AGENDA
Rock Hill Zoning Board of Appeals
June 18, 2019
1. Call to Order
2. Approval of minutes from the April 16, 2019, meeting.
3. Approval of Orders from the April 16, 2019, meeting.
4. Appeal Z-2019-13: Request by John H. Worden III of Champion Services for special
exceptions to establish commercial truck or equipment rental or sales, recreational
vehicle rental and sales, and boat sales uses at 515, 515 Suite 101, 517 and 521 S.
Anderson Rd., which are zoned General Commercial (GC). Tax map numbers 62805-01-006 & -007.
5. Appeal Z-2019-14: Request by Dr. Steven Kadiev for a modification to an existing
special exception for a general manufacturing use, to include a permanent outdoor
generator, to be located at 724 W. Main St., zoned Industry Business (IB). Tax map
number 598-10-03-001.
6. Other Business
a. Continuing Education Opportunities
7. Adjourn.
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Zoning Board of Appeals
City of Rock Hill, South Carolina

April 16, 2019

A public hearing of the Zoning Board of Appeals was held on Tuesday, April 16, 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, John Antrim

MEMBERS ABSENT:

Rodney Cullum, Stacy Reeves, Randy Sturgis

STAFF PRESENT:

Melody Kearse, Shana Marshburn, Dennis Fields, Janice
Miller

Legal notice of the public hearing was published in The Herald, Saturday, March 30, 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 February 19, 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 4-0 (Cullum, Reeves, and Sturgis absent).
3.

