MEMORANDUM
TO:

Rock Hill Planning Commission

FROM:

Eric S. Hawkins, AICP, Planner III

RE:

Meeting Agenda

DATE:

February 27, 2019

The Rock Hill Planning Commission will hold its regularly scheduled monthly meeting
Tuesday, March 5, 2019, 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
March 5, 2019
Pledge of Allegiance
1.

Approval of minutes of February 5, 2019, meeting.

PUBLIC HEARING ITEMS
2.

Hold public hearing and consider a recommendation to City Council on petition T2019-01 by Rock Hill City Council to amend Chapter 4: Land Use: Primary Uses of
the Zoning Ordinance of the City of Rock Hill pertaining to self-storage and outdoor
storage uses.*

NEW BUSINESS
3.

Consideration of a request by ESP Associates, Inc. for Major Site Plan approval for
Cambria Hotel-University Center at Knowledge Park. (Plan # 20180202)**

4.

Other Business.

5.

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 March 25. City Council
agendas are posted online at 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 & DEVELOPMENT
155 JOHNSTON STREET, P.O. BOX 11706
ROCK HILL, SC 29731-1706, 803-329-7080
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Planning Commission
City of Rock Hill, South Carolina

February 5, 2019

A regular meeting of the Planning Commission was held Tuesday, February 5, 2019, at
6:00 PM in City Council Chambers, City Hall, 155 Johnston Street, Rock Hill, South
Carolina.
MEMBERS PRESENT

