AGENDA
Rock Hill Zoning Board of Appeals
November 19, 2019
1. Call to Order
2. Approval of Minutes from the October 15, 2019, meeting.
3. Approval of Orders from the October 15, 2019, meeting.
4. Appeal Z-2019-25: Request by Robert Whitaker for special exceptions for
automobile sales use and automobile repair use, and a variance from the rear
bufferyard standards at 1207 Saluda Street. The property is zoned Mixed Use
Corridor (MUC). Tax map number 625-13-02-001.
5. Appeal Z-2019-26: Request by David Sligh for a variance to the maximum height for
a fence, in the rear yard, at 2500 & 2503 Barrington Court. The property is zoned
Planned Unit Development – Residential (PUD-R) in the Royal Oaks subdivision.
Tax map number 537-02-01-020 and -021.
6. Appeal Z-2019-27: Request by Mike Pizzelle of Staylock Storage for a special
exception to expand a self-storage use onto a portion of 1381 Albright Road. The
property is zoned Limited Commercial (LC). Tax map number 623-04-04-001.
7. Other Business
a. Continuing Education Opportunities
b. Calendar for 2020
c. Schedule a Rosenburg’s Rules/Findings session for 2020
8. Adjourn.

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

Ph. (803) 329-5590 Fax (803) 329-7228

Zoning Board of Appeals Agenda Items

ook

Hw
y

Mt Gallant

21

Sutton

City of Rock Hill, SC
November 19, 2019
Zoning Board of Appeals

India H

Old Yo
rk

Celanese

Heckle

York

I-77

rry
he
C

Ma
in

5

Ande

rson

Dave Lyle

ll s
ne

c
He

Alb

kle

n
Co
Mc

rig

ht

6

so n

Og

n
de

er
And

I-77

4

o ll
.H
Mt

Legend

y

l ud
Sa

¯

City Limits

a

River

#
Map Not Drawn To Scale

Agenda
Item
DR 5/11/15

Zoning Board of Appeals
City of Rock Hill, South Carolina

October 15, 2019

A public hearing of the Zoning Board of Appeals was held on Tuesday, October 15, 2019, at
6 p.m. in Council Chambers at City Hall, 155 Johnston Street, Rock Hill, South Carolina.
MEMBERS PRESENT:

Matt Crawford, Keith Sutton, Stacy Reeves, Michael Smith,
John Antrim, Rodney Cullum

MEMBERS ABSENT:

Randy Sturgis

STAFF PRESENT:

Melody Kearse, Shana Marshburn, Leah Youngblood

Legal notice of the public hearing was published in The Herald, Saturday, September 28, 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 September 27, 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.
3.

Approval of Orders from September 27, 2019, meeting.

Mr. Sutton made a motion to approve the orders as distributed. Mr. Smith seconded the motion,
and the minutes were approved unanimously by a vote of 6-0.
4. Appeal Z-2019-23: Request by Wayne Price for a special exception for an automobile
sales use at 1214, 1218, and 1220 Cherry Road, which is zoned General Commercial (GC).
Tax map numbers 631-14-07-001, -002, & -003.
Staff member Melody Kearse presented the staff report.
Mr. Sutton questioned whether the City’s Zoning Ordinance required that the curb cut onto
MacArthur Street be removed. Ms. Kearse stated that the standard driveway access is 22 to 24
feet and that the closing of the curb cut along the reduction of the curb cut onto to Cherry Road
to 28 feet would leave more room for display vehicles. She further explained that this would cut
down on the amount of code enforcement violations as cars would be less likely to block the
access. She added that the closing of the MacArthur Street curb cut would also prevent vehicles
from trying to turn into an access that has display vehicles parked in front of it.
Mr. Sutton asked whether the site would be required to have a second exit. Ms. Kearse stated
that it did not, and that there would still be full circulation throughout the site as there is a twoway access when entering the site in addition to being able to circulate around the building.
Mr. Sutton pointed out that the site would be losing the 10-foot buffer against Cherry Road. Ms.
Kearse stated that there would be 10-feet but that it would not push the use back so far that the
site would lose circulation, and that there would still be one-way access all the way around. Ms.
Kearse pointed out an area of one-way access and clarified that it could not be used for
vehicles.
Mr. Crawford asked whether the asphalt went all the way back to the sidewalk in the area near
1|Pa g e

the 10-foot landscape area. Ms. Kearse stated that she believed there to be a small strip of
grass. Mr. Crawford asked whether the asphalt would be removed in order to accommodate the
10-foot landscape strip. Ms. Kearse replied that it would and added that a 10-foot landscape
strip was a standard requirement around the perimeter of a parking lot.
Mr. Cullum asked whether the proposal was in-line with the City’s Comprehensive Plan, more
specifically for the Cherry Road area.
Ms. Kearse pointed out that this particular area of Cherry Rd. is more automobile oriented and
that the pedestrian oriented area is more toward the Winthrop University area at which staff
would most likely not support an automobile sales use in that area. She added that the site is
very limited to being adaptable to other uses because of the difficulty to redevelop and that an
automobile use is most likely the best use for the property.
Dennis Wayne Price, 828 Creek Bluff Court, approached the Board. Mr. Price asked whether
the required 10-foot planting strip could be reduced to 6 or 7 feet if he could make it look just as
nice as a 10-foot strip. He went to briefly explain his background and his additional plans for the
building.
Mr. Crawford asked whether staff would be willing to allow for Mr. Price’s request. Ms. Kearse
stated that staff was fine with the request. Mr. Crawford explained that should the request be
approved, a condition of the approval would be to work with staff’s landscape architect to
achieve the proper planting strip.
Mr. Price added that he has a landscape architect that works with him daily for various projects
and that he would make the site look nice.
With there being no questions for the applicant and no one signed up to speak, the Board
closed the floor for discussion.
Mr. Smith stated that he believed the request to be straightforward.
Mr. Antrim stated that usually he would be concerned about there only being one way in and out,
but that he didn’t believe it to be a problem being that the use is not a high traffic generator.
Mr. Price approached the Board and added that the property had been a car wash for 37 years
and that the gentleman that washed cars for him passed away three years ago. He went to
explain that the car wash did a tremendous amount of business there, especially in the early
1980s, and though he would rather have the second access, he is agreeable that the site would
look much better with landscaping in that area instead.
Mr. Sutton made a motion to approve the request with the condition that the applicant work with
City staff designers to accommodate a 6- to 7-foot landscape buffer. Ms. Reeves seconded the
motion, and the motion carried unanimously by a vote of 6-0.
Mr. Sutton presented the findings, specifically noting that the use complied with the use-specific
standards; the use has historically existed on the property; the site plan shows proposed
improvements to the site that would bring it more into compliance with the current development
standards; and the use is not expected to have negative impacts on surrounding lands, and staff
has not heard from anyone with concerns about it.
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5. Appeal Z-2019-24: Request by Ray Olang of Rafa, LLC for a special exception to
expand an existing automobile sales use at 1933 Cherry Road onto a portion of 1015
Williams Street, which is zoned General Commercial (GC). Tax map number 634-06-06-014
& -015.
Staff member Melody Kearse presented the staff report.
Mr. Smith asked whether anything was going to be done with the house property. Ms. Kearse
stated that there were no known plans for the house property.
Mr. Smith inquired as to the code enforcement issues. Ms. Kearse briefly went over the code
enforcement issues such as the applicant not following the original parking plan and the
disorganized parking of vehicles, in addition to property maintenance issues. Mr. Smith stated
that he noticed the cars parked in the right-of-way in the pictures shown in the presentation and
asked whether the parking of vehicles in this fashion was permissible. Ms. Kearse stated that it
was not permissible. Mr. Smith asked whether the parking situation would be rectified. Ms.
Kearse stated that it would, and that the cars would be required to be in a parking space or in
the area of expansion, if granted by the Board. Mr. Smith asked whether the parking of the
vehicles was the action that got the City’s attention. Ms. Kearse stated that it was.
Mr. Antrim asked whether there were concerns regarding the setbacks for the home once the
property line is adjusted. Ms. Kearse stated that there was a shortage of about four inches, but
that staff could approve an administrative adjustment that small without bringing a variance
request before the Board.
Mr. Cullum mentioned concerns with the conditions such as adding the chip seal, noting that this
would require the cars to be displaced. Ms. Kearse stated that she would let the applicant
address the Board regarding this issue. She added that staff does have concerns, and that if
the applicant failed to meet the conditions, staff would continue to take him through the code
enforcement process. She added that the applicant has a nearby car lot now that has helped to
alleviate the number of cars parked on this site.
Mr. Smith asked whether the Williams Street property was currently out of compliance, and
about the implications of that should the request not be approved. Ms. Kearse stated that staff
would work with the applicant to get the issues corrected in a timely fashion and if that were to
fail, the applicant would be taken to court.
Ray Olang, 1933 Cherry Road, approached the Board and introduced himself by briefly going
over his background. Mr. Olang began by stating that having the extra space on the Williams
Street property would alleviate many issues, as well that having the rear section of the property
dedicated for employees parking. He added that providing signage might prevent customers
from parking on Williams Street, and that having a nearby lot has helped reduce the congestion
on the property, but that having an extra area on the subject lot would be even better. Mr. Smith
suggested that the applicant move the cars off Williams Street in an effort to show good faith.
Sam Doust, 1933 Cherry Road, approached the Board. Mr. Doust began by stating that cars
had always been parked in the areas shown in the photos along with other things that were cited
as code violations, even before began using the property. He added that since being at the
location, the business had grown. He explained that the fence shown in the pictures had
already been removed. Mr. Smith interjected, stating that if the applicant had done due
diligence on the property and inquired about the existing conditions he had observed, some of
the issues code violations may have been avoided.
Mr. Doust pointed out that when the customer parking area is full, it forces customers and
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employees to park in unintended areas on the site. He went on to explain that his employees
work from 8 a.m. to 5 pm.
Mr. Cullum asked whether the front entrance on Cherry Road is used. Mr. Doust stated that a
fence used to be in the area, but that it had been recently removed as requested by the City
code enforcement officer.
Mr. Doust explained the current improvements being made and his continuing effort to make
future improvements. Mr. Cullum stated that though the business’ growth is a good thing, there
needed to be a plan to handle parking.
Mr. Crawford asked the applicant if he would have any problem abiding by the conditions listed
in the staff report should the request be granted. Mr. Doust stated that more than 80% of the
conditions had already been satisfied but that he needed to complete the painting of the canopy
and the chip sealing of the parking lot. He added that these items had not been completed due
to the recent rain events. Mr. Reeves asked whether the landscaping had been completed.
Mr. Olang asked whether the rear portion could begin to be used if the requested is granted.
Ms. Kearse stated that it could and added that staff would work with Mr. Doust concerning the
temporary relocation the vehicles while completing the chip sealing of the lot. She concluded
with stating that staff tries to be as reasonable as possible when working through these types of
situations. Mr. Olang added that there are conditions in place to ensure that everything is
completed.
With there being no questions for the applicant and no one signed up to speak, the Board
closed the floor for discussion.
The discussion centered around the timeliness of the improvements being made. Mr. Smith
added that the applicant would be out of money he already had spent making improvements if
the request were not granted.
Mr. Cullum made a motion to approve the request subject to staff’s conditions being met in a
timely fashion. Mr. Crawford seconded the motion and the motion carried unanimously 6-0.
Mr. Cullum presented the findings, specifically noting that the use-specific standards are being
met, and the applicant has agreed to conditions recommended by staff in order to minimize the
impacts of the proposed expansion area and to address the code enforcement issues on the
primary site, specifically:
•