Approval of Orders from February 19, 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 4-0 (Cullum, Reeves, and Sturgis
absent).
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.
Staff member Melody Kearse presented the staff report.
Mr. Crawford asked how long the property had been a non-residential use. Ms. Kearse stated
she did not have the exact length of time but that it had been at least 10 years.
Mr. J.D. “Jay” Rinehart, 1339 Ebenezer Road, applicant, stated the building had been a law
office for approximately 20 years. He noted the owner, Walter Heinsohn, was looking to relocate
his law office from this site. Mr. Rinehart added that the proposed retail use was a low-impact
use with no more than two to 10 people in at one time.
No one from the public spoke. There being no further questions or comments, Mr. Crawford
closed the floor for Board discussion.
Mr. Sutton made a motion to approve the special exception for an indoor retail sales use as
presented by staff. Mr. Smith seconded, and the motion carried unanimously by a vote of 4-0
(Cullum, Reeves, and Sturgis absent).
Mr. Sturgis presented the findings, specifically noting that the use would comply with the usespecific standards, the use would comply with the hours of operation required, the use was
compatible with the surrounding uses, the roads were adequate, a site plan had been submitted,
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and the use would not adversely impact the surrounding uses.
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 Court, zoned Planned Unit
Development Residential (PUD-R). Tax map number 537-02-01-006.
Staff member Shana Marshburn presented the staff report. She noted that as a new site plan
with more accurate measurements had been submitted after the staff report had been sent to
the Board, the variance requested would be three feet as opposed to five feet.
Mr. Sutton asked whether staff received a copy of the approval from the Royal Oaks HOA. Ms.
Marshburn stated the City did not require a copy of the approval to be submitted, so staff did not
get a copy.
Mr. Sutton asked whether the porch along the front would cover the existing sidewalk. Ms.
Marshburn stated that it would, and that the owners would have to reconfigure the sidewalk
location.
Mr. Crawford asked whether the reason for the setback requirement was uniformity. Ms.
Marshburn agreed that this was one reason, and it is also to keep buildings from being set too
close to one another.
Mr. Crawford asked what this neighborhood would be zoned if it were not a PUD. Ms. Marshburn
stated that it probably would be zoned the same as the adjacent Single Family 3 (SF-3) zoning.
Mr. Crawford asked about the setback requirements in SF-3. Ms. Marshburn stated that they
were 20 feet, adding that the City did not have any residential zoning districts with a 25-foot
setback.
Mrs. Lauren McCauley, 1211 Hastings Court, applicant, agreed that she could build just a
handicap ramp but stated the reasoning for the porch configuration was in order to place the
handicap ramp closer to the driveway for access to vehicles.
Mr. Crawford asked whether the porch would be covered. Mrs. McCauley stated that it would be,
and provided a rendering. She added that the front porch would allow her to get her mother
closer to the vehicle in the driveway by placing the handicap ramp in that location.
Mr. Crawford asked how she would be deprived if the Zoning Ordinance was strictly enforced,
since she would still be able to construct a handicap ramp. Ms. Amanda Cummings, Outdoor
Living Brands, project designer, 2225 Coronation Boulevard, Charlotte, stated the builder had
placed the structure in a location that would not accommodate an addition, therefore creating a
situation depriving the owner of the ability to construct a front porch.
Mrs. McCauley added that while they could build a three-foot-wide or five-foot-wide porch
without the variance, this was not enough room to accommodate assisting a handicapped
person, and just having a handicap ramp would not allow for the addition of a cover as a porch
would.
Mr. Sutton noted several factors that created this situation, including the builder not following the
rules stipulated for that development with the 25-foot setback and the existing drop-off in the
backyard.
There being no further questions or comments from the floor, Mr. Crawford closed the floor for
Board discussion. Discussion centered on the existing drop-off of the backyard as well as the
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fact the residence did not have a basement to accommodate a handicap entrance, the lack on
the part of the builder to construct within its own required 25-foot setback, and the unreasonable
restriction in that only the front entrance could be used for handicap access.
Mr. Sutton made a motion to approve the three-foot variance as presented by staff. Mr. Antrim
seconded, and the motion carried by a vote of 3-1, with Mr. Crawford voting against. (Cullum,
Reeves, and Sturgis absent).
Mr. Sutton presented the findings, specifically noting that the lot was situated in an odd location
within a cul-de-sac; the builder did not adhere to their own rules regarding setbacks; the majority
of the houses in the neighborhood are situated in a straight line; the rear was unsuitable for a
handicap entrance; and the porch would be an enhancement to the neighborhood.
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 East Black Street, zoned General
Commercial (GC). Tax map numbers 626-09-01-104, -105, & -106.
Staff member Dennis Fields presented the staff report.
Mr. Sutton asked why staff would request a condition of no on-street parking. Mr. Fields stated
there were some issues further down East Black Street with on-street parking, and Ms. Kearse
added that East Black Street and Workman areas currently allow on-street parking.
Mr. Smith asked for confirmation that most of the auto sales would be by internet. Mr. Fields
stated this was correct, that there may be some cars brought in for stock as well as those being
delivered to new owners.
Mr. Smith asked whether the City had an issue with this type of sales use. Mr. Fields stated they
did not.
Mr. Mohamed Bah, 2326 Mirage Place, Fort Mill, applicant, stated he already had a wholesale
operation on Albright Road and was looking to expand to this site for retail sales.
Mr. Antrim asked what types of trucks would be sold. Mr. Bah stated only personal trucks and
SUVs would be sold, not commercial or panel trucks.
Mr. Smith asked whether car haulers would be delivering to the site. Mr. Bah stated he mainly
purchased at auto auctions in North and South Carolina and had a staff of drivers to bring the
cars to his location. He noted that on occasions when cars were purchased outside of that area,
he may be using a hauler, but not often.
Mr. Crawford asked whether the applicant had any concerns about limiting the number of
spaces a condition of approval. Mr. Bah stated that he did not.
Mr. Chad Simpson, 1324 East Black Street, property owner, stated that the current tenant, Mr.
Robert Karnilowicz, was looking to sublease part of the property to Mr. Bah, which was similar to
an agreement the two men had had previously when Mr. Karnilowicz was in another location. He
stated that Mr. Karnilowicz was a good tenant and businessman and would be proactive in
following regulations.
There were no further questions or comments. Mr. Crawford closed the floor for Board
discussion.
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Mr. Smith made a motion to approve the special exception for an automobile sales use as
presented by staff. Mr. Crawford seconded. Mr. Antrim asked about the condition of limiting the
number of cars to 11 on the site. Mr. Smith presented the motion to replace the motion to
include the limit of 11 cars on the property. Mr. Crawford seconded, and called for a vote. The
vote to replace the motion carried unanimously by a vote of 4-0 (Cullum, Reeves, and Sturgis
absent).
Mr. Crawford called for a vote on the replacement motion to approve the special exception for
an automobile sales with the condition that only 11 cars be allowed on site. The motion carried
unanimously by a vote of 4-0 (Cullum, Reeves, and Sturgis absent).
Mr. Smith presented the findings, specifically noting that the applicant agreed to comply with the
use specific standards, there would be no display pad or public address system, the applicant
had agreed with the condition on the number of spaces, the use was compatible with
surrounding uses, a site plan had been submitted, the roads were adequate to serve the site,
and there would be no injury to the land.
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 6:51 p.m.
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Zoning Board of Appeals Order
Z-2019-10
The Zoning Board of Appeals held a public hearing on Tuesday, April 16, 2019 to consider a
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.
Board members in attendance included Matt Crawford, Keith Sutton, Michael Smith, and John
Antrim. (Rodney Cullum, Stacy Reeves, and Randy Sturgis 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 1548 Ebenezer Rd.
2. The property owner is Walter L Heinsohn.
3. This property is zoned Neighborhood Office.
4. The request was for special exceptions to establish a retail sales, indoor use.
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:
•

March 29: Public Hearing notification postcards sent to property owners and tenants
within 300 feet of the subject property.