Duane Christopher, Justin Smith, Shelly Goodner, Nathan
Mallard

MEMBERS ABSENT

Randy Graham, Gladys Robinson, Keith Martens

STAFF PRESENT

Eric Hawkins, Bill Meyer, Leah Youngblood, Janice Miller

Mr. Christopher assumed the role of chair in the absence of Mr. Graham.
1. Approval of minutes of the January 8, 2019, meeting.
Mr. Mallard made a motion to approve the minutes from the January 8, 2019,
meeting. Mrs. Goodner seconded, and the motion passed unanimously by a vote of
4-0 (Graham, Robinson, and Martens absent).
PUBLIC HEARING ITEMS
2. Hold public hearing and consider a recommendation to City Council on
petition M-2019-01 by City of Rock Hill to annex and establish Community
Commercial (CC) zoning on approximately 1.46 acres between Cherry Road
and Wilkerson Road. The subject property is proposed to be annexed into the
City of Rock Hill. Tax parcel 662-07-01-151.
Mr. Hawkins noted that this case is related to the next two agenda items and he
would cover them in one presentation although they will need to be voted on
separately.
Mr. Hawkins presented the staff report.
Mr. Christopher asked if the intersection of Corporate Boulevard and Cel-River Road
would be signalized. Mr. Hawkins stated it would not, that the intersection of CelRiver Road and Eden Terrace was most likely to be the next location along that
corridor to get a traffic signal.
There were no further questions or comments.
Mr. Smith presented the motion to recommend to City Council approval of
Community Commercial (CC) zoning for the property located between Cherry Road
and Wilkerson Road as proposed for petition M-2019-01. Mr. Mallard seconded, and
the motion carried unanimously by a vote of 4-0 (Graham, Robinson, and Martens
absent).
3. Hold public hearing and consider a recommendation to City Council on
petition M-2019-02 by Siddhi Enterprise LLC to rezone approximately 1.67
acres at 973 Corporate Boulevard from General Commercial (GC) to
Community Commercial (CC). Tax parcel 662-07-01-168.
Mr. Smith presented the motion to recommend to City Council approval of
Community Commercial (CC) zoning for the property located at 973 Corporate
Boulevard as proposed for petition M-2019-02. Mrs. Goodner seconded, and the
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motion carried unanimously by a vote of 4-0 (Graham, Robinson, and Martens
absent).
4. Hold public hearing and consider a recommendation to City Council on
petition M-2019-03 by Omkar Hospitality LLC to rezone approximately 6.51
acres at 2640 & 2650 Cherry Road from General Commercial (GC) to
Community Commercial (CC). Tax parcel 662-07-01-066.
Mr. Smith presented the motion to recommend to City Council approval of
Community Commercial (CC) zoning for the property located at 2640 & 2650 Cherry
Road as proposed for petition M-2019-03. Mr. Mallard seconded, and the motion
carried unanimously by a vote of 4-0 (Graham, Robinson, and Martens absent).
5. Hold public hearing and consider a recommendation to City Council on
petition M-2019-04 by Horizon Property Group LLC to rezone approximately 2
acres at 198 S Cherry Road; 1022, 1026, & 1030 Constitution Boulevard; and
adjacent right-of-way from Limited Commercial (LC) and Single-Family
Residential-5 (SF-5) to Master Planned Commercial (MP-C). Tax parcels 59602-01-001, 596-02-01-039, -040, & -041.
This application was deferred at the applicant’s request.
6. Hold public hearing and consider a recommendation to City Council on
petition M-2019-05 by Gospel Light Baptist Church to rezone approximately 2.2
acres at 832, 820, & 816 West Main Street, 210 & 212 Lancaster Avenue, and
adjacent right-of-way from Industry General (IG) and Single-Family
Residential-5 (SF-5) to Office & Institutional (OI). Tax parcels 598-05-04-001, 002, -003, & -025.
Mr. Hawkins presented the staff report.
Mr. Christopher asked if a new site plan and parking meeting code would be
required. Mr. Hawkins stated that is correct.
Mr. Smith asked if, in general, there was any thought to rezoning this particular area
from Industry General (IG). Mr. Hawkins stated that due to the number of differing
uses, rezoning was being done as needed.
Mr. Smith asked if Office & Institutional (OI) was a general zoning district that may
be consistent with the current uses. Mr. Hawkins stated this seemed to be where the
zoning was moving towards, but the probability was a mix of zoning districts. He
added this area had not gone through enough activity to warrant a full-scale
rezoning as had been done in other areas.
Mr. Johnny King, 2123 Dunlap Roddey Road, Gospel Light pastor, provided a brief
history of the building. He noted plans were to rebuild in the same location as the
original church, adding site plans were currently being developed. He added the new
building would be smaller than the original building.
There were no further questions or comments.
Mrs. Goodner presented the motion to recommend to City Council approval of Office
& Institutional (OI) for the properties located at 832, 820, & 816 West Main Street,
210 & 212 Lancaster Avenue, and adjacent right-of-way as proposed. Mr. Smith
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seconded, and the motion carried unanimously by a vote of 4-0 (Graham, Robinson,
and Martens absent).
NEW BUSINESS
7. Other Business.
Mr. Hawkins provided the Commission an overview of their accomplishments for
2018.
8. Adjourn
There being no further business, the meeting adjourned at 6:24 pm.

Case No. T-2019-01
Proposed Amendments to Zoning Ordinance
Report to Planning Commission
Meeting Date: March 5, 2019
Topic:

Self-Storage and Outdoor Storage Facilities

Applicable Content:

Chapter 4: Land Use: Primary Uses

Application Date:

October 22, 2018

Applicant:

Rock Hill City Council

Background
In October 2018, after seeing more frequent requests for the construction of self-storage
facilities, and seeing those requests be made for prime locations on major retail
corridors, City Council enacted a moratorium on the consideration of new locations for
the use. This was done to allow staff to study the issue of how many self-storage
facilities are needed for a City the size of Rock Hill, where those facilities should be
located, and what development standards should apply to them.
During the moratorium, City Council also approved a pending ordinance that restricted
the use type from locating in any zoning district except for Industry General (IG) or
Industry Heavy (IH). At this time, staff recommends modifying the districts in which selfstorage, which is explained in detail below.
Study Findings
The self-storage industry has grown dramatically in recent years, and the returns on
investment are so strong that projects can afford high profile sites in desirable
commercial areas. Sometimes these sites are not desirable for a number of reasons
such as lack of customer traffic, image and displacement of desired uses.
In evaluating the market, the Rock Hill area is generally well served at approximately 9
square feet of storage per person. Industry standards general consider market
equilibrium to be between 7-9 square feet per person. While some local investors see
the Rock Hill market as saturated, the overall growth of the area will likely still attract
interest.
Based on the concerns expressed, the primary need is to guide self-storage more
deliberately to those locations where the unique aspects of this use can be a benefit
rather than detriment. The complete study is attached.
Current Proposal
After studying the issue and making the above findings, staff recommends the following
set of regulations for self-storage facilities:


Keeping self-storage as a conditional use in Industry General (IG) and Industry
Heavy (IH)
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Allowing self-storage as a special exception use in Office and Institutional (OI),
Limited Commercial (LC), General Commercial (GC), Community Commercial
(CC), Commercial Industrial (CI), Mixed Use Corridor (MUC), and Industry
Business (IB). This would allow the Zoning Board of Appeals to consider
requests to locate this use type in these zoning districts after holding a public
hearing on the request. During its review of the requests, the Zoning Board of
Appeals would analyze standards such as whether the proposed location is
within a key redevelopment area, a pedestrian environment, or a high-visibility
commercial area, as well as whether the proposed project would meet specified
architectural and site design standards. This review would help ensure that selfstorage facilities are located in places that support the City’s redevelop goals
instead of hindering them, and that they meet the City’s architectural and site
design standards.



Including the storage of recreational equipment (recreational vehicles, boats, and
similar items) and vehicles by their owners within the use type of self-storage.
Currently, these are included within the use type of outdoor storage, and are
allowed as a conditional use in General Commercial (GC), Community
Commercial (CC), Commercial Industrial (CI), Industry General (IG), and Industry
Heavy (IH), and as a special exception in Industry Business (IB). Because of the
strong economics of this aspect of self-storage, such storage yards have a
similar need to be guided more purposely.



Adding standards for truck and trailer leasing, when that activity is included within
the business’ offerings.

Process
The Planning Commission’s role is to hold a public hearing on these regulations and
make a recommendation to City Council about whether to adopt them.
Based on the likely schedule going forward, these amendments would be adopted in
mid-April. After these regulations have been considered by City Council, staff plans to
request that the moratorium be lifted.
PUBLIC INVOLVEMENT
Staff hereby certifies that the required public notification actions have been completed
as follows:


Feb. 16: Planning Commission public hearing advertisement published in The
Herald.

Public Feedback
Staff is in communication with the developer of one proposed self-storage facility that is
effected by the moratorium. While staff cannot formally review any plans for that facility
until the moratorium is lifted, staff is in continued discussions about development
options for the site that may ultimately be able to be approved.
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In addition, we have talked to several brokers, operators and investors for background
to the attached study.
RECOMMENDATIONS
Staff Assessment and Recommendation
Staff recommends the proposed changes in order to ensure that self-storage use types
are located in a manner that support’s the City’s development goals instead of hindering
them. Based on the study of this use type, this should meet the City’s needs for this use
for the foreseeable future.
Attachments


Study: Appropriate Land Use Policy and Zoning Regulation for Self-storage
Facilities



Proposed changes to Zoning Ordinance

Staff Contact:

William D. Meyer, AICP
Planning & Development Director
803-326-3879
bill.meyer@cityofrockhill.com

Appropriate Land Use Policy and
Zoning Regulation for
Self-storage Facilities

City of Rock Hill
Planning and Development Department
March 1, 2019

Introduction
At its meeting of September 24, 2018, the Rock Hill City Council was presented with an
annexation and rezoning application intended to establish a self-storage facility at a key
intersection directly across the street from a new storage facility that had just opened weeks
earlier. At that meeting and the subsequent meeting on October 8, Council members expressed
concerns regarding the number of self-storage facilities, their impact on key corridors and their
location at highly visible entrances to the City.
Just days after the above approval, a newspaper account on October 11 noted that the Rock
Hill Kmart store had been sold to a Charlotte-based buyer whose primary business was selfstorage.
On October 22, 2018, the City Council initiated action on a pending Zoning Ordinance restricting
the districts where self-storage facilities can be located, and a six-month moratorium on
approvals of new facilities to allow Planning & Development staff to study the changes in the
self-storage marketplace, and determine if any changes in the City’s zoning policy were
warranted.

Local Concerns
Concerns expressed by City Council and staff regarding self-storage facilities include:
1. The effect on the development or redevelopment of areas designated for higher-density,
walkable, mixed-use areas. Do these facilities dampen the vitality or break the flow of
walkable, mixed-use areas?
2. The image created by such facilities at high-visibility locations. Does a concentration of
self-storage facilities convey a lack of vitality in an area?
3. How many facilities are “enough”? How can we evaluate if a market is overbuilt?
4. What happens if a sub-market is overbuilt?
5. How can these facilities be made more compatible with their surroundings?

