AGENDA
Rock Hill Zoning Board of Appeals
April 16, 2019
1. Call to Order
2. Approval of minutes from the February 19, 2019, meeting.
3. Approval of Orders from the February 19, 2019, meeting.
4. Appeal Z-2019-10: Request by J.D. “Jay” Rinehart on behalf of Paul Nigro for a
special exception to establish an indoor retail sales use to be located at 1548
Ebenezer Road, zoned Neighborhood Office (NO). Tax map number 594-02-01-001.
5. Appeal Z-2019-11: Request by Wade and Lauren McCauley for a variance from the
front yard setbacks for the property located at 1211 Hastings Ct, zoned Planned Unit
Development Residential (PUD-R). Tax map number 537-02-01-006.
6. Appeal Z-2019-12: Request by Mohamed Bah for a special exception to establish an
automobile sales use to be located at 1103, 1107 & 1115 E. Black Street, zoned
General Commercial (GC). Tax map numbers 626-09-01-104, -105 & -106.
7. Other Business
a. Continuing Education Opportunities
8. Adjourn.

Planning & Development Department, P.O. Box 11706, 155 Johnston St., Rock Hill, SC 29731

Ph. (803) 329-5590 Fax (803) 329-7228
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Zoning Board of Appeals
City of Rock Hill, South Carolina

February 19, 2019

A public hearing of the Zoning Board of Appeals was held on Tuesday, February 19, 2019,
at 6 p.m. in Council Chambers at City Hall, 155 Johnston Street, Rock Hill, South Carolina.
MEMBERS PRESENT:

Matt Crawford, Keith Sutton, Michael Smith, Stacy Reeves,
John Antrim, Randy Sturgis

MEMBERS ABSENT:

Rodney Cullum

STAFF PRESENT:

Melody Kearse, Shana Marshburn, Leah Youngblood,
Janice Miller

Legal notice of the public hearing was published in The Herald, Saturday, February 2, 2019.
Notice was posted on all property considered. Adjacent property owners and tenants were
notified in writing.
1.

Call to Order

Chair Matt Crawford called the meeting to order at 6 p.m.
2.

Approval of minutes of the January 15, 2019, meeting.

Mr. Antrim presented the motion to approve the minutes as submitted. Mr. Sutton seconded,
and the motion carried unanimously by a vote of 6-0 (Cullum absent).
3.

Approval of Orders from January 15, 2019, meeting.