•

March 29: Public Hearing notification signs posted on subject property.

•

March 30: 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 no input from the public.
7. During the public hearing, the following comments were heard by the Board:
Staff member Melody Kearse presented the staff report.
Mr. Crawford asked how long the property had been a non-residential use. Ms. Kearse
stated she did not have the exact length of time but that it had been at least 10 years.
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Mr. J.D. “Jay” Rinehart, 1339 Ebenezer Road, applicant, stated the building had been a law
office for approximately 20 years. He noted the owner, Walter Heinsohn, was looking to
relocate his law office from this site. Mr. Rinehart added that the proposed retail use was a
low-impact use with no more than two to 10 people in at one time.
No one from the public spoke. There being no further questions or comments, Mr. Crawford
closed the floor for Board discussion.
Mr. Sutton made a motion to approve the special exception for an indoor retail sales use as
presented by staff. Mr. Smith seconded, and the motion carried unanimously by a vote of 40 (Cullum, Reeves, and Sturgis absent).
Mr. Sturgis presented the findings, specifically noting that the use would comply with the
use-specific standards, the use would comply with the hours of operation required, the use
was compatible with the surrounding uses, the roads were adequate, a site plan had been
submitted, and the use would not adversely impact the surrounding uses.
THE BOARD, THEREFORE, ORDERS:
That the 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, 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-2019-11
The Zoning Board of Appeals held a public hearing on Tuesday, April 16, 2019, to consider a
request by Wade and Lauren McCauley for a variance from the front yard setbacks for the
property located at 1211 Hastings Court, zoned Planned Unit Development Residential
(PUD-R). Tax map number 537-02-01-006.
Board members in attendance included Matt Crawford, Keith Sutton, Michael Smith, and John
Antrim. (Collum, Reeves, and Sturgis 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 1211 Hastings Court.
2. The property owner is Lauren W. McCauley.
3. This property is zoned PUD-R (Planned Unit Development Residential).
4. The request was for a variance from the front yard setback required by the Royal Oaks
PUD.
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.

•

March 29: Public Hearing notification postcards sent to property owners and tenants
within 300 feet of the subject property.

•

March 29: Public Hearing notification signs posted on subject property.

•

March 30: Zoning Board of Appeals public hearing advertisement published in The
Herald.

•

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

During the public hearing, the following comments were heard by the Board:
Staff member Shana Marshburn presented the staff report. She noted that as a new site
plan with more accurate measurements had been submitted after the staff report had been
sent to the Board, the variance requested would be three feet as opposed to five feet.
Mr. Sutton asked whether staff received a copy of the approval from the Royal Oaks HOA.
Ms. Marshburn stated the City did not require a copy of the approval to be submitted, so
staff did not get a copy.
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Mr. Sutton asked whether the porch along the front would cover the existing sidewalk. Ms.
Marshburn stated that it would, and that the owners would have to reconfigure the sidewalk
location.
Mr. Crawford asked whether the reason for the setback requirement was uniformity. Ms.
Marshburn agreed that this was one reason, and it is also to keep buildings from being set
too close to one another.
Mr. Crawford asked what this neighborhood would be zoned if it were not a PUD. Ms.
Marshburn stated that it probably would be zoned the same as the adjacent Single Family 3
(SF-3) zoning.
Mr. Crawford asked about the setback requirements in SF-3. Ms. Marshburn stated that they
were 20 feet, adding that the City did not have any residential zoning districts with a 25-foot
setback.
Mrs. Lauren McCauley, 1211 Hastings Court, applicant, agreed that she could build just a
handicap ramp but stated the reasoning for the porch configuration was in order to place the
handicap ramp closer to the driveway for access to vehicles.
Mr. Crawford asked whether the porch would be covered. Mrs. McCauley stated that it would
be, and provided a rendering. She added that the front porch would allow her to get her
mother closer to the vehicle in the driveway by placing the handicap ramp in that location.
Mr. Crawford asked how she would be deprived if the Zoning Ordinance was strictly
enforced, since she would still be able to construct a handicap ramp. Ms. Amanda
Cummings, Outdoor Living Brands, project designer, 2225 Coronation Boulevard, Charlotte,
stated the builder had placed the structure in a location that would not accommodate an
addition, therefore creating a situation depriving the owner of the ability to construct a front
porch.
Mrs. McCauley added that while they could build a three-foot-wide or five-foot-wide porch
without the variance, this was not enough room to accommodate assisting a handicapped
person, and just having a handicap ramp would not allow for the addition of a cover as a
porch would.
Mr. Sutton noted several factors that created this situation, including the builder not following
the rules stipulated for that development with the 25-foot setback and the existing drop-off in
the backyard.
There being no further questions or comments from the floor, Mr. Crawford closed the floor
for Board discussion. Discussion centered on the existing drop-off of the backyard as well as
the fact the residence did not have a basement to accommodate a handicap entrance, the
lack on the part of the builder to construct within its own required 25-foot setback, and the
unreasonable restriction in that only the front entrance could be used for handicap access.
Mr. Sutton made a motion to approve the three-foot variance as presented by staff. Mr.
Antrim seconded, and the motion carried by a vote of 3-1, with Mr. Crawford voting against.
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(Cullum, Reeves, and Sturgis absent).
Mr. Sutton presented the findings, specifically noting that the lot was situated in an odd
location within a cul-de-sac; the builder did not adhere to their own rules regarding setbacks;
the majority of the houses in the neighborhood are situated in a straight line; the rear was
unsuitable for a handicap entrance; and the porch would be an enhancement to the
neighborhood.
THE BOARD, THEREFORE, ORDERS:
That the request by Wade and Lauren McCauley for a variance from the front yard setbacks
for the property located at 1211 Hastings Court, zoned Planned Unit Development
Residential (PUD-R) 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-2019-12
The Zoning Board of Appeals held a public hearing on Tuesday, April 16, 2019 to consider a
request by Mohamed Bah for a Special Exception to establish an automobile sales use
located at 1107 E Black Street, zoned General Commercial (GC). Tax map number 626-09-01104, -105, -106.
Board members in attendance included Matt Crawford, Keith Sutton, Michael Smith and John
Antrim. (Rodney Cullum, Stacy Reeves, Randy Sturgis 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 1107 E. Black St.
2. The property owner is Appletree / B.G. Simpson, Sr., Family LPTD.
3. This property is zoned General Commercial (GC)
4. The request was for a Special exception to establish an automobile sales use in the
General Commercial (GC) 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:
•