Adding evergreen landscaping to the rear of the proposed expansion area as shown on the
provided aerial.

•

Removing the nonconforming sections of fencing and replacing them with either vinyl fencing
like that along rear edge of proposed expansion or with bollards/posts to delineate property
line. The bollards/posts would match those along east side of property, and no cars are
allowed to be parked beyond them, i.e. in right-of-way.

•

Painting the former gas station canopy and building used by the automobile sales use a light
gray.

•

Resurfacing gravel areas with chip seal and re-striping all parking on the main Cherry Road
site.

Provided that those changes are made to the property so that the use does not continue to have
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code enforcement issues, the granting of the special exception is based on the above analysis,
especially the following:
•

The expanded area for the business to use would help it alleviate parking and circulation
issues on the site that are current code enforcement issues.

•

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

6. Other Business
a. Continuing Education Opportunities
Ms. Kearse reminded Ms. Reeves that she was still in need of continuing education credits
for the year.
b. Calendar for 2020
Mr. Crawford stated that he would rather not meet on March 17, 2020, as this is the St.
Patrick’s Day holiday. Ms. Youngblood stated that it would be fine if the meeting were held
on the rain date instead. Mr. Crawford asked whether the decision should be made now or
at the next meeting. It was agreed that the Board would continue to review the proposed
calendar, as it was not required to be voted on until the November meeting.
c. Schedule a Rosenburg’s Rules/Findings session for 2020.
Ms. Kearse stated that the session would be especially beneficial for the Board member
who would replace John Antrim upon his departure. Mr. Sutton asked whether the Board
could be periodically updated as to cases that had gone to court, or be provided with
suggestions for how the Board could improve in its overall decision making. Ms. Reeves
asked whether any cases had gone to court. Ms. Youngblood stated that there had not
been any, although there was a case on Anderson Road that came very close.
7. Adjourn.
There being no other business, Mr. Smith made a motion to adjourn. Mr. Sutton seconded and
the meeting adjourned at 7:02 p.m.
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Zoning Board of Appeals Order
Z-2019-23
The Zoning Board of Appeals held a public hearing on Tuesday, September 17, 2019, to
consider a request by Wayne Price for a special exception for an automobile sales use at
1214, 1218 & 1220 Cherry Road, which is zoned General Commercial (GC). Tax map
numbers 631-14-07-001, -002 & -003.
Board members in attendance included Matt Crawford, Keith Sutton, Stacy Reeves, Michael
Smith, John Antrim, and Rodney Cullum. Randy Sturgis was 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 1214, 1218 & 1220 Cherry Road.
2. The property owner is Wayne Price.
3. This property is zoned General Commercial (GC).
4. The request was for special exception for an automobile sales 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:

6.

•

September 27: Public Hearing notification postcards sent to property owners and
tenants within 300 feet of the subject property.

•

September 27: Public Hearing notification signs posted on subject property.

•

September 28: 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 Melody Kearse presented the staff report.
Mr. Sutton questioned whether the City’s Zoning Ordinance required that the curb cut onto
MacArthur Street be removed. Ms. Kearse stated that the standard driveway access is 22
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to 24 feet and that the closing of the curb cut along the reduction of the curb cut onto to
Cherry Road to 28 feet would leave more room for display vehicles. She further explained
that this would cut down on the amount of code enforcement violations as cars would be
less likely to block the access. She added that the closing of the MacArthur Street curb cut
would also prevent vehicles from trying to turn into an access that has display vehicles
parked in front of it.
Mr. Sutton asked whether the site would be required to have a second exit. Ms. Kearse
stated that it did not, and that there would still be full circulation throughout the site as
there is a two- way access when entering the site in addition to being able to circulate
around the building.
Mr. Sutton pointed out that the site would be losing the 10-foot buffer against Cherry
Road. Ms. Kearse stated that there would be 10-feet but that it would not push the use
back so far that the site would lose circulation, and that there would still be one-way
access all the way around. Ms. Kearse pointed out an area of one-way access and
clarified that it could not be used for vehicles.
Mr. Crawford asked whether the asphalt went all the way back to the sidewalk in the area
near the 10-foot landscape area. Ms. Kearse stated that she believed there to be a small
strip of grass. Mr. Crawford asked whether the asphalt would be removed in order to
accommodate the 10-foot landscape strip. Ms. Kearse replied that it would and added
that a 10-foot landscape strip was a standard requirement around the perimeter of a
parking lot.
Mr. Cullum asked whether the proposal was in-line with the City’s Comprehensive Plan,
more specifically for the Cherry Road area.
Ms. Kearse pointed out that this particular area of Cherry Rd. is more automobile oriented
and that the pedestrian oriented area is more toward the Winthrop University area at
which staff would most likely not support an automobile sales use in that area. She added
that the site is very limited to being adaptable to other uses because of the difficulty to
redevelop and that an automobile use is most likely the best use for the property.
Dennis Wayne Price, 828 Creek Bluff Court, approached the Board. Mr. Price asked
whether the required 10-foot planting strip could be reduced to 6 or 7 feet if he could make
it look just as nice as a 10-foot strip. He went to briefly explain his background and his
additional plans for the building.
Mr. Crawford asked whether staff would be willing to allow for Mr. Price’s request. Ms.
Kearse stated that staff was fine with the request. Mr. Crawford explained that should the
request be approved, a condition of the approval would be to work with staff’s landscape
architect to achieve the proper planting strip.
Mr. Price added that he has a landscape architect that works with him daily for various
projects and that he would make the site look nice.
With there being no questions for the applicant and no one signed up to speak, the Board
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closed the floor for discussion.
Mr. Smith stated that he believed the request to be straightforward.
Mr. Antrim stated that usually he would be concerned about there only being one way in
and out, but that he didn’t believe it to be a problem being that the use is not a high traffic
generator.
Mr. Price approached the Board and added that the property had been a car wash for 37
years and that the gentleman that washed cars for him passed away three years ago. He
went to explain that the car wash did a tremendous amount of business there, especially
in the early 1980s, and though he would rather have the second access, he is agreeable
that the site would look much better with landscaping in that area instead.
Mr. Sutton made a motion to approve the request with the condition that the applicant
work with City staff designers to accommodate a 6- to 7-foot landscape buffer. Ms.
Reeves seconded the motion, and the motion carried unanimously by a vote of 6-0.
Mr. Sutton presented the findings, specifically noting that the use complied with the usespecific standards; the use has historically existed on the property; the site plan shows
proposed improvements to the site that would bring it more into compliance with the
current development standards; and the use is not expected to have negative impacts on
surrounding lands, and staff has not heard from anyone with concerns about it.
THE BOARD, THEREFORE, ORDERS:
That the request by Wayne Price for a special exception for an automobile sales use at
1214, 1218 & 1220 Cherry Road, which is zoned General Commercial (GC), is APPROVED
with the condition that the applicant work with City staff accommodate a 6- to 7-foot
landscape buffer.
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-2019-24
The Zoning Board of Appeals held a public hearing on Tuesday, September 17, 2019, to
consider a request by Ray Olang of Rafa, LLC for a special exception to expand an existing
automobile sales use at 1933 Cherry Road onto a portion of 1015 Williams Street, which is
zoned General Commercial (GC). Tax map numbers 634-06-06-014, & -015.
Board members in attendance included Matt Crawford, Keith Sutton, Stacy Reeves, Michael
Smith, John Antrim, and Rodney Cullum. Randy Sturgis was 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 1015 Williams Street & 1933 Cherry Road.
2. The property owner is Rafa, LLC.
3. This property is zoned General Commercial (GC).
4. The request was for a special exception for the expansion of an existing automobile
sales 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:
•

September 27: Public Hearing notification postcards sent to property owners and
tenants within 300 feet of the subject property.