Mr. Antrim made a motion to approve the orders as distributed. Mr. Sutton seconded the motion,
and the minutes were approved unanimously by a vote of 6-0 (Cullum absent).
4. Mr. Crawford announced that Appeal Z-2019-06 by Mr. Sanjay Vyas of Yuppy Puppy had
been withdrawn and would not need consideration by the Board.
5. Appeal Z-2019-07: Request by Renaldo Hemphill of Fresh Blades for a special
exception to establish a barber shop and salon, Personal Services Establishment Type A,
use to be located at 914 W. Main Street, zoned Industry General (IG). Tax map number
598-05-03-003.
Staff member Melody Kearse presented the staff report.
Mr. Antrim asked whether the use would occupy the entire building. Ms. Kearse stated that it
would.
Mr. Sutton asked about the previous use of the building. Ms. Kearse stated that it had been a
car audio equipment installation shop.
Mr. Renaldo Hemphill, 254 Bowser Street, applicant, was available to answer questions.
No one from the public spoke. There being no further questions or comments, Mr. Crawford
closed the floor for Board discussion.
Mr. Sturgis made a motion to approve the special exception for a barber shop and salon use as
presented by staff. Mr. Sutton seconded, and the motion carried unanimously by a vote of 6-0
(Cullum absent).
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Mr. Sturgis presented the findings, specifically noting that the use would comply with the usespecific standards, that there was no issue with the location, that the use was compatible with
the surrounding uses, that there were no issues with the roads, and that the use would not
adversely impact the surrounding uses.
6. Appeal Z-2019-08: Request by Bill Weeks of McCutchen Engineering Associates, PC,
on behalf of Verizon, for a special exception to collocate an antenna onto an existing
utility tower and to increase the degree of nonconformity for the tower. The tower is
located at 1010 Bayshore Drive, which is zoned Single-Family Residential-3 (SF-3) in the
City of Rock Hill, and at Tax Parcel Number 633-00-00-007, which is zoned Business
Development District-III (BD-III) in York County.
Staff member Shana Marshburn presented the staff report
Mr. Sutton asked for confirmation that the current tower was 100-foot tall. Ms. Marshburn stated
that this was correct, and that the request was to add an additional 15 feet.
Mr. David McCutchen, 898 W Saint John Street, Spartanburg, applicant, was available to
answer questions. He stated that that while it was more expensive to do so, using existing
towers was desirable. He added that the additional antenna would increase the E911 services in
the area.
There being no further questions or comments, Mr. Crawford closed the floor for Board
discussion.
Mr. Sturgis made a motion to approve the special exception to collocate an antenna onto an
existing utility tower and to increase the degree of nonconformity for the tower by 15 feet as
presented by staff. Mr. Sutton seconded, and the motion carried unanimously by a vote of 6-0
(Cullum absent).
Mr. Sturgis presented the findings, specifically noting that the request involved the use of an
existing tower, that there would be no impact to the surrounding area, that the antenna would
blend in with the surrounding area, and that there would be no injury to neighboring lands.
7. Appeal Z-2019-09: Request by Garrett McMullen on behalf of Mary Henderson for a
variance from the side yard setbacks for the property located at 239 Bowser Street, zoned
Single-Family Residential-3 (SF-3). Tax map number 600-19-04-005.
Ms. Marshburn presented the staff report.
Mr. Sutton asked whether the neighbor expressing concern was located to the left or right of the
property. Ms. Marshburn stated that this individual did not indicate where they lived.
Mr. Antrim asked what the front setback requirement was when the residences were built. Ms.
Marshburn stated that it was not known what the required setbacks were when the property was
built, but that residences were typically built with a consistent front setback line.
Mr. Garrett McMullen, 1815 Farrow Drive, applicant, was available to answer questions. He
stated that the front of the property was setback approximately 30 feet.
Mr. Sutton observed that the house was essentially in line with all the others along that same
block. Mr. McMullen stated that it was.
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Mr. Antrim asked whether the shed shown in the rear yard was to remain. Mr. McMullen stated
that it would be removed. He added that services to the house would be upgraded and noted
that neighbors to both sides of Ms. Henderson were present in support of the request.
Mr. Crawford asked about the need for an expansion. Mr. McMullen stated that this project had
been in the planning stages for three years, and that he had just become involved in the past
several months. He noted that the addition would be comprised of two master suites and a
kitchen expansion. He stated that the addition would have two bedrooms, and the house
currently had three. He added that changing the plans to meet the required setbacks would
impact the flow of the kitchen design.
Mr. Crawford asked Mr. McMullen how the owner would be deprived of the use of the property
because the addition could be built smaller. Mr. McMullen stated that the addition would be
located at the rear of the property, there would be limited street visibility of the addition, and it
would not encroach on the adjacent neighbors. He added the addition would upgrade the
property, which would be a benefit to the overall neighborhood.
There were no further questions or comments. Mr. Crawford closed the floor for Board
discussion, which centered on whether the addition would be detrimental to the neighborhood.
Mr. Sutton made a motion to approve the variance for a reduction in side yard setbacks as
presented. Mrs. Reeves seconded, and the motion carried unanimously by a vote of 6-0 (Cullum
absent).
Mr. Sutton presented the findings, specifically noting that the triangular shape of the lot created
the need for the variance request, that the strict application of the ordinance would deprive the
owner of the use of the property, that the variance being requested was small in nature, and the
addition would add value to the property and the neighborhood.
8.

Other Business

There was no other business to be considered by the Board.
10. Adjourn.
There being no other business, the meeting adjourned at 6:46 p.m.
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Zoning Board of Appeals Order
Z-2019-07
The Zoning Board of Appeals held a public hearing on Tuesday, February 19, 2019 to consider a
request by Renaldo Hemphill of Fresh Blades for a special exception to establish a barber
shop and salon, Personal Services Establishment Type A, use to be located at 914 W. Main
Street, zoned Industry General (IG). Tax map number 598-05-03-003.
Board members in attendance included Matt Crawford, Keith Sutton, Michael Smith, Stacy Reeves,
John Antrim, Randy Sturgis (Rodney Cullum absent).
After consideration of the evidence and arguments presented, the Board voted to grant the request
based on the following findings of fact:
1. The site may be identified as 914 E. Main Street.
2. The property owner is John and Janice Tucker.
3. This property is zoned Industry General (IG).
4. The request was for special exceptions to establish a barber shop, which is classified as a
personal services establishment, type A.
5. The request was advertised to the public according to state law and the City of Rock Hill
Zoning Ordinance. The following public notification actions were taken:

6.

•

February 1: Public Hearing notification postcards sent to property owners within 300 feet
of the subject property.

•

February 1: Public Hearing notification signs posted on subject property.

•

February 2: Zoning Board of Appeals public hearing advertisement published in The
Herald.

•

Information about the application was posted on the City’s website.

Staff received feedback only from the property owner, which also is the owner of Tucker
Ornamental, the industrial use to the rear. The owner expressed her full support for the
use at this location.