March 29: Public Hearing notification postcards sent to property owners and tenants
within 300 feet of the subject property.

•

March 29: Public Hearing notification signs posted on subject property.

•

March 30: Zoning Board of Appeals public hearing advertisement published in The
Herald.

•

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

6. Staff did not hear from any adjacent property owners.
7. During the public hearing, the following comments were heard by the Board:
Staff member Dennis Fields presented the staff report.
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Mr. Sutton asked why staff would request a condition of no on-street parking. Mr. Fields
stated there were some issues further down East Black Street with on-street parking, and
Ms. Kearse added that East Black Street and Workman areas currently allow on-street
parking.
Mr. Smith asked for confirmation that most of the auto sales would be by internet. Mr. Fields
stated this was correct, that there may be some cars brought in for stock as well as those
being delivered to new owners.
Mr. Smith asked whether the City had an issue with this type of sales use. Mr. Fields stated
they did not.
Mr. Mohamed Bah, 2326 Mirage Place, Fort Mill, applicant, stated he already had a
wholesale operation on Albright Road and was looking to expand to this site for retail sales.
Mr. Antrim asked what types of trucks would be sold. Mr. Bah stated only personal trucks
and SUVs would be sold, not commercial or panel trucks.
Mr. Smith asked whether car haulers would be delivering to the site. Mr. Bah stated he
mainly purchased at auto auctions in North and South Carolina and had a staff of drivers to
bring the cars to his location. He noted that on occasions when cars were purchased outside
of that area, he may be using a hauler, but not often.
Mr. Crawford asked whether the applicant had any concerns about limiting the number of
spaces a condition of approval. Mr. Bah stated that he did not.
Mr. Chad Simpson, 1324 East Black Street, property owner, stated that the current tenant,
Mr. Robert Karnilowicz, was looking to sublease part of the property to Mr. Bah, which was
similar to an agreement the two men had had previously when Mr. Karnilowicz was in
another location. He stated that Mr. Karnilowicz was a good tenant and businessman and
would be proactive in following regulations.
There were no further questions or comments. Mr. Crawford closed the floor for Board
discussion.
Mr. Smith made a motion to approve the special exception for an automobile sales use as
presented by staff. Mr. Crawford seconded. Mr. Antrim asked about the condition of limiting
the number of cars to 11 on the site. Mr. Smith presented the motion to replace the motion
to include the limit of 11 cars on the property. Mr. Crawford seconded, and called for a vote.
The vote to replace the motion carried unanimously by a vote of 4-0 (Cullum, Reeves, and
Sturgis absent).
Mr. Crawford called for a vote on the replacement motion to approve the special exception
for an automobile sales with the condition that only 11 cars be allowed on site. The motion
carried unanimously by a vote of 4-0 (Cullum, Reeves, and Sturgis absent).
Mr. Smith presented the findings, specifically noting that the applicant agreed to comply with
the use specific standards, there would be no display pad or public address system, the
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applicant had agreed with the condition on the number of spaces, the use was compatible
with surrounding uses, a site plan had been submitted, the roads were adequate to serve
the site, and there would be no injury to the land.

