333 Macey Lane (TMS#589-01-01-158)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4337 Macey Lane (TMS#589-01-01-157)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4341 Macey Lane (TMS#589-01-01-156)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4312 Macey Lane (TMS#589-01-01-155)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4316 Macey Lane (TMS#589-01-01-154)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4320 Macey Lane (TMS#589-01-01-153)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4324 Macey Lane (TMS#589-01-01-152)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4328 Macey Lane (TMS#589-01-01-151)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

Pennington Place
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4332 Macey Lane (TMS#589-01-01-150)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4336 Macey Lane (TMS#589-01-01-149)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4340 Macey Lane (TMS#589-01-01-148)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-205

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-210

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4409 Burls Lane (TMS#589-01-01-147)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4413 Burls Lane (TMS#589-01-01-146)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4417 Burls Lane (TMS#589-01-01-145)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4421 Burls Lane (TMS#589-01-01-144)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4425 Burls Lane (TMS#589-01-01-143)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4429 Burls Lane (TMS#589-01-01-142)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4433 Burls Lane (TMS#589-01-01-141)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-214

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-212

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4412 Burls Lane (TMS#589-01-01-140)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4416 Burls Lane (TMS#589-01-01-139)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4420 Burls Lane (TMS#589-01-01-138)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4424 Burls Lane (TMS#589-01-01-137)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4430 Burls Lane (TMS#589-01-01-136)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4432 Burls Lane (TMS#589-01-01-135)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-211

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

366 Erinn Road (TMS#589-01-01-134)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

370 Errin Road (TMS#589-01-01-133)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

374 Erinn Road (TMS#589-01-01-132)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

378 Erinn Road (TMS#589-01-01-131)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

382 Erinn Road (TMS#589-01-01-130)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

386 Erinn Road (TMS#589-01-01-129)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

390 Erinn Road (TMS#589-01-01-128)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4505 Sabin Street (TMS#589-01-01-127)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4509 Sabin Street (TMS#589-01-01-126)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4513 Sabin Street (TMS#589-01-01-125)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4517 Sabin Street (TMS#589-01-01-124)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4521 Sabin Street (TMS#589-01-01-123)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4525 Sabin Street (TMS#589-01-01-122)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4535 Sabin Street (TMS#589-01-01-121)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4539 Sabin Street (TMS#589-01-01-120)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4543 Sabin Street (TMS#589-01-01-119)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4547 Sabin Street (TMS#589-01-01-118)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4551 Sabin Street (TMS#589-01-01-117)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4555 Sabin Street (TMS#589-01-01-116)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4561 Sabin Street (TMS#589-01-01-115)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4565 Sabin Street (TMS#589-01-01-114)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4569 Sabin Street (TMS#589-01-01-113)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4573 Sabin Street (TMS#589-01-01-112)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4577 Sabin Street (TMS#589-01-01-111)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4581 Sabin Street (TMS#589-01-01-110)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-208

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-206

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4504 Sabin Street (TMS#589-01-01-090)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4508 Sabin Street (TMS#589-01-01-091)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4512 Sabin Street (TMS#589-01-01-092)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4516 Sabin Street (TMS#589-01-01-093)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4520 Sabin Street (TMS#589-01-01-094)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4524 Sabin Street (TMS#589-01-01-095)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)
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4528 Sabin Street (TMS#589-01-01-096)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4532 Sabin Street (TMS#589-01-01-097)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4536 Sabin Street (TMS#589-01-01-098)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4540 Sabin Street (TMS#589-01-01-099)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4544 Sabin Street (TMS#589-01-01-100)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4548 Sabin Street (TMS#589-01-01-100)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4552 Sabin Street (TMS#589-01-01-102)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4556 Sabin Street (TMS#589-01-01-103)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4560 Sabin Street (TMS#589-01-01-104)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4564 Sabin Street (TMS#589-01-01-105)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4568 Sabin Street (TMS#589-01-01-106)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4572 Sabin Street (TMS#589-01-01-107)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4576 Sabin Street (TMS#589-01-01-108)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

4580 Sabin Street (TMS#589-01-01-109)

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

TMS# 589-01-01-207

Neighborhood Mixed Use (NMU)

Single-Family Attached (SF-A)

551 Airport Road (TMS#589-01-01-213)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

TMS# 589-06-01-100

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

505 Dayton Road (TMS#589-06-01-063)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

509 Dayton Road (TMS#589-06-01-062)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

513 Dayton Road (TMS#589-06-01-061)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

517 Dayton Road (TMS#589-06-01-060)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

521 Dayton Road (TMS#589-06-01-059)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

525 Dayton Road (TMS#589-06-01-058)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

529 Dayton Road (TMS#589-06-01-099)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

533 Dayton Road (TMS#589-06-01-057)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

537 Dayton Road (TMS#589-06-01-056)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

541 Dayton Road (TMS#589-06-01-055)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

545 Dayton Road (TMS#589-06-01-054)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

549 Dayton Road (TMS#589-06-01-053)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

553 Dayton Road (TMS#589-06-01-052)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

557 Dayton Road (TMS#589-06-01-051)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

561 Dayton Road (TMS#589-06-01-050)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

565 Dayton Road (TMS#589-06-01-049)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

569 Dayton Road (TMS#589-06-01-048)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

573 Dayton Road (TMS#589-06-01-047)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

577 Dayton Road (TMS#589-06-01-046)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

581 Dayton Road (TMS#589-06-01-045)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

585 Dayton Road (TMS#589-06-01-044)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

589 Dayton Road (TMS#589-06-01-043)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

593 Dayton Road (TMS#589-06-01-042)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

597 Dayton Road (TMS#589-06-01-041)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

581 Airport Road (TMS#589-06-01-100)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

504 Dayton Road (TMS#589-06-01-064)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

508 Dayton Road (TMS#589-06-01-065)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

512 Dayton Road (TMS#589-06-01-066)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

516 Dayton Road (TMS#589-06-01-067)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

520 Dayton Road (TMS#589-06-01-068)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

104 Copes Court (TMS#589-06-01-069)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

108 Copes Court (TMS#589-06-01-070)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

112 Copes Court (TMS#589-06-01-071)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

116 Copes Court (TMS#589-06-01-072)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

120 Copes Court (TMS#589-06-01-073)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

121 Copes Court (TMS#589-06-01-074)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

117 Copes Court (TMS#589-06-01-075)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)
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113 Copes Court (TMS#589-06-01-076)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

109 Copes Court (TMS#589-06-01-077)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

105 Copes Court (TMS#589-06-01-078)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

204 Otman Court (TMS#589-06-01-079)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

208 Otman Court (TMS#589-06-01-080)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

212 Otman Court (TMS#589-06-01-081)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

216 Otman Court (TMS#589-06-01-082)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

220 Otman Court (TMS#589-06-01-083)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

224 Otman Court (TMS#589-06-01-084)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

225 Otman Court (TMS#589-06-01-085)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

221 Otman Court (TMS#589-06-01-086)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

217 Otman Court (TMS#589-06-01-087)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

213 Otman Court (TMS#589-06-01-088)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

209 Otman Court (TMS#589-06-01-089)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

205 Otman Court (TMS#589-06-01-090)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3037 Rocket Road (TMS#589-06-01-091)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3031 Rocket Road (TMS#589-06-01-092)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3027 Rocket Road (TMS#589-06-01-093)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3023 Rocket Road (TMS#589-06-01-094)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3017 Rocket Road (TMS#589-06-01-095)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3013 Rocket Road (TMS#589-06-01-096)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3009 Rocket Road (TMS#589-06-01-097)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3005 Rocket Road (TMS#589-06-01-098)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3004 Rocket Road (TMS#589-06-01-023)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3008 Rocket Road (TMS#589-06-01-024)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3012 Rocket Road (TMS#589-06-01-025)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3016 Rocket Road (TMS#589-06-01-026)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3020 Rocket Road (TMS#589-06-01-027)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3024 Rocket Road (TMS#589-06-01-028)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3028 Rocket Road (TMS#589-06-01-029)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3032 Rocket Road (TMS#589-06-01-030)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3036 Rocket Road (TMS#589-06-01-031)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3040 Rocket Road (TMS#589-06-01-032)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3044 Rocket Road (TMS#589-06-01-033)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3048 Rocket Road (TMS#589-06-01-034)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3052 Rocket Road (TMS#589-06-01-035)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3056 Rocket Road (TMS#589-06-01-036)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3060 Rocket Road (TMS#589-06-01-037)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3064 Rocket Road (TMS#589-06-01-038)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3070 Rocket Road (TMS#589-06-01-039)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

3071 Rocket Road (TMS#589-06-01-040)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4157 Pennington Road (TMS#589-06-01-020)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4165 Pennington Road (TMS#589-06-01-021)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4149 Pennington Road (TMS#589-06-01-019)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4141 Pennington Road (TMS#589-06-01-018)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4133 Pennington Road (TMS#589-06-01-017)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4125 Pennington Road (TMS#589-06-01-016)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4117 Pennington Road (TMS#589-06-01-015)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4109 Pennington Road (TMS#589-06-01-014)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4101 Pennington Road (TMS#589-06-01-013)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4093 Pennington Road (TMS#589-06-01-012)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4085 Pennington Road (TMS#589-06-01-011)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4077 Pennington Road (TMS#589-06-01-010)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4069 Pennington Road (TMS#589-06-01-009)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)
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4061 Pennington Road (TMS#589-06-01-008)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4053 Pennington Road (TMS#589-06-01-007)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4045 Pennington Road (TMS#589-06-01-006)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4037 Pennington Road (TMS#589-06-01-005)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4029 Pennington Road (TMS#589-06-01-004)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4021 Pennington Road (TMS#589-06-01-003)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4013 Pennington Road (TMS#589-06-01-002)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

4005 Pennington Road (TMS#589-06-01-001)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

585 Airport Road (TMS#589-06-01-022)

Neighborhood Mixed Use (NMU)

Single-Family 5 (SF-5)

Aquatics Center
325 Rawlinson Rd. (TMS#542-03-01-010)

Neighborhood Mixed Use (NMU)

Office and Institutional (OI)

Parking lot for aquatics center
TMS#542-03-01-004

Neighborhood Mixed Use (NMU)

Office and Institutional (OI)

Aquatics Center
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PART I: INTRODUCTION
2.1 PURPOSE AND INTENT

Commented [YL1]: Propose to add the purpose and intent, and
applicability sections to make this match the other chapters better.
Also propose to break this chapter into three main “parts” for easier
reading and understanding.

The purpose of this Chapter is to set forth the general processes for the administration of this Ordinance—to explain the
processes for making various types of requests and the reviewing authority for making decisions on those applications.

2.2 APPLICABILITY
This Chapter applies to all applications for development under this Ordinance, unless otherwise stated.

PART II: GENERAL PROCESSES

2.3 GENERAL APPLICATION PROCESSES

Commented [YL2]: Propose to break the current “Common
Procedures” section into subtopics.

2.3.1 THE CREATION OF APPLICATIONS

Commented [YL3]: Propose to remove the reference to an
“Administrative Manual” since we no longer have one. Our
information is available to applicants through this Ordinance, via our
website, and through forms, brochures, etc.

A.

Responsibilities of Staff: The Planning & Development Director is responsible for establishing the content of
the various types of application forms, the submission schedule, and the time frames for review of the various
types of applications.

B.

Responsibilities of City Council: The City Council is responsible for establishing the application fees.

2.3.2
A.

THE FILING OF APPLICATIONS

Commented [YL4]: Propose to simplify the wording here.

Who May Submit Applications: The following people may submit applications of any type that are authorized
by this Ordinance:
1.

The property owner; or

2.

Any other person having a recognized interest in the land upon which the development is proposed; or

3.

The authorized agent of either of the above.

B. When Others Have Property Interests:
1.

If the applicant is not the current property owner of the land, the applicant must submit a letter signed
by the property owner that consents to the submission of the application.

2.

If the applicant is not the sole current property owner of the land, the applicant must submit a letter
signed by the other owners or an entity representing the owners as a whole that consents to or joins in
the submission of the application.

2.3.3 PRE-APPLICATION MEETING

Commented [YL5]: Propose to simplify this section.

A pre-application meeting serves to allow City staff to become familiar with the proposed application so as to provide
information to the applicant about the relevant ordinance provisions and the preparation of the application and the
application process.
This meeting is required prior to the submission of any application that is reviewed by the City Council, the Planning
Commission, the Zoning Board of Appeals, or the Board of Historic Review. They are recommended but are optional for
all other types of applications. Pre-application meetings can also take the form of a phone call if necessary due to the
unavailability of the applicant to attend in person.
Processing times for applications do not start until a formal application is submitted and is determined to be complete
based on the next section.
Discussions held during the pre-application meeting are not binding on the City.
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Commented [YL6]: Propose to clarify that pre-application
meetings are required before anything that goes to any Board, but
adding that these may take place over the phone if needed.

2.3.4 DETERMINATION OF COMPLETENESS
A.

Review of Completeness: Upon receipt of an application, the Planning & Development Director will determine
whether the application is complete. A complete application is one that contains all information and materials
established by the Planning & Development Director as required for submittal of the particular type of
application; is in the form established by the Planning & Development Director for the particular type of
application; includes information in sufficient detail to evaluate the application to determine whether it complies
with the relevant standards of this Ordinance; is accompanied by the fee established for the particular type of
application; and includes proof that any design professional used to prepare an application holds a City
business license. When the application is determined complete, it will be reviewed in accordance with the
procedures and standards of this Chapter.

C.

Incomplete Applications: If it is determined the application is incomplete, the Planning & Development
Director must send written notice to the applicant of the deficiencies within five business days of submittal, and
the application will not be processed. The applicant may correct the deficiencies and resubmit the application. If
an application is determined incomplete three times, an applicant may request that the Planning & Development
Director process it anyway, and the Planning & Development Director must do so.

Commented [YL7]: Propose to simplify this section and to
eliminate a redundant section called “Application Submission.”
Content generally the same.

2.3.4 SIMULTANEOUS PROCESSING OF APPLICATIONS
Whenever two or more forms of review and approval are required under this Ordinance, the Planning &
Development Director may allow the applications to be processed simultaneously as long as all applicable state and
local requirements are satisfied.
2.3.5 APPLICATIONS REVIEWED BY ADVISORY AND DECISION-MAKING BODIES
A.

Staff Report: When an application goes to the City Council, the Planning Commission, the Zoning Board of
Appeals, or the Board of Historic Review for consideration, staff will prepare a written report about the
application. The report will be made available to the Board and to the public no later than 5 p.m. on the Friday
prior to the first public meeting on the application.

Commented [YL8]: Propose to change this from 5 days before
the meeting.

The staff report will summarize the request, will analyze any required criteria for granting the request, and will
make a recommendation to approve it, approve it with conditions, or deny it. Some types of applications have
certain standards upon which staff will base its recommendation; these are listed in the section for each
applicable application type.
B.

Deferral or Withdrawal of Application: An applicant may defer or withdraw an application by submitting a
statement of deferral or withdrawal to the Planning & Development Director prior to a public meeting or by
making a verbal statement of deferral or withdrawal during a public meeting. When an applicant defers or
withdraws an application prior to a public hearing, staff will attempt to notify known interested parties regarding
the deferral or withdrawal.
1.

Fee Refunds: When an application is deferred, the application may be subject to additional application
fees to defray the costs of processing the application. When an application is withdrawn, a refund of
50% of the fee will be given if the withdrawal takes place at least 20 calendar days before the meeting;
no refund will be given if the withdrawal takes place after that.

C. Conditions of Approval: Decision-making bodies are allowed to place restrictions or conditions on approvals
for all types of applications that go before them, except for rezoning applications that are not for Master Planned
developments. The restrictions or conditions may be made to ensure compliance with the general goals and
policies of this Ordinance or with particular standards of this Ordinance, or to prevent or minimize adverse
effects from the proposed development on surrounding lands. All conditions must be expressly set forth in the
permit approval.
2.3.6 APPLICATIONS REVIEWED BY STAFF
After the application is determined complete, staff will review the application and approve it, approve it with conditions, or
deny it, based on the appropriate review standards for the particular permit. See the Planning & Development Director
section below for more information about this.
2.3.7 NOTIFICATION OF DECISION
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Commented [YL9]: Provision currently states that fees are not
refunded for withdrawn applications. This would allow a partial
refund if the withdrawal takes place before the placement of the
legal ad, which is when the City starts incurring most processing
costs associated with the application.
Commented [YL10]: Propose to make the language more
specific in terms of which types of applications are allowed to have
conditions added and more general in terms of what types of
conditions can be added.
Commented [YL11]: Propose to delete a provision that states
that staff writes staff reports for applications that we review because
that is not our practice. Instead, we provide written comments to
applicants through our Plan Tracking software, email, etc.

Within a reasonable period of time after a decision on an application, the Planning & Development Director must notify
the applicant of the decision in writing in accordance with the requirements of the S.C. Code of Laws and must make the
decision available to the public during normal business hours.
2.3.8

RUNS WITH THE LAND

Approvals issued according to this Chapter run with the land are not affected by a change in ownership unless
specifically stated otherwise in the approval to the extent that is allowed under state law.
Additionally, approvals relating to the use of a property expire upon the discontinuance or abandonment of a use for a
continuous period of six months or more, or upon a change to another use. For the purposes of administering this
provision, discontinuation or abandonment exists when the legal use of the property ceases as shown by a totality of the
circumstances. If the totality of the circumstances indicates that the legal use of the property has ceased for a continuous
period of six months or more, the property owner or operator of the use is presumed to have discontinued or
abandoned the use. For example, the mere continuance of utilities on an otherwise unused property does not
constitute a use being in operation during a specific timeframe. Intent to abandon or discontinue the use is not
required.
2.3.9

Commented [YL12]: Propose to add this.

Commented [YL13]: Propose to explain that approvals expire
upon discontinuance or abandonment of six months or longer, or a
change of use.

Commented [YL14]: Propose to add this for explanation
purposes.
Commented [YL15]: Propose to add this for explanation
purposes.

RECORDATION

The applicant must record certain types of approvals with the York County Clerk of Court before they are considered
valid—specifically, subdivision and final plats. The Planning & Development Director may require an applicant to record
other types of approvals that are issued according to this Chapter with the York County Clerk of Court.
When recording is required, the applicant must promptly record the approval. In cases where recordation is delayed for
any reason, the approvals remain subject to the vested rights provision that are explained later in this Chapter.
2.3.10

RELATION OF APPROVALS TO EACH OTHER

Commented [YL16]: Propose to modify this. Currently says that
plats expire if they are not recorded in a timely manner, but they still
would be subject to regular vested rights.

The approval of one type of application does not mean that other types of application requests associated with the
proposed development will be approved. Each is reviewed separately based on the standards of this Ordinance for the
particular type of application. All required permits must be obtained before any development authorized under these
applications can occur.
2.3.8 VESTED RIGHTS TO DEVELOP PROPERTY

Commented [YL17]: Propose to merge some content that is
currently in Art. 1 here so that the entire topic is located in one
place.

A. Findings
1.

The General Assembly of the State of South Carolina, by Act 287 of 2004, amended the South Carolina
Local Government Comprehensive Planning Enabling Act (Title 6, Chapter 29 of the S.C. Code) to add
Article 11 cited as the “Vested Rights Act.”

2.

The General Assembly of the State of South Carolina passed two joint resolutions (A297/R215/H4445
on May 6, 2013, and R123/H3774 on June 20, 2013) that together suspend the running of approval
timeframe on any site-specific development plan that was valid on or after January 1, 2008, until
December 31, 2016. Site-specific development plans that are valid on December 31, 2016, then have
the benefit of the remainder of their original vesting period. For example, if a site-specific development
plan was approved on March 31, 2007, it would have originally had a two-year vesting period under the
State Code of Laws Section referenced in 1-1000(A)(1). At the time the first joint resolution was
passed, it would have used nine months of this two-year vesting period. The effect of the two joint
resolutions is to make its approval valid through December 31, 2016. At that time, it would have fifteen
months remaining in its vesting period (two years minus the nine months it used prior to the passing of
the joint resolutions).

3.

B.

Commented [YL18]: Propose to retain this section until this
timeframe expires at the end of this year.

The City Council has determined that it is in the best interest of the City to avoid the default provisions
and maintain and allow for local government control and flexibility of local planning and zoning functions
to the extent allowed by law.

Establishment and Conditions of Vested Rights
1.

What is a Vested Right? Vested right means the right to undertake and complete the development of
property under the terms and conditions of a site-specific development plan or a phased development plan.

2.

What is a Site-Specific Development Plan? Site-specific development plans are those that describe with
reasonable certainty the types and density or intensity of uses for a specific property or properties.
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Commented [YL19]: Propose to make this section easier to
understand.

Depending on whether that definition is met on a specific plan or not, the following may be considered sitespecific development plans: Master Planned district approvals, conditional use permits, special exception
permits, variance permits, administrative adjustments, site plan approvals, subdivision plat approvals, and
certificates of appropriateness. Approvals of other types may also be considered site-specific development
plans if they meet the above definition.

Commented [YL20]: Propose to follow the state law’s definition
of this.

Components of a site-specific development plan that do not give reasonable the types and density or
intensity of uses for a specific property or properties are not considered vested. For example, areas on a
site plan that are shown in a lighter color than the remainder of the plan (usually shown in light gray instead
of hard black lines) or that are called out as “future” are not considered vested.

Commented [YL21]: Propose to add this.

3.

Is a Phased Development Plan Considered a Site-Specific Development Plan? No. Each phase of a
development plan must have a separate site-specific development plan approved before it is considered to
have vested rights.

4.

When Does a Vested Right Begin? A vested right to develop property in accordance with a site-specific
development plan is triggered upon:
•

The final approval of the site-specific development plan by the final official or decision-making
body authorized to approve the site-specific development plan; and

•

The payment to the City of all applicable established fees.

Note that while the City may approve grading, installation of utilities, streets or other infrastructure under
separate permits in anticipating of site-specific development plan approval, any such construction or
any expenditure in preparing documents for further permits is done at risk, since rights are not vested
until a site-specific development plan is approved and the associated fees are paid.

D.

5.

How Long does a Vested Right Last? A vested right lasts for two years unless extended according to the
provisions below.

6.

What if a Site-Specific Development Plan is Amended? Approval or conditional approval of an
amendment to any plan or permit approval does not re-set or re-start the expiration period of a vested right.

7.

Can a Vested Right Be Extended? Pursuant to Title 6, Chapter 29, Article 11 of the South Carolina Code
of Laws, all approvals of site-specific development plans must be granted up to five annual extensions
consistent with the following procedures and criteria:
•

The applicant must apply for an extension of approval no earlier than 90 days and no later than 30
days before the expiration of the approval or previously approved extension. Application must be
made on a form provided by the City.

•

The City Council must approve an application for extension unless the Zoning Ordinance or other land
development ordinances or regulations have been amended in such a way that prohibits approval of
the extension.

How Long Do Approvals Last if They Are Not Considered a Site-Specific Development Plan? Approvals
that do not meet the definition to be considered a site-specific development plan are subject to expiration or
extension as specified by this Ordinance for each particular type of application. If no expiration is specified for a
particular type of approval, the permit or approval will expire after one year if development is not commenced or
a subsequent permit is not obtained.

Commented [YL22]: Currently states that original approving
authority grants the extensions, but under state law, City Council
does, so we propose to modify this accordingly.

2.4 NEIGHBORHOOD MEETINGS
2.4.1 REQUIRED NEIGHBORHOOD MEETINGS

Commented [YL23]: Propose to clarify when neighborhood
hearings are required.

Some types of applications require a neighborhood meeting. Neighborhood meetings are mandatory for requests to
create or amend a Master Planned District and to create or amend a Land Development Agreement. The Planning &
Development Director, Mayor, and/or Chair of the Planning Commission can also direct an applicant to conduct a
neighborhood meeting for requests involving a potentially impactful land use in terms of compatibility with surrounding
uses, traffic, aesthetics, or other areas of concern.
2.4.2 OPTIONAL NEIGHBORHOOD MEETINGS
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While not required, neighborhood meetings are strongly encouraged for all other types of rezoning applications.
Neighborhood meetings are optional for all other applications under this Ordinance.
2.4.3 PROCEDURE
A.

Before the Neighborhood Meeting:
1.

2.

B.

C.

Select a Date, Time, and Location: The neighborhood meeting must take place at least 15 calendar
days before the Planning Commission meeting on the application. It must take place after 6 p.m. on a
Monday, Tuesday, Wednesday, or Thursday, and it must take place in a location that is generally
accessible to neighbors who reside in close proximity to the land that is the subject of the application.
Give Public Notice: At least 14 calendar days before the neighborhood meeting, the applicant must
mail a notice that states the time, place, location and reason for the meeting to the same people who
will receive notice of the public hearing, as well as the City Council member for the ward that is
involved. Staff will provide the applicant with a list of addresses for the required invitees to the
neighborhood meeting.

During the Neighborhood Meeting: The applicant must explain the development proposal, and must answer
any questions and respond to any concerns voiced by people who attend the meeting. City staff may attend the
neighborhood meeting for the purpose of advising the attendees regarding the procedures or standards of this
Ordinance, but will not serve as facilitators or become involved in negotiations during the neighborhood
meeting. The applicant must provide a sign-in sheet for attendees and must take notes during the meeting.
After the Neighborhood Meeting: The applicant must provide the Planning & Development Director with a
written summary of the neighborhood meeting within five business days of its conclusion. The written summary
must include a list of those in attendance, a summary of the issues related to the development proposal
discussed, comments by those in attendance about the development proposal, and any other information that
the applicant deems appropriate.
Within 10 business days of the meeting, any person in attendance may submit an additional written summary
stating his/her understanding of the issues related to the development proposal, comments by those in
attendance about the development proposal, and any other information deemed appropriate. This written
summary may include a response to the applicant’s written summary of the neighborhood meeting.
These summaries will be included as part of the application materials that go forward for consideration, and will
be made available to the public for review during regular business hours.

2.5 PUBLIC HEARINGS
2.5.1 REQUIRED PUBLIC HEARINGS
The Summary of Powers and Duties table in Part III of this Chapter shows which decision-making bodies are responsible
for holding public hearings for different types of applications.

2.5.3 PUBLIC NOTIFICATION
All applications that require public hearing(s) must comply with the S.C. Code of Laws and the provisions of this section
with regard to public notification. However, failure to receive notice in accordance with this section does not invalidate
the proceedings for which notice was required, nor does it constitute a basis for legal action against the City.
A.

Public Notice Content: All notices for public hearings must either provide the following information or explain
where this information is accessible to the public.
1.

Identify Application and Explain Request: Identify the applicant, the application number and the
type of application submitted.

2.

Describe Land Involved: Describe the land involved by street address, tax map number, legal
description or nearest cross streets, and by approximate size.

3.

Describe the Public Hearing: Indicate the date, time, and place of the public hearing, and explain
that interested parties may make comments or submit information to be considered during the public
hearing or in writing before the public hearing.
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Commented [YL24]: Currently says “may be conducted after
the submittal of the application but must be conducted prior to the
issuance of public notice of the public hearing for Master Planned
Districts and prior to the issuance of public notice of the first public
hearing for Land Development Agreements.” This gets to the same
place in a less confusing way.
Commented [YL25]: Propose to add Wednesdays as a possible
day for neighborhood meetings.
Commented [YL26]: Currently says “10 business days.”
Applicants get confused by this, so propose to change to a calendar
day timeframe.
Commented [YL27]: Currently, the same list of people who get
notices of neighborhood meetings is not used for the public hearing.
We give tenants of property the notices of the neighborhood meeting
but not the subsequent public hearing.
After the workshop with City Council and the Planning
Commission, we propose to give both the property owners and
tenants notice of both the neighborhood meeting and the public
hearing.
Commented [YL28]: Propose to send the notice of the
neighborhood meeting to the City Council member involved, but not
to every member of the Council or the other Boards to avoid issues
of having a quorum inadvertently result.

4.

B.

Ways Public Notice Must Be Given: When state law or this Ordinance requires a public hearing on an
application, members of the public must be given notice using all of the following methods.
1.

Written Notice: Staff will send written notice to the following:
1.

C.

How to Learn More: Describe where the application can be reviewed and how interested parties may
learn more about the request.

All landowners of the land subject to the application;

2.

All property owners and occupants within 300 feet of the land that is the subject of the application;

3.

Any neighborhood organization registered with the City of Rock Hill Neighborhood Empowerment
Office that includes residences within 300 feet of the land that is the subject of the application; and

4.

Any organizations or persons who have registered with the City to receive notification of development
permit applications. (Any person, neighborhood organization, or other organization in the City may
register with the Planning & Development Director to receive written notice of all applications that
involve a public hearing. To be eligible for registration, the applicant must provide a fee to defray the
costs. To continue to receive such notice, a person or organization must re-register every two years.)

2.

Legal Advertisement: Staff will place a legal advertisement in a newspaper of general circulation in the
City.

3.

Public Hearing Signs: Staff will post a public hearing sign or signs on the land that is subject to the
application along each public thoroughfare that abuts or runs through the land. The sign or signs must be
posted in such a way to ensure visibility from public thoroughfares. The applicant must ensure that the sign
or signs remain on the land until the completion of the public hearing. Staff will remove the signs
afterwards.

4.

Exceptions: Written notice and public hearing signs are not required for applications to amend the Zoning
Ordinance or the Historic Design Guidelines, nor for appeals of a decision or interpretation of the director.

Timing of Notice: Unless otherwise expressly provided in the S.C. Code of Laws or this Ordinance, all three
methods of public notice must be provided at least 15 calendar days prior to the public hearing. (Where an
application requires multiple public hearings, such as Land Development Agreements, all three methods of
public notice must be provided at least 15 calendar days prior to each public hearing.)

2.5.4 CHANGES TO APPLICATION AFTER NOTICE OF PUBLIC HEARING
If the applicant would like to change components of the application during the public meeting, or after it has occurred, the
following processes apply:
A.

The application must be referred back to the Planning & Development Director for review, and back to any
advisory or decision-making bodies for changes that involve substantive changes in in major elements of the
development proposal relating to land uses, densities, intensities, and/or access.

B.

The application is not required to be referred back to the Planning & Development Director for review and back
to any advisory or decision-making bodies for proposed changes that are of a non-substantive nature, such as
but not limited to minor additions, deletions, or corrections to clerical errors in an application, to minor changes
in the development standards for the project, and to changes made solely to satisfy staff or reviewing body
recommendations or conditions.

2.5.5 PUBLIC HEARING PROCEDURES
All public hearings for applications held in accordance with this Ordinance must comply with the following procedures,
and if established, any additional public hearing procedures adopted by the individual advisory or decision-making body.
A.

Conduct of Public Hearing
1.

Time: Any board or commission conducting the hearing must act in accord with any time limits
established in this Ordinance or the board’s own Rules of Procedure. Action must be taken as
promptly as possible in consideration of the interests of the applicant and the citizens of the City.
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Commented [YL29]: Propose to add this so that we have a
measurement for which ones to include.

Commented [YL30]: Propose to delete table that is currently
here because it is unnecessary if this section is restructured as
proposed.

Commented [YL31]: Propose to simplify.

2.

Burden of Proof or Persuasion: The burden of demonstrating that an application complies with the
applicable review and approval standards of this Ordinance is on the applicant. The burden is not on
the City or other parties to show that the standards have not been met by the applicant.

3.

Rights of All Persons: Any person may appear at a public hearing and submit testimony, consistent
with the Rules of Procedure of the advisory or decision-making body, either individually or as a
representative of a person or an organization. Each person who appears at a public hearing must
identify him/herself, state an address, and if appearing on behalf of a person or organization, state the
name and mailing address of the person or organization being represented.
For appeals of the decision or interpretation of the director, both the City and the appellant may call
witnesses on their behalf, but members of the general public otherwise may not appear and submit
testimony.

B.

3.

Exclusion of Testimony: The body conducting the public hearing may exclude testimony that it finds
to be irrelevant, immaterial, or unduly repetitious.

4.

Offers of Testimony: In the event that any testimony is excluded as irrelevant, immaterial, or unduly
repetitious, the person offering such testimony will have an opportunity to offer such testimony for the
record in writing, provided that it is presented prior to the close of the public hearing.

5.

Continuance of Public Hearing: The body conducting the public hearing may continue the public
hearing to a fixed date, time, and place, consistent with state law, upon good cause shown.

Meeting Minutes: The decision of the Board must be recorded in minutes of the meeting.

2.5.8 WAITING PERIOD AFTER DENIAL
Whenever any application for a development permit that requires a public hearing is denied, an application for all or a
part of the same land will not be accepted for a period of one year after the date of denial unless a waiver of the waiting
period is subsequently approved by the decision-making body in accordance with the requirements of this section.
A.

Commented [YL32]: Propose to modify from current language,
which says “any person” can request a continuance.
Commented [YL33]: Propose to simplify this from current
wording, which gets into the particulars about what each Board is
required to have in terms of a written record. That is covered in state
law and the Board’s Rules of Procedures already, so it does not need
to be listed here.
Commented [YL34]: Currently called Waiver of Time Limit;
propose to rename it for clarity.

Applicant-Initiated Request to Waive the Waiting Period: The applicant may request to waive the waiting
period in accordance with the following:
1.

After the meeting where the request was denied, the owner or the owner’s authorized agent may submit the
request to the Planning & Development Director, along with a fee to defray the cost of processing the
request. No one else may submit the request.

2.

The applicant must show substantial evidence of one of the following in the request:
•

Substantial Change in Circumstances: There is a substantial change in circumstances relevant to
the issues and/or facts that were considered during the review of the application that might reasonably
affect the decision-making body’s decision.

Commented [YL35]: Propose to reword for clarity. Substance is
the same.

•

New or Additional Information: New or additional information is available that was not available at
the time of the review that might reasonably affect the decision-making body’s decision.

Commented [YL36]: Propose to reword for clarity. Substance is
the same.

•

New Application Materially Different: A new application is proposed to be submitted that is
materially different from the prior application.

•

Material Mistake of Fact: The final decision on the application was based on a material mistake of
fact.

3.

The decision-making body will evaluate the written information provided by the applicant or the applicant’s
representative as well as statements made by the applicant or the applicant’s representative at the meeting
during which the request is heard. If at least two-thirds of the members of the decision-making body find
that the applicant or the applicant’s representative have presented substantial evidence that at least one of
the four standards listed immediately above is met, the request will be granted.

4.

Only one request for a waiver of the waiting period may be submitted by the applicant during the one-year
period.
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PART III: REVIEW OF SPECIFIC TYPES OF APPLICATIONS
Commented [YL37]: Propose to remove all the flow charts.
They take up a lot of space and there are potential variables that they
do not show.

2.6 INTRODUCTION
The Planning & Development Department issues permits of various types to ensure that proposed development complies
with the standards of this Ordinance, and to otherwise protect the public health, safety, and welfare of the citizens of the
City. Unless otherwise stated, the requirements of this section apply to all development in the City. Unless otherwise
stated, the process to amend, extend, or modify any of these permits is the same as the original approval.
The Planning & Development Director must maintain records of the applications and any associated permits that are
issued according to state laws and regulations.
The purpose of the following sections is to explain the basic processes and standards for several types of commonly
issued permits. Nothing in this section is intended to suggest that all permits issued by any City Department must be
listed here.
The following is a summary of the primary powers and duties of the various reviewing authorities. The sections in this
Chapter below this table explain the nuances of these processes in more detail.

Also propose to eliminate subsections on certificate of conformity
and intermediate field survey plats because we do not use them, and
sign permits and temporary use permits because they seem pretty
minor to call out separately.
And propose to restructure this part of the chapter.

Commented [YL38]: Propose to add since permits change over
time, and not all need to be explained here.
Commented [YL39]: Propose to update this chart according to
the below sections.

SUMMARY OF POWERS AND DUTIES
R = M AKE A RECOMMENDATION TO CITY COUNCIL

TYPE OF APPLICATION

PLANNING &
DEVELOPMENT
DIRECTOR

Zoning and Building Code Compliance, Sketch Plans, Minor Site
Plans, Minor Subdivisions, Civil Construction Plans, Grading
Permits, and Final Plats for Subdivisions

D

Major Site Plans and Major Subdivisions (Preliminary Plats)

R

Administrative Adjustments

D

Certificates of Appropriateness

D = FINAL DECISION
PLANNING
COMMISSION

A = HEARS APPEAL

ZONING
BOARD OF
APPEALS

BOARD OF
HISTORIC
REVIEW1

CITY COUNCIL

A
D
A

R/D

A/D

Interpretations and Decisions of the Planning & Development
Director

D

A

Special Exception Uses and Other Types of Special Exceptions,
Variances, and Reduction in Separation

R

D

Rezoning

R

R

R

D

Amendments to the Zoning Ordinance

R

R

R

D

Land Development Agreements

R

R

Design Guidelines for Historic Properties

R

1

A

D
R

D

The Board of Historic Review has some nuances that are described in full below. In summary:
•

Some types of Certificates of Appropriateness are decided by staff, with an appeal going to the Board of Historic Review. Other types are
decided by the Board of Historic Review with a recommendation from staff. The Board of Historic Review holds a hearing in both cases,
although the procedures for the hearing on an appeal are slightly different than for other types of public hearings, which is explained below.

•

The Board of Historic Review hears appeals on topics involving historic preservation only; the Zoning Board of Appeals hears appeals on all
other topics.

•

The Board of Historic Review makes recommendations only regarding rezonings into or out of the Historic Overlay District. (The Planning
Commission makes the recommendation regarding rezonings of the base zoning district even within the Historic Overlay District.)

•

The Board of Historic Review makes recommendations only for Zoning Ordinance amendments related to historic preservation. The
Planning Commission makes recommendation about Zoning Ordinance amendments all other topics.

2.7 APPLICATIONS REVIEWED BY PLANNING & DEVELOPMENT DIRECTOR
2.7.1

AUTHORITY

The Planning & Development Director is designated by the City Manager as the zoning administrator responsible for
administering and enforcing the provisions of this Ordinance. In addition to the authority and duties that may be conferred
on the Planning & Development Director by general law and the City Code of Ordinances, the Planning & Development
Director and his/her designees are authorized to review and approve, approve with conditions, or deny the below-listed
types of application as well as to review and approve, approve with conditions, or deny applications of all types not
designated for review and decision by another authority; to establish application content requirements and a submission
schedule for review of applications and appeals; and to maintain the official zoning map and other such records and
official materials that relate to the adoption, amendment, enforcement, or administration of this Ordinance.
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Commented [YL40]: Propose to add “or his/her designees” so
that it cannot be argued that decisions made by other staff members
are not valid.

For all of these applications, the Planning & Development Director may approve an application only if it complies with all
relevant standards for development in this Ordinance.
2.7.2

ZONING AND BUILDING CODE COMPLIANCE

Before any person starts a new business or non-profit organization within the City of Rock Hill, or moves into a new
location or changes other information about how the business or organization operates, he/she must complete a Zoning
and Building Code Compliance Application. Staff will review the information provided and will determine whether the
business or organization is allowed to operate as proposed under the standards of this Ordinance.

Commented [YL41]: Propose to say this general statement
instead of trying to list each applicable chapter for each type of
application, since what applies may depend on the specific project.
Commented [YL42]: Propose to modify the current “zoning
permits” section to this, which is more clear and is consistent with
our current practices.

Each zoning district allows different use types through three types of mechanisms: permitted uses, conditional uses, and
special exception uses. Permitted and conditional uses are a staff-level review; special exceptions go to the Zoning
Board of Appeals for consideration. This process and the associated standards for each are explained in full in Chapter
4: Land Use: Primary Uses.
Zoning and Building Code Compliance approvals expire after six months unless a site-specific development plan has
also been approved for the project, in which case the normal vested rights described above would apply.
2.7.3

Commented [YL43]: Propose to add this section.

SKETCH PLANS

A.

Pre-application meeting: The applicant may request a staff meeting prior to preparing a sketch plan to obtain
basic information relative to this Ordinance’s application to the prospective project.

B.

Review process: Staff will review sketch plans for any project where the owner/developer wants direction and
information on code requirements prior to submitting detailed plans. A sketch plan is a very basic plan that
usually consists of a one-sheet conceptual drawing. Staff will provide written comments regarding the sketch
plan within 5 to 10 business days of submittal.

C.

No vested rights obtained: The approval of a sketch plan does not give an applicant vested rights to develop
the project.

2.7.4
MINOR SITE PLANS
Site plans are engineered drawings that show the propose use(s), layout and general design of proposed development.
A.

Applicability: All development is required to have a site plan approved prior to the issuance of a building
permit.

B.

Exemption: Development that includes only internal construction that does not increase gross floor area,
increase the density or intensity of use, or affect parking requirements, is not required to have a site plan.

C.

Types of Site Plans Reviewed at a Staff Level: Some types of site plans are reviewed at a staff level, and
some types of site plans are reviewed by the Planning Commission.
Staff reviews the following types of site plans, which are referred to as minor site plans.
1.

Site plans for the development of 25 or fewer residential units except for single-family and two-family
development on a single lot. (Site plans are also required during the plan review of single-family or a twofamily residence on a single lot, but they are not required to provide the level of engineering detail that
constitutes a minor site plan under this section.)

2.

Site plans for non-residential development of less than 20,000 square feet.

3.

Site plans for projects within approved business parks that are larger than 20,000 square feet when the
parcel in question is accessed off a road that is internal to the approved business park.

Commented [YL44]: Propose to add for clarification.

See the Planning Commission section below for information about the types of site plans that it reviews.
2.7.5
MINOR SUBDIVISIONS
Subdivision plats show the division or combination of parcels of land.
A.

Applicability: The following types of development are required to have land subdivided in accordance with the
procedures and standards of this section prior to the transfer of title or sale of any lots, or the issuance of a
building permit for development.
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Commented [YL45]: Propose to move some current language
about purpose and intent for subdivisions into the subdivisions
chapter since this chapter is mainly about process.

B.

C.

1.

The division of land into two or more lots, building sites, or other divisions for the purpose of immediate or
future sale, lease, or building development;

2.

All divisions of land involving a new street or change in existing streets;

3.

Re-subdivision involving the further division or relocation of lot lines of any lot or lots within an already
approved subdivision; and

4.

The combination or consolidation of lots of record.

Exemptions: The following are exempt from the requirement to have a subdivision plat approved prior to the
issuance of a building permit:
1.

The combination or re-combination of portions of previously platted lots where the total number of lots is not
increased, and where the Planning & Development Director determines there are no significant changes to
or encroachment upon the public street systems required, and where the lot sizes comply with the
standards set forth in the zoning district where the land is located;

2.

The public acquisition by purchase of strips of land for the widening or opening of new streets; and

3.

The partition of land by Court decree.

Types of Subdivisions Reviewed at a Staff Level: Some types of subdivisions are reviewed at a staff level,
and some types of subdivisions are reviewed by the Planning Commission. Staff reviews the subdivision of land
into fewer than four lots, which is called a minor subdivision, when the subdivision:
1.

Does not create any new streets, alleys, or other public ways;

2.

Does not make changes to the existing rights-of-way of any streets, alleys, or other public ways;

3.

Complies with the standards of Chapter ____ Subdivision Standards; and

4.

Has lots that have direct access or otherwise legal access (such as through an easement for a shared
driveway) onto a public street that has been accepted for maintenance by the appropriate agency.

D.

Surveying Requirements: The preparation of minor subdivision plats must follow all state laws that govern
surveying, and must tie to geodetic control points as explained in the City’s State Plane Coordinate Checklist.

E.

Certificates for Recording: The minor subdivision must include the applicable certificates listed in Appendix 2A prior to recording.

F.

Types of Subdivisions Reviewed by the Planning Commission: A person cannot repeatedly request minor
subdivisions of land within a short timeframe in order to circumvent review by the Planning Commission. See
the Planning Commission section below for information about the types of subdivisions that the Board reviews.

2.7.6

CIVIL CONSTRUCTION PLANS

Civil construction plans are engineered drawings depicting the precise design, location, and profile of all public facilities
proposed for development of the subdivision, including, but not limited to streets, street markings, street signs, sidewalks,
public pedestrian pathways or trails, potable water lines, sanitary sewer lines, public utility meter locations, storm drains,
fire suppression systems, and locations of conduit crossings for private utilities.

Commented [YL46]: Propose to delete the criteria for not
having new utilities connected because a lot of these are very minor
in nature and for the creation of a flag lot because we allow these
only in extremely limited circumstances when the configuration
helps avoid the backing up onto an arterial or collector road. Neither
of these seem to call for the more lengthy process of Planning
Commission review.
Also propose to allow the lots to have either direct access onto a
public street or legal access through an easement.

Commented [YL47]: Propose to modify a sentence that says any
subsequent subdivision of land that has already received a minor
subdivision approval must be reviewed by the Planning Commission
because it seems that this would be unnecessary in many cases (for
example, if a few lots were subdivided many years ago) as long as
there is not an overt intent to undermine the review process.

In addition to complying with the standards of this Ordinance, civil construction plans must also substantially conform to
the approved preliminary plat for subdivision, the City’s construction standards, and the City’s Stormwater Management
and Erosion Control Design Manual.
2.7.7

GRADING PERMITS

A.

Purpose: The purpose of the grading permit application is to limit negative impacts on adjacent lands from soil
erosion and sedimentation, and to protect existing vegetation on sites or parcels of land subject to landdisturbing activities in cases where grading permits or other development approvals are not existing or required.

B.

Applicability and Exceptions:

11

Commented [YL48]: Propose to combine current grading, land
development, and storm water content into one section, and to
streamline it, removing content that is in Chapter 7 or the City’s
Stormwater Management & Erosion Control Manual already. This
content should be purely regarding the processes, not the substantive
requirements.

1.

Applicability: A grading permit is required prior to undertaking any activities that disturb the land from
a vacant site or parcel or land.

2.

Exceptions: Exceptions exist for the following:

3.

C.

•

Minor land disturbance on a site, provided that the site has an approved site plan.

•

Sites covered by building permits, the approval of which included civil construction plans.

•

Land-disturbing activities on agricultural land for production of plants and animals useful to
man, except when a building permit is required;

•

Land-disturbance activities that are exempted from City permitting through State or Federal
law;

•

The removal of vegetation by public or private agencies within the lines of any right-of-way,
easement, or other City-owned property as may be necessary to provide public services; and

•

Land-disturbing activities conducted under another state or federal environmental permitting,
licensing, or certification program where the state or federal environmental permit, license, or
certification is conditioned on compliance with the minimum standards and criteria developed
under this Ordinance.

Phased Projects: Residential and commercial development projects can be phased as agreed to by
the Planning & Development Director. However, the infrastructure may not be considered as a
separate project from the lot grading or building pad areas. All grading and design within a phase must
be included in the plans and calculations and the applicant must obtain a land disturbance permit from
DHEC for all of the work necessary to fully develop each phase. If the home builder or commercial
builder is a separate entity from the developer, then each builder must obtain their own land
disturbance permit for each lot in accordance with current DHEC requirements.

Approval of Storm Water Management and Sediment Control Plan Required: Before issuing a grading
permit, the Planning & Development Director must review a Storm Water Management and Sediment Control
Plan application for the project according to the standards in Chapter 7: Construction Standards for
Subdivisions, Public Improvement, and Site Infrastructure.
1.

Waivers: Storm water mitigation waivers for water quality and/or peak flow (quantity) management may be
considered on a case-by-case basis, at the discretion of the Planning & Development Director. Factors that
are considered when determining whether to grant a waiver will include hydrologic location within the
watershed, flooding history of downstream properties or structures, the size of overall development, and
existing or proposed implementation of off-site storm water infrastructure improvements

2.

Stamping: The plan is not considered approved without the inclusion of an approval stamp, signed, and
dated by the Planning & Development Director. The stamp is solely an acknowledgement of satisfactory
compliance with the requirements of these standards. The approval stamp does not constitute a
representation or warranty to the applicant or to any other person concerning the safety, appropriateness,
or effectiveness of any provision, or omission from the Storm Water Management and Sediment Control
Plan.

3.

Written Notification of Denial: If the Planning & Development Director denies a Storm Water
Management and Sediment Control Plan after the review of the application, written notification must be sent
to the applicant indicating the reason or reasons for denial.

D.

Other Required Authorizations: The applicant is responsible for any authorization, permit, bonds, insurances,
or other securities as required by applicable Federal, State, or local laws, regulations or ordinances for any part
of the proposed work to be performed under the grading plan.

E.

Pre-Construction Meeting Required: Before beginning any work under a grading permit, the applicant must
first schedule and attend a pre-construction meeting with the City. At the preconstruction meeting, the
developer will be authorized to install initial phase controls only.
The developer must call for an inspection of the initial phase controls. Only after the City has accepted the
initial phase controls is the developer authorized to proceed with mass grading and other development
processes in accordance with the civil construction plans.
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F.

Inspections:
1.

Applicant Responsibilities: During any land disturbance operation, the applicant is responsible for
carrying out the proposed work in accordance with the required erosion and sediment control measures,
the specifications of the grading permit, the approved Storm Water Management and Sediment Control
Plan specifications, the time schedule as shown on the application, and with all other the requirements of
this Ordinance.

2.

Right to Inspect and Enforce: The City has the right to enter the property at any time to conduct
inspections to ensure adherence to the approved plans and permits. If it is found that construction activity
is not in accordance with the approved plans, the inspectors will notify the developer of the deficiency and
how to correct it. If the developer does not come into compliance, a stop work order may be issued, the
grading permit may be revoked, or other enforcement action may be taken according to Chapter 11:
Enforcement.

3.

Right to Require Additional Sediment and Erosion Control: The City has the right to require sediment
and erosion control measures beyond what is specified on the approved plans if the City determines that
field conditions necessitate additional controls to meet the intent of the design.

G. As-Built Plans Required: The person responsible for the land-disturbing activity must submit as-built or record
plans unless waived by the City for minor improvements or areas that can be verified in the field. In addition, the
person responsible for the land-disturbing activity must submit written certification from the design professional
preparing the plans the land-disturbing activity was accomplished according to the approved Storm Water
Management and Sediment Control Plan and any approved changes. Failure to do so will constitute a violation
of this Ordinance.
H.

Processes Related to Long-Term Maintenance of Storm Water Facilities:
1.

For Facilities Maintained by Property Owner: For permanent storm water management facilities that will
be maintained by the property owner, the property owner must submit a Storm Water Mitigation and
Maintenance Plan and a Storm Water Maintenance and Responsibility Agreement for review. This plan and
agreement must provide adequate access to permit City or State authorities to inspect and, if necessary, to
take corrective action.
The property owner is responsible for maintaining in good condition all grade surfaces, walls, drains, dams
and structures, vegetation, erosion and sediment control measures, and other protective devices. If repairs
or restorations are needed, they must be done in accordance with the approved plans and the approved
Storm Water Mitigation and Maintenance Plan.
If the owner or any other person or agent in control of such property fails to maintain properly the facilities
for which he is responsible under the provisions of this Ordinance, the Public Works Storm Water Division
must give such owner, person, or agent in control written notice describing specifically the deficiency. If the
owner, person, or agent fails, within 10 days from the date of receipt of such notice, to take or commence
corrective action, the owner will be subject to the penalties found in Chapter 11: Enforcement.

2.

2.7.8

For Facilities Maintained by City: In limited cases at the discretion of the City, the City may agree during
the development review process to accept storm water facilities built for private development after
construction. In such cases, the storm water management facilities must be designed and constructed in
accordance with the requirements of this Ordinance. All such facilities must be dedicated to the City by
deed with attached record drawings, after the City has accepted the conveyance of such facilities. The
deed must include sufficient easements to permit the City to properly maintain such facilities. Any facilities
conveyed by the City under the provisions of this Ordinance must contain a covenant obligating the grantor
to be responsible for the maintenance of such facilities for a period of two years after such facilities have
been accepted by the City.

FINAL PLATS FOR SUBDIVISION

After construction of the required public improvements approved through the civil construction plans, or the posting of a
bond in lieu of completion of the public improvements in accordance with Chapter 7: Construction Standards for
Subdivisions, Public Improvements, and Site Infrastructure, applicant must prepare a final plat for subdivision.
A.

Commented [YL49]: Propose to add for clarity.

Standards: In addition to complying with the standards of this Ordinance, the final plat for subdivision must be
in substantial conformance with the configuration of the approved preliminary plat for subdivision and the
approved civil construction plans; indicate the location of required public improvements in accordance with the
approved civil construction plans; include all of the certificates listed in Appendix 2-A; be tied to geodetic survey
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Commented [YL50]: This currently says the posting of a letter
of credit or cash in lieu of completion of the public improvements,
but in Ch. 7, we are proposing to allow only certified checks, except
in rare circumstances with City Attorney approval. Propose to make
this language match.

points as is explained in the City’s State Plane Coordinate Checklist; and be consistent with all other relevant
City ordinances and regulations.
B.

Completion of Required Public Improvements Prior to Issuance of Building Permits: Except for sidewalks
deferred in accordance with Chapter 7: Construction Standards for Subdivisions, Public Improvement and Site
Infrastructure, all public improvements must be completed, inspected, and approved in accordance with the
procedures outlined in that chapter prior to the issuance of the first building permit for development within the
subdivision.

C.

Effect of Final Plat: The approval of a final plat for subdivision does not constitute acceptance by the City of
the dedication of any street, public utility line, or other public facility shown on the plat. Upon satisfactory
completion of the warranty period explained in Chapter 7: Construction Standards for Subdivisions, Public
Improvement and Site Infrastructure, streets, utility lines, and other public improvements will be accepted by the
City.
The City may also accept any dedication made to the public of lands or facilities for streets, parks, or public
utility lines by resolution. However, the City has no obligation to build any street even after acceptance of
dedication of right-of-way.

Commented [YL51]: Propose to clarify what this means. As
currently written, the sentence is unclear.

2.7.9
ADMINISTRATIVE ADJUSTMENTS
The Planning & Development is authorized to grant minor adjustments to specified development standards when the
following required findings are met.
A.

Required Findings for all Types of Administrative Adjustments: The Planning & Development Director must
make a finding that the applicant who is requesting an administrative adjustment has shown that all of the
following standards are met, in addition to any required findings for specific types of administrative adjustment
requests that are listed in the table below.
1.

General: The proposed administrative adjustment would not be inconsistent with the character of the
development in the surrounding area, and would not result in incompatible uses.

2.

Mitigates Adverse Impacts: Any adverse impacts resulting from the proposed administrative
adjustment would be mitigated to the maximum extent practicable.

3.

Technical Nature: The proposed administrative adjustment is of a technical nature (i.e., relief from a
dimensional or design standard), and is either:
•

Required to compensate for some unusual aspect of the site or the proposed development
that is not shared by landowners in general;

•

Supporting an objective or goal from the purpose and intent statements of the zoning district
where located; or

•

Proposed to save healthy existing trees.

4.

Not Substantially Interfere with Convenient and Enjoyable Use of Adjacent Land: The proposed
administrative adjustment would not substantially interfere with the convenient and enjoyable use of
adjacent lands, and will not pose a danger to the public health or safety.

5.

Not One of The Following Uses: An administrative adjustment of this type is not allowed for any of
the following uses: Adult Entertainment; Bars & Nightclubs; Teen Clubs; Alternative Financial Services;
Flea Market; and Personal Services (Type B).

B. Types of Zoning Standards that are Subject to Requests for Administrative Adjustment: Only the
following types of zoning requirements are subject to requests for administrative Adjustments. The Planning &
Development Director may place reasonable conditions on approvals of administrative adjustment requests.

ALLOWED TYPES OF ADMINISTRATIVE ADJUSTMENT REQUESTS
ZONING STANDARD

ALLOWABLE MODIFICATION
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REQUIRED FINDINGS

Commented [YL52]: This standard currently applies only to the
two separation items in this chart, but we propose for it to apply to
everything that is eligible for an administrative adjustment.
Commented [YL53]: Propose to remove ones for perimeter
buffers, minimum number of parking spaces, and parking between a
residence and the street

Any numerical dimensional standard from the
Table of Dimensional Standards for
Residential Districts and from the Table of
Dimensional Standards for Business Districts
in Chapter 6: Community Design Standards
Required separation of a proposed use from
certain zoning districts or other uses, as
specified in the Use-Specific Standards section
of Chapter 4: Land Use: Primary Land Uses
Where an existing building has a documented
history of housing the same use or a use with
similar impact characteristics to a proposed
use within the past 5 years, the required
separation of the proposed use from certain
zoning districts or other uses, as specified in
the Use-Specific Standards section of Chapter
4: Land Use: Primary Land Uses

Building, parapet, or appurtenance height
limits as described in Chapter 6: Community
Design Standards
Limitation on the maximum number of offstreet parking spaces located between a
primary building façade and the street it faces
in the Placement of Parking Areas on Lots
section of Chapter 8: Development Standards

(in addition to those listed above)

OLD TOWN
OR MX
DISTRICT

OUTSIDE OLD
TOWN OR MX
DISTRICT

≤20%

≤10%

• None if within Old Town or MX
• None outside of Old Town or MX up to 10%
• Otherwise, adjustment must be needed to protect root zones of existing healthy
trees retained on a site during or after construction

≤20%

≤10%

• The adjustment would not result in any greater impact on the protected uses that
would be experienced if the spacing standard were met. Any such impacts must be
mitigated by conditions of approval. Mitigation measures may include, but are not
limited to landscaping and buffering, fencing, operational limitations, and other
measures.
• The building has a back-to-back relationship with the use (or uses) from which it
must be separated, meaning that this adjustment is not available when the two
uses have a side-to-side or side-to-rear orientation.

≤100%

≤100%

≤10%

≤25%

≤20%

• There must be the ability to create or maintain a buffer area between the two uses
that meets the specific requirements of this Ordinance, or a buffer that is enhanced
by other factors such as building location, building orientation or natural or manmade features that results in a buffer of similar effectiveness. Other mitigation
measures may be required as conditions of approval depending on the nature of
the proposed use and its location relative to the protected properties requiring the
separation.
• N/A
• The re-location of off-street parking is required to adjust for an unusual physical
aspect or natural feature on the site that is not shared by other landowners in
general, or is required due to the unusual physical design of the development’s
buildings;

≤20%

• The re-location of the off-street parking is consistent with surrounding lands uses
and development; and
• For lots within Old Town only, the re-location of the off-street parking is consistent
with the development patterns of surrounding lands uses and development.

Front and side yard setbacks for corner lots
developed with a commercial, public, or
institutional use in Old Town

≤5 feet

N/A

• N/A

Maximum building footprint for lots developed
with a commercial, public, or institutional use in
Old Town

≤25%

N/A

• N/A

≤25%

≤25%

Amount of glazing required on the primary
façade, found within Chapter 9: Site and
Building Design Standards

• The reduction in glazing is needed to address a unique circumstance related to
building location, or unique topographic or physical feature;
• The development exceeds the minimum façade massing standards; and
• Additional architectural details are included on the façade to account for a decrease
in glazing.

2.7.10

CERTIFICATE OF APPROPRIATENESS

A.

Purpose: A Certificates of Appropriateness is a mechanism for reviewing requests for work on properties that
are located within the Historic Overlay District to ensure they comply with processes set forth in this section and
the standards of the City’s Historic Design Guidelines.

B.

Applicability: All work on properties located within the Historic Overlay District is subject to the processes set
forth in this section and the standards of the City’s Historic Design Guidelines.

C.

Exemptions: For properties that are subject to these Guidelines, interior changes or alterations do not require
review unless the interior of a particular building is identified in the historic designation ordinance creating that
designation.
Additionally, landscaping and exterior paint colors do not require a review for a Certificate of Appropriateness of
their own, but if the property is already undergoing a Certificate of Appropriateness review for other proposed
changes, they may be reviewed as part of that process.

D.