•

September 27: Public Hearing notification signs posted on subject property.

•

September 28: Zoning Board of Appeals public hearing advertisement published in
The Herald.
Information about the application was posted on the City’s website.

•
6.

During the public hearing, the following comments were heard by the Board:
Staff member Melody Kearse presented the staff report.
Mr. Smith asked whether anything was going to be done with the house property. Ms.
Kearse stated that there were no known plans for the house property.
Mr. Smith inquired as to the code enforcement issues. Ms. Kearse briefly went over the
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code enforcement issues such as the applicant not following the original parking plan and
the disorganized parking of vehicles, in addition to property maintenance issues. Mr.
Smith stated that he noticed the cars parked in the right-of-way in the pictures shown in
the presentation and asked whether the parking of vehicles in this fashion was
permissible. Ms. Kearse stated that it was not permissible. Mr. Smith asked whether the
parking situation would be rectified. Ms. Kearse stated that it would, and that the cars
would be required to be in a parking space or in the area of expansion, if granted by the
Board. Mr. Smith asked whether the parking of the vehicles was the action that got the
City’s attention. Ms. Kearse stated that it was.
Mr. Antrim asked whether there were concerns regarding the setbacks for the home once
the property line is adjusted. Ms. Kearse stated that there was a shortage of about four
inches, but that staff could approve an administrative adjustment that small without
bringing a variance request before the Board.
Mr. Cullum mentioned concerns with the conditions such as adding the chip seal, noting
that this would require the cars to be displaced. Ms. Kearse stated that she would let the
applicant address the Board regarding this issue. She added that staff does have
concerns, and that if the applicant failed to meet the conditions, staff would continue to
take him through the code enforcement process. She added that the applicant has a
nearby car lot now that has helped to alleviate the number of cars parked on this site.
Mr. Smith asked whether the Williams Street property was currently out of compliance,
and about the implications of that should the request not be approved. Ms. Kearse stated
that staff would work with the applicant to get the issues corrected in a timely fashion and
if that were to fail, the applicant would be taken to court.
Ray Olang, 1933 Cherry Road, approached the Board and introduced himself by briefly
going over his background. Mr. Olang began by stating that having the extra space on the
Williams Street property would alleviate many issues, as well that having the rear section
of the property dedicated for employees parking. He added that providing signage might
prevent customers from parking on Williams Street, and that having a nearby lot has
helped reduce the congestion on the property, but that having an extra area on the subject
lot would be even better. Mr. Smith suggested that the applicant move the cars off
Williams Street in an effort to show good faith.
Sam Doust, 1933 Cherry Road, approached the Board. Mr. Doust began by stating that
cars had always been parked in the areas shown in the photos along with other things that
were cited as code violations, even before began using the property. He added that since
being at the location, the business had grown. He explained that the fence shown in the
pictures had already been removed. Mr. Smith interjected, stating that if the applicant had
done due diligence on the property and inquired about the existing conditions he had
observed, some of the issues code violations may have been avoided.
Mr. Doust pointed out that when the customer parking area is full, it forces customers and
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employees to park in unintended areas on the site. He went on to explain that his
employees work from 8 a.m. to 5 pm.
Mr. Cullum asked whether the front entrance on Cherry Road is used. Mr. Doust stated
that a fence used to be in the area, but that it had been recently removed as requested by
the City code enforcement officer.
Mr. Doust explained the current improvements being made and his continuing effort to
make future improvements. Mr. Cullum stated that though the business’ growth is a good
thing, there needed to be a plan to handle parking.
Mr. Crawford asked the applicant if he would have any problem abiding by the conditions
listed in the staff report should the request be granted. Mr. Doust stated that more than
80% of the conditions had already been satisfied but that he needed to complete the
painting of the canopy and the chip sealing of the parking lot. He added that these items
had not been completed due to the recent rain events. Mr. Reeves asked whether the
landscaping had been completed.
Mr. Olang asked whether the rear portion could begin to be used if the requested is
granted. Ms. Kearse stated that it could and added that staff would work with Mr. Doust
concerning the temporary relocation the vehicles while completing the chip sealing of the
lot. She concluded with stating that staff tries to be as reasonable as possible when
working through these types of situations. Mr. Olang added that there are conditions in
place to ensure that everything is completed.
With there being no questions for the applicant and no one signed up to speak, the Board
closed the floor for discussion.
The discussion centered around the timeliness of the improvements being made. Mr.
Smith added that the applicant would be out of money he already had spent making
improvements if the request were not granted.
Mr. Cullum made a motion to approve the request subject to staff’s conditions being met in
a timely fashion. Mr. Crawford seconded the motion and the motion carried unanimously
6-0.
Mr. Cullum presented the findings, specifically noting that the use-specific standards are
being met, and the applicant has agreed to conditions recommended by staff in order to
minimize the impacts of the proposed expansion area and to address the code
enforcement issues on the primary site, specifically:
• Adding evergreen landscaping to the rear of the proposed expansion area as shown on
the provided aerial.
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• Removing the nonconforming sections of fencing and replacing them with either vinyl
fencing like that along rear edge of proposed expansion or with bollards/posts to
delineate property line. The bollards/posts would match those along east side of
property, and no cars are allowed to be parked beyond them, i.e. in right-of-way.
• Painting the former gas station canopy and building used by the automobile sales use a
light gray.
• Resurfacing gravel areas with chip seal and re-striping all parking on the main Cherry
Road site.
Provided that those changes are made to the property so that the use does not continue to
have code enforcement issues, the granting of the special exception is based on the above
analysis, especially the following:
• The expanded area for the business to use would help it alleviate parking and circulation

issues on the site that are current code enforcement issues.
• The use is not expected to have negative impacts on surrounding lands, and staff has

not heard from anyone with concerns about it.
THE BOARD, THEREFORE, ORDERS:
That the request by by Ray Olang of Rafa, LLC for a special exception to expand an
existing automobile sales use at 1933 Cherry Road onto a portion of 1015 Williams
Street, which is zoned General Commercial (GC) is APPROVED with the conditions that
the applicant complete the following:
•

Adding evergreen landscaping to the rear of the proposed expansion area as shown on the
provided aerial.

•

Removing the nonconforming sections of fencing and replacing them with either vinyl
fencing like that along rear edge of proposed expansion or with bollards/posts to delineate
property line. The bollards/posts would match those along east side of property, and no
cars are allowed to be parked beyond them, i.e. in right-of-way.

•

Painting the former gas station canopy and building used by the automobile sales use a
light gray.

•

Resurfacing gravel areas with chip seal and re-striping all parking on the main Cherry Road
site.
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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:

Appeal No. Z-2019-24
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Z-2019-25
Request:

Special exception to establish automobile sales and
automobile repair uses

Address:

1207 Saluda Street

Zoning District:

Mixed Use Corridor (MUC)

Owner/Applicant:

Robert Whitaker
Big Dipper Imports, LLC
327 Monroe Hwy
Lancaster, SC 29720

Auto
Repair

Laundromat

Auto Sales

Case No. Z-2019-25
Staff Report to Zoning Board of Appeals
Meeting Date: November 19, 2019
Request:

Special exceptions to establish both an automobile sales use and
an automobile repair use, and a variance from the rear buffer
standards.

Address:

1207 Saluda Street

Tax Map No.:

625-13-02-001

Zoning District:

Mixed Use Corridor (MUC)

Owner/Applicant: Big Dipper Imports, LLC
Robert Whitaker
327 Monroe Hwy
Lancaster, SC 29720
Background
The applicant, Robert Whitaker, is seeking to establish an automobile sales use and an
automobile repair use at the corner of Saluda Street and Rockdale Street in a former
automobile lube and repair shop. The property is zoned Mixed Use Corridor (MUC),
which allows automobile sales and automobile repair uses only through special
exception approval by the Zoning Board of Appeals.
Mr. Whitaker is also asking for a variance to the rear landscaped land-use buffer in
order for the parking area to be located closer to the property line than the standard
buffer would allow. The rear of this property is adjacent to a residential use, which
would require a 50-foot buffer, or a 40-foot buffer with a solid fence. The applicant is
requesting to reduce the required buffer to 10 feet without a solid fence, and to leave
the existing black chain link fence.
Additional information:
The applicant purchased the property in March 2017. Prior to his purchase of the
property, staff conducted a feasibility study on October 31, 2016 (attached). The study
indicated major improvements that would be required to the building and site layout.
Staff has also reviewed several sketch plans for the property starting in January 2018.
Since the applicant purchased the property, it has been subject to multiple code
enforcement actions for failure to maintain the yard area. The City has had the grass
cut several times over the past three summers, and the City has placed liens on the
property for the incurred costs.
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Site Description
The applicant plans to utilize the existing building for automobile repair and as an office
for his proposed automobile sales lot. The existing building is in a deteriorated state
and will need significant repairs to bring it into building code compliance.
The site is a little larger than half an acre in size, and is adjacent to other commercial
properties along Saluda and a residential use to the rear.
USE TYPE

S C C

S

C

S C C C

S

C S

IH
IG
IB

MUC
DTWN

Definition of
proposed use

Automobile
sales
Automobile
repair

BUSINESS
CI
CC
GC
LC
OI
NC
NO

SF-A
SF-8
SF-5
SF-4
SF-3
SF-2

•

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

RESIDENTIAL
MX
MF-15
MFR

Primary use table
excerpt

Automobile Sales: Uses that offer vehicles on-site for sale or 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,
pick-up 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.
Automobile repair: General repair, rebuilding, or reconditioning of engines,
motor vehicles, or trailers; also, the sale and installation of parts such as but not
limited to tires, batteries, audio systems, mufflers, brakes, lubricants such as
engine oil, and upholstery. This use does not Include bodywork, framework,
welding, and major painting service.