THE BOARD, THEREFORE, ORDERS:
That the request by a request by Mohamed Bah for a Special Exception to establish an
automobile sales use located at 1107 E Black Street, zoned General Commercial (GC), 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-2019-13
Requests:

Special exceptions for the following uses in the General Commercial
(GC) zoning district:
• commercial truck or equipment rental or sales use
• recreational vehicle rental and sales use
• boat sales use

Addresses:

515, 515-Suite 101, and 517 S. Anderson Road
521 S. Anderson Rd.

Applicant:

John Worden III

York Tech

Tech Park

Single
Family
Homes

Visitor
Accommodations

Case No. Z-2019-13
Staff Report to Zoning Board of Appeals
Meeting Date: June 18, 2019

Location:

515, 515-Suite 101, and 517 S. Anderson Rd.
521 S. Anderson Road

Requests:

Special exceptions to establish the following uses
in the General Commercial (GC) zoning district:


commercial truck or equipment rental or sales
use




recreational vehicle rental and sales use
boat sales use

Tax Map Number:

628-05-01-006 and -007

Zoning District:

General Commercial (GC)

Property Owner/Applicant:

John H. Worden, III
2017 Gregg Rd.
Rock Hill, S.C. 29730

Background
John Worden owns property on two parcels on South Anderson Road with uses that
currently may be summarized in this chart:
Parcel number

Address

Business

Sound on Wheels
515 S. Anderson Rd.

Use Type(s)
Automobile repair

Does use have zoning
approval?
Yes

Commercial truck or
equipment rental or sales

Yes—special exception
obtained in 2018

CJC Custom
Cycles

Automobile sales

Yes

Automobile repair

Yes

515 S. Anderson Rd.,
Ste. 101

Car Girl Auto

Automobile sales

Yes

517 S. Anderson Rd.

City Collision

Automobile painting and
body shop

Yes

628-05-01-007

Automobile sales
628-05-01-006

521 S. Anderson Rd.

Champion Sales
and Service

Automobile repair
Commercial vehicles and
equipment truck sales

Yes
Yes
No—requires special
exception GC that has
not been obtained

Staff Report to Zoning Board of Appeals
Z-2019-13
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Mr. Worden is the owner of Champion Sales and Service, as well as other businesses
that are located elsewhere in York County. Eventually, he would like to consolidate all
of the offices of his different businesses onto these two parcels, but this would be
sometime in the future.
At this time, Mr. Worden is applying for special exceptions from the Zoning Board of
Appeals to do the following in the General Commercial (GC) zoning district:
1. Add the commercial truck or equipment rental or sales use onto 521 S.
Anderson Rd. (Mr. Worden is already operating this use on this parcel; he did
not realize that a special exception was needed first. That use has already
received a special exception on the other parcel.)
2. Add a recreational vehicle rental and sales use to both parcels. (Mr. Worden
does not currently conduct this activity, but may like to do so in the future.)
3. Add a boat sales use to both parcels. (Mr. Worden does not currently conduct
this activity, but may like to do so in the future.)

C

S C

C

S S

C

IH
IG
IB

S C

MUC

CI

Definition of
proposed uses

Boat sales
Recreational vehicle rental
and sales
Commercial Truck or
Equipment Rental or Sales

BUSINESS

CC
GC
LC
OI
NC
NO

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

USE

DTWN

Primary use table
excerpt

S C C

Boat sales: Uses that offer boats and other marine vessels for sale
tor long-term lease to the general public.
Recreational vehicle/travel trailer rental and sales: Uses that
offer recreational vehicles (RVs), travel trailers, and other similar
products for sale, lease, or rental.
Commercial truck or equipment rental or sales: Uses that offer
commercial trucks, such as tractor trailers or large utility, delivery,
or moving trucks; farm equipment such as tractors; construction
equipment; or utility or other trailers for sale, lease, or rental.