Industry Background
What started as a low-cost, low-key place to store business equipment or extra personal
possessions has developed into a $38 billion industry and one of the fastest-growing sectors in
real estate. Studies show that 9% of Americans pay an average of $91 per month for a selfstorage unit. This industry has experienced high growth and profitability, drawing increasing
numbers of new investors. Likely coupled with the downturn in the retail real estate sector,
storage facilities are being developed on increasingly more valuable land in high-visibility
locations that used to be the domain of brick-and-mortar retail uses and financial institutions.
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Current Inventory and Potential Demand
Based on the best available information from property records and owners, there are 23 selfstorage facilities in the greater Rock Hill area (Rock Hill School District#3 boundary), with
approximately 1 million square feet in more than 8,500 storage units (See Table 1). This does
not include the recently announced U-Haul facility at Heckle and Rawlinson, nor the proposed
conversion of the Kmart building. Five of these 23 facilities have been constructed in just the last
two years. (See Table 2.)
Many operators report that business has been steady, despite the new construction in the
market. However, some expressed concern over the amount of new construction they are
seeing.
In reading industry publications, they make the point that the self-storage business is very local
– folks will generally not drive more than three to four miles in a suburban setting to secure a
unit. As part of our research, we sought to find benchmarks for the supply in a local market.
Based on several sources, it appears that most communities are fully served at between seven
to nine square feet per person. Applied to our research in Rock Hill (population of 120,000), this
suggests that we may be slightly overserved at the present time, especially with two large
facilities planned. But at the very least, our research suggests that there is not a constraint on
the current market, which is sometimes the case in faster-growing areas with restrictive zoning
laws.
In addition, we had the opportunity to talk to several investors and brokers in the greater
Charlotte self-storage market who suggested that Rock Hill was either overserved or close to it.
Because empty Sears/Kmart properties are popular conversions, most people in the industry
have taken at least a cursory look at the Rock Hill market in the last year.
Nevertheless, City staff has still received inquiries about the use. Recent contacts have been
regarding boat and RV (recreational vehicle) storage, and even the potential retrofit of older
facilities to climate-controlled space. Given the area’s continued growth, we would expect to see
additional proposals while we are still in a positive economic environment.

Policy Implications
Given the changing landscape, the City should be prepared to more carefully guide self-storage
into areas that can meet multiple goals. This is a use that should be convenient, but not
prominent. It should be at the fringes of activity centers, not in the heart of them. Because of
their nature, they should be in corridors targeted for auto-dependent uses, not mixed-use,
walkable areas. Proposals should be encouraged that meet locational criteria, but also pose a
solution for properties with difficult land-use mixes surrounding them.
Because of these unique goals, a flexible regulatory scheme with specific criteria for decisionmaking is still warranted. Like so many popular consumer businesses – such as fast food and
car repair – we want them close, but in the right place.
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Recommended Regulatory Changes
Based on a review of other jurisdictions and of the documented local concerns, it appears that
only a few ordinance modifications would be necessary to meet the City’s goals related to
location, size and scale. The language that we propose to amend in the Zoning Ordinance is
attached, and may be summarized as follows.
Regarding zoning districts, we recommend that self-storage be allowed by Conditional Use in
two industrial zoning districts: Industry General (IG) and Industry Heavy (IH). Conditional Use
means that the use is allowed, as long as it meets some specific standards, which are required
for all similar facilities.
We propose tweaking the criteria for all self-storage facilities to clarify language for multi-use
sites, allowance of metal on walls internal to a project, and the required occupancy of a
caretaker’s quarters by an employee. New requirements added for all outdoor storage facilities
include requiring that all stored vehicles be operational and in good repair.
We know that the self-storage industry does not want to be relegated to just industrial zones, so
we recommend that this use be reinstated as a Special Exception in many of the City’s
commercial zoning districts, including Office Institutional (OI), Limited Commercial (LC), General
Commercial (GC), Community Commercial (CC), Commercial Industrial (CI), Industry Business
(IB) and Mixed Use Corridor (MUC). A Special Exception requires a public hearing before the
Zoning Board of Appeals, where the Board would review each specific location relative to
additional criteria. This criteria would include avoiding redevelopment areas, walkable
commercial areas, and high-visibility locations (especially near tourism destinations). Where
permitted in commercial areas on major streets, frontage should be minimized to the entrance
and front office exposure.
We also recommend that the storage of boats, trailers, RVs and similar vehicles and equipment
be included in the definition of self-storage. Currently, this activity is included in the definition for
outdoor storage, but its impacts are different from the storage of materials and products, or
contractors’ yards and the like, which are considered outdoor storage uses, and so it should be
regulated differently.

