








Rock Hill Zoning Board of Appeals                                                                   September 16, 2025  
 

 Page 3 of 3 

Appeals October meeting to October 28th because of the Board and 
Commission dinner on October 21, 2025. The Board agreed and the meeting 
date was moved to October 28, 2025. 

Mr. Hammond and the Board discussed possible dates and locations for the City 
Holiday dinner in December. 

Mr. Hammond made the Board aware of Planning and Development’s new 
Zoning Manager, Dennis Fields. 

7. Adjourn.  

There being no further business, Mr. Williams made a motion to adjourn. The motion was 
seconded by Ms. Brown and approved by a vote of 5-0 (Crawford and Templeton absent). 
The meeting adjourned at 6:29 p.m. 
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Zoning Board of Appeals Order 

Z-2025-14 

 

The Zoning Board of Appeals held a public hearing on Tuesday, September 16, 2025, to 

consider a request by Gina Mielke for a variance to setbacks at 437 ½ Hope St. This 

property is zoned Neighborhood Office (NO). Tax map number 627-11-01-007.  

Board members in attendance included: Charlotte Brown, Barry Chitwood, James Hawthorne, 

Nathaniel Robinson, and Chad Williams (Matt Crawford and Nancy Templeton 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 437 ½ Hope St. 

2. The property owner is Gina Mielke. 

3. This property is zoned Neighborhood Office (NO). 

4. The request was for a variance to setbacks. 

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: 

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

 August 29: Public Hearing notification signs posted on subject property. 

 August 29: 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 Amy Britz presented the staff report.  

Mr. Williams noted that it looks like a portion of the Salvation Army building is within the rear 
setbacks. He asked whether Salvation Army owned the lot in the rear. Ms. Britz confirmed 
and then stated that the home at 433 Hope St. has been recently demolished. She stated 
that the use has been Single Family in the past and Salvation Army has talked about 
changing the property at 433 Hope St into a duplex, in order to give the men on that property 
an opportunity to pay rent. 

Mr. Hawthorne asked whether the Salvation Army building is on the property lines as of 
today. Ms. Britz confirmed and stated that any changes going forward, staff would ask that 
they combine the lots. 

Mr. Hawthorne asked whether the Annie Lane driveway will be on 431 Hope St. He noted  
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that the proposed driveway conflicts with where the driveway is actually located. He asked 
whether the driveway would be located on 437 ½ or 431 Hope St. Ms. Britz stated that the 
driveway is located in the rear of the property at 441 Hope St. Mr. Hawthorne asked whether 
the subdividing of the property will be addressed off of Annie Ln and asked whether they will 
still need the access easement along the rear of 441 Hope St. Ms. Britz said no and as the 
applicants create the proposed lot at 437 ½ Hope St., the property line splitting the rear of 
437 and 441 Hope St. will go away. Mr. Hawthorne then asked whether there would be a 
new driveway going out to Annie Ln. Ms. Britz noted that there is a curb cut located on that 
property, but the cut will be more defined once the property is established. 

Mr. Hawthorne opened the floor to the applicant. 

Gina Mielke, 124 Rapids Road, Fort Mill, SC 29715, was present to answer any questions. 

Mr. Robinson asked whether there would be structural changes to the house itself to create 
the entrance access from Annie Ln. Ms. Mielke confirmed that there would be no structural 
changes to the house, only the addition of the front porch and the stairs leading up to it. Mr. 
Robinson asked whether the entrance would be facing Hope St. Ms. Mielke stated that there 
would be a porch that would wrap around the front from the side of the house and that the 
driveway would be coming off of Annie into the new front of the house. 

Mr. Hawthorne asked whether the fencing that is running perpendicular to Annie Ln will be 
taken down or is there a possibility that the fencing will remain. Ms. Mielke’s son stated that 
they would be leaving the front part of the fencing to ensure privacy but will do whatever it 
takes for this case to be approved. He stated that they were planning on removing one part 
of the fence already, as recommended by the City. 

Mr. Hawthorne asked whether the water meter for that house is coming off of Hope St or will 
it be relocated. Ms. Mielke’s son stated that it will be relocated by the City, and everything will 
be running out into Annie Ln., including the sewer. He also noted that because the side of the 
house is now becoming the front, there will be new electrical service alongside the back as 
well. 

Ms. Brown asked whether the Hope Street is currently occupied. Ms. Mielke’s son stated that 
all of the houses included in this case, 441, 437 and 437 1/2, are currently unoccupied. 

Mr. Hawthorne opened the floor for public comment. There was none. 

Mr. Robinson stated he liked the idea. 

Mr. Hawthorne stated that it is a very visible area, so the improvement should be welcomed 
by residents. 

Mr. Chitwood stated that the recombination makes good sense. 

Mr. Williams made a motion to approve the variance request at 437 ½ Hope St. The motion 
was seconded by Mr. Chitwood. The motion was approved by a vote of 5-0 (Crawford and 
Templeton absent). Mr. Williams presented the findings, noting that the variance request will 
not negatively affect any of the surrounding areas or the community. 
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THE BOARD, THEREFORE, ORDERS: 

That the request by Gina Mielke for a variance to setbacks at 437 ½ Hope St is 

APPROVED. 

Section 2.12.1 (C) of the Zoning Ordinance states: 

Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting forth 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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Case No. Z-2025-13 

Staff Report to Zoning Board of Appeals 
Meeting Date: October 28, 2025 

 
 
Requests: Special exception to establish a single-family detached residential 

use within the General Commercial (GC) zoning district and a 
variance to lot dimensional standards.   