7. During the public hearing, the following comments were heard by the Board:
Staff member Melody Kearse presented the staff report.
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Mr. Antrim asked whether the use would occupy the entire building. Ms. Kearse stated that it
would.
Mr. Sutton asked about the previous use of the building. Ms. Kearse stated that it had been
a car audio equipment installation shop.
Mr. Renaldo Hemphill, 254 Bowser Street, applicant, was available to answer questions.
No one from the public spoke. There being no further questions or comments, Mr. Crawford
closed the floor for Board discussion.
Mr. Sturgis made a motion to approve the special exception for a barber shop and salon use
as presented by staff. Mr. Sutton seconded, and the motion carried unanimously by a vote of
6-0 (Cullum absent).
Mr. Sturgis presented the findings, specifically noting that the use would comply with the
use-specific standards, that there was no issue with the location, that the use was
compatible with the surrounding uses, that there were no issues with the roads, and that the
use would not adversely impact the surrounding uses.
THE BOARD, THEREFORE, ORDERS:
That the request by Renaldo Hemphill of Fresh Blades for a special exception to establish a
barber shop and salon, Personal Services Establishment Type A, is APPROVED.
Section 2.12.1 (C) of the Zoning Ordinance states:
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.
AND IT IS SO ORDERED.
_____________________________
Matt Crawford, Chairman

Date the Order Was Approved by the Board: ______________
Date the Decision of the Board Was Mailed to the Applicant: ___________
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Zoning Board of Appeals Order
Z-2019-08
The Zoning Board of Appeals held a public hearing on Tuesday, February 19, 2019 to consider a
request by Bill Weeks of McCutchen Engineering Associates, PC for a special exception for
the colocation of an antenna onto an existing wireless communication tower and to increase
the degree of nonconformity for that same existing communications tower, located at 1010
Bayshore Drive, which is currently zoned Single-Family Residential-3 (SF-3) in the City of
Rock Hill and Business Development District III (BD-III) in York County. Tax map number
633-00-00-007.
Board members in attendance included Matt Crawford, Keith Sutton, Michael Smith, Stacy Reeves,
John Antrim, Randy Sturgis (Rodney Cullum absent).
After consideration of the evidence and arguments presented, the Board voted to grant the request
based on the following findings of fact:
1. The site may be identified as 1010 Bayshore Drive.
2. The property owner is First Land Company, Inc.
3. This property is zoned Single-Family Residential-3 (SF-3) in the City of Rock Hill & Business
Development District-III (BD-III) in York County.
4. The request was for special exceptions to collocate an antenna onto an existing utility tower
and to increase the degree of nonconformity for the tower.
5. The request was advertised to the public according to state law and the City of Rock Hill
Zoning Ordinance. The following public notification actions were taken:
•

February 1: Public Hearing notification postcards sent to property owners within 300 feet
of the subject property.

•

February 1: Public Hearing notification signs posted on subject property.

•

February 2: Zoning Board of Appeals public hearing advertisement published in The
Herald.

•

Information about the application was posted on the City’s website.

6. Staff received three phone calls from residents requesting more information in regards to
the request.
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7. During the public hearing, the following comments were heard by the Board:
Staff member Shana Marshburn presented the staff report
Mr. Sutton asked for confirmation that the current tower was 100-foot tall. Ms. Marshburn
stated that this was correct, and that the request was to add an additional 15 feet.
Mr. David McCutchen, 898 W Saint John Street, Spartanburg, applicant, was available to
answer questions. He stated that that while it was more expensive to do so, using existing
towers was desirable. He added that the additional antenna would increase the E911
services in the area.
There being no further questions or comments, Mr. Crawford closed the floor for Board
discussion.
Mr. Sturgis made a motion to approve the special exception to collocate an antenna onto an
existing utility tower and to increase the degree of nonconformity for the tower by 15 feet as
presented by staff. Mr. Sutton seconded, and the motion carried unanimously by a vote of 60 (Cullum absent).
Mr. Sturgis presented the findings, specifically noting that the request involved the use of an
existing tower, that there would be no impact to the surrounding area, that the antenna
would blend in with the surrounding area, and that there would be no injury to neighboring
lands.
THE BOARD, THEREFORE, ORDERS:
That the request by Bill Weeks of McCutchen Engineering Associates, PC for a special
exception for the colocation of an antenna onto an existing wireless communication tower
and to increase the degree of nonconformity for that same existing communications tower,
located at 1010 Bayshore Drive, is APPROVED.
Section 2.12.1 (C) of the Zoning Ordinance states:
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.
AND IT IS SO ORDERED.
_____________________________
Matt Crawford, Chairman