Summary
The self-storage industry has changed significantly over the years from a niche land use to a
mainstream consumer service, and the current wave of development has exposed some flawed
assumptions in land-use policy.
Modern, convenient self-storage is desired by residents and businesses. It can be an excellent
neighbor and a useful buffer between residential and more intense commercial areas when welldesigned and located. By making these recommended modifications, these new styles of selfstorage facilities can be effectively blended into the changing landscape of our commercial
areas.
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Table 1
Rock Hill Area (RHSD#3) Self-storage Inventory (as of October 2018)
Facility
Size

Number
of Units

144 Rawlinson Rd

71,300

499

Public Storage

2229 Ebenezer Rd

10,7160

571

CubeSmart Self Storage

1220 E. Main St

30,000

358

Extra Space Self Storage

2801 Celanese Rd

90,000

783

SecurCare Self Storage

1679 Cranium Drive

61,000

401

The Mini Storage Center

1370 Constitution Blvd

45,000

321

Midgard Self Storage

2107 Big Oak Lane

110,000

800

Cherry Road Self Storage

1022 Hearn St.

65,000

497

Interstate Self-Storage

544 Corporate Blvd.

44,000

350

Public Storage

875 Red River Rd.

71,000

489

Stor It Now

112 N. Garrison Rd.

30,000

n/a*

Prime Storage

2550 Cherry Rd.

85,317

598

Storage Solution

250 Hands Mill Hwy.

22,500

n/a

Go Store It

1015 Park Ave.

4,000

n/a*

South End Mini Storage

1530 E. Main St

56,000

420

Twenty One Plaza Storage

590 N. Anderson Rd

7,000

68

Go Store It

1450 Celanese Rd

40,310

n/a*

Eden Terrace Self Storage

2225 Eden Terrace

44,479

400

Stay Lock Storage

1405 Albright Rd

24,000

n/a*

Anderson Road Storage

651 N. Anderson Rd

9,500

59

Bonus Room Self-Storage

2733 Lesslie Hwy.

7,200

n/a*

Gateway Mini Storage

1870 E. Baskins Rd

36,000

398

Rock Hill Self Storage

1963 McConnells Hwy

35,000

382

1,095,766

8,850*

Name

Address

The Vault

Total

*This total is based on average sizes from other facilities where no information was available.

5

Table 2

Self-Storage Construction and Proposals (2015 - present)
Facility

Address

Completed

Units

Sq. Ft.

Public Storage (Expansion)

2229 Ebenezer Road

April 2015

170

19,000

Cherry Road Storage

2550 Cherry Road

December 2016

555

69,400

The Vault

144 Rawlinson Road

October 2018

499

71,300

Access Storage

2217 Eden Terrace

December 2018

400

60,200*

Rock Hill Self-Storage

1963 McConnells Hwy

December 2018

382

35,000

U-haul Storage

2858 Heckle Blvd

Proposed

338

60,000

Kmart Conversion

2302 Cherry Road

Proposed

535

66,700

2,879

381,600

Total

*Phase 1 = 41,000

Appendices
Map of Rock Hill Area Self-storage Facilities
Selected Articles on Self-storage Demand
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Self Storage Locations
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CHAPTER 4:
LAND USE: PRIMARY USES
4.3 TABLE OF PRIMARY USES
4.3.2 TABLE OF PRIMARY USES

TABLE OF PRIMARY USES
P = Permitted Use

C = Conditional Use

S = Special Exception

BUSINESS

RESIDENTIAL

IH
IG
IB

MUC
DTWN

CI
CC
GC
LC
OI
NC
NO

MX
MF-15

MFR

SF-A

SF-8
SF-5

USE TYPE

SF-4
SF-3
SF-2

USE
CATEGORY

Blank Cell = Prohibited

USE-SPECIFIC
STANDARDS

Public and commercial

Self-storage

S S S S

Self-storage

S

S S C C

4.3.3.3.15(A)

4.3.3 USE-SPECIFIC STANDARDS
4.3.3.3 USE-SPECIFIC STANDARDS: PUBLIC AND COMMERCIAL USES
4.3.3.3.14 Retail
A.

Retail Sales or Service (Outdoor) (examples include landscaping materials, storage sheds, recreational
equipment storage lots and similar use types); Outdoor Storage as a principal use
1.