Framework for delineating review authority: Some work that does require a review of these standards can
be reviewed by City staff members, while some requires further review by the City’s Board of Historic Review
(BHR). Who reviews which types of requests for Certificates of Appropriateness is set forth in the chart below,
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Commented [YL54]: Note: None of the properties that are
currently in the district have the interior reviewed, but this is existing
language and would allow us to do that in the future if the need ever
arose for a particularly significant building. City Council would
determine whether the interior of any building should be reviewed
upon adding such a building to the Historic Overlay District through
the rezoning process.
Commented [YL55]: Propose to add landscaping and paint
review only as part of projects that are already going through a COA
review.
Commented [YL56]: Propose to better enumerate what is
reviewed at a staff level and what is reviewed by the BHR, and to
draw the line largely based on how significant a particular structure
is, using this tiered system:
•Listed or eligible for listing on the National Register of Historic
Places
•Contributes to the character of the district but is not listed or
eligible for listing on the National Register of Historic Places
•Does not contribute to the character of the district

and is largely dependent upon the categorization of the property based upon these three tiers. Appendix A
contains a list of the properties located within the City’s Historic Overlay District by these tiers.
1.

E.

National Register-listed or -eligible properties: These are properties that are listed on or are eligible
for listing on the National Park Service’s National Register of Historic Places. The standards for listing
on the National Register of Historic Places include:
•

Generally at least 50 years old and looks much the same as it did in the past.

•

One or more of the following:
o

Associated with significant people, events, activities, or developments important in
the past;

o

Has a significant architectural, landscape, or engineering history; or

o

Yields or has the potential to yield important information about our past.

2.

Contributing properties: These are properties that are not listed on or eligible for listing on the
National Register of Historic Places, but that contribute to the character of the district nonetheless.
These properties generally exhibit architectural features that help define the historic district in which it
exists. Typically, these structures were built during the district’s “era of significance,” the time period in
which the majority of the structures were constructed, but do not meet the standards for listing on the
National Register of Historic Places.

3.

Noncontributing properties: Properties that do not contribute to the character of the district. These
are those properties that exist within the City’s Historic Overlay District but that do not exhibit features
that help define the district. Most often, these structures were built after the district’s “era of
significance” but before the City adopted these Historic Design Guidelines. In many of the City’s
historic districts, these buildings include fast food restaurants, convenience stores, office buildings, and
small strip shopping centers mixed in with residential structures.

Reviewing Authority for Different Types of Certificate of Appropriateness Requests

Commented [YL57]: Propose to remove a process that we
currently have for a subgroup of the BHR and staff to review certain
items. This would no longer be needed with the proposed changes to
the structure for how to handle these properties based on this threetier system, and it is legally questionable from a procedural
standpoint.

The following chart shows which types of requests for Certificates of Appropriateness that staff reviews and which types
of requests for Certificates of Appropriateness that the Board of Historic Review reviews based on the three-tier
categorization system explained above.
For requests that are designated to be reviewed by staff, staff may at any time and for any reason choose to refer an
application to the Board of Historic Review.

What this group had been allowed to review by phone or email in
the past:

Reviewing authority
Type of request

Staff

•Simple signage.

•Canvas awnings and canopies.
Board of Historic
Review
•Handicap ramps for residential use only.

National Register-listed or -eligible
Primary structures
•

Repairs and ordinary maintenance to existing primary structure when there is no change in
design, material, color, or outer appearance

•

All other exterior changes to existing primary structure



•

New construction of primary structure





Accessory structures and site design components

•Decks at ground level, not visible from any street and not requiring
alteration to any structure.
•Rear fire escapes and ramps.
•Rear yard fencing not visible from any street.
•Security grilles of a simple design.
•Skylights and solar panels not visible from any street.
•Exterior lighting in keeping with the Guidelines.
•Removal of additions or alterations not original to the structure.

•

Parking lots and driveways



Commented [YL58]: Propose to add this concept.

•

Light fixtures



•

Signs1



•

Handicap ramps



Commented [YL59]: This would be in the rare case when a
National Register-listed or -eligible property were demolished due to
decay over time, etc.

•

Heating and air conditioning units



•

Solar panels



•

Satellite dishes



•

Accessory structures



•

Fences and retaining walls on rear and secondary façades



•

Fences and retaining walls on front façade
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•

Sidewalks and street improvements

•

Relocation of historic structures



•

Demolition



•

Reconstruction of historic structures



•

Hardship exemptions



•

Appeals of staff decisions





Other

Contributing property
Primary structures
•

All exterior changes to existing primary structure except as indicated in the two boxes
immediately below

•

Significant additions to existing primary structure visible from public streets



•

Alterations to existing primary structure when changing from residential to commercial use



•

New construction of primary structure





Accessory structures and site design components
•

Parking lots and driveways



•

Light fixtures



•

Signs1



•

Handicap ramps



•

Heating and air conditioning units



•

Solar panels



•

Satellite dishes



•

Accessory structures



•

Fences and retaining walls on rear and secondary façades



•

Fences and retaining walls on front façade

•

Sidewalks and street improvements

•

Demolition



•

Hardship exemptions



•

Appeals of staff decisions








Other

Non-contributing
Primary structures
•

All except for new construction of primary structures

•

New construction of primary structures




Accessory structures and site design components
•



All1



Other
•



Appeals of staff decisions

1

Staff has the authority to review all sign requests except for requests to continue a nonconforming sign that otherwise the Zoning Ordinance would
require to be removed; those types of requests are reviewed by the Board of Historic Review.

4.

Review Process: The Certificate of Appropriateness process is triggered through an application for a building
permit. Staff will provide the applicant with the COA application. Once that application is completed, along with
documents such as photographs and drawings, staff will determine whether the request for a Certificate of
Appropriateness is reviewed at a staff level or by the BHR.
If it is reviewed at a staff level, staff will discuss the request with the applicant and generally will determine
whether the standards have been met to grant the request within a few business days.

5.

Standards of Review: Regardless of who the reviewing authority is, Certificate of Appropriateness has a set of
standards applied in order to assess a request for changes to historic properties.
1.

Will the changes affect the exterior appearance of the property?

2.

Will the change be consistent with historical, architectural, or other relevant qualities of the
property or surrounding historic district?
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Commented [YL60]: Propose to add this section

3.

Will the request create a negative or positive impact on the surrounding historic district?

4.

Does the request comply with the specific standards of the Historic Design Guidelines?

The reviewing authority may also refer to the Secretary of the Interior’s Standards for Rehabilitation found in
Appendix D of the City’s Historic Design Guidelines if desired or other technical briefs, but they do not override
any of the City’s standards in the Historic Design Guidelines.
6.

Other Permits Required: If the application is approved, the property owner may then receive a building permit
for the work, provided that all other relevant applications are also approved by the other applicable approving
authorities. It is the responsibility of the property owner to obtain the appropriate building permits prior to
beginning any work.
If the application is not approved, no building permit can be issued. Property owners may then either choose
not to proceed with the work, resubmit a new application with changes as suggested by staff or the Board of
Historic Review, or appeal the decision according to the procedures in the Zoning Ordinance.

7.

8.

Enforcement: If a property owner initiates work without obtaining a Certificate of Appropriateness and, if
required for the work, a building permit, a stop work order may be issued. If the requirements are not met, the
owner may face fines or an order to restore the original condition of the property. See Chapter 11: Enforcement
of the Zoning Ordinance for specifics about the enforcement process and the remedies available to the City for
enforcement action.

Commented [YL61]: Propose to add for clarification purposes.

Vested Rights: Certificates of Appropriateness that meet the definition for a site-specific development plans are
subject to the vested rights section above.
For all other Certificates of Appropriateness, the Planning & Development Director may prescribe a time limit
within which the approved activity must begin or be completed or both; if no time limit is set, the approved
activity must occur within 12 months of the approval date. The Certificate of Appropriateness will automatically
expire if the activity does not follow this designated schedule unless the Planning & Development Director
grants a request for an extension.
To submit a request for an extension, the applicant must submit a written request at least 30 days prior to the
expiration of the Certificate of Appropriateness. Upon showing of good cause, the Planning & Development
Director may grant one extension not to exceed six months.

2.7.11
A.

B.

INTERPRETATIONS OF PLANNING & DEVELOPMENT DIRECTOR
How to Request an Interpretation: The Planning & Development Director is authorized to interpret all
provisions of this Ordinance. In case of confusion or disagreement about an interpretation that the Planning &
Development Director has made, anyone who owns property or resides within the City, or any person who has a
contractual interest in land in the City may request a written interpretation of a provision of this Ordinance from
the Planning & Development Director.

Commented [YL62]: Propose to remove City Council, Planning
Commission, Zoning Board of Appeals, and Board of Historic
Review because they do not need to ask for formal interpretations
from staff.
Also propose removing a required fee because this does not seem
like something for which a fee should be charged.

What Happens After a Request for Interpretation Is Made: After review of the request within a reasonable
amount of time, the Planning & Development Director must issue a written interpretation to the applicant. If the
applicant disagrees with the interpretation, he/she may appeal it to the following decision-making bodies:
1.

The Board of Historic Review, for any decision related to the application of the historic design
guidelines related to property located within the Historic Overlay District of the City;

2.

The Zoning Board of Appeals for any other topic.

See the Board of Historic Review and Zoning Board of Appeals sections below for more information about
appealing an interpretation of the Planning & Development Director.
2.7.12

APPLICATIONS FOR WHICH THE PLANNING & DEVELOPMENT DIRECTOR MAKES A
RECOMMENDATION

The Planning & Development Director makes a recommendation to all reviewing Boards on all types of applications
except for appeals. The Board with the authority to review and consider the application ultimately decides whether to
approve the request.

Commented [YL63]: Propose to add for clarification.

2.7.13

Commented [YL64]: Propose to move from Article 1.

MAPPING DISPUTES
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The Planning & Development Director has the authority to interpret the Official Zoning District Map and determine where
the boundaries of the different zoning districts fall, if in dispute.
2.7.14

OTHER

In addition to the above, the Planning & Development Director has the authority to take any other action necessary to
administer the provisions of this Ordinance, including but not limited to action necessary to enforce this Ordinance in
accordance with Chapter 11: Enforcement.

2.8 AUTHORITY OF CITY MANAGER
In addition to the authority and duties that may be conferred upon the City Manager by general law and the Code of
Ordinances, the City Manager hears appeals from interpretations and decisions of the Planning & Development Director
on the architecture of multi-family and single-family attached developments.

2.9 AUTHORITY OF CITY ATTORNEY
In addition to the authority and duties that may be conferred upon the City Attorney by general law and the Code of
Ordinances, the City Attorney counsels the City Council, Planning Commission, Zoning Board of Appeals, Board of
Historic Review, Planning & Development Director, and City departments in regard to the legal issues that may arise in
the review of applications for permits and permit approval and the general implementation of this Ordinance.

2.10 ESTABLISHMENT, ORGANIZATION, AND OPERATIONS OF ADVISORY AND
DECISION-MAKING BOARDS

Commented [YL65]: Most of this information is consistent
across the Boards in the ZO now, so we propose to combine it into
one section.

2.10.1 ESTABLISHMENT
The Planning Commission, Zoning Board of Appeals, and Board of Historic Review (collectively below, “Boards”) are
hereby established in accordance with the South Carolina Code of Laws. The following sections apply to each of these
Boards.
2.10.2

ORGANIZATION

A.

Membership: Each of the Boards will consist of seven members appointed by City Council, each of whom must be a
resident of the City and a qualified voter. Members of City Council, anyone who holds an elected public office in the City
or County, and City employees are disqualified from serving on any of the Boards. Members can serve on only one of these
Boards at one time.

B.

Terms of Office: Terms of office for each of the Boards are three years, staggered. Members may serve any
number of consecutive terms. Each member will continue to serve until the member is reappointed or replaced.

Commented [YL67]: Propose to say three years, staggered, for
all three boards. Currently, PC says 4; ZBA and BHR says 3
(staggered).

C.

Attendance: The roles of these Boards are very important. At any given meeting, a decision may affect real
estate transactions, other business dealings, and the lives and property of residents.

Commented [YL68]: Propose to add to emphasize the
importance of reliable attendance.

Because a quorum of Board members must attend each meeting in order for it to take place, reliable attendance
of all members is important. The cancellation of a meeting due to lack of a quorum reflects poorly on the City.
Board members should make every effort to schedule their professional and personal activities around these
meetings. Board members should also make staff aware if they will not be able to attend a given meeting as far
in advance as possible.
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Commented [YL66]: Propose to add for clarity.

D.

Compensation: The members of each of the Boards will serve without compensation.

E.

Officers: Each of the Boards must elect a Chair and Vice-Chair from among its members, and may create and
fill other offices as it determines appropriate. The term of office of the Chair and Vice-Chair must be for one
year. The duties of the chair and vice chair are assigned in each of the Board’s Rules of Procedure.

F.

Staff: The Planning & Development Director serves as the professional staff to each of these Boards and
provide it with administrative support.

Commented [YL69]: Propose to remove section that details
duties of the chair, since that is better decided by each Board
through their Rules of Procedure.

G. Resignation: Any member who resigns prior to the end of the member’s term must do so in writing to the
Chair.
H.

Removal by City Council: City Council may remove any member of any of the Boards for malfeasance or
failure to carry out the duties of the appointment.

I.

Filling of Vacancy: Vacancies occurring other than through expiration of a term must be filled for the remainder
of the unexpired term in the same manner as the original appointment.

2.10.3
A.

B.

2.11
2.11.1

OPERATIONS
Meetings: Each of these Boards will hold at least one regular meeting in each month unless no applications are
submitted for consideration, or a modified schedule is necessary due to City-approved holidays or due to
federal, state, or local elections that are held in the usual meeting room of the Board. These meetings are
subject to the State’s regulations about public meetings and record-keeping, and will be open to the public
unless a valid reason for an executive session exists under those regulations.

APPLICATIONS REVIEWED BY PLANNING COMMISSION
MAJOR SITE PLAN

Commented [YL73]: State law does not require a monthly
meeting. It says “Meetings of the board must be held at the call of
the chairman and at such other times as the board may determine.”

Rules of Procedure: Each of these Boards will adopt Rules of Procedure that will govern its activities.

Applicability: All development is required to have a site plan approved prior to the issuance of a building
permit.

B.

Exemption: Development that includes only internal construction that does not increase gross floor area,
increase the density or intensity of use, or affect parking requirements, is not required to have a site plan.

C.

Types of Site Plans Reviewed by Planning Commission: Some types of site plans are reviewed at a staff
level, and some types of site plans are reviewed by the Planning Commission. The Planning Commission
reviews the following types of site plans, which are referred to as major site plans:
1.

Any residential development of more than 25 units;

2.

Any non-residential development of 20,000 square feet or more (except for site plans for projects within
approved business parks when the parcel in question is accessed off a road that is internal to the approved
business park, which are reviewed by staff).

3.

Any development that is associated with a project that was reviewed as a minor site plan, if the additional
components of the plan would cause it to constitute a major site plan.

See the Planning & Development Director section above for information about the types of site plans that that
staff reviews.
2.11.2

Commented [YL71]: Propose to make this language the same
for each Board. Right now, they are worded slightly differently (for
example, the PC says “by the mayor, with the concurrence of
Council), but the effect is the same.
Commented [YL72]: Propose to delete sections about the PC
disbursing funds because our PC does not do that; what constitutes a
quorum and an affirmative vote, since that is laid out in each
Board’s Rules of Procedure; allowing the PC to enter property to
survey it, place markers on it, etc., because if that needs to happen
(which is doubtful), it should be done by staff; and a requirement for
all public officials to get information to the PC upon request because
staff will get them what they need.

Site plans are engineered drawings that show the propose use(s), layout and general design of proposed development.
A.

Commented [YL70]: Propose to remove statement that Council
may remove a Board member for more than four unexcused
absences and just have general language about removal due to
malfeasance or failure to carry out duties. Also propose to remove
part that says Council will file written charges against the member,
and allow the member an opportunity to respond at a meeting. These
Board members should serve at the will of Council.

PRELIMINARY PLATS (MAJOR SUBDIVISIONS)

The Planning Commission reviews all requests for subdivision of land that are not exempted or reviewed by staff as a
minor subdivision, as is explained in the minor subdivision section above. These subdivision requests are commonly
referred to as preliminary plats. They establish the general layout and design for a subdivision of land.
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And yet state law requires the PC to make a recommendation to City
Council on rezoning items within 30 days, and to make a decision on
plats/site plans within 60 days.
Since we sometimes need to move meetings up or back a week
based on holiday schedules or the use of the Council Chambers for
elections, and yet still need to meet these timeframes, we proposed
to hold one regular meeting in each month unless there are no
applications submitted, or holidays or elections necessitate a slightly
modified schedule.
Commented [YL74]: Currently says that chair determines
whether no applications have been submitted, but really staff does.
Commented [YL75]: Propose to leave door open for executive
sessions since the Boards sometimes needs attorney-client privileged
legal advice about certain matters.
Commented [YL76]: Propose to remove the section that states
that the PC hears appeals on certain types of applications because
they do not. They may allow modifications of the specific technical
standards for certain types of reviews (major site plans, etc.) but that
is not an appeal. The ZBA and BHR are the only Boards authorized
under state law to hear appeals.
Commented [YL77]: Propose to reword this from current,
which suggests that any additional review to land that is part of a
project that was reviewed as a minor site plan would need to go to
the Planning Commission for review, even if the size of the
additional review is of a scale that would still have fallen under the
parameters for staff review.

The Planning Commission must act on the application for preliminary plat within 60 days of the application’s referral from
the Planning & Development Director (unless a longer review period is agreed upon between the Planning Commission
and sub-divider).
In approving a preliminary plat, the Planning Commission may impose appropriate conditions on the permit approval.
Approval of a preliminary plat constitutes approval of the development with the general lot shapes and alignments of
streets identified on the preliminary plat, and allows the applicant to proceed to the development of civil construction
plans and to apply for a grading permit necessary for construction of streets and public utilities. Those are all reviewed by
the Planning & Development Director.
Because the City’s architectural standards for single-family detached developments determine much about the
arrangement and size of lots within the development, the City encourages builders to submit architectural plans at the
same time as the preliminary plat if the builder has been selected at that time.
2.11.3

APPLICATIONS FOR WHICH THE PLANNING COMMISSION IS A RECOMMENDING BODY

In certain instances, the Planning Commission acts as a recommending body to City Council. For the following types of
applications, the Planning Commission makes a recommendation to City Council after holding a public hearing on the
request. City Council ultimately decides whether to approve the request.
A.

Rezonings (whether to a traditional zoning district or through a Master Plan, and also regarding overlay
districts);

B.

Amendments to the Zoning Ordinance; and

C.

Land Development Agreements.

See more details about these types of applications in the City Council section.
2.11.4

OTHER

The Planning Commission also has the authority to carry out any other powers and duties delegated to it by City Council,
consistent with state law.

2.12

APPLICATIONS REVIEWED BY ZONING BOARD OF APPEALS

2.12.1

GENERAL

2.12.2
A.

A.

Authority: Unless otherwise stated in this Ordinance, the Zoning Board of Appeals is authorized to
review and approve, approve with conditions, or deny the below-listed types of applications.

B.

Public Hearing: All applications to the Zoning Board of Appeals require a public hearing. See the
public hearing section above for more information about the public hearing process. Appeals have
slightly different hearing procedures, which are explained in the appeals section below.

C.

Appeals from the Zoning Board of Appeals: Any person having a substantial interest affected by a
decision of the Zoning Board of Appeals may appeal the decision to the Circuit Court in and for York
County by filing with the Clerk of the Court a petition setting for plainly, fully, and distinctly why the
decision is contrary to law. The appeal must be filed within 30 days after the decision of the Zoning
Board of Appeals is mailed. For the purposes of this subsection, “person” includes persons jointly or
severally aggrieved by the decision of the Zoning Board of Appeals.

SPECIAL EXCEPTION USES
Purpose: A special exception use is a use that is generally compatible with other uses permitted in a zoning
district, but something about its nature, such as its potential impacts on neighboring properties, means that it is
subject to review by the Zoning Board of Appeals after a public hearing on the request.
An “S” in a cell in the Table of Primary Uses in Chapter 4 indicates that the Zoning Board of Appeals may
consider whether the proposed use is appropriate in a given location based on the criteria listed below, or other
criteria listed for the particular use, such as in the use-specific standards section of Chapter 4.
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B.

Standards: Staff will base its recommendation on an analysis of these standards, and the Zoning Board of
Appeals may approve a special exception use only upon a finding that the applicant has demonstrated that the
applicable standards listed below are met. The Board may find that not all of these standards are applicable to
every request for a special exception use.
1.

Complies with Use-Specific Standards:
standards.

The proposed use complies with all use-specific

2.

Compatibility: The proposed use is appropriate for its location and compatible with the character of
surrounding lands and the uses permitted in the zoning district(s) of surrounding lands.

3.

Design Minimizes Adverse Impact: The design of the proposed use minimizes adverse effects,
including visual impacts on adjacent lands; furthermore, the proposed use avoids significant adverse
impact on surrounding lands regarding service delivery, parking and loading, odors, noise, glare, and
vibration, and does not create a nuisance.

4.

Design Minimizes Environmental Impact: The proposed use minimizes environmental impacts and
does not cause significant deterioration of water and air resources, significant wildlife habitat, scenic
resources, and other natural resources.

5.

Roads: There is adequate road capacity available to serve the proposed use, and the proposed use is
designed to ensure safe ingress and egress onto the site and safe road conditions around the site.

6.

Not Injure Neighboring Land or Property Values: The proposed use will not substantially and
permanently injure the use of neighboring land for those uses that are permitted in the zoning district,
or reduce property values in a demonstrative manner.

7.

Site Plan: A site plan has been prepared that demonstrates how the proposed use complies with the
other standards of this subsection.

8.

Complies With All Other Relevant Laws and Ordinances: The proposed use complies with all other
relevant City laws and ordinances, state and federal laws, and regulations.

C.

Effect of Rezoning on Special Exception Use: An existing use that is subsequently rezoned such that the
new zoning district would require the use to have one or more special exception uses (and/or any of the other
types of special exceptions listed below) is deemed to have been granted such special exceptions automatically
upon the rezoning.

D.

Effect of Text Amendment on Special Exception Use: In 2017 and 2018, the City comprehensively updated
the Zoning Ordinance. Where those changes would require an existing permitted or conditional use to have one
or more special exceptions, that approval is deemed to have been granted automatically.

Commented [YL78]: Propose to add this word

Commented [YL79]: Propose to add this phrase.

Commented [YL80]: Articles 1 and 2 had similar language.
Propose to consolidate that here.

In all years after that, if changes to the Table of Primary Uses in Chapter 4: Land Use: Primary Uses or other
changes made to the text of the Zoning Ordinance require an existing permitted or conditional use to have one
or more special exceptions, that use is considered a nonconforming use.
2.12.3

OTHER TYPES OF SPECIAL EXCEPTIONS

Commented [YL81]: Propose to add this.

In addition to the above, the Zoning Board of Appeals is authorized to hear the following types of requests. These will
follow the same procedures as special exceptions for use, except that they may have different criteria for review that are
listed in the sections where they are detailed. If they do not, the criteria for special exception uses listed above apply.
Staff will base its recommendation on the standards that apply to each type of request.
1.

Special exception to have more than 20 small animals, or in some cases relief from the location of an
outdoor run area as part of an animal care use as explained in the use-specific standards for animal
care uses (see Chapter 4 in the Use-Specific Standards: Public and Commercial Uses section)

2.

Special exception for outdoor areas for bar/nightclub and teen club uses (see Chapter 4 in the UseSpecific Standards: Public and Commercial Uses section)

3.

Special exception for additional height for a new wireless communication tower in specified zoning
districts or to increase the degree of nonconformity on an existing tower (see Chapter 4 in the UseSpecific Standards: Public and Commercial Uses section)

4.

Special exception for temporary structures during the expansion or replacement of existing facilities (see
Chapter 5 in the Temporary Uses and Structures section)

22

5.

Special exception for a shared parking area on a site with a less intensive use as explained in the
Alternative Parking Plan section in Chapter 8: Development Standards

6.

Special exception to determine whether a proposed nonconforming use type on a site with an existing,
different nonconforming use type should be allowed (see the Nonconforming Uses section of Chapter
10: Nonconformities)

7.

Special exception to re-establish certain types of non-conforming uses in certain residential districts
(see the Nonconforming Use section of Chapter 10: Nonconformities)

8.

Special exception to establish a permitted or conditional use on a nonconforming lot in a business
district (see the Nonconforming Lots section of Chapter 10: Nonconformities)

An existing use that is subsequently rezoned such that the new zoning district would require the use to have one or more
special exceptions (whether a special exception use or one or more of the above types of special exceptions) is deemed
to have been granted such special exceptions automatically upon the rezoning.
2.12.4

VARIANCES

A.

Purpose: Variances allow deviations from certain standards of this Ordinance when the applicant
demonstrates that the below standards are met.

B.

Limitations: Variance requests are allowed only for the following:
•

Standards that can be measured (quantitative standards), such as dimensional standards or numbers
of a certain requirement. Examples include height, setbacks, yard areas, lot coverage, parking spaces,
number of trees required, etc.

•

Locational standards, such as where on a property a building is allowed to be placed.

•

Relative to signs, variance requests are allowed only for non-residential signs located in business
zoning districts on the topics of sign face area size, height, or setbacks.

•

Relative to the Airport Overlay District, variance requests are allowed only for height of structures or
the planting of trees that would grow taller than the District allows.

Commented [YL82]: Currently says this: Variances allow
deviations from the standards of this Ordinance (such as height,
yard, setback, lot coverage, parking, landscaping, and signage
standards) when the applicant demonstrates that the below standards
are met.
Propose to modify as shown. State law gives the City the ability to
prescribe the requirements for a variance, and to limit them related
to “a use of land, a building or a structure that is prohibited in a
given district…”

Commented [YL83]: These two are currently in the Ordinance
in other chapters.

Variance requests are not allowed for other standards of this Ordinance. This specifically includes but is not
limited to variance requests pertaining to the use of property, the extension of a nonconforming use of land, a
change in the zoning district of a property, the installation of infrastructure, components of site design, or
architectural standards.
C.

Standards:
1.

2.

Commented [YL84]: These items are required under state law
and are in our current ordinance.

Required Findings: Staff will base its recommendation on an analysis of these standards, and the
Zoning Board of Appeals may approve a variance only upon a finding that the applicant has
demonstrated that all four of the following standards are met:
•

Extraordinary and Exceptional Conditions: There are extraordinary and exceptional
conditions pertaining to the particular piece of land.

•

Unique Conditions: These conditions do not generally apply to other property in the vicinity.

•

Strict Application Deprives Use: Because of the conditions, the application of this
Ordinance to the land would effectively prohibit or unreasonably restrict the utilization of the
land.

•

Not Detrimental: The authorization of variance will not result in substantial detriment to
adjacent land, or to the public good, and the character of the district will not be harmed by the
granting of the variance.

Not Grounds for a Variance: The fact that land may be utilized more profitably if a variance is granted
is not grounds for the approval of a variance.
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2.12.5

REDUCTION IN SEPARATION

The Zoning Board of Appeals has the authority to review and decide applications for a reduction or waiver in the required
separation certain uses must have from other types of uses as explained in Chapter 4: Land Use: Primary Uses. Staff will
base its recommendation on the standards in that section.
2.12.6

APPEALS FROM DECISIONS AND INTERPRETATIONS OF PLANNING & DEVELOPMENT DIRECTOR

A.

Who May Appeal: Any person who is aggrieved by a decision or interpretation of the Planning & Development
Director on any topic that does not fall under the Board of Historic Review’s purview may appeal the decision or
interpretation to Zoning Board of Appeals.

B.

How to File an Appeal: The aggrieved party must file a written notice of appeal within 20 calendar days of the
date of the decision or interpretation with the Planning & Development Department. The written notice of appeal
must specify the decision or interpretation that the applicant believes is incorrect, including the date that it was
made, and the grounds for the appeal. The applicant may submit other supporting materials related to the
decision.

C.

Effect of Filing an Appeal: A pending appeal stays all proceedings in furtherance of the action appealed from,
unless the Planning & Development Director certifies to the Zoning Board of Appeals that a stay would cause
imminent peril to life or property. In such case, proceedings can only be stayed through a restraining order,
which may be granted by the Zoning Board of Appeals or by a court of record on application, on notice to the
Planning & Development Director, and on due cause shown.

D.

Hearing of Appeal: A hearing for an appeal is a public hearing according to the standards listed in the section
above related to public hearings, except that while both the City and the appellant may call witnesses on their
behalf, members of the general public otherwise may not appear and submit testimony. During the hearing, the
applicant must state the grounds for the appeal and must identify any materials or evidence from the record to
support the appeal.

E.

Decision of the Zoning Board of Appeals: The Zoning Board of Appeals is charged solely with determining
whether the decision or interpretation of the Planning & Development Director is consistent with the provisions
of the Zoning Ordinance that are in question. The Board does not function as a judge of whether the policies in
question are or are not wise or beneficial. After the conclusion of the hearing, the Zoning Board of Appeals must
affirm, partly affirm, modify, or reverse the decision or interpretation based on whether it finds the decision or
interpretation to be consistent with the provisions of the Zoning Ordinance in question.

2.13

APPLICATIONS REVIEWED BY BOARD OF HISTORIC REVIEW

2.13.1

GENERAL

A.

Authority: Unless otherwise stated in this Ordinance, the Board of Historic Review is authorized to review and
approve, approve with conditions, or deny the below-listed types of applications.

B.

Public Hearing: All applications to the Board of Historic Review require a public hearing. See the public hearing
section above for more information about the public hearing process. Appeals have slightly different hearing
procedures, which are explained in the appeals section below.

C.

Appeals from Decisions of the Board of Historic Review: Any person having a substantial interest affected
by a decision of the Board of Historic Review may appeal the decision to the Circuit Court in and for York
County by filing with the Clerk of the Court a petition setting for plainly, fully, and distinctly why the decision is
contrary to law. The appeal must be filed within 30 days after affected party receives actual notice of the
decision of the Board of Historic Review. For the purposes of this subsection, “person” includes persons jointly
or severally aggrieved by the decision of the Board of Historic Review.

2.13.2

CERTIFICATE OF APPROPRIATENESS

The standards and processes listed in the Planning & Development Section above apply to Certificates of
Appropriateness requests that are reviewed by the Board of Historic Review, with the following differences:
A.

Meeting Processes: If reviewed by the Board of Historic Review, the process will follow that explained in the
Public Hearing and Applications Reviewed by Advisory and Decision-Making Bodies sections above. The Board
of Historic Review will determine whether the request meets the standards listed in the Planning & Development
Director section above as well as the standards of the City’s Historic Design Guidelines.
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Commented [YL85]: Propose to eliminate references to specific
code sections that can be appealed because everything in the Zoning
Ordinance is appealable.

Commented [YL86]: Currently 10 business days. Propose to
make 20 calendar days to be the same as the International Property
Maintenance Code since properties sometimes have violations of
both.

Commented [YL87]: Propose to clarify this.

Commented [YL88]: Propose to add these two sentences to
explain the role of the ZBA in hearing better.

Commented [YL89]: Propose to streamline this section and
make it more consistent with the other Boards’ sections.

B.

Hardship Exemptions: The Board of Historic Review may issue a hardship exemption for requests would not
meet the standards of the City’s Historic Design Guidelines according to the following.
1.

In cases of a demolition request that the City’s Certified Building Official has not determined is
necessary based on public safety and welfare considerations, the applicant has provided an engineer’s
report that evaluates the property, and the Board of Historic Review has determined that demolition is
in the best interest of the public.

2.

In all other cases, the applicant must provide three estimates for performing the work based on the
Guidelines, and three estimates for doing work as proposed by the applicant. At least one of each type
must come from a contractor who has verifiable experience with rehabilitation and restoration projects.
The Board will determine whether the requested hardship exemption is reasonable based on the level
of workmanship and experience associated with each estimate, the cost of the improvements
compared to the value of the structure, the importance of the work to the structure, whether the change
would affect the character of the district, where the structure falls within the categorization range
explained above, whether the structure is located within the heart of a historic district or is on its
fringes, and other criteria that the Board determines are relevant to the particular request.

Commented [YL90]: Propose to make this process less
burdensome and costly to apply for, and to make it based not solely
on financial hardship but also the practicality of applying a particular
standard to a specific property based on how significant that
structure is, whether the proposed change would harm the historic
character of the neighborhood in a significant manner, etc.

While staff will present the application information to the Board, the burden of proof that the request is relevant
and necessary lies on the applicant, and staff will not make a recommendation relative to hardship exemptions.
2.15.4 APPEALS FROM DECISIONS AND INTERPRETATIONS OF PLANNING & DEVELOPMENT DIRECTOR
A.

Who May Appeal: Any person who is aggrieved by a decision or interpretation of the Planning & Development
Director related to the application of the historic design guidelines related to property located within the Historic
Overlay District of the City may appeal that interpretation or decision to the Board of Historic Review.

B.

How to File an Appeal: The aggrieved party must file a written notice of appeal within 20 business days of the
date of the decision or interpretation with the Planning & Development Department. The written notice of appeal
must specify the decision or interpretation that the applicant believes is incorrect, including the date that it was
made, and the grounds for the appeal. The applicant may submit other supporting materials related to the
decision.

C.

Effect of Filing an Appeal: A pending appeal stays all proceedings in furtherance of the action appealed from,
unless the Planning & Development Director certifies to the Board of Historic Review that a stay would cause
imminent peril to life or property. In such case, proceedings can only be stayed through a restraining order,
which may be granted by a court of record on application, on notice to the Planning & Development Director,
and on due cause shown.
Hearing of Appeal: A hearing for an appeal is a public hearing according to the standards listed in the section
above related to public hearings, except that while both the City and the appellant may call witnesses on their
behalf, members of the general public otherwise may not appear and submit testimony. During the hearing, the
applicant must state the grounds for the appeal and must identify any materials or evidence from the record to
support the appeal.

D.

Decision of the Board of Historic Review: The Board of Historic Review is charged solely with determining
whether the decision or interpretation of the Planning & Development Director is consistent with the provisions
of the Zoning Ordinance that are in question. The Board does not function as a judge of whether the policies in
question are or are not wise or beneficial. After the conclusion of the hearing, the Board of Historic Review must
affirm, partly affirm, modify, or reverse the decision or interpretation based on whether it finds the decision or
interpretation to be consistent with the provisions of the Zoning Ordinance in question.

2.15.3 APPLICATIONS FOR WHICH THE BOARD OF HISTORIC REVIEW IS A RECOMMENDING BODY
In certain instances, the Board of Historic Review acts as a recommending body to City Council. For the following types
of applications, the Board of Historic Review makes a recommendation to City Council after holding a public hearing on
the request. City Council ultimately decides whether to approve the request:
A.

Rezonings into or out of the Historic Overlay District;

B.

Amendments to the Zoning Ordinance specifically related to properties within the Historic Overlay District; and

C.

Amendments to the historic design guidelines.
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Commented [YL91]: Propose to add this because it makes sense

See more details about these types of applications in the City Council section.
2.15.3 OTHER
The Board of Historic Review also has the authority to carry out any other powers and duties delegated to it by City
Council, consistent with state law.

2.14

CITY COUNCIL

Commented [YL92]: Propose to delete provisions about the
BHR providing advice to City Council about funding, etc. City
Council is still able to ask for this type of advice from the BHR, but
it so rarely comes up that we propose to remove it from the
Ordinance.

2.14.1 GENERAL
A.

Legislative Decision: Decisions on all applications listed below constitute a legislative decision of City Council.

2.14.1 STANDARD REZONING (for any zoning district except for a Master Plan)
A.

Who Can Initiate: An application for rezoning of property in the City may be initiated by the City Council, the
Planning Commission, the Board of Historic Review (for an amendment related to the Historic Overlay District
only), or by a land owner or any other person having a recognized interest in the land upon which the
development is proposed or his/her authorized agent.

B.

Recommendations:
1.

C.

Staff: For all rezoning requests, Planning and Development Department staff will make a recommendation
based on an assessment of the overall effect of the proposed rezoning on the community. Some possible
considerations include:
•

Whether the proposed rezoning is consistent with the Comprehensive Plan, relevant adopted
corridor or small-area plans, and other provisions of this Ordinance or other local regulations;

•

Whether there are changed conditions that suggest a rezoning is appropriate or whether the
rezoning would encourage premature development;

•

Whether the proposed rezoning is compatible with existing and proposed uses surrounding
the subject land, and is an appropriate zoning district for the land, or whether it would result in
significant adverse impacts on surrounding lands;

•

Whether the proposed rezoning would result in a logical development pattern in support of the
community design standards of this Ordinance; and

•

Whether the proposed rezoning would further or hinder adopted City goals and policies.

Commented [YL93]: Propose to add staff section.

2.

Planning Commission: For all rezoning requests, the Planning Commission will make its
recommendation after holding a public hearing on the issue. (See the public hearing section above for
information about that process.) The Planning Commission should evaluate the proposed rezoning using
the possible considerations that are listed in the staff section above as a basis.

Commented [YL94]:
Propose to modify standards to be part of an overall assessment, and
to be more general that currently stated.

3.

Board of Historic Review: For all rezoning requests that involve adding or removing the Historic Overlay
District on a property, the Board of Historic Review will make its recommendation after holding a public
hearing on the issue. (See the public hearing section above for information about that process.) The
Board of Historic Review should evaluate the overall effect of the proposed rezoning based on
considerations such as:

Commented [YL95]: Propose to add BHR section.

•

Whether the proposed rezoning would further or hinder adopted City goals and policies
relative to the Historic Overlay District;

•

Whether the proposed rezoning would reinforce the intent of the Historic Overlay District as
described in Chapter 3: Zoning Districts;

•

Whether the property exhibits historic character of the era of significance; and

•

Whether the property is an important example of historical architecture in the City of Rock Hill.

Special Rezoning Issues:
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1.

Rezoning as Part of a Request for Annexation: When land is annexed into the City, it is assigned a
new zoning district. City Council will consider the associated rezoning of the property from a York
County zoning district to a City of Rock Hill zoning district concurrently with the annexation petition.

Commented [YL96]: Propose to move from Article 1 and to
make more clear.

The Planning Commission makes a recommendation on the rezoning request but not on the
annexation request.
When land is annexed into the City, it is assigned the Single-Family 2 (SF-2) zoning district
classification under this ordinance unless City Council assigns it a different zoning district classification
upon annexation.
2.

Split Zoning: Assigning two or more zoning districts to a property (“split zoning” a property) is
discouraged unless it makes sense in a given situation based on proposed land uses on the property
or land development patterns in the area.

3.

Effect of Rezoning on a Special Exception Use: An existing use that is subsequently rezoned such
that the new zoning district would require the use to have one or more special exceptions (whether a
special exception use or another type of special exception, as listed above) is deemed to have been
granted such special exceptions automatically upon the rezoning.

2.14.2 MASTER PLANNED REZONINGS
A rezoning to a Master Planned zoning district is largely the same as for any other district, but does have a couple of key
differences:
A.

Neighborhood Meeting and Public Hearing Required: For rezoning requests involving a Master Planned
zoning district, a neighborhood meeting must be held prior to the Planning Commission public hearing on the
request. See the neighborhood meeting and public hearing sections above for more information about those
processes.

B.

Making Changes to Plan If Approved: For other types of zoning districts, the process for changing the district
again in the future is another rezoning request. Master Planned zoning districts are different in that some minor
deviations are allowed outside of this full process.
A minor deviation is limited to technical considerations that could not reasonably be anticipated during the
approval process of any other change which has no material effect on the character of the approved MP
development or any of its approved terms or conditions.
1.

The following constitute minor deviations that the Planning & Development Director may approve:
Driveway relocations, structure floor plan revisions, and facility design modifications for amenities and
the like.

2.

The Planning Commission also may approve minor deviations to Master Planned Districts in the
following limited circumstances:
•

Site Access: Driveway and street relocations, provided these are internal to the Master
Planned District (MP) and do not change external project access. Also, minor modifications to
external access points based on final design considerations, provided that location and
operation are functionally the same as originally approved.

•

Parking Lot Designs: Parking lot designs, provided that the proposed changes are internal
to the Master Planned District (MP) and do not change external project access.

•

Architectural Design: Architectural design, provided that the proposed changes consist of
minor differences in materials and/or façade design.

•

Signage: Signage, provided that the proposed changes consist of minor differences in the
location, design, and/or intensity of lights.

•

Lighting: Lighting, provided that the proposed changes consist of minor differences in the
location, design, and/or intensity of lights.

•

Change in Proportion of Housing Types: Change in proportion of housing types by 15% or
less.
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Changes that materially affect the basic concept of the Master Plan are not considered minor deviations, and may
only be changed as amendments to the Master Plan and/or the Terms and Conditions.
If an applicant determines it is necessary to alter the concept or intent of the Master Plan, and/or the Terms and
Conditions, the Master Plan and/or Terms and Conditions may be amended, extended, or modified only in
accordance with the procedures and standards for its original approval.
C.

Standards: For standards and other information related to Master Plans, see Chapter 3: Zoning Districts.

2.14.3

LAND DEVELOPMENT AGREEMENTS
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The City may enter into Land Development Agreements with developers regarding the development of property, provided
that they meet the standards and follow the processes of state law and the following.
A.

Findings: Land Development Agreements encourage comprehensive planning and capital facilities planning,
ensure the provision of adequate public facilities for development, and encourage the efficient use of resources,
while providing certainty in the process of obtaining development permits and reducing the economic costs of
development by providing greater regulatory certainty. For these reasons, the City Council finds and determines
that Land Development Agreements may be useful to both the City and developers by providing more regulatory
certainty, establishing a schedule for development, and assisting both developers and the City coordinate the
provision of adequate public facilities to serve development, coordinate the phasing of development, and
administer and manage efforts to maintain open space and environmentally sensitive lands.

B.

Authority: The City has the authority to adopt this section for the purpose of entering into Land Development
Agreements in accordance with S.C. Code of Laws Section 6-31-10 et. seq., the “South Carolina Local
Government Development Agreement Act.”

C.

Content of Development Agreement: The Land Development Agreement must include a plan for the
development of the land that contains the following components, in addition to those set forth under state law:
1.

The current zoning district of the land, and the proposed zoning district, if different;

2.

The proposed uses;

3.

The general location of development;

4.

The densities/intensities, area, height, and other dimensional standards that will be applied to the
development;

5.

At the City’s discretion, an evaluation of the traffic impact of the development proposed and methods
by which the impact would be mitigated;

6.

How the development will connect to external streets, greenways, trails, open space areas, and
recreational facilities, and its internal traffic circulation system;

7.

How environmentally sensitive lands will be protected;

8.

A development schedule including commencement dates and interim completion dates of no greater
than five-year intervals;

9.

A statement indicating that the developer must obtain all land development permits at his sole cost;

10. A statement indicating that the developer is obligated to follow all laws and ordinances, not only those
that may be referenced in the Land Development Agreement;
11. A statement indicating which laws in force at the time of the execution of the Land Development
Agreement apply and recognition that other subsequently adopted laws may be applied by the City in
accordance with this section of the Zoning Ordinance and state law; and
12. Any other matter determined appropriate for the plan for development of the land.
D.

Local Review and Permitting Process:
4.

Public Hearings: State law provides that two public hearings must take place on the proposed
development agreement. This section details that process in the City of Rock Hill.
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•

Planning Commission: The Planning Commission must conduct a public hearing on the
proposed development agreement. For information about the public hearing process, see the
public hearing process section above.
The Planning Commission must make recommendation to City Council regarding whether it is
in the best interests of the City to enter into the Land Development Agreement based on the
goals of the City as identified in this section, this Ordinance, the Comprehensive Plan, and
other relevant and appropriate City policies.
At its discretion, the Planning Commission may defer action on its recommendation on a
proposed Land Development Agreement for the purpose of clarifying issues and information
related to the proposal.

•

City Council: City Council must also conduct a public hearing on the request to enter into a
Land Development Agreement.
After the close of the public hearing, the City Council, in its sole discretion, will determine
whether or not to enter into the Land Development Agreement, based on such factors as
whether the goals of the City, as identified in this section, this Ordinance, the Comprehensive
Plan, and other relevant and appropriate policies, is best achieved by the City entering into
the Land Development Agreement.

B.

5.

Execution of Land Development Agreement: A Land Development Agreement must be executed by
all persons having legal or equitable title in the land subject to the Land Development Agreement,
including the fee simple owner and any mortgagees, and the Mayor, on behalf of the City.

6.

Permits for Development: The developer must obtain all land development permits at his sole cost.
In the event that any such local development permits are not received, no further development of the
land subject to the Land Development Agreement will be allowed until such time as the City Council
has reviewed the matter and determined whether or not to terminate the Land Development
Agreement, or to modify it in a manner consistent with the public interest.

Associated Legal Provisions:
1.

Legislative Act: A Land Development Agreement is a legislative act of the City in the furtherance of its
powers to plan and regulate development, and as such, is superior to the rights of existing mortgagees,
lien holders, or other persons with a legal or equitable interest in the land subject to the Land
Development Agreement, and the obligations and responsibilities arising there under on the landowner
are superior to the rights of said mortgagees or lien holders and are not be subject to foreclosure under
the terms of mortgages or liens entered into or recorded prior to the execution and recordation of the
Land Development Agreement.

2.

Burdens/Benefits: All burdens of a Land Development Agreement are binding upon, and the benefits
of the Land Development Agreement inure to, all successors in interest to the parties to the Land
Development Agreement.

3.

Amendment or Cancellation: A Land Development Agreement may be amended or cancelled by
mutual consent of the parties to the Land Development Agreement, or by their successors in interest.
A Land Development Agreement may be amended, extended, or modified only in accordance with the
procedures established for its original approval.

4.

Effect of Contrary State or Federal Laws: In the event that state and federal laws are enacted after
the execution of a Land Development Agreement that are applicable to and preclude the parties
compliance with the terms of the Land Development Agreement, such Land Development Agreement
must be modified or revoked as is necessary to comply with the relevant state or federal laws. Such
modification or revocation may occur only after notice and a public review is conducted in accordance
with this section.

5.

Enabling Legislation: In the event a court of competent jurisdiction determines S.C. Code of Laws
Section 6-31-10 et. seq., or any part thereof, invalid or unenforceable, or in the event that the South
Carolina General Assembly amends or repeals S.C. Code of Laws Section 6-31-10 et. seq., in whole
or in part, any Land Development Agreement adopted in accordance with this section must be
reviewed to determine if such change in the state act results in a substantial impairment of the City’s
rights or obligations in relation to such Land Development Agreement. The City has the right to
immediately terminate the Land Development Agreement as to all parties thereto by written notice to
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the parties to the Agreement in the event a change in the state act results in a substantial impairment
to the City’s rights in relation to such Land Development Agreements.
2.14.4 AMENDMENTS TO ZONING ORDINANCE
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A. Who May Initiate: An application to amend the text of this Ordinance may be initiated by the City Council, the
Planning Commission, or the City Manager.
B. Recommendations:
1.

E.

Staff: For all Zoning Ordinance amendments requests, Planning and Development Department staff will
make a recommendation based on an assessment of the overall effect of the proposed amendment to
land development and use in the City. Some possible considerations include:
•

Whether the proposed amendment is consistent with the Comprehensive Plan, relevant
adopted corridor or small-area plans, and other provisions of this Ordinance or other local
regulations;

•

Whether the proposed amendment would address a demonstrated community need;

•

Potential impacts that the proposed amendment may have to existing land uses or
development processes in the City; and

•

Whether the proposed amendment would further or hinder adopted City goals and policies.
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2.

Planning Commission: For all Zoning Ordinance amendments requests, the Planning Commission will
make its recommendation after holding a public hearing on the issue. (See the public hearing section
above for information about that process.) The Planning Commission should evaluate the proposed
amendment using the possible considerations that are listed in the Board of Historic Review section below
on historic preservation topics, and should evaluate the proposed amendment using the possible
considerations that are listed in the staff section above on other topics.

Commented [YL103]:
Propose to modify standards to be part of an overall assessment, and
to be more general that currently stated.

3.

Board of Historic Review: For all Zoning Ordinance amendments requests involving historic design
standards, the Board of Historic Review will make its recommendation after holding a public hearing on
the issue. (See the public hearing section above for information about that process.) The Board of Historic
Review should evaluate the overall effect of the proposed amendment based on considerations such as:
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•

Whether the proposed amendment would further or hinder adopted City goals and policies
relative to the Historic Overlay District;

•

Whether the proposed amendment would reinforce the intent of the Historic Overlay District
as described in Chapter 3: Zoning Districts;

•

Whether the proposed amendment would address a demonstrated community need within the
Historic Overlay District;

•

Whether the proposed amendment conforms to generally accepted practices for historic
preservation;

•

Whether the proposed amendment is generally in line with other jurisdictions in the State that
have historic preservation standards; and

•

Whether the proposed amendment would overly burden the owners of properties within the
Historic Overlay District.

Effect of Text Amendment on Special Exception Use: In 2017 and 2018, the City comprehensively updated
the Zoning Ordinance. Where those changes would require an existing permitted or conditional use to have one
or more special exceptions, that approval is deemed to have been granted automatically.
In all years after that, if changes to the Table of Primary Uses in Chapter 4: Land Use: Primary Uses or other
changes made to the text of the Zoning Ordinance require an existing permitted or conditional use to have one
or more special exceptions, that use is considered a nonconforming use.

2.14.15 HISTORIC DESIGN GUIDELINES
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City Council has the authority to amend the City’s adopted design guidelines for properties within the Historic Overlay
District using a process that is the same as for text amendments to the Zoning Ordinance except for the following
modifications:
A.

The Board of Historic Review will hold the public hearing instead of the Planning Commission.

B.

The Board of Historic Review will make a recommendation to the City Council about the proposed changes
instead of the Planning Commission using the standards listed above for recommendations on proposed Zoning
Ordinance amendments as a guide.

C.

City Council may approve the changes by resolution instead of by Ordinance.

2.14.16 SCHEDULE OF FEES
City Council has the authority to approve by resolution a schedule of fees governing applications for permits and other
permit approvals reviewed under this Ordinance.
2.14.17 OTHER
City Council also has the authority to take any other action not delegated to the Planning Commission, Zoning Board of
Appeals (ZBA), Board of Historic Review (BHR), the Planning & Development Director, the City Attorney, or other heads
of City departments as City Council may deem desirable and necessary to implement the provisions of this Ordinance.
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APPENDIX 2-A: CERTIFICATES REQUIRED FOR RECORDING
MINOR SUBDIVISION PLATS
The following certificates are required on minor subdivision plats. They must be signed by the appropriate party prior to
recording by the York County Register of Deeds office.
CERTIFICATE OF ACCURACY
I hereby state to the best of my knowledge, information, and belief, the survey shown hereon was made in
accordance with the requirements of the Minimum Standards Manual for the Practice of Land Surveying in
South Carolina, and meets or exceeds the requirements for a Class ____ survey as specified therein; also there
are no visible encroachments or projections other than shown.
By ____________________________
Registered South Carolina Surveyor’s Number _________________
Date ___________________________

CERTIFICATE OF OWNERSHIP
I (we) hereby state that I am (we are) the owner(s) of the property shown and described hereon and that I (we)
hereby consent to the subdivision and easements as shown.

_____________________
Date

___________________________
Owner
____________________________
Owner

CERTIFICATE OF APPROVAL OF RECORDING
I hereby certify that this plat has been approved for recording by the York County Register of Deeds office.
_____________________
Date

__________________________________________________
City of Rock Hill Planning & Development Director or designee

FINAL PLATS
The following certificates are required on final plats. They also must be signed by the appropriate party prior to recording
of the plat by the York County Register of Deeds office.
CERTIFICATE OF ACCURACY
I hereby state to the best of my knowledge, information, and belief, the survey shown hereon was made in
accordance with the requirements of the Minimum Standards Manual for the Practice of Land Surveying in
South Carolina, and meets or exceeds the requirements for a Class ____ survey as specified therein; also there
are no visible encroachments or projections other than shown.
By ____________________________
Registered South Carolina Surveyor’s Number _________________
Date ___________________________
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CERTIFICATE OF OWNERSHIP AND DEDICATION
I (we) hereby state that I am (we are) the owner(s) of the property shown and described hereon and that I (we)
hereby consent and covenant to the subdivision, covenants, conditions and easements as shown and as
provided by the within certifications all of which shall run with the land and shall be binding on my (our) heirs,
successors and assigns. I (we) hereby dedicate all streets, alleys, walks, ponds, storm water piping, ponds,
basins improvements and features, sidewalks, parks, and other sites to public or private use as noted; however,
I (we) acknowledge that dedication does not mean acceptance by the City of Rock Hill. To the extent that the
City of Rock Hill has not specifically and in writing accepted any of such areas or improvements, I (we) are
jointly and severally liable for compliance with City of Rock Hill standards and regulations regarding any
common area/open space maintenance including, but not limited to, detention ponds, storm water piping,
ponds, basins improvements and features, sidewalks, private roads, alleys, trees and landscaping.
_____________________
Date

___________________________
Owner
____________________________
Owner

CERTIFICATE OF APPROVAL OF RECORDING
I hereby certify that this plat has been approved for recording by the York County Register of Deeds office.
_____________________
Date

__________________________________________________
City of Rock Hill Planning & Development Director or designee

CERTIFICATE OF APPROVAL OF THE INSTALLATION AND CONSTRUCTION OF STREET, UTILITIES,
AND OTHER REQUIRED IMPROVEMENTS
I hereby certify that streets, utilities, and other required improvements have been installed in an acceptable
manner and according to City specifications and standards in the development entitled
_________________________________, or that a guarantee of the installations of the required improvements
in an amount or manner satisfactory to the City of Rock Hill has been received.
_____________________
Date

___________________________________________________
Engineer, City of Rock Hill Planning & Development Department

CERTIFICATION OF APPROVAL OF COMPLIANCE WITH THE STORMWATER MANAGEMENT AND
SEDIMENT REDUCTION ACT OF 1991, AS AMENDED
I hereby certify that the storm water management and sedimentation control system designed and installed for
_________________________ (development name) addresses required improvements as cited in the City of
Rock Hill Zoning Ordinance and Storm water and Erosion Control Manual; complies with the standards
established and amended by the South Carolina Department of Health and Environmental Control (DHEC)/their
designee; and was approved on ________________(date) by DHEC/their designee.
NDPES# _______________________

SCR# _________________________

By _____________________________
Registered P.E. Number ___________
Date ___________________________
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APPENDIX 2B:
ASSOCIATED DEFINITIONS
Adverse impact
A significant negative impact.
Aggrieved party
A person, with a legally recognized interest (i.e., fee simple ownership) and standing to appeal, that is injuriously
affected by a decision from any decision-making body of the City, including any officer or agent of the City.
Applicant
A person, firm, or governmental agency executing the necessary forms to obtain approval or a permit for a land
disturbing activity.
Authorized agent
A person with express written consent to act upon another’s behalf.
Developer
A person undertaking, or for whose benefit, activities covered by this Ordinance are commenced and/or carried
out. This person may or may not also be an Applicant.
Development
The construction, reconstruction, remodeling, conversion, structural alteration, relocation, enlargement, or
demolition of any structure, portion of a structure, or sign; any change in use in land, building, or structure, or
material change in the appearance of any structure; any increase in the number of dwelling units, businesses,
manufacturing establishment, or offices; any mining, excavation, filling, grading, paving, or land disturbance; and
any act of subdivision of land.
Planning & Development Director (or “Director”)
The person responsible for administering this Ordinance of a designee. The zoning administrator, as designated
by the City Manager.
Register of Deeds
The duly designated Register of Deeds of York County, South Carolina.
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NONCONFORMITIES
Replace the entirety of current ARTICLE 8: NONCONFORMITIES with this
chapter.

10
SECTIONS

10.1 PURPOSE AND INTENT
The purpose of this section is to regulate and limit the continued existence of land,
structures, lots, site features, and signs that were lawfully established before this
Ordinance was adopted or amended that no longer conform to its terms and
requirements.
These regulations are intended to:
•

Permit most of these nonconformities to continue until they are removed
but not to encourage their survival except under the limited
circumstances established in this chapter;

•

Curtail substantial investment in nonconformities; and

•

Preserve the purpose, intent, and integrity of this Ordinance.

10.2 APPLICABILITY
This Chapter applies to all land in the City regardless of zoning district or whether
the property is located in Old Town or not.
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10.1 PURPOSE AND INTENT

P. 1

10.2 APPLICABILITY

P. 1

10.3 GENERAL PROVISIONS

P. 2

10.4 NONCONFORMING USES

P. 2

10.5 NONCONFORMING STRUCTURES

P. 5

10.6 NONCONFORMING LOTS

P. 6

10.7 NONCONFORMING SIGNS

P. 8

10.8 SITE FEATURE NONCONFORMITIES

P. 9

10.3 GENERAL PROVISIONS
10.3.1 AUTHORITY TO CONTINUE
A nonconforming use of land, structure, lot, site feature, or sign may continue subject to the provisions of
this Chapter so long as it remains otherwise legal.
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Changes of tenancy, ownership, or management of an existing nonconformity are permitted, and in such
cases the nonconforming situation will continue to be subject to the requirements of this chapter.
10.3.2 BURDEN OF PROOF
In all cases, the burden of establishing the legality of a nonconformity under the provisions of this
ordinance is the responsibility of the property owner or the operator of the nonconforming use, structure,
lot, sign or site feature.
10.3.3 AUTHORITY TO DETERMINE STATUS
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A.

Planning & Development Director: The Planning & Development Director is authorized to
determine that a property owner or operator has not met the burden of establishing that a nonconformity has been legally established.

B.

Zoning Board of Appeals: The Zoning Board of Appeals is authorized to determine the
correctness of this decision of the Planning & Development Director through the appeals
process set forth in Chapter 2: Administration.

10.3.4 SAFETY REGULATIONS APPLY TO NONCONFORMITIES
All police power regulations enacted to promote public health, safety, and welfare including but not
limited to all building, fire, and health codes apply to nonconformities.
10.3.5 MINOR REPAIRS AND MAINTENANCE ALLOWED
Minor repairs and normal maintenance that are required to keep nonconforming uses, structures, lots,
site features, and signs in safe condition are permitted, provided the minor repair or maintenance does
not create any new nonconformity or increase the degree of the existing nonconformity. For the
purposes of this section, “minor repair or normal maintenance” means:
A.

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

B.

Correction of Damage or Deterioration
Repairs that are necessary to correct any damage or deterioration to the structural soundness or
interior appearance of the structures without altering the structure;

C.

Maintenance of Land for Safety
Maintenance of land areas to protect against health hazards and promote the safety of surrounding
uses; and

D.

Limited Sign Repairs and Maintenance
Repairs and maintenance of nonconforming signs, such as repainting and electrical repairs, where
costs do not exceed 25% of the replacement cost of the sign.

10.4 NONCONFORMING USES
10.4.1 DEFINITIONS
A.

Conforming Use: A use that has been approved at a specified location in accordance with the standards in
Chapter 4: Land Use: Primary Uses for permitted, conditional, and special exception uses.

B.

Nonconforming Use: A nonconforming use is the use of a structure or land that pre-dated the
enactment of the Zoning Ordinance; that was an allowed use in a York County zoning district upon
annexation into the City but is not allowed in the City of Rock Hill zoning district upon annexation;
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or that at one time was an allowed use within a City of Rock Hill zoning district but because of
subsequent amendments to the ordinance is no longer allowed in that zoning district.
A use is not considered non-conforming for the inability to meet use-specific standards listed in
Chapter 4: Land Use: Primary Uses that do not relate to its location. Additionally, the fact that a
conforming use is located on a non-conforming parcel or has other types of nonconformities, such
as nonconforming structures, nonconforming site features, or nonconforming signs associated with it
does not make the use itself non-conforming.
Example 1
A use would be considered a nonconforming use if it cannot meet required separation
distances from other types of uses.
Example 2
A use would be considered a nonconforming use if it is required to be located on a road with a
certain classification but is located on a road with a different classification.
Example 3
If a use-specific standard for a use requires the building to be a certain size, and the building is
smaller, that deficiency does not make the use a nonconforming use. (However, the structure
would be a nonconforming structure.)
Example 4
If a building does not meet a setback requirement, that alone does not make the use a
nonconforming use. (However, the structure would be a nonconforming structure.)
Example 5
If a business has a sign that does not comply with current standards, that does not make the
use nonconforming. (However, the sign would be nonconforming sign.)
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Nonconforming uses are declared generally incompatible with the permitted uses in the district in
which these are located and with the provisions of this Ordinance. Nonconforming uses are subject
to the following standards.
10.4.2 CHANGES TO NONCONFORMING USES
A.