Date the Order Was Approved by the Board: ______________
Date the Decision of the Board Was Mailed to the Applicant: ___________
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Zoning Board of Appeals Order
Z-2019-09
The Zoning Board of Appeals held a public hearing on Tuesday, February 19, 2019 to consider a
request by Garrett McMullen on behalf of Mary Henderson for a variance from the side yard
setbacks for the property located at 239 Bowser Street, zoned Single-Family Residential-3
(SF-3). Tax map number 600-19-04-005.
Board members in attendance included Matt Crawford, Keith Sutton, Michael Smith, Stacy Reeves,
John Antrim, Randy Sturgis (Rodney Cullum absent).
After consideration of the evidence and arguments presented, the Board voted to grant the request
based on the following findings of fact:
1. The site may be identified as 239 Bowser Street.
2. The property owner is Mary M. Henderson.
3. This property is zoned Single Family-3 (SF-3)
4. The request was for a variance to the required side yard setback in the Single Family-3
(SF-3) zoning district
5. The request was advertised to the public according to state law and the City of Rock Hill
Zoning Ordinance. The following public notification actions were taken:
•

February 1: Public Hearing notification postcards sent to property owners within 300 feet
of the subject property.

•

February 1: Public Hearing notification signs posted on subject property.

•

February 2: Zoning Board of Appeals public hearing advertisement published in The
Herald.

•

Information about the application was posted on the City’s website.

6. Staff was contacted by a neighbor, who voiced concern that if the variance were granted,
the addition would be too close to the property lines.
7. During the public hearing, the following comments were heard by the Board:
Ms. Marshburn presented the staff report.
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Mr. Sutton asked whether the neighbor expressing concern was located to the left or right of
the property. Ms. Marshburn stated that this individual did not indicate where they lived.
Mr. Antrim asked what the front setback requirement was when the residences were built.
Ms. Marshburn stated that it was not known what the required setbacks were when the
property was built, but that residences were typically built with a consistent front setback line.
Mr. Garrett McMullen, 1815 Farrow Drive, applicant, was available to answer questions. He
stated that the front of the property was setback approximately 30 feet.
Mr. Sutton observed that the house was essentially in line with all the others along that same
block. Mr. McMullen stated that it was.
Mr. Antrim asked whether the shed shown in the rear yard was to remain. Mr. McMullen
stated that it would be removed. He added that services to the house would be upgraded
and noted that neighbors to both sides of Ms. Henderson were present in support of the
request.
Mr. Crawford asked about the need for an expansion. Mr. McMullen stated that this project
had been in the planning stages for three years, and that he had just become involved in the
past several months. He noted that the addition would be comprised of two master suites
and a kitchen expansion. He stated that the addition would have two bedrooms, and the
house currently had three. He added that changing the plans to meet the required setbacks
would impact the flow of the kitchen design.
Mr. Crawford asked Mr. McMullen how the owner would be deprived of the use of the
property because the addition could be built smaller. Mr. McMullen stated that the addition
would be located at the rear of the property, there would be limited street visibility of the
addition, and it would not encroach on the adjacent neighbors. He added the addition would
upgrade the property, which would be a benefit to the overall neighborhood.
There were no further questions or comments. Mr. Crawford closed the floor for Board
discussion, which centered on whether the addition would be detrimental to the
neighborhood.
Mr. Sutton made a motion to approve the variance for a reduction in side yard setbacks as
presented. Mrs. Reeves seconded, and the motion carried unanimously by a vote of 6-0
(Cullum absent).
Mr. Sutton presented the findings, specifically noting that the triangular shape of the lot
created the need for the variance request, that the strict application of the ordinance would
deprive the owner of the use of the property, that the variance being requested was small in
nature, and the addition would add value to the property and the neighborhood.

THE BOARD, THEREFORE, ORDERS:
That the request by a request by Garrett McMullen on behalf of Mary Henderson for a
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variance from the side yard setbacks for the property located at 239 Bowser Street, is
APPROVED.
Section 2.12.1 (C) of the Zoning Ordinance states:
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.
AND IT IS SO ORDERED.
_____________________________
Matt Crawford, Chairman

Date the Order Was Approved by the Board: ______________
Date the Decision of the Board Was Mailed to the Applicant: ___________
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Z-2019-10
Requests:

Special exception to establish a vinyl record and book retails sales use

Address:

1548 Ebenezer Road

Zoning District:

Neighborhood Office (NO)

Applicant:

J.D. “Jay” Rinehart on behalf of Paul Nigro on The Newsstand Records
and Books

Keller
Williams

Bentley
Chiropractic
Muse Realty

Ebenezer Grill
UR Salon
Suites

Case No. Z-2019-10
Staff Report to Zoning Board of Appeals
Meeting Date: April 16, 2019
Request:

Special exception to establish a vinyl record and book retail store

Address:

1548 Ebenezer Rd.

Tax Map No.:

594-02-01-001

Zoning District:

Neighborhood Office (NO)

Owner:

Walter Heinsohn
PO Box 4287
Rock Hill, SC 29732

Applicant:

J.D. “Jay” Rinehart on behalf of Paul Nigro
The Newsstand Records and Book
1339 Ebenezer Road
Rock Hill, SC 29732

Background
The applicant’s client would like to open a vinyl records and book store at 1548
Ebenezer Road, which is classified as an indoor retail sales use. This location is zoned
Neighborhood Office (NO), which allows that use only through special exception
approval by the Zoning Board of Appeals.
BUSINESS
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MF-15
MFR

Blank cell = prohibited
S = Special exception
C = Conditional use
P = Permitted use

SF-A

•
•
•
•

RESIDENTIAL
SF-8
SF-5
SF-4
SF-3
SF-2

Primary use table
excerpt

S

C

S

Retail Sales or Services, Indoor: An establishment that provides
goods and/or services directly to the consumer from an enclosed
building. Some examples include grocery stores; book stores; gift
shops; home improvement stores; furniture stores; pharmacies;
jewelry stores; pet stores that sell only products, or only products
and small animals that do not make noise or have odors that would
be noticeable outside the walls of the building or tenant space (with
examples of such animals including birds 12 inches and smaller,
fish, amphibians, reptiles, small mammals such as hamsters or
gerbils); small consumer repair shops such as but not limited to
small appliance and equipment repair, locksmiths, and upholsters;
business services such as photocopying and mailing; and
convenience stores that do not sell gasoline.
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Site Description
The property is located at the corner of Ebenezer Road and Mickel Court. The property
is surrounded by a mix of commercial use types (offices, hair salons, and a restaurant),
as well as single-family attached and detached residential uses in the Neighborhood
Office (NO) and Single-Family Residential-3 zoning districts.

Neighborhood Office (NO): The NO district is established to provide for a mix of smallscale professional office uses together with limited service uses and single-family
detached dwellings in close proximity to one another, subject to design and compatibility
standards. Non-residential uses must be located in buildings that are consistent with
surrounding residential uses in physical design, scale, and character, and they must not
exceed 10,000 square feet in area.
All non-residential development in the NO district must limit its public operating hours to
between 6 a.m. and 10 p.m.
Analysis of Request for Special Exception
Staff will base its recommendation on an analysis of the below 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.
The applicable are shown below in italics, followed by staff’s assessment of each
standard in non-italicized font.
1. Complies with Use-Specific Standards: The proposed use complies with all
use-specific standards.
A. Hours of Operation: All Non-residential uses must limit the hours of
operation to between 6 a.m. and 10 p.m. within the Neighborhood Office (NO)
district.
The applicant agrees to limit hours to those required by NO zoning district.
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.
The proposed use is in an appropriate location, close to the main thoroughfare. A
variety of uses exist nearby, including retail services, offices and a restaurant.
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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.
The site is developed, although the applicant would like to remove the enclosed
porch to the rear and build a larger addition to increase the retail floor area. The
applicant’s design would be reviewed by staff for compliance with design
standards. The site has some existing landscape buffer between the building and
the single-family attached use to the rear.
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.
No changes are being proposed to the site that would pose any environmental
impacts. The design for the addition would be reviewed by staff for compliance,
and all inspections would be performed as usual to ensure compliance during
and after renovations.
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.
The proposed use would be located along Ebenezer Road, which would support
traffic from this type of use without any additional upgrades.
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.
The proposed use is not anticipated to reduce property values. A wide variety of
uses exist in the area.
7. Site Plan: A site plan has been prepared that demonstrates how the proposed
use complies with the other standards of this subsection.
A site plan has been provided that shows the proposed footprint of the addition to
the rear of the structure.
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.
The applicant agrees to conform to all other relevant laws and ordinances.
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Public Input
Staff has taken the following actions to notify the public about this public hearing:
•

March 29: Sent public hearing notification postcards to property owners within
300 feet of the subject property.

•

March 29: Posted public hearing signs on subject property.

•

March 30: Advertised the Zoning Board of Appeals public hearing in The Herald.

Staff has not received any feedback from the public about the proposed use at this time.
Staff Recommendation
Staff recommends approval of the special exception request because staff believes that
it meets the standards for granting the special exception, specifically noting the
following:
•

The proposed use would be located in an area where a wide variety of uses
already exist.

•

The proposed use is small and should not negatively impact nearby properties in
any respect.