Types of Materials: For outdoor retail sales and service use types, materials sold for inside use
cannot be placed for sale outdoors except as part of an approved sidewalk or parking lot sale.
Examples of these item types include but are not limited to clothing, furniture, and other home
goods. (See temporary use section of Chapter 5 for the regulations on sidewalk and parking lot
sales.)

2.

Display Areas: For outdoor retail sales and service use types, one unit of each item to be sold
may be placed in a customer display area in any yard or parking area, provided that the required
parking and landscaping standards for the use type are met.

3.

Inventory Areas: For outdoor retail sales and service use types, all additional units of each item
being offered for sale are considered inventory and must meet the following standards. For outdoor
storage use types, all units being stored are considered inventory and must meet the following
standards.


Setbacks: They must be kept outside of the required front, side, and rear yard.



Separation between structures: A 5-foot separation between structures must be
maintained.



Screening: A screen fence that is at least 6 feet tall along with perimeter landscaping is
required around any area with bulk materials that are visible from public view according to
the fencing standards of Chapter 5: Land Use: Accessory and Temporary Uses and the
landscape screening standards of Chapter 8: Development Standards. The height of
stored materials and equipment must not exceed the height of the screening fence or wall
such that they would be visible from public areas of the subject property or adjacent sites,
or the public road.

1

A screen fence is not required for structures that are inherently taller than 6 feet, such as
storage buildings, car ports, play sets, and gazebos, but perimeter landscaping must be
installed according to the standards of Chapter 8: Development Standards.
Screening is not required for plant materials such as trees and bushes sold by plant
nurseries.


Surfacing: The storage area inside the fence may be gravel or grass, but the drive areas
within the fenced area must be paved. An exception exists for the outdoor storage of
recreational vehicles, campers, trailers, and the like, in which case the entire portion inside
the fence must be paved.

4.3.3.3.15 Self-storage
A.

Self-storage
1.

Lot Area: Self-storage uses must have at least 3 acres, or be an accessory use behind a
primary commercial use on an overall site of at least 3 acres.

2.

Hours of Operation: Hours of public access to a self-storage use adjacent to any of the
following are restricted to between 6 a.m. and 10 p.m.: any existing residential use, any
undeveloped residential zoning district, and any undeveloped portions of a Master Planned
(MP) zoning district designated for residential use.

3.

Not Legal Address: Individual storage bays or private postal boxes within a self- storage
facility use will not be considered premises for the purpose of assigning a legal address.

4.

Commercial Uses Permitted On-Site: Commercial uses unrelated to self-storage cannot
take place at self-storage facilities unless they are listed as an accessory use in the
accessory use section of this ordinance. Examples of prohibited activities include the
manufacturing, fabrication, or processing of goods; the service or repair of vehicles, small
engines, or electrical equipment; the conducting of garage sales or retail sales of any kind;
the provision of any service, and the practicing of music or the holding of concerts.

5.

Security of or Caretaker Quarters: Only one security or caretaker quarters may be
developed on the site, and must be occupied by a full-time employee of the self-storage
business.

6.

Lighting: Outdoor lighting must be the minimum necessary to discourage vandalism and
theft.

7.

Architectural Standards: In addition to meeting the design standards in Chapter 9: Site
and Building Design Standards, self-storage uses must:

8.



Face storage doors away from any abutting property located in a residential
district or visible from any public street to the extent practical.



Provide uniform architectural treatment on the exterior-facing façades of all
structures, including masonry, stucco, and painting of surfaces. The colors
selected must be compatible with the character of the neighborhood.



Not use corrugated metal, except on interior-facing walls. (However,
architectural-grade metal with stucco-like finish may be allowed on exterior
walls with stucco finish.)