Description of Intent for Zoning District
Mixed Use Corridor (MUC): The MUC district is intended to foster a compatible mix of
land uses along the Saluda Street corridor, where commercial land uses closely abut
residential areas. The standards for the MUC district are set forth in an appendix to this
chapter.
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.
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The applicable are shown below in italics, followed by staff’s assessment of each
standard in non-italicized font.
Automobile Sales Use
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 agrees not to 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 plan shows that all driving surfaces will be paved with concrete or
asphalt. However, the site has a limited number of parking spaces for
inventory vehicles. Given our history with other automobile sales uses that
have a limited number of parking spaces, staff has concerns that the
applicant will have trouble with the parking of vehicles not spilling over into
the street or other areas of the site not designated for vehicle display,
especially if the site is also used for an automobile repair use.
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 with parking in the rear yards
along Saluda 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.
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Regarding the avoidance of key redevelopment areas, the Saluda Street
corridor should be considered a key redevelopment area of the City. The
City made infrastructure and other public improvements along Saluda
Street as a catalyst for private development a few years ago, and the
corridor has seen some key private redevelopment as a response, such
as with the AME Zion conference center and the North Central Pediatric
Center. Generally, automobile sales uses should be avoided in such key
redevelopment areas. However, in this case, the site is located along the
south end of the corridor, near other automobile uses, and it is in an area
that starts to have some of the characteristics of highway commercial
development.
Regarding the avoidance of pedestrian-oriented corridors, while this site
does have pedestrian activity, it is located further from downtown in a
transitional area of the Saluda Street corridor between uses that are more
pedestrian-oriented and those that are more automobile-oriented.
•

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.
Significant site improvements would be required. The site plan shows the
creation of a paved parking area and landscaping, and appears to meet
the City’s design standards.

Automobile repair use
2. Complies with Use-Specific Standards: The proposed use complies with all
use-specific standards.
A. Enclosed Building: Automobile repair uses must repair all vehicles within an
enclosed building.
All work would be completed in the existing building.
B. Outdoor Storage Area: Automobile repair uses must provide a temporary
vehicle storage area where any vehicle kept overnight must be stored. This
area can be any size, provided that it is not located within required setback or
land-use buffer areas. A screen fence at least 6 feet tall along with perimeter
landscaping is required around all sides visible from public view according to
the fencing standards of Chapter 5: Land Use: Accessory and Temporary
Uses and the landscape screening standards of Chapter 8: Development
Standards. The height of stored materials and equipment must not exceed
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the height of the screening fence or wall such that they would be visible from
public areas of the subject property or adjacent sites, or the public road.
Staff has concerns about the lack of storage area for repair vehicles.
Although the applicant has stated that he would not have any vehicles
overnight, given the applicant’s failure to maintain the site to code standards
to date, staff has concerns about the applicant’s ability to follow-through in
this respect. Staff also experiences code enforcement issues with similar
businesses on smaller sites.
C. Time Limitation: Automobile repair uses cannot store or park any vehicle for
more than 30 consecutive days. However, in cases where a vehicle has been
abandoned by its lawful owner prior to or during the repair process, the
vehicle may remain on site for more than 30 days, provided the owner or
operator of the establishment can demonstrate that steps have been taken to
obtain legal title to the vehicle, and that the vehicle is removed from the site
no later than three days after the legal process is complete.
The applicant states that no vehicles awaiting repair or vehicles that have
been repaired will be parked or stored overnight. Given the limited parking
space on the site, if any are stored overnight, that would likely push some
vehicles into the neighborhood street or in areas of the site that are not
intended to be parking areas.
D. On-Site Circulation: Automobile repair uses must be designed to ensure
proper functioning of the site as related to vehicle stacking, circulation, and
turning movements.
The site plan shows parking, stacking and circulation, but staff has concerns
about the lack of a storage area for repair vehicles.
E. No Junk Vehicles: Automobile repair uses cannot park or store any vehicle
as a source of parts, or that is inoperable, even within an enclosed storage
area.
The applicant agrees to not store vehicles for parts.
F. No Vehicles for Sale or Lease: Automobile repair uses cannot park or store
any vehicle for the purpose of sale or lease/rent.
The applicant is asking for an additional special exception to allow for
automobile sales use. Since the two uses are separate requests, this
standard is viewed as being met.
G. Test Drives: Automobile repair uses cannot test drive vehicles on residential
streets.
The applicant agrees not to test drive vehicles on residential streets.
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H. Public Address Systems: Automobile repair uses cannot have an outdoor
speaker or public address system that is audible off-site.
No public address system is proposed.
I. Trash Storage: Automobile repair uses must provide adequate trash storage
on site. For example, tires or oil drums must be kept in a four-sided enclosure
(not necessarily with a roof).
A trash enclosure is shown on the site plan. All other materials would be
stored inside the building.
3. 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 portion of
Saluda Street is more automobile-dominated.
4. 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 plan shows how the applicant would make parking improvements to site.
However, based on staff’s experience with these uses on other sites as small as
this one, the site appears to be too small to support both uses without spilling
onto the adjacent residential street or onto areas of the site that are not intended
to be used for parking.
5. 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 proposed site plan would be reviewed for environmental impacts. If any are
identified during review, they would be required to be mitigated.
6. 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
Saluda Street, which would support traffic from this type of use without any
additional upgrades.
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7. 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.
Although other automobile uses exist in the area, staff believes that the site is too
small for both automobile repair and automobile sales uses, and will become a
code enforcement issue if both are allowed.
8. 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, showing improvements to the lot, has been submitted.
9. 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.
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.
While the property at 716 Rockdale Street has been used residentially for
approximately the past 20 years, it is zoned Neighborhood Commercial. The site
has been used previously for commercial uses, and has the potential to be used
commercially again in the future. If it were used commercially, a 10-foot buffer
would be required instead of the larger one that is required for the residential
use.
2. Unique Conditions
These conditions do not generally apply to other property in the vicinity.
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There are very limited portions of Saluda Street that have a commercial zoning
district directly adjacent to the rear. A majority of the properties along the Saluda
corridor are adjacent to single-family zoning districts.
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 variances are not granted, the applicant would not be able to create the
necessary parking in the rear to use the property as intended when he purchased
the property.
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.
The Saluda Street corridor is mainly commercial uses in this area, and the
corridor has many examples of residential and commercial uses being
compatible. Staff has not heard from anyone with concerns about the buffer
variance request, including the current resident on Rockdale Street.
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 granting of the variance requests would
allow the property to be used as a car lot. Commercial uses are generally seen as being
more profitable than residential uses.
Public Input
Staff has taken the following actions to notify the public about this public hearing:
•

November 1: Sent public hearing notification postcards to property owners and
tenants within 300 feet of the subject property.

•

November 4: Posted public hearing signs on subject property.

•

November 2: Advertised the Zoning Board of Appeals public hearing in The
Herald.

Staff spoke with the property owner of 716 Rockdale Street, who lives at the property.
He had no comments in regard to the special exception and variance requests.
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Staff Recommendation
Special Exceptions
Staff has concerns with having automobile repair and automobile sales uses on such a
small site at the same time. Given the City’s experience with these uses, they typically
outgrow small sites very quickly and become code enforcement issues for the City.
Given the limited number of parking spaces, staff could support a single use on the
property, but not both.
Variance to rear buffer yard
Staff recommends approval of the variance request because staff believes that it meets
the standards for granting the variance, specifically noting the following:
•

The structure at 716 Rockdale is zoned Neighborhood Commercial and may
have a commercial use in the future.

•

The use is not expected to have negative impacts on surrounding lands, and staff
has not heard from anyone with concerns about the buffer variance request,
including the current property owner of 716 Rockdale Street.

Attachments
•
•
•
•

Feasibility study
Application and supporting materials
Site plan
Zoning Map

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

Planning and Development Department - Permit Application Center
P.O. Box 11706 or 155 Johnston St.
Rock Hill, SC 29731-1706
Ph: 803-329-5590
Fax: 803-329-7228 -- website: www.cityofrockhill.com

Feasibility Survey
The feasibility survey is designed to help you anticipate changes that might be required for code compliance
which will help you to anticipate associated costs with starting your business. It is based (in part) on
information provided by the client, which has not been verified by the City of Rock Hill.
WARNING: THIS INFORMATION IS NOT ALL-INCLUSIVE.
DO NOT RELY ON THIS REPORT TO MAKE THE DECISION TO BUY A PROPERTY OR SIGN A LEASE. IF THIS
REPORT IS BASED OFF OF A PRE-INSPECTION INTERVIEW RATHER THAN AN ON-SITE SURVEY, THE REPORT
SHOULD NOT BE USED AS FACTUAL INFORMATION AS IT IS BASED ON APPLICANT’S KNOWLEDGE OF THE SITE,
AND IT HAS NOT BEEN VERIFIED.
Please consult an architect, engineer, licensed inspector, and/or contractor.
Your business/organization is not permitted to open or operate until you have an approved Zoning
Compliance Form and Business License specific to this location.

Date: 10-31-2016
Interviewers:
 Dennis Fields – Zoning
 Mike Nugent – Building
 Travis McDaniel – Fire
Type: Post-inspection report

Property Address: 1207 Saluda St.
Proposed Use: Auto Sales and Repair
Previous Use: Auto Repair
Applicant Name:
Phone:
Email:

Zoning Feasibility Inspection:
The property is zoned Mixed Use Corridor.
Auto Sales and Auto Repair both require a Special Exception permit in the MUC Zoning district. Auto
Body/painting uses are prohibited in the MUC zoning District.
The applicant also inquired about living part time on site as part of the Live/Work program. We explained that
it would be extremely difficult to meet both the building code and zoning regulations needed to do live/work
on this site.