Non-residential Uses:
1.

2.

Prohibited Actions: The following are prohibited actions for nonconforming non-residential uses:
•

The expansion, extension, or relocation of a non-conforming use, in whole or in part, to
any other structure or location on the lot that has not previously been used by the
nonconforming use;

•

The devotion of additional floor area within a structure to the non-conforming use, unless
such floor area was built and designed for such use prior to the date the use became a
nonconforming use;

•

The enlargement or structural alteration of a structure devoted to a nonconforming use;
and

•

The intensification of a nonconforming use, which may include but is not limited to
increasing hours of operation, increasing the number of parking spaces, reducing total
land area through a subdivision, or increasing the seating or occupancy capacity of any
use.

Exceptions: The Zoning Board of Appeals may consider a request for a special exception to
allow any of the above otherwise prohibited actions, and may approve it upon a finding that the
proposed action has no adverse impacts and that the proposed action makes the situation more
conforming or otherwise improved in any respect. If the Board determines that these criteria are
met, it may require conditions that mitigate any impacts of the request or other improvements to
the building or property that are related to the request.
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B. Residential Uses: It is not the intent of this Ordinance to prohibit non-residential uses from
conducting any of the activities that are listed above for nonconforming non-residential uses. For
example, they are explicitly allowed to renovate or structurally alter the interior and/or exterior of
the dwelling unit(s) and to expand into new areas of the site.
10.4.5
A.

WHEN CHANGE OF USE TYPE IS ALLOWED

Commented [YL6]: Propose to allow this.
Commented [YL7]: Propose to add section about change of use

Definition of Change of Use: A change of use exists when one use type in the Table of Primary
Uses in Chapter 4: Land Use: Primary Uses changes to another.
When a change of use requires additional parking, the new parking area must meet all current
standards in the landscaping and parking sections of this ordinance (Chapter 8.7 and 8.8).

B.

Change from Nonconforming Use: A nonconforming use cannot be changed to any other
nonconforming use, unless the Zoning Board of Appeals deems the proposed use to be less
intensive than the existing use after an evaluation of the standards for special exception uses in
Chapter 2: Administration.
A nonconforming use may be changed to a conforming use, which is one that is allowed in the
zoning district assigned to the property.
Once a non-conforming use is changed to a conforming use, a non-conforming use cannot be reestablished on the property except under the limited circumstances explained in the next section.

10.4.6
A.

DISCONTINUANCE OF NONCONFORMING USE
What Constitutes Discontinuance of Nonconforming Use: Except for the exceptions listed
below, if a nonconforming use is discontinued for a continuous period of six months or more, the
nonconforming use cannot be reestablished or resumed. Any subsequent use or occupancy of
such land or structure must comply with all regulations of the zoning district in which the
structure or land is located, including but not limited to all use-specific standards.
For the purposes of administering this provision, discontinuation or abandonment exists when the
legal use of the property ceases as shown by a totality of the circumstances. If the totality of the
circumstances indicates that the legal use of the property has ceased for a continuous period of six
months or more, the property owner or operator of the nonconforming use is presumed to have
abandoned or discontinued the nonconforming use. For example, the mere continuance of
utilities on an otherwise unused property does not constitute a use being in operation during a
specific timeframe. Intent to abandon or discontinue the use is not required.
The fact that a use has existed in violation of zoning or other municipal ordinances, or state or
federal law, does not mean that the use has been legally established. For example, the failure to
obtain proper zoning permits, business licenses, and/or required state licenses is de facto
evidence that the use of the property is not legal.
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B. Circumstances When A Nonconforming Use May Be Reestablished After a Period of
Discontinuance: The following are circumstances when a nonconforming use may be
reestablished after a period of discontinuance:
1.

Fire or Natural Disaster: An involuntary interruption of a nonconforming use, such as
by fire and natural catastrophe, is not considered discontinuance or abandonment
provided that a building permit for such repair or restoration is obtained within 6 months,
and repair or restoration is actually begun within 12 months after the date of such partial
damage or destruction and is diligently pursued to completion.

2.

Nonconforming Extended Hours Restaurants Serving Alcohol: Any extended hours
restaurant serving alcohol lawfully established and existing on May 27, 2013, but not
meeting the required separation from a residential zoning district is permitted a period of
12 months (instead of the ordinary 6 months for other types of uses) during which it may
be re-established after discontinuance or abandonment.

3.

Certain Nonconforming Uses in Residential Districts: A nonconforming use in an
established residential district may be permitted to be reestablished by a special exception
under the following criteria. The ordinary standards for special exception uses in Chapter
2: Administration do not apply.
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•

10.4.7

The proposed use is permitted by right, conditional use, or special exception in
the Neighborhood Office (NO) or Neighborhood Commercial (NC) zoning district,
and the proposed use is no more intense than the historical use of the property.

•

The existing structure is specialized to nonconforming use such that conversion
to the conforming use would not be economically feasible. Historical
nonconforming uses in converted residential structures would generally not be
seen as meeting this standard.

•

No functional expansion of the use is permitted. Modifications for code
compliance and aesthetic enhancement are permitted.

•

There is a demonstrated history of compatibility with the surrounding
neighborhood including, but not limited to, a lack of documented complaints, calls
for police service, or other operational concerns such as traffic, parking, or other
similar impacts.

•

Reestablishment of use may be permitted for a trial period to determine if
impacts are mitigated to the extent anticipated.

Commented [YL10]: Propose to add
Commented [YL11]: Propose to add.

NONCONFORMING MOBILE HOME PARKS

A.

General: All mobile home parks that had an active zoning compliance and/or business license for a
mobile home park on September 10, 2017, but that became a nonconforming use on September
11, 2017, due to a change in the zoning district of the property are subject to the provisions of this
Chapter, with differences as stated below.

B.

Prohibited Actions: These mobile home parks cannot add mobile/manufactured homes to the
park beyond those that were in use on September 10, 2017, nor can they add more land to the
mobile home park area than that which existed on that date.

C.

Allowed Actions: Mobile home parks are allowed to move manufactured homes into and out of
the park according to the following. This is regardless of whether the manufactured homes are
owned by a single property owner/company that rents them out or whether different individuals own
the homes. The location of the homes within the park can change as well because the entire site is
considered nonconforming, not just some areas of the land.

D.

Standards: All manufactured homes that are moved into a mobile home park after September 11,
2017, must meet the following standards:
1.

They must have a roof pitch on the main roof of not less than one foot of rise for each four
feet of horizontal run, and a roof overhand of at least six inches on all sides.

2.

They must be less than 30 years old.

3.

At least 4,000 square foot of space for each dwelling unit (counting building, parking, and
yard areas) must be provided.

4.

They must be set back at least 20 feet from the property boundary of the park, including
any street abutting the park.

5.

They must be set back from any other dwelling unit, park driveway, or common building
(e.g., laundry facilities) at least 15 feet.

6.

They must provide at least two parking spaces for each dwelling unit space, located within
or adjacent to the dwelling unit space served. Parking may occur on one side of the park
driveway when the pavement width is at least 32 feet, and on both sides of the park
driveway when the pavement width is at least 40 feet.

10.5 NONCONFORMING STRUCTURES
10.5.1

DEFINITION

A nonconforming structure is a principal or accessory structure, or portion thereof, that does not comply
with the dimensional standards in Chapter 6: Community Design Standards due to being constructed
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prior to the enactment of the Zoning Ordinance; prior to annexation into the City of Rock Hill; or prior to
subsequent ordinance amendments such that it no longer conforms to the density, intensity, or
dimensional standards of its assigned zoning district.
10.5.2

EXPANSIONS PROHIBITED

A nonconforming structure cannot be enlarged or expanded in a way that increases the degree of
nonconformity.

Example 1
For example, a structure that has a five-foot side yard setback where the Ordinance requires a 10foot side yard setback cannot be enlarged so as to further encroach into the side yard setback
such as by extending the building an additional two feet towards the setback line.

Commented [YL13]: Propose to add this explanation.

Example 2
This also means that a structure with a five-foot side yard setback where the Ordinance requires a
10-foot side yard setback cannot be expanded further along that plane of the structure, such that a
larger portion of building area is now nonconforming.
10.5.3

Commented [YL14]: Propose to add this explanation.

RELOCATION PROHIBITED

A nonconforming structure cannot be moved, in whole or in part, to another location on or off the parcel
of land on which it is located, unless upon relocation it conforms to the requirements of this Ordinance.
10.5.4

WHEN STRUCTURAL ALTERATIONS ARE ALLOWED

Commented [YL15]: Propose to add

Structural alterations are allowed in the following situations:
A.

When necessary to restore the structure to a safe condition upon order of the building official.

B. When the alteration will eliminate or decrease the nonconformity.
C. When the alteration will not create any new nonconformity or increase the degree of any existing
nonconformity.
Example 1
For example, if a structure is nonconforming in terms of the required front setback (i.e.,
does not meet the required minimum), the structure may add a rear addition if it meets all
other district regulations.
10.5.5
A.

WHEN RECONSTRUCTION AFTER DAMAGE IS ALLOWED
Destruction or Damage Greater than 75% of Value: In the event the nonconforming portion of a
structure is damaged or destroyed, by any means, to the extent of more than 75% of its structural
replacement cost at the time of damage or destruction, it can only be restored in a manner that
conforms to the provisions of this Ordinance. Structural replacement cost means the cost of
replacing the structure the day prior to its destruction, based on a market appraisal performed by a
certified appraiser at the landowner’s expense.
For multi-family uses, all new construction must meet the standards of the Zoning Ordinance in
place at the time of damage or destruction only if 75% of the entire complex is damaged or
destroyed. Additionally, the Zoning Board of Appeals may consider variance requests for the
standards allowed as described in the variance section of Chapter 2: Administration.

B.

75% or Less of Value: In the event a nonconforming structure is damaged or destroyed, by any
means, to an extent of 75% or less or its structural replacement cost at the time of damage or
destruction, it may be rebuilt to its previous form if a building permit for such repair or restoration is
obtained within six months, and repair or restoration is actually begun within 12 months after the
date of such partial damage or destruction and is diligently pursued to completion. Structural
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replacement cost means the cost of replacing the structure the day prior to its destruction, based
on a market appraisal performed by a certified appraiser at the landowner’s expense.

10.6 NONCONFORMING LOTS
10.6.1 DEFINITION
A nonconforming lot is a recorded parcel of land that does not comply with the dimensional standards in
Chapter 6: Community Design Standards due to it being platted prior to the enactment of the Zoning
Ordinance; prior to annexation into the City of Rock Hill; or prior to subsequent ordinance amendments such
that it no longer conforms to the dimensional standards of its assigned zoning district.
10.6.2 NONCONFORMING LOTS FOR SINGLE-FAMILY RESIDENTIAL USES
A.

Commented [YL17]: Propose to simplify and clarify this section

When a Residential Structure Can Be Built On a Nonconforming Lot: Notwithstanding
limitations imposed by other provisions of this Ordinance, a single-family dwelling and customary
accessory structures may be developed on a nonconforming lot according to the following.
1.

The zoning district of the lot must be a residential zoning district, Neighborhood Commercial
(NC), Neighborhood Office (NO), Office and Institutional (OI), or MUC (Mixed Use Corridor);
and

2.

The predominant development pattern in the area is not the use of multiple lots for the
construction of one residence, resulting in conforming widths if the lot widths are added
together; and

3.

One of the following must be true:
•

The lot is not owned by the same person who owns one or more immediately
adjacent lots along the same side of a public road; or

•

The lot is owned by the same person who owns one or more immediately
adjacent lots along the same side of a public road, but is at least 50 feet in width
and 5,000 square feet in area.

Commented [YL18]: Propose to add
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Development of a nonconforming lot must meet all applicable dimensional regulations of the
district in which it is located with the exception of any dimensional requirement that renders it
nonconforming.
B.

Changes to Make Lots More Conforming Are Allowed: Nonconforming lots may be made less
non-conforming, for example by adding more land to them, without prejudice to the rights of the
owner of such lots pursuant to the provisions of this section.

Commented [YL20]: Propose to add

C.

When Lots are Considered Merged: If two or more nonconforming lots are owned by the same
person, they are considered merged, unless it would result in the having more than one principal
building on one lot. These lots cannot be used or sold in such a way that does not comply with
the lot area standards in Chapter 6: Community Design Standards, nor can they be subdivided
such that any of the lots fails to comply with the lot area standards.

Commented [YL21]: Propose to clarify and simplify this

10.6.3 NONCONFORMING LOTS FOR NON-RESIDENTAL USES
A.

When a Non-Residential Use Can Be Developed on a Nonconforming Lot: Notwithstanding
limitations imposed by other provisions of this Ordinance, the Zoning Board of Appeals may
consider a request for a special exception to develop a permitted or conditional use on any single
nonconforming lot in a business zoning district. This is allowed even though the nonconforming lot
may fail to comply with the standards for lot area that are applicable in the business district.
In considering the application for the special exception, the Zoning Board of Appeals (ZBA) must
evaluate the use based on the standards in the special exception section in Chapter 2:
Administration, with special emphasis on whether the design and location of the proposed use are
compatible with surrounding uses.
Development of the permitted use on the nonconforming lot must comply with the other standards
in Chapter 6: Community Design Standards to the maximum extent practicable.
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B.

Changes to Make Lots More Conforming Are Allowed: Nonconforming lots may be made less
non-conforming, for example by adding more land to them, without prejudice to the rights of the
owner of such lots pursuant to the provisions of this section.

10.7 NONCONFORMING SIGNS
10.7.1 DEFINITION
A nonconforming sign is a sign or sign structure that does not comply with the signage standards in
Chapter 8: Development Standards because it was constructed prior to the enactment of the Zoning
Ordinance; prior to annexation into the City of Rock Hill; or prior to subsequent ordinance amendments such
that it no longer conforms to the City’s signage standards.
A note about billboards: All billboards and associated support structures located in the City are considered
nonconforming structures and are subject to the provisions of this Chapter to the extent allowed by federal
and state law. Billboard is defined as an advertising sign that exceeds the maximum height and/or sign
message area limitations of this Ordinance and directs the attention of the public to a commodity, product,
service, activity, or any other person, place, or thing that is not located, found, or sold on the premises upon
which the sign is located.

Commented [YL23]: Propose to simplify from current wording,
and to remove provisions related to amortization that have ended.

10.7.2 WHEN NONCONFORMING SIGNS MAY CONTINUE
A.

Continue in Operation and Maintenance: Nonconforming signs may continue in operation and
maintenance, provided that they are not:
•

Changed or replaced with another nonconforming sign (this provision does not prohibit a
change in copy or graphics on the sign face of the sign);

•

Structurally altered so as to extend useful life;

•

Expanded;

•

Relocated, except in compliance with this Chapter; or

•

Re-established after damage or destruction of more than 50% of the replacement value at
the time of such damage or destruction. Any damage to a nonconforming sign that is not
repaired constitutes damage or destruction for purposes of this subsection. Damages are
cumulative.

This section does not prevent the repair or restoration to a safe condition of any part of a
nonconforming sign or sign structure, or normal maintenance operations performed on a
nonconforming sign or sign structure.
B.

When Nonconforming Signs Must be Removed: When any of the following occurs, all elements
of the nonconforming sign must be removed within 60 days:
•

The use has ceased operating at the location.

•

The structure that is being advertised has been demolished.

•

The sign has been abandoned.

•

The sign has fallen into a state of disrepair such that the repairs or renovations exceed 50%
of the replacement value.

Note that these requirements exist regardless whether the use of the property itself is a conforming
or a nonconforming use.
Exception: The Board of Historic Review may approve signs that are located in a historic overlay
district and determined by the Board of Historic Review to have historic value to remain when they
otherwise would be required to be removed based on the above.
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C.

Removal Not Required for Conforming Signs: Conforming permanent on-premises freestanding
signage support structures and cabinets may be retained even when no use exists on the site, but
if the sign is not used for 60 days or more, blank panels must be installed to conceal the internal
components of the sign.

10.7.2 SIGNS MADE NONCONFORMING DUE TO CONDEMNATION
When a sign is located on land condemned for road right-of-way acquisition, the following standards apply:
A.

Not Located In or Overhang Right-of-Way: Any sign not located in or which does not overhang
into the land acquired for right-of-way may remain in place.

B.

Comply with State Standards: Any sign relocated off the new right-of-way for a state or federal
highway must, at a minimum, comply with state standards for such relocation.

C.

Relocated Off Right-of-Way for City Street: Any sign relocated off the right-of-way acquired for a
City street or for other purposes must comply, to the maximum extent practicable, with the setbacks
for signs established in this Ordinance.

10.7.3

AMORTIZATION OF NONCONFORMING SIGNS ON ANNEXED PROPERTY

All nonconforming signs installed on property prior to annexation into the City of Rock Hill that are located on
Saluda Street or Cherry Road must be brought into compliance with the standards of this Ordinance within
four years of the date of annexation.
10.7.4 CORRECTIONS TO NONCONFORMING SIGNS REQUIRED WHEN REMODELING OR
EXPANDING
If either of the following situations exists, all associated signs must be brought up to 100% compliance with
the signage standards of this Ordinance:
A.

Remodeling in any continuous 12-month period that costs more than 25% of the current assessed
value of the structure.

B.

Any expansion of more than 50% of the structure’s gross square footage during any continuous 5year period.

10.8 SITE FEATURE NONCONFORMITIES
Remodeling or expansions of a structure of a certain scope require nonconforming elements of the site to be
brought up to current standards.
10.8.1 SITE FEATURE CORRECTIONS REQUIRED WHEN REMODELING

Commented [YL25]: This provision was added a few years ago.
Because the City’s old sign amortization program only required the
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the intent was for this provision to only apply to those two corridors
as well. At this time, we do not propose extending this to other
corridors of the City.
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may never come up to the City’s standards.
Commented [YL28]: Propose to simplify and restructure, and to
add lighting as an element of improvement.

When a building is remodeled, certain improvements to the site are required according to the following.
For purposes of determining when a correction is required, the cost of the remodeling is that shown on the
approved building permit application; however, required repairs to meet International Building Code
standards do not count towards the cost of remodeling. Assessed value will be based upon York County
Property Appraiser information.
A.

≤25% of Structure Value: Remodeling in any continuous 12-month period that costs 25% or less
of assessed value of the structure does not require any correction to nonconforming elements of
the site.

B.

25% to 75% of Structure Value:
1.

Required Improvements: Remodeling in any continuous 12-month period that costs more
than 25% but less than 75% of the current assessed value of the structure requires that a
corresponding percentage of the following elements be installed or upgraded on the site:
•

Landscaping (Chapter 8.7)
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•

Parking (Chapter 8.8)

•

Lighting (Chapter 8.9)

This also requires complete compliance with the standards of the Signage section (Chapter 8.10).
Lands that are physically constrained (due to limited size, topography, or other environmental
considerations) from complying with these provisions must comply to the maximum extent practicable
as determined by the Planning & Development Director.
2.

3.

Priority of Improvements: Improvements must be made using the following priority system:
•

First, improvements that would improve impacts to off-site properties (such as storm
water drainage problems);

•

Second, improvements that would enhance the appearance from the public view,
such as from adjacent roadways; and

•

Last, improvements that would enhance the site otherwise. This may include paving
some or all areas of an existing parking lot.

Examples
Example 1
For example, if a site has 20 of 30 required parking spaces (66%) of the required parking) and
the cost of the remodeling is 30% of the value of the building, then 30% of the total amount of
required off-street parking must be provided, or 9 spaces, bringing the parking to 96% of the
total amount of off-street parking required under this Ordinance.

Example 2
Deficient

Remodeled 30% of
structural value

New plantings

Additional 9 spaces
(30% of deficient parking)

C.

>75% of Structure Value: Remodeling projects that cost 75% or more of the current
assessed value of the structure require 100% compliance with the following standards:
•

Landscaping (Chapter 8.7)

•

Parking (Chapter 8.8)

•

Lighting (Chapter 8.9)

•

Signage (Chapter 8.10)
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Lands that are physically constrained (due to limited size, topography, or other
environmental considerations) from complying with these provisions must comply to the
maximum extent practicable as determined by the Planning & Development Director.
SUMMARY OF REQUIRED CORRECTIONS WHEN REMODELING
Cost as percentage of assessed value of existing
structure in any continuous 12-month period

Required corrections

≤25%

None

26%-75%

Corresponding percentage of improvements according to the standards in these sections of this Ordinance:
•
Landscaping (Chapter 8.7)
•

Parking (Chapter 8.8)

•

Lighting (Chapter 8.9)

Commented [YL34]: Propose to modify table for clarity. Also
propose to add lighting as an element that could be improved.

Complete compliance with the standards in this section of this Ordinance:
•
>75%

Signage (Chapter 8.10)

Complete compliance with the standards in these sections of this Ordinance:
•
Landscaping (Chapter 8.7)

10.8.2

•
•

Parking (Chapter 8.8)
Lighting (Chapter 8.9)

•

Signage (Chapter 8.10)

SITE FEATURE CORRECTIONS REQUIRED WHEN EXPANDING

Commented [YL35]: Propose to simplify and restructure, and to
add lighting as an element of improvement.

When a building is expanded on a nonconforming site, certain improvements to the site are required
according to the following.
For purposes of determining when a correction is required, the cost of the expansion is that shown on the
approved building permit application. Assessed value is based upon York County Property Appraiser
information.
A.

Expansion of ≤50% of Gross Square Footage Over 5 Years:
1.

Required Improvements: Expansions in any continuous 5-year period that result in 50%
or less increase in the gross square footage of the existing structure (measured at the
beginning of the 5-year period) require that a corresponding percentage of the following
elements be installed or upgraded on the site:
•

Landscaping (Chapter 8.7)

•

Parking (Chapter 8.8)

•

Lighting (Chapter 8.9)

Lands that are physically constrained (due to limited size, topography, or other
environmental considerations) from complying with these provisions must comply to the
maximum extent practicable as determined by the Planning & Development Director.
2.

Priority of Improvements: Improvements must be made using the following priority
system:
•

First, improvements that would improve impacts to off-site properties (such
as storm water drainage problems);

•

Second, improvements that would enhance the appearance from the public
view, such as from adjacent roadways; and

•

Last, improvements that would enhance the site otherwise. This may include
paving some or all areas of an existing parking lot.
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3.

Examples
Example 1
As an example, if the addition is 25% of the area of the existing structure and the
site contains 50% of the required landscaping, 25% of the required landscaping for
the entire site must be provided, thereby bringing the landscaping on the site to
75% of the total required.
Existing landscaping on the site must be retained or replaced but will not count
toward the required percentage of new landscaping.
Example 2

deficit from original structure

of overall landscaping deficit

B.

Expansion of >50% of Gross Square Footage Over 5 Years: Expansions over any
continuous 5-year period that result in a greater-than-50% increase of the gross square
footage of the existing structure (measured at the beginning of the 5-year period) require the
entire property to meet 100% of the standards of the following sections:
•

Landscaping (Chapter 8.7)

•

Parking (Chapter 8.8)

•

Lighting (Chapter 8.9)

•

Signage (Chapter 8.10)

Lands that are physically constrained (due to limited size, topography, or other environmental
considerations) from complying with these provisions must comply to the maximum extent
practicable as determined by the Planning & Development Director.
C.

Addition of Outdoor Storage Area Only: When only outdoor operations/storage/display
areas are being added or increased on a site, that action requires a corresponding increase in
the perimeter buffers and screening subsections of the landscaping standards of Chapter 8.7,
with priority given to screening the impacts of outdoor operations.
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SUMMARY OF REQUIRED CORRECTIONS WHEN EXPANDING
Percentage increase in gross square footage in any
continuous 5-year period

Required corrections

≤50%

Corresponding percentage of improvements according to the standards in these sections of this Ordinance:

>50%

Outdoor Operations, Storage, or
Display

•
•

Landscaping (Chapter 8.7)
Parking (Chapter 8.8)

•

Lighting (Chapter 8.9)

Complete compliance with the standards in this section of this Ordinance:
•
Landscaping (Chapter 8.7)
•

Parking (Chapter 8.8)

•
•

Lighting (Chapter 8.9)
Signage (Chapter 8.10)

Corresponding percentage of improvements in the perimeter buffers and screening
subsection sections of the landscaping standards in Chapter 8.7.
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ENFORCEMENT

11

Replace the entirety of current ARTICLE 9: ENFORCEMENT with this
chapter.

SECTIONS
11.1 PURPOSE

P. 1

11.2 VIOLATIONS

P. 2

11.3 ENFORCEMENT GENERALLY

P. 3

11.4 REMEDIES AND PENALTIES AVAILABLE
TO CITY

P. 4

11.5 PRIVATE CIVIL RELIEF

P. 6

11.1 PURPOSE
This article establishes procedures through which the City seeks to ensure compliance with the provisions of this
Ordinance and obtain corrections for Ordinance violations. It also sets forth the remedies and penalties that apply to
violations of this Ordinance. The provisions of this article are intended to encourage the voluntary correction of
violations, where possible.

11.2 VIOLATIONS

1

Full compliance with the provisions of this ordinance and all other applicable City, state, and federal regulations is
required before any land can be used or any structure can be used, located, erected, moved, reconstructed,
extended, converted, demolished or structurally altered.
11.2.1 GENERAL
A.

Failure to Comply with Ordinance or Term or Condition of Approval Constitutes Ordinance Violation:
Any failure to comply with a standard, requirement, prohibition, or limitation imposed by this Ordinance, or the
terms or conditions of any permit or other permit approval or authorization granted in accordance with this
Ordinance shall constitute a violation of this Ordinance punishable as provided in this article.

B.

Permits or Permit Approvals Only Authorize Development Approved: Permits or permit approvals issued
on the basis of applications approved by the City Council, Planning Commission, Zoning Board of Appeals
(ZBA), Board of Historic Review (BHR), Planning & Development Director, or other officials authorize only the
use, arrangement, location, design, density or intensity, and development set forth in such permits or permit
approvals, and no other use, arrangement, location, design, density or intensity, and development.

C.

Violations Run with the Land: Violations of this Ordinance shall run with the land where the violation occurred,
and shall not be voided by sale or transfer.

11.2.2 SPECIFIC VIOLATIONS
It is a violation of this Ordinance to do any of the following:
A.

Develop land or a structure without first obtaining the appropriate permit or permit approval.

B.

Occupy or use land or a structure without first obtaining the appropriate permit or permit approval.

C.

Develop land or a structure without complying with the terms or conditions of the permit or permit approval
required to engage in development.

D.

Occupy or use land or a structure in violation of the terms or conditions of the permit approval.

E.

Subdivide land without first obtaining the appropriate permit or permit approvals required to engage in
subdivision.

F.

Subdivide land without complying with the terms or conditions of the permit or permit approval required to
engage in subdivision.

G. Excavate, grade, cut, clear, or undertake any land-disturbing activity without first obtaining all appropriate
permits and permit approvals, and complying with those terms and conditions.
H.

Remove existing trees from a site or parcel of land without first obtaining appropriate permits and permit
approvals, and complying with those terms and conditions.

I.

Install, create, erect, alter, or maintain any sign without first obtaining appropriate permits and permit approvals,
and complying with those terms and conditions.

J.

Fail to remove any sign installed, created, erected, or maintained in violation of this Ordinance, or for which the
permit has lapsed.

K.

Create, expand, replace, or change any nonconformity, except in compliance with this Ordinance.

L.

Reduce or diminish the requirements for development, design, or dimensional standards below the minimum
required by this Ordinance.

M. Increase the intensity or density of development, except in accordance with the standards of this Ordinance.
N.

Through any act or omission, fail to comply with any other provisions, procedures or standards, as required by
this Ordinance.
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11.3 ENFORCEMENT GENERALLY
11.3.1 COMPLIANCE REQUIRED
Compliance with all the procedures, standards, and other provisions of this Ordinance is required by all persons owning,
developing, managing, using, or occupying land or structures in the City.
11.3.2

RESPONSIBLE PERSONS

Any person who violates this Ordinance is subject to the remedies and penalties set forth in this article. The word
“person” includes any individual, corporation, business trust, partnership, government agency or official, two or more
persons having a joint interest, or any other legal entity. Persons subject to the remedies and penalties established for
violating this Ordinance include any person who participates in, assists, directs, creates, causes, or maintains a condition
that results in or constitutes a violation of this Ordinance; or an owner, any tenant or occupant, or any other person who
has control over, or responsibility for, the use or development of the land on which the violation occurs.
11.3.3

RESPONSIBILITY FOR ENFORCEMENT

The Planning & Development Director is responsible for enforcing the provisions of this Ordinance.
11.3.5

COMPLAINTS REGARDING VIOLATIONS

Whenever a violation of this Ordinance occurs, or is alleged to have occurred, any person may file a complaint with the
Planning & Development Director. The Planning & Development Director will promptly investigate the complaint, and if a
violation of this Ordinance is found, will take enforcement action as necessary according to the below.
11.3.6 INSPECTIONS TO ENSURE COMPLIANCE
Upon presentation of proper credentials, the Planning & Development Director may enter upon land or inspect any
structure to ensure compliance with the provisions of this Ordinance. These inspections must be carried out during
normal business hours unless the Planning & Development Director determines there is a need to inspect at another
time.
11.3.7

NOTICE OF VIOLATIONS

Unless exempted below, the Planning & Development Director must notify, in writing, the party responsible for violating
this Ordinance, as well as the property owner, if different. The responsible party may include the business owner or
manager, a residential or commercial tenant of land, the person listed on the application that was approved, the
contractor or other person undertaking the activity, or any other person who is believed in good faith to be responsible for
the violation.
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This notice must include the nature of the violation, the necessary action that must be taken to correct the violation, and
the deadline for correction.
Notice must be made through at least one of the following ways:
1.

Personal service (hand delivery of a written notice);

2.

By certified mail; or

3.

Through posting of the notice in a prominent location at the place of violation.

No land use, development, or construction can proceed after the revocation notice has been served.
Commented [YL4]: Propose to clarify that this is for all
sections below.

11.3.8 EACH DAY IS A SEPARATE OFFENSE
For all remedies and penalties listed below, each day of the violation is considered a separate offense.

11.3.9

PENALTIES CUMULATIVE

3

The penalties provided for violations of this Ordinance, whether civil or criminal, are cumulative and in addition to any
other remedy provided by law, and may be exercised in any order.

11.4 REMEDIES AND PENALTIES AVAILABLE TO THE CITY
Following the identification of a violation of this Ordinance, the City may use any combination of the following
enforcement actions, remedies, and penalties in any particular order to correct, stop, abate, or enjoin a violation of this
Ordinance.
11.4.1

CITATION

Preceding the Notice of Violation as described above, the Planning & Development Director may, at his/her discretion,
issue a correction notice to the responsible party and/or property owner that explains the violation, how to correct it, and
by what date the violation must be corrected in order to avoid further code enforcement action.

Commented [YL5]: Propose to clarify using current
processes

If the violation is not corrected within the specified time, the Planning & Development Director may issue a Notice of
Violation according to the above provisions. If the violation is still not corrected within the specified time, the Planning &
Development Director may issue a citation of the Zoning Ordinance and a summons to municipal court to the responsible
party and/or property owner. Additionally, if the violation is a repeated issue that has been before the court before, the
Planning & Development Director may move directly to the issuance of another citation and court summons without
providing an additional Notice of Violation.
If the court finds the responsible party guilty of the misdemeanor of violating this Ordinance, the maximum penalty may
consist of a $500 fine per day, plus court costs, and/or imprisonment for 30 days. Each day of the violation constitutes a
separate offense.
11.4.2

STOP WORK ORDER

The Planning & Development Director or City Attorney may issue and serve upon a person violating this Ordinance a
stop order requiring that the person stop all actions in violation of this Ordinance, including illegal occupation of a building
or structure, illegal work being done, or any other action in violation of this Ordinance. The Stop Work Order will serve as
the Notice of Violation.
11.4.3

PERMIT REVOCATION

Any type of permit, approval, or other form of authorization required under this Ordinance may be revoked if the Planning
& Development Director determines that:
1.

There is a failure to comply with the approved permit, permit approval, plans, specifications, or terms or
conditions required under the permit or permit approval;

2.

The permit or permit approval was procured by false representation; or

3.

The permit or permit approval was issued in error.

This specifically includes all types of permit, approval, or other form of authorization listed in Chapter 2: Administration,
but also any other type of permit, approval, or other form of authorization that is not listed there.
The permit revocation notice will serve as the Notice of Violation.
11.4.4

REFUSAL TO ISSUE PERMITS

The Planning & Development Director may refrain from issuing any further permits to any person having outstanding
violations or on any site having outstanding violations until those violations have been remedied.
11.4.5

REFUSAL TO PERFORM OTHER TYPES OF INSPECTIONS

The City may refuse to perform inspections on other types of work related to the project, such as all types of building
permit inspections.

11.4.6

REFUSAL TO ISSUE CERTIFICATE OF OCCUPANCY
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When any violation occurs, the City may refuse to issue a certificate of occupancy until the violation is corrected.
11.4.7

ORDER TO REMOVE OR DEMOLISH ILLEGAL STRUCTURES

Commented [YL7]: These three are currently in the storm
water section. Propose to be able to apply them to other
types of violations if needed.

The Planning & Development Director may order the removal of illegal buildings or structures, including additions,
alterations, or structural changes thereto that have been made in violation of this Ordinance.
11.4.8

CIVIL REMEDIES

In addition to all other remedies and penalties outlined in this article, the Planning & Development Director or City
Attorney may institute an action or proceeding for injunction or mandamus or other appropriate action or proceeding to
prevent, abate, or correct a violation of this Ordinance, or to prevent the occupancy of a structure or land that is in
violation of this Ordinance. Each day a person violates this Ordinance shall be considered a separate offense.
11.4.9 ADDITIONAL REMEDIES AVAILABLE FOR SIGN VIOLATIONS
A.

Impoundment: In addition to the remedies and penalties listed above, signs that are in violation of the
provisions of this Ordinance are subject to impoundment according to the following.

Commented [YL8]: Propose to remove section that talks
about posting a sticker on a sign because we do not do that.

If the sign is located in the right-of-way, the Planning & Development Director does not have to give notice of the
impoundment. If the sign is located on private property, the Planning & Development Director must give notice
of the impoundment, stating that the sign has been impounded, the reason for the impoundment, and the
process for claiming the sign.
An impounded sign must be held for 10 calendar days, during which time the sign owner may recover the sign.
If the sign is not claimed within the 10-day period, the Planning & Development Director may dispose of the sign
without compensation to the sign owner.
B.

Fines: A fine of may be levied for repeat offenders of the signage section of this Ordinance according to the
following table.
VIOLATION

FINE AMOUNT (PER DAY OF VIOLATION)

Second offense within the same calendar year

$25

Third offense within the same calendar year

$50

Fourth offense within the same calendar year

$100

Fifth or subsequent offense within the same calendar year

$250

These fines may be levied without a Notice of Violation or a citation and summons to municipal court.
C.

Refusal to Issue Permits: Specifically included in the City’s ability to refuse to issue permits section above as it
relates to violations of the signage provisions of this Ordinance, is that the City can refuse to issue approval for
permits related to a temporary use or structure when the business or organization’s owner, manager, or
employees have been found to have violated the signage regulations of Chapter 8: Development Standards.

11.4.10 ADDITIONAL REMEDIES FOR STORM WATER MANAGEMENT OR SEDIMENT CONTROL VIOLATIONS
In cases where storm water management and sediment control activities are not properly permitted and completed in
accordance with the standards in this Ordinance, the following remedies are available to the City in addition to the
general remedies available for all types of violations.
A.

Fines: A fine may be levied in accordance with the following table. These fines are cumulative; if multiple
violations occur, the fine for each will be added together.
MAXIMUM
FINE AMOUNT (PER DAY OF VIOLATION)

VIOLATION
Failure to submit “as-built” plan

$100

Failure to record deed of easements

$100

Failure to follow approved Stormwater Management and Sediment
Control Plan or the notes on a it

$250

Failure to comply with Notice of Violation

$250

Failure to protect off-site areas from sedimentation or other storm
water-related damages
Failure to comply with a stop work order

$250
$1,000
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mimics the one approved last year for litter/debris and
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offense here is putting temporary signs up in the right-ofway, on utility poles, etc. While we remove as many of these
signs as possible every week, some companies seem to view
the loss of these signs as a cost of doing business that is
worth it. Adding an increasing fine might help stop the
practice more quickly.
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B.

Restitution: In addition to imposing a fine under this Ordinance, the City is entitled to restitution from the
violating party for all costs incurred by the City in abating violations. Representatives of the City have the right
to enter the property upon which the violation is occurring or is about to occur and abate any such violation by
appropriate action.

11.4.11 ADDITIONAL REMEDIES FOR TREE CLEARING VIOLATIONS
In cases where tree clearing has occurred in clear violation of the standards of this Ordinance, the following remedies are
available to the City in addition to the general remedies available for all types of violations:
A.

Outside of Riparian and Land-use Buffer Areas: For clearing outside of riparian or land-use buffer areas, the
following remedies will apply:
1.

A fine of $2,000 per acre. This fine will go into the City’s designated tree fund, which will go towards
planting trees in any area of the City.

2.

Delay in Subsequent Approvals: The City will not review or approve development permit applications for
the site for a period of three years from the date that the violation is discovered, and all proposals must be
reviewed by the Planning Commission. City Council may waive this delay if it finds that extenuating
circumstances exist that warrant the waiver.

If documented heritage trees were removed, upon development of the property, the City may require additional
or larger trees to be planted than what is required under the standards of Chapter 8: Development Standards to
replace what was removed. Documentation may be shown through aerial photographs, photographs of the site
from mapping databases and websites, existing tree surveys of the land, or otherwise.
B.

Inside of Riparian and Land-Use Buffer Areas: If the clearing has taken place in a riparian or land-use buffer
area, replanting is required within 30 days from the date that the violation is discovered. A replanting plan must
be provided that re-establishes the removed trees on an inch-per-inch basis. Canopy trees must be at least
three inches in caliper at the time of planting, while shrubs and understory trees must be mature specimens in
order to mitigate the clearing activity as fully as possible.
If clearing has taken place on a site with an approved grading plan past the limits of disturbance as shown on
the approved plan, the same remedy applies. (Land-use buffers may be disturbed and replanted according to
approved plans.)

In all areas, if stumps are removed and/or land disturbance has occurred as well, the additional remedies in the above
section regarding violations of storm water management and erosion control apply as well.
11.4.12 ADDITIONAL REMEDIES AVAILABLE FOR PROPERTIES LOCATED WITHIN THE HISTORIC OVERLAY
DISTRICT
The Planning & Development Director has the right to require the restoration of the property to the original condition if
violations respect modifications made to a building or property that is located within the Historic Overlay District.

11.5

PRIVATE CIVIL RELIEF

In case a structure or land is or is proposed to be developed or used in violation of this Ordinance, an adjacent or
neighboring landowner or tenant who would be specially damaged by the violation may, in addition to other remedies,
institute injunction, mandamus, or other appropriate action or proceeding to prevent the unlawful development or use, or
to correct or abate the violation, or to prevent the occupancy of the structure or use of the land.
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Commented [YL11]: Propose to change this content from
current content, which says
(1) Replanting Required
(a) Except for riparian buffer areas as established in Section
6-500(A), Riparian Buffers, the site shall be replanted within
sixty (60) days from the date of the violation at the rate of
eighty (80) trees an acre for each acre disturbed, or by inchfor-inch replacement, in accordance with a tree planting plan
approved by the Planning and Development Director. Trees
shall be at least three (3) inches in caliper at the time of
planting. The Planning and Development Director may
consider allowing deferral if conditions are not considered
suitable for the long-term health of the plantings.
(b) Riparian buffers specified in Section 6-500(A), Riparian
Buffers, shall be replanted within thirty (30) days from the
date of violation at the rate of eighty (80) trees an acre for
each acre disturbed, or by inch-for-inch replacement, in
accordance with a tree planting plan approved by the
Planning and Development Director. Trees shall be at least
three (3) inches in caliper at the time of planting.
(2) Delay in Subsequent Approvals
The City shall not review or approve development permit
applications for the site for a period of three (3) years from
the date of the violation, and all proposals shall be reviewed
by the Planning Commission.
(3) Landscaping Requirements Doubled
If the site is undeveloped or only partially developed, the
widths and planting rates for all required landscaping
associated with subsequent development shall be one
hundred fifty percent (150%) of the minimum requirement in
place at the time of the violation.
Commented [YL12]: This is in the Historic Design
Guidelines. Propose to include it here as well.

Make the amendments shown in red on all pages to the listed sections of the Zoning
Ordinance, except for 8.10 Signage Standards and 4.3.3.3.16 Utilities. In the 8.10
Signage Standards section and the 4.3.3.3.16 Utilities section, replace the existing
content with the content here.
Additionally,
• Make all references to “storm water” in the Zoning Ordinance one word.
• When the word “Code” or “ordinance” is used to refer to the Zoning Ordinance,
change it to “this Ordinance.”
• When the words “landscaping plan” are used, change them to “landscape plan.”
• Update any remaining chapter and section numbers throughout the Zoning
Ordinance to reflect the amendments made in 2017 and 2018.
• Update any page numbers on the title pages throughout Zoning Ordinance that
need modifications due to the amendments proposed below.
• Delete Article 10: Definitions and Rules of Interpretation.
****************************************************************************************************

In CHAPTER 3: ZONING DISTRICTS
3.6 AIRPORT OVERLAY DISTRICT (AOD)
3.6.7 SOUTH CAROLINA AERONAUTICS COMMISSION
State law requires that the City notify the South Carolina Aeronautics Commission about specific types of applications
involving land use around the airport that may or may not be located in the City’s Airport Overlay District. When such
notification is required, the City will follow the regular procedures and timelines set forth in Chapter 2: Administration and
will administer the regular standards of this Ordinance in its other Chapters to the greatest extent allowed by state law.

3.7 OLD TOWN
Certain development and design standards throughout this Ordinance are modified for properties that are located
within the Old Town boundaries as defined by this Ordinance. This is because these properties were often
subdivided and developed many years ago, or they are surrounded by properties that were subdivided and
developed many years ago, such that applying modern standards in areas such as setbacks or parking do not always
make sense.
Whenever “Old Town” is used in this Ordinance, it refers to those properties that are shown within the boundary on
the next page. Old Town is neither a base zoning district nor an overlay zoning district, but rather a description of
properties that receive the benefit of some modified standards as set forth in particular sections of this Ordinance by
virtue of being included on this Old Town map.

Add map shown below to this section.
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*************************************************************************************************************************************

In CHAPTER 4: LAND USE: PRIMARY USES
4.3 TABLE OF PRIMARY USES
Commented [YL2]: Propose to add for clarification.

4.3.1 EXPLANATION OF TABLE
A.

Descriptions of Uses: A description of each use category that is listed in the Table of Primary Uses is
located in Appendix 4-A: Descriptions of Primary Uses. The description includes the use category’s
characteristics, some examples, associated accessory uses and structures, and exceptions.

B.

Ways Uses May Be Allowed: Uses may be allowed in three ways—as a permitted use, a conditional use,
or a special exception use.
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1.

Permitted Uses (uses allowed “by right”): A “P” in a cell indicates that a use is allowed in the
respective district. These uses have no use-specific standards but are subject to all other
applicable regulations in this ordinance. This is a staff-level review.

2.

Conditional Uses: A “C” in a cell indicates that a use is allowed in the respective district, provided
that all use-specific standards and all other applicable regulations in this ordinance are met. This is
a staff-level review.

3.

Special Exception Uses: An “S” in a cell indicates that the Zoning Board of Appeals may consider
whether the proposed use is appropriate based on the criteria in Article 2: Administration, or other
criteria listed for the particular use, such as in the use-specific standards section of this ordinance.
These uses are subject to all other applicable regulations in this ordinance, including all usespecific standards if any are listed, as well as any additional conditions imposed by the Zoning
Board of Appeals.

Some developments are zoned as part of a Master Plan (MP) district (or a precursor district, such as a
Planned Unit Development (PUD) or Planned Development (PD)). In these cases, the zoning documents will
specify whether uses are permitted uses, conditional uses, or special exception uses. If they do not, the
standards in the Zoning Ordinance in place at the time of approval will apply.

4.3.2 TABLE OF PRIMARY USES

TABLE OF PRIMARY USES
P = Permitted Use

C = Conditional Use

S = Special Exception

Blank Cell = Prohibited

Where use-specific standards apply only in certain districts, those districts are marked with an asterisk

BUSINESS

RESIDENTIAL

IB

IH
IG

MUC
DTWN

CI
CC
GC

LC
OI

NC
NO

MX
MF-15

SF-A

MFR

SF-8
SF-5

SF-4
SF-3

USE TYPE

SF-2

USE
CATEGORY

USE-SPECIFIC
STANDARDS

Public and commercial
Personal services (Type A)

C C C C C C C
P * * P P P P

C C
P P

C S S
P * *

4.3.3.3.14(F)

Personal instruction

P C C P P P P

P P

P S S

4.3.3.3.14(F)

Indoor recreation uses of >3,000 sf

S S S S

C C C
P P P

C C
P P

C S S
P * *

4.3.3.3.12(A)

S S S S S S

S S

S S S S

4.3.3.3.16(C) and
(D)

Wireless communication tower
and/or antenna (freestanding)
Freestanding wireless
communication tower and/or
antenna
Collocation of antenna onto existing
S
wireless communications tower
Antenna placement on existing
structure outside of public right-ofway
Attachment of antenna onto existing
structure
Small-cell/DAS freestanding
telecommunications pole in right-ofway
Freestanding small-cell/DAS
telecommunications pole
Small-cell/DAS telecommunications
equipment attached to existing pole
in right-of-way
Attachment of small-cell/DAS
telecommunications equipment
onto existing pole

S S S S

S

S

S

C C C C C C C

C C

C C C C

4.3.3.3.16(DC)
and (E)

S

S

C C C C C C C

C C

C C C C

4.3.3.3.16(EC)
and (F)

C in all districts provided that all conditions in 4.3.3.16(F) are met; S
otherwise.

C C C C C

C

C

C
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C C C C C C C

C C C C C C

4.3.3.3.16(FC),
(G) and (H)

4.3.3.3.16(C) and
(HI)
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4.3.3.2 USE-SPECIFIC STANDARDS: RESIDENTIAL USES
4.3.3.2.1Household Living
B. Single-Family Attached
3. Parcel configuration: Single-family attached uses must have the required parking spaces for the unit, the
required yard for the unit, and all accessory items related to each unit (the air conditioning unit, for example) on
individual parcels that are transferred with each unit. Alternatively, the required parking spaces for the unit may be
made part of common open space area provided that they are specifically assigned to each unit. However, this does
not remove alley requirements as specified below.
4.3.3.2 USE-SPECIFIC STANDARDS: PUBLIC AND COMMERCIAL USES
4.3.3.3.6 Event and Entertainment
A.

Bar/Nightclub; Teen Clubs
1.

Outdoor Areas: Bar/nightclub and teen club uses must not have an outdoor area for seating,
music/live entertainment, or outdoor games unless such feature is approved through a special
exception process. If approved through that process, the following requirements will apply in
addition to any conditions that the Zoning Board of Appeals places on the use:
•

The outdoor area must be designed and located so as not to obstruct the movement of
pedestrians along sidewalks or through areas intended for public use.

•

The outdoor area must provide parking using the bar/restaurant measure. (See the
parking standards in Chapter 8: Development Standards.)

This special exception process is not required when the use that necessitates the separation is
located in the Downtown (DWTN) or Mixed Use (MX) zoning district, or a Master Plan (MP) zoning
district where the Terms and Conditions contemplated a mix of uses including bars/nightclubs and
teen clubs.
4.3.3.3.14 Retail
F. Personal Services (Type A) and Personal Instruction
1.

Hours of Operation: Personal services (Type A) uses and personal instruction uses must limit the
hours of operation to between 6 a.m. and 10 p.m. within the Neighborhood Office (NO) and
Neighborhood Commercial (NC) district.

2.

Location: As part of the special exception process for personal services (Type A) uses and
personal instruction uses in Industry Business (IB) and Industry General (IG) districts, the Zoning
Board of Appeals must evaluate whether the establishment is located in designated or clustered
retail service areas at entrances to or locations central to major employment areas, and whether it
is designed and located such that customer traffic or other impacts do not adversely affect nearby
businesses, or otherwise change the business and industrial character of the district.

4.3.3.3.16 Utilities
A.

B.

Minor Utilities
1.

Location: Minor utilities must be located within reasonable proximity of the area to be served.

2.

Compatibility: Minor utilities must provide adequate setbacks, screening, and buffering around the
perimeter of the proposed use if it is deemed necessary to ensure land use compatibility with
surrounding uses.

Major Utilities (Types A and B)
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C.

1.

Location: Major utilities must be located within reasonable proximity of the area to be served by
the facility.

2.

Setbacks: Major utilities (Type A) must be located at least 50 feet away from all lot lines or provide
an appropriate alternative land-use buffer to ensure they do not have an adverse impact on
surrounding uses. Major utilities (Type B) must be located at least 100 feet away from all lot lines or
provide an appropriate alternative land-use buffer to ensure they do not have an adverse impact on
surrounding uses.

General Standards That Apply to All Wireless Communication Tower/Antenna, and Small-Cell/DAS
Telecommunications Towers/Antennas Uses
1.

Purpose and Intent: The purpose and intent of these sections are to:
•

Protect residential areas and land uses from potential adverse impacts of towers and
antennas;

•

Encourage the location of towers in non-residential areas;

•

Minimize the total number of new towers throughout the City;

•

Strongly encourage the joint use of new and existing tower sites as a primary option rather
than construction of additional single-use towers;

•

Encourage users of towers and antennas to locate these, to the extent possible, in areas
where the adverse impact on the community is minimal;

•

Encourage users of towers and antennas to configure these in a way that minimizes the
adverse visual impact of the towers and antennas through careful design, siting,
landscape screening, and innovative camouflaging techniques;

•

Enhance the ability of the providers of telecommunications services to provide such
services to the community quickly, effectively, and efficiently;

•

Avoid potential damage to adjacent properties from tower failure through engineering and
careful siting of tower structures.

2.

Applicability: Unless exempted below, all wireless communication towers and antennas in the City
are subject to these standards and those of the applicable subsection (4.3.3.3.16 (D) through (I)).

3.

Exemptions: The following are exempt from the standards of this section and the applicable
subsection below (4.3.3.3.16(D) through (I), but are required to comply with other relevant
standards in this ordinance, such as accessory use and design standards:
•

Receive-only “dish” antennas with a diameter of 39 inches or less.

•

Receive-only television or radio antennas for non-commercial use.

•

Antennas legally operated by FCC-licensed amateur radio operators.

4.

Interference: No wireless communications tower, antenna, or supporting equipment is allowed to
interfere with equipment operated by the Rock Hill/York County airport or radio equipment operated
at a fixed site by the City, or other public safety communications.

5.

Radiation Reporting: It must be demonstrated the proposed tower, antenna, and supporting
equipment complies with FCC non-ionizing radiation requirements for individual and combined
facilities.

6.

Compliance with State or Federal Laws and Regulations: Towers and antennas must meet or
exceed current standards and regulations of the FAA, the FCC, and any other agency of the state
or federal government that regulates towers and antennas. If such standards and regulations
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change, owners are responsible for bringing the towers and antennas into compliance with the
changed standards and regulations within six months of the effective date, unless a different
compliance schedule is mandated by the controlling regulations. (Failure to bring towers and
antennas into compliance constitutes grounds for removal of the tower or antenna at the owner’s
expense.)
7.

D.

Franchises and Licenses: It must be demonstrated that all franchises and licenses required by
law for the construction and/or operation of a tower or antenna have been obtained. Additionally, if
the owner/applicant is not a communications provider, then the owner/applicant must obtain a
business license from the City.

Freestanding Wireless Communication Tower and/or Antenna: The general standards listed in the
section above (4.3.3.3.16(C)) apply to freestanding wireless communication tower and/or antenna, as well
as these.
1.

User Must Be Identified: Wireless communication towers must have at least one user at the time
of construction.

2.

Height: Freestanding wireless communication towers must comply with these height standards:
ZONE DISTRICT(S)

MAXIMUM HEIGHT

IG, IH, IB

400 feet

CC, GC

250 feet

NO, NC, LC, MUC

100 feet

OI, DTWN

100 feet, unless the Zoning Board of Appeals allows additional height as
part of a special exception for the use.1

MP

As specified in Master Plan

1 The

Zoning Board of Appeals may allow the tower to be up to 200 feet tall, provided that the following
conditions are met:
The primary use of the property has a special need for on-site communications. Examples include a hospital or
emergency management services facility, a broadcasting or television studio, or a communications company.
The primary use needs the tower on site for security reasons. (It is generally acknowledged that such locations
may not meet the separation required from other towers, but the location of the tower is justified due to the
special needs of the primary use in having the tower be located on site.)
The height allowed must be the minimum height necessary to achieve the needs of the use in getting its signal
to other facilities covering its service area.

3.

Setbacks: Outside of the Historic Overlay District, self-supporting towers must meet the minimum
setback standards for the zoning district where located, plus an additional distance equivalent to
10% of the height of the tower. Inside the Historic Overlay District, self-supporting towers must
meet the minimum setback standards for the zoning district where located, or a distance equal to
one-half the height of the tower (whichever is greater).
Guyed towers must meet the minimum setback standards for the zoning district where located.
The setback will be measured from a line connecting the outermost anchor points for guy wires.
Equipment buildings associated with a wireless communication facility must meet the minimum
setback requirements for the zoning district where located.

4.

Color: Towers must either maintain a galvanized steel finish or, subject to any applicable
standards of the FAA, be painted a neutral color (i.e., light grey) to reduce visual obtrusiveness.
At a tower site, the design of buildings and related structures must, to the maximum extent
practicable, use materials, colors, textures, screening, and landscaping that will blend these into
the natural setting and surrounding buildings.

5.

Lighting: Towers must not be artificially lighted, unless required by the FAA or other applicable
authority. Subject to approval by the FAA, obstruction lights must strobe in the daytime and must
be red, and non-flashing from dusk until dawn. If lighting is required, the lighting alternatives and
design must result in the minimum disturbance to surrounding views from the ground.
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7.

Landscaping: Tower facilities (including equipment structures and cabinets) must be landscaped
with a land-use buffer of plant materials that effectively screens the view of the ground-based
portion of the tower facility from existing residential development, public portions of non-residential
sites, and public rights-of-way.
Existing mature tree growth and natural land forms on the site must be preserved to the maximum
extent possible. In some cases, large wooded lots or sites with natural growth around the property
perimeter may be a sufficient land-use buffer.

8.

Security Fencing: Towers, guy anchor supports, and ground-based equipment buildings must be
enclosed by security fencing not less than eight feet in height and equipped with an appropriate
anti-climbing device.

9.

Signage: A single sign measuring no more than two square feet in size must be located on or near
the tower, and must identify the tower owner, the street address of the tower, the owner’s
identification code for the tower, and a 24-hour emergency contact telephone number.

10. Single Lot: Towers, guy anchors, equipment buildings, and any other appurtenances related to a
wireless communications tower must be located on a single parcel or tract of land.
11. Separation: If an applicant proposes a new wireless communications tower within 1,200 feet of an
existing tower, the applicant must submit a statement indicating the reasons why the existing
tower(s) was inadequate or unavailable. The Zoning Board of Appeals must allow the owner of the
existing tower an opportunity to comment prior to making a decision. For purposes of
measurement, tower separation distances will be calculated and applied to facilities irrespective of
City and County jurisdictional boundaries.
12. Collocation: New wireless communication towers should be designed to accommodate the
present and futures needs of the owner and at least one comparable user. Unused space on an
existing tower must be made available to other users at a fair market value.
13. Nonconforming Wireless Communications Towers: Nonconforming wireless communication
are governed according to the standards in Chapter 10: Nonconformities, with the following
differences:
•

Additional equipment may be added to the tower provided that such additions do not
increase the degree of nonconformity.

•

Additions that increase the degree of nonconformity of an existing tower may be approved
by the Zoning Board of Appeals as a special exception when such proposals meet the
standards of freestanding wireless communication towers to the greatest extent possible,
and the Zoning Board of Appeals finds that the impacts of the proposed addition are less
than the likely impacts of an additional telecommunications tower to accommodate the
facilities to be added to the proposed addition or replacement.

•

If a tower is not used for a period of 90 consecutive days, the Planning & Development
Director may send notice to the tower owner indicating that the tower must be removed
within 180 days from the date of notice.

14. Conditional Use in Some Circumstances: Freestanding wireless communication towers that are
not located within public right-of-way and that have an overall height (including antennas) of 60 feet
or less are considered a conditional use. The standards of this section and the general standards of
section 4.3.3.3.16 (C) apply, but a special exception for the use is not required.
E.

Collocation of Antenna on Existing Wireless Communication Tower: Antennas may be collocated on
existing towers if the following standards are met in addition to the general standards listed above in section
4.3.3.3.16(C).
1.

Accommodate Additional Loading: It must be demonstrated that the tower can accept the
additional loading created by the collocation.
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F.

2.

Same Tower Type: A tower that is modified or reconstructed to accommodate the collocation of an
additional antenna must be of the same tower type as the existing tower, unless a monopole is
determined to be more appropriate at the specific location.

3.

Other Standards: The tower must comply with the height, landscaping and security fencing
requirements for wireless communications towers as described in the section above.

Antenna Placement onto an Existing Structure: An antenna may be attached to an existing structure
located outside of the public right-of-way, provided that the following standards are met in addition to the
general standards above in section 4.3.3.3.16(C).
3.

Type of Existing Structure: The primary structure must be a water tank or similar existing
structure, or a non-residential or multi-family building.

4.

Height: The antenna is limited to one-half the height of the structure, or 30 feet, whichever is less.

5.

Location: The antenna must be located at least 10 feet away from all property lines that abut a
street, and at least 5 feet away from all other property lines.

6.

Color: The antenna and supporting electrical and mechanical equipment must be of a neutral color
that is identical to, or compatible with, the color of the structure on which it is located to make the
antenna and related equipment as visually unobtrusive as possible.

7.

Ground-based equipment: Ground-based equipment must comply with the landscaping and
security fencing requirements for wireless communications towers.

8.

Small towers: Building-mounted wireless communications towers with an overall height (including
antennas) of 20 feet or less are exempt from this section and the general standards of
4.3.3.3.16(C).

G. Freestanding small-cell/DAS telecommunications pole as a conditional use: Freestanding smallcell/DAS telecommunications facilities are a conditional use when located in the public right-of-way of
roadways classified as arterial, freeway/expressway, or interstate, or on private property, if they meet all of
the general standards listed above in section 4.4.4.4.16(C) and all of the following requirements.
1.

Impacts: Telecommunications facilities located within a right-of-way must not negatively impact the
public health, safety and welfare, interfere with the safety and convenience of ordinary travel over
the right-of-way, or otherwise negatively impact the right-of-way or its users. In determining
compliance with this standard, the City may consider one or more of the following factors:
•

The extent to which right-of-way space where the permit is sought is available, including
the placement of the underground equipment.

•

The potential demands for the particular space in the right-of way.

•

The applicability of ordinances or other regulations of the right-of-way that affect location
of equipment in the right-of-way.

•

The extent to which the placement of the telecommunications facilities creates adverse
impacts on adjacent property. The following are examples of siting aspects that must be
considered as part of this standard:
o

In higher-density areas where multiple-story buildings are available, installation on
buildings instead of freestanding poles must be considered first. Installation of or
on freestanding poles will only be allowed if it is determined that installation on
buildings is infeasible.

o

Collocations on existing towers must be considered first so as to avoid the
concentration of multiple towers in one area. Installation of a freestanding pole
proximately located to an existing freestanding pole will only be allowed if it is
determined that collocation is infeasible.
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o

The facility must not be located adjacent to residentially-zoned property unless the
applicant demonstrates by providing a study prepared by a radio or electrical
engineer demonstrating that the proposed location of the antennas is necessary to
meet the coverage and capacity needs of its system and no other location is
feasible in a non-residential zone.

o

The availability of other locations in a right-of-way that would have less public
impact.