Outdoor Storage: All property must be stored entirely within enclosed buildings, except
that recreational vehicles, travel trailers, boats and other vehicles also may be stored
outdoors, provided that the following standards are met:


All vehicles must be operational and in good repair.



The storage occurs only within a clearly delineated, designated area.
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The outside storage area does not exceed 25% of the buildable area of the site.



The area is located on the site such that it is minimally visible from public
streets and any surrounding residential property.



The area is screened with a fence at least 6 8 feet tall along with perimeter
landscaping around all sides that are visible from public view according to the
fencing standards of Chapter 5: Land Use: Accessory and Temporary Uses and the
landscape screening standards of Chapter 8: Development Standards.



Storage does not occur within the area set aside for minimum building
setbacks.



A five-foot separation between structures must be maintained. 



No dry stacking of boats is permitted.

The storage area must be paved. 






9.

Truck and Trailer Leasing: When truck and trailer leasing are offered on the site, parking of
trucks along road frontages shall be limited to a small representation of the vehicles available
and the area shall be designated on the approved site plan. Additional equipment shall be
parked in a designated area away from the frontage of the property.

10. Self-storage in Commercial and Industrial Zoning Districts requiring Special Exception: 
The following additional criteria shall apply to self-storage facilities in these districts:


Self-storage facilities shall not be located in designated redevelopment corridors or
other areas subject to specific area plans, unless identified in such plans as an
acceptable use.

9.



Self-storage buildings shall not be located along street fronts or major pedestrian ways
in walkable, high-density commercial areas.



Self-storage facilities shall not be located in high-visibility locations such as at major
intersections, or adjacent to tourist destinations such as parks, sports venues, cultural
facilities and major shopping destinations.



The type, size and scale, and external facing architectural design of self-storage
buildings should be compatible with existing and planned development. For example, in
urban density areas, multi-story internal corridor buildings may be more compatible,
whereas in suburban density areas, single-story buildings may be more appropriate.



Self-storage sites should include a minimum of frontage along collector and arterial
roads, primarily for exposure of the entrance, office and commercial services offered on
the site. Properties with significant frontage should reserve areas for other commercial
uses on the balance of the frontage.



Offices and other support functions adjacent to collector and arterial roads shall utilize
glass storefronts or other similar treatments to support the scale and mixed use
character of such corridors.



No vehicle washing is allowed, unless within a designated and approved wash
area.

Additional Standards for Buildings with Exterior Storage Doors:
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Height: With the exception of a structure used as security or caretaker quarters,
the maximum height of a self-storage facility must be 20 feet. In addition, a parapet
wall must be constructed to screen roof-mounted heating and air conditioning and
other equipment, if any. The combined height of the building and the parapet wall
must not exceed 25 feet.



On-Site Circulation: Drive aisles of at least 18 feet between storage bays must
be provided. Appropriate access and circulation by vehicles and emergency
equipment must also be ensured through the design of internal turning radii of
drive aisles.



Screening: A screen fence at least 6 feet tall along with perimeter landscaping is
required around all sides visible from public view according to the fencing
standards of Chapter 5: Land Use: Accessory and Temporary Uses and the
landscape screening standards of Chapter 8: Development Standards.

10. Additional Standards for Buildings with Interior Storage Doors (such as climatecontrolled storage buildings):


Building Design: On facades that are visible off-site, the building must comply
with the design standards of Chapter 9: Site and Building Design Standards.



Primary Entrances: All units must be accessed through one or more primary
entrances that may be separate from the office entrance. Access may also be
provided from the office when it is open.



Loading Area: The loading area, including adequate turnaround space for
emergency vehicles, must be located to the side or rear of the proposed structure
and, if necessary, screened by a permanent architectural or landscape feature
from view of public rights-of-way and public areas of adjoining sites.