The applicant would need to meet all the use specific standards for Auto sales in section 4-300(C)(8)(c),
including site design standards for commercial uses. This includes paving the parking lot, landscaping, parking
lot spacing, etc.
The applicant would need to meet all the use specific standards for Auto Repair and servicing in Section 4300(C)(8)(e). Temporary vehicle storage may be allowed in an outdoor storage area that shall be no larger
than 25% of the total lot area. Such areas shall be located to the rear of the principal structure and be
screened with a wooded fence or masonry wall in accordance with the Fencing standards in section 6-400.
The existing fence in the rear yard and side yard of the property is non-conforming as it is chain link with
wooden slates. This does not meet the above standards for an exterior storage area.
Customer parking is calculated at 3 parking spaces per service bay, 1 spaces per 300 sf of office/waiting area
for auto sales, and 1 space per 5000 sf of outdoor display area. Customer spaces shall be 9x19’ and inventory
spaces for auto sales can be 8x18’.
Free standing and wall signs do require permits, wall signs are calculated at 1 SF per LF of building front face.
Free Standing signs: your property is a Type B corridor sign, which has a maximum 40 SF size, and 10 ft
maximum height.

Building Feasibility Inspection:
The proposal is for the former auto repair facility to be converted to auto repair and auto sales.
The potential purchaser is also interested in possibly doing auto body work as well.
The structure, particularly the rear addition is in disrepair. There is a beam that that was fashioned to provide
support and is being supported by a temporary vertical support. This area as well as the remainder of the
building should be evaluated by a licensed commercial contractor to provide the potential purchaser a cost
estimate for the significant repairs needed to reopen the building.
If auto body repair is contemplated, all paint booth, mixing room and associated dust generating operations
will require separate permitting with plans that establish compliance with all elements of the 2015 SC Building,
Mechanical and Fire codes.
There is an automobile lift that was installed improperly and subsequently failed. This must be removed from
the property along with an illegal solid fuel burning appliance that is improperly installed in the repair garage
and gas heater that is improperly installed in the office area.

All building related features such as plumbing, electrical, structural and mechanical elements must be
evaluated by properly licensed tradespersons to provide any potential user an idea of the major undertaking
that repairing this property will be.
Accessibility upgrades are required for the level of alterations that are desired including, accessible parking &
aisles, accessible route to an accessible entrance and path of travel to all primary functions including the
restroom which is a full step higher that the floor of the repair area (Inaccessible).
Once more definite plans are available a subsequent meeting must be organized to review that information.

Fire Feasibility Inspection:
Exit sign needed at shop floor doorway leading to exit sign.
Remove solid fuel heater from facility.
A 704 sign marked for flammables.
Correct door hardware for a commercial occupancy that meets ADA specifications.
Tactile exit signs on all marked egress points.
Three 5lb extinguishers mounted within travel distance.

Stormwater Compliance:
Will you wash vehicles at this location?
Yes*
No
*If Yes, a NPDES General Permit for Vehicle Wash Water Discharges is required by SCDHEC. You must present
the permit before you can obtain your business license.

SPECIAL TXCEPTION APPLICATIOT{
Plan Tracking #

20180025

9-11-2019

Date Received:

Case # Z-

2019-25

Please use additional paper if necessary, for example to list additional applicants or properties, or to elaborate on your
responses to the questions about the request. You may handwrite your responses or type them. You may scan your
responses and submit them by email (see the above fact sheet), since we can accept scanned copies of signatures in

most cases.
PROPTRTY INFORMATION
Street address of subject property: _1207 Saluda Street, Rock Hill,
Tax parcel number of subject

property:

SC

29730

625-130-2001

-Property restrictions
Do any recorded deed restrictions or restrictive covenants apply to this property that would prohibit, conflict with, or
be contrary to the activity you are requesting? For example, does your homeowners association or property owners
No _X_
association prohibit the activity or need to approve it first? Yes _
lf yes, please describe the requirements:

APPLICAhITIPROPERTY OWN TR I F,IFORMATI ON

Applicant's name
Robert Whitaker

Phone number

Mailing address
327 Monroe Hwy,

Email address
robertjwh ita kerjr@
gmail.com

704l89O-5s52

Lancaster, 5C 29720

Are you the owner of the subject

property?

El

Yes l l

lf you are not the owner of the subject property, what
tenant, contractor, real estate agent)

No
is

your relationship to it (e.9., have it under contract to purchase,

I certify that I have completely read this application and instructions, that I understand all
information in t application and the attached forms is correct.

Orr",

it

includes, and that the

?- 8: f ?

lf you are nof the owner of the subject property, the property owner must complete this box.
Name of property owner:

lf property owner is an organization/corporation, name oi peiion juthorized to represent its property,interests:

I certify

that the person listed in the person listed above has my permission to represent this property in this

application.

Sigh*u
Preferred phone number:

Email addiess:

Mailing address:

Special Exception Application Page 1

Last Updated 11,120/20L8

To: Dennis Fields
Planner II
Planning & Development
City of Rock Hill

Addressing Specific standards

4.3.3.3.17 Vehicle Sale and Rentals
Automobile sale
1.
2.
3.
4.
5.
6.
7.

No display pads (only 8 parking spaces).
No other materials for sale will be displayed.
No outdoor speakers or public address system that a audible off-site.
No test drive vehicles on residential streets.
Off-Street Parking standards are satisfied (see Plan, sheet 3 of 6).
Vehicle signage will be done as per standard.
Site plan will be provided for Zoning Board of Appeals to evaluate the Special Exception for the project.

4.3.3.3.18 Vehicle Services
Automobile repair
1.
2.
3.
4.
5.
6.
7.
8.
9.

Automobile repair uses must repair all vehicle within an enclosed building.
Outdoor storage area will be provided and shown on the plan as per standard.
As required by standard.
As required by standard.
As required by standard.
As required by standard.
No test drive vehicles on residential streets.
No outdoor speakers or public address system that a audible off-site.
Adequate trash storage will be provided.

If you have any questions,
Please contact me
Mr. Robert Whitaker,
704/890-5552
robertjwhitakerjr@gmail.com

tNF0RMAT|ON AfrOUT RSQUEST
What

the type

Su

use

for which you are requesting

+))

a special exception?

\r

Special exception standards
Please explain to the Board why you believe your request meets these standards. These are the standards the Board

will consider when deciding whether to approve your request, although it may find that not all are applicable to your
re q u est.

1.

lf your proposed use has any use-specific standards, how do you propose
determine whether your use has any use-specific standards.)

l\r-

Orn

.,j,

to meet them? (Staff can help

ovf

t-E

you

u i&r

Cas

P*"

2.

How isthe proposed use appropriatefor its location and compatible with surrounding land and uses?

Theproposeduseisforthesaleof carsaswell aslightautorepairservices(brakes,tuneup,etc.) This
business is grandfathering the existing "Royal automotive lube services, LLC - which has been in that
location foryears. Adjacent lots have MUG and NC zoning, therefore proposed business is compatible

with surrounding land use. lt will be no overninght parking car waiting for repair.

3.

What steps are you taking to minimize any adverse impacts on surrounding properties?

fhe screening and buffer requirements will be met and exceeded in order to minimize impact on surrounding
properties.

Special Exception Application Page 2

Last Updated L1.120/2O78

4.

How would the use impact the environment (water, natural resources, wildlife habitat, etc.)?

There is no manufacturing processes, so

5.

itwill

be no impactto environment.

How would the use impact traffic issues (road capacity, safety of those coming into or leaving the site, etc.)?
The projected customerflow is relatively small (at around 6 customers per day) so it will not have any

noticeable impact to the traffic.

6.

How would the use impact the ability of neighboring land owners to use their properties in a way that is allowed
under the Zoning Ordinance, and their property values?
Proposed use of the site

will not impact the ability of neighboring land owners to

use their property.

At contrary it provides useful auto services for the public and may actually increase the neighboring property's
va lu e.
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Plan Tracking #

VARIANCE APPLICATION

20180025

10-28-19

Date Received:

Case S Z-

Z-2019-25

Please use additional paper if necessary, for example to list additional applicants or properties, or to elaborate on your

responses to the questions about the request. You may handwrite your responses or type them. You may scan your
responses and submit them by email (see the above fact sheet), since we can accept scanned coples of signatures in
most cases.
PROPERTY INFORMATION

street address of subject property: 1207 Saluda street

Taxparcelnumberofsubjectproperty:

6

L

Rock Hil,

5 -1

3 -0

2 -0

0

gg 29730

1

Property restrictions
Do any recorded deed restrictions or restrictive covenants apply to this property that would prohibit, conflict with, or
be contrary to the activity you are requesting? For example, does your homeowners association or property owners
No x
association prohibit the activity or need to approve it first? Yes

-

lf yes, please describe the requirements:

APPLICANT/PROPERTY OWNER INFORMATION
I

Phone number

Applicant's name

Mailing address

Robert Whitaker

6130 Patric Alan Ct.
Charlotte, NC 28216

Are you the owner of the subject prope ,rty? x

Yes

Email address

robertjwh itakerjr

704/89)-5ss2

@gmail.com

No

lf you are not the owner of the subject property, what is your relationship to it (e.g., have it under contract to purchase,
tenant, contractor, real estate agent)

I certify that I have completely read this application and instructions, that t understand all it includes, and that the
information in the application and the attached forms is correct.
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lf you are nof the owner of the subject property, the propefi owner must complete this box.
Name of

propefi owner:

lf property owner is an organization/corporation, name of person authorized to represent its property interests:

I certify that the person listed in the person listed above has my permission to represent this property in this
application.
Date:

Signature:
Preferred phone number:
Mailing address:

Email address:

INFORMATION ABOUT REQUEST
General description of your request
________________________________________________________________________________________________
to reduce the buffer yard from 40 to 10 feet with a fence between 1207 Saluda Street and 716 Rockdale Street
________________________________________________________________________________________________
________________________________________________________________________________________________
________________________________________________________________________________________________
________________________________________________________________________________________________
________________________________________________________________________________________________
Findings of fact
Under state law, in order to grant a variance, the Zoning Board of Appeals must find that all four of the following
statements are true about your request. Please explain why you believe your request is true regarding these four
statements.
1. Your land has extraordinary and exceptional conditions that pertain to it.
Property at 1207 Saluda Street has been used as Car Repair Shop; property at 716 Rockdale Street used to
__________________________________________________________________________________________
be a warehouse. Consequently, opening Rock Hill Auto will not be a disturbance for the area.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
2. Other property in the vicinity of your land does not generally have those same extraordinary and exceptional
conditions.
Only this property {1207 Saluda Street} previously has been used as Car Repair Shop
__________________________________________________________________________________________

__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________

Variance Application Page 2
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3. If the City applied its regular zoning requirements to your property, your use of the land would be
unreasonably restricted or effectively prohibited.
40' buffer yard makes impossible to build parking lot to accommodate required quantity parking spaces

__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
4. If the Zoning Board of Appeals grants the variance request, it will not harm adjacent land or the public good.
As stated above, this property has been used as Car Repair Shop before. To satisfy requirements of Landscaping

__________________________________________________________________________________________
ordinance, shrubs will be planted along the fence. So, after construction property will looks even better than now.

__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
Exhibits
Please list any documents that you are submitting in support of this application. The ones listed below are
suggested, but you may provide others that you believe would be helpful, and in some cases, staff or the
Zoning Board of Appeals may request other exhibits as well.
x Site plan


x Photos of the area of the property that is the subject of the request
_________________________________________________
_________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________

Variance Application Page 3
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15. CITY OF ROCK HILL/SCDHEC REQUIRED NOTES:
(See City websitewww.cityofrockhill.com
for a list of mandatory SWPPP (stormwater pollution prevention plan) notes
to be placed on the civil site construction plans.

a- If necessary, slopes which exceed eight (8) feet should be stabilized with synthetic or vegetative mats, in addition to
hydroseeding. It may be necessary to install temporary slope drains during construction. Temporary berms may be
needed daily until the slope is brought to grade.
b- Stabilization measures shall be initiated as soon as practicable in portions of the site where construction activities
have temporarily or permanently ceased, but in no case more than fourteen (14) days after work has ceased, except as
stated below: Where stabilization by the 14th day is precluded by snow cover or frozen ground conditions,
stabilization measures must be initiated as soon as practicable. Where construction activity on a portion of the site is
temporarily ceased, and earth-disturbing activities will be resumed within 14 days, temporary stabilization measures do
not have to be initiated on that portion of the site.
c- All sediment and erosion control devices shall be inspected every seven (7) days and within 24 hours after each
rainfall occurrence that exceeds one-half (0.5) inch. If site inspections or other information identify BMPs that are
damaged, inappropriately or incorrectly installed, or not operating effectively, then maintenance must be performed as
soon as practicable, or as reasonably possible and no less than 48 hours from the time of identification (preferably
before the next storm event).
d- Provide silt fence and/or other control devices as may be required to control soil erosion during utility construction.
All disturbed areas shall be cleaned, graded and stabilized with grassing immediately after the utility installation. Fill
cover and temporary seeding at the end of each day are recommended. If water is encountered while trenching, the
water should be filtered to remove any sediments before being pumped back into any stormwater systems, water
courses and waters of the state (WoS) or waters of the United States (WoU.S.).

e- All erosion control devices shall be properly maintained during all phases of construction until the completion of all
construction activities and all disturbed areas have been stabilized. Additional control devices may be required during
construction in order to control erosion and/or offsite sedimentation. All temporary control devices shall be removed
once construction is complete and the site is stabilized.
I have placed my signature and seal on the design documents submitted
signifying that I accept responsibility for the design of the system. Further, I
certify to the best of my knowledge and belief that the design is consistent with
the requirements of Title 48, Chapter 14 of the Code of Laws of SC, 1976 as
amended, pursuant to Regulation 72-300 et seq. (if applicable), and in
accordance with the terms and conditions of SCR100000

f- The contractor must take necessary action to minimize the tracking of mud onto paved roadway from construction
areas and the generation of dust. The contractor shall daily remove mud/soil from pavement, as may be required.

Dmitry Shklovsky, P.E.

h- Temporary diversion berms and/or ditches will be provided as needed during construction to protect work areas
from upslope runoff and/or divert sediment laden water to appropriate traps or stable outlets.

g- Residential subdivisions require erosion control features for infrastructure as well as for individual lot construction.
Individual property owners shall follow these plans during construction or obtain approval of an individual plan in
accordance with SC Reg. 72-300 Seq. and SCR100000.

ROC

PARKING SPACES NOTE:

KDA

Required:
1 per 300sqft of building, 2,880/300 = 10;
per 5,000 sqft of outdoor inventory area,

i- All WoS or WoU.S., including wetlands, are to be flagged or otherwise clearly marked in the field. A double row of
silt fence is to be installed in all areas where a 50-foot buffer cannot be maintained between the disturbed area and all
WoS and a 130-foot minimum buffer for WoU.S. A 25-foot no disturbance zone shall be maintained between the last
row of silt fence and all WoS and a minimum 50-foot no disturbance zone for WoU.S. Buffers and no disturbance
zones shall be measured from top of creek bank.

LE
STR
EET

j- Litter, construction debris, oils, fuels and building products with significant potential for impact (such as stockpiles
of freshly treated lumber) and construction chemicals that could be exposed to storm water must be prevented from
becoming a pollutant source in storm water discharges.

1,280/5,000 = 1
Total required - 11
Total provided - 13

k- A copy of the SWPPP (including civil construction plans and supporting documents), inspections records, and
rainfall data must be retained at the construction site or a nearby location easily accessible during normal business
hours, from the date of commencement of construction activities to the date that final stabilization is reached.

Display area - 6

l- Initiate stabilization measures on any exposed steep slope (3H:1V or greater) where land-disturbing activities have
permanently or temporarily ceased, and will not resume for a period of seven (7) calendar days.

D
Notes:

D

D

EET

It will be no outdoor storage.

m- Minimize soil compaction and, unless infeasible, preserve and stockpile topsoil for reuse.
n- After construction activities begin, inspections must be conducted at a minimum of at least once every calendar
week and must be conducted until final stabilization is reached on all areas of the construction site.

D

o- If existing BMPs need to be modified or if additional BMPs are necessary to comply with the requirements of this
permit and/or SC's Water Quality Standards, implementation must be completed before the next storm event whenever
practicable. If implementation before the next storm event is impracticable, the situation must be documented in the
SWPPP and alternative BMPs must be implemented as soon as reasonably possible.

D

STR

2.

D

UDA

Cars to repair will not be kept on the
parking lot overnight.

p- A Pre-Construction Conference must be held for each construction site with an approved On-Site SWPPP prior to
the implementation of construction activities. For non-linear projects that disturb 10 acres or more this conference
must be held on-site unless the Department has approved otherwise.

SAL

1.

q- Minimize the discharge of pollutants from equipment and vehicle washing, wheel wash water, and other wash
waters. Wash waters must be treated in a sediment basin or alternative control that provides equivalent or better
treatment prior to discharge.
r- Minimize the discharge of pollutants from dewatering of trenches and excavated areas. These discharges are to be
routed through appropriate BMPs (sediment basin, filter bag, etc.).
ZONE MUC

s- Show BMP measures for concrete truck washout area, or add the following notes:
Concrete trucks shall not typically be washed out on site. If concrete truck washout is permitted on site, coordinate
location and BMP's with site inspector. Do not dispose of concrete truck washout waste by dumping into a sanitary
sewer, storm drain or onto soil or pavement that carries storm water runoff.
Concrete truck washout shall be disposed of in accordance with the following:
- designated area that will later be backfilled (slurry pit)
- designated area where concrete wash can harden and be disposed of as solid waste.
- location that is not subject to water runoff, and more than 50 feet away from a storm drain, open ditch, or receiving
water way.
- pump excess concrete in concrete pump bin back into concrete mixer truck.
- concrete washout from concrete pumper bins can be washed into concrete pumper trucks and discharged into
designated washout area or properly disposed of offsite.

ZONE MUG

t- The following discharges from sites are prohibited:
- Wastewater from washout of concrete, unless managed by an appropriate control;
- Wastewater from washout and cleanout of stucco, paint, form release oils, curing compounds and other construction
materials;
ZONE NC

- Fuels, oils, or other pollutants used in vehicle and equipment operation and maintenance;
- Soaps or solvents used in vehicle and equipment washing.
u- All chemical spills, oil spills, or fish kills must be reported to SCDHEC Land & Waste Management Emergency
Response – call the 24-hour emergency response line
1-888-481-0125
at
.
v- Temporary toilet facilities shall be provided for all construction workers and site visitors in accordance with 2006
International Plumbing Code General Regulations, Section 311. Portable facilities shall be placed on level ground and
away from storm drainage systems (ditches, catch basins, etc.). Disposal and handling of sanitary waste must comply
with SCDHEC requirements.
w- Final grades for grassed and landscaped areas shall require a minimum of 4-6” of clean top soil, free of debris and
contaminants, and preferably of native origin.