•

Staff has not heard any concerns from neighboring properties.

Attachments
•

Application and supporting materials

•

Site plan

•

Zoning Map

Staff Contact:
Melody Kearse, Zoning Coordinator
803-329-7088
melody.kearse@cityofrockhill.com

Z-2019-11
Request:

Variance to the 25-foot front yard setback as required by the Royal
Oaks Planned Unit Development

Address:

1211 Hastings Court

Zoning District:

PUD (Planned Unit Development)

Applicant:

Laura W. McCauley

Quiet Acres
subdivision

Royal Oaks
subdivision

Case No. Z-2019-11
Staff Report to Zoning Board of Appeals
Meeting Date: April 16, 2019

Requests:

Variance to the 25-foot front yard setback required by the Royal Oaks
Planned Unit Development

Address:

1211 Hastings Ct.

Tax Map No.:

537-02-01-0006

Zoning District:

PUD (Planned Unit Development)

Owner/applicant: Lauren W. McCauley
1211 Hastings Street
Rock Hill, SC 29732
Background
The applicant, Lauren McCauley, purchased the property at 1211 Hastings Ct. in
November of 1990. She would like to build a 38-foot by 8-foot porch addition onto the
front of her home, along with a handicap ramp for the use of a family member.
The Royal Oaks Planned Unit Development requires a 25-foot front setback. The house
sits on a cul-de-sac, and one corner is already only 23 feet away from the property and
therefore does not meet the required setback today. Because the porch is proposed to
be 8 feet deep, the corner of the home would be located only 15 feet away from the front
property line if the porch is constructed. While the Zoning Ordinance allows porches to
encroach up to 5 feet into the setback area, the porch would still need a 5-foot variance
from the 25-foot front setback if it is to be built 15 feet from the property line.
Site Description
The property is located on Hastings Street in the Royal Oaks subdivision near the Quiet
Acres subdivision and Rawlinson Road Middle School. The property was annexed into
the City and rezoned in 1987.
Description of Intent for Planned Unit Development Districts
The purpose of the Planned Unit Development District is to promote efficient use of land,
allow flexible application of development controls, allow various densities and land uses,
protect surrounding property and protect natural features and scenic beauty of the land.
This shall be accomplished by permitting a wider range of densities and uses to be
developed in accordance with a Master Plan which allows for clustering of uses or
densities in various areas of the site.
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Analysis of Requests for Variance
Required Findings of Fact
Staff will base its recommendation on an analysis of the below findings. The Zoning Board
of Appeals may approve a variance only upon finding that the applicant has demonstrated
that all four of the below findings are met.
The required findings are shown below in italics, followed by staff’s assessment of each
finding in non-italicized font.
1. Extraordinary and Exceptional Conditions
There are extraordinary and exceptional conditions pertaining to the particular
piece of land.
This lot is located within a cul-de-sac, and the front property line is curved towards
the home, making it difficult for the porch addition to meet the required setback.
2. Unique Conditions
These conditions do not generally apply to other property in the vicinity.
While the neighborhood has other cul-de-sacs, the majority of the homes sit on a
lot that has a straight front property line.
3. 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.
If the variance were not granted, the applicant would need to reduce the size of
the porch by five feet, which would leave her with only a three-foot deep porch.
Adding just a partial porch in order to meet the required setback is not practical
because of the symmetry of the structure on the front façade. However, the
residence also could remain as it is today, without the porch, so the Zoning Board
of Appeals will need to assess whether not having a porch unreasonably restricts
the utilization of the land sufficiently for the request to meet this finding. The
handicap ramp could be added to the structure without the addition of a front porch,
and the residence has served many years without the addition of a porch, so staff
has difficulty making this finding.
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4. Not Detrimental
The authorization of the Variance Permit 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.
If the variance were granted, the applicant would be able to build a front porch,
which is something many single-family residences have and is customary to a
residential setting. The porch should not cause any adverse impacts to
surrounding properties.
Not Grounds for Variance
Variance requests cannot be based on the ability of the land to be used more profitably if
the requests are granted. In this case, the variance request is not based on the ability of
the land to be used more profitably if the request is granted because the land is not
intended to be used to generate a profit but rather for a single-family residence.
Public Input
Staff has taken the following actions to notify the public about this public hearing:
•

March 29: Sent public hearing notification postcards to property owners within 300
feet of the subject property.

•

March 29: Posted public hearing signs on subject property.

•

March 30: Advertised the Zoning Board of Appeals public hearing in The Herald.