2.

Encroachment Permits: Telecommunications facilities within a City right-of-way must receive an
encroachment permit from the City. Facilities within a right-of-way owned by the South Carolina
Department of Transportation must receive an encroachment permit from the City and the State.

3.

Separation: Small-cell/DAS poles must be placed at least 100 feet from another small-cell/DAS
pole.

4.

Stealth Pole: A “stealth” (also referred to as “slick”) pole must be used.

Example of Stealth Pole

Examples of Non-Stealth Poles

5.

Height: The facility, including attachments other than lightning rods, must not exceed 40 feet in
height measured from grade in residential and commercial zones, and must not exceed 75 feet in
industrial zones. City Council may waive this height standard for a facility used wholly or partially
for essential public services, such as public safety.

6.

Diameter: The support structure for the antennas cannot exceed the diameter of the predominant
public utility pole by more than 50 percent, and in no event may exceed 18 inches in diameter.

7.

Appearance: The support structure for the antennas must reasonably blend in with the materials
and color of the closest public utility structures in the right-of-way.

8.

Equipment Location: The telecommunications equipment is located either inside the pole,
underground, or in a ground-mounted cabinet.
If a ground-mounted cabinet is used, the following requirements apply:
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9.

•

The equipment must not disrupt traffic or pedestrian circulation or create a safety hazard.

•

The equipment must minimize impacts on adjacent property.

•

Equipment must be located at least 15 feet from the existing or planned edge of the
pavement, at least 3 feet from a sidewalk or trail, and at least 50 feet from the nearest
intersection right-of-way line and from the nearest principal residential structure.

•

Equipment must be no larger than 3 feet in height above grade and 27 cubic feet in size in
residential districts. Equipment must be no larger than 5 feet in height above grade and 81
cubic feet in size in non-residential districts.

•

Equipment must be screened by vegetative or other screening compatible with the
surrounding area if deemed necessary by the Planning & Development Director.

Overhead wires: No overhead wires may be used if the other electrical utilities in the area are
located underground.

10. Removal and Relocation: The telecommunication facility must be removed and relocated at the
owner’s expense when required by the City or the South Carolina Department of Transportation for
road maintenance, widening, or other modifications within the right-of-way.
H.

Freestanding small-cell/DAS freestanding telecommunications pole as a special exception use:
Freestanding small-cell/DAS telecommunications facilities are a special exception use when located in
public right-of-way of roadways classified as arterial, freeway/expressway, or interstate, or on private
property, if they do not meet all of the requirements for a conditional use. The following standards apply, in
addition to the general standards in section 4.3.3.3.16(C).
1.

Meet Some Conditional Use Standards: The poles must meet all standards listed in the
conditional use section above except for the use of a stealth pole and the equipment parameters
(standards 4 and 8 above).

2.

Size: Antennas and other components must be designed to minimize their size. They must not
project out from the side of the support structure by more than two feet in residential and
commercial districts or by more than three feet in industrial districts.
The telecommunication equipment, not counting the antenna, must be no larger than seven cubic
feet and must have no individual surface larger than four square feet. Any additional associated
equipment must be located either inside the pole or underground.

3.

I.

Appearance: Antennas and other components must be designed to minimize their appearance.
They must reasonably blend in with the color of the pole. For example, if a wooden pole is used,
the equipment must be brown, and if a metal pole is used, it must match the color of the metal.

Attachment of small cell/DAS telecommunications equipment onto existing pole: Small cell/DAS
telecommunications equipment may be attached to existing utility, street light, or traffic signal poles in public
rights-of-way or to existing poles on private property if the following standards are met, in addition to the
general standards listed above in section 4.3.3.3.16(C).
1.

Permission from Owner of Pole: The owner of the pole must give permission for the attachment.

2.

Height: The equipment may not extend more than five feet above the top of the existing pole. The
height of the existing pole may not be increased to accommodate the equipment.
Any replacement pole must not exceed the height of the existing utility structure (however, a fivefoot extension for an antenna is allowed), including the telecommunications equipment, and must
not exceed the diameter of the existing pole by more than 50 percent.
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3.

4.3.3.3

Other Standards: The standards for overhead wires in the Freestanding small-cell/DAS
telecommunications pole as a conditional use section applies, and the standards for size and
appearance in the Freestanding small-cell/DAS freestanding telecommunications pole as a special
exception use section apply.

USE-SPECIFIC STANDARDS: INDUSTRIAL USES

4.3.3.4.4 Wholesaling, Warehouse, and Freight Movement
A.

Parcel Services; Truck or Freight Terminal; Wholesale and Warehouse (General)
1.

Separation: These uses must be located at least 250 feet from all of the following: all existing
residential uses; all undeveloped residential zoning districts; all undeveloped portions of a Master
Planned (MP) zoning district designated for residential use; all religious institution uses; all day
care/preschool uses; all school uses (elementary, middle/junior, or senior high); and all public
parks.

1.

Separation: These uses must be located at least 250 feet from all existing residential uses. On
large tracts, the use area is considered the residence and its proximate outdoor activity areas.

Commented [YL11]: After the discussion at the workshop
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APPENDIX 4-A:
DESCRIPTIONS OF PRIMARY USES
Group Living
Exemptions
In accordance with Section 1-400(D)(3), Homes for the Disabled, and S.C. Code of Laws Section 629-770(E) (as amended), homes licensed by the state to provide 24-hour care to nine or fewer
mentally or physically handicapped persons are exempt from the provisions of this ordinance.
However, prior to locating a home for handicapped persons in the City, the appropriate state agency
or department or the private entity proposing to operate the home must first give prior notice to the
City, advising of the exact location of the proposed home, and comply with the other requirements of
that provision, state law, and federal law. If the City objects to the selected site, it may follow the
procedures outlined under S.C. Code of Laws Section 6-29-770(E).
Pursuant to S.C. Code of Laws Section 6-29-770(E), the provisions of this ordinance do not apply to
a home serving nine or fewer mentally or physically handicapped persons if the home provides care
on a 24-hour basis and is approved or licensed by a state agency or department or is under contract
with the agency or department for that purpose. Pursuant to S.C. Code of Laws Section 6-29770(E), prior to locating a home for handicapped persons in the City, the appropriate state agency or
department or the private entity proposing to operate the home must first give prior notice to the City,
advising of the exact location of the proposed home, and comply with the other requirements of that
provision, state law, and federal law. If the City objects to the selected site, it may follow the
procedures outlined under S.C. Code of Laws Section 6-29-770(E).
Retail Sales and Services
Use types: examples and definitions
Personal instruction: Art studios and classes, do-it-yourself project studios, and non-medical group
therapy.
*************************************************************************************************************************************
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In CHAPTER 5: LAND USE:
ACCESSORY AND TEMPORARY USES
5.3 ACCESSORY USES AND STRUCTURES
5.3.2 STANDARDS
5.3.5.1 GENERAL STANDARDS
A.

Setbacks: The following setback standards apply to all accessory uses and structures including all those
listed in the Table of Accessory Uses and Structures except air conditioning units, fences and walls (see the
use-specific standards for fences below instead), and signs (see the signage section of Chapter 8:
Development Standards instead). These setback standards explicitly apply to outdoor kitchens, pools and
pool decks, and ornamental ponds.
1.

Accessory uses and structures that are less than one-story tall must be located behind the front
plane of the primary structure and at least 5 feet away from all property lines. They also must be
located at least five feet from a principal structure or any other structure.

2.

Accessory structures taller than one story must be located behind the front plane of the primary
structure and at least 10 feet away from all property lines.

3.

For the purpose of this section, one story is defined as a floor-to-ceiling height of 12 feet or less.

4.

The following are allowed to encroach within the above-described setback areas:

Commented [YL13]: Propose to add back in.

ALLOWABLE ENCROACHMENTS
LIMITATION

FEATURE
Dumpsters and dumpster enclosures

When adjacent to a non-residentially used property, dumpsters and
dumpster enclosures can have a minimum 5-foot setback, provided that
they encroach no more than 10 feet into a land-use buffer.
When adjacent to a residentially used property, dumpsters and
dumpster enclosures must remain outside of the land-use buffer area.

Ground-mounted solar installations

B.

These are not permitted in front of the plane of the primary structure, but
for side and rear yards, installations that are 6 feet tall or less may
encroach up to 2 feet into a required setback area. Installations taller
than 6 feet in side and rear yards may not encroach into the required
yard area unless approved as a variance by the Zoning Board of
Appeals.

Size:
1.

For structures accessory to single-family residential units, the combined floor area of all detached
accessory structures must be: no larger than 30% of the floor area of the principal structure or 600
square feet, whichever is greater. However, if the property does not have a two-car garage or
carport (whether attached or detached), it will be allowed an additional 400 square feet for a
detached two-car garage or carport that does not count towards this limitation. If the property has a
one-car garage or carport, (whether attached or detached), it will be allowed an additional 200
square feet for a detached one-car garage or carport that does not count towards this limitation.

1.

Single-family residential units may have detached accessory structures that collectively do not
exceed the following sizes:
Allowed combined floor area of all detached accessory
structures
When residence has an existing two-car garage/carport
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The greater of 30% of the floor area of the principal structure
or 600 square feet.

Commented [YL14]: Propose to clarify this section.
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When residence has an existing one-car garage/carport

The greater of 30% of the floor area of the principal structure
or 800 square feet, provided that at least 200 square feet is
used for a detached garage or carport.
(Otherwise, the standard in the first box would apply instead.)
The greater of 30% of the floor area of the principal structure
or 1,000 square feet, provided that at least 400 square feet is
used for a detached garage or carport.

When residence has no garage/carport

(Otherwise, the standard in the first box would apply instead.)

For the purpose of calculating the allowed area for these accessory structures, the following rules
will apply:
•

Attached garages or carports share at least 50% of the length of the shortest garage wall
with a primary structure. Attachment by means of a breezeway (whether open or
enclosed) does not constitute an attached garage or carport. Additionally, a carport that is
not architecturally integrated into the primary structure is not considered an attached
carport. The size allowed for attached garages and carports that meet these descriptions
is limited only by setbacks for the primary structure and impervious surface requirements
(see Article 5: Density, Intensity and Dimensional Standards).

•

The total heated square footage of the primary structure is counted, and not just the
footprint of the structure in the case of multiple-story buildings.

•

Loft space of accessory structures is counted as part of the square footage of the
accessory structure if it could be used as future habitable space. If it is designed such that
it would perpetually remain an attic/storage area, it does not count as part of the square
footage of the accessory structure.

Commented [YL15]: Propose to add these examples.

Examples:

Up to 700 sf
allowed for
other
accessory
structures

Up to 700 sf
allowed for
accessory
structures

Heated
house:
2,100 sf

Attached
garage

Heated
house:
2,100 sf
(no attached garage)

Up to 600 sf
allowed for
other
accessory
structures

Up to 600 sf
allowed for
accessory
structures
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If 400 sf for
detached
garage

Heated
house:
900 sf

Heated
house:
900 sf
(no attached
garage)

Attached
garage

If 400 sf
for
detached
garage

5.3.5.3 USE-SPECIFIC STANDARDS FOR AUTOMOTIVE ACCESSORY USES
A.

Parking of Recreational Equipment: Parking of major recreational equipment (including but not limited to
boats, boat trailers, camping trailers, recreational vehicles, motorized homes, and house trailers) is allowed
in all zoning districts except for DTWN.
The following standards must be met:
2.

When the Primary Use is Residential:
•

If a resident is loading or unloading recreational equipment, he/she may keep it in the
driveway or in the side or rear yard area for up to 72 hours.

•

If the recreational equipment weighs less than 20,000 pounds and the property is
residentially zoned, the resident may keep it permanently in the dotted area below.

•

Visitors may stay in a recreational vehicle of any size up to two times a year for a
maximum of two weeks each time, provided that the vehicle is located in the dotted area
above.

When the Primary Use is Residential: Recreational equipment weighing less than 20,000 pounds may be
parked for any length of time in any residentially-zoned district:
•

In a side or rear yard, past the front plane of the residence, when the lot is not a corner lot;
or

•

In the rear yard, or in the side yard opposite the side street past the front plane of the
residence, when the lot is a corner lot.
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Corner Lot

Non-Corner Lot

2.

•

Recreational equipment of any size may be parked in a driveway, or in a side or rear yard
for up to 72 hours for the purposes of loading and unloading.

•

A recreational vehicle (RV) of any size may be used as a temporary residence for visitors
for up to two weeks, two times per year, provided the vehicle is located in the driveway, or
a side or rear yard.

•

For standards in the Single-Family Attached (SF-A) and Multi-Family Residential (MFR)
districts, see the use-specific standards for single-family attached and multi-family
residential in the primary use chapter of this ordinance.

When the Primary Use is Non-Residential: Recreational equipment of any size that is owned by the same
person who owns the property may be parked in a side or rear yard or parking area, provided that it is not
visible from any adjacent roads.

APPENDIX 5-A
DESCRIPTIONS OF ACCESSORY USES AND STRUCTURES
In-home day care
A dwelling in which a permanent occupant provides for the care of up to five children or adults, including the
operator’s own children or adult dependents. Those receiving care are not all related to the occupant or to each
other by blood or marriage, and are not the legal wards or foster children of the attendant adults. Those receiving
care and who are not dependents of the occupant do not reside on the site.

*************************************************************************************************************************************

In CHAPTER 6: COMMUNITY DESIGN STANDARDS
6.4 TABLES OF DIMENSIONAL STANDARDS
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TABLE OF DIMENSIONAL STANDARDS FOR RESIDENTIAL DISTRICTS
PRIMARY STRUCTURE
USE

MIN. LOT
AREA
(SQ FT)

MIN. LOT
WIDTH (FT)

MAX. LOT
COVERAGE

MAX.
DENSITY
(GROSS UNITS
PER ACRE)

MAX HT
(FT)

REQUIRED SETBACKS
(FT)

Single-Family 5 (SF-5)

Single-family
detached

7,500

60; 50 if lot
was legally
platted
before
March 1,
2006, as
long as lot
area ≥5,000
sf.

15

75%

N/A

6

6
35

Front
20 15 (but at
least 20 for
garage area)

Multi-Family Residential (MFR)

15

Singlefamily
detached

5,000

60

75%

N/A

5

5

35

Front
20

Multi-family

See Ch. X 3:
Zoning
Districts for
project size
rqts.
requirements.

100

75%

20 (physically
constrained
land not
counted—see
Ch. XXXXX
3: Zoning
Districts)

Maximum height is
60 feet, unless
building is within
100 feet of property
that is used or
zoned for singlefamily detached or
attached use, in
which case the
maximum height is
is 25 feet.

20
(*30)

20
(*30)

20
(*30)

Front
10

TABLE OF DIMENSIONAL STANDARDS FOR BUSINESS DISTRICTS

USE

MIN LOT
AREA (SQ FT)

MIN. LOT
WIDTH (FT)

MAX. LOT
COVERAGE

MAX.
DENSITY
(GROSS
UNITS PER
ACRE)

PRIMARY STRUCTURE
MAX HT (FT)

REQUIRED SETBACKS (FT)

Neighborhood Office (NO)
20
(*30)

Nonresidential

None

None

60%; and max
building size is
10,000 sf

N/A
35

10
(*30)

10
(*30)

Front

20 (10)
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TABLE OF DIMENSIONAL STANDARDS FOR BUSINESS DISTRICTS

USE

MIN LOT
AREA (SQ FT)

MIN. LOT
WIDTH (FT)

MAX. LOT
COVERAGE

MAX.
DENSITY
(GROSS
UNITS PER
ACRE)

PRIMARY STRUCTURE
MAX HT (FT)

REQUIRED SETBACKS (FT)

Neighborhood Commercial (NC)
20
(*30)

Nonresidential

None

None

N/A

60%; and max
building size is
10,000 sf

35

10
(*30)

10
(*30)

Front

20 (10)

Office and Institutional (OI)
20
(*30)

Nonresidential

N/A
None

None

75%

45

10
(*30)

10
(*30)

Front

20 (10)

Limited Commercial (LC)
20
(*30)

Nonresidential

None

None

N/A

75%

45

10
(*30)

10
(*30)

Front

20 (10)

General Commercial (GC)
20
(*30)

Nonresidential

N/A
None

None

75%

45

10
(*30)

10
(*30)

Front

20 (10)

Community Commercial (CC)
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TABLE OF DIMENSIONAL STANDARDS FOR BUSINESS DISTRICTS
MIN LOT
AREA (SQ FT)

USE

MIN. LOT
WIDTH (FT)

MAX. LOT
COVERAGE

MAX.
DENSITY
(GROSS
UNITS PER
ACRE)

PRIMARY STRUCTURE
MAX HT (FT)

REQUIRED SETBACKS (FT)

20
(*30)

Nonresidential

None

None

N/A

75%

60

10
(*30)

10
(*30)

Front

20 (10)

Commercial Industrial (CI)

Nonresidential

None

None

N/A

758

Maximum height is
60 feet, unless
building is within
100 feet of property
that is used or
zoned for singlefamily detached or
attached use, in
which case the
maximum height is
is 45 feet.

10
(*30)

10
(*30)

10
(*30)

Front

20 (10)

6.3 NEIGHBORHOOD DESIGN STANDARDS (FOR SINGLE-FAMILY DETACHED USES)
6.3.3

PARKING

A.

Future Garage Areas: Garages are not required; however, newly developed single-family residential
detached lots must show that a two-car garage could fit on the site at a later date if desired by marking an
area that is at least 20 feet by 20 feet as “future garage area” on the building permit plans. This area cannot
be located in the same area that is provided to meet the parking space requirements of the above
paragraph.

B.

A. When Rear Alleys Are Provided: When rear alleys are provided according to the above, on-street
parking that is striped and delineated with bulb-outs must be provided on both sides of each street within the
neighborhood. Additionally, one off-street parking space on each parcel not counting any area within a
garage or under a carport, that is nine feet wide by 19 feet deep, must be provided.

C.

B. When Rear Alleys Are Not Provided: For areas with larger lots where rear alleys are not provided, a
parking program must be designated at the time of preliminary plat approval based on the following:
1.

When the lots are part of a block face with an average lot width of 61 to 79 feet at the building
setback line (excluding lots on cul-de-sacs), the developer must provide one of the following:
•

Parking provided completely on-site: Three off-street parking spaces on each lot,
not counting any area within a garage or under a carport, that are each nine feet wide
and 19 feet deep.

•

Mix of on-site parking and overflow parking lots: Two off-street parking spaces on
each lot, not counting any area within a garage or under a carport, that are each nine
feet wide and 19 feet deep, and off-street overflow parking lots that accommodate
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one additional space per dwelling that are located within 500 feet of each dwelling
served.
•

Mix of on-site and on-street parking: Two off-street parking spaces on each parcel
not counting any area within a garage or under a carport, that are each nine feet wide
by 19 feet deep, and on-street parking on the adjacent street that is striped and
delineated with bulb-outs that accommodate one additional space per dwelling.

2. Additionally, garages are not required; however, newly developed single-family residential
detached lots must show that a two-car garage could fit on the site at a later date if desired by
marking an area that is at least 20 feet by 20 feet as “future garage area” on the building permit
plans. This area cannot be located in the same area that is provided to meet the parking space
requirements of the above paragraph.
3. 2. When the lots are part of a block face with an average lot width of 80 feet or more at the building
setback line (excluding lots on cul-de-sacs), it is presumed that three spaces outside of garage and
carport areas will be accommodated on each lot and verified during permit review.
4.

Surfacing
•

Hard Surfacing: Vehicle use areas may be surfaced with asphalt, concrete, brick, stone, pavers,
or an equivalent material.

•

Crushed Decorative Stone: Single-family detached residential development may use crushed
decorative stone (not gravel) as long as the complete portion of the driveway that is located in the
right-of-way, plus any additional distance needed to have an overall hard surface distance of 10
feet or more adjacent to the street, is surfaced according to the general standards listed above. The
crushed decorative stone must be at least two inches deep throughout and must be edged by a
visibly discernable and definable edge composed of concrete curbing, landscape timbers, metal
edging, or similar technique to contain the stone in its designated area.

•

Gravel: Single-family detached residential development may use gravel in the following
circumstances:

o

When located outside of established subdivisions on parcels greater than five acres
in size, gravel may be used after the first 100 feet of paved driveway surface.

o

Residential rental properties in Old Town on adjacent parcels under common
ownership may be allowed to have gravel surfacing through an alternative parking
plan.
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o

To maintain existing gravel areas that are in need of repair. However, gravel cannot
be used to expand an existing gravel driveway or parking area; any new surfacing
area must consist of approved materials.

6.5 BUILDING PLACEMENT AND BULK (FOR ALL PRIMARY USES)
6.5.5
B.

HEIGHT OF PRIMARY STRUCTURES
Allowances for Additional Height: The following are given allowances for additional height beyond that
allowed in the Tables of Dimensional Standards below, so long as they are not intended for human
occupancy, and does not exceed any height limitations prescribed by the Federal Aviation Administration
(FAA):

Commented [YL22]: The administrative adjustments and
Planning Commission processes already exist; Propose to
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7. Furthermore, additional height may be allowed under the following processes:
•

The Planning & Development Director may allow additional height according to the standards of
administrative adjustment section of Chapter 2; and

•

The Planning Commission may allow additional primary building or appurtenance height up to 100
feet if it finds that the additional height is necessitated by a specific function of the building or
structure, or by a special constraint on the site; and the building is set back at least one foot for
every foot of height, and two feet for every foot of height when adjacent to a residential district.

7. Furthermore, the Planning Commission may allow additional primary building or appurtenance height up
to 100 feet if it finds that the following criteria are met:
i.

The additional height is necessitated by a specific function of the building or structure, or
by a special constraint on the site.

ii.

The building is set back at least one foot for every foot of height, and two feet for every
foot of height when adjacent to a residential district.

*************************************************************************************************************************************

In CHAPTER 7: CONSTRUCTION STANDARDS FOR SUBDIVISIONS,
PUBLIC IMPROVEMENT AND SITE INFRASTUCTURE
7.2 GENERAL CONSTRUCTION STANDARDS
The following construction standards apply to all development within the City. Construction details and specifications
will default to South Carolina Department of Transportation standards unless the City has a specific detail or
specification on the topic.

7.2.1
A.

STORM WATER STORMWATER MANAGEMENT AND EROSION CONTROL
Purpose: These standards set forth the basic standards for all storm water stormwater management and
sediment control devices, activities, and practices undertaken within the City. The intent is to mitigate the
effects of runoff volume and water quality on downstream properties, infrastructure, and water courses due
to development activity. Specifically, the purpose and intent of this section are to:
1.

Protect the land and waters from the adverse effects of excessive soil erosion, sedimentation, and
stormwater through good and responsible development.

2.

Control stormwater runoff from development areas, and reduce the damage potential of flood water
and protect properties near land-disturbing activities.
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3.

Enhance the water quality of surface and groundwater, and promote groundwater recharge, and
prevent pollution of watersheds, streams, and natural drainage channels.

4.

Ensure the design of the drainage system will be consistent with good engineering practices and
design.

5.

Utilize appropriate public open spaces for both open space uses (parks, recreational use, etc.) and
the temporary storage of excessive stormwater.

6.

Promote a comprehensive approach to the control of nuisance flooding and stormwater runoff.

B.

Applicability: The standards of this section apply to the redevelopment of existing properties as well as
development of vacant properties.

C.

Compliance with Storm water Stormwater Management and Sediment Control Plan: Storm water
Stormwater and sediment control devices located and operated in accordance with an approved Storm
water Stormwater Management and Sediment Control Plan must comply with the standards in the approved
plan as well as the standards in Section 2-300(J), Stormwater Management and Sediment Control Plans.
The plan must include appropriate measures and practices for stormwater management that are installed in
a timely sequence during the land-disturbing activity process, and are maintained to ensure their proper
functioning.
The plan will be approved only if:
1.

It conforms to the standards listed below, and those located in the City of Rock Hill Stormwater
Management and Erosion Control Design Manual and associated checklists;

2.

It adheres to South Carolina Department of Health and Environmental Control (DHEC) requirements;

3.

The site has no violations of other City ordinances; and

4.

The application includes a written statement of financial responsibility and ownership that includes the
mailing and street addresses of the principal place of business of the person financially responsible and
the owner of the land or his/her registered agents; certifies that the land-disturbing activity will be
accomplished pursuant to the approved plan and that responsible personnel will be assigned to the
project; certifies that City officials have the authority to conduct on-site inspections both before and after
approval of the plan; agrees to indemnify any person damaged by failure to comply therewith; and is
signed by the applicant or authorized agent.

D.

Compliance with Storm water Management and Erosion Control Design Manual: Storm water and
erosion control design must to the City of Rock Hill Storm Water Management and Erosion Control Design
Manual, as amended from time to time.

E.

Minimum Design Requirements: Provisions for storm water stormwater runoff control during the land
disturbing activity and during the life of the facility must meet the following minimum design requirements:
1.

During Construction: During construction, the developer must provide storm water stormwater
management for the 2-year and 10-year, 6-hour storm distribution. Additionally, the 10-year, 24-hour
distribution must not exceed pre-development rates at all property line points of discharge.
Management of the 25-year and 100-year, 6-hour storm distribution may be required where sites are
located in sensitive watersheds and off-site flooding potential is high.

2.

After Construction: After construction, flow rates for 2-year, 10-year, 25-year, and 100-year, 6-hour
storm distributions and the 10-year, 24-hour Soil Conservation Service Type II storm distributions must
not exceed pre-development rates at all property line points of discharge.

3.

Redevelopment: The following applies to redevelopment sites of more than two acres. For the
purposes of this section, comprehensive site improvements include a new parking lot layout and often
but do not necessarily include a new building.
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If the redevelopment site has existing storm water stormwater mitigation facilities, and involves
comprehensive site improvements, the developer must optimize or modify existing storm water facilities
to meet current design requirements to the maximum extent feasible.
If the redevelopment site does not have existing storm water stormwater mitigation facilities, but
involves comprehensive site improvements, the developer must implement storm water stormwater
mitigation measures to control peak runoff rates to the 2-year and 10-year, 6-hour storm events back to
the virgin pervious condition to the maximum extent feasible.
If the redevelopment site does not have existing storm water stormwater mitigation facilities, and does
not involve comprehensive site improvements, the developer must demonstrate an increase in pervious
surfacing (landscaped area) of 10% or greater to achieve a reduction in peak rate storm water
stormwater runoff. This increase in pervious surfacing can be achieved through a combination of
pavement removal, landscaping, water quality implementation, and other solutions as accepted during
site design.
Water quality can be addressed through a combination of structural and non-structural Best Management
Practices, increased landscaping over standard requirements, or other proposals as agreed to during site
design.
F.

Points of Discharge: Off-site or property line points of discharges for closed storm sewers or improved
open channels will be permitted only at natural streams or man-made drainage channels with adequate
outfall. All discharge points must be non-erosive for the 10-year, 24-hour storm.

G.

Wetlands Permits: The Storm water Stormwater Management and Sediment Control Plan must not be
implemented until all Federal and State permits regarding wetlands management have been obtained.

H.

Regional Approach Preferred: A regional approach to storm water stormwater management is an
acceptable alternative to site-specific requirements and is encouraged.

I.

Storm Water Management and Erosion Control Design Manual Applies: Storm water management and
sediment and erosion control must be in accordance with the Storm water Management and Erosion Control
Design Manual and must be provided for all developments, including redevelopment sites. Water quality
can be addressed through a combination of structural and non-structural Best Management Practices,
increased landscaping over standard requirements, or other proposals as agreed to during site design.

J.

Storm Water Mitigation Waivers: Storm water mitigation waivers for water quality and/or peak flow
(quantity) management may be considered on a case-by-case basis, at the discretion of the Planning &
Development Director. Factors that are considered when determining whether to grant a waiver will include
hydrologic location within the watershed, flooding history of downstream properties or structures, the size of
overall development, and existing or proposed implementation of off-site storm water infrastructure
improvements.

K.

Maintenance and Inspection: Temporary and permanent erosion, sedimentation, and storm water
management facilities, once installed and after a final inspection has been completed, shall be maintained in
one of the following manners:
1.

Facilities Maintained by Owner: The owner of the property on which work has been done
pursuant to this Ordinance, or any other person or agent in control of such property, shall maintain
in good condition and shall promptly repair and restore all grade surfaces, walls, drains, dams and
structures, vegetation, erosion and sediment control measures, and other protective devices. Such
repairs or restorations and maintenance shall be in accordance with the approved plans and the
approved Storm Water Mitigation and Maintenance Plan.
The facilities to be maintained by the owner shallprovide adequate access to permit City or State
authorities to inspect and, if necessary, to take corrective action through a recorded Storm Water
Maintenance Device Permanent Maintenance and Responsibility Agreement. If the owner or any
other person or agent in control of such property fails to maintain properly the facilities for which he
is responsible under the provisions of this Ordinance, the Public Works Storm Water Division shall
give such owner, person, or agent in control written notice describing specifically the deficiency. If
the owner, person, or agent fails, within ten (10) days from the date of receipt of such notice, to
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take or commence corrective action, such owner, person, or agent shall be subject to the penalties
found in Article 9: Enforcement.
2.

Facilities Maintained by City: All facilities to be maintained by the City must be designed and
constructed in accordance with the requirements of this Ordinance and all such facilities shall be
dedicated to the City by deed with attached record drawings, after the City has accepted the
conveyance of such facilities. Such deed shall nclude sufficient easements to permit the City to
properly maintain such facilities. Any facilities conveyed by the City under the provisions of this
Ordinance shall contain a covenant obligating the grantor to be responsible for the maintenance of
such facilities for a period of two years after such facilities have been accepted by the City.

APPENDIX 7-B:
ASSOCIATED DEFINITIONS
Accelerated erosion
Erosion is the wearing away of land surface by the action of wind, water, gravity, ice or any combination of those
forces. Accelerated erosion is potentially destructive erosion caused to a large extent by man’s activities. All
references to erosion contained within this Ordinance refer to accelerated erosion.

*************************************************************************************************************************************

In CHAPTER 8: DEVELOPMENT STANDARDS
8.5

TREE AND VEGETATION PROTECTION STANDARDS

8.5.2

RETENTION OF EXISTING TREE CANOPY

B.

Tree Canopy Retention Standards:
3.

Tree Protection Zone: The area containing the canopy and critical root zones of trees composing the
existing tree canopy to be retained is known as the “Tree Protection Zone.” The Tree Protection Zones
must be identified during the site plan review process through depiction on the preliminary plat for
subdivision, site plan, master plan, and/or final plat, whichever is appropriate. The City’s standard tree
protection barrier detail and notes must be depicted on all construction drawings.
When development of a site causes accidental damage or disturbance to trees inside the Tree
Protection Zone, the disturbed area must be re-vegetated to preexisting conditions as follows:
•

Size: For every tree that was damaged or removed, the replacement tree(s) must have a
cumulative caliper measurement equal to or greater than the tree that was damaged.
Additionally, trees that have a 9-inch diameter at breast height or less must be replaced
with one or more trees that have at least a 2-inch caliper at breast height; trees that have
a 10-inch diameter at breast height or more must be replaced with one or more trees that
have at least a 3-inch caliper at breast height.

8.5.5 PROTECTION OF HERITAGE TREES
C.

When Removal of Heritage Tree is Allowed:
1.

When Tree is Healthy:
•

The property owner of a lot with a single-family dwelling on it may remove a healthy
heritage tree. For each Hheritage Ttree that is removed, replacement trees must be
planted on the parcel of land from which the Heritage Tree was removed. The
replacement trees must each have at least a three-inch caliper at breast height, and
together they must provide at least 18 caliper inches at breast height.
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Replacement trees must be maintained through an establishment period of at least three
years. The applicant must guarantee the survival and health of all replacement trees
during the establishment period and guarantee any associated replacement costs
according to the Performance Guarantees for Landscaping section of this ordinance. If
the replacement trees do not survive the establishment period, the applicant must
purchase and install new replacement trees.
For all other land uses, the property owner may remove a healthy heritage tree if the
property owner is otherwise in compliance with this section, the Heritage Tree is not
located within a Tree Protection Zone, and one of the following situations exist: and, after
significant attempts to design around a Heritage Tree, it is determined that the Heritage
Tree is located such that preservation significantly affects the ability to develop the site for
its approved uses and hinders compliance with the other standards of this ordinance.
o

The Heritage Tree prevents development of a lot platted prior to March 1, 2006, in
a way that limits building area to less than otherwise allowed or hinders compliance
with the other standards of this ordinance; or

o

After significant attempts to design around a Heritage Tree, it is determined that the
Heritage Tree is located such that preservation significantly affects the ability to
develop the site for its approved uses and hinders compliance with the other
standards of this ordinance.
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For each Heritage Tree that is removed, at least three replacement trees must be planted
on the parcel of land from which the Heritage Tree was removed. Each replacement tree
must have at least six inches in caliper. in diameter at breast height.
These must be planted within 12 months of the removal or destruction of the tree.
Replacement trees must be maintained through an establishment period of at least three
years. The applicant must guarantee the survival and health of all replacement trees
during the establishment period and guarantee any associated replacement costs
according to the Performance Guarantees for Landscaping section of this ordinance. If
the replacement trees do not survive the establishment period, the applicant must
purchase and install new replacement trees.

8.5.10
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TIMBERING

The City may allow trees to be cut for timber in accordance with state law and the following.
A.

Submittal of Plan: A plan must be submitted that shows how the timbering activity will comply with the
following standards.

B.

Prohibited Activities:
b.

Timbering in riparian buffer areas is prohibited. The size of the riparian buffer area will be
calculated according to the riparian buffer section of this Ordinance. The City will use the stream
category shown on its Geographic Information Systems (GIS) to determine the size of the riparian
buffer unless the applicant submits a stream study for consideration.

c.

Timbering in a 75-foot buffer around the perimeter of the property is prohibited.

d.

The timbering of Heritage Trees is prohibited.

A.

Construction Entrance: A construction entrance must be installed on the site so that dirt is not tracked
onto adjacent roadways.

B.

Limits of Disturbance: The limits of disturbance must be flagged in the field prior to timbering. The City
will verify the limits of disturbance in the field prior to the timbering.

C.

Tree stumps: The stumps of trees must remain in place after the timbering activity has occurred.

24

D.

Subsequent Development: If the property is developed subsequent to the timbering, the City will consider
the existing conditions of the property as wooded for the purpose of determining the storm water
requirements.

The clearing of trees without a permit is a violation of this Ordinance. See Chapter 11: Enforcement for more
information about penalties associated with that.

8.7 LANDSCAPING STANDARDS
8.7.3
A.

GENERAL REQUIREMENTS FOR LANDSCAPING
Landscaping Plan: In order to ensure compliance with the standards of this section, a landscaping plan
that demonstrates how landscaping will be planted on a development site must be included with any
application for site plan, minor subdivision, preliminary plat for subdivision, or zoning permit, whichever is
appropriate.
The plan must be prepared by a landscape architect or other qualified landscape designer. It must be fully
specified and labeled, and must consist of a detailed graphic representation of the design that demonstrates
knowledge of plant material characteristics and growth habits, as well as basic landscape design practice.
Linear designs and monoculture planting schemes are not allowed.
The landscape plan must be drawn to scale similar to the site plan but in no cases smaller than one inch
equals 20 feet.

8.7.5 LAND-USE BUFFERS
A.

Determining the Width of Buffers and Planting Requirements: Required buffer widths vary based on the
use of the subject property as well as the use of adjacent properties.
To determine the buffer width, first find the land-use intensity factor of the subject property and the land use
of the adjacent property based on this chart. Find the difference between the two numbers.
DETERMINING BUFFER SPECIFICATIONS—STEP 1
LAND USE OF SUBJCT PROPERTY

LAND-USE INTENSITY FACTOR

Warehouse/Industrial: fully enclosed (where area being
buffered against is a building wall or a parking/drive area
other than a loading/truck dock)

7

Warehouse/Industrial: outside use (where area being
buffered against is a loading or truck dock, or outdoor
storage or use area)

9

8.8 PARKING STANDARDS
8.8.6 REQUIRED NUMBER OF PARKING SPACES
B.

Required Minimum Number of Parking Spaces: Off-street parking spaces must be provided according to
the following table unless explicitly stated otherwise in this ordinance. Additionally, development in Old Town
is required to provide only 80% of the minimum number of required off-street parking spaces identified in the
table.
REQUIRED MINIMUM NUMBER OF PARKING SPACES
USE CATEGORY

USE TYPE

PARKING STANDARD

PUBLIC AND COMMERCIAL
Retail

Personal Instruction

See Variable Parking Demand Characteristics
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1.

Off-Street Parking Standards for Selected Industrial and Related Uses: Uses subject to the
alternative off-street parking standards must provide the minimum number of spaces identified in
the following table:
OFF-STREET PARKING STANDARDS FOR SELECTED INDUSTRIAL AND RELATED USES
USE OR ACTIVITY
Office or administrative area

REQUIRED NUMBER OF SPACES
1 per every 250 square feet

Assembly/Manufacturing
≤3,000 square feet

1 per every 250 square feet

3,001-5,000 square feet

1 per every 500 square feet

5,001-10,000 square feet

1 per every 750 square feet

>10,001 square feet

1 per every 1,250 square feet

Storage/Warehousing

2.

≤3,000 square feet

1 per every 1,000 square feet

3,001-5,000 square feet

1 per every 2,500 square feet

5,001-10,000 square feet

1 per every 3,500 square feet

> 10,001 square feet

1 per every 5,000 square feet

<2,000 square feet

1 per 1,000 square feet

2,001- 20,000 square feet

1 per 2,000 square feet

20,001- 100,000 square feet

1 per 4,000 square feet

≥ 100,001 square feet

1 per 5,000 square feet
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Uses with Variable Parking Demand Characteristics: Certain uses have widely varying parking
and loading demand characteristics, making it difficult to establish a single off-street parking or
loading requirement. In these cases, the Planning & Development Director will examine the specific
activity and programming of the space. An off-street loading and parking standard will be assigned
to the proposed use based upon the gathering of this information and any information required to be
provided by the applicant. Such information must include estimates of parking demand based on
recommendations of the Institute of Traffic Engineers (ITE), or other acceptable estimates as
approved by the Planning & Development Director, and should include other reliable data collected
from uses or combinations of uses that are the same as or comparable with the proposed use.
Comparability will be determined by density, scale, bulk, area, type of activity, and location. The
information that is provided must document the source of data used to develop the
recommendations.

8.10 SIGNAGE STANDARDS
This section establishes the standards for the design, location, and characteristics of signs that are permitted as
principal or accessory uses.
8.10.1 PURPOSE
The purposes of these sign regulations are to:
A.

Encourage Effective Communication: Encourage the effective use of signs as a means of communication
in the City;

B.

Maintain a Pleasing Appearance: Maintain and enhance the pleasing look of the City, which attracts major
events of local, regional, and statewide interest;

C.

Attract Business: Preserve Rock Hill as a community that is attractive to business;

D.

Improve Safety: Improve pedestrian and traffic safety;

E.

Minimize Adverse Effects: Minimize the possible adverse effects of signs on nearby public and private
property; and

F.

Ensure Compatibility: Ensure that signs in the community are compatible with the high-quality image that
the City seeks and in which the City continuously invests.
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8.10.2

GENERAL

A.

Compliance Required: All signs must comply with the relevant standards of this section. No sign shall be
erected, repaired, altered, relocated, maintained, or displayed without first being issued a sign permit, unless
exempted from permitting as specified below.

B.

Conflict with Other Regulations: Where other regulations affect the size, placement, amount, and type of
signage, the more restrictive regulation will apply.

C.

Sign Owner Responsibility: All signs erected, used, or maintained must be the responsibility of the sign
owner, who must hold the City harmless from all such damage arising and resulting from the construction,
use, and maintenance of such signs.

D.

Damage to Street Signs: When existing street signs are damaged during construction or on-site activities,
the owner/developer is required to replace or repair the street signs.

Commented [YL33]: Propose to move the infrastructure
part of this to Ch. 7

E.

Nonconforming Signs: Nonconforming signs are regulated under Chapter 10: Nonconformities.

Damage to Infrastructure and Street Signs: When
existing sidewalks, roads, right-of-way areas, or other
public infrastructure or street signs are damaged during
construction or on-site activities, the owner/developer
will be required to replace or repair any such
infrastructure or street sign.

8.10.3 STANDARDS FOR ALL SIGNS
All signs must comply with the following standards:
A.

Sign Measurement—Area
1.

General: The sign face area is the advertising display surface of the sign. In the case of
freestanding signs, the sign face area consists of the entire surface area of the sign on which copy
could be placed. The supporting structure or bracing of a sign is not counted as part of the sign
face area unless such structure or bracing is made a part of the sign’s message.

2.

Two-sided Signs: Where a sign has two display faces back-to-back, the area of only one face will
be considered the sign face area. Where a sign has more than one display face, all areas that can
be viewed simultaneously will be considered the sign face area, as depicted in the following figure.

3.

Collocation: Individual uses on adjoining lands may place their individual freestanding signage on
a single sign support structure provided the combined sign face area does not exceed the amount
of sign face area permitted for a sign with one user. Sign support structures must comply with the
height limits in the Table called Specifications for Signs Requiring Permits, regardless of the
number of collocated signage.
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B.

4.

Signs With a Background: In the case of a sign whose message is fabricated together with the
background which borders or frames that message, the sign face area will be the total area of the
entire background as depicted in the following figure.

5.

Signs with No Border or Frame: In the case of a sign whose message is applied to a background
which provides no border or frame, such as a building wall, retaining wall, or decorative wall, sign
face area will be the area of the smallest rectangle that can encompass all words, letters, figures,
emblems, and other elements of the sign message as depicted in the following figure.

Sign Measurement—Height: Sign height is measured from the base of the sign at normal grade to the
highest point of the sign support structure, or sign face, whichever is higher. For the purposes of this
subsection, “normal grade” means the newly established grade after construction, not including any filling,
berming, mounding, or excavating solely for the purpose of locating the sign. In cases where the normal
grade is below the grade of the street to which the sign is oriented, sign height will be computed on the
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assumption that the elevation of the normal grade at the base of the sign is equal to the elevation of the
crown of the adjacent street as depicted in the following figure.

C.

D.

Placement of Signs:
1.

All signs must conform to both the sight distance and the sight triangle standards (see the Sight
Obstruction section of Chapter 6: Community Design Standards). No sign will be allowed to be erected
so it obstructs vision or sight distances at driveway entrances and exits.

2.

Signs must not be placed where they pose a hazard to pedestrians or vehicular traffic.

3.

Freestanding temporary signs must be set back at least five feet from the right-of-way and property
lines.

4.

Freestanding permanent signs must be located outside of utility easements, unless the utility provider
grants an encroachment permit. In many cases, this will require a 10-foot setback. If a larger utility
easement does not exist in the proposed sign location, freestanding permanent signs must be located
at least 5 feet back from the right-of-way lines and property lines, except those along the interstate must
be placed at least 10 feet back from the interstate right-of-way line.

Sign Lighting: Sign illumination must be in accordance with the following:
1.

Signs in Residential Districts: Freestanding signs may be lit through spotlights or the general
illumination of the site through permitted parking lot, building, and site lighting. Spotlights must be
aimed and shielded so as to prevent the light source from being visible off of the site (including to
passing vehicles), and focus the light on the sign itself minimizing glare or light overspill. All other
signs in residential districts must only be lit by the general lighting of the site.

2.

Signs in Business Districts: Signs in business districts may be lit using spotlights, internal lights,
back lights, electronic lighting, or general lighting, meeting the standards of this section.

3.

Glare and Distracting Lights Prohibited: Sign lighting and fixtures must be effectively aimed,
located, shielded, and maintained to prevent beams or rays of light from being directed off-site and
especially at the main-traveled way of the street and that are of such intensity or brilliance as to
cause glare or to impair the vision of any driver of any motor vehicle, or which may otherwise
interfere with any driver’s operation of a motor vehicle or pose a hazard to traffic safety.
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8.10.4 SIGNS EXEMPT FROM PERMITTING REQUIREMENTS
The following types of signs are not required to obtain a sign permit prior to installation unless they are illuminated, in
which case an electrical permit is required. However, they must meet the general standards for signs described
above.
A.

Traffic Signs, Public Directional Signs, Public Banners, Historical Markers, Signs Required by
Government: Official traffic signs, publicly-erected directional signs, publicly-erected banners on light poles,
electronic traffic message boards, historical markers, provisional warning signs or other sign structures when
erected or specifically required or approved by the City or South Carolina Department of Transportation
(SCDOT) within the highway right-of-way, and temporary signs indicating danger.

B.

On-Site Directional Signage: Signs indicating the location of a driveway, drive-through lane, or building
entrances or exits, if they do not exceed 4 square feet. On-site directional signs may include business
names and logos.

C.

Signs on Awnings and on Window or Door Canopies: Business signs on awnings and on canopies
located above windows or doors provided they meet the following standards:
1.

Message Area: Up to 80% of a maximum one-foot-tall valance area of an awning or canopy over a
view glass door or window may be used as a message area and does not count towards the
allowed sign allotment. The remaining area of the awning or canopy sign must not be used as a
sign message area, however, up to a four square foot logo may be placed on each primary awning
surface. An awning or canopy sign having a message area in excess of the amount outlined above
will be considered part of the wall sign allotment, and the sign is required to comply with the
standards for a wall sign and will require a sign permit in accordance with this section.

2.

Lighting: The type of lighting allowed for awning or canopy signs must comply with the signage
section of the ordinance. However, internal lighting of awning or canopy signs will be limited to the
immediate message area of the sign. Fully illuminated internally lit awnings are prohibited.

D.

Site-oriented Menu Boards and Directory Signs: Menu boards or directory signs designed to be read by
on-site pedestrians or motorists in parking lots or drive-through lanes, of a maximum size of 48 square feet
and 8 feet in height.

E.

Window Signs: Window signs in commercial zoning districts or commercial areas of mixed-use or planned
zoning districts that are painted on or affixed to the inside or outside of the glass so as to be fully visible from
off of the property. The total area of exempt window signs must not exceed the area allowed for permitted
wall signs for the same façade or 50% of the window area, whichever is less. This exemption is not intended
to allow prohibited sign types, such as flashing signs or lights, to be placed inside a window in order to draw
attention to the business.
The name of a business and other identifying information placed on a window counts toward the business’s
wall sign allocation.
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Window signs are not allowed to be placed on spandrel glass.
F.

Special Notice Placards: Special notice placards attached to a building or to a freestanding sign indicating
credit cards which are accepted on the premises; group affiliations of which the business is a member; or
clubs or groups which utilize, recommend, inspect, or approve the business for use by its members, if they
do not exceed two square feet.

G. “Now Hiring” Signs: One sign not exceeding 4 square feet on the property where an employer has a job
vacancy.
H.

Public Health Signs: Signs not exceeding 4 square feet (or 6 square feet in multi-building developments)
including restrooms or similar amenities, potable water supply, sewage station for recreational vehicles, or
other notices related to public health or safety (the sign must be adjacent to the facility).

I.

Signs on Vehicles Used in Normal Course of Business: Signs painted on or affixed to the body of a
truck, bus, or other vehicle while in use in the normal course of business. Use in a normal course of
business means driving the vehicle on any street, parking the vehicle at the place of business or overnight at
the residence of the owner or an employee of the business except as prohibited by Chapter 18 of the Code
of Ordinances of the City of Rock Hill, Motor Vehicles and Traffic, and not utilized as a sign as prohibited in
the section called Signs on Vehicles not Used in the Normal Course of Business.

J.

Sidewalk Signs: During its business hours, each business with a separate external entrance may utilize
one movable freestanding sign of up to 6 square feet per side and up to 4 feet in height, provided that the
following standards are met:

K.

L.

1.

The sign must be located along a sidewalk, no more than 30 feet from the primary entrance to the
business. The sign must be oriented towards pedestrians, not to vehicular traffic. The sign must be
placed in a location that does not obstruct exits or pose a hazard to pedestrian or vehicle traffic.

2.

The sign must be professionally designed, constructed and lettered. Up to 75% of the sign may feature
a chalk board, tack board, or other changeable copy area.

3.

The sign may be placed on public sidewalks based on a City-approved management plan. If this is the
case, the sign must meet any additional City licensing requirement.

Temporary Banners for Certain Institutional Uses: In recognition of the diverse community services
provided by many institutional uses, the following temporary signs are made available to community services
facilities, hospitals, and religious, educational, and governmental institutions. Institutions with significant
needs for conveying temporary messages are strongly encouraged to consider the installation of a
permanent sign with changeable copy capability.
1.

Special Events: Each facility may utilize a temporary banner or sign for up to 14 days prior to and
during a non-recurring event of 7 days or less. There is no limit on the number of banners or signs
that can be used for such events, within the restriction of no more than two event banners or signs
being displayed at one time.

2.

Non-Special Events: In addition to the special events banners or signs described above, each
facility may utilize one temporary banner or sign for a cumulative total of up to 60 days per calendar
year in support of on-going activities on the site.

3.

Total Allowance: No more than three temporary banners or signs may be displayed at the same
time.

4.

Size and Height: The above-described banners or signs are limited to a size of up to 32 square
feet each, and a maximum height of 6 feet.

Banners on Private Light Posts: For properties of over one acre, up to four fixed vertical banners mounted
to light posts may be installed for every acre of land. Banners must be no more than 16 square feet and a
minimum ratio of two-to-one (2:1) height to width, installed at a minimum height of 9 feet above grade, and
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no higher than 25 feet above grade. Banners may be grouped in pairs flanking a light pole, but no banner or
pair of banners will be allowed to be installed within 75 feet from any other banner or pair of banners on the
property.
M. Flags: Every property may have up to three flagpoles to display up to six total flags (two per pole) with noncommercial messages, such as flags or emblems of any nation, organization of nations, state, or city; or the
flags or emblems of any fraternal, religious, or civic organization, provided that the following standards are
met:
1.

Flagpoles must be located outside of utility easements, unless the utility provider grants an
encroachment permit. In many cases, this will require a 10-foot setback. If a larger utility easement
does not exist in the proposed flagpole location, flagpoles must be located at least 5 feet back from
the right-of-way lines and property lines.

2.

Flagpoles must not exceed these heights:

3.

•

In residential zoning districts, flagpoles must not exceed 35 feet in height.

•

In non-residential zoning districts, flagpoles also must not exceed 35 feet in height, unless the
primary building is taller, in which case the flagpoles must not exceed the height of the primary
building or 60 feet, whichever is less.

A flag’s hoist side dimension must not exceed 20% of the height of the flagpole.

There is no limit on the number of national or state flags that can be flown on national or State holidays,
respectively. Flags with commercial logos, messages, or statements are considered signs requiring permits
and are not to be flown from flagpoles.
N.

Temporary Non-illuminated Real Estate Sign: One temporary non-illuminated sign for each street
frontage, advertising real estate for sale or lease, or showing the owner or manager of the property, located
on the premises, meeting the following criteria:
1.

For attached or detached single family homes, a maximum of 6 square feet and 4 feet in height;

2.

For other residential sites, or non-residential sites of one acre or less, a maximum of 24 square feet
and 6 feet in height;

3. For non-residential sites over one acre, a maximum of 32 square feet and 8 feet in height.
N. Temporary Real Estate Accessory Signs: Up to four temporary real estate accessory signs, such as to
advertise open houses, displayed during business hours, not more than 6 square feet each. Such signs
must be located on the site of the property for sale, or in the case of new development, may be located at
the project entrance or elsewhere on the overall project site. Non-illuminated warning signs warning
trespassers or announcing land as posted are not considered temporary real estate accessory signs.
O. Temporary Non-illuminated Construction Signs: One temporary non-illuminated sign for each street
frontage, erected in connection with new construction work and displayed on the premises during such time
as the actual construction work is in progress, meeting the following criteria:

P.

1.

For attached or detached single family homes, a maximum of 6 square feet and 4 feet in height;

2.

For other residential sites, or non-residential sites of one acre or less, a maximum of 24 square feet
and 6 feet in height;

3.

For non-residential sites over one acre, a maximum of 32 square feet and 8 feet in height.

Non-illuminated Warning Signs: Non-illuminated signs warning trespassers or announcing land as posted
that meet the requirements below:
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SIZE OF SUBJECT
PARCEL
More than one acre

ALLOWED NUMBER OF SIGNS
Any number as long as size and
location requirements are met

One acre or less
4

MAXIMUM ALLOWED
SIZE OF EACH SIGN

LOCATION RESTRICTIONS

4 square feet

Each warning sign must be 100
linear feet away from another
warning sign

1 square foot

No more than one sign is allowed to
be placed along each property line,
and each sign must be placed at
the approximate center of each
property line.

Q. Home Occupation Signs: A one-square-foot wall sign may be affixed adjacent to the entrance identifying a
home occupation within.
R.

Mailboxes and Signs Identifying Private Residential Dwelling: Mailboxes and similarly located signs
identifying a private residential dwelling.

S.

Political, Ideological, Religious, Social, or Governmental Message Signs: Signs conveying political,
ideological, religious, social, or governmental messages unrelated to the businesses or the goods or
services connected with them, provided the signs do not exceed 32 square feet.

8.10.5 PERMANENT SIGNS
8.10.5.1 GENERAL
A.

Permits Required: The following types of signs are required to obtain permits prior to installation, including
for the replacement of sign faces.

E.

Construction Standards for Permanent Signs:
1.

All signs must comply with the provisions of the adopted Building Code and other applicable
construction codes.

2.

All permanent signs must be constructed of permanent materials and must be attached using
permanent fasteners following customary professional sign practices. The use of banners, sign covers,
and other temporary materials for permanent signage is prohibited, except as permitted herein.

3.

All signs must be maintained in sound structural condition. This includes the replacement of broken
faces or parts, replacement of bulbs to assure complete illumination as designed, securing of sign
panels in their designed positions on a surface or in a cabinet or other structure, maintenance of a sign
in its intended upright position, and painting of surfaces that have deteriorated beyond the state of
customary minor wear or fading.

4.

If a permanent sign that is conforming to the standards of this Ordinance is not used for 60 days or
more, blank panels must be installed to conceal the internal components of the sign.

5.

See Chapter 10: Nonconformities, for the circumstances that require a nonconforming sign to be
replaced.

B.

Sign Categories for Road Corridors: Some aspects of signs described below are controlled by the type of
road on which the sign is located. The document entitled “Sign Categories for Road Corridors” and its
subsequent amendments are hereby adopted by reference. The Planning Commission may amend this
document from time to time in order to assign sign categories to new roads, or roads that were inadvertently
left off the list.

C.

Signs in Historic Overlay District: All permanent signs located on property within the City’s Historic
Overlay District (HOD) must meet the standards of the City’s Historic Design Review Manual in addition to
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those within this section of the Zoning Ordinance, and they must receive a Certificate of Appropriateness
prior to installation. Note that this means that designs of a type not otherwise allowed by this Ordinance may
be approved; specifically, the following two alternative designs may be allowed:
1.

A center pole style sign consisting of a decorative pole supporting a small decorative sign. The overall
height of the sign must not exceed 8 feet, and the sign must be a maximum of 10 square feet.

2.

A lantern-style sign consisting of a decorative pole or vertical support with a decorative sign hanging
from a horizontal arm. The vertical support arm must not exceed 10 feet in height, the horizontal arm
must not be at a level greater than 8 feet in height, and the sign must not exceed 10 square feet.

Additionally, the Board of Historic Review may approve the continuation of nonconforming signs within the
Historic Overlay District that otherwise would be required to be removed under the provisions of Chapter 10:
Nonconformities, if the Board determines that the sign in question has historic value to the community.
See Chapter 2: Administration for more information about the Certificate of Appropriateness process.
D.

Variances: Applicants for permanent signs located in non-residential zoning districts may apply to the
Zoning Board of Appeals for a variance in sign face area size, height, or setbacks.

8.10.5.1 WALL SIGNS AND PROJECTING SIGNS
Wall signs and projecting signs that meet the following provisions will be allowed.
A.

In Non-Residential Zoning Districts:
1.

Wall Signs on Primary Façade: On the primary façade, the maximum wall sign face area is one
square foot per building front linear foot, or 5% of the façade area, whichever is greater, up to the
maximums listed below:
USE TYPE

MAXIMUM AREA OF ANY SINGLE
WALL SIGN ON FAÇADE

MAXIMUM AREA OF ALL WALL
SIGNAGE ON FAÇADE

All except for large retail establishments

300 square feet

400 square feet

Large retail establishments1

400 square feet

500 square feet

1

For the purposes of this section, a large retail establishment is defined as a single business establishment engaged in
retail sales activities that is located in a stand-alone, single-tenant building larger than 20,000 square feet in size.

For shopping centers and similar multi-tenant buildings with individual entrances, wall sign area will be
calculated independently for each distinct tenant space.
2.

Wall Signs on Secondary Façades: For parcels with secondary façades that are architecturallyfinished with similar materials and details, the wall sign area and maximum size of any single wall sign
will be the same as the primary façade.
For multi-tenant buildings, only a business that is located on an endcap with a secondary façade that
meets the standard described above may have a sign as described on the secondary façade.

3.

Wall Sign Vertical Dimension: Wall sign vertical dimension will be a maximum of 50% of the height of
the first floor façade, or 10 feet, whichever is less. An additional two feet may be allowed for a logo
figure, capital letter, or letter ascender or descender of a registered trademark.

4.

Projecting Signs: All projecting signs must be installed with a minimum clearance of 8 feet above the
finished grade. Projecting signs may be used in conjunction with wall signs. Projecting signs are
permitted based on the functional classification of the adjacent road shown in this chart:
TYPE OF ROAD CORRIDOR
Interstate Frontage

MAXIMUM AREA
50 square feet
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MAXIMUM HEIGHT
35 feet or building height, whichever is less

Type A Corridor

40 square feet

25 feet or building height, whichever is less

Types B and C Corridor

30 square feet

20 feet or building height, whichever is less

Type D Corridor

20 square feet

15 feet or building height, whichever is less

A vertical projecting sign (or projecting signs with a vertical element) that projects no more than three
feet from the building face must have a maximum height of no greater than 40 feet, or the building
height, whichever is less.
B.

In Residential Zoning Districts:
1.

Non-Residential Uses: Non-residential uses are permitted one wall sign of one-half square foot per
building front foot up to a maximum of 64 square feet for each street frontage.

2.

Multi-family and Group Living Facilities:
SIZE OF FACILITY

3.

MAXIMUM AREA

Up to 24 units or 48 beds

20 square feet

More than 24 units or 48 beds

32 square feet

Public and Institutional Uses (schools, religious institutions, and similar): These use types are allowed
walls signs of one-half square foot per building front foot for each street frontage, up to the maximums
listed below:
PROPERTY SIZE

4.

MAXIMUM AREA

< 1 acre

32 square feet

1 to 5 acres

48 square feet

≥ 5 acres

64 square feet

Live/Work Units: Each live/work unit in a building that is predominantly residential in character will be
permitted one non-illuminated sign of no more than 6 square feet. Live/work units with storefronts and
separate commercial entrances may have one square foot of wall sign per unit front foot, up to a
maximum of 32 square feet on the commercial frontage.

8.10.5.2 FREESTANDING SIGNS
A.

General Standards
1.

Freestanding Sign Bases: Freestanding signs must be mounted on the ground or a monument
structure equal to or greater than two-thirds the width of the sign itself.
Monument structures must be constructed of brick, stone, or stucco, materials that have the
appearance of brick, stone, or stucco, or other durable architectural materials consistent with the design
of the primary building on the site. (For example, if the building uses architectural metal, a base of
architectural metal would be allowed.)
Two exceptions to this exist:

2.

•

Properties within the City’s Historic Overlay District may be approved for alternative styles as
specified in the City’s Historic Design Review Guidelines.

•

Properties in any zoning district may choose to use a wood or painted metal sign of 20 feet or
less on posts of the same materials with an open area between them with no greater than 30
inches between the ground and bottom edge of the sign.

Electronic Message Boards: Freestanding signs in the non-residential zoning districts are allowed to
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have an electronic message board (EMB), provided that the following standards are met:

3.