Retail Sales and Services
Characteristics
Uses involved in the provision of goods and services to the general public.
Use types: examples and definitions
Retail Sales or Services, Outdoor; Outdoor Storage (as a principal use): An establishment that provides goods
and/or services directly to the consumer outside of an enclosed building. Examples include the sale of storage
buildings, gazebos, bulk landscape materials, and retail plant stores. Also, the keeping, in an unroofed area, of any
material, merchandise, or vehicles in the same place for more than 24 hours. A Ccommon outdoor storage uses
include contractors’ materials kept by contractors in a separate location from their office use and the storage of
recreational equipment (such as but not limited to trailers, boats, and recreational vehicles) by vehicle owners.
Exceptions






A convenience store that does not sell gasoline is considered a retail sales use.
A crematory is not an accessory use to a funeral home. A crematory is classified as an industrial use.
Laundry and dry-cleaning plants with operations more extensive than a small-scale operation in a retail
storefront are classified as industrial services.
Truck stops are considered a vehicle services’ use.
The storage of recreational equipment (such as but not limited to trailers, boats, and recreational
vehicles) by vehicle owners is considered a self-storage use.

Self-Storage
Characteristics
Self-storage uses provide storage areas for individuals or businesses that may or may not be climate-controlled.
This may include indoor facilities (“mini-warehouses” or climate-controlled storage units), outdoor storage yards for
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the storage of recreational equipment (such as but not limited to trailers, boats, and recreational vehicles) by
vehicle owners, or a combination of indoor facilities and outdoor storage yards.
Accessory uses and structures
Use of the storage areas for sales, service, repair, manufacturing operations, or band practices is prohibited and
not considered accessory to the use.
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Project Name:

Cambria Suites - University Center

Plan Type:

Major Site Plan

Plan Number:

20180202

Tax Map Number:

598-11-01-008

Location:

354 Technology Center Way

Owner:

City of Rock Hill
155 Johnston Street
Rock Hill, SC 29730

Applicant:

Tristan McMannis
ESP and Associates

Land Use Information:

Type:
Current Zoning:
Land Area:

Background:

The University Center at Knowledge Park Master Plan is a
mixed-use project that has residential, student, and senior
housing; offices; retail uses; an athletic complex; and several
parking structures. The project will be developed in several
phases. Renovation of the Lowenstein Office building, the
athletic facility parking structure, and the student housing
phases already have site plan approval and are under
construction. The hotel will be the next of several more
phases within the master planned development.
The
81,736-square-foot hotel will include 110 guest rooms and a
full-service restaurant.

Dev. Information

Buildings:
Total Rooms:
Floors & Floor Area:

Parking:

Parking will be within a shared parking structure that is
currently under construction.
The Master Planned
Development utilizes shared parking among all of the uses.
The overall parking requirement in the master plan is
reduced from ordinary standards due to uses having
different peak parking demand times.

Streets:

The proposed development will have access off Technology
Center Way.

Hotel
MP-C (Master Planned Commercial)
0.58 acres

1
110
6 Floors; 81,736 Total Sq Ft

Cambria Suites - University Center
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Pedestrian Access:

The project will connect to the sidewalks and pedestrian
paths along Technology Center Way.

Recommendation:

Staff recommends approval of the Major Site Plan, subject to
resolution of staff comments.

Attachments:

Major Site Plan
Conceptual Rendering
Plan Review Comments

Staff Contact:
Dennis Fields, Planner II
803-329-5687
dennis.fields@cityofrockhill.com

Cambria Suites University Center - Plan Review Comments
Review of:
Status:
Project:

P. 1 of 1

Major Site Plan
Not Approved
Cambria Suites - University Center
Plan #20180282

Review Comments
Inspections: Conditional
Details consisting of but not limited to Fire apparatus access, Fire hydrant and Fire Department
Connection type and location, accessibility, Knox Box location, first floor elevation relative to the rim
elevation of the next upstream manhole in the public sewer, Grease interceptor type and location or other
wastewater system pretreatment requirements, retaining wall locations/structures, basic building code
compliance items that surface prior to building plan submission etc. will be reviewed at the Civil Plan
review phase.
Zoning: Not approved
Major Site Plan requires Planning Commission approval. This item has been scheduled for the March 5,
2019 Planning Commission meeting at 6:00 p.m.
Infrastructure-Roadway: Conditional
Approved for major site. Specific comments to be addressed on civil review.
Infrastructure-Water & Sewer: Conditional
Approved for major site. Specific comments to be addressed on civil review.
Infrastructure-Stormwater: Conditional
Approved for major site. Specific comments to be addressed on civil review.
Infrastructure-Landscape: Not approved
Specific comments to be addressed on civil review.