Staff has not heard of any concerns from neighbors.
Staff Recommendation
Staff is able to make findings for #1, 2, and 4:
•

This lot is situated within a cul-de-sac, and the curvature of the front property line
makes it difficult to meet the required setback; and

•

While the neighborhood has other cul-de-sacs, the majority of the homes sit on a
lot that has a straight front property line; and

•

Staff has not heard concerns from any neighbors, and the addition of the porch
should not harm the public good.

However, staff is unable to make finding #3. It is difficult to say that the use of the property
would be unreasonably restricted without the addition of the porch. The handicap ramp
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could be added to the residence without building a porch, and the structure has served
as a residence for many years without a porch.
Attachments
•
•
•
•

Proposed site plan
Streetview images of the property
Application and supporting materials
Zoning map

Staff Contact:
Shana Marshburn, Planner I
803.326.2456
shana.marshburn@cityofrockhill.com
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Z-2019-12
Request:

Special exception to establish automobile sales use

Address:

1107 E. Black St.

Zoning District:

General Commercial (GC)

Applicant:

Mohamed Bah

Single
Family
Home

Heating &
Air

Heating &
Air
Auto Repair

Case No. Z-2019-12
Staff Report to Zoning Board of Appeals
Meeting Date: April 16, 2019
Request:

Special exception to establish an automobile sales use

Address:

1107 E. Black Street

Tax Map No.:

626-09-01-104, -105, & -106

Zoning District:

General Commercial (GC)

Owner:

Appletree / B.G. Simpson, Sr., Family LPTD
1324 E. Black St.
Rock Hill, SC 29730

Applicant:

Mohamed Bah
2326 Mirage Pl.
Fort Mill, SC 29708

Background
The applicant, Mohamed Bah, is requesting an automobile sales use for the property
located at 1107 E. Black St. The property is zoned General Commercial (GC), which
allows automobile sales uses only through special exception approval by the Zoning
Board of Appeals.
BUSINESS
IH
IG
IB

C

MUC

C

DTWN

S

CI

CC
GC
LC
OI
NC
NO

MX

MF-15
MFR

Blank cell = prohibited
S = Special exception
C = Conditional use
P = Permitted use

SF-A

•
•
•
•

RESIDENTIAL
SF-8
SF-5
SF-4
SF-3
SF-2

Primary use table
excerpt

S

C

Automobile Sales: Uses that offer vehicles on-site for sale or
Definition of
proposed use

long-term lease to the general public, whether at retail or
through an auction. The vehicles must include only those
customarily used for personal use, such as automobiles, pickup trucks, and vans, as well as recreational vehicles that are
smaller than automobiles, such as all-terrain vehicles, golf
carts, motorcycles and similar. These uses may have any
number of vehicles being offered for sale as the site can
accommodate under the requirements listed in Chapters 4 and
6 of the Zoning Ordinance.

This property currently houses Phoenix Business Solutions, LLC, which would remain
on site. That use is classified as a flex space use. It has mostly warehouse space, with
a small amount of office and manufacturing space. The use requires only 10 parking
spaces, and the site has 21 parking spaces total.
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The proposed automobile sales use would use an existing office in the building, and
would be limited to 11 parking spaces. The applicant is comfortable with this limitation
as most of his business is done over the internet, and he does not a larger inventory.
In 2016, the Zoning Board of Appeals approved a special exception for an automobile
sales use at this location. The application then involved selling new Jeep Wranglers,
and was directly related to the Jeep accessory sales use that was located in the building
at the time. This time, the two uses would be unrelated to one another, which is why
this special exception request is before the Zoning Board of Appeals now.
Site Description
The property includes three parcels located on the northeast corner of Workman Street
and East Black Street, which is a few blocks west of Albright Road. The building is
approximately 6,000 square feet, and is used for flex space. Several other automobilerelated uses exist in the area, including several auto body shops closer to Albright
Road.
To the north is a vacant commercial building, to the west across Workman Street is a
single-family residence, and to the south and east are heating and cooling contractors.
The properties along this section of Black Street are zoned General Commercial (GC).
Other nearby commercial properties are zoned Industry General (IG), which would allow
the proposed use by right.