•

The percentage of sign area that can be used for an EMB will be limited to 50% of
freestanding, project, or directory signs; and 75% of signs for event venues such as theatres,
auditoriums, stadiums, convention centers, and banquet halls.

•

The message must change no more frequently than every five minutes, and both the
message itself and the transition to a new message must include no scrolling, animation, or
other movement.

•

All EMBs must have ambient light monitors to automatically adjust the sign’s brightness level
so as not to exceed 5,000 nits during daylight hours and 500 nits from dusk to dawn.

Properties with More than One Road Frontage: If a use is located on more than one road, it can
have one freestanding sign per road frontage. However, if the sign is located at the corner of both
roads, it will count as the sign for both roads. Examples:

OK
B.

OK
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Freestanding Signs In Non-Residential Zoning Districts:
1.

For Individual Uses: Each individual business site will be permitted one freestanding sign per street
frontage, as shown in this chart:
TYPE OF ROAD CORRIDOR

MAXIMUM SIZE

MAXIMUM HEIGHT

Interstate Frontage1

164 square feet

24 feet

Type A Corridor

48 square feet

10 feet

Type B Corridor

40 square feet

10 feet

Type C Corridor

32 square feet

8 feet

Type D Corridor

24 square feet

6 feet

1

Other requirements for interstate frontage signs:
•
•

The property must have at least 200 feet of interstate frontage.
Each interstate sign must be located at least 200 feet away from any other interstate frontage sign.

•

Interstate frontage signs must be located at least 10 feet from the interstate right-of-way line.

Additionally, each property that does not qualify for an interstate frontage sign but that is located
within 1,500 feet of the centerline of Interstate 77 with frontage on S.C. Highway 161, U.S. Highway
21 (N & S), S.C. Highway 122, Porter Road, or S.C. Highway 901 may double the size of its
permitted individual freestanding sign and increase its height by 50%.
2.

For Multi-Tenant Sites: Projects with four or more tenants or distinct uses that are part of a single
building or site, or part of a unified development project are allowed the following types of signs:
1.

Project Signs: Project signs identify a multi-tenant or multi-building project such as a subdivision,
office park, business park, or shopping center. Project signs identify the name of the overall
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development, versus the individual tenants or businesses. A project sign may be utilized at every
public road or shared access drive entrance into a project, except those entrances where a
directory sign is utilized. In lieu of a standard two-sided sign, two one-sided project signs may be
approved on either side of a project entrance as part of an overall landscaped entry feature design.
Project sign size and height are dictated by both project size and road classification as specified in
the below table.
2.

Directory Signs: Directory signs are project signs that identify both the overall development and
some or all of the individual entities within the development. Directory signs will be permitted as
specified in the below table, with the following additional specifications:

SIGN TYPE

•

Project Identification: A minimum of 25% of the sign area must be used to identify the
name and/or address of the overall development.

•

Location and Number of Directory Signs: Directory Signs may be located at project
entrances in lieu of a project sign; however, directory signs on the same road frontage for
the same project must be a minimum of 300 feet apart.
INTERSTATE

PROJECT SIZE

SIZE
(square
feet)

TYPE A

HEIGHT
(feet)

SIZE
(square
feet)

TYPE B

HEIGHT
(feet)

SIZE
(square
feet)

TYPE C

HEIGHT
(feet)

SIZE
(square
feet)

TYPE D

HEIGHT
(feet)

SIZE
(square
feet)

HEIGHT
(feet)

•
•
•

Residential 0-100 Units
Office/Business Park under 5 Acres
Retail Center under 20K SF

164

24

96

12

72

12

48

10

32

6

•
•
•

Residential 101-499 Units
Office/Business Park 5-15 Acres
Retail Center 20K – 100K SF

196

30

112

16

88

12

64

10

40

8

•
•
•

Residential 500-999 Units
Office/Business Park 16-50 Acres
Retail Center 101K – 250K SF

228

30

144

16

112

16

80

12

48

8

•
•
•

Residential 1,000 or More Units
Office/Business Park over 50 Acres
Retail Center over 250K SF

260

36

160

20

128

16

96

12

64

10

NOTE: For mixed-use project entrances, the size will be determined by aggregating the percentages of the minimum project size in each land use category. The total of
the percentages must exceed 100%. For example, on a given project size, if the project has 75% of the required dwelling units and 40% of the required retail space, 75%
+ 40% = 115% > 100%, which means it qualifies for that size.

C.

Freestanding Signs in Residential Zoning Districts: Each site is allowed to have one freestanding sign
per street frontage as follows. For project and directory signs, follow the specifications in the above chart.
1.

Non-Residential Uses:
PROPERTY SIZE

TYPE OF ROAD CORRIDOR

< 1 acre

Type A, B, or C

24 square feet

8 feet

Type D

16 square feet

6 feet

Type A, B, or C

32 square feet

8 feet

Type D

24 square feet

6 feet

MAXIMUM SIGN AREA

MAXIMUM HEIGHT

≥ 1 acre

2.

MAXIMUM SIGN AREA

MAXIMUM HEIGHT

Multi-family and Group Living Facilities:
SIZE OF FACILITY
Up to 24 units or 48 beds

TYPE OF ROAD
CORRIDOR
Interstate frontage1

144 square feet

16 feet

Type A, B, or C

16 square feet

8 feet

Type D

16 square feet

6 feet

Interstate frontage1

144 square feet

16 feet
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More than 24 units or 48
beds
1

32 square feet

8 feet

Type D

32 square feet

6 feet

Other requirements for interstate frontage signs:
•

3.

Type A, B, or C

The property must have at least 200 feet of interstate frontage.

•

Each interstate sign must be located at least 200 feet away from any other interstate frontage sign.

•

Interstate frontage signs must be located at least 10 feet from the interstate right-of-way line.

Public and Institutional Uses (schools, religious institutions, and similar uses):
SIZE OF
FACILITY
<5 acres

≥5 acres

1

TYPE OF ROAD CORRIDOR

MAXIMUM SIGN AREA

MAXIMUM HEIGHT

Interstate frontage1

144 square feet

Type A, B, or C

32 square feet

8 feet

Type D

32 square feet

6 feet

16 feet

Interstate frontage1

144 square feet

16 feet

Type A, B, or C

48 square feet

8 feet

Type D

48 square feet

6 feet

Other requirements for interstate frontage signs:
•
The property must have at least 200 feet of interstate frontage.
•

Each interstate sign must be located at least 200 feet away from any other interstate frontage sign.

•

Interstate frontage signs must be located at least 10 feet from the interstate right-of-way line.

Note that uses in this category may utilize an Electronic Message Board, as permitted under the
section called Electronic Message Boards, for up to 50% of the permitted sign area.
8.10.9 SPECIAL TYPES OF PERMANENT SIGNS
A.

Signs on Architectural Towers or Other Architectural Features: Wall signs are permitted on towers or
other architectural features that are an integral part of the building’s aesthetic design and are not installed to
obtain signage that is higher on the façade than otherwise would be allowed. For the amount and number of
signs located on towers or other architectural features, see the Wall Signs’ section.

B.

Structural Canopies: Wall signs are permitted on gas station, car wash, and similar types of structural
canopies. One sign is allowed per road frontage. The maximum size of each sign is one-half square foot
per linear foot of canopy length. These canopy signs are in addition to any wall or freestanding signs for the
associated business.

C.

Signs on ATMs (Automated Teller Machines): Signage is allowed on ATMs in an amount that does not
exceed one square foot per linear foot of the ATM.

D.

Kiosks: Signage is allowed on kiosks in an amount that does not exceed one square foot per linear foot of
the kiosk.

E.

Neon Lighting, LED Light Strips, and Similar Technology on Signs: Neon lighting, LED light strips, and
similar lighting technology is allowed as part of a sign or sign face except within the Historic Overlay District.
When used as part of a sign, the light source must be fully enclosed or diffused, and must be a minimum of
six inches in height/width. All other lighting must meet the Exterior Lighting section of the ordinance.

8.10.10 TEMPORARY SIGNS
A.

Permit Requirements: See the Exempt Signs section above for information about temporary signs that do
not require a permit. The temporary signs listed in this section are allowed but do require a permit.

B.

Appearance Standards:
1.

Temporary signs must be repaired or replaced when ripped, shredded, or otherwise damaged or
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deteriorated beyond minor fading or customary minor wear.
2.

C.

Banners must be installed in a fashion so as to present a professional appearance held taut across the
wall surface or between sturdy standards so as to maintain readability and avoid sagging and flapping
in the wind.

Allowed Temporary Signs: In addition to any exempt temporary signs listed above, all use types are
allowed to have temporary signs according to the following.
1.

2.

Regular Temporary Signs: Non-residential uses are allowed to have temporary signs outside of a
grand opening event or a special event period according to the following.
•

Size: For each individual tenant in its own building, or for individual tenants with outside
entrances in a multi-tenant building, one temporary banner or sign is permitted with a
maximum size of 32 square feet.

•

Height: Freestanding banners or signs will have a maximum height of 6 feet.

•

Number of Days: Each individual business may be issued a permit for a temporary
banner or sign for up to 90 days per calendar year. These days may run consecutively or
be broken into no more than 10 separate display periods; however, a maximum of 30 days
may be used at one time, with a waiting period of one week when the banner or sign is
posted for 30 consecutive days. For the purposes of administering this yearly allotment,
any documented use of a banner or sign without a permit will be considered to have been
in effect for a minimum of seven days.

•

Number Allowed: Only one freestanding banner oriented towards motorists will be
allowed per 300 linear feet of road frontage. If a business is located in a multi-tenant
building or retail center and wishes to place a freestanding banner oriented towards
motorists, but another business on the property already has one in place, the second
business will only be allowed to place its banner along the wall of its tenant frontage.

Grand Opening Events: In addition to the above, a new business may utilize the following for a
period not to exceed 45 total days. The business may choose to utilize the 45 total days within the
time frame of up to 30 days prior to opening and up to 90 days after opening.
•

One temporary banner that may be ground mounted or placed on a wall with a maximum
size of 32 square feet, and if ground mounted, a maximum height of 6 feet.

•

Streamers, pennants, flags, balloons, and similar exhibits that do not exceed five total
displays. Each 20 feet of streamers and pennants counts as one display. Each inflatable
of a non-balloon variety counts as one display. Each balloon or bouquet of balloons
counts as one display, with a maximum of 64 cubic feet per balloon display (for example,
one 64-cubic-foot balloon or 4x4x4 bouquet).

For businesses that are located in multi-tenant buildings or commercial centers, all displays except
for the banner must be displayed immediately adjacent to the business’s space or in the adjacent
portion of the parking lot of the parcel.
This temporary sign allotment is independent from other permitted temporary sign allowances. The
business may elect to begin utilizing temporary signage allowed under the section called
Temporary Banners or Signs for Individual Businesses, immediately after terminating use of the
banner that is allowed under this section.
For the purposes of this section, a change of ownership, of type of ownership, or of management
does not constitute a new business.
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No permit fee will be charged for the grand opening signage allowed under this section.
3.

C.

Special Event Signage: For special events permitted under the Special Events’ section of this
ordinance, one temporary banner may be permitted per street frontage of a special event site
during the special event permit period, with a maximum size of 32 square feet for each sign.

Temporary Use of Banners in lieu of Permanent Signage: A banner may be used while awaiting
installation of permanent signage, to temporarily cover existing signage in the event of a business name or
logo change, or similar circumstance, as follows:
1.

The banner meets the sign area requirements of the sign it is designed to temporarily obscure or
replace.

2.

The banner is securely fastened to the wall or permanent sign structure to draw the banner material
taut and prevent flapping.

3.

A permit for such use may be issued for up to 60 days after the City has issued zoning compliance
approval for the business. As part of the permit application, the applicant must describe the details
and intended date of installation of the permanent signage.

8.10.3 PROHIBITED SIGNS
The following signs are prohibited:
A.

Flashing, Animated, or Moving Signs: Flashing, animated, non-stationary, or rotating signs, or
appurtenances to signs, or signs that are lighted in violation of the standards of the Sign Lighting section
below.

B.

Electronic Message Boards: Electronic message boards (EMB) except as specifically permitted or
exempted herein.

C.

Simulation of Warning Lights: Displays of intermittent lights resembling or seeming to resemble the
flashing lights customarily associated with danger, such as are customarily used by police, school, fire or
ambulance vehicles, or for navigation purposes.

D.

Signs Obscuring Official Signage/Signals: Signs located or illuminated to interfere with the effectiveness
of or obscure an official traffic sign, device, or signal, such as by providing a background of colored lights
blending with traffic signal lights or that might otherwise reasonably confuse a motorist when viewed from a
normal approach position of a vehicle at a distance of up to 400 feet.

E.

Signs Inside Sight Triangles: Signs located in places that would conflict with required sight distance
triangles or other standards of applicable traffic ordinances, including signs placed within public street
rights-of-way and required sight triangles at street intersections.

F.

Signs in the Public Right-of-Way: Signs placed in public rights-of-way unless otherwise allowed and
specifically permitted.

G. Roof Signs: Signs that are not an integral part of the building design but fastened to and supported by (or
on) the roof of a building, or projecting over or above the roof line or parapet wall of a building. This
includes business signs and merchandise such as but not limited to boats and automobiles that are used
as attention-attracting devices by placement on a roof by a business.
H.

Signs Attached to Trees or Utility Poles: Signs, posters, placards, or other advertising material attached
to trees, utility poles, or on other unapproved supporting structures outside of the public right-of-way.
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I.

Banners Inconsistent with Standards: Banners, unless attached in accordance with the standards of this
section to the façade of the business using them, to the face of an existing sign structure, or to temporary
supports allowed for Temporary Signs. Placement of banners on or between buildings, utility poles, or
otherwise outside of the allowed sign face is prohibited.

J.

Obscene Materials: Obscene pictures or other such advertising matter posted or exhibited on any
structure or in any show window or other public place within the City.

K.

Pole or Pylon-mounted Freestanding Signs: Pylon or pole-mounted on-premise or off-premise
freestanding signs.

L.

Billboards: New billboards in all areas.

M. Off-premise Advertising Signs: All off-premise advertising signs not specifically permitted herein,
including off-premise real estate signs.
N.

Pennants, Streamers, Inflatable Devices, and Other Attention-Attracting Devices: Individual or strings
of pennants, streamers, flags, balloons and other inflatable devices, searchlights, or other attentionattracting devices, except as specifically permitted herein.

O. Use of Neon or Similar Materials as an Attention-Attracting Device: The use of neon tubing, LED light
strips, or other lighting technology that gives the appearance of neon to outline buildings, windows or parts
of buildings, freestanding signs or other structures is a prohibited attention attracting device. The use of
certain neon and LED lighting elements are allowed under the Special Types of Permanent Signs section
below.
P.

Internally Illuminated Awnings: The overall internal illumination of awnings is prohibited; however,
permitted sign messages on awnings may be internally illuminated as long as such illumination is limited to
the immediate sign message area.

Q. Signs on Vehicles not Used in the Normal Course of Business: Except as provided for in Section
8.10.4(G), vehicles with signs in excess of 10 square feet per side parked so as to specifically function as a
freestanding sign, specifically including vehicles with signs parked within 50 feet of a right-of-way line
during business hours. Also specifically prohibited is the parking of vehicles with signs constructed and
attached to the roof, truck bed, or other parts of the vehicle which are added to the customary body of the
vehicle. This will not preclude the otherwise permitted overnight or weekend parking of regularly used
marked company vehicles in parking lots.

APPENDIX 8-B:
ASSOCIATED DEFINITIONS
SIGNAGE
Billboard
An advertising sign that exceeds the maximum height and/or sign message area limitations of this Ordinance and
directs the attention of the public to a commodity, product, service, activity, or any other person, place, or thing
which is not located, found, or sold on the premises upon which such sign is located.
Sight triangle
The triangular area formed by a diagonal line connecting two points located on intersecting right-of-way lines (or
a right-of-way line and the curb or a driveway).

*************************************************************************************************************************************
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In CHAPTER 9: SITE AND BUILDING DESIGN STANDARDS
9.2 RESIDENTIAL DESIGN STANDARDS—SINGLE-FAMILY DETACHED DEVELOPMENT

9.2.1
C.

APPLICABILITY
All new single-family detached residential development in existing neighborhoods that were approved prior
to 2006 and are at least 75% built out, and all new single-family detached residential development in Old
Town must show general compatibility with homes in the surrounding area of the neighborhood by using the
same or similar design elements, features, and construction style. Enough of the following elements must be
compatible with homes within the existing development such that the new residence does not stand out as
being out of place within the context of its surroundings.
1.

Foundations (whether raised or not, and materials used)

2.

Roof slopes

3.

Front and side façade materials

4.

Windows and doors

5.

Front porches (whether they exist or not)

6.

Garage/carport (whether they exist or not, and location and design)

7.

Location and visibility of parking areas and access drives

8.

Size of structure (overall mass compared with other residences in the area as well as the amount of
land taken up by the residence on the lot)

9.

Height of structure (number of stories)

10. Width and length of residence
11. Setbacks and building placement on the parcel
An exception exists for properties that are within a Historic Overlay District, in which case the City’s Historic
Design Review Guidelines would apply.
Additionally, when a plat or lot of record in Old Town is proposed for recombination with a plat outside of Old
Town, single-family residential development on the recombined plat must comply with the above.
9.2.2

GARAGES AND CARPORTS

A.

Required Garage Types: At least 30% of the houses in a development phase must have garages that are
located at least 18 feet behind the front façade, or side-loaded or rear-loaded garages.

B.

Location
1.

Street-facing Garages: Except for garages that are located at least 50 feet away from the right-ofway or are located on lots with a minimum lot size of one acre or greater, garages must be located
so as to comply with the following standards:
•

No street-facing garage may be located closer than two feet behind the primary front
façade (conditioned space) of the single-family structure it serves. An exception exists in
cases of proven difficult topography or unique existing natural features, provided that a
design is submitted that is compatible with existing topography, drainage, tree cover, and
other natural features of the lot.
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•

Any garage that is located less than 18 feet behind the front façade of the single-family
structure it serves must include at least two architectural features on the side including the
garage door(s) (i.e., trellis, columns, flanking doors, portico treatment, windows, dormers,
overhangs, eaves, roof line changes, decorative vent covers, molding, etc.).

The following images illustrate these requirements.

C.

2.

Side-Facing Garages: Side-facing garages must be oriented so that the vehicular entry into the
garage is generally perpendicular to the street that provides access to the lot.

3.

Garages on Lots Less than 60 Feet Wide: Except for garages on lots located on cul-de-sac
streets, garages on lots located on a block face with an average lot width of 60 feet or less must be
rear-facing garages accessed from alleys. An alternative garage pattern and means of access that
maintains an urban scale may be approved by the Planning Commission at the time of preliminary
plat approval based on site constraints or unique design proposal.

4.

Carport Locations: Carports must be located behind the front façade of the dwelling. A carport is
not considered side-loaded unless the façade facing the street is more than 65% enclosed.

Garage and Carport Design: Except for garages and carports that are located at least 50 feet away from
the right-of-way or are located on lots with a minimum lot size of one acre or greater, garages and carports
must comply with the following standards.
1.

Façade Size: Street-facing garage and carport façades are limited to 45% of the total area of the
front façade elevation of the dwelling 50% of the width of the front façade of the residence. The
image below the following Garage Doors section illustrates this requirement.
An exception exists for street-facing garages that are located 18 feet or more behind the front
façade of the dwelling.
In the case of carports, the perimeter of the carport façade will define the area measured.
•

2.

Measurement Rules:
o

Façade elevation is measured from the ground level to the eave of the roof.

o

In the case of carports, the perimeter of the carport façade will define the area
measured.

o

Façades of conditioned living space located above the garage are not included in
the garage façade area calculation.

Garage Doors: Individual garage doors fronting a street and visible from a street must not exceed
12 feet in width per door. The following image illustrates this requirement.
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Garage Façade Size and Garage Door Size

50% of
width of
front
façade of
residence

A maximum of three doors may front the street and be visible from the street for each dwelling, and
a minimum separation of at least one foot must be provided between the doors.
A wider decorative garage door with additional detailing such as windows, trim, and hardware, and
which visually simulates double doors, may be approved in limited cases to make a reasonable
accommodation under the Americans with Disabilities Act or for similar special needs; when
allowed, the wider door must include additional detailing that visually simulates double doors
through windows, trim and hardware.
3.

Compatibility: The exterior materials, design features, and roof form of garages and carports must
be compatible with the building it serves.

4.

Details: Attached side-facing garages must have architectural details and windows that mimic the
features of the living portion of the dwelling on the side of the garage facing the street.

9.3 RESIDENTIAL DESIGN STANDARDS—SINGLE-FAMILY ATTACHED AND MULTIPLEFAMILY DEVELOPMENT
9.3.3

OUTDOOR AREAS FOR SINGLE-FAMILY ATTACHED PROJECTS
In addition to the open space for the entire project, a rear yard area must be provided for each single-family
attached lot. The area must be at least 12 feet deep and must run along the entire width of the parcel. For
odd-shaped or corner lots, an equivalent amount of yard area must be provided, but it can be configured
differently to wrap around the side of the structure.
Parking areas that are provided to meet the parking standards of this ordinance do not count towards this
requirement. The intent is for each parcel to have an individual yard area outside in which the property
owners or tenants may recreate.
In addition to the common open space for the entire project, each unit must have yard, balcony, covered or
screened porch, or rooftop area provided as outdoor living area. The overall outdoor living area must be the
equivalent of 12 feet times the width of the lot (for example, 288 square feet on a 24-foot lot because 12 x 24
= 288).
If a covered or screened porch is used, it must have a minimum depth of six feet.
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If located in a yard, the area should have a fence or hedge, or otherwise be delineated to provide separation
from common areas, and be provided with an appropriate surface for the intended use.
Parking areas that are provided to meet the parking standards of this ordinance and driveways that access a
garage do not count towards this requirement. The intent is for each parcel to have an individual area
outside in which the property owners or tenants may recreate.
Examples:

9.3.4

ALLEYS AND PARKING
In addition to parking standards found within the use-specific standards’ section of Chapter 4: Primary Land
Uses for these uses, and the parking standards found within Chapter 8: Development Standards, sSinglefamily attached and multi-family projects must comply with the following, in addition to any related standards
elsewhere in this Ordinance:
A.

Alleys: When an alley is provided for single-family attached projects in accordance with the use-specific
standards of Chapter 4, the following standards must be met:
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B.

e.

Must be Private: All alleys must be private roads, with a homeowners or property owners
association formed with sufficient scope and authority to provide maintenance.

f.

Design Standards: Alleys must be provided in accordance with these standards:
Where lots are served by alleys or similar off-street shared driveway access, such lots
must access garages and/or off-street parking areas from the alley or similar off-street
shared driveway access and not from a street.

•

Lots served by alleys must not have driveways in front or corner side yard areas.

•

No dead-end alleys will be permitted, except limited extensions off through alleys
where services can be provided.

•

Intersections of alleys or turns in alleys are discouraged, and will be approved only
where existing development precludes a through route, or where road configuration or
a significant urban design feature, such as a public square or other open space,
justifies a turn or intersection. All such intersections or turns must be configured to
accommodate a 25-foot turning radius within the pavement where necessary to
provide City service access.

g.

Must Meet City Standards: All alleys must be built to City standards in accordance with the Street
Specification Standards’ table below, and all other applicable City construction and design
standards.

h.

Maintenance Standards: Alleys must be maintained to allow for access to public utilities and the
provision of public services.

A. On-Street Parking:
1.

C.

•

Single-family attached projects must provide on-street parking on both sides of each street
throughout the development, striped and defined by bulb-outs.

Off-Street Parking:
1.

Off-street surface parking lots associated with single-family attached or multiple-family dwellings
cannot be located between any structures and the street.

2.

Off-street surface parking lots located next to a building must not occupy more than 25% of the
parcel’s street frontage. Associated driving areas must be included as part of such off-street
surface parking.

3.

Any podium parking or structured parking should be adequately screened and integrated into the
overall design of the building through the use of metal screens, louvers, grilles, and/or green
screens.
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Case No. T-2018-02
Proposed Amendments to Zoning Ordinance
and Historic Design Review Guidelines
Board of Historic Review
Meeting Date: August 2, 2018
Applicable Content:

Zoning Ordinance (parts of Chapter 2: Administration,
Chapter 8: Development Standards, Chapter 10:
Nonconformities, and Chapter 11: Enforcement)
Historic Design Review Guidelines

Application Date:

May 8, 2017

Applicant:

Rock Hill City Council

BACKGROUND
About a year ago, City Council sponsored a project to review and update the entire
Zoning Ordinance. This work has been completed in four phases. The material that is
summarized below is part of the last phase of this project, which includes proposed
changes to the sections of the Zoning Ordinance that deal with administration and
process, nonconformities, and enforcement, as well as to the Historic Design Review
Guidelines.
The Board of Historic Review (BHR) and the Planning Commission will hold public
hearings on and make recommendations to the City Council about the topics within this
package that are related to historic preservation, while only the Planning Commission
will hold a public hearing on and make a recommendation to the City Council about the
topics within the larger package that are not related to historic preservation.
The City’s Historic Design Review Guidelines apply to the nearly 300 properties that are
located within the City’s Historic Overlay District. The Historic Overlay District includes
many commercial buildings located Downtown and along corridors such as East Main
Street and Oakland Avenue, as well as many residences located in neighborhoods such
as East Town and Marion Street. The Historic Design Review Guidelines make up an
additional set of regulations on these properties that do not apply elsewhere in the City.
They were adopted in 1990 and were last updated in 2009.

EXPLANATION OF PROPOSED AMENDMENTS
The topics within the fourth package of proposed amendments that are before the
Board of Historic Review for public hearing and a recommendation to City Council
include the following. Please note that because this staff report is in summary form, we
have provided annotated versions of the proposed amendments for your information as
well.
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A. General
1. Update the appearance of the document, clarify and shorten the wording,
and use local photographs in place of drawings.
2. Add a section within the Historic Design Guidelines for commercial
structures that are located outside of the Downtown zoning district.
Currently, the only section that has standards for commercial structures is
specific to properties that are located Downtown, which are inherently
different from commercial structures in other areas, such as along East
Main Street and Oakland Avenue.
3. Add “restore property to previous condition” to the possible penalties for
violations of the Zoning Ordinance respective to properties within the
Historic Overlay District. (Currently, that penalty is listed in the Historic
Design Review Guidelines but not in the Zoning Ordinance.)
B. Review Process
1. Remove the framework that divides the Guidelines into “normally required”
and “recommended” sections, which is confusing to administer.
2. Create a new classification system for the properties that divides them into
three tiers:
o Properties that are listed on or are eligible for listing on the National
Register of Historic Places;
o Properties that are not listed on nor are eligible for listing on the
National Register of Historic Places, but that otherwise contribute to
the character of the district; and
o Properties that do not contribute to the character of the district
(1970s apartment buildings and offices, etc.).
The classification of the property would determine the types of requests
that staff reviews and the types of requests that the Board of Historic
Review reviews after a public hearing.
Because it takes about 30 days to have an application heard before the
BHR due to public notice requirements, staff would review requests of a
small scale (such as repairs) on all three tiers of properties, and would
review nearly all types of requests for properties that are located within the
historic district but that do not contribute to the architectural fabric of the
neighborhood.
Standards of review would be applied, regardless of who the reviewing
authority is:
o Will the changes affect the exterior appearance of the property?
o Will the change be consistent with historical, architectural, or other
relevant qualities of the property or surrounding historic district?
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o Will the request create a negative or positive impact on the
surrounding historic district?
o Does the request comply with the specific standards of the Historic
Design Guidelines?
It would be clarified that the historic design standards are to be applied as
guidelines, with the approving authority using its discretion to determine
how to apply the standards in a given case.
3. Make the hardship exemption process less burdensome and costly to
apply for.
The existing guidelines require the applicant to hire a certified appraiser to
perform an economic feasibility analysis. The Board may approve the
request for hardship exemption only if the analysis indicates that the “as
is” market value and rehabilitation costs exceed the “after rehabilitation”
market value by 15% or more.
In all cases except for demolitions that have not been required by the
City’s Certified Building Official based on public safety and welfare
concerns, the proposed revisions would allow the applicant to simply
provide three estimates for performing the work based on the guidelines,
and three estimates for performing the work as proposed by the applicant.
The Board would evaluate the hardship exemption request based on an
expanded set of criteria: whether requested estimate is reasonable based
on the level of workmanship and experience associated with each
estimate, the cost of the improvements compared to the value of the
structure, the importance of the work to the structure, whether the change
would affect the character of the district, where the structure falls within
the classification range explained above (National Register, contributing,
or non-contributing), whether the structure is located within the heart of a
historic district or is on its fringes, and other criteria that the Board
determines are relevant to the particular request.
4. Clarify that no review is required for interior changes to structures—nor for
paint color or landscaping unless they are reviewed as part of a larger
project.
5. Give the Board of Historic Review the authority to hold public hearings on
and to make recommendations to City Council about the following:
o Amendments to the Historic Design Guidelines;
o Amendments to the Zoning Ordinance on historic topics; and
o Rezonings into/out of the Historic Overlay District.
This authority currently lies with the Planning Commission alone, although
we have informally involved the BHR in these types of cases in the past.
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C. Cementitious siding (“HardiePlank”) and engineered wood
Background
Because they were written so long ago, the Historic Design Review Guidelines are
silent as to whether cementitious siding (which usually goes by the brand name
“HardiePlank”) and engineered wood siding can be used on properties within the
Historic Overlay District. They address only aluminum and vinyl siding.
In recent years, though, we have seen an increased interest among some owners of
properties within the City’s Historic Overlay District in replacing the original wood siding
on their homes with a substitute material—usually HardiePlank. In most cases, staff has
been able to show the property owners that the wood is not in as bad of a condition as
they had feared, and the property owners have chosen to repair the existing siding
instead of replacing it.
In two recent cases, though, property owners have persisted with requests to replace
original wood siding with HardiePlank—one on a National Register-listed property and
the other on a contributing property. Their reasons for requesting the use of
HardiePlank may be summarized as follows:
o The original wood siding had significant rot or deterioration;
o The original wood siding had or likely had asbestos or lead;
o Because of the above, the original wood siding would require an unreasonable
amount of time, expense, and/or expertise to properly scrape and repaint;
o It is difficult to find quality wood siding for replacement boards these days; and
o HardiePlank has improved longevity over wood siding; is easier to maintain over
time; better protects the home from potential rot, termite damage, and fire; and is
more economical to purchase.
During the hearings on these requests and since that time, a few property owners of
other residences within the Historic Overlay District have expressed concerns about the
use of HardiePlank siding on homes within the district. These concerns have included
the following:
o It is unfair that some property owners have taken the time and gone to the
expense of restoring the original wood siding on their homes when others have
not been required to do so;
o The use of a modern material such as HardiePlank diminishes the historic nature
of the structure and detracts from the historic character of the neighborhood; and
o If the character of the historic district is undermined, property values may be
negatively impacted.
After hearing these different perspectives and analyzing the facts at hand in each case,
the Board of Historic Review ultimately approved both requests to replace the existing
wood siding with HardiePlank. The “before” and “after” photographs of both homes are
included within this report.
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Staff is now proposing to allow cementitious siding and engineered wood siding in
limited circumstances as a compromise between the two points of view. Our proposal
relies on the three-tier classification system to distinguish between the different property
types.
o For properties that are listed on or are eligible for listing on the National Register
of Historic Places, full-scale replacement siding would be discouraged, but may
be approved under a hardship exemption request if all sides of the structure
exhibit significant rot and deterioration. The applicant would have the burden of
proof, and the decision would be made by the Board of Historic Review and not
by staff. If full-scale replacement siding is approved, the use of the same
materials as on the original structure (i.e., wood) would remain preferred, but
cementitious siding or engineered wood would be allowed as long as it looks as
similar to the original material as possible and does not conceal the architectural
details of the structure.
o For properties that are not listed on, nor are eligible for listing on the National
Register of Historic Properties, but that otherwise contribute to the character of
the district, a hardship exemption process would not be required. These
properties would be allowed to use cementitious siding or engineered wood as
long as the new siding looks as similar to the original material as possible, and
does not conceal the architectural details of the structure. A number of homes in
this “middle tier” category were not constructed with wood siding originally but
rather were constructed with brick.
o For properties that do not contribute to the character of the district, any type of
siding that is allowed under the Zoning Ordinance would be allowed. These
structures usually were not built with wood siding originally. The application of the
guidelines to these properties would be limited to considering whether the
proposed change would help the structure become more consistent with the
surrounding historic district or would otherwise improve the character of the
district, or whether it would detract from the district.
National guidelines
The Secretary of the Interior’s Standards for Rehabilitation require the repair of
deteriorated historic features rather than the replacement of them, and go on to say that
“Where the severity of deterioration requires replacement of a distinctive feature, the
new feature will match the old in design, color, texture and, where possible, materials.”
The National Park Service’s Technical Preservation Brief for substitute materials builds
upon this standard to approach the use of substitute materials using this framework:
o First, attempt to repair and maintain the original materials.
o Second, if that is not possible, use the same material as a replacement (i.e.,
replace deteriorated wood siding with new wood siding).
o Third, if that is not possible because of the unavailability of historic materials, the
unavailability of skilled craftsmen, inherent flaws in the original materials, or
code-required changes, then substitute materials may be used. When substitute
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materials are used, they should be compatible with the historic materials in
appearance or be installed in a manner that tolerates differences, and they must
meet certain performance expectations over an extended period of time.
Our proposal is different from national guidelines in that it would give the owners of
properties that are listed on or are eligible for listing on the National Register of Historic
Places the discretion to choose to replace their original wood siding with cementitious
siding or engineered wood siding when it can be shown that a significant portion of the
original wood siding is rotted or deteriorated. Additionally, it would allow the owners of
properties that are not National Register-listed or-eligible but that otherwsie contribute to
the character of the district complete discretion about deciding whether to repair existing
wood, or to replace it with wood, engineered wood, or cementitious siding.
The National Park Service’s preservation brief recognizes that a less rigid approach
than its suggested framework is becoming more common and can lead to positive
outcomes within communities:
“Some preservationists advocate that substitute materials should be avoided in all but
the most limited cases. The fact is, however, that substitute materials are being used
more frequently than ever in preservation projects, and in many cases with positive
results. They can be cost-effective, can permit the accurate visual duplication of historic
materials, and last a reasonable time. Growing evidence indicates that with proper
planning, careful specifications and supervision, substitute materials can be used
successfully in the process of restoring the visual appearance of historic resources.”
Other jurisdictions
Jurisdictions across the country have wrestled with this issue in recent years, with the
ultimate approach varying by locale. These approaches can be generally summarized
into two main groups in relation to properties that are National Register- listed or eligible, or that otherwise contribute to the district:
•

If replacement is necessary, replacement must or should be with same materials
as the original: Greenville and Charleston, S.C.; Wilmington, N.C.; and
Savannah, Ga.

•

Discourages replacement with substitute materials, but allows property owners to
consider using them in limited cases: Charlotte and Raleigh, N.C.; Beaufort and
Columbia, S.C.; and Washington, D.C.
o Charlotte—considers on a case-by-case basis
o Raleigh—must be technically infeasible to use original material
o Beaufort—allows if current siding is metal or asphalt, and no wood is
underneath
o Columbia—great quantity of wood must not be salvageable
o Washington, D.C.—allows if replacement with original material is not
technically or economically feasible
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Many jurisdictions in both groups allow the use of cementitious siding on additions to
National Register- and contributing properties, on non-contributing properties, on new
construction within the district, and on accessory buildings.
It is also worth noting that while Savannah, Ga., only allows the use of HardiePlank on
non-contributing properties, it experienced a situation where a property owner who
wanted to replace wood with HardiePlank successfully petitioned to remove the property
from the historic district in order to do so. You may recall that was the situation with one
of the cases here in Rock Hill that is described above, but because the Board of Historic
Review ultimately allowed the HardiePlank, the property owner withdrew the request to
remove the property from the Historic Overlay District.
D. Historic Overlay District Boundaries
Lastly, in reviewing the maps of the Historic Overlay District for this project, staff
observed that about 15 properties—primarily, a few modern commercial properties—
seemed to be out to place in terms of inclusion within the district. Because inclusion in
the district means that an additional set of regulations apply to the properties that would
not make sense for them, staff is recommending the removal of these properties from
the Historic Overlay District. The properties proposed for removal are listed in an
appendix to the proposed Historic Design Guidelines, and photographs of them are
included within this staff report.
If approved in concept by City Council through its review of this package of proposed
amendments to the Zoning Ordinance and Historic Design Review Guidelines, we
would bring those properties forward for consideration of removal from the district later
this fall and winter. This would take the form of removing the Historic Overlay District
from these properties. That action would be a form of rezoning, with all of the due
process that rezonings entail, such as notice to the surrounding property owners and a
public hearing.
PROCESS
The following meetings have already taken place about these proposed amendments.
•

A workshop with the Board of Historic Review on May 3

•

A workshop with the local development community on May 16

•

A workshop with the Planning Commission and City Council on June 25

The proposed amendments have been posted on the City’s website since June 12, and
a legal advertisement for this public hearing was published in The Herald on July 14.
After receiving a recommendation from the Board of Historic Review tonight, these
proposed amendments are tentatively scheduled for the following:
•

Planning Commission meeting on Sept. 4 (public hearing and recommendation to
City Council)
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•

City Council on Sept. 24 and Oct. 8 (consideration of recommendations from the
Board of Historic Review and the Planning Commission, and consideration of
approval of the ordinance that would make these changes)

PUBLIC INPUT
Staff has heard from two residents of the East Town Neighborhood with general
concerns about the proposed changes. Staff made both aware of the public hearing
tonight as well as before the Planning Commission in September, and has included an
email from one of the residents in this packet.
RECOMMENDATIONS
Staff Assessment
The Historic Design Review Guidelines were adopted in 1990 and have not been
updated since 2009. An update is appropriate at this time in order to:
•

Help improve and and clarify the review processes for proposed changes to
the properties that are located within the Historic Overlay District;

•

Create standards relative to cementitious siding and engineered wood siding
that are a compromise between the divergent viewpoints between property
owners within the City’s historic neighborhoods; and

•

Create standards for commercial properties that are not located Downtown
but that are located within the City’s Historic Overlay District.

Additionally, removing the specified properties from the Historic Overlay District would
ensure that they are not subject to the additional regulation of the Historic Design
Review Guidelines when the guidelines do not make sense for them.
Staff Recommendation
Staff recommends approval of the proposed amendments to the Zoning Ordinance and
the Historic Design Review Guidelines.
Attachments
•

Appendix A: Proposed Amendments to Historic Design Review Guidelines

•

Appendix B: Proposed Amendments to Zoning Ordinance

•

Appendix C: Excerpts from the existing Zoning Ordinance and Historic Design
Review Guidelines


The existing sections of the Zoning Ordinance that are analogous
to those that are proposed
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The artificial siding standards in the existing Historic Design Review
Guidelines (p. 15-16 and 56-59)

Note that a full set of the existing Zoning Ordinance and Historic Design Review
Guidelines are not attached; they are available at
http://www.cityofrockhill.com/home/showdocument?id=2065 for the Zoning
Ordinance and http://www.cityofrockhill.com/home/showdocument?id=1283 for
the Historic Design Review Guidelines.
•

Appendix D: Artificial Siding Background
o List of how other jurisdictions handle requests to use cementitious siding
and engineered siding
o “Before” and “after” photographs of the two properties within the City’s
Historic Overlay District that have used cementitious siding
o National Park Service Technical Preservation Brief about the use of
substitute materials on the exteriors of historic structures

•

Appendix E: Summary of the properties proposed for removal from the Historic
Overlay District

•

Appendix F: Public input

Staff Contact:

Leah Youngblood, AICP
Planning & Zoning Manager
803-329-5569
leah.youngblood@cityofrockhill.com

APPENDIX A:
PROPOSED AMENDMENTS TO HISTORIC DESIGN GUIDELINES

Propose to replace the existing Design Review Guidelines Manual for historic properties
with this updated version.

HISTORIC DESIGN GUIDELINES
ROCK HILL, SOUTH CAROLINA

PLANNING & DEVELOPMENT DEPARTMENT
CITY OF ROCK HILL SC
Last updated: ___________________
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INTRODUCTION
When the City adopted its first set of Historic Design Review Guidelines in 1991, an estimated
2,000 communities across the country had confirmed historic preservation ordinances and
design review guidelines to preserve and protect their historic areas. Then, as now, “The reasons
for this are both aesthetic and economic. Preservation of our historic areas maintains a
community's sense of character and identity. Preservation also supports property values,
promotes heritage tourism, and preserves natural resources through the conservation of
building materials. Design guidelines provide a community with specific criteria for rehabilitation,
new construction, and maintenance of an area's site and setting.” In the years since, thousands
more communities across the United States have adopted guidelines and ordinances designed to
protect historic properties, all within the same context.
Rock Hill experienced extensive growth and development at the turn of the century, and most of
the historic architecture of the community dates from this period. Much of the original
commercial area on Main and Hampton streets was built prior to 1940, as were most of the
neighborhoods surrounding Downtown. Concentrations of historic architecture remain on
Marion Street, Main Street, and Oakland Avenue, and historic districts have been designated in
these areas. It is the intent of the City of Rock Hill to preserve and protect these historic
neighborhoods for future generations.
The design review criteria found in this document are intended for the use of the Rock Hill Board
of Historic Review (BHR or Board), along with residents and property owners in the historic
districts. The guidelines are designed to:
1) Provide an analysis and understanding of the character of Rock Hill's historic districts;
2) Identify design and streetscape issues to preserve the historic character of each
district;
3) Recommend appropriate rehabilitation procedures for properties in each district; and
4) Recommend appropriate types of new construction for each district.
The guidelines for Rock Hill are based upon extensive analysis and review of the types and
interaction of historic buildings in the community to create a particular visual time and place.
Characteristics of each building were recorded concerning size and scale, overall plan, materials,
orientation, decoration, and site features. From this analysis the guidelines have been prepared
to strengthen and reinforce each district's existing character.
This document is part of Rock Hill's ongoing commitment to historic preservation. A
comprehensive survey of the City's architectural and historical resources was completed in 1988
with 1,261 properties inventoried. From this data, recommendations were made concerning
individual properties and districts that appeared to meet National Register criteria, and a
multiple-property nomination to the National Register was originally prepared in 1990. In 2004, a
second inventory was done of 960 additional properties.
Historic preservation has been incorporated into master plans for Rock Hill and will be part of
future economic and community development.
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Commented [YL2]: Generally throughout document,
propose to change formatting, combine sections on similar
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HISTORICAL OVERVIEW
The City of Rock Hill is in the northeast section of York County, near the western bank of the
Catawba River, in the Piedmont Region of South Carolina. At an elevation of 680 feet, the town
sits on the highest point along the early railroad route between Charlotte, North Carolina, and
Augusta, Georgia. In 1728, Colonel William Byrd of Virginia described the area as “a charming
place…the air very wholesome, the soil fertile, and the winters mild and serene.”
Rock Hill owes its existence and prosperity to the coming of the railroad and to the cotton/textile
industry. The City was established when the South Carolina Railroad began planning its track in
1848-49. The community of Ebenezer, later incorporated into Rock Hill, refused to deed any
land to the railroad. The tracks were laid instead through the plantations of George P. and Ann
Hutchison White, and Alexander Templeton Black. Black deeded a 65-foot right-of-way and a lot
for a depot, and laid out a town with 23 lots alongside the tracks. Rock Hill’s first post office was
established in April 1852, and in June the first train came through en route to Charlotte. Early
plantation farmhouses in the area were gradually enveloped by the growing town.
By 1860, the area had nearly 300 residences, 11 stores, two saloons, two schools, two carriage
shops, three blacksmiths, three shoe shops, a tannery, a cabinet shop, a post office, and a
Masonic Lodge. Rock Hill was a point of transfer for Confederate troops and military supplies
during the Civil War, and toward the end of the war, some houses and lands experienced
damage by renegade Union troops. Beginning in 1866, many new people arrived in town,
including Civil War veterans.
Rock Hill presented its first petition for incorporation to the South Carolina General Assembly in
October 1855, but the request was not approved at that time. The town was finally incorporated
in 1870 with a population of 250 people. It was laid out in a one-mile radius circle with the
center at the Gordon Hotel, located on East Main Street.
After the Civil War, cotton production waned in the South Carolina low country and prospered in
the upcountry around Rock Hill. Area farmers shipped increasing quantities of cotton out of
Rock Hill by rail. In 1869, the market handled 2,000 bales; by 1883 15,000 bales were shipped.
The town boomed after 1870, warehousing cotton from all over the upcountry for shipment to
New York. Partly in response to the tremendous quantity of baled cotton being shipped through
Rock Hill to northern mills, Rock Hill businessmen promoted the idea of establishing cotton mills
in the area. The Rock Hill Cotton Factory began operating in 1881 with 100 employees, having
an immediate impact on the community.
In 1886, Rock Hill was a thriving town with 1,000 citizens, two banks, and a full complement of
druggists, grocers, hotels, and lawyers. Throughout the state, the cotton market went through a
cyclical pattern that peaked in 1881, 1889, and 1895. This pattern is reflected in the rise of Rock
Hill’s textile manufacturing industry. The Standard Mill and the Globe Cotton Mill opened in
1889; the Arcade and Manchester Mills were founded in 1895. In addition to the mill buildings
themselves, large mill villages to house workers were built adjacent to the mills, housing
hundreds of Rock Hill residents.
During this period of rapid expansion in Rock Hill, another well-known industry was founded.
The Holler and Anderson Buggy Company was started between 1886 and 1889 in the rear of the
Main Street buildings owned by A.D. Holler. The company became a national leader in the
manufacture of horse buggies and was renamed the Anderson Buggy Company in 1912. The
company became Anderson Motor Company in 1916 and adapted its factory to the manufacture
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of cars. The factory peaked in 1920, but could not compete with Detroit and went out of
business in 1924.
The town’s rapid growth from 2,744 citizens in 1890 to 4,000 in 1891 to 5,485 by 1900 can be
attributed to the railroad and to the textile industry. Rock Hill also received recognition in 1894
when Winthrop Normal and Industrial College was built. The goal of the school was to educate
young women who would teach in the state’s public schools. The college was built around
Oakland Park in the northern section of the City.
William Blackburn Wilson, a local representative to the state senate, organized the Rock Hill Land
and Town Site Company around 1890 with the purpose of developing the Oakland Avenue area.
Wilson had visited Oakland, California, and modeled his development and the 100-foot wide
Oakland Avenue after that city. In 1890, his company acquired the McCorkle-Fewell-Long House
where Wilson lived until moving into his own house, now known as the Oratory, on Charlotte
Avenue. The 30-acre Oakland Park, laid out as a central part of the development, was given by
the company to the City as part of Rock Hill’s campaign to secure the location of Winthrop
College, and was an important factor in its being selected.
The City enjoyed tremendous urban development throughout the early 20th century. In 1907, the
town contained five cotton mills, a cotton oil mill, and four banks. Residential development
extended in all directions around the downtown area with many large homes built on Main
Street and Oakland Avenue. James White opened Woodland Park along Marion Street in 1906,
and this development was laid out with cement block sidewalks at a time when the rest of the
City outside the business district was unpaved.
In 1910, Rock Hill boasted a population of 5,500, and this number increased to 8,809 by 1920.
Between 1920 and 1930, Rock Hill grew by another 3,000 residents and many new buildings
were constructed in the downtown area. The most notable of these was the six-story Citizens
Bank and Trust Company, built at the corner of Main and Caldwell Streets in 1925. This was
followed in 1926 with the construction of the six-story Andrew Jackson Hotel at the corner of
Main Street and Oakland Avenue. In addition to work in the downtown area, many new
residences were built throughout the City. Many of these reflected the popular Bungalow style
of the period and examples of this house type are found on many streets. By 1930, the
population had grown to more than 11,000. Despite the failure of several banks, the City fared
comparatively well during the Depression. A major industry, the Rock Hill Printing and Finishing
Company, opened in 1929 and provided employment for many workers. Seven textile mills
remained in operation with 3,400 employees listed in 1936. The Works Progress Administration
and the Civilian Conservation Corps, as well as public schools and the Winthrop College campus,
undertook several construction projects.
Since the Depression, Rock Hill’s economy has become increasingly diversified. Although many
of the original cotton mills have closed doors, the textile legacy remains in the form of these
buildings that have been adapted for concentrated reuse, including housing, retail and office
space. Several major industrial and office parks have been created and hundreds of new jobs
have come to the area from a number of well-known international businesses as well as local
enterprises. Rock Hill is also benefiting from the continued growth and development of the
Charlotte metropolitan area. Despite the rapid changes of recent decades, Rock Hill maintains
its commitment to preserving its past and reinforcing its unique character.
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PURPOSE OF DESIGN GUIDELINES
Design guidelines for historic areas are intended to preserve and protect the existing
architecture and provide for compatible new growth and development. Guidelines provide a
blueprint for communities to maintain and enhance the character of historic areas as well as
strengthen and reinforce community identity. The implementation and utilization of guidelines
can have an immediate visual impact on a community with tangible aesthetic results, which can
be further translated into important economic considerations.
A. Design Guidelines Can Enhance and Protect Property Values
The 1980s witnessed a surge of interest across the country in reviving historic neighborhoods
and commercial areas. Investment in historic neighborhoods increased significantly, resulting in
the stabilization and enhancement of property values. Real estate companies have recognized
the growing market of individuals and families interested in historic residences and have
increasingly used preservation in their marketing techniques. This trend is visible in Rock Hill's
historic neighborhoods where a number of residences have been restored in recent years.
Design guidelines assure property owners that their investment in an historic neighborhood will
be protected. Just as suburban and planned developments are marketed for particular qualities,
so are those of historic neighborhoods. Guidelines help to ensure that rehabilitation and new
construction is in keeping with the overall character of a district and minimize incompatible
development that could impact a property owner's investment.
B. Design Guidelines Promote Heritage Tourism
Visitation of historic sites and communities is often referred to as heritage or cultural tourism.
Tourism is one of the fastest-growing areas in the nation's economy and is of increasing
importance to the growth and development of many communities. Historic preservation has
been successfully used to stimulate heritage tourism and holds promise for Rock Hill. Through
design guidelines, the character of Rock Hill's historic neighborhoods and commercial areas can
be preserved and maintained to stimulate heritage tourism efforts.
C. Design Guidelines Reinforce Community Identity
Companies can now pick and choose from a large list of competing communities when deciding
where to build facilities. Increasingly, those communities exhibiting a good quality of life are
attracting desirable companies and development. Quality of life factors include facilities such as
good schools and parks, and aesthetics such as attractive and healthy residential neighborhoods
and commercial areas.
A community's appreciation of its heritage and character is demonstrated through its attitude
towards historic preservation. Preservation of historic and architectural resources is a positive
attribute and can be used as part of a community's overall marketing efforts. Rock Hill is a good
example of this technique with the Historic Preservation section of the Cultural Resources
element found within the Rock Hill Comprehensive Plan. Design guidelines can ensure that
historic and architectural resources are protected, and that the historic districts can
accommodate growth in a positive manner.
The purpose of the Rock Hill Historic Design Guidelines should provide owners of historic
properties and the Board of Historic Review with uniform design standards to follow in the
review process, and to offer information on rehabilitation and appropriate new construction to
property owners to assist them in planning and designing their projects.
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PROCESSES AND AUTHORITY FOR REVIEW
A. Zoning Ordinance Controls
The Zoning Ordinance sets forth the authority for the review of these Guidelines. This summary is provided for
informational purposes only. If a conflict is found between this summary and the Zoning Ordinance, the Zoning
Ordinance controls.
B. Properties to Which These Guidelines Apply
These Guidelines apply only to properties that are located within one of the City’s Historic Overlay Districts. A
person can learn whether a property is located within one of these districts by:
•
•
•
•

Referring to the list in Appendix A of this document;
Calling the Planning & Development Department;
Viewing the Historic Overlay District on the City’s GIS (Geographic Information System), which is
available on the City’s website; or
Viewing a map of the districts that are on file in the Planning & Development Department.

C. Certificates of Appropriateness
1. No review required
For properties that are subject to these Guidelines, interior changes or alterations do not require review unless
the interior of a particular building is identified in the historic designation ordinance creating that designation.
Additionally, landscaping and exterior paint colors do not require a review for a Certificate of Appropriateness
of their own, but if the property is already undergoing a Certificate of Appropriateness review for other
proposed changes, they may be reviewed as part of that process, so standards are included below in the
appropriate sections.
2. Framework for delineating review authority
Some work that does require a review of these standards can be reviewed by City staff members, while some
work requires further review by the City’s Board of Historic Review (BHR). Who reviews which types of requests
for Certificates of Appropriateness is set forth on the chart on the next page, and is largely dependent upon the
categorization of the property based upon these three tiers. Appendix A contains a list of the properties located
within the City’s Historic Overlay District by these tiers.
a. National Register-listed or -eligible properties: These are properties that are listed on or are
eligible for listing on the National Park Service’s National Register of Historic Places. The
standards for listing on the National Register of Historic Places include:

7|P a g e

i.

Generally at least 50 years old and looks much the same as it did in the past.

ii.

One or more of the following:
•

Associated with significant people, events, activities, or developments
important in the past;

•

Has a significant architectural, landscape, or engineering history; or

•

Yields or has the potential to yield important information about our past.

Commented [YL3]: Note: None of the properties that are
currently in the district have the interior reviewed, but this is
existing language and would allow us to do that in the future
if the need ever arose for a particularly significant building.
City Council would determine whether the interior of any
building should be reviewed upon adding such a building to
the Historic Overlay District through the rezoning process.
Commented [YL4]: Propose to add landscaping and paint
review only as part of projects that are already going through
a COA review.
Commented [YL5]: Propose to better enumerate what is
reviewed at a staff level and what is reviewed by the BHR,
and to draw the line largely based on how significant a
particular structure is, using this tiered system:
•Listed or eligible for listing on the National Register of
Historic Places
•Contributes to the character of the district but is not listed
or eligible for listing on the National Register of Historic
Places
•Does not contribute to the character of the district

b. Contributing properties: These are properties that are not listed on or eligible for listing on the
National Register of Historic Places, but that contribute to the character of the district
nonetheless. These properties generally exhibit architectural features that help define the
historic district in which it exists. Typically, these structures were built during the district’s “era
of significance,” the time period in which the majority of the structures were constructed, but do
not meet the standards for listing on the National Register of Historic Places.
c. Non-contributing properties: Properties that do not contribute to the character of the district.
These are those properties that exist within the City’s Historic Overlay District but that do not
exhibit features that help define the district. Most often, these structures were built after the
district’s “era of significance” but before the City adopted these Historic Design Guidelines. In
many of the City’s historic districts, these buildings include fast food restaurants, convenience
stores, office buildings, and small strip shopping centers mixed in with residential structures.
3. Reviewing Authority for Different Types of Certificate of Appropriateness (COA) Requests
The following chart shows which types of requests for Certificates of Appropriateness that staff
reviews and which types of requests for Certificates of Appropriateness that the Board of Historic
Review reviews based on the three-tier categorization system explained above.
For requests that are designated to be reviewed by staff, staff may at any time and for any reason
choose to refer an application to the Board of Historic Review.
Type of request
National Register-listed or -eligible
Primary structures
• Repairs and ordinary maintenance to existing primary structure
when there is no change in design, material, color, or outer
appearance
• All other exterior changes to existing primary structure
• New construction of primary structure
Accessory structures and site design components
• Parking lots and driveways
• Light fixtures
• Signs1
• Handicap ramps
• Heating and air conditioning units
• Solar panels
• Satellite dishes
• Accessory structures
• Fences and retaining walls on rear and secondary façades
• Fences and retaining walls on front façade
• Sidewalks and street improvements
Other
• Relocation of historic structures
• Demolition
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Reviewing authority
Staff
Board of Historic
Review






















Commented [YL6]: Propose to remove a process that we
currently have for a subgroup of the BHR and staff to review
certain items. This would no longer be needed with the
proposed changes to the structure for how to handle these
properties based on this three-tier system, and it is legally
questionable from a procedural standpoint.
What this group had been allowed to review by phone or
email in the past:
•Simple signage.
•Canvas awnings and canopies.
•Handicap ramps for residential use only.
•Decks at ground level, not visible from any street and not
requiring alteration to any structure.
•Rear fire escapes and ramps.
•Rear yard fencing not visible from any street.
•Security grilles of a simple design.
•Skylights and solar panels not visible from any street.
•Exterior lighting in keeping with the Guidelines.
•Removal of additions or alterations not original to the
structure.
Commented [YL7]: Propose to add this concept.
Commented [YL8]: This would be in the rare case when a
National Register-listed or -eligible property were
demolished due to decay over time, etc.


• Reconstruction of historic structures

• Hardship exemptions

• Appeals of staff decisions
Contributing property
Primary structures

• All exterior changes to existing primary structure except as
indicated in the two boxes immediately below

• Significant additions to existing primary structure visible from
public streets

• Alterations to existing primary structure when changing from
residential to commercial use

• New construction of primary structure
Accessory structures and site design components

• Parking lots and driveways

• Light fixtures


• Signs1

• Handicap ramps

• Heating and air conditioning units

• Solar panels

• Satellite dishes

• Accessory structures

• Fences and retaining walls on rear and secondary façades

• Fences and retaining walls on front façade

• Sidewalks and street improvements
Other

• Demolition

• Hardship exemptions

• Appeals of staff decisions
Non-contributing
Primary structures

• All except for new construction of primary structures

• New construction of primary structures
Accessory structures and site design components

• All1
Other

• Appeals of staff decisions
1
Staff has the authority to review all sign requests except for requests to continue a nonconforming sign
that otherwise the Zoning Ordinance would require to be removed; those types of requests are reviewed
by the Board of Historic Review.

4. Steps in the Process
The Certificate of Appropriateness process is triggered through an application for a building permit. Staff will
provide the applicant with the COA application. Once that application is completed, along with documents such
as photographs and drawings, staff will determine whether the request for a Certificate of Appropriateness is
reviewed at a staff level or by the BHR.
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a. Staff review: If it is reviewed at a staff level, staff will discuss the request with the applicant
and generally will determine whether the standards have been met to grant the request or
whether the request will require further review by the BHR within a few business days.
b. Review by Board of Historic Review: If reviewed by the BHR, staff will provide information
about the next scheduled meeting. The BHR generally meets the first Thursday of each
month at City Hall. Certificate of Appropriateness (COA) applications should be received 24
days prior in order to be placed on the agenda for the next month’s meeting.
Through a written staff report and an oral presentation to the Board, staff will summarize the
request, provide analysis about whether it meets the standards and guidelines below, and
make a recommendation to the Board of Historic Review. The property owner, or a
representative of the owner, should appear before the BHR to answer questions and discuss
the application.
The BHR will determine whether the request meets the standards below. The BHR may
approve the application, approve it with conditions, or deny the application.
c. Standards of Review: Regardless of who the reviewing authority is, the Certificate of
Appropriateness has a set of standards applied in order to assess a request for changes to
historic properties.
•
•
•
•

Commented [YL9]: Propose to add this section

Will the changes affect the exterior appearance of the property?
Will the change be consistent with historical, architectural, or other relevant qualities
of the property or surrounding historic district?
Will the request create a negative or positive impact on the surrounding historic
district?
Does the request comply with the specific standards of the Historic Design
Guidelines?