Site Description
The properties are located on the east side of Anderson Road, just south of Montana
Drive. The property to the north is part of the York Technical College campus, the
property to the south consists of visitor accommodations, the property to the east is
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single-family residential and the property across Anderson Road to the west is the
Tech Park industrial park.
General Commercial (GC) Zoning District Description of Intent
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 that
the GC district be phased out over time by not allowing new rezonings to the 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.
1. Complies with Use-Specific Standards: The proposed use complies with all
use-specific standards. In this case, the applicable use-specific standards are
shown below in italics, followed by staff’s assessment of each standard in nonitalicized font.
A. For Commercial Truck or Equipment Rental or Sales Use and for
Recreational Vehicle Rental or Sales Use
The following use-specific standards apply to these two use types.
However, with respect to the parking standard below, the parking spaces
must be sized according to the parking standards of Chapter 8:
Development Standards instead of those listed below, which are for regular
automobile sales uses.
i.

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 will be used

ii.

Public Address Systems: Automobile sales uses cannot have an
outdoor speaker or public address system that is audible off-site.
None are proposed.

iii.

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.
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No other materials would be sold in these areas of the site.
iv.

Test Drives: Automobile sales uses cannot test drive vehicles on
residential streets.
The business would not test drive vehicles on residential streets.

v.

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.



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 applicant plenty of parking to accommodate the use. Staff will
work with the applicant to put together a striping plan that meets the
needs of all the uses.

vi.

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 Anderson Road.
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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.
These properties are located on Anderson Road, which is an
automobile-dominated part of the City and is not designated as a
key redevelopment area at this time. Various other automobile
uses exist in the area, including automobile sales and retail 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.
The applicant has submitted a site plan showing where each
business would be parked on the site. The applicant will work
with staff on a striping plan that is appropriate for each sales use.

B. For Boat Sales
The above use-specific standards also apply to boat sales, except for the
one regarding test drives. Additionally, the following standard applies to
boat sales uses:
i.

Displays within Setbacks and Land-Use Buffers: Boat sales uses
cannot locate boat and marine equipment displays within a required
setback or land-use buffer.
The site plan shows the boat sales use outside of the required
setbacks and land-use buffer areas.

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. The property is not located in
a key redevelopment area, and is located along Anderson Road, which is an
automobile-dominated part of the City and is envisioned to have stand-alone
commercial uses. Various other automobile sales lots exist in the area.
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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 use is not expected to create any adverse impacts as listed above. The
site plan shows the parking area and site layout as meeting the City’s design
requirements for spacing. Additionally, the applicant will be installing
landscaping across the front of the property.
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.
The addition of the proposed use types to these parcels is not expected to have
any environmental impacts, but if any are identified during the site plan review
process, they would be addressed according to all local, state, and federal
laws.
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 project is located along
Anderson 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. Many other
automobile uses are located in the area, and the use is compatible with other
surrounding uses.
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 was submitted and is attached to this staff report.
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 Involvement
The following public notification actions have been taken:


May 31: Public Hearing notification postcards sent to property owners within
300 feet of the subject property.



June 3: Public Hearing notification signs posted on subject property.



June 1: Zoning Board of Appeals public hearing advertisement published in
The Herald.

Public Feedback
Staff has not received any public feedback to date.

Attachments




Application
Site plan
Zoning map

Staff Recommendation
The proposed location is appropriate for all three proposed uses. It is located along a
major thoroughfare that is envisioned by the Comprehensive Plan to have stand-alone
commercial uses, and it is located near other similar vehicle sales and repair uses
along that corridor. 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
parking lot would be required to comply with the design standards for these uses prior
to its approval. For these reasons, staff recommends approval of all three special
exception requests.

Staff Contact:
Melody Kearse
Zoning Coordinator
803.329.7088
melody.kearse@cityofrockhill.com

From:
To:
Subject:
Date:

Denise Blancke
Kearse, Melody
Re: Special Exception Application
Friday, May 24, 2019 9:45:34 AM

1. Yes please add the boat and RV sales to the application
2. ok
3. A Automobile Sales
1. understood
2. No public address system will be used
3. NO we will not have other materials for sale
4. understood that test drive vehicles can be driven on residential streets
5. Yes we will abide by the off-street parking standards
7. Yes
B. we will have parking standards up to par
C. Yes

Thanks,
Denise M. Blancke
Champion Services, Inc
521 S Anderson Rd
Rock Hill, SC 29730
Ph: 803-329-7898
Fax:803-366-8150
denise.championservices@gmail.com

On Thu, May 23, 2019 at 8:50 AM Kearse, Melody <Melody.Kearse@cityofrockhill.com>
wrote:
Hey Denise,

After our meeting with John yesterday there were a few items that need to be updated on his
application.

1. He wants to add some uses to this application. I spoke to him about boat and RV sales. If he
gives the ok I think we should add these now so he doesn’t have to come back, and he would have

up to 2 years to start the business on the property under vested rights.

2. We are going to include both 521 and 515 S. Anderson on this application, since his plan is to
incorporate 515 into his business.