ZONE MUC

ZONE

8/10/19

I have placed my signature and seal on the design documents submitted
signifying that I accept responsibility for the design of the system. Further, I
certify to the best of my knowledge and belief that the design is consistent with
the requirements of Title 48, Chapter 14 of the Code of Laws of SC, 1976 as
amended, pursuant to Regulation 72-300 et seq. (if applicable), and in
accordance with the terms and conditions of SCR100000
Dmitry Shklovsky, P.E.
Landscaping yard
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Landscaping yard

ZONE MUC

Landscaping yard

ZONE MUG

8/10/19

ZONE NC

Landscaping yard

Landscaping yard

I have placed my signature and seal on the design documents submitted signifying that I
accept responsibility for the design of the system. Further, I certify to the best of my
knowledge and belief that the design is consistent with the requirements of Title 48,
Chapter 14 of the Code of Laws of SC, 1976 as amended, pursuant to Regulation 72-300
et seq. (if applicable), and in accordance with the terms and conditions of SCR100000

ZONE MUC

Dmitry Shklovsky, P.E.
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Z-2019-26
Request:

Variance to the maximum height for a fence in the rear yard

Address:

2500 & 2503 Barrington Court

Zoning District:

PUD (Planned Unit Development)

Applicant/Owner:

David J. Sligh
2500 Barrington Court
Rock Hill, SC 29732

Royal Oaks
Subdivision

Case No. Z-2019-26
Staff Report to Zoning Board of Appeals
Meeting Date: November 19, 2019

Requests:

Variance to the maximum fence height allowed in the rear yard of a
residential use

Address:

2500 and 2503 Barrington Court

Tax Map Nos.:

537-02-01-020 & 537-02-01-021

Zoning District:

PUD (Planned Unit Development)

Property Owner/
Applicant:

David J. Sligh
2500 Barrington Ct.
Rock Hill, SC 29732

Background
The applicant, David Sligh, purchased the residence at 2500 Barrington Court and the
empty lot at 2503 Barrington Court in June 2017. In September of 2019, Mr. Sligh’s
contractor applied for a permit to install a swimming pool. In addition to the pool, the
application included a 4-foot aluminum fence with a self-locking gate, which is required
by the building code. During an inspection for the pool and fence, a City building inspector
noticed that some 8-foot fencing was being installed and issued a “stop work” permit. Mr.
Sligh was informed that a separate fence permit would be needed as well as a variance
for the additional fence height above 6-foot. (Note: The 4-foot aluminum fence has yet to
be installed.)
If completed, the fencing will be a total 170 feet in length and will span across the entire
rear property line of 2500 Barrington Court and a portion of 2503 Barrington Court’s rear
property line. About half of the fencing has been installed to date.
Mr. Sligh has indicated that his reason for wanting to install the fencing is to screen his
view of an unsightly woodpile located on a neighbor’s property and that a 6-foot fence
would not achieve this screen. Mr. Sligh also has a deck that he frequently uses, and if
the fence were only 6 feet tall, he would still see the woodpile from the deck due to its
higher elevation.
Therefore, Mr. Slight is requesting a variance of 2 feet of additional height for the fence.
The relevant Zoning Ordinance provisions pertaining to fence height is:
Chapter 5: Section 5.3.5.6(A) Fences and Walls: Fences that run along a side or rear
property line are allowed to be up to 6 feet tall and 100% opaque to the front plane of the
subject house or the house next door to the fence, whichever is closer to the street. Once

Staff Report to Zoning Board of Appeals
Z-2019-26
Page 2
in front of the front plane of this house or the house next door to the street, the fence must
be 4 feet tall or less, must obscure no more than 50% of the view into the site, and must
not cause sight obstructions.
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.
The property has an existing chain link fence that runs along the rear property line that
belongs to the property owner of 1233 and 1239 Quiet Acres Drive, which is located within
York County’s jurisdiction.
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.
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 land has extraordinary and exceptional conditions because there is an
unsightly woodpile behind the neighbor’s property that a 6-foot fence would not
conceal. In addition, the applicant’s deck is elevated at a height that would make
a 6-foot privacy fence ineffective at providing privacy and screening this woodpile.

Staff Report to Zoning Board of Appeals
Z-2019-26
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2. Unique Conditions
These conditions do not generally apply to other property in the vicinity.
Though there may be other houses in the vicinity that have a deck that would be
elevated above a 6-foot fence, the applicant’s property is the only one that views
the woodpile on the adjacent property.
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 is not granted, the applicant would still be able to use the property
for a residence. He even could have a 6-foot-tall fence that screens most of the
woodpile. However, it is arguable that he would be deprived of the enjoyment of
his property if the fence is not allowed to be tall enough to screen the wood pile in
full from the deck and other areas of the property.
4. Not Detrimental
The authorization of the variance will not result in substantial detriment to adjacent
land, or to the public good, and the character of the district will not be harmed by
the granting of the variance.
The authorization of the variance would not result in substantial detriment to the
adjacent land as the fence is being proposed in order to screen an unsightly
woodpile on the adjacent land. The public good and the character of the district
would not be harmed, as precedent has already been set to allow for 8-foot fences
in the Royal Oaks subdivision. In June 2014, the Zoning Board of Appeals
approved a variance request to increase the height of a fence from 6 to 8 feet at
2635 Whitehall Court.
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 land would continue to be used residentially if
the variance request is not granted.
Public Input
Staff has taken the following actions to notify the public about this public hearing:
•

November 1: Sent public hearing notification postcards to property owners and
tenants within 300 feet of the subject property.

•

November 4: Posted public hearing signs on subject property.

•

November 2: Advertised the Zoning Board of Appeals public hearing in The Herald.

Staff has heard from one neighbor requesting more information regarding the request.

Staff Report to Zoning Board of Appeals
Z-2019-26
Page 4
Staff Recommendation
Staff recommends approval of the variance request based on the analysis above,
particularly the following:
•

The land is subject to the view of an unsightly woodpile, and the home and deck
are located at an elevation that would make a 6-foot fence ineffective at providing
the desired privacy and screening the view of this woodpile.

•

Though the other homes in the vicinity may have similarly situated property, the
woodpile is only visible from the applicant’s property.

•

Not granting the variance would most likely deprive the applicant of the enjoyment
of his rear yard area.

•

Staff has not heard from any neighboring properties in opposition to the fence.

Attachments
•
•

Application and supporting materials
Zoning map

Staff Contact:
Shana Marshburn, Planner I
803.326.2456
shana.marshburn@cityofrockhill.com
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Z-2019-27
Request:

Special exception to expand an existing self-storage facility

Address:

1381 Albright Road

Zoning District:

Limited Commercial (LC)

Applicant:

Mike Pizzelle
Staylock Storage

Restaurant

Retail

Existing Self
Storage and
Pharmacy

Case No. Z-2019-27
Staff Report to Zoning Board of Appeals
Meeting Date: November 19, 2019
Request:

Special exception to expand self-storage use

Address:

1381 Albright Road

Tax Map No.:

623-04-04-001

Zoning District:

Limited Commercial (LC)

Applicant:

Mike Pizzelle
Staylock Storage

Owner:

FBSA 1, LLC
215 N. Pine Street
Spartanburg, SC 29304

Background
The applicant, Mike Pizzelle, is seeking to expand his existing self-storage use on a
portion of 1381 Albright Road. The property is zoned Limited Commercial (LC), which
allows self-storage uses only through special exception approval by the Zoning Board of
Appeals.
BUSINESS
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GC
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Definition of
proposed use

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

S C C

Self-Storage: Self-storage uses provide storage areas for
individuals or businesses. This may include indoor facilities (“miniwarehouses” or climate-controlled storage units), outdoor storage
yards for the storage of recreational equipment (such as but not
limited to trailers, boats, and recreational vehicles) by vehicle
owners, or a combination of indoor facilities and outdoor storage
yards.

Site Description
The proposed development would use a 2.6 acre portion of the parcel that is directly
behind the existing self-storage use. The property is currently vacant and wooded. The
property would be required to combine with the existing self-storage parcel.

Staff Report to Zoning Board of Appeals
Z-2019-27
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Description of Intent for Zoning District
Limited Commercial (LC): The LC district is established as a mid-level intensity
commercial district that allows a wider range of non-residential uses at increasing
intensities than the NC district. The uses allowed in this district include a wide range of
general retail, business, and service uses, as well as professional and business offices
as allowed in the NC district. Uses in this district are intended to serve groups of
neighborhoods instead of individual neighborhoods.
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 usespecific standards.
4.3.3.3.15 Self-storage
A. Self-storage
1. Lot Area: Self-storage uses must have at least 3 acres, or be an accessory
use behind a primary commercial use on an overall site of at least 3 acres.
At 2.75 acres, the site is currently nonconforming; however, with the proposed
expansion, the self-storage use would conform to this standard.
2. Hours of Operation: Hours of public access to a self-storage use adjacent to
any of the following are restricted to between 6 a.m. and 10 p.m.: any existing
residential use, any undeveloped residential zoning district, and any
undeveloped portions of a Master Planned (MP) zoning district designated for
residential use.
The property is not adjacent to any residential uses.
3. Not Legal Address: Individual storage bays or private postal boxes within a
self-storage facility use will not be considered premises for the purpose of
assigning a legal address.
The applicant agrees to comply.