The reviewing authority may also refer to the Secretary of the Interior’s Standards for
Rehabilitation found in Appendix D if desired or other technical briefs, but they do not
override any of the City’s standards in these Guidelines.
d. Hardship Exemptions: Requests that would not meet the standards of these Guidelines may
be issued a hardship exemption according to the following.
•

•
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In cases of a demolition request that the City’s Certified Building Official has not
determined is necessary based on public safety and welfare considerations, the
applicant has provided an engineer’s report that evaluates the property, and the
Board of Historic Review has determined that demolition is in the best interest of the
public.
In all other cases, the applicant must provide three estimates for performing the work
based on the Guidelines, and three estimates for doing work as proposed by the
applicant. At least one of each type must come from a contractor who has verifiable
experience with rehabilitation and restoration projects. The Board will determine
whether the requested hardship exemption is reasonable based on the level of
workmanship and experience associated with each estimate, the cost of the

Commented [YL10]: Propose to make this process less
burdensome and costly to apply for, and to make it based not
solely on financial hardship but also the practicality of
applying a particular standard to a specific property based on
how significant that structure is, whether the proposed
change would harm the historic character of the
neighborhood in a significant manner, etc.

improvements compared to the value of the structure, the importance of the work to
the structure, whether the change would affect the character of the district, where
the structure falls within the categorization range explained above, whether the
structure is located within the heart of a historic district or is on its fringes, and other
criteria that the Board determines are relevant to the particular request.
While staff will present the application information to the Board, the burden of proof that
the request is relevant and necessary lies on the applicant, and staff will not make a
recommendation relative to hardship
exemptions.
e. If the application is approved, a
Certificate of Appropriateness is
issued and the property owner may
then receive a building permit for the
work, provided that all other relevant
applications are also approved by the
other applicable approving
authorities. It is the responsibility of
the property owner to obtain the
appropriate building permits prior to
beginning any work.
f. If the application is not approved, no
building permit can be issued.
Property owners may then decide not
to proceed with the work, resubmit a
new application with changes as
suggested by staff or the Board of
Historic Review, pursue a hardship
exemption, or appeal the decision
according to the procedures in the
Zoning Ordinance.
g. Enforcement: If a property owner
initiates work without obtaining a
Certificate of Appropriateness and, if
required for the work, a building
permit, a stop work order may be
issued. If the requirements are not
met, the owner may face fines or an
order to restore the original condition
of the property. See Chapter 11:
Enforcement of the Zoning Ordinance
for specifics about the enforcement
process and the remedies available to
the City for enforcement action.
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Zoning and Building Code Regulations
All properties in the City –including those within
the Historic Overlay District—are subject to the
regulations of the City of Rock Hill’s Zoning
Ordinance and adopted building codes.

Zoning Ordinance
The Zoning Ordinance governs the use of
properties and has standards for development and
design of buildings on topics such as parking,
landscaping, signs, and so forth. Where there are
direct conflicts between the Zoning Ordinance and
these Guidelines, the more restrictive controls.
Where a topic is covered only in one place, the
applicable document (the Zoning Ordinance or
these Guidelines) controls.

Building Codes
The building codes address requirements for
electrical work, fire exits, building construction
techniques, and other aspects of renovation and
construction. Most contractors and builders
should be familiar with the building code. Property
owners doing the work themselves should also
meet these regulations before being issued a
building permit.
Where there are conflicts between the building
code and historic preservation guidelines, the City’s
Building Official will work with the Board of Historic
Review to resolve the situation.
Exceptions to normal requirements may be
granted in cases of proven economic hardship; for
buildings less than 50 years old in historic
districts; and where the public welfare requires
it.
Commented [YL11]: Propose to add for clarification
purposes.

D. Tax Incentives for Historic Rehabilitation
City Council has adopted a local tax incentive that may be beneficial to owners of historic properties. Contact
the Planning & Development Department for details regarding this program.
Additionally, properties listed on the National Register of Historic Places and properties that are eligible for
listing on the National Register of Historic Places may qualify for tax incentives for rehabilitation through a
federal program that is administered by the South Carolina Department of Archives and History. A number of
designated historic districts located in Rock Hill are presently listed on the National Register, and more
properties are added as identified and researched through the National Register nomination process. To
quality for tax incentives, a property must be rehabilitated following the Secretary of the Interior’s Standards
for Rehabilitation (Appendix D). Applicable uses include owner-occupied residences, apartments, offices, retail
space and commercial space. The South Carolina Department of Archives & History can provide further
information about this tax incentive program. The review for this federal program is separate from review for
Certificates of Appropriateness by the City.
Other Roles of the Board of Historic Review
The Rock Hill Board of Historic Review was established in 1988 by the City Council. Its
powers and duties, and complete information about its processes, are explained in the
Zoning Ordinance.
The roles of the Board of Historic Review include the following:
•
•
•
•
•
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Reviewing some types of requests for Certificates of Appropriateness, as listed
above, and reviewing all requests for hardship exemptions associated with a
Certificate of Appropriateness review.
Hearing appeals from staff’s decisions and interpretations involving Certificates of
Appropriateness issued at a staff level.
Making recommendations to City Council regarding rezonings into or out of the
Historic Overlay District.
Making recommendations to City Council about amendments to the Zoning
Ordinance specifically related to properties within the Historic Overlay District.
Making recommendations to City Council about amendments to the historic design
guidelines.

Commented [YL12]: Propose to add for clarity

HISTORIC DESIGN GUIDELINES
ORGANIZATION OF THE GUIDELINES
The Historic Design Guidelines for Rock Hill are divided into several sections that deal with specific types of
buildings and design issues. Because the Guidelines differ significantly between commercial and residential
building types, individual sections are devoted to each type of building. However, as more residential
structures are converted to commercial use, notations in each section deal with this issue. Both the commercial
and residential building types are further subdivided into rehabilitation and new construction.
Guidelines may also be further differentiated as applied to primary and readily visible secondary façades,
façades not readily visible from the street or sidewalk area due to the building’s placement on the lot, and/or
the location of fences, trees, and other landscape features. Because these façades are less visible, there can be
greater flexibility in the Board’s review of rehabilitation or new construction. The parameters for certain design
guideline issues can therefore be flexible, depending upon which façade the proposed work will be located.
Property owners are encouraged to review the Guidelines while in the planning stages of rehabilitation or new
construction. A quick review of the entire document is helpful in understanding the overall intent and direction
of the recommendations. From this review, relevant design issues can be studied and plans formulated to
follow recommended guidelines.
APPLICATION OF THE GUIDELINES TO THE DIFFERENT CATEGORIES OF PROPERTIES
The guidelines in each section below will state the categories of properties to which they apply: National
Register-listed or -eligible, contributing, and non-contributing. Whether staff reviews these standards in a
particular instance or the Board of Historic Review does is determined by the chart on pages 8 and 9.
These guidelines will not apply in most cases to non-contributing properties. When they do not apply, decisions
about changes to non-contributing properties should be based on whether the change makes the property
more compatible with the surrounding historic district or less compatible.
On contributing properties (those which are not on nor eligible for inclusion on the National Register), the
approving authority may consider alternative proposals to those suggested by these guidelines, particularly
where the contributing property is of a different style than the properties in the district that are on or are
eligible for listing on the National Register.

13 | P a g e

Commented [YL13]: Propose to add.

PART 1: GENERAL GUIDELINES
A1) THE RELOCATION OF HISTORIC STRUCTURES
a. Historic structures should not be relocated
out of a historic district if the building or
structure retains its architectural and
historical integrity. Relocation of historic
structures generally results in a negative
effect to a district and should be avoided.
The only exceptions should be in situations
where necessary for the public welfare or
where necessitated by publicly-funded
projects.

All of the standards in this General Guidelines
section apply to the following, with the exception
noted below:
 National Register-listed and -eligible properties
 Contributing properties
 Non-contributing properties

Commented [YL14]: Propose to add photograph examples
instead of renderings where needed because they are better at
showing particular standards.
Commented [YL15]: Propose to reword to apply to only
historic buildings. If someone wants to remove a modern
accessory building that is out of place (like a metal shed
from the 1980s), we want for them to be able to do so as
easily as possible.

The A1) standard (d) applies to:
 National Register-listed and -eligible properties
 Contributing properties
 Non-contributing properties

b. Historic structures should not be relocated
within a historic district except where
threatened with imminent demolition or where a property’s site and setting are significantly
compromised. Historic structures that are moved to another location in a district should be compatible
with buildings adjacent to the new location in style, height, scale, materials, and setback, and be similar
in site and setting. Where historic structures have been relocated within a district, it is recommended
that these be identified through a plaque or marker dating both the original construction date and
moving date.
c. It may be appropriate to relocate historic structures into a historic district if doing so would not result in
the loss of an historic structure on the site to which it is moved and if doing so would maintain and
support the district's architectural character through its style, height, scale, massing, materials, texture,
site, and setting. Where structures have been moved into a district, it is recommended that these be
identified through a plaque or marker dating both the original construction date and moving date to
avoid confusion with the original structures of a district.
d. Structures of a non-historic nature that do not contribute to the architectural and historical character of a
district may be moved or relocated out of the district.
A2) THE DEMOLITION OF HISTORIC STRUCTURES
a. Historic structures in Rock Hill's districts should not be demolished. Demolition may only be approved if
one or more of the following conditions are met:
•

Where the public safety and welfare requires the removal of a structure.

•

Where a hardship exemption has been approved by the BHR.

•

Where the structural instability or deterioration of a property has been determined through a
review by the City Building Official or designee, or has been demonstrated through a report by a
structural engineer or architect and reviewed by the City Building Official or designee. Such a report
should clearly detail the property's physical condition, reasons why rehabilitation is not feasible, and
cost estimates for rehabilitation versus demolition. In addition to this report, a separate report that
details future action on the site should be created.

•
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Where structures have lost the original architectural integrity and no longer contribute to the

Commented [YL16]: Propose to add for demolition-byneglect situations.

character of a district.
b. Historic buildings that have been approved for demolition should be photographed for the City’s historic
record.

Commented [YL17]: Propose to add this sentence.

A3) THE RECONSTRUCTION OF HISTORIC STRUCTURES
The reconstruction of a structure historically existing in Rock Hill may be allowed on the original site if the
following standards are met:
a. No other property with the same historic value has survived in the City.
b. Evidence exists of the building's original appearance through floor plans, drawings, photographs, or similar
documents.
c. The reconstructed structure consists of materials, detailing, and decorative features that match or closely
approximate the original building.
d. The reconstructed structure is compatible with adjacent structures.
e. The reconstructed building is clearly designated as a reconstruction as opposed to an original historic
building. This may be done through a marker applied to the exterior of the building, a freestanding sign,
or other method of designation.
A4) ARCHITECTURAL FEATURES
Original architectural features should be preserved and maintained according to the following, with the
exception of exterior siding on structures of a residential character, which should follow the standards in
section E2.
a. Historic architectural features such as porches, turned columns, transoms, bulkheads, and other
details should not be removed or altered.

Commented [YL18]: Propose to add this section.
Commented [YL19]: Propose to stop separating these into
“normally required” and “recommended” guidelines because
that is confusing for applicants.
Commented [YL20]: Propose to cover this topic below so
as not to create inconsistencies within these Guidelines. This
section would apply to everything else.

b. Historic features should be maintained on a regular basis in order to avoid deterioration. Preventative
measures, such as caulking and limited paint removal and reapplication, should be used to preserve
historic details. Architectural details should be protected from moisture accumulation that can cause
significant damage. Areas that have a tendency to accumulate moisture should be regularly checked
for damage, such as window sills, column bases and capitals, etc.
c. Deteriorated elements should be repaired with materials and profiles to match the original. It is
important to recognize that all materials weather over time and that a weathered finish does not
represent an inferior material but simply details the age of the building. Preserving materials that
shows signs of weathering is preferred over replacement.
d. If original architectural ornamentation is too deteriorated for repair, replacement should be with
profiles, dimensions, and materials to match the original.
e. Historic features that have been lost may be replaced, as long as pictorial evidence substantiates this
replacement.
f. Architectural features not consistent with the history of the structure should not be added. The
addition of such ornamentation would not be accurate and would create an appearance not in
accordance with the original design and style.
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about weathering.

Late 19th century homes were often embellished with milled wood decorative elements such as
brackets, spindles, and vergeboard.
Colonial Revival designs also were decorated with modillion blocks, dentils and other designs at frieze
boards and porches.
Large brackets and exposed eave rafters were popular forms of ornamentation on Bungalows.
These decorative elements are essential to the character of a residence, and removal of original
ornamentation should not occur.
A5) SUBSTITUTE MATERIALS
The use of substitute materials may be allowed according to the following, except as they relate to substitute
materials for exterior siding on structures of a residential character, which should follow the standards in
section E2.
a. All means of repairing historic materials with original materials should be examined before considering the
use of substitute materials.
b. Replacement of historic materials should be kept to a minimum in order to maintain the historic character
of the property. Patching and splicing with compatible materials is preferable over full-scale
replacement.
c. Substitute materials should be chemically compatible as well as visually compatible with existing historic
materials in appearance, including color, surface texture, surface reflectivity, and finish. All applications
requesting the use of substitute materials should include technical documentation about the material
requested.
In an effort to preserve the architectural and historic integrity of a structure, the BHR may take into
account whether the property under consideration is a property that contributes to the locally
designated historic district or is on or is eligible for listing on the National Register of Historic Places as
part of the decision-making process. Substitute materials that have a proven history of use within the
same application may be considered in the event original materials or workmanship is unavailable, or
there are inherent flaws in the original material. It should also be understood that moisture penetration,
ultra-violet degradation and expansion/contraction rates may adversely affect original and replacement
materials after several years. Successful applications will blend in with the existing materials and be
noticeable only through close inspection.
d. When historic materials are replaced, this work should be recorded for future reference. Replacement of
historic architectural materials is relevant to the history of the structure. This also provides future
property owners with a record of replaced sections and success of materials used.
A6) ADDITIONS

For commercial buildings:
a. Rear façades are appropriate locations for additions to commercial buildings. Most rear façades are not
visible from the major street elevations and face rear alleys or parking areas. Rear additions have a
distinctive step up or down in relation to the roofline of the original building. This would aid in clearly
defining the original building versus the new addition.
b. Acceptable materials for rear additions include brick, concrete, and combinations of metal and glass.
c. Rear additions should be contemporary in design and complement the original building. These should not
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be exact copies or mimic the original building. They should not reflect an historical appearance that is
not in keeping with Downtown's character. Rear additions may contain a primary entrance into the
building.
d. The construction of an addition should not result in the loss of substantial material on the rear façade of
the original building. The wholesale removal of sections of an original rear wall should not take place
unless structural deficiencies can be demonstrated. Such removal of original fabric would not allow a
future owner to remove the addition and restore the building back to its original dimensions and
appearance.
e. Rear façade additions should be kept simple in design. A primary entrance may be located on the rear
façade of additions but should not be duplicated to the same scale as the primary historic entrance.
Rear additions are possible where a building's lot line is deeper than the existing building. The construction
of a new addition could therefore extend at the rear of the original building to encompass the entire lot.
Zoning requirements and the configuration of lot lines restrict additions on the primary or side façades.
f. The construction of an extra story at the roof of a commercial building may be acceptable as long as the
addition is not readily visible from the street. The addition should also be of such scale that it is not
readily visible from within a one-block area surrounding the building.
g. Rooftop additions should be contemporary in design to distinguish from the original structure.

For buildings of a residential character:
h. Additions to buildings should not be built on primary façades or secondary facades readily visible from the
street. Rear façades and secondary façades not readily visible from the street are appropriate locations
for contemporary additions.
i.

Additions should be of contemporary design but compatible with the existing building. Additions should
not replicate or imitate the original building.
Appropriate additions will not impair the historic form and integrity of the original structure if later
removed.
Additions should be compatible in height to the original structure; no part of the addition's roofline
should project higher than the roofline of the original building.
An addition may have different siding materials, window and door arrangement, roof form and pitch,
and massing to distinguish it from the original building.

j.

Additions should not overwhelm or dominate the original structure. The square footage of additions
should be limited to no more than 50% of the square footage of the original building.

A7) PARKING LOTS AND DRIVEWAYS
a. Parking lots in the Downtown zoning district should repeat the general setback found along each block.
Almost all blocks have buildings flush with the sidewalk level. This rhythm should not be broken by a
parking lot or park area which does not continue this setback. This rhythm can be maintained along
parking lots and sidewalks through landscape elements such as trees, hedges, or brick and wood fences.
b. The visual impact of parking lots should be minimized, especially in residential areas. Parking for new
commercial construction should not take place in the front yard area.
c. Landscaping beyond that which is required under the Zoning Ordinance’s standards is encouraged.
d. Service areas, such as dumpsters, should be placed to the rear of the building in order to minimize their
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appearance. The Zoning Ordinance provides guidance on the location and screening of dumpsters.
e. For structures originally constructed as residences, the original driveway profile should be maintained. A
parking area or circular drive between the street and the primary façade of a residence should not be
constructed.
The majority of residences in Rock Hill's historic districts were constructed between 1880 and 1930, and
accessory buildings were often located at the rear of lots. These accessory buildings or outbuildings included
stables for horses and carriages and later garages for automobiles. To reach these buildings and provide for
access of vehicles, driveways from the street were built adjacent to residences.
Driveways in the districts were built primarily in linear fashion, extending from the street to the rear or
partially to the rear of lots. They generally measured from five feet to ten feet in width. Early driveways were
of dirt or gravel with concrete introduced in the 1910s. Early concrete driveways were sometimes built of
solid concrete or with grass median strips. In recent decades, asphalt and concrete aggregates have been
used for driveways.
f. For structures originally constructed as residences, driveways should be of textured or colored concrete,
brick, “Grasscrete,” or similar paving materials as opposed to smooth white concrete or asphalt.
A8) LIGHT FIXTURES
a. Light fixtures in the Downtown zoning district should reinforce the Downtown character. The introduction
of traditional light fixtures is appropriate. Downtown Rock Hill has re-introduced historic designs for
street lighting into this area. These fixtures are generally of cast iron or similar types of metal and have
globes based on historic precedents. As Downtown has become an evening destination for residents
and visitors, these fixtures have added to the historic atmosphere of the area.
b. The following apply to light fixtures on structures of a residential character:
•
•

•

•

•

Original fixtures from a pre-1940 building should be maintained. Many of those that exist are
electric lights from the 1910s and 1920s on Bungalow style residences. Several companies now
have replacement parts for these types of lights, and rewiring of these lights is also common.
New exterior lighting should be simple in design. Exterior lighting designs should be reproductions
of fixtures for residences built between 1880 and 1940, or of a simple contemporary design.
"Williamsburg" carriage lights and other designs of the 18th and early 19th century are not
appropriate for Rock Hill's districts and should be avoided.
Light fixtures should be placed on porch ceilings or adjacent to entrances into the residence. Porch
ceilings are traditional locations for light fixtures. Light fixtures mounted directly to the ceiling or
recessed within the ceiling are appropriate, while light fixtures that are suspended several feet
from the ceiling are discouraged. Wall-mounted light fixtures adjacent to entrances are also
appropriate.
Small footlights are preferable on walkways and driveways to large, freestanding, post-mounted
lights. If post-mounted lights are use, these should not exceed 10 feet in height and be of brass,
copper, painted steel, or other painted metals. Mounting posts should be of wood, cast iron, or
painted steel.
Security lighting mounted at eaves or at rooflines on residences is appropriate as long as the
fixtures and the path of illumination are located on secondary or rear façades.

A9) SIGNS
All signs must meet the requirements of the Zoning Ordinance. The following additional standards apply to signs
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Commented [YL24]: Propose to delete section that
requires signs to be coordinated with adjacent buildings in
terms of location, size and placement because it is more
important that they be in scale with and complementary to
the building/property that they are located on. The Zoning
Ordinance regulates scale of signs based on the scale of the
building, which works well.
Propose to delete standard that says Serif style letters should
be encouraged.

within the Historic Overlay District.

Commented [YL25]: Propose to add this clarification.

a. Historic wall signs painted on exterior masonry walls should be preserved and maintained. Historic wall
signs may be touched up with new paint if desired as long as the paint and design matches the original.

Several exterior brick
walls in the Downtown
area retain painted signs
applied in the late 19th
and early 20th centuries.
These wall signs are a
unique aspect of
Downtown and
contribute to its historic
character.

b. The number of new signs should be kept to a minimum.
c. New signs should not be the primary focus of a building and should not overpower historic designs and
elements.
d. New signs should not conceal original architectural details or decorative designs. Original transom glass
should not be covered or obscured with a solid sign panel, although transom areas that are not
reopened to expose original glass or to install new glass may be a suitable location for a sign. Temporary
signs, such as banners, that conceal architectural details may be used for a limited period of time as
stated in the Zoning Ordinance.
e. Signs should be placed at traditional sign locations. Wall signs should not exceed the height of the
building cornice or the roof parapet. Wall signs may be painted on the face of the building, provided
this area has previously been painted. Wall signs may be applied directly to the face of the building and
should be placed at traditional locations such as above transoms, on cornice fascia boards, or below
cornices. Reverse-channel letters creating a backlit effect may also be considered. Sign brackets for
projecting signs should be located no higher than second floor window sills. Awning valances are
appropriate locations for signs. Neon cannot be used on signs external to the building, but may be used
on signs on the interior of buildings in accordance with the Zoning Ordinance.

Commented [YL26]: Propose to add
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f. New signs should be selected that are legible, clear, and pedestrian-oriented. Symbols and logos provide
for ready identification of a business and are encouraged.
g. Traditional sign materials should be used for new signs. The use of painted or finished wood for signs was
the most common type of sign at the turn of the century. These types of wood signs continue to be
popular, as are sandblasted wood signs. Therefore, the use of finished wood, along with metal or brass
letters, carved wood, gold leaf, glass, or composite materials resembling traditional materials for signs is
appropriate. Sign brackets should be of wood, or pre-painted or finished metal. Materials such as
plywood, plastic substrates, and unfinished wood should not be used for signs in the historic districts.
h. The design of signs should not be restricted in most cases; however, for properties that are residential in
character, signs should be freestanding instead of wall signs. Center pole signs and lantern-style signs for
properties located within the historic districts may be approved, using the parameters forth such set for
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in the Zoning Ordinance.
i.

New signs should be in keeping with size of other signs in the area. Letters should not exceed 18 inches
in height. No more than 60% of a sign’s total area should be occupied by lettering. Historic markers and
professional name plates that do not exceed two square feet are exempted from review and do not
require a sign permit.

j.

The color of signs should not be restricted in most cases; however, sign colors should complement overall
building colors and no more than two or three colors should be used per sign.

Commented [YL31]: Propose to delete “or immediately
adjacent” because we do not have authority to put these
additional requirements on properties that are not in the
HOD through these guidelines; they would meet the normal
signage standards of the ZO.

k. Lighting for signs should be concealed. Light fixtures for signs should not be readily visible from the street
or sidewalk; spot and floodlights are not recommended. Internally lit signs may be considered if
constructed of aluminum or similar material with the text and/or graphics routed and backed with
translucent material.
l.

Signs should be mounted to minimize damage to historic materials. Mounting bolts on masonry building
should be applied within mortar joints rather than the face of the masonry.

m. The Board of Historic Review may approve the continuation of a nonconforming sign within the Historic
Overlay District that the Zoning Ordinance otherwise would require to be removed under the provisions
of Chapter 10: Nonconformities, if the Board determines that the sign in question has historic value to
the community.
A10) HANDICAP RAMPS
a. It is preferable for handicap ramps to be located on rear facades or not readily visible secondary facades;
however, handicap ramps may be located on the front façade or a visible secondary façade in order to
make a reasonable accommodation under the Americans with Disabilities Act. Ramps located on the
front or visible secondary facades should incorporate some landscaping to soften their appearance.





b. The handicap ramp proposed should be in proportion to or smaller than the structure within the
boundaries of ADA standards.
c. Ramps should be of simple designs and detailing, and constructed of wood or a visually similar material.
Any other materials require approval by the BHR.
d. Construction of handicap ramps should keep the removal of original historic materials to a minimum.
Ramps also should be designed so that removal of the ramp later would require minimal replacement of
original historic materials.
A11) HEATING AND AIR CONDITIONING UNITS
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a. Heating and cooling units should be installed at the rear or secondary facades rather than the primary
facade.
b. All readily visible exterior HVAC units that are located at grade should be screened with wood or brick
fencing, lattice panels, and/or landscaping. HVAC units that are adjacent to non-readily visible facades or
placed below grade do not require screening.
c. The installation of window air conditioning units should not result in the removal or replacement of
original window sash or the alteration of window framing or surrounds.
d. HVAC units should not be placed on the roofs of buildings of a residential character.
A12) SOLAR PANELS
a. Roof-mounted solar panels should be located on the rear or secondary facades, installed flush with the
roof, following the slope of the roof.
b. Ground mounted or freestanding solar panels in rear yards must follow the standards of the Zoning
Ordinance.
A13) SATELLITE DISHES

Commented [YL33]: Current language

Satellite dishes will only be reviewed within the historic districts in the areas where a large concentration of
National Register-listed or -eligible properties exist. Where they are reviewed, the installation of satellite dishes
and other transmitting devices should follow the standards outlined in the Zoning Ordinance and these
guidelines, to the extent that they are not preempted by the Federal Communication Commission (FCC)’s
regulations.

a.Satellite dishes, antennas, and other signal receiving
devices should not be erected in front or readily visible
side yards. Buildings on corner lots should also not have
these devices erected in the side yard adjacent to the
street.
b.Rear yards are the only appropriate location for satellite
dishes and similar devices.
c.The installation and siting of these devices should follow
standards set forth in the Zoning Ordinance.
d.Satellite dishes should be screened from public view
through landscaping or fencing.
The erection of satellite dishes and other transmitting
devices may not take place in front yards in residential areas
according to the Zoning Ordinance. Rear yards are the most
appropriate location for these devices and should be
screened and not be readily visible from the street.

a. Satellite dishes, antennas, and other signal receiving devices should be located on rear elevations or
otherwise configured to have a minimal visual impact as seen from the street.
b. Ground-mounted or freestanding satellite dishes should be screened from public view through
landscaping or fencing.
A14) ACCESSORY STRUCTURES (other than those listed in other sections)
All accessory structures should follow the requirements of the Zoning Ordinance and the adopted Building
Codes. These additional standards apply.
a. Original outbuildings, such as sheds and garages, should be preserved and maintained. The repair and
replacement of original elements and details of historic outbuildings should follow the guidelines for
primary structures that are detailed in this document.
Numerous sheds, garages, and other outbuildings exist throughout the residential areas that are
more than 50 years old. These outbuildings comprise a valuable collection of simple architectural
designs that complement the historic residences.
b. However, original wooden accessory structures may be demolished if at least half of the exterior siding
and roof structure is significantly deteriorated. Wood structures were often built with minimal
foundations, and deterioration to these buildings is common.
c. New accessory structures should be located in the rear yard. This includes but is not limited to play sets,
storage buildings, garages, and swimming pools.
d. The screening of new accessory structures through fencing or landscaping is recommended to mask
accessory and recreational structures from public view.
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Commented [YL34]: Propose to recognize that some
federal preemption exists in this area.
Commented [YL35]: Propose to only review satellite
dishes on the National Register-listed or –eligible properties.
Satellite dishes are much smaller than they were in the past,
and in many cases, the area where they can go in historic
neighborhoods with a large tree canopy is quite limited. Staff
believes that retaining the tree canopies is more important
than limiting the satellite dishes to too prescriptive locations.

A15) FENCES AND RETAINING WALLS
a. Original historic fencing materials should be preserved and maintained. Few buildings in the residential
historic districts have fences installed on the primary façade adjacent to the sidewalk. Most of those
that presently exist are some type of brick fence or of modern wrought iron. Historic fencing materials
such as cast iron or open weave brick are rarely found in the districts. Those that exist are important
defining elements of a residence and should be preserved and maintained.
b. Original historic retaining wall materials should be preserved and maintained. Retaining walls are also rare
with the exception of certain blocks along East Main Street. In the East Main Street area are several
retaining walls of granite and hollow-core concrete blocks. These retaining wall materials should be
preserved and maintained. If repair is needed, matching materials or the best available match should be
utilized.
c. New retaining walls should be of stone or brick rather than poured concrete, concrete blocks, wood
timbers, or cross ties.
Another landscape feature found in the
historic districts are retaining walls.
Retaining walls are found where the
residence and yards are above the
grade of the sidewalk and street level.
The wall serves to provide a clear
termination of the yard, prevent
erosion, and add a decorative feature
to the front of the house. Many of
these retaining walls are of stone or
brick construction and were
constructed in the early 20th century.
Another historic retaining wall material
found in the districts are rock-faced,
hollow-core concrete blocks. Main
Street has a large number and variety
of retaining walls.
d. The addition of historic fence designs and materials is appropriate. Fences should meet the requirements
stipulated in the City’s Zoning Ordinance and may be erected along all four property lines of a residence.
The following additional standards apply.
Primary facades: The most appropriate fencing material at the sidewalk or property line on primary
façades is wood in historic picket designs. Other allowable fence materials are open weave brick designs
or cast iron. Wooden split rail fences and chain link fences are not historic designs for urban areas of the
late 19th century and are not appropriate.
Visible secondary facades, such as those properties located on corner lots adjacent to the street, may
have wooden privacy or solid wall brick fences. All types of chain link or other similar metal fences may
be used if recessed back at least 15 feet from the plane of the residence's primary façade and they
otherwise meet the standards of the Zoning Ordinance.
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Non-visible secondary facades: Privacy fences, solid wall brick fences, and black or dark green vinyl
coated chain link fences and other metal designs may be installed at the rear and non-visible secondary
facades. The use of ivy, vines or other plant materials to cover or screen chain link fences is encouraged.
e. Fences at the sidewalk, property line, or front plane of the primary façade should be not taller than 4 feet,
while fences on the property lines of secondary and rear façades should be no taller than 6 feet. Fence
heights lower than the maximum allowable height are encouraged. Fences placed along property lines
on corner lot residences should follow regulations listed in the Zoning Ordinance.
A16) LANDSCAPING
a. Original landscaping features should be maintained. Existing trees should be protected and retained
wherever possible.
b. The planting of new trees is encouraged in the residential areas. Plant materials such as shrubbery and
hedges should be native to upland South Carolina to ensure health and longevity. Please refer to the
Zoning Ordinance for a comprehensive list of landscaping materials that are appropriate for the area.
c. Landscaping should be secondary to the historic structure itself and not overly conceal or obscure the
primary façade.
d. Invasive types of landscaping that may grow to damage the structure should not be used.
The residential areas of Rock Hill contain a variety of landscape features that help define a street's character.
The most obvious landscape feature are the large oak trees and other shade trees which are located in front
yards, side yards, and in the median strip between the sidewalk and street. Main Street, Marion Street, Reid
Street, and Oakland Avenue all possess numerous shade trees with diameters of three feet or more. Despite
the losses during Hurricane Hugo in 1989, shade trees remain an integral part of Rock Hill's historic
residential streets.
In addition to the large shade trees, most residences have some type of landscape elements in the front yard.
Common landscape features include bushes and flowering shrubs such as azaleas, continuous hedges, small
ornamental trees such as dogwoods, and ivy beds. The majority of residences have grass lawns, with many
yards separated by hedges or other landscape materials to delineate lot boundaries.

PART 2: WITHIN THE DOWNTOWN ZONING DISTRICT

B. RESTORATION & REHABILITATION OF STRUCTURES OF A COMMERCIAL CHARACTER
B1) STOREFRONTS
a.

Original storefront elements and configurations
should not be altered. They should be preserved
and maintained. Original doors, bulkheads,
decorative glass or other elements should not
be removed unless deterioration can be
demonstrated.

b. Storefronts that have decorative tile or glass
installed prior to 1955 should be retained.

23 | P a g e

All of the standards in this section apply to the
restoration and rehabilitation of commercial
structures in the Downtown zoning district on the
following types of properties:
 National Register-listed and -eligible properties
 Contributing properties
 Non-contributing properties
The standards in the General Guidelines section
(Part 1) also apply.
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c. Buildings that are renovated and have post-1955 storefronts
should receive storefronts in keeping with the original
architectural character of the building. If original detailing
remains, it should be incorporated into the restored
storefront. If no original detailing exists, a new storefront
may be added based upon traditional or historic designs.
Historic photographs of Downtown commercial buildings
exist, and these should be consulted when a new
storefront is contemplated.
d. Original elements that are too deteriorated to be retained
should be replaced with new elements that match in design
and materials.
The history of storefronts in communities such as Rock Hill in the 20th century is one of continual
modernization to keep in step with marketing trends and few storefronts retain original designs and
configurations. Historic storefronts were generally composed of a central or offset recessed entrance,
flanking display windows resting on bulkheads, and large transoms. Much of the storefront was of glass to
allow ready viewing of merchandise displayed in the building. Materials such as steel beams, cast iron
columns, and brick piers were often employed on the storefront to carry the weight of the upper façade and
allow the extensive use of glass.
A characteristic found on some late 19th century commercial buildings is the remodeling of the storefront in
the 1920s and 1930s with designs from this later period. Such storefronts often have interlocking colored
panels known as Carrara glass or Vitrolite, or have designs reflective of the Art Deco or Moderne styles.
Later storefront modernization often obscures rather than removes original elements. Details such as
transoms, cast iron columns, and decorative glass or metalwork may be found beneath later additions.
B2) ENTRANCES
a. Original entrances should be retained. Original doors and transoms over doors should be retained.
Original door openings should not be enclosed or reduced in size, and transoms should not be enclosed,
covered, or obscured. Original designs and dimensions of recessed entrances should be retained.
Original doors and transoms should not be removed and replaced unless extensive deterioration is
demonstrated.
b. The rehabilitation of historic entrances should follow the original design if such evidence is available such
as historic photographs or "ghosts" of original doors. If such evidence is not available, new doors of
wood and glass in historic designs should be installed. Doors of single light and glass are the most
appropriate for downtown Rock Hill.
c. Unfinished aluminum doors should not be installed on storefronts. Metal doors with a dark bronze finish
or anodized aluminum finish may be appropriate.
d. New entrances should not be added on storefronts.
e. Secondary entrances may be added if required by building codes. New secondary entrance openings
should be kept simple in design with detailing to match the original door. Single light glass and wood
doors or metal doors with a dark bronze finish or anodized aluminum finish are appropriate for most
buildings. New entrances should be flush with the sidewalk; however, if building codes do not allow
this, recessed doors are acceptable.
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B3) WINDOWS
Original display windows and detailing should be retained and preserved in accordance with the following:
a. Display window openings should not be enclosed, altered, or obscured with added materials. The original
dimensions should be retained. Materials such as copper and bronze should be retained.
b. Unless breakage and severe deterioration is evident, original storefront windows should not be replaced.
Where breakage and severe deterioration is evident, replacement windows should meet the following
standards:
•

They should match the original dimensions in size and scale.

•

Mullion bars of bronze, copper or aluminum should be used and may be painted in
complementary colors to the storefront façade.

•

Dark anodized aluminum is preferred for new display windows as opposed to the untreated or
"raw" aluminum frames. If used, raw aluminum should be primed and painted.

•

Clear transparent glass should be used. Heavily tinted glass should not be used. For energy
efficiency, the use of clear UV window film is encouraged. If privacy is desired by the occupant,
the use of shades or blinds on the inside of the window is a better alternative than tinted glass.




Upper façade windows should retain original dimensions and details.
a. Original window opening dimensions and details should be preserved and maintained. Original window
sash should be retained. Window details such as decorative wood or sheet metal cornices should be
preserved and maintained.
b. Original window openings should not be altered. This includes enclosing original openings or obscuring
windows with added materials.
c. If original windows are missing and pictorial evidence is not available, replacement windows are to be of
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one-over-one sash configuration. These windows should have distinct meeting rails and have the
appearance of operable windows. Windows with flush or snap on mullions should not be installed.
Wood is the preferred material for replacement windows. Also allowed are one-over-one aluminum
windows with a baked enamel finish or other materials that may be deemed acceptable by the Board.
Raw or unpainted aluminum windows should not be installed. Please refer to General Guidelines for
Rehabilitation regarding the use of substitute materials.
d. Storm windows may be applied if they match the original window configuration and have a baked enamel
or painted finish.
Upper-floor areas of buildings in downtown areas were frequently vacated in the 1960s and 1970s,
with only the first floor being utilized. This led many property owners in the commercial area of Rock
Hill to cover or enclose upper-floor windows or to neglect the maintenance of original windows.
Windows are one of the most important defining features on upper façades, and the openings should
be retained and preserved.
e. The installation of interior storm windows is preferred over exterior types.
B4)

BALCONIES
Commercial buildings in the Downtown commercial area may have had balconies at one time; however,
there are no buildings currently in existence that are known to have balconies and therefore should not
have these features installed. Balconies may be installed where pictorial evidence exists supporting this
request.

B5)

COLUMNS
a. Original cast iron columns, brick piers, or stone piers should be preserved and maintained.
b. Decorative cast iron elements, brick or stone piers should not be concealed. Original supportive and
decorative elements should be retained, and the obscuring or covering of these elements should not
take place.
Several storefronts in the Downtown area were
built with columns, pilasters, or piers, which
served as structural and decorative storefront
elements. The weight of the upper façade was
carried by these columns or pilasters, and
enabled most of the storefront to be of glass for
display purposes.
Cast iron was a popular feature of storefronts at
the turn of the century because of its strength
and the various molds available to create
decorative designs. Stone piers were also used
on larger buildings such as the rock-faced piers
on the Friedheim building on Main Street. Brick
piers were often used on buildings constructed
after 1910.
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B6) BULKHEADS
a. Original wood or brick bulkheads should be preserved and maintained. Elements such as Carrara glass or
glazed tile added in the 1920s or 1930s should also be preserved.
b. Original bulkheads should not be covered or obscured.
c. If replacement is necessary because the original bulkheads are missing or are significantly deteriorated,
the new bulkheads should be of materials that imitate the original. New bulkheads of wood designs are
recommended. Brick bulkheads may also be added if matching the original brick on a building or if
painted to complement other storefront elements.
Bulkheads are the lower panels which support the display windows and are also referred to as kick
plates and are most often of brick or wood construction. Common decorative elements of bulkheads
include recessed panels or diagonal siding on those of wood, recessed panels or corbelled designs on
those of brick, and the use of glazed tile or Carrara glass on bulkheads of the early 20th century.
B7) TRANSOMS
a. Original transoms should be preserved and maintained. Historic transom materials such as prism glass or
leaded glass should be preserved and maintained.
b. Original transoms should not be enclosed or obscured with new materials. Transoms were often covered
over or obscured in past remodeling efforts and the existence of original transoms should be
investigated prior to storefront restoration.
c. New transoms should utilize traditional transom designs. New transom glass should be clear and not
tinted. For energy efficiency, clear UV window film should be applied.
d. If original transoms are not re-opened, the transom area may be used for a sign panel.
Transoms are rectangular windows added above the display
windows and door openings. The design of transoms allowed
sunlight to reach into the interior of the building to help in
illumination and heating. Transoms were often hinged to open
and close, and when opened would allow heat to escape in
summer months. Painted signs were often placed on transoms
and the use of translucent decorative glass was also used as a
decorative feature.
B8) AWNINGS & CANOPIES
a. The retention of existing awnings and the introduction of new awnings into the Downtown area is
encouraged.
b. Original canopies or awnings of wood and metal construction should be retained and preserved. For
existing metal awnings, the application of a canvas overlay is encouraged.
c. The installation of traditional fixed awnings or manually-operated retractable canvas awnings at
appropriate storefront locations is allowed. Canvas, vinyl-coated canvas, and acrylic-coated canvas are
the most appropriate awning materials for pre-1940 commercial buildings. Metal awnings in the
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Downtown area should not be installed.
The most appropriate awning designs for pre-1940 buildings are standard or shed awnings. Also
acceptable are circular or accordion designs. Box or casement awnings are more non-traditional and
less desirable; however, these may be installed if requested. Valances should be in keeping with
traditional patterns such as scalloped, wave, or saw tooth designs.
Awnings should also be designed to relate to the shape of the opening it covers. Most transoms and
display windows are rectangular in shape, so rectangular, straight-sided awnings are best for these
openings. Arched awnings are suitable for arched entrance or window openings.
The installation of canopy frames should occur at mortar joints rather than the face of the masonry.
Awnings should cover only the storefront display windows or transom. Awnings should not obscure
upper façade details.

d. Awnings and awning valances may be used for signage.
The use of awnings or other sidewalk coverings has always been common in downtown Rock Hill.
Awnings protect pedestrians from the elements, protect merchandise from the effects of
weathering, and may serve as a sign or identity for a business. In summer months, awnings block
sunlight into the first-floor area, reducing air conditioning costs, and retractable awnings may be
rolled up in winter months to allow additional light and solar heat into a building. Awnings were
mounted above the display windows, often above the transom or below the transom on the
transom bar.
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B9) ROOF CORNICES
a. Original brick, wood, or sheet metal cornices
should be preserved and maintained.
Cornices are an important defining element
of downtown commercial buildings.
b. Original cornice elements should not be
removed or obscured.
c. On buildings that have lost original metal or
wood cornices, replacement based on
historic evidence such as photographs or
"ghosts" (an outline that may exist as result
of fill-in material that does not quite match
surrounding material) of cornice designs is
recommended. If such evidence does not
exist, a simple cornice of wood or metal should
be installed. Materials such as fiberglass reinforced concrete may also be used. New cornices should
have the same overall dimensions as the original or as commonly found on Downtown buildings.
B10) COLORS AND TEXTURES
The downtown area of Rock Hill contains a variety of colors in elements such as upper façades, storefronts,
signs, and awnings.
a. Historic colors and textures should be maintained. Original masonry exteriors should not be painted
unless there are significant contrasts in the brick and mortar. Conversely, masonry exteriors that have
been painted should be maintained.

Commented [YL40]: Propose to remove standard that says
“colors should be selected to complement the dominant
existing colors of dark red and similar hues.”
Propose to remove standard that says “the use of intense or
vivid hues should not be introduced into the Downtown area
which would create disharmony with adjacent buildings.”

b. The introduction and use of colors should not be restricted, but it is encouraged that colors complement
each building and its neighbors. The overall dominant colors in the Downtown area are variations of red,
brown, and grey reflected by the widespread use of brick, stone, and concrete building materials.
Paint colors on storefronts, trim, and upper-façade openings should relate to the overall color of the
building, as should added elements such as signs and awnings. In many cases, this will be colors that
complement or harmonize with the overall brick or stone colors found on upper façades. The use of
contrasting colors to highlight architectural details on storefronts and upper façades is encouraged.
c. Stucco or external insulation and finishing systems (EIFS) should not be added to Downtown buildings.
B11) SIDEWALK AND STREET IMPROVEMENTS
a. Streetscape improvements in the Downtown zoning district should be in keeping with the traditional
character of Downtown. Appropriate improvements include the introduction of brick sidewalks or
textured concrete that imitates the appearance of brick. The use of brick or textured concrete can be of
particular assistance in defining pedestrian crosswalks across streets. Street furniture such as simple
wood or metal benches would also be appropriate. The addition of elements such as continuous metal
or concrete canopies, oversized gazebos, and ornate wrought iron street furniture is discouraged.
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b. Streetscape improvements should be selected for simplicity and durability.
Many streetscape improvements completed across the country in the 1960s and 1970s are now in
varying degrees of deterioration. In many of these cases, materials or construction methods were
selected that were incompatible with exposure to the elements or could not withstand the constant
use by vehicles and pedestrians. Before any major expenditure for street furniture, sidewalk materials,
or curbing, the longevity and lifespan of the proposed improvements should be carefully studied. Once
selected, street furniture should be sited away from vehicular areas and be bolted or anchored in
place to discourage vandalism.

C. NEW COMMERCIAL CONSTRUCTION
C1) ARCHITECTURAL STYLE
New construction in the Downtown commercial area
should be contemporary in design. Historic
reproductions should be avoided. Buildings should
not be constructed in downtown Rock Hill that
imitate ante-bellum architectural styles because
these styles would reflect a time period that
precedes Rock Hill's growth and development.

All of the standards in this section apply to new
commercial construction in the Downtown zoning
district on the following types of properties:
 National Register-listed and -eligible properties
 Contributing properties
 Non-contributing properties
The standards in the General Guidelines section
(Part 1) also apply.

Compatibility of new buildings within historic commercial areas poses particular challenges for designers.
Historic commercial areas often have similar setbacks, similar storefront and upper-façade alignment, and
certain rhythms to the streetscape. These built-in parameters assist in defining new construction but may
also result in restricting building design to appear as reproductions of historic buildings as opposed to an
appearance of present-day construction. Successful new construction in historic commercial areas is clearly
of its period but avoids direct imitation of historic designs such as reproducing window lintels or elaborate
sheet metal cornices. Direct reproductions may cause observers to confuse the old with the new.
C2) ORIGINAL PRIMARY FAÇADE WALLS
a. Original primary façade walls should be retained and preserved. Due to fires and demolition, significant
portions of buildings in historic commercial areas may sometimes be lost, but have their exterior
masonry walls remain. Walls on primary façades often retain much of the original design and detailing,
so rather than razing them, these walls should be stabilized and preserved.
b. New construction incorporating original façade walls should be complementary to the original design and
appearance of the building without duplicating the original structure, which may convey a false sense of
history.
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C3) STOREFRONT AND UPPER-FAÇADE CONFIGURATION
a. New construction should respect and maintain the existing appearance of storefront and upper-façade
arrangements. The first floor areas of new construction should have large expanses of glass, and upper
façades should be of solid walls with proportional window openings. The difference between the
storefront and upper façade should be clearly defined and expressed through architectural design and
features.

a. Recessed storefronts are recommended. Many of the existing storefronts in the Downtown area also
have recessed entrances. This pattern is a common one, and new construction should consider the use
of recessed entrances to reinforce the rhythm and proportions of storefronts.
Historic buildings in downtown Rock Hill share a number of characteristics. One of the most important of
these is the delineation between storefront levels and upper façades. Storefronts contain the primary
entrances and are largely transparent with large expanses of display windows. Above the storefronts, the
upper façade is composed of solid masonry walls. On buildings larger than one-story, the masonry walls
are divided by window openings. The division between the storefront and upper façade is usually clearly
defined through a cornice, brick belt coursing, steel lintel, or other architectural element.
c. New construction should be compatible with existing buildings with respect to entrance details. Flush or
recessed entrances are encouraged for new construction. Doors of wood or metal construction with a
large rectangular glass light are appropriate for new entrances. Solid wood paneled doors or doors with
small glass are not appropriate. The use of transoms in new door designs should be considered.
d. Balconies may be incorporated into the façades of new construction in the Downtown area. Small
balconies of a simple design may be appropriate provided they do not project past the front plane of
existing adjacent buildings.
C4) FAÇADE WIDTHS
a. New construction should maintain the appearance, and the spacing and rhythm of buildings in the
Downtown area through vertical divisions that reinforce façade width. New buildings constructed on
narrow lots will largely conform to this guideline. However, buildings that are constructed over several
lots, or are 50 feet or more in width, should be built with designs that reinforce the spacing and
arrangements of adjacent buildings. This can be done through the introduction of architectural
elements on primary façades such as vertical divisions, the stepping of building heights or widths, and
through the use of differing textures, materials, or colors.
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b. Buildings with upper façades of solid brick or glass walls or strong horizontal lines should not be
constructed.
Most buildings in downtown Rock Hill were built on narrow lots of 25' to 60' in width. The lot sizes in the
commercial area resulted in buildings which are more vertical in appearance than horizontal. Buildings
constructed on the larger lots were often defined by vertical masonry piers, or other architectural details
to divide the building into narrow, vertical sections. This pattern has resulted in a uniform rhythm on the
primary building façades in the Downtown area.
C5) BUILDING HEIGHTS
a. New building heights should be in accordance with the existing building heights in the Downtown area,
but should not exceed six stories.
Heights of buildings will vary depending on the dominant heights found on each block. The majority of
buildings in the Downtown area are two to three stories in height, and the tallest are two early 20th
century structures that are six stories in height.
At the corner of the 100 block of East Main Street and in the 200 block of East Main Street are two
freestanding six-story buildings that do not share party walls with adjacent buildings. New construction
in this block or the other edges of the historic district may match these building heights but should not
exceed these heights.
C6) MATERIALS
Materials for new construction should be compatible with existing materials in color, texture, and
dimensions.
Masonry materials should be compatible in size, profile, and detailing with historic materials.
Brick is the preferred building material for downtown Rock Hill. New brick buildings should have brick
that matches in dimensions and profile typical historic bricks in the Downtown area. Smooth bricks of
dark red colors are preferred over textured bricks or brick with light colors. Oversized or undersized
bricks should not be used.
Concrete may be allowed for foundations, upper façade decoration, or divisions if it is scored or
textured to resemble brick.
Buildings with exterior surfaces of glass and metal, wood, vinyl, stucco, or EIFS should not be
constructed.
Virtually all buildings in downtown Rock Hill are of some type of masonry construction. Buildings are
predominantly of brick construction with concrete and stone used for foundations, decorative elements,
and belt courses. No frame building remains in the Downtown area.
C7) WINDOWS
a. New buildings in the Downtown area should maintain the existing alignment and proportions of upperfaçade windows.
Appropriate window shapes are rectangular and arched with vertical, rather than horizontal
proportions. Square windows, narrow width horizontal windows, under- or oversized windows, and
other designs out of keeping with traditional window forms and shapes should not be added.
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b. Historic window details such as bay windows or sheet metal cornices should not be added to new
buildings. The use of brick corbelling or banding to define or decorate windows is appropriate.
Most upper façades in the Downtown area have a minimum of two to three windows on each floor. These
window openings are generally uniform in size and are closely aligned with window openings on adjacent
buildings. The window arrangements and location on upper façades create a rhythm and pattern that is
characteristic of the commercial area.
C8) SETBACKS
The Downtown zoning district does not have required setbacks. Therefore, these standards apply to the
properties located within the Downtown (DTWN) zoning district that also are located within the Downtown
Historic Overlay District.
a. New construction should maintain the existing alignment and lack of setback of existing historic buildings.
Buildings in the Downtown historic district were constructed flush with the sidewalk to maximize
building exposure on the primary façade. This lack of setback is uniform for historic structures, and new
construction should maintain this alignment.

Commented [YL44]: Propose to add for clarification since
we do not have required build-to lines, and someone could
build something way farther back than would look right
under the regular ZO standards.

b. Buildings that are constructed on the edges of the district or that do not share party walls with adjacent
structures may have minimal setbacks for landscaped areas or pocket parks.

PART 3: OUTSIDE THE DOWNTOWN ZONING DISTRICT
D. NEW COMMERCIAL CONSTRUCTION
D1) GENERAL
New construction should be compatible with the
surrounding structures in foundation height, scale,
massing, roof types, window and door arrangement,
and parking areas.
D2) ARCHITECTURAL STYLE, FORM & SCALE
The form of the new construction should be
complementary to the surrounding neighborhood yet
should be of its own period. Historic reproductions
should be avoided.
New construction should be similar in scale and massing
to the prevailing structures in the area. If a larger
structure is proposed to be constructed, larger
structures or long expanses of uninterrupted wall space
should be divided into smaller units designed to fit the
scale of the surrounding buildings. This can be achieved
through the introduction of architectural elements on
primary façades such as vertical divisions, the stepping
of building heights or widths, and through the use of
differing materials, textures, or colors.

With the exception listed below, all of the
standards in this section apply to new commercial
structures outside of the Downtown zoning
district on the following types of properties:
 National Register-listed and -eligible properties
 Contributing properties
 Non-contributing properties
The standards in the General Guidelines section
(Part 1) also apply.
Exception: New commercial buildings proposed
for the historic districts that are mainly residential
in character should be designed to respect the
overall architectural character of the surrounding
neighborhood, regardless of their proposed use.
Refer to the section for New Residential
Construction for more details on the standards
that apply in that situation.

D3) FRONT FAÇADE
Regardless of the location of the main entrance, the front façade of the building should be oriented to the
33 | P a g e

Commented [YL45]: Propose to add this whole section
because we realized that most of the existing commercial
standards were really just intended to apply to the historic
downtown buildings in the City.

street with some type of front porch configuration. A sidewalk should be installed leading from the front porch
to either the sidewalk at the front property line or the parking area located at the rear.
D4) MATERIALS
Building materials should be visually similar to the materials used on surrounding structures. For example, if the
majority of the structures have brick foundations, the new construction should utilize the same style with a
brick veneer, and for areas where wood siding dominates, cementitious or exterior engineered wood siding and
details may be used.
D5) HEIGHT & SETBACKS
New construction should be compatible in height with adjacent structures, including floor-to-ceiling heights.
Front and side yard setbacks should be similar along a block face. In many instances, front yards are a defining
element of many of the City’s historic districts and provide ample setback for new construction. This area
should not be used for parking.

E. RESTORATION & REHABILITATION OF STRUCTURES OF A RESIDENTIAL CHARACTER
E1) FOUNDATION WALLS
a. The original foundation walls should be preserved
and maintained.
b. Original brick pier foundations should not be
enclosed with concrete, artificial materials such as
vinyl veneer, or other materials not consistent with
the architectural design of the structure such as
stone.
c. Foundations constructed of poured concrete or
hollow-core concrete should be retained. Concrete
foundations should not be painted or stuccoed.
Artificial materials such as aluminum or vinyl siding,
or stone veneers should not be applied that would
obscure these foundations.

All of the standards in this section apply to the
restoration and rehabilitation of structures of a
residential character outside of the Downtown
zoning district on the following types of
properties:
 National Register-listed and -eligible properties
 Contributing properties
 Non-contributing properties
This section applies whether the property is
intended to be used residentially, or is intended
to be converted to a commercial use.

In the latter case, when properties that were
d. To effectively screen out debris, pets, etc. it is
constructed as residences are converted to a
recommended that wooden lattice panels be
commercial use, building modifications may be
utilized. Lattice panels were widespread at the turn
required or desired, and this section would apply.
of the century and allow ventilation under a
Note that these Guidelines do not control the use
residence while effectively screening the area
of a structure; the Zoning Ordinance does.
beneath the house. Wood lattice panels built in 45degree or 90-degree angles are appropriate and
In both cases, the standards in the General
should be considered. Pre-fabricated panels
Guidelines section (Part 1) also apply.
utilizing a diamond or square opening no larger
than two inches by two inches may be installed.
Another alternative is the introduction of vertical wood slats between brick piers. This type of design is
particularly effective for small openings beneath porches.
e. The use of concrete between brick piers is discouraged but may be allowed if a smooth stucco surface or
wash is added to the exterior surface of the new concrete wall. The added concrete walls should be
recessed four to six inches behind the original brick piers. It is also recommended that frame lattice
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panels then be added in front of the stucco to effectively screen its appearance.



f. The introduction of brick lattice or pierced walls between brick piers is also acceptable. The new brick
should match the original brick as closely as possible, but if such a match is not feasible, the
replacement brick should be painted the same color as the original brick. Added brick walls should also
Foundations are structural elements above or below grade that support a building. In Rock Hill, the
overwhelming majority of residences are built on brick foundations that are between one foot and twoand-a-half feet above grade. These brick foundations are both continual walls and piers. Most
residences with brick pier foundations have had the areas between the piers enclosed with brick or
concrete. Some residences constructed after 1910 were built with foundations of poured concrete or
hollow concrete blocks, but most Bungalows and other house styles of the 1920s and 1930s continued
to be built with brick foundations. The relatively high foundations found in Rock Hill's historic districts
are important visual elements and contribute to a residence's overall appearance.
Solid brick foundation walls are primarily of common bond or stretcher bond brick and usually have
some type of venting system to allow air flow under the house. These may be openings in the brick
such as pierced open weave patterns or square openings with metal grilles. Brick pier foundations were
built in square or rectangular designs of stretcher bond brick. The openings between the piers were left
open or enclosed with wood lattice panels. In recent decades these openings have frequently been
filled in with new brick or concrete. The contrast between the original brick and replacement brick is
often quite apparent, and the contrast between the original brick and added concrete is even more
striking. Original brick foundations should be preserved and maintained, and changes should be as
unobtrusive as possible.
be recessed four to six inches behind the original piers
E2) EXTERIOR SIDING
a. Original wood siding and shingles should be maintained and preserved. Cyclical maintenance such as
repair and painting should be performed regularly to frame-constructed residences. It is important to
recognize that all materials weather over time and that a weathered finish does not represent an
inferior material but simply details the age of the building. Preserving materials showing signs of
weathering is preferred over replacement.
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b. The use of high-pressure or abrasive cleaning methods is not appropriate for maintenance as it destroys
wood siding. It is best to use the least destructive method possible to clean exterior siding.



SIDING IN NEED OF SCRAPING AND REPAINTING



SIDING DAMAGED BY HIGH PRESSURE WATER CLEANING METHOD

Rock Hill's historic residences were built primarily between 1880 and 1940, and they have a variety of
exterior siding materials.
The majority of exterior siding is horizontal lap siding such as weatherboard or clapboard.
Weatherboards are long narrow boards with one edge thicker than the other and applied to overlap
neighboring boards in a continuous pattern. Most exterior walls are composed of weatherboards from
the frieze board beneath the roof to the sill board at the foundation.
Another less common exterior wood siding is that of shiplap siding. This siding is similar to that of
weatherboard siding except for rabbeting or grooves where the siding overlaps. Shiplap siding became
popular on homes built after 1900 and is found especially on Bungalow-style residences.
Wood shingle siding is also found throughout the historic districts, although in a limited fashion. Wood
shingle siding is composed of hundreds of small interlocking wood shingles that are generally of square,
elliptical, hexagonal, or saw tooth design. Common names for these types of shingles are staggered butt,
fish scale, and saw tooth. These types of wood shingle treatments are generally found in gables, on the
exterior of dormers, and the upper story of a two-story building. Other uses of these shingles include
application as wide bands around a residence such as belt coursing or to define the exterior of a bay
window. On rare occasions the entire residence may be completely covered in wood shingles from the
roof to the foundation. An excellent example of this type of residence is the house at 222 Marion Street,
which has an unusually rich variety of wood shingle styles and patterns.
In addition to these siding profiles, most frame residences also have a variety of exterior wood
treatments. These may be as simple as wide frieze boards beneath the eaves and wide sill boards just
above the foundation. These boards border and define the exterior siding and are most often plain,
undecorated boards. A smaller number are decorative in nature with details such as dentils or modillion
blocks attached to the frieze board or diagonal siding at the sill board.
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c. Where small areas of wood siding need to be replaced due to deterioration, the replacement area should
be as small as possible unless the standards from (d) are met. It is best to repair and patch cracks and
holes in siding with caulking compounds or to do localized replacement as opposed to removing and
replacing entire boards. If the overall condition and appearance of wood siding is sound, replacement is
discouraged. If replacement is necessary, the replacement should be of wood and follow the profiles
and design of the siding which it replaces. This includes horizontal weatherboards, frieze or fascia
boards, sill boards, wood shingles, and other siding elements.
d. Full-scale replacement siding may be allowed in the following circumstances.
i. On properties listed or eligible for listing on the National Register, full-scale replacement siding is
discouraged. However, a hardship exemption request for full-scale replacement siding may be
considered under the regular process for that type of request as set forth on pages 10 and 11.
The Board may grant the request if it finds that the request meets the standards for hardship
exemption listed above and these two additional findings:
o A significant portion of the existing siding on all sides of the structure exhibits significant
rot and deterioration, as determined by the City’s Building Official or a private home
inspector; and
o The replacement siding would not result in a loss, structurally or visually, of the
significant form, features and detailing of the original structure.

SIDING THAT COULD BE CONSIDERED FOR REPLACEMENT

PROPER SIDING REPAIRS

When full-scale replacement is determined to be appropriate under the hardship exemption
process, the following standards should guide the installation of the new siding:
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o Vinyl and aluminum siding should not be used.
o The use of the same materials as were on the original structure is preferred over
alternative materials. Existing siding that is not deteriorated should be salvaged from all
sides of the structure and used on the front façade when possible.
o However, visually compatible alternatives to wood (such as but not limited to
cementitious fiberboard or engineered wood) may be allowed, provided that:
•

The new siding is of the same thickness as the old siding in order to create the same
shadow line as before;

•

The new siding is of the same width as the old siding;

•

The new siding is smooth and not faux wood grain; and

•

The new siding does not conceal architectural details that are definitive of a
particular architectural style.