3. The first question on the application specifically asks about the use-specific standards. There
are use-specific standards that do have to be met. I have included these as an attachment and
highlighted the ones that apply. You can just send me an email in response to them and I will add
it to the application. Some of these questions with a yes or no answer, i.e. no public address
system will be used.

Please let me know if you have questions.

Melody Kearse

Zoning Coordinator
Planning & Development

City of Rock Hill
P.O. Box 11706
155 Johnston Street (29730)
Rock Hill, South Carolina 29731-1706
o: 803-329-7088
Melody.Kearse@cityofrockhill.com

www.cityofrockhill.com

From: Denise Blancke <denise.championservices@gmail.com>
Sent: Wednesday, May 22, 2019 10:35 AM
To: Kearse, Melody <Melody.Kearse@cityofrockhill.com>
Subject: Special Exception Application

Melody,

Please find attached our special exception application for Commercial Truck &
Equipment Sales. Also how can we pay for the application fee? John would like to
set up a meeting with you, can you let me know a good time for you to meet with
him?
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Z-2019-14
Request:

Modification of an existing special exception for a general manufacturing
use to include a permanent outdoor generator

Address:

724 W. Main Street

Zoning District:

Industry Business (IB)

Applicant:

Steven Kadiev (NEO H2)

VFW

Safelite
Apartments

Case No. Z-2019-14
Staff Report to Zoning Board of Appeals
Meeting Date: June 18, 2019
Request:

Modification of an existing special exception for a general
manufacturing use to include a permanent outdoor generator

Address:

724 W. Main St.

Tax Map No.:

598-10-03-001

Zoning District:

Industry Business (IB)

Owner:

BG Simpson, Sr., Family Limited
1324 E. Black St.
Rock Hill, SC 29730

Applicant:

Steven Kadiev (NEO H2)
3421 Walstan Lane
Charlotte, NC 28211

Background
The applicant, Steven Kadiev, owner of NEO H2, is requesting a modification to an
existing special exception to allow the permanent use of an outdoor generator for a
general manufacturing business at 724 W. Main St., which is zoned Industry Business
(IB).
During its July 17, 2018, meeting, the Zoning Board of Appeals approved a special
exception to allow Mr. Kadiev to operate a general manufacturing use at this location.
The Board also granted permission for the business to use an outdoor generator during
its testing and development phase. This testing and development phase has been
completed, and now the applicant is requesting to keep the generator on the site
permanently.
During the initial special exception request, staff conducted a noise level test at the site
to record the generator’s noise levels. This information is included again as part of this
packet. The noise levels were determined to be quite minimal, and since the business
began operating, staff has not heard any complaints about noise from the generator.
BUSINESS
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Definition of
proposed use

MF-15
MFR

Blank cell = prohibited
S = Special exception
C = Conditional use
P = Permitted use
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•
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RESIDENTIAL
SF-8
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Primary use table
excerpt

S C

C

General Manufacturing: The mechanical transformation of
predominantly previously prepared materials into new
products, including assembly of component parts and the
creation of products. Such uses are wholly confined within an
enclosed building, do not include processing of hazardous
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gases and chemicals, and do not emit noxious noise, smoke,
vapors, fumes, dust, glare, odor, or vibration that are
discernible off the business site.

Site Description
The property is located on West Main Street, north of Constitution Boulevard and south
of Columbia Avenue. The property is surrounded by several industrial, retail, and office
uses on Main Street, multi-family residential across Main Street, and single-family
residential to the north along Columbia Avenue.

Description of Intent for Zoning District
Industry Business (IB): The IB District is established and intended to accommodate a
wide range of employment-generating office, institutional, research and development,
and light manufacturing uses and associated commercial uses that serve the
employment-generating uses. Such uses must take place entirely inside buildings, or
must be developed in a manner compatible with surrounding land uses, so as to
minimize potential nuisances or damage to the environment. In addition, by allowing a
wide range of permitted uses, the IB District is intended to accommodate the
development of “flex space” arrangements, where the developer can establish different
combinations of allowable uses on a site over time, as the market dictates, as long as
all uses and development conform to the standards established by this ordinance.
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) Enclosed building: General manufacturing uses must be wholly confined
within an enclosed building.
The applicant is asking to establish the permanent use of an outdoor
generator. Staff believes that the intent of this use-specific standard is met,
given the generator is similar to other outdoor mechanical equipment, such
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as an HVAC system, and that the applicant has taken several steps to
attenuate noise from the generator. All other operations of the manufacturing
use take place within the building.
b) Impacts: General manufacturing uses cannot include processing of
hazardous gases and chemicals, and cannot emit noxious noise, smoke,
vapors, fumes, dust, glare, odor, or vibration that are discernible off the
business site.
The primary possible impact from the proposed use is noise from the outdoor
generator. During the previous ZBA case, staff conducted testing of the
outdoor generator in four locations surrounding the property where noise
would have the most impact. Below is a summary of those findings:
•

Directly at VFW property line, approximately 30 feet from the
generator, behind a solid fence: Staff could physically hear generator;
it sounded like a car idling. The sound level increased approximately
5-10 decibels at this location.