Staff Report to Zoning Board of Appeals
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4. Commercial Uses Permitted On-Site: Commercial uses unrelated to selfstorage cannot take place at self-storage facilities unless they are listed as an
accessory use in the accessory use section of this ordinance. Examples of
prohibited activities include the manufacturing, fabrication, or processing of
goods; the service or repair of vehicles, small engines, or electrical equipment;
the conducting of garage sales or retail sales of any kind; the provision of any
service; and the practicing of music or the holding of concerts.
The applicant agrees to comply.
5. Security or Caretaker Quarters: Only one security or caretaker quarters may
be developed on the site, and must be occupied by a full-time employee of the
self-storage business.
The facility already has an office for the existing storage units. This office would
also handle the proposed units.
6. Lighting: Outdoor lighting must be the minimum necessary to discourage
vandalism and theft.
The applicant agrees to comply.
7. Architectural Standards: In addition to meeting the design standards in Chapter
9: Site and Building Design Standards, self-storage uses must:
• Face storage doors away from any abutting property located in a residential
district or visible from any public street to the extent practical.
• Provide uniform architectural treatment on the exterior-facing façades of all
structures, including masonry, stucco, and painting of surfaces. The colors
selected must be compatible with the character of the neighborhood.
• Not use corrugated metal, except on interior-facing walls. (However,
architectural-grade metal with stucco-like finish may be allowed on exterior
walls.)
Given the location of the proposed buildings, they should not be highly visible
from the public street, and they are not adjacent to any residential uses. Given
this is an expansion of an existing use, the use of a fence or combination of a
fence and vegetation around the perimeter of the new site should be adequate
for screening.
8. Outdoor Storage: All property must be stored entirely within enclosed buildings,
except that recreational vehicles, travel trailers, boats and other vehicles may be
stored outdoors, provided that the following standards are met:
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• All vehicles must be operational and in good repair.
• The storage occurs only within a clearly delineated, designated area.
• The outside storage area does not exceed 25% of the buildable area of the
site.
• The area is located on the site such that it is minimally visible from public
streets and any surrounding residential property.
• The area is screened with a fence at least 8 feet tall along with perimeter
landscaping around all sides that are visible from public view according to the
fencing standards of Chapter 5: Land Use: Accessory and Temporary Uses
and the landscape screening standards of Chapter 8: Development Standards.
• Storage does not occur within the area set aside for minimum building
setbacks.
• A five-foot separation between structures must be maintained.
• No dry stacking of boats is permitted.
• The storage area must be paved.
Although no outdoor storage areas are being proposed on the site plan, the
applicant agrees to comply with the standards above should they choose to have
outdoor storage in the future.
9. Truck and Trailer Leasing: When truck and trailer leasing are offered on the
site, parking of trucks along road frontages shall be limited to a small
representation of the vehicles available and the area shall be designated on the
approved site plan. Additional equipment shall be parked in a designated area
away from the frontage of the property.
Although no truck and trailer leasing is proposed on the site, the applicant agrees
to comply with the standards above should they choose to have truck and trailer
leasing in the future.
10. Self-storage in Commercial and Industrial Zoning Districts requiring
Special Exception:
The following additional criteria shall apply to self-storage facilities in these
districts:

Staff Report to Zoning Board of Appeals
Z-2019-27
Page 5
• Self-storage facilities shall not be located in designated redevelopment
corridors or other areas subject to specific area plans, unless identified in
such plans as an acceptable use.
• Self-storage buildings shall not be located along street fronts or major
pedestrian ways in walkable, high-density commercial areas.
• Self-storage facilities shall not be located in high-visibility locations such as
at major intersections, or adjacent to tourist destinations such as parks,
sports venues, cultural facilities and major shopping destinations.
• The type, size and scale, and external facing architectural design of selfstorage buildings should be compatible with existing and planned
development. For example, in urban density areas, multi-story internal
corridor buildings may be more compatible whereas in suburban density
areas, single-story buildings may be more appropriate.
• Self-storage sites should include a minimum of frontage along collector and
arterial roads, primarily for exposure of the entrance, office and commercial
services offered on the site. Properties with significant frontage should
reserve areas for other commercial uses on the balance of the frontage.
• Offices and other support functions adjacent to collector and arterial roads
shall utilize glass storefronts or other similar treatments to support the
scale and mixed use character of such corridors.
• No vehicle washing is allowed, unless within a designated and approved
wash area.
Although this property is within the Albright/Saluda Road redevelopment area,
the use is existing and is currently nonconforming in size. It is not located at a
major intersection, or within a pedestrian area. The expansion is to the least
visible, rear, portion of the property, and it would make the site conforming in
size. Also, it would allow for an additional user to make use of the building
nearest to Albright Road.
The applicant agrees to comply with all other criteria above.
11. Additional Standards for Buildings with Exterior Storage Doors:
• Height: With the exception of a structure used as security or caretaker
quarters, the maximum height of a self-storage facility must be 20 feet. In
addition, a parapet wall must be constructed to screen roof-mounted
heating and air conditioning and other equipment, if any. The combined
height of the building and the parapet wall must not exceed 25 feet.
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• On-Site Circulation: Drive aisles of at least 18 feet between storage bays
must be provided. Appropriate access and circulation by vehicles and
emergency equipment must also be ensured through the design of internal
turning radii of drive aisles.
• Screening: A screen fence at least 6 feet tall along with perimeter
landscaping is required around all sides visible from public view according
to the fencing standards of Chapter 5: Land Use: Accessory and
Temporary Uses and the landscape screening standards of Chapter 8:
Development Standards.
The applicant agrees to comply with the above standards.
12. Additional Standards for Buildings with Interior Storage Doors (such as
climate controlled storage buildings):
• Building Design: On facades that are visible off-site, the building must
comply with the design standards of Chapter 9: Site and Building Design
Standards.
• Primary Entrances: All units must be accessed through one or more
primary entrances that may be separate from the office entrance. Access
may also be provided from the office when it is open.
• Loading Area: The loading area, including adequate turnaround space for
emergency vehicles, must be located to the side or rear of the proposed
structure and, if necessary, screened by a permanent architectural or
landscape feature from view of public rights-of-way and public areas of
adjoining sites.
The applicant agrees to comply with the above standards.
11. 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 proposal is an expansion of an existing use. It is surrounded by vacant
property and other commercial uses. Staff has not heard concerns from any
adjacent neighbors about the proposed use.
12. 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.
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The expansion area is to the rear of the property and is surrounded by
undeveloped land. No adverse impacts are expected.
13. 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 site will require stormwater facilities and additional landscaping around the
perimeter of the site, which should minimize any environmental impacts.
14. 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
Albright Road, which would support traffic from this type of use without any
additional upgrades.
15. 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. The property
surrounding the use is predominately undeveloped.
16. 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 submitted showing the proposed changes to the site. The
site plan appears to meet all applicable code requirements.
17. 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:
•

November 1: Sent public hearing notification postcards to property owners and
tenants within 300 feet of the subject property.

•

November 4: Posted public hearing signs on subject property.

•

November 2: Advertised the Zoning Board of Appeals public hearing in The
Herald.

Staff Report to Zoning Board of Appeals
Z-2019-27
Page 8
Staff has not heard from anyone from the public regarding the request.
Staff Recommendation
Staff recommends approval of the special exception request because staff believes that
it meets the standards for the granting the special exception, specifically the following:
•

The use is existing on the property, and the expansion area is to the rear of the
site.

•

The site plan shows proposed improvements to the perimeter landscaping, and
the increase in size of the property brings the site into compliance.

•

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

Attachments
•
•
•

Application and supporting materials
Site plan
Zoning Map

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

20190285

10-25-2019
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INFORMATION ABOUT REQUEST
What is the type of use for which you are requesting a special exception?
Expansion of an existing storage facility
________________________________________________________________________________________________
Special exception standards
Please explain to the Board why you believe your request meets these standards. These are the standards the Board
will consider when deciding whether to approve your request, although it may find that not all are applicable to your
request.
1. If your proposed use has any use-specific standards, how do you propose to meet them? (Staff can help you
determine whether your use has any use-specific standards.)
Bay doors will not be visible from the street.
__________________________________________________________________________________________
See attached Site Plan
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
2. How is the proposed use appropriate for its location and compatible with surrounding land and uses?
This is an expansion of the existing StayLock Storage facility currently in operation. The adjacent properties
__________________________________________________________________________________________
are currently vacant, but are Zoned LC and UD.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________

_______________________________________________________________________________
__________________________________________________________________________________________
3. What steps are you taking to minimize any adverse impacts on surrounding properties?
Code required buffers and screening standards will be adhered to. In addition, all of the proposed
__________________________________________________________________________________________
buildings will be located behind the existing facility in relation to the street.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
Special Exception Application Page 2

Last Updated 11/20/2018

__________________________________________________________________________________________
__________________________________________________________________________________________
4. How would the use impact the environment (water, natural resources, wildlife habitat, etc.)?
The existing stormwater pond will be expanded or a new stormwater pond will be constructed
__________________________________________________________________________________________
as required by City of Rock Hill and SCDHEC standards.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
5. How would the use impact traffic issues (road capacity, safety of those coming into or leaving the site, etc.)?
No new driveway connections or roads are proposed. The existing driveways will be used.
__________________________________________________________________________________________
The proposed exansion will have minimial impact on the performance of the existing driveways.
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________

_______________________________________________________________________________
__________________________________________________________________________________________
6. How would the use impact the ability of neighboring land owners to use their properties in a way that is
allowed under the Zoning Ordinance, and their property values?
Use is same as existing. Buffers and screening will be implented per City of Rock Hill Code requirements
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________
__________________________________________________________________________________________

_______________________________________________________________________________
_______________________________________________________________________________
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Exhibits
Please list any documents that you are submitting in support of this application. The ones listed below are suggested,
but you may provide others that you believe would be helpful, and in some cases, staff or the Zoning Board of Appeals
may request other exhibits as well.

 Site plan
 Photos of property that is the subject of the request
_________________________________________________
_________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________
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