•

The original corner and window trim, entrance trim, architectural details, etc.,
remain or will be repaired with like materials matching in dimensions and profile.

ii. On properties that are not listed or eligible for listing on the National Register, but that are
considered to be contributing to the district, the following standards apply.
o No hardship exemption process is required. Replacement siding may be allowed
for contributing properties provided that the following standards are met,
regardless of the reason that the applicant is requesting the siding or whether the
structure has evidence of rot or deterioration.
o Vinyl siding and aluminum siding should not be used.
o The use of the same materials as were on the original structure is preferred over
alternative materials. Existing siding that is not deteriorated should be salvaged from all
sides of the structure and used on the front façade when possible.
o However, visually compatible alternatives to wood (such as but not limited to
cementitious fiberboard or engineered wood) may be allowed, provided that:
•

The new siding is of the same thickness as the old siding in order to create the same
shadow line as before;

•

The new siding is of the same width as the old siding;

•

The new siding is smooth and not faux wood grain; and

•

The new siding does not conceal architectural details that are definitive of a
particular architectural style.

o The original corner and window trim, entrance trim, architectural details, etc., should
remain or will be repaired with like materials matching in dimensions and profile.
iii. On properties that are considered non-contributing, full-scale replacement of siding is allowed
without a hardship exemption process. The replacement siding may be wood or a siding that is
visibly compatible alternative to wood (cementitious fiberboard or engineered wood), or any
other material allowed under the Zoning Ordinance.
e. Exterior wood siding should not be concealed by aluminum, steel, vinyl, brick and stone veneers, or other
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Commented [YL47]: Propose to not require a hardship
exemption process for contributing properties to use
materials such as HardiePlank. This would allow these
property owners to more easily replace siding in a way that
would look the same from public view.

artificial materials.
f. Soffits, eaves, window and door surrounds, architectural details, and porch ceilings should not be
concealed with aluminum, steel, vinyl or other artificial sidings.



Historic wood siding weathers and achieves its own distinctive appearance over time. This appearance is an
important factor in defining the character of a house and establishing its age and style. In recent decades,
many historic residences in Rock Hill have had the exterior siding concealed beneath added artificial sidings
of aluminum, steel, vinyl, and other materials due to perceptions of the cost effectiveness of these materials
as opposed to continued painting and maintenance of the wood siding. This concealment of the exterior
siding has often resulted in the visual loss of exterior wood details that define and characterize a house.
Artificial sidings often do not match the dimensions and profiles of the wood siding, and conceal details such
as wood shingles and window cornices. Artificial sidings are also inflexible and cannot duplicate curves on
wood siding buildings such as projecting bays and bay windows. Instead of following the contours of historic
residences, artificial sidings impose rigid angles and geometric patterns that detract from a building's
original design and appearance.
A further problem with concealment of original wood siding is the reduced ability of the residence to
"breathe." Wood has properties allowing it to expand and contract with the heating and cooling process.
Artificial sidings compromise this natural process through the creation of a sealed barrier between the
original siding and outside air. This can trap moisture between the original and added artificial sidings and
lead to deterioration of not only the wood siding but also the structural frame work beneath. More
significant moisture problems from faulty roofing or gutters may also be hidden from view by the added
siding. In addition to hiding moisture problems, artificial sidings can also mask insect and termite infestation
and make detection difficult. Proper installation of these siding materials cannot completely seal out these
pests, and damage to the wood siding and structural framework of a house can go undetected for long
periods of time.
Concealment of the original siding may also not be cost effective. All materials have certain life spans and
aluminum, steel, and vinyl sidings are no exceptions. Numerous houses covered with these materials in the
1960s and 1970s have had the siding surface dent, fade, mottle, crack, or flake, which has necessitated the
painting of the siding. The initial expense of installation and later required maintenance and painting will
often not be economical in comparison with continued maintenance and painting of the original wood
siding. The application of artificial sidings also has extremely low thermal values in terms of insulation and
cost savings in energy bills are negligible.
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E3) MASONRY
a. The original masonry should be preserved and maintained.
b. Exterior masonry details should not be removed or obscured.
c. Repair of masonry walls and details is preferred over replacement. If replacement is required, new
masonry should match the original as close as possible in color, texture, and profile.
d. Masonry that has not been previously painted should not be painted. Exceptions to this are for masonry
walls that have had extensive replacement or rebuilding that results in a patchwork of brick or stone
surfaces and contrasting mortar. In this case, the masonry should be painted in a color replicating that
of the original brick.
e. Exterior masonry should not be cleaned with abrasive methods such as sandblasting. Exterior masonry
should be cleaned using the least abrasive means possible. Detergent cleaning or steam cleaning is
preferred over the use of chemicals. The cleaning of exterior unpainted brick should be undertaken only
if the need for cleaning is clearly demonstrated. The weathering and light staining of brick over time
helps to create brick's texture, coloring, and appearance. Some staining such as efflorescence from salt
leaching can be harmful and should be cleaned. However, before initiating the wholesale cleaning of a
brick façade, there should be careful consideration as to whether or not the expected results would be
worth the trouble and expense.
If brick cleaning is undertaken, it should be with methods which are the least abrasive possible. A test
panel of any proposed cleaning technique should be performed to determine its effectiveness and
ensure that no damage to the brick would result. Simple detergent cleaning with water and natural
bristle or synthetic brushes is recommended for removing light layers of dirt and soot. Low-pressure
rinsing is acceptable as long as the pressure is begun at 100 pounds per square inch and kept below 300
– 400 pounds per square inch. Anything above that pressure could damage the brick and erode the
mortar. Steam cleaning is also an acceptable cleaning method for most brick surfaces.
The use of chemicals to remove stains on exterior brick has been a popular and effective method of
cleaning in the past. Chemical products are applied to the brick surface, then washed off after reacting
with surface materials. While effective, chemical cleaning is costly and should be done by professionals.
If done improperly, this cleaning method can be harmful to not only the brick but the area’s immediate
environment as well.
f. Masonry repointing should match the original. The repointing of masonry should be with mortar to
match the original in composition and appearance. New mortar joints should be raked to match the
original.
Mortar for most pre-1940 buildings is composed of a mixture of lime and sand. This mortar composition
allows for expansion and contraction of mortar joints between the bricks during hot and cold weather.
Masonry repointing for pre-1940 structures should be of similar mortar composition and match in color
or texture.
The use of Portland cement may be appropriate for some buildings constructed in the early 20th
century. Where the original use of Portland cement is demonstrated, replacement in kind is appropriate.
However, for most pre-1940 brick buildings, Portland cement is not an appropriate mortar material
since it does not allow for joint expansion and contraction.
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Most residences and commercial buildings have flush or concave joints and repointing should follow
these original profiles. Mortar application should not extend to cover any part of the brick or masonry
surface. Mortar should also be tinted or colored to match the original color after cleaning.

Exterior masonry found in Rock Hill's residential areas include brick, stone, concrete, and terra cotta. Brick is
the most common masonry material in Rock Hill and is used primarily as exterior walls, foundations, and
chimneys. Exterior walls are of both brick and brick veneer. Late 19th century brick residences were built with
the exterior walls providing structural stability and support. The use of brick veneers consisting of a single
course of brick over frame support walls became popular for Bungalow-style residences. In both instances an
exterior wall surface of brick defines the appearance and character of a building.
Exterior brick can be used not only as a wall surface but also to create decorative details and textures. Some
residences have corbelled brick patterns and inlays while others have textured or colored brick. Different
brick colors are used to define floors or used as belt courses between floors. Other bricks are molded into
decorative forms such as curves, and classical motifs such as egg and dart designs.
The color and texture of bricks is an important defining feature as is the mortar that bonds the bricks.
Mortar consisting of mixtures of sand or aggregates and lime was used to bond individual bricks during the
late 19th and early 20th century. Typical mortar joints between the brick are white or off-white in color and
are recessed or raked slightly from the face of the brick. On some houses the mortar was mixed with dyes or
other coloring additives to provide color in the joints such as reds or browns.
E4) ENTRANCES AND DOORS
a. The original entrance locations should be maintained. The location and configuration of original entrance
openings are essential to defining the character of a residence. Entrances on primary or readily visible
secondary facades should not be enclosed or altered, and their original elements should not be
removed. Alteration or removal of original entrances on rear facades or facades not readily visible from
the street is discouraged but may be allowed. If removed, it is recommended that original doors be
saved.
b. The original entrance elements, such as original doors (and hardware, such as locks), transoms, sidelights,
and surrounds, should be preserved and retained. These are significant defining elements. Doors that
have not been previously painted should be left in a natural condition. The painting of doors that have a
grained or stained finish should only take place if severely weathered. The replacement of original doors
should not take place unless significant deterioration can be demonstrated.
c. New entrance openings should not be added on primary facades or readily visible secondary facades. In
several areas of Rock Hill, new entrances have been added on primary facades of both the first and
second stories of homes during the conversion of single-family dwellings to multi-family dwellings. This
has significantly altered the residences’ appearance. New entrances for multi-family dwellings should be
added only at rear facades or facades not readily visible from the street. If new entrances are added, it is
recommended that window openings be enlarged rather than extensively removing the exterior wall
and siding. This would assist future conversion back to single-family use through the removal of the
entrance opening and re-creation of the original window.
d. New doors on primary and readily visible secondary facades should be of appropriate designs. For
residences built between 1880 and 1915, this may include single-light glass and wood designs, and
doors with four or five recessed panels. For residences built between 1915 and 1940, doors with
multiple-glass light designs or single-light designs are appropriate.
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Modern solid-core wood doors and similar variations may not be used as replacements for original
doors on primary facades. Doors with ornate designs of wrought iron or similar metals also should not
be installed.
e. Original wood screen doors should be preserved and maintained.
f. The use of screen, security or storm doors on primary entrances is acceptable according to the following:
•

Screen, security, and storm doors should match proportions, design, and colors of the entrance.

•

New screen doors should be of wood construction with plain, full-view designs to allow visibility
of the original door. Screen doors with vertical and horizontal stiles and rails should match the
rail and stile design on the original door.

•

Storm doors should have the same plain, full-view designs, and should be of wood or anodized
aluminum in dark colors.

•

Security doors with extensive metal grillwork should not be installed on primary façades but may
be installed on rear entrances or entrances not readily visible from the street.

Entrances on historic residences in Rock
Hill are often the location of extensive
decorative elements. Many excellent
examples of Queen Anne-style doors exist,
with detailing such as incised panels,
stained glass lights, or raised milled
decoration. Entrance openings from this
period also feature sidelights, transoms,
and milled surrounds.
The majority of residences built in Rock
Hill from 1880 to 1915 were built with
rectangular doors at the primary entrance
with large single-glass lights. This design is
common throughout the historic districts
and was popular until the Bungalow era of
the 1920s.
Bungalow doors were often built with
smaller panes of glass arranged in
decorative designs. The use of beveled
glass for doors, sidelights, and transoms
was also popular for Bungalow residences.

E5) PORCHES AND DECKS
a. The original porch location and configuration should be preserved and maintained.
b. The original wood or concrete porch floors should be maintained and preserved. Wood porch floors
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should not be replaced with concrete. Porch floor areas that have become deteriorated or cracked
should be repaired with matching materials rather than replaced.
Porch floors in Rock Hill built prior to 1905 were almost always of wood construction. The most
common designs were tongue-and-groove boards that interlocked and laid in one direction over a
structural framework. Because porch floors are frequently exposed to the elements, periodic
maintenance and repair is required. Where porch floors were not maintained, the result was often the
replacement of sections of floor boards, especially in areas most prone to weathering. Rather than
replace wood floors, some property owners had poured concrete porch floors added after 1910.
Residences built after this time also had concrete porch floors added as opposed to wood floors.
c. The original porch columns should be preserved and maintained. Deteriorated porch columns should be
repaired rather than replaced. If the base of a column is the only major site of damage, the replacement
of the base rather than the entire column should occur.
When replacement is necessary, replacement columns on the primary façade should be designed to
match the original wood columns. Metal or aluminum columns should not be used on the primary
façade but may be used to replace wooden porch columns on rear or side facades not visible from the
street. Original wood or brick columns on front or readily visible secondary facades should not be
replaced with modern wrought iron columns.
Please refer to Part 1: General Guidelines regarding the use of substitute
materials.
d. The original porch railings should be preserved and maintained. Handrail
or baluster replacement should be with materials to match the original.
e. The introduction of a new porch railing for a porch that was originally built
without a railing is discouraged. If required for safety or access reasons,
the railing should be simple in design with square balusters. Decorative
wrought iron handrails or rails of other metal materials should not be
installed.
If handrails are desired, these should be of wood or metal in simple
designs with square balusters and should be installed at the porch floor and sidewalks in order to
eliminate damage to historic stairs and columns.

f. Porches on primary facades may be enclosed with screen panels as long as the panels have the minimum
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number of vertical and horizontal framing members necessary to support the screening. These panels
should be recessed behind the existing porch columns and railing, and framing should be of wood; metal
frames should be avoided.
g. Porches on primary façades should not be enclosed with glass or other materials to create a living space.
Porches on secondary or rear façades may be enclosed with glass if the glass is set behind porch
columns and railings, and if there are minimal vertical and horizontal framing elements.
h. Porches should not be added to a primary or readily visible secondary façades on residences that originally
did not have porches on these façades. If architectural or historic evidence exists that supports the
previous existence of a porch, its restoration may be permitted.
i.

Porches or decks on rear façades may be added as long as they are not readily visible from the street.

Porches in the historic residential areas of Rock Hill are found on the primary facades of most buildings. Porches
are also found to a lesser degree on side and rear facades. In some cases, a large porch on the primary facade
extends or wraps around a portion of the side facade. One-story, shed roof, full-width and partial-width porches
are the most common forms found on Rock Hill residences. Two-story porches are uncommon. Another porch
form also found are recessed or incised porches, which are located beneath the primary roof structure of the
house. Porches are used not only as sheltered outdoor space but also serve to provide a transition from the
exterior to the interior of a house.
Porches are one of the major defining elements of a residence's style, age, and character. Basic components of
porches include the porch floor, columns, railings, decorative trim and ceilings. While the overall plan and form
of porches remained much the same, porch treatments often changed from 1880 to 1940.
The invention of woodworking machines such as high speed lathes and jigsaws in the mid-19th century made it
possible to turn out a wide variety of designs for house components. Because of its prominence on the primary
facade of a residence, highly decorated porch columns, railings and decorative trim were often applied.
j.

Original concrete, brick, or wooden stairs leading to a porch or entrance should be preserved and
maintained. If repair or replacement is needed, the new materials should match the old. The painting of
repaired concrete stairs is encouraged. The replacement of masonry stairs with wood should only be
done if photographic evidence is presented that indicates that wood was the original material.

The majority of residences built before 1910 in Rock Hill had wooden steps or stairs leading to the porch or
entrances. These wooden stair elements were often exposed to the elements, and frequently deteriorated over
a period of 20 to 30 years.
Most existing wood stairs were built in recent decades but are still important in maintaining the character of a
residence.
After 1910, the use of poured concrete or combinations of concrete and brick became common for stairs.
k. Pre-cast or pre-formed concrete stairs should not be installed on primary facades.
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Columns were milled with various decorative profiles, and both rounded and square designs were often
combined in a single column. Turned balusters in various shapes and forms were applied beneath handrails,
and milled panels, vergeboard, brackets, and spindled friezes were frequently applied at porch eaves. These
decorative elements help define several styles of the late 19th century such as the Italianate, Queen Anne and
Eastlake styles.
The economy and availability of these porch features also made these popular for more modest homes, and
they are often the center of decoration. One-story porches with ornate columns and railings are found on
various Folk Victorian plan residences in the districts and distinguish an otherwise simple or plain appearance.
From 1900 into the 1920s, a resurgence of interest occurred in the Colonial heritage of the country. Houses
reflecting the Colonial Revival and Neo-Classical styles were constructed, and with these came porch columns
reflecting formal Greek and Roman orders. The most common of these porch column forms were Tuscan
columns. These columns are essentially simplified Doric columns with minimal detailing. Tuscan columns were
mass produced and applied to many high-style Colonial Revival homes as well as Folk Victorian versions such
as Foursquare residences. Other columns also used in this period were Ionic columns, which were distinguished
by circular voluted capitals. Corinthian designs with ornate floral capitals are rare.
Balusters in porch railings for the Colonial Revival style are predominantly of two types: circular turned
balusters in historic designs; and simple square balusters measuring between one inch and two inches square.
These baluster designs are found on both the large Colonial Revival homes and the simpler Foursquare
designs. The frieze boards of porches were either left plain or decorated with Greek or Roman designs such as
dentils or modillion blocks.
By the 1920s, the Bungalow or Craftsman style became the dominant building form in Rock Hill, and with this
style came more changes in porch details. Columns became larger, and many designs emphasized a tapering
of the column from a narrow, plain capital to a larger, fuller base. The use of brick for porch columns was also
widely used, with many brick columns also displaying a tapered effect. A common column form in Rock Hill
from this period was tapered wood columns resting on brick piers. Concrete was also used for porch columns,
and sometimes stones or rocks were embedded in the concrete for decorative effect. Concrete also became
popular as the material for porch floors. Balusters in porch railings were fairly simple on Bungalow and
Craftsman houses, and were generally variations on square or rectangular designs. Other porch railings were
built of solid brick or brick with open weave or lattice patterns. Frieze boards were left plain or embellished
with wood shingles.
Another characteristic of Rock Hill residences are the numerous homes built between 1880 and 1910 that were
remodeled with Bungalow-style porches in the 1920s and 1930s. This remodeling is commonly found in houses
across the South and suggests that many property owners wished to update porches in the prevailing style of
day. Another explanation is that many of the porches in the 1920s were 20 to 30 years old, and rather than
repair these in the original form, porches were simply removed and replaced with more substantial Bungalowstyle elements of brick and concrete.
The preservation of pre-1940 porch elements on residences is one of the primary guidelines for historic
neighborhoods. Porches are one of the most significant defining features of a house and original forms,
designs, and details should not be altered.
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l.

Pre-cast or pre-formed concrete stairs should not be installed on primary facades.
The majority of residences built before 1910 in Rock Hill had wooden steps or stairs leading to the porch or
entrances. These wooden stair elements were often exposed to the elements, and frequently deteriorated
over a period of 20 to 30 years.
Most existing wood stairs were built in recent decades but are still important in maintaining the character
of a residence.
After 1910, the use of poured concrete or combinations of concrete and brick became common for stairs.

m. The construction of wood or brick decks on secondary or rear facades not readily visible from the street is
allowed.
E6) WINDOWS
a. The original window openings should be preserved and maintained. They should not be enclosed,
reduced, expanded, or concealed. The location and size of original window openings are important
defining features of a residence. Historic window openings were generally built with a vertical emphasis,
with the height being at least double that of their width. Original window openings should not be
reduced or enclosed to make way for modern stock windows. Original window openings should also not
be concealed beneath modern materials or expanded for large picture windows or entrance openings.
b. The original window details should be preserved and maintained. Window design is an integral part of a
residence's character. Original windows should be maintained and repaired with matching materials.
Alterations and replacement should be with materials and designs to match the original.
Window sash and frames should be painted a contrasting color than the body of the house to provide
contrast and depth to the window openings
The sash configuration of windows should not be altered. Replacement sashes should match the original
designs in dimensions and lights. Snap-in muntins are not appropriate and should not be applied to
original window sash. Replacement of original window sash should take place only if deterioration is
clearly demonstrated.
Original stained glass, leaded glass, and other decorative glass features should not be removed from
window openings. Conversely, elaborate stained glass or other decorative glass lights should not be
added to a residence's primary or readily visible secondary facades if there is no evidence that such
window features were ever present on a house.
Single-light fixed windows, picture windows, and modern metal designs should not be added on primary
and readily visible secondary facades.
Replacement glass or lights should be of clear glass on the primary and readily visible secondary façades.
Clear UV film may be applied in order to provide energy efficiency. Tinted glass should be installed only
on rear or secondary facades not visible from the street.
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The majority of historic residences in Rock Hill have rectangular one-over-one wood sash windows.
These windows are generally simple in design with minimal decoration in the moldings or surrounds.
The use of stained, leaded, or etched glass was also limited in these years and these decorative glass
features are most often found as small decorative windows adjacent to entrance openings or on
secondary facades to illuminate stairwells.
Windows on Colonial Revival-influenced residences are also one-over-one wood sash but windows
based on colonial designs such as six-over-six wood sash can also be found. Bungalow-style windows
were generally divided into smaller lights or with the upper sash divided into narrow vertical lights.
c. New window openings should not be added to the primary facade or readily visible secondary facades.
Window alterations on rear facades are discouraged but may be allowed as long as these alterations are
not readily visible.
d. Exterior storm windows should match the original window opening in proportion and dimension. The
installation of storm windows is encouraged for energy conservation and protection of the original
windows.
New storm windows should be of solid, full-view glass or have the meeting rail location match that of
the original window profile. For small window openings, single-pane storm windows are appropriate.
Storm windows should be of wood, baked enamel or anodized aluminum in dark colors. Hues of red,
brown and dark gray are preferred over white. The installation of raw or untreated aluminum frames is
acceptable only if the aluminum is primed and painted.
Interior storm windows are appropriate and may be installed.
E7) SHUTTERS
a. Window openings that never had shutters or exterior blinds should be left in this condition. Ornamental
shutters should not be added to residences that never had original shutters. If evidence of original
shutters exists, new shutters should be of wood design and match the proportions of the window
opening.
b. Original wood shutters and exterior blinds should be preserved and maintained. Repair should be with
materials and designs to match the original. If the need for replacement of original shutters and exterior
blinds is demonstrated, replacement should be with materials and proportions to match the original.
c. New window shutters and exterior blinds should be in keeping with the historic appearance of the
residence.
New shutters and exterior blinds should be sized to cover the window opening if closed and be painted
in a contrasting color to match the color of the window trim.
They should be of wood construction and of louvered designs rather than solid or raised panel designs.
Metal or vinyl shutters, exterior blinds, or top-hinged hurricane shutters (Bahama shutters) should not
be installed.
Shutters and blinds were originally placed at window openings to protect windows from the elements and
to block sunlight from entering a house in the summer. Residences were also built with interior shutters,
and many residences in Rock Hill appear never to have had exterior shutters or blinds.
With the advent of air conditioning in the 20th century, the use of shutters diminished and many shutters
now are used primarily as ornamentation as opposed to having a functional use.
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E8) AWNINGS
a. Awnings may be applied at appropriate locations. Canvas awnings should fully cover window, door, or
porch openings but not be oversized to obscure areas of the facade or detailing. Retractable awnings
may be installed on rear and non-visible secondary façades.
b. Canvas, vinyl-coated canvas, and acrylic are the most appropriate awning materials for pre-1940
residences. Metal awnings, vinyl awnings, and other similar materials should not be applied; however,
existing metal awnings may be replaced with duplicates. The only exception to this guideline would be
the application of a metal or vinyl awning with a canvas overlay. This awning combination should have
the appearance of a canvas awning from the street or sidewalk.
c. The most appropriate awning designs for pre-1940 dwellings are standard or shed awnings. Also
acceptable are circular or accordion designs. Box or casement awnings are more nontraditional and less
desirable; however, these may be installed if requested. Valances should be in keeping with traditional
patterns such as scalloped, wave, or saw tooth designs.
d. Installation of awning frames should create as little damage to the building as possible, including
installation within mortar joints on masonry buildings.
The use of awnings is believed to have been less in residential areas than in commercial areas in the
late 19th and early 20th century, but the practice was still fairly widespread. Historic photographs of
residential areas from this era often picture residences with canvas awnings over the main entrance,
over windows, or placed at the eaves of porches. These awnings served the same functions as for
commercial buildings—blocking sunlight and aiding in the natural cooling process.
Canvas awnings gradually fell from favor due to a limited life span, the widespread use of air
conditioning, and the introduction of new materials. Awnings extensively marketed in the 1950s
through the 1970s were primarily of aluminum or vinyl and are still found on many residences in
Rock Hill. Awnings are now used not only to help lower energy costs but are often also added as
decorative features to homes. The use of awnings on residences is appropriate within certain
conditions of size, materials, and design.
F9) ROOFS
a. The original roof form should be preserved. Roof forms and pitch should not be altered on primary or
readily visible secondary facades. Original roofs should not be raised for additional stories.
Roof forms in the Rock Hill districts are primarily variations of gable and hipped designs. Other roof
forms such as mansard, flat, or shed roofs are rare or do not exist. These original roof forms and pitch
are important to the character of the district.
b. The original roof materials should be preserved. Original roof materials such as metal standing seam,
slate, and tile should be maintained and preserved.
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c. If sections of original roofs are deteriorated, they should be replaced according to the following:
•

Wholesale removal of metal standing seam roofs should not take place without significant
deterioration being demonstrated.

•

Wholesale removal of slate or tile roofs should not occur unless irreparable damage can be
clearly demonstrated. A number of slate and tile replicas have been introduced; proposed
replacement should be similar in thickness and detail as the original.

•

Asphalt, asbestos or composition roofs that were added on homes after 1940 may be replaced
with new asphalt roofs when necessary. Dark colors for asphalt roofs such as black, dark red,
brown and dark green are preferred over lighter colors.

•

Residences that have evidence of wood shingle roofs may have replacement wood shingle roofs
added if desired. These roofs should be of shingle design to match the original. Residences that
do not have evidence of wood shingle roofs should not receive this roofing material.

Roofing materials in Rock Hill at the turn of the century would have included slate, metal standing
seam, metal shingles, clay tile, and wood shingles. After 1900, the use of asbestos or composition
roofs became popular for economical cost and fire protection.
Of the historic roofing materials that remain, slate, clay tiles, and metal standing seam roofs are
the most common. A surprising number of wood shingle roofs exist in Rock Hill but are located
beneath added asphalt or composition roof surfaces.
d. Ornamentation such as finials and balustrades should not be altered or removed.
e. Original dormers and inclusive decorative elements such as vent windows should be preserved and
maintained.
f. New dormers, skylights, or gables should not be added on primary or readily visible secondary facades. In
other locations, new dormers, skylights, and gables are discouraged but may be added if in proportion
to the building and not readily visible from the street or sidewalk. Flush or flat skylights are preferred
over raised or bubble designs.
E10) CHIMNEYS
a. Original chimneys should be maintained and preserved. Masonry chimneys should not be removed above
the roofline. Decorative brick corbelling and clay chimney caps should not be removed.
b. The repair and replacement of brick chimneys should be of materials to match the original. If a match
proves unfeasible, the painting of chimneys is acceptable in shades of dark red and burgundy.
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Additionally, if a chimney is in poor condition or has been extensively patched and re-pointed, it may be
appropriate to cover the exterior surface with stucco. Stucco should only be used where a chimney's
appearance detracts from the appearance of a residence.
The use of clay, slate, or stone chimney caps is preferred over modern metal caps.
Rock Hill residences have both interior and exterior brick chimneys. Chimneys of stone or stone veneer are
much less common.
Chimneys are important architectural features. Some chimneys were built with decorative corbelling and
recessed brick panels and are of particular significance.
E11) COLORS
a. Exterior paint colors should be in keeping with a building’s style and time period. While paint colors will
not be restricted, original color schemes based upon paint analyses are encouraged. Bright or
fluorescent hues should not be used. In recent decades, it has been a common practice to paint historic
residences shades of white rather than repeating the historic color arrangement. Property owners are
encouraged to return to appropriate colors for their residence instead of continuing white as the
dominant color.
For buildings constructed between 1880 and 1910, a wide variety of colors were utilized. Colors such as
tans, greens, reds, and grays were all widely used for the exterior siding of a residence. After 1900,
residences with Colonial Revival influences such as foursquare types were generally painted in shades of
white or yellow; Bungalows were generally of darker colors such as browns and grays. The use of stained
shingles on upper facades of Bungalows was also used to provide color.
b. Exterior paint colors should highlight architectural details. In order to showcase architectural details, the
exterior siding or body of a residence should be painted dark or muted colors with lighter colors used to
highlight architectural trim and ornamentation. One to two accent colors in addition to the background
color are best for most residences.
Historically, architectural combinations of ornamentation and the exterior siding of a residence were rarely
painted the same color. Architectural ornamentation was usually painted in a variety of lighter colors to
highlight designs. Light colors are appropriate for details such as vergeboard, eave brackets, and dentils.
Window trim and surrounds and wood shingles are also good locations to highlight through light colors. No
more than two accent colors in addition to the color of the exterior siding are recommended. Additional
colors may result in the residence becoming too busy and confusing.
Numerous publications are readily available to provide recommendations for historic paint colors. Such
publications can provide valuable information in choosing paint colors for specific residential styles and
designs.
c. Paint should not be removed from wood or brick surfaces through sandblasting or other abrasive
methods. Such methods pit and erode the original surface.
d. Masonry that has not been painted should remain unpainted except in cases where the brick or mortar
has been patched, re-pointed, or repaired with significantly contrasting materials, colors, and textures.
e. Exterior surfaces of stained wood shingles should be re-stained as opposed to painted.
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E12) EXTERIOR ENTRANCE STAIRCASES
A number of residences in the Rock Hill districts were converted to multi-family dwellings in the past. To access
upper-floor apartments and meet fire code requirements, it has often been necessary to install exterior
staircases. Exterior entrance staircases may be allowed according to the following:
a. Staircases leading to upper-floor entrances should not be placed on the primary façade or on readily
visible secondary façades because they detract from a property's original design and character. Rear
façades or secondary façades not readily visible from the street are the only locations that will be
considered for exterior entrance staircases.
b. Staircases of wood construction are more appropriate than those of wrought iron or other metal
construction.

F. NEW RESIDENTIAL CONSTRUCTION
F1) ARCHITECTURAL STYLE
New construction in the residential area should be
of its period. Historic reproductions should be
avoided since these may cause observers to
confuse a new building for an historic building.

All of the standards in this section apply to new
residential construction outside of the Downtown
zoning district for the following categories of
properties:

 National Register-listed and -eligible properties
Successful new construction in historic residential
 Contributing properties
areas repeats the basic design elements inherent
 Non-contributing properties
in the district but creates different forms of
expression. These forms include the location and
The standards in the General Guidelines section
orientation of the building on the site;
(Part
1) also apply.
architectural form, scale, mass, and height in
relation to other buildings within the same district;
proportions and location of doors and windows on the front façade; architectural details; roof shape;
size and orientation of porches; and materials of construction.
Buildings should not be constructed that imitate ante-bellum architectural styles because such buildings
would reflect a time period that precedes Rock Hill's growth and development.
Decorative elements such as shutters, awnings, canopies, and other architectural details may be used if
it can be demonstrated that other structures along the same block face use similar elements, the
elements are in proportion, and are part of an overall design scheme. Further details regarding
proportion can be found in Section E: Restoration and Rehabilitation of Structures of Residential
Character.
F2) MATERIALS
Materials for new construction should be visually compatible with the historic materials of the surrounding
historic buildings.
a. Residences in the historic districts of Rock Hill are primarily of frame and brick construction, with frame
construction prevailing within the historic neighborhoods of Rock Hill. Blocks with a minimum ratio of
one brick building for every two frame buildings are acceptable locations for new brick construction.
Buildings of brick construction should be compatible with surrounding historic brick buildings in width of
the mortar joints and size, scale, color, and texture of the bricks. Oversized or undersized bricks, light
colored or patterned brick, or unusually wide or narrow mortar joints should not be used. Other
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masonry materials such as concrete, stone veneers, or aggregate and stucco mixtures should not be
used.
b. Exterior siding and trim elements (door and window surrounds, columns, etc.) for frame buildings should
be of weatherboard, clapboard or shiplap siding design in widths of four to six inches. Materials may
include wood, cementitious siding, or exterior engineered wood. Vinyl siding and aluminum siding
materials and trim are not compatible with the historic neighborhoods and should not be used in new
construction.
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c. Porch details such as columns and railings should be of wood, cementitious board, exterior engineered
wood, or brick. Aluminum, wrought iron, or other metals should not be used as porch elements on the
primary facade.
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d. Foundations may be of brick or concrete. If concrete blocks are used, these should be painted or covered
with stucco. Concrete blocks that resemble stone or are scored may also be used.
e. Acceptable roof materials are asphalt shingles and metal standing seam; slate-look shingles may be used
on architecturally compatible buildings. Wood shingle roofs should not be added.
F3) ENTRANCES
a. New residences should have the main entrances located on the primary or street facades. Historic
residences in Rock Hill were built with the main or primary entrance on the street facade. This
characteristic is found throughout the City's older neighborhoods, and new construction should
maintain this orientation.
New dwellings may also have entrances on secondary facades, and in some cases these entrances may
be the most heavily used. However, the entrance on the main or street facade should have proportions
and detailing that gives it the appearance of being the primary entrance.
b. For new buildings on corner lots, the primary entrance should be placed on the facade that is considered
to be the primary or dominant street. Entrances on both the primary and secondary facades are also
allowed for buildings on corner lots.
F4) PORCHES
a. New construction in residential areas should have porches on primary or street facades. The design,
placement, height, and size and proportion of these porches should be in accordance with adjacent
buildings along the block. Oversized porches or balconies not in keeping with historic Rock Hill
residences should not be constructed. Porches should have depths of at least six feet.
Almost all Rock Hill historic residences have some type of porch on the primary or street facade. These
porches vary with some extending across the entire width of a facade or being as minimal as a small entry
porch at the entrance. These porches are generally one-story in height and two-story porches are rare.
b. Porches should have simple square or round columns and balusters. Porch columns should be a minimum
of six inches and a maximum of ten inches in diameter or square. Ornate milled columns or variations of
Greek orders are too imitative and should not be added to porches on primary facades.
c. Simple balusters for porch railings are appropriate.
d. Two-story porches are not recommended unless other structures within the same block exhibit some type
of second floor porch or balcony.
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F5) DOOR AND WINDOW OPENINGS
a. On the primary façade, new construction should maintain the rhythm and spacing of window and door
openings of adjacent historic residences. The rhythm and spacing of windows and doors is a significant
characteristic of historic residences, and this rhythm should be maintained and continued on new
buildings.
Primary facades should not have blank walls or walls with only one door or window opening.
The primary or street facades of historic residences in the Rock Hill districts have at least two and more
often three to four door and window openings. The most common arrangements are window-door, windowdoor-window, window-window-door-window-window, or window-window-door.
b. Window and door openings should not exceed the height and width ratios of adjacent buildings by more
than 10%. The height and width of window and door openings should also be in accordance with
neighboring structures. Oversized doors or undersized doors or windows should not be built on primary
or readily visible secondary facades. Door and window openings should not exceed the height and width
ratios of adjacent buildings by more than 10%.
If window shutters or awnings are desired these should meet the size and configuration guidelines set
forth in the Rehabilitation Guidelines.
F6) ROOFS
a. Roof forms and orientation should be consistent with adjacent buildings. The most common roof forms in
the Rock Hill historic neighborhoods are variations of gable and hipped forms. Almost all of these roof
forms have the ridge line parallel to the street. New construction should have roofs of gable or hipped
designs that have this orientation as well.
Flat roofs, mansard roofs, shed roofs, and similar designs should be avoided unless there are other
examples within the same block face, and the new construction meets the other design requirements
for new construction in the historic districts.
b. Roof slope ratio should be a minimum of 6 to 12 and a maximum of 12 to 12.
c. Roof eaves should be a minimum of 8 inches.
d. Where a chimney is proposed, it should be of brick regardless of the type of fireplace installed. Residences
were typically constructed with multiple brick fireplaces. As heating sources improved over the last
century, the need for numerous fireplaces diminished and original fireplaces were fitted with alternative
heating sources or completely enclosed. Where a fireplace is desired in new construction, the chimney
should be of brick to match the chimneys of nearby historic structures.
F7) FOUNDATIONS
Foundation height for new construction should be compatible with adjacent structures. New construction
in residential areas should have foundation heights of at least one foot above grade on the primary
facade. The height of the foundation should be within 10% of the average foundation height on adjacent
structures.
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Brick construction should have the foundation level delineated through some type of belt course such as
soldier or sailor coursing.
Historic residential structures in Rock Hill are built on raised foundations. The heights of these foundations
vary from one foot above grade to three feet above grade on the primary facade. Foundation heights
often increase several more feet on secondary and rear facades due to grade changes on the lot.
F8) HEIGHT
a. New construction should be compatible in height with adjacent structures. Building heights for residences
in Rock Hill's historic areas vary from 1 to 2 ½ stories. New construction should vary no more than 10%
with the average height of other buildings along the block. Two-story buildings are appropriate for most
blocks in the historic districts. One-story buildings are not appropriate for blocks dominated by twostory structures.
b. New construction should be compatible with adjacent historic structures in floor-to-ceiling heights.
Appropriate heights for new construction are eight to ten feet. Historic residences in Rock Hill have
consistent floor to ceiling heights. These dimensions are expressed on the exterior of residences by the
size and location of door and window openings, roof lines, horizontal belt courses, and other elements.
New construction should respect these vertical and horizontal dimensions.
F9) SETBACKS
a. New construction should be compatible with the front setbacks of adjacent structures. New structures
should be neither placed closer nor farther back than average.
Residences in the historic areas are set back certain distances from the street to provide for a front
yard. The depth of the setback varies but it is generally at least 10 feet in mill villages and 25 feet in
other historic neighborhoods.
b. Side yard setbacks for new construction should maintain the rhythm and spatial arrangements found
along the same block face. New construction should go beyond existing zoning requirements for side
yard setbacks to correspond with the rhythm and spacing typical of its street and block.
Streetscapes throughout Rock Hill have certain rhythms that are created by the spatial distances
between buildings. These distances vary from block to block depending on the size of lots and the
density of construction. In areas such as the Victoria Mill Village, the distance averages around 10 feet
between houses while those in the 400 and 500 blocks of East Main Street are generally 25 to 30 feet
apart.
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APPENDIX A:
HISTORIC DISTRICTS & APPLICATION OF THE GUIDELINES
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While the historic districts are composed mainly of properties that contribute to its character, some “noncontributing” properties were constructed prior to the establishment of the districts and the adoption of these
Guidelines. In order to provide some flexibility in the application of the standards to the different categories of
properties, the properties within the Historic Overlay District have been categorized in the following table to
help streamline the Certificate of Appropriateness process.
Red or Orange Columns: These are considered the most significant and valuable of the historic properties. The
ones in the red column have been listed on the National Register of Historic Places, and the ones in the orange
column are eligible for National Register listing.
Yellow Columns: These properties are not eligible for listing on the National Register, but are significant in that
they help in creating the overall historic character of the district.
Green Columns: These are non-contributing properties that exist within an historic district. They do not exhibit
any features that add to the historic character of the neighborhood, such as a bank building within a residential
neighborhood.
Street

Number

N Confederate

111
114
115
119
120-124
125
128
131
132
137
143

NR
Contributing NonNotes
Eligible
Contributing
Reid Street/North Confederate Avenue Area Historic District
Reid
110-112-114
X
116
X
119
X
120
X
124-132 even
X
125
X
131
X
136
X
137
X
138
X
143
X
148
X

East Main

55 | P a g e

351
355

NR

X

X
X
X
X
X
X
X

X
X

X

Apartments

X

Lot
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Overlay District

Street

Number

NR

359
363
371
401-403
East White

Pendleton

258-260
320
331
332
343
352
355
403
411
417
423

X

370
374
404

East Main Street Area Historic District
East Main
404
411
414
419
422
427
432
503-525
504
510
516
522
531
532
535
538
541
546
549
600
603
604
610
611
615
618-620
621
624
627
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NR
Contributing NonNotes
Eligible
Contributing

X
X
X
X
X
X

X

X

X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X

X

Commercial building

X

White Home
Lot

X

Commercial building

X

Parking lot

X
X

Commented [YL54]: Propose to remove from Historic
Overlay District
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X
X

Commercial
Apartments

X

Commercial

X

Commercial

X

MP-R

X

Parking lot
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Street

Number
630
633
636
637
639-645
640
647
648
653
654
659
662

NR

NR
Contributing NonNotes
Eligible
Contributing
X
X
X
X
X
Apartments
X
X
X
X
X
X
X

Downtown Area Historic District (Old Town)
East Main
113
114
115
116
120
121-123
122
125
127-133
X
128
130
134
135
139
140
141
143
146
147
148
151
153-155
156
X
157
X
201
X
202
X
206
X
210
X
212
X
215
X
223-227
X

X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X

Elk

115
117
123-125

X
X
X

Hampton

101

X
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X

Parking lot

X

City Plaza

X

Apartments – newer construction
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Street

Number

NR

107
109
112
113
116
117-119
125
131
Caldwell

120
126
140

Oakland

320
323-325
341

X

East White

201-225

X

Marion Street Area Historic District
Marion
207
211
212
216
219
222
225
228
229
233
236
237
240
241
246-250
254
303
304
312
315
318
323
324
330
331
336-340
344
350
351
352
Center
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616

NR
Contributing NonNotes
Eligible
Contributing
X
X
X
X
X
X
X
X

X

X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X

X
X

Parking Lot
Freedom Center offices
Episcopal Church

X

Parking lot

X

Parking lot

X

Park area

X

Lot

X
X

X

X

X

Street

Number
622
625
626
629
630
631
635
636

Green

Johnston

315
318
319
322
325
326
329
330
335
336
337
339
344
350
204
214
215
218-222
219
223
227
228
229
233
234
240
249

Hampton

319
321

Whitner

260

NR
X

NR
Contributing NonNotes
Eligible
Contributing

X
X
X
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607
608
616

X
X
X
X
X
X
X
X
X
X
X
X
X

X
X
X
X
X
X
X
X
X
X
X

X

Newer construction

X

Newer construction

X

Newer construction
Park Area

X

Commercial building

X

Lot

X

Commercial Building

X
X

Lot
Lot

X

Newer construction

X

Charlotte Avenue/Aiken Avenue Area Historic District
Charlotte
401
X
407
X
411-415
X
434
508
Aiken

X

X
X

X

X

Street

Number
619
620

College

NR
X
X

600

Oakland Avenue Area Historic District
Oakland
200
201
216
219
224
227
X
232
235
238
241
242
260
305
306
310-312
311
314
319
320
323
326
331
334
339
340
348
350
353
X
356
359-361
362
404-406
410
411
412
415
417
418
419
421
426
504
505
510
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NR
Contributing NonNotes
Eligible
Contributing

X

X
X
X
X
X
X
X
X
X
X
X
X
X
X

J M Cherry Home (wall only)

X

Commercial building

X

Commercial building

X
X

Parking lot
Commercial building

X

Commercial building

X

Commercial building

X

Commercial building

X

Alley

X
X
X
X
X
X
X
X
X
X
X

X
X
X

X
X
X
X

X
X

Commercial
Commented [YL63]: Propose to remove from Historic
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Commercial building

Parking lot
Commercial building
Parking lot
Commercial building
Commercial building

Street

Number

NR

514
515
Union

NR
Contributing NonNotes
Eligible
Contributing
X
Commercial building
X

417-419

X

Winthrop Historic District
Oakland
516
520
526
536
620
624-630
636
638
Sumter

X

X
X
X

512

X

Oakland side is parking lot

X
X
X
X

City notified only of demolitions

X

Campus
Individually Designated Properties
N Confederate
334
East Main
222
Chatham
300
S Oakland
122
East Black
228
West Black
339
West Main
228
Dave Lyle Blvd
442-446
527
538
College
633-641
Ebenezer
1544
1657-1661
1770-1774
1800-1804
1858
1865
1902
2132
Standard
923
East White
731
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X

X
X
X
X
X
X

X
X
X

X

X
X

X
X
X
X
X
X
X
X

Fennell House
First Presbyterian Church
Cotton Factory (portion only)
Williams Gulf Station
McCosh House
Mt Prospect Baptist Church
Harper-Holler House
Hermon Presbyterian Church
New Mt Olivet AME Zion
Afro-American Insurance Bldg
McCorkle-Fewell-Long House
Shurley-Mickle House
McCallum House
Bishop House
Richards House
Long House
Matthews House
Ebenezer Manse
Ebenezer Academy (brick bldg only)
Highland Park Mill Complex
Highland Park Mill Complex
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APPENDIX B:
ARCHITECTURAL OVERVIEW
Rock Hill is a relatively young city by South Carolina standards. The survey of the town did not occur until 1851
and by the time of the Civil War, Rock Hill consisted of a small collection of commercial buildings and
residences. The oldest remaining structures inside the City limits are ante-bellum plantation houses that predate the establishment of the community. These residences include the McCorkle-Fewell-Long House built ca.
1820, the White House built in 1832, the B.F. Rawlinson House built in 1857, and the Barron-Fewell-Shurley
House in Ebenezer. These four residences share common features such a central passage floor plans, frame,
two-story construction, and Greek Revival-influenced detailing.
Following the Civil War, Rock Hill began a period of rapid growth and expansion. The location of the town along
major rail lines enabled it to become a center for the shipment of cotton. By the 1880s, cotton had become so
dominant that several large cotton mills were established. The Rock Hill Cotton Factory, the Standard Mill, and
the Arcade Cotton Mills were all built in the 1880s, and others followed in the 1890s. These mills were generally
large masonry structures two to three-stories in height and were built with Italianate-influenced detailing. The
mills employed hundreds of workers and residential areas expanded from the downtown area in all directions.
Many of the existing buildings in the commercial and inner city residential sections of Rock Hill were built in the
late 19th century. With the economic growth spurred by the mills, Rock Hill's commercial area was transformed
into rows of one to four-story brick buildings. These buildings were constructed with designs typical of the
period reflecting the Italianate and Romanesque styles. These commercial buildings were generally built with
large glass storefronts and upper facades of masonry construction. Windows on upper floors were often arched
and at the rooflines were corbelled brick cornices or cornices of sheet metal.
Residential construction during this period included both large homes for the well-to-do residents of the City
and more modest, smaller-scale vernacular residences in and around the mill villages. High-style residential
designs of the period such as Queen Anne and Italianate were built along Main Street and Oakland Avenue. One
of the best examples of the Queen Anne style in the City is the Anderson House at 227 Oakland Avenue, which
is a Barber mail order house. Other residences built in local interpretations of these styles were built by the
middle class along these and adjacent streets. The growing prosperity of the community resulted in several
fashionable neighborhoods to the north, south, and west of the commercial area.
Large collections of residences were also built by the mills to provide housing for workers. These mill villages
contained anywhere from a dozen to over 100 single and multi-family dwellings. In most villages a limited
number of house patterns and designs were repeated on each street or on adjacent streets. The majority were
built of frame construction with simple floor plans and limited exterior detailing. These residences comprise a
significant amount of the existing historic residential housing stock in Rock Hill.
After 1900, the nationwide popularity of the Colonial Revival style resulted in the construction of many new
residences reflecting this style. Several of these employed the use of Neo-Classical-influenced porticos and
columns on the primary facade such as the Stokes-Mayfield House at 353 Oakland Avenue. Other homes
influenced by this architectural movement are more modest, with square or rectangular plans, one-story
porches with Tuscan columns, and eave detailing such as modillion blocks and dentils. A common architectural
term for these residences is the "Foursquare" style, which denotes its square or rectangular plan.
Commercial buildings from this time period also increasingly reflected Colonial Revival designs in upper-facade
detailing. Details such as dentilled cornices, pilasters, and jack arching over windows are all derivative of this
style. The Downtown area's two high rise buildings of the 1920s, the Citizens Bank and the Andrew Jackson
Hotel, both display elements of this style. The uses of other styles of the period, such as Art Deco or Art
Moderne, either were not used or have not survived in the Downtown area.
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The Bungalow style for residences became increasingly common after 1910. This house style had its American
origin in California and its horizontal design, large porches, and extensive use of windows made it particularly
well suited for the South. Bungalows are found throughout the residential areas of Rock Hill of both brick and
frame construction. Bungalows continued to be built throughout the 1920s and 1930s. Other residential styles
that are found in Rock Hill from this period include the Spanish Revival, Tudor Revival, and English Cottage.
Residential construction waned with the coming of World War II, and since 1945 residences in Rock Hill have
reflected popular house forms such as Ranch and Split-level designs. Demolition of pre-1940 residences has not
been widespread with the exception of major corridors such as Main Street and Oakland Avenue. Rezoning of
these streets for commercial use led to the loss of many fine homes but a significant collection of historic
architecture still exists in these areas. The Downtown area has also suffered many losses, and its appearance
was transformed by the Town Center Mall. Much of the original historic commercial architecture remains, and
thanks to the work of the City and its residents, the roof of the Town Center Mall was removed in 1993,
bringing the character of downtown Rock Hill into the open again.
QUEEN ANNE STYLE, ca. 1880 - 1905
Plan – Irregular
Roof - Gable and Hipped
Chimney - Both interior and exterior with decorative corbelling
Entrance - Ornate milled designs with large glass lights, sidelights, and transoms
Windows - One-over-one rectangular sash, use of stained or beveled glass
Materials - Weatherboard siding, wood shingles in gables, eave vergeboard and milled panels
Porches - Full width, sometimes extending on two to three facades in "wraparound" fashion, use of milled
columns, balusters, and friezes
Details - Often extensive use of milled panels, wood shingles, eave vergeboard, and decorative brick
GABLE FRONT AND WING OR L-PLAN COTTAGE, ca. 1880 - 1910
Plan - L-Plan with projecting gabled bay on primary facade
Windows - One-over-one or two-over-two rectangular sash
Roof - Cross gable forms
Materials - Weatherboard siding, wood shingles in gables, eave vergeboard and milled panels
Chimney - Both interior and exterior with limited detailing
Porches - Partial width with shed roofs, use of milled columns, balusters, and friezes
Entrance - Single light glass and wood designs, sometimes with ornate panels, transoms, small sidelights
Details - Wood shingles, eave vergeboard, and milled panels
COLONIAL REVIVAL, ca. 1895 – 1930
Plan – Rectangular, square, sometimes irregular
Windows – One-over-one rectangular sash, sometimes use of Palladian window designs
Roof – Hipped with hipped or gable dormers
Chimney – Both interior and exterior with corbelled brick detailing
69 | P a g e

Materials – Weatherboard siding, wood shingles in gables
Entrance – Single light glass and wood designs, framed by pilasters and engaged columns, large transoms and
sidelights, use of beveled or leaded glass
Porches – Full width with Colonial influenced columns such as Doric, Ionic, Corinthian, and Tuscan orders, milled
or square balusters, eave details such as modillion blocks and dentils
Details – Eave modillion blocks, dentils, in Neo-Classical designs, large porticos on primary façade, oval shaped
attic windows
BUNGALOW, ca 1910 – 1940
Plan – Rectangular, or square with horizontal aspects emphasized
Materials – Weatherboard siding, shiplap siding, wood shingle siding, use of brick veneer in various shades and
textures
Roof – Low hipped or low gable, sometimes with dormers on each façade
Chimney – Both interior and exterior with corbelled brick detailing; also use of stone and concrete
Porches – Full width shed or gable designs with tapered frame posts on brick or stone piers, square balusters,
large eave brackets
Details – Wood shingles in the gables, large knee brace brackets at eaves, exposed eave rafters
Entrance – Multi-light glass and wood designs, use of beveled or leaded glass
Windows – Three-over-one rectangular sash with the upper sash having vertical divisions, often paired or
grouped together
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APPENDIX C:
HISTORIC DISTRICT CHARACTER & ZONING OVERLAYS
Oakland Avenue Historic District
The Oakland Avenue Historic District is located along a four-block area of Oakland Avenue to the north of the
Downtown area. This street was developed at the turn of the century and contains a fine collection of early
20th century residential architecture. In recent decades the street has been rezoned to accommodate
commercial development and many new brick businesses have been constructed along these blocks. In many
cases these buildings replaced historic residential structures; there are also numerous vacant lots. Several fine
Queen Anne and Neo-Classical residences are located in the district along with more modest Bungalow and
foursquare designs from the early 20th century.
Charlotte Avenue/Aiken Avenue Historic District
The Charlotte Avenue/Aiken Avenue Historic District is a small residential district to the northwest of Rock Hill’s
Downtown. Part of a large residential area, the district developed in the 1890s and early 1900s as part of the
Oakland Avenue development. The houses in this district face either Charlotte Avenue or Aiken Avenue, and
are nestled amongst heavy residential plantings and street trees. This district remains mainly residential with
two structures serving as cultural and religious institutions. The majority of these structures are in the Queen
Anne or Bungalow/Craftsman style, although the Armstrong-Mauldin House is one of the few examples of
Mission Style influence that exist in Rock Hill.
Marion Street Historic District
The Marion Street Historic District is centered along both blocks of Marion Street and extends to encompass
sections of Johnston Street, Green Street, and Center Street. The district is located to the southwest of the
Downtown area and is residential in nature with the exception of the area along Johnston Street which retains
many residential buildings that have been converted in recent years to offices or other commercial uses. Most
residences are foursquare designs from the early 1900s or Bungalows from the 1910s and 1920s.
Reid Street/North Confederate Avenue Historic District
The Reid Street/North Confederate Avenue Historic District includes all of Reid Street and sections of North
Confederate Avenue and East White Street. The district is primarily residential in nature. This area contains
particularly fine examples of Queen Anne and Colonial Revival influenced architecture with many two-story
examples.
East Main Street Historic District
The East Main Street Historic District is the largest historic district in Rock Hill. The district is centered along the
300, 400, 500, and 600 blocks of East Main Street. The district is primarily residential in nature, except for some
sections of East Main Street, which have both modern commercial structures and residences which have been
converted into offices. Many of the residences in the district are two-story examples of Queen Anne, Colonial
Revival, and Bungalow styles.
Downtown Historic District
The Downtown Historic District encompasses most of the original downtown commercial area of Rock Hill. The
district is centered along the 100 and 200 blocks of East Main Street and also includes properties along sections
of Oakland Avenue, Caldwell Street, Elk Avenue and Hampton Street. The majority of properties are two-to
three-story buildings of brick construction built between 1890 and 1930. A large section of East Main Street was
converted into the Town Center Mall and the first floor areas on the primary facades were enclosed with a roof,
which was removed in 1993. Other sections of the district retain much of the original site, setting and detailing.
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Of the 67 primary buildings in the district, all are of some type of masonry construction. Brick is the most
common material although concrete and stone are used for some details and embellishment. In addition to the
commercial buildings, the district also contains the old Post Office, Episcopal Church, the Rock Hill Presbyterian
Church, and First Associate Reformed Presbyterian Church.
Winthrop College Historic District
The Winthrop College Historic District includes properties on Stewart Avenue, Oakland Avenue (not included in
the Oakland Avenue Historic District overlay), Charlotte Avenue, Myrtle Drive, and Eden Terrace. The district
includes 20 properties of historic and architectural value built during 1894 and 1943, depicting the growth of
Winthrop as a significant education institution. Properties include dormitories, academic classrooms,
administrative facilities, and amphitheater. Of the 20 structures, the majority are of masonry construction.
Placed on the National Register of Historic Places in 1987, architectural changes within the Winthrop College
Historic District are approved at the discretion of the South Carolina Department of Archives & History, and the
Rock Hill Board of Historic Review defers to this authority. As Winthrop University has maintained a high level
of historic preservation practices, the Board will review only Certificate of Appropriateness applications for
demolition and new construction regarding only those properties located within the Oakland Avenue Historic
District as shown on the City’s zoning map.
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APPENDIX D:
SECRETARY OF THE INTERIOR STANDARDS FOR REHABILITATION
The following standards should be followed in addition to the above if a property owner is interested in pursuing
tax incentives. In other cases, the reviewing authority may refer to them if desired but they do not override any of
the City’s standards in these Guidelines.
The Standards that follow were originally published in 1977 and were last updated in 2012 as a portion of 36
CFR Part 68—the Secretary of the Interior’s Standards for the Treatment of Historic Properties. This portion
pertains to rehabilitation efforts.
1. A property will be used as it was historically or be given a new use that requires minimal change to its
distinctive materials, features, spaces and spatial relationships.
2. The historic character of a property will be retained and preserved. The removal of distinctive materials
or alteration of features, spaces and spatial relationships that characterize a property will be avoided.
3. Each property will be recognized as a physical record of its time, place and use. Changes that create a
false sense of historical development, such as adding conjectural features or elements from other
historic properties, will not be undertaken.
4. Changes to a property that have acquired historic significance in their own right will be retained and
preserved.
5. Distinctive materials, features, finishes and construction techniques or examples of craftsmanship that
characterize a property will be preserved.
6. Deteriorated historic features will be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature will match the old in
design, color, texture and, where possible, materials. Replacement of missing features will be
substantiated by documentary and physical evidence.
7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.
8. Archeological resources will be protected and preserved in place. If such resources must be disturbed,
mitigation measures will be undertaken.
9. New additions, exterior alterations or related new construction will not destroy historic materials,
features and spatial relationships that characterize the property. The new work will be differentiated
from the old and will be compatible with the historic materials, features, size, scale and proportion, and
massing to protect the integrity of the property and its environment.
10. New additions and adjacent or related new construction will be undertaken in such a manner that, if
removed in the future, the essential form and integrity of the historic property and its environment
would be unimpaired.
In addition to the above Standards, the National Park Service has developed a number of Preservation Briefs
available online.
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APPENDIX E:
DEFINITIONS & ARCHITECTURAL TERMS
Addition: New construction added to an existing building or structure
Alteration: Work which impacts any exterior architectural feature including construction, reconstruction, or
removal of any building or building element
Appurtenances: Additional object added to a building; includes vents, exhaust hoods, or air conditioning units
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Apron: Decorative, horizontal trim piece on the lower portion of an architectural element.
Arch: Curved construction of wedge-shaped stones or bricks which spans an opening and supports the weight
above it (see flat arch, segmental arch and semi-circular arch)
Attic: The upper level of a building, not of full ceiling height, directly beneath the roof
Baluster: One of a series of short, vertical, often vase-shaped members used to support a stair or porch
handrail, forming a balustrade
Balustrade: An entire rail system with top rail and balusters
Band board: Trim board used horizontally across the side of a wall as an architectural detail, usually between
the first and second story of a building or at the bottom of the first floor plate line, the top horizontal line of a
building wall upon which the roof rests
Bargeboard: (also called Vergeboard) A board which hangs from the projecting end of a gable roof, covering the
end rafters, and often sawn into a decorative pattern
Bay: The portion of a facade between columns or piers providing regular divisions and usually marked by
windows
Bay window: A projecting window that forms an extension to the floor space of internal rooms; usually extends
to the ground level.
Belt course: Horizontal band usually marking the floor levels on the exterior facade of a building
Board and batten: Siding fashioned of boards set vertically and covered where the edges join by narrow strips
called battens
Bond: A term used to describe the various patterns in which brick (or stone) is laid, such as "common bond' or
"Flemish bond"
Bracket: Projecting element of wood, stone or metal which spans between horizontal and vertical surfaces
(eaves, shelves, overhangs) as decorative support
Bungalow: Common house form of the early twentieth century distinguished by horizontal emphasis, wide
eaves, large porches and multi-light doors and windows
Capital: The top of a column or pilaster
Casement window: A window with one or two sashes which are hinged at the sides and usually open outward
Certified Local Government: Any city, county, parish, township, municipality, or borough or any other general
purpose subdivision authorized by the National Preservation Act Amendments of 1980 to further delegate
responsibilities and funding to the local level
Clapboards: Horizontal wooden boards thinner at the top edge, which are overlapped to provide a weatherproof exterior wall surface
Classical order: Derived from Greek and Roman architecture, a column with its base, shaft, capital and
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entablature having standardized details and proportions, according to one of the five canonized modes: Doric,
Tuscan, Ionic, Corinthian, or Composite
Clipped gable: A gable roof where the ends of the ridge are terminated in a small, diagonal roof surface
Colonial Revival: House style of the early twentieth century based on interpretations of architectural forms of
the American colonies prior to the Revolution
Column: Circular or square vertical structural member; generally consists of a cylindrical shaft, base, and capital
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Common bond: Brickwork pattern where most courses are laid flat, with the long "stretcher" edge exposed, but
every fifth to eighth course is laid perpendicularly with the small "header" end exposed, to structurally tie the
wall together
Contributing Properties or Structures: Those properties that exhibit architectural features helping to define the
district in which it exists.
Corbel: In masonry, a projection, or one of a series of projections, each stepped progressively farther forward
with height, and articulating a cornice or supporting an overhanging member
Corinthian order: Most ornate classical order of columns characterized by a capital with ornamental acanthus
leaves and curled fern shoots
Corner board: Exterior trim board used to protect siding ends and/or a finishing detail
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Cornice: Uppermost, projecting part of an entablature, or feature resembling it; any projecting ornamental
molding along the top of a wall, building, etc.
Cresting: Decorated ornamental finish along the top of a wall or roof, often made of ornamental metal
Cross-gable: Secondary gable roof which meets the primary roof at right angles
Dentils: Row of small tooth-like blocks in a classical cornice
Doric order: Column with simple, unadorned capitals, and with no base
Dormer window: A window that projects from a roof
Double-hung window: A window with two sashes, one sliding vertically over the other by means of cords and
weights
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Eave: Edge of a roof that projects beyond the face of a wall
Elevation: External faces of a building
Ell: The rear wing of a house, generally one room wide and running perpendicular to the principal building
Engaged column: A round column attached to a wall
Entablature: A part of a building of classical order resting on the column capital; consists of an architrave, frieze,
and cornice
Façade: The face or front elevation of a building, or any side of a building facing a street or other open space
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Fanlight: Semi-circular window usually over a door with radiating muntins, suggesting a fan
Fascia: A projecting flat horizontal member or molding often used for the installation of gutters; forms the trim
of a flat roof or a pitched roof; also part of a classical entablature
Fenestration: The arrangement of windows on a building
Finial: Projecting decorative element, usually of metal, at the top of a roof turret or gable
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Fish scale shingles: A decorative pattern of wall shingles composed of staggered horizontal rows of wooden
shingles with half-round ends
Flashing: Thin metal sheets used to prevent moisture infiltration at joints of roof planes and between the roof
and vertical surfaces
Flat arch: An arch whose wedge-shaped stones or bricks are set in a straight line; also called a jack arch
Flemish bond: Brick-work pattern where the long "stretcher" edge of the brick is alternated with the small
"header" end for decorative as well as structural effect
Fluting: Shallow, concave grooves running vertically on the shaft of a column, pilaster, or other surface
Foundation: The lowest exposed portion of the building wall, which supports the structure above
Frieze: Middle portion of a classical cornice; also applied decorative elements on an entablature or parapet wall
Gable: Triangular section of a wall to carry a pitched roof
Gable roof: A pitched roof with one downward slope on either side of a central, horizontal ridge
Gambrel roof: A ridged roof with two slopes on either side
Ghost: An outline of a previous element that may exist on an historic structure as result of fill-in material that
does not quite match surrounding material
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Glazing: Fitting glass within a window frame
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Greek Revival style: Mid-nineteenth century revival of forms and ornament of architecture of ancient Greece
Head: Top horizontal piece over a door or window
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Hipped roof: A roof with uniform slopes on all sides
Hood molding: Projecting molding above an arch, doorway, or window, originally designed to direct water away
from the opening; also called a drip mold
Infill: New construction where there had been an opening before, such as a new building between two older
structures; or block infill between porch piers or in an original window opening
In-Kind Replacement: Replacing the feature of a building with the same types of materials, texture, color, etc.
Ionic order: One of the five classical orders used to describe decorative scroll capitals
Jack arch: (see Flat arch)
Keystone: Wedge-shaped top or center member of an arch
Knee brace: An oversize bracket supporting a cantilevered or projecting element
Lattice: Openwork grill of interlacing wood strips used as screening
Lintel: The horizontal top member of a window, door, or other opening
Mansard roof: A roof with a double slope on all four sides, with the lower slope being almost vertical and the
upper almost horizontal
Masonry: Exterior wall construction of brick, stone or adobe laid up in small units
Massing: Three-dimensional form of a building
Metal standing seam roof: A roof composed of overlapping sections of metal such as copper-bearing steel or
iron coated with a terne alloy of lead and tin. These roofs were attached or crimped together in various raised
seams for which the roofs are named.
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Modillion: Horizontal bracket, often in the form of a plain block, ornamenting, or sometimes supporting, the
underside of a cornice
Mortar: A mixture of sand, lime, cement, and water used as a binding agent in masonry construction
Moth-balling (see Stabilization)
Mullion: A heavy vertical divider between windows or doors
Multi-light window: A window sash composed of more than one pane of glass
Muntin: A secondary framing member to divide and hold the panes of glass in a multi-light window or glazed
door
Neo-Classical Style: Early twentieth century style which combines features of ancient, Renaissance, and Colonial
architecture; characterized by imposing buildings with large columned porches
Non-Contributing Properties or Structures: Those structures within the City’s historic districts that do not exhibit
features that help define the district. Examples include gas stations and retail centers within residential areas.
Oriel window: A bay window which emerges above the ground floor level
Paired columns: Two columns supported by one pier, as on a porch
Palladian window: A window with three openings, the central one arched and wider than the flanking ones
Paneled door: Door composed of solid panels (either raised or recessed) held within a framework of rails and
stiles
Parapet: Low horizontal wall at the edge of a roof
Pediment: Triangular crowning element forming the gable of a roof; any similar triangular element used over
windows, doors, etc.
Pier: Vertical structural element, square or rectangular in cross-section
Pilaster: Square pillar attached, but projecting from a wall, resembling a classical column
Pitch: The degree of the slope of a roof
Portico: Roofed space, open or partly enclosed, forming the entrance and centerpiece of the facade of a
building, often with columns and a pediment
Portland cement: A strong, inflexible hydraulic cement used to bind mortar. Mortar or patching materials with a
high Portland cement content should not be used on old buildings as it is harder than the masonry, thereby
causing serious damage over annual freeze-thaw cycles.
Preservation: The act of maintaining the form and character of a building as it presently exists. Preservation
stops deterioration and stabilizes the structure.
Pressed tin: Decorative and functional metalwork made of molded tin used to sheath roofs, bays, and cornices
Primary façade: The most visible area of a building
Pyramidal roof: Roof with four identical sides rising to a central peak
Queen Anne style: Popular late nineteenth century revival style of early eighteenth-century English architecture,
characterized by irregularity of plan and massing, and a variety of textures
Quoins: A series of stones, bricks, or wood panels ornamenting the outside of a wall
Rear façade: The rear or least visible area of a building
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Reconstruction: The accurate recreation of a vanished, or irreparably damaged structure, or part thereof; the
new construction recreates the building's exact form and detail as these appeared at some point in the
building’s history
Rehabilitation: The act of returning a building to usable condition through repair, alteration, and/or preservation
of its features
Renovation: The process of repairing a property for a contemporary use
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Restoration: The process of accurately taking a building's appearance back to a specific period of time by
removing later work and by replacing missing earlier features to match the original
Ridge: The top horizontal member of a roof where the sloping surfaces meet
Rusticated: Roughening of stonework or concrete blocks to give greater articulation to each block
Sash: Moveable framework containing the glass in a window
Secondary façade: Usually the sides of a building; the second most visible area of a building
Segmental arch: An arch whose profile or radius is less than a semicircle
Semi-circular arch: An arch whose profile or radius is a half-circle the diameter of which equals the opening
width
Sheathing: An exterior covering of boards or other surface applied to the frame of the structure (see Siding)
Shed roof: Gently-pitched, almost flat roof with only one slope
Sidelight: A vertical area of fixed glass on either side of a door or window
Siding: The exterior wall covering or sheathing of a structure
Sill: The bottom crosspiece of a window frame; lowest horizontal section in framed wall or partition
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Spindles: Slender, elaborately turned wood dowels or rods often used in screens and porch trim
Stabilization: The essential maintenance of a deteriorated building as it exists at present, establishing structural
stability and a weather-resistant enclosure, also known as Moth-balling
Streetscape: The over facade, not of a single structure, but of the many buildings that define the street
Surround: An encircling border or decorative frame, usually at windows or doors
Swag: Carved ornament in the form of a cloth draped over supports, or in the form of a garland of fruits and
flowers
Transom: A horizontal opening (or bar) over a door or window
Trim: The decorative framing of openings and other features on a façade
Turret: A small, slender tower
Veranda: A covered porch or balcony on a building's exterior
Vergeboard: (also called Bargeboard) The vertical face board following and set under the roof edge of a gable,
sometimes decorated by carving
Vernacular: A regional form or adaptation of an architectural style
Visual continuity: When buildings exhibit characteristics creating unity of architectural character
Wall dormer: Dormer created by the upward extension of a wall and a breaking of the roofline
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Water table: A projecting horizontal ledge, intended to prevent water from running down the face of a wall's
lower section
Weatherboard: Wood siding consisting of overlapping boards usually thicker at one edge than the other
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APPENDIX C:
EXCERPTS FROM EXISTING ZONING ORDINANCE
AND HISTORIC DESIGN REVIEW GUIDELINES