•

Behind VFW at its outdoor seating area, approximately 200 feet
from the generator. Staff could not physically hear the generator
running at this location. The sound level increase was within the
margin of error for the test.

•

Single-family residential lot line, approximately 180 feet from the
generator. Staff could not physically hear the generator running at this
location. The sound level increase was within the margin of error for
the test.

•

Rear corner of adjacent building to the south, approximately 150
feet from the generator. Staff could not physically hear the generator
running at this location. The sound level increase was within the
margin of error for the test.

The generator is located within its own enclosure to limit sound. It has been
equipped with sound attenuation devices that direct noise upward, and
mufflers have been installed to further limit the remaining noise. In addition,
the applicant installed solid fencing along the north side of the generator
location between the unit and the single-family homes.
Staff believes that noise impacts from the outdoor generator are minimal
given the noise attenuation measures that the applicant has taken, and
therefore would view this use-specific standard as being met.
2. Compatibility
The proposed special exception is appropriate for its location and compatible
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with the character of surrounding lands and the uses permitted in the zone
district(s) of surrounding lands.
The proposed use is in an appropriate location within an industrial area. Given
the efforts at noise attenuation that the applicant has demonstrated, staff
believes that this use is compatible with the surrounding location. Staff has not
heard any complaints about the use from the public.
3. Design Minimizes Adverse Impact
The design of the proposed special exception minimizes adverse effects,
including visual impacts of the proposed use on adjacent lands; furthermore, the
proposed special exception 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 applicant has taken several steps to attenuate the sound from the generator
that have successfully minimized potential adverse impacts to adjacent
properties. Staff has not received any complaints from the surrounding
properties.
4. Design Minimizes Environmental Impact
The proposed special exception minimizes environmental impacts and does not
cause significant deterioration of water and air resources, wildlife habitat, scenic
resources, and other natural resources.
The site is fully developed with no changes anticipated.
5. Roads
There is adequate road capacity available to serve the proposed special
exception, and the proposed special exception 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 project is located along
Main Street, which would support the traffic from this type of use without any
additional upgrades.
6. Not Injure Neighboring Land or Property Values
The proposed special exception will not substantially and permanently injure the
use of neighboring land for those uses that are permitted in the zone district, or
reduce property values.
Given the very minimal noise levels, and since the applicant has taken several
measures to attenuate its noise, staff does not view this use as injuring
neighboring land or property values.
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7. Site Plan
A site plan has been prepared that demonstrates how the proposed special
exception use complies with the other standards of this subsection.
No site changes are requested, as the generator is already in this location.
8. Complies with All Other Relevant Laws and Ordinances
The proposed special exception 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:
•

May 31: Sent public hearing notification postcards to property owners within 300
feet of the subject property.

•

June 3: Posted public hearing signs on subject property.

•

June 1: 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, specifically noting the
following:
•

The applicant has attenuated the noise from the generator to protect nearby
properties, and staff has not heard any complaints about it since the business
began operating at this location.

•

The property is located within an industrial district and is located directly between
other light industrial, commercial, and retail uses.

Attachments
•

Application and supporting materials

•

Noise Map and Memo

•

Zoning Map

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

Scanned with CamScanner

Scanned with CamScanner

Scanned with CamScanner

TO:

Dennis Fields/Planner II; Melody Kearse/Zoning Coordinator

FROM:

Mike Nugent/Building Official

RE:

724 West Main St. Sound Level Tests

DATE:

July 3, 2018

On June 29th, 2018, Planning and Development Staff visited this location to
monitor sound levels for noise created by a temporary generator that was situated on the
property for the purpose of demonstrating the noise impacts of the equipment that is
proposed to be associated with their research on the abutting properties:
The levels were taken between 1:30 and 2:00 pm. The weather was clear with a
mild breeze. Air and automobile traffic was apparently normal.
Please review the attached GIS screenshot: that shows the locations of the
below listed areas.
Without Generator
With Generator (75% Load) Presented as
Maximum Use
Area 1
Ambient 44 dB spiking to 54 53 dB to 55 dB
dB (aircraft fly by)
Area 2
Ambient 43 dB spiking to 45 dB 47 dB to 49 dB
Area 3
Ambient 46 dB spiking to 49 dB 50 dB to 53 dB
Area 4
Ambient 47 dB spiking to 51 dB 52 dB to 54 dB
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