Description of Intent for Zoning District
General Commercial (GC): Although originally established to apply to lands being
used commercially that did not fit into one of the other commercial districts, it is now the
intent of this ordinance the GC district be phased out over time by not allowing new
rezonings to the GC district.
Analysis of Request for Special Exception
Staff will base its recommendation on an analysis of the below 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.
The applicable are shown below in italics, followed by staff’s assessment of each
standard in non-italicized font.
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1. Complies with Use-Specific Standards: The proposed use complies with all
use-specific standards.
A. Vehicle Display Pads: Automobile sales uses can have up to one vehicle
display pad for every 100 feet of street frontage. The vehicle display pad may
be elevated up to two feet above adjacent displays or grade level. Any rack
that tilts the vehicles in any way to show the underside must be located inside
a showroom.
No display pads or tilt racks have been shown on the site plan.
B. Public Address Systems: Automobile sales uses cannot have an outdoor
speaker or public address system that is audible off-site.
None are proposed.
C. Other Materials for Sale: Automobile sales uses cannot display any other
materials including but not limited to tires, rims, and other parts and
accessories for sale between the principal structure and the street.
No other materials would be sold in this area of the site.
D. Test Drives: Automobile sales uses cannot test drive vehicles on residential
streets.
The business would not test drive vehicles on residential streets.
E. Off-Street Parking Standards: Automobile sales uses must pave vehicle
display, vehicle storage, and customer parking, including all access and
driving surfaces, with concrete or asphalt. These areas must comply with all
applicable off-street parking standards in Chapter 8: Development Standards,
except for the following.
•

Tandem/valet-style spaces may be allowed behind the building’s rear
plane, as long as fire access and traffic patterns within the site are
maintained according to an approved site plan.
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•

Parking lot islands will not be required for vehicle display and vehicle
storage areas located to the rear of the principal structure as long as the
principal structure meets all applicable setbacks and the area is not
located along a public street.

The site is fully developed, and shows all driving surfaces paved with
concrete or asphalt.
F. Vehicle Signage: Automobile Sales uses are allowed to have signage
displayed on vehicles, provide that the maximum letter size is 6 inches and
the overall area is 10 square feet per vehicle.
The applicant agrees to the size requirements for vehicle signage.
G. Special Exception: As part of the special exception process for automobile
sales uses in some zoning districts, the Zoning Board of Appeals must
evaluate the following.
•

Compatibility with Land-use Plans: The proposed location conforms with
land-use plans prepared for the City, including but not limited to the
Comprehensive Plan and the Cherry Road Revitalization Strategy.
The proposed use is compatible with the Comprehensive Plan, which
envisions stand-alone commercial uses along this portion of Black Street.

•

Avoidance of key redevelopment areas and pedestrian-oriented corridors:
The proposed location is not in a key redevelopment area of the City, such
as Downtown or Knowledge Park. The proposed use is located in
automobile-dominated environments and not in pedestrian-oriented
environments, such as Oakland Avenue, Charlotte Avenue, and Ebenezer
Avenue, nor ones that are planned to become pedestrian-oriented, such
as portions of Cherry Road.
The property is located on Black Street, close to the Albright Road
corridor, which is an automobile-dominated part of the City. Various other
automobile uses exist in the area, including automobile repair uses.

•

Site Plan: The applicant must show a site plan to scale that depicts the
proposed location of the vehicles that are offered for sale. If the special
exception is approved, the parking of cars must be limited to the area
shown on the site plan. Any applicant who wants to expand vehicles
offered for sale into other areas of the site must return to the Zoning Board
of Appeals with a request to modify the original special exception
approval.
No site improvements are proposed. The site currently meets the City’s
design requirements.
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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.
Several other automobile uses exist in the area, and this particular site is located
towards the east end of Black Street in an area that has more of a highway
commercial-type feel. Staff has not heard concerns from any adjacent neighbors
about the proposed use.
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.
The site is developed, and currently meets the City’s design requirements;
therefore, no adverse impacts are expected.
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.
No changes are being proposed to the site that would pose any environmental
impacts.
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.
The proposed use is not a high-traffic generator. The property is located along
Black Street, which would support traffic from this type of use without any
additional upgrades.
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.
The proposed use is not anticipated to reduce property values. A wide variety of
automobile uses exist in the area.
6. Site Plan: A site plan has been prepared that demonstrates how the proposed
use complies with the other standards of this subsection.
No site changes are being proposed. The current lot configuration meets the
standards of this subsection.
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7. 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.
The applicant agrees to conform to all other relevant laws and ordinances.
Public Input
Staff has taken the following actions to notify the public about this public hearing:
•

March 29: Sent public hearing notification postcards to property owners within
300 feet of the subject property.

•

March 29: Posted public hearing signs on subject property.

•

March 30: Advertised the Zoning Board of Appeals public hearing in The Herald.

Staff has not received any feedback from the public about the proposed use at this time.
Staff Recommendation
Staff recommends approval of the special exception request because staff believes that
it meets the standards for granting the special exception, specifically noting the
following:
•

It would be located on the east end of Black Street, in an area that has highway
commercial characteristics, including other automobile related uses.

•

The use is not expected to have major negative impacts on surrounding lands,
and staff has not heard from anyone with concerns about it.

•

The site plan would be required to comply with the design standards for this use.

Attachments
•

Application and supporting materials

•

Site plan

•

Zoning Map

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