Late 19th century homes were often embellished with milled
wood decorative elements such as brackets, spindles, and
vergeboard. These decorative elements are essential to the
character of a residence and removal of original
ornamentation should not occur. Colonial Revival designs
also were decorated with modillion blocks, dentils and other
designs at frieze boards and porches. Large brackets and
exposed eave rafters were popular forms of ornamentation
on Bungalows. If original architectural ornamentation is too
deteriorated for repair, replacement should be with profiles,
dimensions, and materials to match the original.

a. Maintain historic features on a regular basis in
order to avoid deterioration. Use preventative
measures, such as caulking and limited paint
removal and reapplication, to preserve historic
details.
b. Protect architectural details from moisture
accumulation that can cause significant damage.
Regularly check areas that have a tendency to
accumulate moisture for damage, such as window
sills, column bases and capitals, etc.

Recommended

a. Historic architectural features such as porches,
turned columns, and other details shall not be
removed or altered. Elements that are deteriorated
shall be repaired with materials and profiles to match
the original.
b. Historic features that have been lost may be
replaced provided that pictorial evidence
substantiates this replacement.
c. Avoid adding architectural features not consistent
with the history of the structure.

Normally Required

#1) PRESERVE AND MAINTAIN ORIGINAL
ARCHITECTURAL FEATURES

GENERAL GUIDELINES
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Exposed Rafter Ends

124 Reid Street
Italianate eave brackets

Hood Molding

Diagonal Boards

242 Oakland Avenue
Bungalow roof beams and shingles

Wood
Shingles

Eave
Brackets

a. All means of repairing historic materials with
original materials should be examined before
considering the use of substitute materials.
b. Replacement of historic materials should be kept
to a minimum in order to maintain the historic
character of the property. Patching and splicing
with compatible materials is preferable over fullscale replacement.
c. Substitute materials are required to be chemically
compatible as well as visually compatible with
existing historic materials in appearance,
including color, surface texture, surface
reflectivity, and finish. All applications
requesting the use of substitute materials are
required to have technical documentation
included regarding the material requested.

Normally Required

#3) WITH THE EXCEPTION OF ARTIFICIAL SIDING,
THE USE OF SUBSTITUTE MATERIALS MAY BE
ALLOWED IN CERTAIN CIRCUMSTANCES

Architectural ornamentation that is not based on
photographic or physical evidence should not be applied.
The addition of such ornamentation would not be accurate
and would create an appearance not in accordance with the
original design and style.

Architectural features and ornamentation which are not
original to a residence should not be added.

Normally Required

#2) ARCHITECTURAL ORNAMENTATION NOT
ORIGINAL TO A BUILDING SHOULD NOT BE
ADDED
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When replacing historic materials, record this work for
future reference. Replacement of historic architectural
materials is relevant to the history of the structure. This
also provides future property owners with a record of
replaced sections and success of materials used.

Recommended

Substitute materials that have a proven history of use
within the same application may be considered in the
event original materials or workmanship is
unavailable, or there are inherent flaws in the original
material. It must also be understood that moisture
penetration, ultra-violet degradation and expansion/
contraction rates may adversely affect original and
replacement materials after several years. Successful
applications will blend in with the existing materials
and be noticeable only through close inspection.
d. Artificial siding is not considered a viable
substitute material in the historic districts.
Please refer to Section #54, Exterior Wood Siding
Should Not Be Concealed.

Wood shingle siding is also found throughout the historic
districts although in a limited fashion. Wood shingle siding
is composed of hundreds of small interlocking wood
shingles which are generally of square, elliptical, hexagonal,
or saw tooth design. Common names for these types of
shingles are staggered butt, fish scale, and saw tooth.
These types of wood shingle treatments are generally found
in gables, on the exterior of dormers, and to sheath the

Another less common exterior wood siding is that of shiplap
siding. This siding is similar to that of weatherboard siding
except for rabbeting or grooves where the siding overlaps.
Shiplap siding became popular on homes built after 1900
and is found especially on Bungalow style residences.

Rock Hill's historic residences were built primarily between
1880 and 1940 and have a variety of exterior siding
materials. The majority of exterior siding is horizontal lap
siding such as weatherboard or clapboard. Weatherboards
are long narrow boards with one edge thicker than the
other and applied to overlap neighboring boards in a
continuous pattern. Most exterior walls are composed of
weatherboards from the frieze board beneath the roof to the
sill board at the foundation.

a. Original wood siding should be maintained and
preserved.
b. Cyclical maintenance such as repair and painting
should be performed regularly to frameconstructed residences.
c. Original wood shingles should be maintained and
preserved.

Normally Required

#53) PRESERVE AND MAINTAIN EXTERIOR
WOOD SIDING

56

RESIDENTIAL GUIDELINES - REHABILITATION

In addition to these siding profiles, most frame residences
also have a variety of exterior wood treatments. These may
be as simple as wide frieze boards beneath the eaves and
wide sill boards just above the foundation. These boards
border and define the exterior siding and are most often
plain, undecorated boards. A smaller number are decorative
in nature with details such as dentils or modillion blocks
attached to the frieze board or diagonal siding at the sill
board (see #70, Architectural Ornamentation).

upper story of a two story building. Other uses of these
shingles include application as wide bands around a
residence such as belt coursing or to define the exterior of a
bay window. On rare occasions the entire residence may be
completely covered in wood shingles from the roof to the
foundation. An excellent example of this type of residence is
the house at 222 Marion Street which has an unusually
rich variety of wood shingle styles and patterns.

Weatherboard and wood shingle siding
57

Artificial sidings often do not match the dimensions and
profiles of the wood siding, and conceal details such as
wood shingles and window cornices. Artificial sidings are
also inflexible and cannot duplicate curves on wood siding
buildings such as projecting bays and bay windows. Instead
of following the contours of historic residences, artificial
sidings impose rigid angles and geometric patterns which
detract from a building's original design and appearance.

Historic wood siding weathers and achieves its own
distinctive appearance over time. This appearance is an
important factor in defining the character of a house and
establishing its age and style. In recent decades many
historic residences in Rock Hill have had the exterior siding
concealed beneath added artificial sidings of aluminum,
steel, vinyl, and other materials due to perceptions of the
cost effectiveness of these materials as opposed to
continued painting and maintenance of the wood siding.
This concealment of the exterior siding has often resulted in
the visual loss of exterior wood details which define and
characterize a house.

a. Original wood siding materials should be
preserved
and
maintained
on
Rock
Hill
residences. Wood siding should not be concealed
by aluminum, steel, vinyl, brick and stone
veneers, or other artificial materials.
b. Soffits, eaves, and porch ceilings should not be
concealed with aluminum, steel, vinyl or other
artificial sidings.

Normally Required

#54) EXTERIOR WOOD SIDING SHOULD NOT BE
CONCEALED

Concealment of the original siding may also not be cost
effective. All materials have certain life spans and
aluminum, steel, and vinyl sidings are no exceptions.
Numerous houses covered with these materials in the
1960s and 1970s.have had the siding surface dent, fade,
mottle, crack, or flake which has necessitated the painting
of the siding. The initial expense of installation and later
required maintenance and painting will often not be
economical in comparison with continued maintenance and
painting of the original wood siding. The application of
artificial sidings also has extremely low thermal values in
terms of insulation and cost savings in energy bills are
negligible.

A further problem with concealment of original wood siding
is the reduced ability of the residence to "breathe." Wood
has properties allowing it to expand and contract with the
heating and cooling process. Artificial sidings compromise
this natural process through the creation of a sealed barrier
between the original siding and outside air. This can trap
moisture between the original and added artificial sidings
and lead to deterioration of not only the wood siding but
also the structural frame work beneath. More significant
moisture problems from faulty roofing or gutters may also
be hidden from view by the added siding. In addition to
hiding moisture problems, artificial sidings can also mask
insect and termite infestation and make detection difficult.
Proper installation of these siding materials cannot
completely seal out these pests and damage to the wood
siding and structural framework of a house can go
undetected for long periods of time.
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Possible effects of artificial sidings

Original Wood Siding

Location of Potential Condensation

Hidden Cracks &
Deteriorated Wood

Artificial Siding – Vinyl or
Aluminum

a. Exterior masonry details should never be
removed or obscured.
b. Repair of masonry walls and details is preferred
over replacement.
c. If replacement is required, new masonry should

Normally Required

#56) PRESERVE AND MAINTAIN ORIGINAL
MASONRY

Replacement of exterior wood siding should be as minimal
as possible. It is best to repair and patch cracks and holes
in siding with caulking compounds or to do localized
replacement as opposed to removing and replacing entire
boards. If the overall condition and appearance of wood
siding is sound, replacement should be discouraged.

Repair and replacement of exterior wood siding should
always be of wood and follow the profiles and design of the
siding which it replaces. This includes horizontal
weatherboards, frieze or fascia boards, sill boards, wood
shingles, and other siding elements.

a. Repair and replacement of original wood siding
should be of materials, profiles, and designs to
match.
b. Repair of original wood siding is the preferred
alternative to replacement with new wood siding.
c. Replacement of wood siding should be kept as
minimal as possible. Wholesale removal of wood
siding should not take place unless deterioration
of the original siding is clearly demonstrated.

Normally Required

#55) REPAIR OR REPLACEMENT OF
EXTERIOR WOOD SIDING SHOULD MATCH
THE ORIGINAL
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The color and texture of bricks is an important defining
feature as is the mortar which bonds the bricks. Mortar
consisting of mixtures of sand or aggregates and lime was
used to bond individual bricks during the late 19th and
early 20th century. Typical mortar joints between the brick
are white or off-white in color and are recessed or raked
slightly from the face of the brick. On some houses the
mortar was mixed with dyes or other coloring additives to
provide color in the joints such as reds or browns.

Exterior brick can be used not only as a wall surface but is
also used to create decorative details and textures. Some
residences have corbelled brick patterns and inlays while
others have textured or colored brick. Different brick colors
are used to define floors or used as belt courses between
floors. Other bricks are molded into decorative forms such
as curves, and classical motifs such as egg and dart
designs.

Exterior masonry found in Rock Hill's residential areas
include brick, stone, concrete, and terra cotta. Brick is the
most common masonry material in Rock Hill and is used
primarily as exterior walls, foundations, and chimneys.
Exterior walls are of both brick and brick veneer. Late 19th
century brick residences were built with the exterior walls
providing structural stability and support. The use of brick
veneers consisting of a single course of brick over frame
support walls became popular for Bungalow style
residences. In both instances an exterior wall surface of
brick defines the appearance and character of a building.

match the original as close as possible in color,
texture, and profile.
d. The painting of masonry which has not been
previously painted should not take place.
Exceptions to this are for masonry walls which
have had extensive replacement or rebuilding
resulting in a patchwork of brick or stone
surfaces and contrasting mortar.

APPENDIX D:
ARTIFICAL SIDING BACKGROUND

CEMENTITIOUS AND ENGINEERED SIDING IN OTHER JURISDICTIONS
July 2018
Beaufort, S.C.
“Replacement of wood siding and trim should be limited to areas of severe deterioration that are not
repairable. Replacement material should be of the same specifies, size, and shape as the original. Every
effort should be made to repair and retain historic siding, where appropriate.” P. 42, The Beaufort
Preservation Manual Supplement
From staff email: The only exception is if a contributing structure has metal or asphalt siding currently. If
there is the original wood underneath, we try to encourage folks to evaluate the integrity of the wood,
and sometimes it’s in great shape. If there is no wood underneath, we do sometimes permit the siding
to be replaced with fiber cement.
Charleston, S.C.
“It is important to maintain the historic fabric of Charleston as much as possible; therefore, deteriorated
historic features should be repaired rather than be replaced. When deterioration is so severe that
replacement is necessary, the new feature should match the old in design, color, texture, and, where
possible, materials.” Board of Architectural Review Policy Statement, 2017
Charlotte, N.C.
“Cementitious board products are rarely considered appropriate for the main structure on a property.
The Historic District Commission will consider these products on a case by case basis.” p. 49, Charlotte
Historic District Commission Policy & Design Guidelines
Columbia, S.C.
Guidelines are specific to each district, and the City has numerous districts. From staff email:
• For properties that contribute to the City’s local historic districts, the City requires a showing of
hardship for full-scale replacement (i.e., a great quantity of wood is not salvageable on a given
elevation). The owner then must match the dimensions of the original siding with the
cementitious siding and retain the architectural features of the structure. The City asks that the
property owners salvage anything they can for repairs on other elevations.
Greenville, S.C.
“Do not use synthetic materials … as replacements for primary building materials on a historic structure.
Primary building materials, such as wood siding… should not be replaced with synthetic materials.” P.
23, Design Guidelines for Preservation Overlay Districts, City of Greenville, South Carolina
Raleigh, N.C.
“If replacement of an entire historic wooden feature is necessary, replace it in kind, matching the
original in design, dimension, detail, material, and texture. Consider compatible substitute materials
only if using the original material is not technically feasible.” p. 39, Design Guidelines for Raleigh Historic
Districts and Landmarks

1

Savannah, Ga.
“Exterior materials are important in defining the overall character of the district. Original materials
should be retained to preserve the integrity of the district. Where repairs or replacement is warranted,
it should match the original as closely as possible and not be substituted with a new modern material
(i.e., dryvit, EIFS, or cementitious siding.” P. 28, Design Manual for the Savannah Historic District, The
Chatham County-Savannah Metropolitan Planning Commission
Washington, D.C.
“While it is always best to replace or replace wall and foundation materials in-kind, in some cases this
will not be technically or economically feasible. In these cases, a property owner may consider using a
substitute material.” p. 6, District of Columbia Historic Preservation Guidelines, Walls and Foundations
of Historic Buildings.
Wilmington, N.C.
“Synthetic siding is out of character in Wilmington’s historic districts. The loss of architectural details
and its impact on the individual building and the neighborhood is the strongest case against its use.” p.
50, Wilmington Design Guidelines for Historic Districts and Landmarks

2

Original wood siding

New Hardiplank siding

National Register-listed property

“BEFORE” AND “AFTER” PHOTOGRAPHS OF RESIDENCES
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Original wood siding

Contributing property

New Hardiplank siding
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Cast alumnimum used as a replacement for cast iron. Photo: NPS files.
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The Secretary of the Interior's Standards for Rehabilitation require that
"deteriorated architectural features be repaired rather than replaced,
wherever possible. In the event that replacement is necessary, the new
material should match the material being replaced in composition, design,
color, texture, and other visual properties." Substitute materials should be
used only on a limited basis and only when they will match the appearance
and general properties of the historic material and will not damage the
historic resource.

Introduction

return to top ▲

When deteriorated, damaged, or lost features of a historic building need repair or replacement, it
is almost always best to use historic materials. In limited circumstances substitute materials that
imitate historic materials may be used if the appearance and properties of the historic materials
can be matched closely and no damage to the remaining historic fabric will result.
Great care must be taken if substitute materials are used on the exteriors of historic buildings.
Ultraviolet light, moisture penetration behind joints, and stresses caused by changing
temperatures can greatly impair the performance of substitute materials over time. Only after
consideration of all options, in consultation with qualified professionals, experienced fabricators
and contractors, and development of carefully written specifications should this work be
undertaken.

In the reconstruction of the clock tower at Independence Hall, the substitute materials used were cast stone and wood with
fiberglass and polyester bronze ornamentation. Photo: NPS files.

The practice of using substitute materials in architecture is not new, yet it continues to pose
practical problems and to raise philosophical questions. On the practical level the inappropriate
choice or improper installation of substitute materials can cause a radical change in a building's
appearance and can cause extensive physical damage over time. On the more philosophical
level, the wholesale use of substitute materials can raise questions concerning the integrity of
historic buildings largely comprised of new materials. In both cases the integrity of the historic
resource can be destroyed.
Some preservationists advocate that substitute materials should be avoided in all but the most
limited cases. The fact is, however, that substitute materials are being used more frequently
than ever in preservation projects, and in many cases with positive results. They can be cost-

effective, can permit the accurate visual duplication of historic materials, and last a reasonable
time. Growing evidence indicates that with proper planning, careful specifications and
supervision, substitute materials can be used successfully in the process of restoring the visual
appearance of historic resources.
This Brief provides general guidance on the use of substitute materials on the exteriors of
historic buildings. While substitute materials are frequently used on interiors, these applications
are not subject to weathering and moisture penetration, and will not be discussed in this Brief.
Given the general nature of this publication, specifications for substitute materials are not
provided. The guidance provided should not be used in place of consultations with qualified
professionals. This Brief includes a discussion of when to use substitute materials, cautions
regarding their expected performance, and descriptions of several substitute materials, their
advantages and disadvantages. This review of materials is by no means comprehensive, and
attitudes and findings will change as technology develops.

Historical Use of Substitute Materials
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The tradition of using cheaper and more common materials in imitation of more expensive and
less available materials is a long one. George Washington, for example, used wood painted with
sand-impregnated paint at Mount Vernon to imitate cut ashlar stone. This technique along with
scoring stucco into block patterns was fairly common in colonial America to imitate stone.
Molded or cast masonry substitutes, such as dry-tamp cast stone and poured concrete, became
popular in place of quarried stone during the 19th century. These masonry units were fabricated
locally, avoiding expensive quarrying and shipping costs, and were versatile in representing
either ornately carved blocks, plain wall stones or rough cut textured surfaces. The end result
depended on the type of patterned or textured mold used and was particularly popular in
conjunction with mail order houses. Later, panels of cementitious permastone or formstone and
less expensive asphalt and sheet metal panels were used to imitate brick or stone.

Substitute materials need to be located with care to avoid damage. The fiberglass column base has chipped, whereas the historic
cast iron would have remained sound. Photo: NPS files.

Metal (cast, stamped, or brake-formed) was used for storefronts, canopies, railings, and other
features, such as galvanized metal cornices substituting for wood or stone, stamped metal
panels for Spanish clay roofing tiles, and cast-iron column capitals and even entire building
fronts in imitation of building stone.
Terra-cotta, a molded fired clay product, was itself a substitute material and was very popular in
the late 19th and early 20th centuries. It simulated the appearance of intricately carved
stonework, which was expensive and time-consuming to produce. Terra cotta could be glazed to
imitate a variety of natural stones, from brownstones to limestones, or could be colored for a
polychrome effect.
Nineteenth century technology made a variety of materials readily available that not only were
able to imitate more expensive materials but were also cheaper to fabricate and easier to use.
Throughout the century, imitative materials continued to evolve. For example, ornamental
window hoods were originally made of wood or carved stone. In an effort to find a cheaper
substitute for carved stone and to speed fabrication time, cast stone, an early form of concrete,
or cast-iron hoods often replaced stone. Toward the end of the century, even less expensive
sheet metal hoods, imitating stone, also came into widespread use. All of these materials, stone,
cast stone, cast iron, and various pressed metals were in production at the same time and were
selected on the basis on the basis of the availability of materials and local craftsmanship, as well
as durability and cost. The criteria for selection today are not much different.
Many of the materials used historically to imitate other materials are still available. These are
often referred to as the traditional materials: wood, cast stone, concrete, terra cotta and cast
metals. In the last few decades, however, and partly as a result of the historic preservation
movement, new families of synthetic materials, such as fiberglass, acrylic polymers, and epoxy
resins, have been developed and are being used as substitute materials in construction. In some
respects these newer products (often referred to as high tech materials) show great promise; in
others, they are less satisfactory, since they are often difficult to integrate physically with the
porous historic materials and may be too new to have established solid performance records.

When to Consider Using Substitute Materials in
Preservation Projects return to top ▲
Because the overzealous use of substitute materials can greatly impair the historic character of a
historic structure, all preservation options should be explored thoroughly before substitute
materials are used. It is important to remember that the purpose of repairing damaged features
and of replacing lost and irreparably damaged ones is both to match visually what was there and
to cause no further deterioration. For these reasons it is not appropriate to cover up historic
materials with synthetic materials that will alter the appearance, proportions and details of a
historic building and that will conceal future deterioration.

Some materials have been used successfully for the repair of damaged features such as epoxies
for wood infilling, cementitious patching for sandstone repairs, or plastic stone for masonry
repairs. Repairs are preferable to replacement whether or not the repairs are in kind or with a
synthetic substitute material.
In general, four circumstances warrant the consideration of substitute materials:
1. the unavailability of historic materials;
2. the unavailability of skilled craftsmen;
3. inherent flaws in the original materials; and
4. code-required changes (which in many cases can be extremely destructive of historic
resources).

The core of a deteriorated wood outrigger was first drilled out. Photos (left and right): Courtesy, Harrison Goodall.

An inert material was injected into the hollow outrigger, permitting the outer wood to be retained and preserved.

Cost may or may not be a determining factor in considering the use of substitute materials.
Depending on the area of the country, the amount of material needed, and the projected life of
less durable substitute materials, it may be cheaper in the long run to use the original material,
even though it may be harder to find.

Due to many early failures of substitute materials, some preservationist are looking abroad to
find materials (especially stone) that match the historic materials in an effort to restore historic
buildings accurately and to avoid many of the uncertainties that come with the use of substitute
materials.

1. The unavailability of the historic material.
The most common reason for considering substitute materials is the difficulty in finding a good
match for the historic material (particularly a problem for masonry materials where the color and
texture are derived from the material itself). This may be due to the actual unavailability of the
material or to protracted delivery dates. For example, the local quarry that supplied the
sandstone for a building may no longer be in operation. All efforts should be made to locate
another quarry that could supply a satisfactory match. If this approach fails, substitute materials
such as dry-tamp cast stone or textured precast concrete may be a suitable substitute if care is
taken to ensure that the detail, color and texture of the original stone are matched. In some
cases, it may be possible to use a sand-impregnated paint on wood as a replacement section,
achieved using readily available traditional materials, conventional tools and work skills. Simple
solutions should not be overlooked.

2. The unavailability of historic craft techniques and lack of skilled
artisans.
These two reasons complicate any preservation or rehabilitation project. This is particularly true
for intricate ornamental work, such as carved wood, carved stone, wrought iron, cast iron, or
molded terra cotta. However, a number of stone and wood cutters now employ sophisticated
carving machines, some even computerized. It is also possible to cast substitute replacement
pieces using aluminum, cast stone, fiberglass, polymer concretes, glass fiber reinforced
concretes and terra cotta. Mold making and casting takes skill and craftsmen who can undertake
this work are available. Efforts should always be made, prior to replacement, to seek out artisans
who might be able to repair ornamental elements and thereby save the historic features in place.

Cast aluminum has been used as a replacement material for cast iron. Photo: NPS files.

3. Poor original building materials.
Some historic building materials were of inherently poor quality or their modern counterparts are
inferior. In addition, some materials were naturally incompatible with other materials on the
building, causing staining or galvanic corrosion. Examples of poor quality materials were the very
soft sandstones which eroded quickly. An example of poor quality modern replacement material
is the tin coated steel roofing which is much less durable than the historic tin or terne iron which
is no longer available. In some cases, more durable natural stones or precast concrete might be
available as substitutes for the soft stones and modern terne-coated stainless steel or leadcoated copper might produce a more durable yet visually compatible replacement roofing.

4. Code-related changes.
Sometimes referred to as life and safety codes, building codes often require changes to historic
buildings. Many cities in earthquake zones, for example, have laws requiring that overhanging
masonry parapets and cornices, or freestanding urns or finials be securely re-anchored to new
structural frames or be removed completely. In some cases, it may be acceptable to replace
these heavy historic elements with light replicas. In other cases, the extent of historic fabric
removed may be so great as to diminish the integrity of the resource. This could affect the
significance of the structure and jeopardize National Register status. In addition, removal of
repairable historic materials could result in loss of Federal tax credits for rehabilitation.
Department of the Interior regulations make clear that the Secretary of the Interior's Standards
for Rehabilitation take precedence over other regulations and codes in determining whether a
project is consistent with the historic character of the building undergoing rehabilitation.
Two secondary reasons for considering the use of substitute materials are their lighter weight
and for some materials, a reduced need of maintenance. These reasons can become important if
there is a need to keep dead loads to a minimum or if the feature being replaced is relatively
inaccessible for routine maintenance.

Cautions and Concerns
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In dealing with exterior features and materials, it must be remembered that moisture
penetration, ultraviolet degradation, and differing thermal expansion and contraction rates of
dissimilar materials make any repair or replacement problematic. To ensure that a repair or
replacement will perform well over time, it is critical to understand fully the properties of both
the original and the substitute materials, to install replacement materials correctly, to assess
their impact on adjacent historic materials, and to have reasonable expectations of future
performance.
Many high tech materials are too new to have been tested thoroughly. The differences in vapor
permeability between some synthetic materials and the historic materials have in some cases
caused unexpected further deterioration. It is therefore difficult to recommend substitute
materials if the historic materials are still available. As previously mentioned, consideration

should always be given first to using traditional materials and methods of repair or replacement
before accepting unproven techniques, materials or applications.

A waterproof coating is an inappropraite substitute material to apply to adobe as it seals in moisture and may result in spalling.
Photo: NPS files.

Substitute materials must meet three basic criteria before being considered: they must be
compatible with the historic materials in appearance; their physical properties must be similar to
those of the historic materials, or be installed in a manner that tolerates differences; and they
must meet certain basic performance expectations over an extended period of time.

Matching the Appearance of the Historic Materials
In order to provide an appearance that is compatible with the historic material, the new material
should match the details and craftsmanship of the original as well as the color, surface texture,
surface reflectivity and finish of the original material. The closer an element is to the viewer, the
more closely the material and craftsmanship must match the original.
Matching the color and surface texture of the historic material with a substitute material is
normally difficult. To enhance the chances of a good match, it is advisable to clean a portion of
the building where new materials are to be used. If pigments are to be added to the substitute
material, a specialist should determine the formulation of the mix, the natural aggregates and
the types of pigments to be used. As all exposed material is subject to ultraviolet degradation, if
possible, samples of the new materials made during the early planning phases should be tested
or allowed to weather over several seasons to test for color stability.
Fabricators should supply a sufficient number of samples to permit onsite comparison of color,
texture, detailing, and other critical qualities. In situations where there are subtle variations in
color and texture within the original materials, the substitute materials should be similarly varied
so that they are not conspicuous by their uniformity.
Substitute materials, notably the masonry ones, may be more water-absorbent than the historic
material. If this is visually distracting, it may be appropriate to apply a protective vaporpermeable coating on the substitute material. However, these clear coatings tend to alter the

reflectivity of the material, must be reapplied periodically, and may trap salts and moisture,
which can in turn produce spalling. For these reasons, they are not recommended for use on
historic materials.

Matching the Physical Properties
While substitute materials can closely match the appearance of historic ones, their physical
properties may differ greatly. The chemical composition of the material (i.e., presence of acids,
alkalines, salts, or metals) should be evaluated to ensure that the replacement materials will be
compatible with the historic resource. Special care must therefore be taken to integrate and to
anchor the new materials properly. The thermal expansion and contraction coefficients of each
adjacent material must be within tolerable limits. The function of joints must be understood and
detailed either to eliminate moisture penetration or to allow vapor permeability. Materials that
will cause galvanic corrosion or other chemical reactions must be isolated from one another.
To ensure proper attachment, surface preparation is critical. Deteriorated underlying material
must be cleaned out. Noncorrosive anchoring devices or fasteners that are designed to carry the
new material and to withstand wind, snow and other destructive elements should be used.
Properly chosen fasteners allow attached materials to expand and contract at their own rates.
Caulking, flexible sealants or expansion joints between the historic material and the substitute
material can absorb slight differences of movement. Since physical failures often result from poor
anchorage or improper installation techniques, a structural engineer should be a member of any
team undertaking major repairs.
Some of the new high tech materials such as epoxies and polymers are much stronger than
historic materials and generally impermeable to moisture. These differences can cause serious
problems unless the new materials are modified to match the expansion and contraction
properties of adjacent historic materials more closely, or unless the new materials are isolated
from the historic ones altogether. When stronger or vapor impermeable new materials are used
alongside historic ones, stresses from trapped moisture or differing expansion and contraction
rates generally hasten deterioration of the weaker historic material. For this reason, a
conservative approach to repair or replacement is recommended, one that uses more pliant
materials rather than high-strength ones. Since it is almost impossible for substitute materials to
match the properties of historic materials perfectly, the new system incorporating new and
historic materials should be designed so that if material failures occur, they occur within the new
material rather than the historic material.

Performance Expectations
While a substitute material may appear to be acceptable at the time of installation, both its
appearance and its performance may deteriorate rapidly. Some materials are so new that
industry standards are not available, thus making it difficult to specify quality control in
fabrication, or to predict maintenance requirements and long term performance. Where possible,
projects involving substitute materials in similar circumstances should be examined. Material

specifications outlining stability of color and texture; compressive or tensile strengths if
appropriate; the acceptable range of thermal coefficients, and the durability of coatings and
finishes should be included in the contract documents. Without these written documents, the
owner may be left with little recourse if failure occurs.

The historic cornice was successfully replaced with a fiberglass cornice. Photo: NPS files.

The tight controls necessary to ensure long-term performance extend beyond having written
performance standards and selecting materials that have a successful track record. It is
important to select qualified fabricators and installers who know what they are doing and who
can follow up if repairs are necessary. Installers and contractors unfamiliar with specific
substitute materials and how they function in your local environmental conditions should be
avoided.
The surfaces of substitute materials may need special care once installed. For example, chemical
residues or mold release agents should be removed completely prior to installation, since they
attract pollutants and cause the replacement materials to appear dirtier than the adjacent
historic materials. Furthermore, substitute materials may require more frequent cleaning, special
cleaning products and protection from impact by hanging window-cleaning scaffolding. Finally, it
is critical that the substitute materials be identified as part of the historical record of the building
so that proper care and maintenance of all the building materials continue to ensure the life of
the historic resource.

Choosing an Appropriate Substitute Material
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Once all reasonable options for repair or replacement in kind have been exhausted, the choice
among a wide variety of substitute materials currently on the market must be made. The charts
at the end of this Brief describe a number of such materials, many of them in the family of
modified concretes which are gaining greater use. The charts do not include wood, stamped
metal, mineral fiber cement shingles and some other traditional imitative materials, since their
properties and performance are better known. Nor do the charts include vinyls or molded
urethanes which are sometimes used as cosmetic claddings or as substitutes for wooden
millwork. Because millwork is still readily available, it should be replaced in kind.

The charts describe the properties and uses of several materials finding greater use in historic
preservation projects, and outline advantages and disadvantages of each. It should not be read
as an endorsement of any of these materials, but serves as a reminder that numerous materials
must be studied carefully before selecting the appropriate treatment. Included are three
predominantly masonry materials (cast stone, precast concrete, and glass fiber reinforced
concrete); two predominantly resinous materials (epoxy and glass fiber reinforced polymers also
known as fiberglass), and cast aluminum which has been used as a substitute for various metals
and woods.

Pros and Cons of Various Substitute
Materials return to top ▲
Cast Aluminum
Material: Cast aluminum is a molten aluminum alloy cast in permanent (metal) molds or
onetime sand molds which must be adjusted for shrinkage during the curing process. Color is
from paint applied to primed aluminum or from a factory finished coating. Small sections can be
bolted together to achieve intricate or sculptural details. Unit castings are also available for items
such as column plinth blocks.
Application: Cast aluminum can be a substitute for cast iron or other decorative elements. This
would include grillwork, roof crestings, cornices, ornamental spandrels, storefront elements,
columns, capitals, and column bases and plinth blocks. If not self-supporting, elements are
generally screwed or bolted to a structural frame. As a result of galvanic corrosion problems with
dissimilar metals, joint details are very important.
Advantages:

•

light weight (1/2 of castiron)

•

corrosion-resistant, noncombustible

•

intricate castings possible

•

easily assembled, good delivery time

•

can be prepared for a variety of colors

•

long life, durable, less brittle than cast iron

Disadvantages:

•

lower structural strength than castiron

•

difficult to prevent galvanic corrosion with other metals

•

greater expansion and contraction than castiron; requires

•

gaskets or caulked joints

•

difficult to keep paint on aluminum

Checklist:

•

Can existing be repaired or replaced inkind?

•

How is cast aluminum to be with other metals attached?

•

Have full-size details been developed for each piece to be cast?

•

How are expansion joints detailed?

•

Will there be a galvanic corrosion problem?

•

have factory finishes been protected during installation?

•

Are fabricators/installers experienced?

Cast Stone (dry tamped)
Material: Cast stone is an almost-dry cement, lime and aggregate mixture which is dry-tamped
into a mold to produce a dense stone-like unit. Confusion arises in the building industry as many
refer to high quality precast concrete as cast stone. In fact, while it is a form of precast concrete,
the drytamp fabrication method produces an outer surface resembling a stone surface. The inner
core can be either drytamped or poured full of concrete. Reinforcing bars and anchorage devices
can be installed during fabrication.
Application: Cast stone is often the most visually similar material as a replacement for unveined
deteriorated stone, such as brownstone or sandstone, or terra cotta in imitation of stone. It is
used both for surface wall stones and for ornamental features such as window and door
surrounds, voussoirs, brackets and hoods. Rubberlike molds can be taken of good stones on site
or made up at the factory from shop drawings.
Advantages:

•

replicates stone texture with good molds (which can come from extant stone) and fabrication

•

expansion/contraction similar to stone

•

minimal shrinkage of material

•

anchors and reinforcing bars can be built in

•

material is firerated

•

range of color available

•

vapor permeable

Disadvantages:

•

heavy units may require additional anchorage

•

color can fade in sunlight

•

may be more absorbent than natural stone

•

replacement stones are obvious if too few models and molds are made

Checklist:

•

Are the original or similar materials available?

•

How are units to be installed and anchored?

•

Have performance standards been developed to ensure color stability?

•

Have large samples been delivered to site for color, finish and absorption testing?

•

Has mortar been matched to adjacent historic mortar to achieve a good color/tooling match?

•

Are fabricators/installers experienced?

Glass Fiber Reinforced Concretes (GFRC)
Material: Glass fiber reinforced concretes are lightweight concrete compounds modified with
additives and reinforced with glass fibers. They are generally fabricated as thin shelled panels
and applied to a separate structural frame or anchorage system. The GFRC is most commonly
sprayed into forms although it can be poured. The glass must be alkaline resistant to avoid
deteriorating effects caused by the cement mix. The color is derived from the natural aggregates
and if necessary a small percentage of added pigments.
Application: Glass fiber reinforced concretes are used in place of features originally made of
stone, terra cotta, metal or wood, such as cornices, projecting window and door trims, brackets,
finials, or wall murals. As a molded product it can be produced in long sections of repetitive
designs or as sculptural elements. Because of its low shrinkage, it can be produced from molds
taken directly from the building. It is installed with a separate noncorrosive anchorage system.
As a predominantly cementitious material, it is vapor permeable.
Advantages:

•

lightweight, easily installed

•

good molding ability, crisp detail possible

•

weather resistant

•

can be left uncoated or else painted

•

little shrinkage during fabrication

•

molds made directly from historic features

•

cements generally breathable

•

material is firerated

Disadvantages:

•

non-loadbearing use only

•

generally requires separate anchorage system

•

large panels must be reinforced

•

color additives may fade with sunlight

•

joints must be properly detailed

•

may have different absorption rate than adjacent historic material

Checklist:

•

Are the original materials and craftsmanship still available?

•

Have samples been inspected on the site to ensure detail/texture match?

•

Has anchorage system been properly designed?

•

Have performance standards been developed?

•

Are fabricators/installers experienced?

Precast Concrete
Material: Precast concrete is a wet mix of cement and aggregate poured into molds to create
masonry units. Molds can be made from existing good surfaces on the building. Color is generally
integral to the mix as a natural coloration of the sand or aggregate, or as a small percentage of
pigment. To avoid unsightly air bubbles that result from the natural curing process, great care
must be taken in the initial and longterm vibration of the mix. Because of its weight it is
generally used to reproduce individual units of masonry and not thin shell panels.
Application: Precast concrete is generally used in place of masonry materials such as stone or
terra cotta. It is used both for flat wall surfaces and for textured or ornamental elements. This
includes wall stones, window and door surrounds, stair treads, paving pieces, parapets, urns,
balusters and other decorative elements. It differs from cast stone in that the surface is more
dependent on the textured mold than the hand tamping method of fabrication.
Advantages:

•

easily fabricated, takes shape well

•

rubber molds can be made from building stones

•

minimal shrinkage of material

•

can be load bearing or anchorage can be cast in

•

expansion/contraction similar to stone

•

material is firerated

•

range of color and aggregate available

•

vapor permeable

Disadvantages:

•

may be more moisture absorbent than stone although coatings may be applied

•

color fades in sunlight

•

small air bubbles may disfigure units

•

replacement stones are conspicuous if too few models and molds are made

Checklist:

•

Is the historic material still available?

•

What are the structural/anchorage requirements?

•

Have samples been matched for color/texture/absorption? Have shop drawings been made for
each shape?

•

Are there performance standards?

•

Has mortar been matched to adjacent historic mortar to achieve good color/tooling match?

•

Are fabricators/installers experienced?

Fiber Reinforced Polymers (FRP, Fiberglass)
Material: Fiberglass is the most well known of the FRP products generally produced as a thin
rigid laminate shell formed by pouring a polyester or epoxy resin gelcoat into a mold. When tackfree, layers of chopped glass or glass fabric are added along with additional resins. Reinforcing
rods and struts can be added if necessary; the gel coat can be pigmented or painted.
Application: Fiberglass, a non load-bearing material attached to a separate structural frame, is
frequently used as a replacement where a lightweight element is needed or an inaccessible
location makes frequent maintenance of historic materials difficult. Its good molding ability and
versatility to represent stone, wood, metal and terra cotta make it an alternative to ornate or
carved building elements such as column capitals, bases, spandrel panels, beltcourses,
balustrades, window hoods or parapets. Its ability to reproduce bright colors is a great
advantage.
Advantages:

•

lightweight, long spans available with a separate structural frame

•

high ratio of strength to weight

•

good molding ability

•

integral color with exposed high quality pigmented gel-coat or takes paint well

•

easily installed, can be cut, patched, sanded

•

non-corrosive, rot-resistant

Disadvantages:

•

requires separate anchorage system

•

combustible (fire retardants can be added); fragile to impact.

•

high coefficient of expansion and contraction requires frequently placed expansion joints

•

ultraviolet sensitive unless surface is coated or pigments are in gelcoat

•

vapor impermeability may require ventilation detail

Checklist:

•

Can original materials be saved/used?

•

Have expansion joints been designed to avoid unsightly appearance?

•

Are there standards for color stability/durability?

•

Have shop drawings been made for each piece?

•

Have samples been matched for color and texture?

•

Are fabricators/installers experienced?

•

Do codes restrict use of FRP?

Epoxies (Epoxy Concretes, Polymer Concretes)
Material: Epoxy is a resinous two-part thermosetting material used as a consolidant, an
adhesive, a patching compound, and as a molding resin. It can repair damaged material or
recreate lost features. The resins which are poured into molds are usually mixed with fillers such
as sand, or glass spheres, to lighten the mix and modify their expansion/contraction properties.
When mixed with aggregates, such as sand or stone chips, they are often called epoxy concrete
or polymer concrete, which is a misnomer as there are no cementitious materials contained
within the mix. Epoxies are vapor impermeable, which makes detailing of the new elements
extremely important so as to avoid trapping moisture behind the replacement material. It can be
used with wood, stone, terra cotta, and various metals.
Application: Epoxy is one of the most versatile of the new materials. lt can be used to bind
together broken fragments of terra cotta; to build up or infill missing sections of ornamental
metal; or to cast missing elements of wooden ornaments. Small cast elements can be attached
to existing materials or entire new features can be cast. The resins are poured into molds and
due to the rapid setting of the material and the need to avoid cracking, the molded units are
generally small or hollow inside. Multiple molds can be combined for larger elements. With
special rods, the epoxies can be structurally reinforced. Examples of epoxy replacement pieces
include: finials, sculptural details, small column capitals, and medallions.
Advantages:

•

can be used for repair/replacement

•

lightweight, easily installed

•

good casting ability; molds can be taken from building material can be sanded and carved.

•

color and ultraviolet screening can be added; takes paint well

•

durable, rot and fungus resistant

Disadvantages:

•

materials are flammable and generate heat as they cure and may be toxic when burned

•

toxic materials require special protection for operator and adequate ventilation while curing

•

material may be subject to ultraviolet deterioration unless coated or filters added rigidity of
material

•

often must be modified with fillers to match expansion coefficients

•

vapor impermeable

Checklist:

•

Are historic materials available for molds, or for splicing-in as a repair option?

•

Has the epoxy resin been formulated within the expansion/contraction coefficients of adjacent
materials?

•

Have samples been matched for color/finish?

•

Are fabricators/installers experienced?

•

Is there a sound substrate of material to avoid deterioration behind new material?

•

Are there performance standards?

Summary and References
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Substitute materials—those products used to imitate historic materials—should be used only
after all other options for repair and replacement in kind have been ruled out. Because there are
so many unknowns regarding the longterm performance of substitute materials, their use should
not be considered without a thorough investigation into the proposed materials, the fabricator,
the installer, the availability of specifications, and the use of that material in a similar situation in
a similar environment.
Substitute materials are normally used when the historic materials or craftsmanship are no
longer available, if the original materials are of a poor quality or are causing damage to adjacent
materials, or if there are specific code requirements that preclude the use of historic materials.
Use of these materials should be limited, since replacement of historic materials on a large scale
may jeopardize the integrity of a historic resource. Every means of repairing deteriorating
historic materials or replacing them with identical materials should be examined before turning
to substitute materials.
The importance of matching the appearance and physical properties of historic materials and,
thus, of finding a successful longterm solution cannot be overstated. The successful solutions
illustrated in this Brief were from historic preservation projects involving professional teams of
architects, engineers, fabricators, and other specialists. Cost was not necessarily a factor, and all
agreed that whenever possible, the historic materials should be used. When substitute materials
were selected, the solutions were often expensive and were reached only after careful
consideration of all options, and with the assistance of expert professionals.
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APPENDIX E:
SUMMARY OF PROPERTIES PROPOSED FOR REMOVAL
FROM HISTORIC OVERLAY DISTRICT

370 & 374 Pendleton Street (2017)
New construction located north of concentrated district area

PROPERTIES PROPOSED TO BE REMOVED FROM HISTORIC OVERLAY DISTRICT

404 Pendleton Street (c 1905)
Located north of concentrated district area and would contribute if
closer to other properties. In its current location, it does not contribute
to the architectural character of the surrounding neighborhood.

404 East Main Street (c 1970s)

120-124 North Confederate
& 411 East Main Street
(c 1970s)

419 & 427 East Main Street (c 1960-70s)

503-517 East Main Street (2018)
Zoned Master Planned-Residential (MP-R), so has own set of guidelines.

639-645 East Main Street (1983)

201, 216, & 219 Oakland Avenue
(1960s-70s)

Located on southern edge of concentrated district area.
Building does contribute architecturally but is not historic (1986);
wall is original to site as surrounding the James M Cherry home (1897).
Propose to retain historic designation of wall only.

200 Oakland Avenue

APPENDIX F:
PUBLIC INPUT

From:
To:
Subject:
Date:

Sandy Aiton
Youngblood, Leah
Re: Historic Guidelines
Thursday, July 19, 2018 3:48:33 PM

Yes please Leah, please include my email. Thank u for your quick response.
Sandy Aiton
Sent from my iPhone
On Jul 19, 2018, at 3:42 PM, Youngblood, Leah <Leah.Youngblood@cityofrockhill.com>
wrote:
Thank you for your input. I am preparing the staff report for public hearing about this
item now. Would you like for me to include this email in it?
Also, I wanted to make you aware that there will be two public hearings about this
topic where you can give input as well. The Board of Historic Review will hold a public
hearing about this on August 2nd at 6 p.m. in the Council Chambers at City Hall. The
Planning Commission will hold a public hearing on this topic and a larger package of
proposed Zoning Ordinance amendments on Sept. 4th at 6 p.m., also in the Council
Chambers. Both bodies will make a recommendation to City Council about the
proposed amendments, and City Council will make a decision on them later this fall.
Thanks,

Leah Youngblood

Planning & Zoning Manager
Planning & Development

City of Rock Hill
P.O. Box 11706
155 Johnston Street (29730)
Rock Hill, South Carolina 29731-1706
o: 803-329-5569
m: 803-448-9931
Leah.Youngblood@cityofrockhill.com

www.cityofrockhill.com

From: Sandy Aiton [mailto:saiton0926@gmail.com]
Sent: Thursday, July 19, 2018 2:58 PM
To: Youngblood, Leah
Subject: Historic Guidelines

Good Afternoon Ms. Youngblood
I write to your today regarding proposed changes in the current Historic
Guidelines, specifically but not limited to the East Town Neighborhood.
I understand that the Planning department is considering changes to the current

guidelines adopted over forty years ago. I also understand
that the proposed changes will weaken the current guidelines, and allow staff to
approve certain changes beyond their current authority. I think
that both items under consideration would be a mistake and a disservice not only
to those of us who own historic homes, but to the residents
and visitors of Rock Hill.  
The current review board process is essential to maintaining the value and
integrity of our historic homes and neighborhoods, and the value
to the downtown area. I am aware of the heated discussions of the past in
proposed substitutions of material
and structure by home owners before the board, and I believe the animus we are
all dealing with has to do with the past decisions of the board and
city in not following the adopted guidelines. Because of the lack of consistency in
approving COAs in the past, we are where we are. We are in jeopardy of
loosing our historic homes and buildings.
To me the solution is clear, maintain and uniformly follow the current guidelines.
As a well traveled truck driver with over 14 years travel I can't tell you
how excited and in awe I have been traveling through historic towns. To see and
experience the craftsmanship and detail of those truly maintained historic
buildings were my "wow" moment. Not everyone has the opportunity to
experience these beauties first hand. It then becomes our responsibility to
maintain the past not
only for others, but for the future.  Let's move forward protecting our past. I
appreciate the opportunity to reach out to you today and I welcome any feedback
or opinions on this matter.
  
Sincerely,
Sandy Aiton
143 Reid Street
Rock Hill, SC 29730

From: Sara McAllister [mailto:sara.mcallister@gmail.com]
Sent: Thursday, July 26, 2018 4:03 PM
To: Miller, Janice
Subject: In support of the update of the historic design review guidelines

In reading the proposed amendments to the historic design review guidelines for the City of
Rock Hill, I really appreciate the thoughtful and thorough scope of the proposed changes. When
my husband and I purchase our home six years ago, knowing we were purchasing a historic
home, we carefully reviewed the guidelines and found them to be confusing and, in some cases,
outdated. For instance, the clarification that interior changes, paint color, and landscaping are not
subject to approval is helpful.
I also strongly support proposal to give the BoHR the ability to make recommendations that
concern zoning. There is nothing in the proposal that I oppose.
In regard to the section on cementitious siding and engineered wood siding, I wholeheartedly
agree that this is a needed change. Our historic district can't exist without the property owners
that comprise it and the property owners of this district cannot remain in these beautiful old
homes without common sense solutions to their very expensive upkeep. While some have been
unhappy with the use of cementitious siding as a substitute material, it has done nothing to
detract from the charm and desirability of homes in historic East Town. To the contrary, a
remodeled home on Reid Street is in the process of selling for an amount that will change the
appraised value of all other homes in the neighborhood for the very significant better.
As mentioned in the proposal, many jurisdictions allow for the use of cementitious siding.
Another example would be Cape Charles, VA which allows its use with "some exceptions"
(https://capecharles.municipalcms.com//files/documents/HistoricDistrictGuidelines17010213491
01817PM.pdf , page 57). I believe that the common sense approach proposed that seeks to find
compromise between the two main positions voiced thus-far would benefit Rock Hill's historic
districts greatly.
Regarding substitute materials, I would like to point out that one of the property owners who has
petitioned strongly for the exclusion of cementitious siding as a substitute material has used
substitute material on his own porch because of its superior resistance to rotting in an area prone
to rot (fascia boards). Another person standing in opposition was the person who installed it. We
all want what's best for our homes and I appreciate the help and guidance of the Historic Board
of Review and the Planning & Development staff as we go about work on our homes.
Thanks!
Sara McAllister
c: 803.389.0339
137north.com | saramcallister.com

CHAD W. S工MPSON

1324 EAS丁BLACK STREET

PHONE: 803‑324‑3104

ROCKHILL, S. C。 29730‑5944

FAX:

803‑324‑8886

June 26, 2018

Rock Hi!! City Councii
City of Rock Hi看i

155 Johnston St,
Rock Hi○○, SC 29730

REF: Zoning Workshops
Dear Mayo「 Ge請ys and Counci! Members:

l am writing this Ietter because I attended the Zoning Ordinance Workshops
SPOnSOred byしeah Youngblood

Bi!案Meyer

and other members ofthe City

s

Planning & Zoning Sta情over the past year o「 so,

Since l be!ieve that l am the only member of the public who a請ended eve「y workshop,
1 fee○ ○ike音am obligated to provide you with my thoughts and impressions ofthis
PrOCeSS, and its outcomes。

First ofall, l wantto commend the entire Planning & Zoning sta情, but l wantto

COmmend BilI and Leah in pa軸cular" Overthe years

the two ofthem, and others,

have worked very hard to make a terrib!e Zoning Ordinance (effective 2006) not quite
as atrocious as it was when it was first wr皿en and implemented"丁hey have worked
With Counci! over the past lO‑P漢us years to p!ace band‑aids over the never‑ending

holes in this 2006 ordinance

and l applaud them ‑ and you ‑ forfina寒ly biting the

bu看看et to undertake a comprehensive re‑Write of the Zoning Code.

While l do not agree with eve「y detail ofthe new ordinance, l agree with most ofthe

Changes in principie, and I deep!y appreciate the fact that the staff invited me to
COmment On the proposed changes, and that,they actual寒y considered what l had to

Say

eVen When they did not ag「ee with me on include my ideas in the fina看product"

Fu仙e「more, l whole‑hearted看y agree with and appreciate the p「ocess by which the
Staff unde巾ook to provide numerous opportJnities for the pubiic to weigh in on the

new changes to the Zoning Code" 1twas a much better p「ocess than the one used in

Creating the 2006 ordinance, and l am confident that the end‑reSu!t is a much better
PrOduct than the first one. This

I believeJ is what democracy looks like.

Simpson
6‑26‑18

Page2

My on!y complaint he「e is that there was not more pub‑ic pa軸cipation in the

WOrkshops

and l would encou「age you

aS elected o櫛cia‑s

tO eXP‑o「e ways in which

to mo「e actively and fuiiy engage citizens in these types of public processes,

Zoning is an issue tha=ikely wil! touch the ‑ives ofmost if not a一一City residents at

One POint or anothe「, and it is an extremely important issue㍉n my oplnlOn。 As such, 1
believe that the City really needs more significant =buy in

on this issue from

members of the public and f「om the development community, Other than from myself"

Fina営!y

aS l have discussed with City staff ove「 the years, l be‑ieve that a Zoning

O「dinance, Perhaps more so than other types of ordinances, Can and shouid be a
短Iiving document " which can be adapted to changing ci「cumstances, and which also
a!!ows room for interpretation among City staffwhen the rules as wri請en don

t

necessari!y match up with the constraints of rea案ity.

1n order for an ordinance to be銘菓iving," it must be a‑1owed ‑ and in fact

enCOuraged

‑ tO請breathe," in my opinion, Which means the「e needs to be some bui看t‑in flexib帥ty

and some oppo血nity for common重SenSe interpretations and variances,

1t is my beliefthat the recent changes to the ordinance are making some steps in this
direction, and l wouId encou「age you as counci! members to continue suppo軸ng the
efforts by City staff to find ways to stream‑寒ine various aspects of the ordinance to

make it more nimbie and make it more fair across diffe「ent use types"

ln conclusion

i wou獲d like to thank you for supporting the Cjty staff in this endeavor,

and l would also like to thank each ofyou foryourservice on behalfofthe citizens of
Our COmmunity.
Sincere書

Chad Simpson