Address:  442 and 450 Mint St. 

Tax Map No.:  626-09-01-168 and 626-09-01-166 

Zoning District: General Commercial (GC) 

Applicant:    John Lambert  (J2 Land Investments LLC) 
  2339 Odell School Rd. Ste. A 
  Concord, NC 28027 

Owner:  Ruskin Belk 
  PO Box 962 
  Rock Hill, SC 29731 
   
Background  
The applicant is proposing to build single-family detached homes at 442 and 450 Mint St. 
The parcels are zoned General Commercial (GC), which requires a special exception for 
a single-family residential use, because residential uses are generally not compatible with 
many of the uses permitted by right in the General Commercial zoning district.   

 

Primary use table 
excerpt 
 

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

Definition of 
proposed use 

Single-Family Detached: A dwelling that is not attached to any 
other dwelling unit, that is occupied by one family, and that is 
located on an individual lot that is owned in fee simple.  May be 
built entirely on site or may be modular. 

 
In 2020, several properties along Mint Street were rezoned from General Commercial 
(GC) to Single-Family 5 (SF-5) to allow for construction of detached homes without having 
to go through the special exception process. At that time, three properties were not 
included in that rezoning (442, 446, and 450 Mint Street) to allow the properties to develop 
with commercial uses, should there be interest in combining with other commercially 
zoned property along Albright Road.  Since that time, there have been no development 
proposals for the surrounding commercial properties, but the demand for affordable 
housing has increased. 
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Site Description 
The parcel is located on Mint Street which is a dead- end street off Albright Rd. When the 
General Commercial (GC) zoning was established on the property, single-family 
residential uses were permitted. The Zoning Ordinance has since been amended to 
require special exception approval for single-family residential uses in the GC zoning 
district.  
The property is surrounded by properties zoned Single-Family 5 and General Commercial 
(GC).  Nearby uses include other single-family residential along Mint Street and 
Automobile Sales and Automobile repair uses along Albright Road.  
 
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 these standards are applicable to every request for a special 
exception use.  
1. Complies with Use-Specific Standards: The proposed use complies with all use-

specific standards. In this case, the applicable use-specific standards are shown 
below in italics, followed by staff’s assessment of each standard in non-italicized font. 

4.3.3.2.1 Household Living 
A. Single-Family Detached 

1. Single-family detached dwellings and lots have numerous conditions related to 
site design and architecture, which are found in Chapter 9: Site and Building Design 
Standards and Chapter 6: Community Design Standards. 
2. In the business zoning districts, single-family detached dwellings must meet the 
dimensional standards in the table below: 

 
The existing lots are both 9,500 sq. ft., 190’ deep and 50’ wide, the width does not 
meet the minimum lot dimensions as outlined above and will require a variance to this 
provision. 
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2. Compatibility: The proposed use is appropriate for its location and compatible with 

the character of surrounding lands and the uses permitted in the zoning district(s) of 
surrounding lands. 
The single-family uses would be compatible in this area, as they are surrounded by 
other single-family homes along Mint Street. While zoned General Commercial, the 
existing commercial uses are located and accessed from Albright Road.  There is also 
an existing single-family home that is located between the two homes at 446 Mint 
Street, which is also zoned GC.  

3. Design Minimizes Adverse Impact: The design of the proposed use minimizes 
adverse effects, including visual impacts on adjacent lands; furthermore, the proposed 
use avoids significant adverse impact on surrounding lands regarding service delivery, 
parking and loading, odors, noise, glare, and vibration, and does not create a 
nuisance. 
The design of a single-family detached dwelling would be reviewed by staff for 
compliance with all applicable zoning and building regulations to minimize any impacts 
to neighboring properties.  A single-family home would have less impact in regard to 
deliveries, parking, loading, odors, noise glare and vibration than if the properties were 
to develop with commercial uses. No adverse impacts are expected. 

4. Design Minimizes Environmental Impact: The proposed use minimizes 
environmental impacts and does not cause significant deterioration of water and air 
resources, significant wildlife habitat, scenic resources, and other natural resources. 
The design would be reviewed, and inspections performed by staff for compliance with 
all environmental regulations to minimize any impacts to neighboring properties, 
streams, creeks, and stormwater systems.  The existing stormwater pipe placed 
beneath Mint St. was recently upgraded from a 12” pipe to an 18” pipe by the City of 
Rock Hill.  Additionally, single-family homes generally have less impervious surface 
than commercial development, which reduces any risk of stormwater impacts to the 
neighbors.  

5. Roads: There is adequate road capacity available to serve the proposed use, and the 
proposed use is designed to ensure safe ingress and egress onto the site and safe 
road conditions around the site. 
The addition of two single-family units along Mint Street would have little impact on 
the road network. Commercial uses, such as those allowed under the General 
Commercial zoning district, would have the potential to generate far more traffic than 
the use proposed.   

6. Not Injure Neighboring Land or Property Values: The proposed use will not 
substantially and permanently injure the use of neighboring land for those uses that 
are permitted in the zoning district or reduce property values in a demonstrative 
manner. 
The proposed use is not expected to injure property values and is compatible with the 
other single-family homes along the street. 
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7. Site Plan: A site plan has been prepared that demonstrates how the proposed use 

complies with the other standards of this subsection. 
The applicant has submitted a site plan showing the proposed development for each 
lot. 

8. Complies with All Other Relevant Laws and Ordinances: The proposed use 
complies with all other relevant City laws and ordinances, state and federal laws, and 
regulations. 
The applicant agrees to conform to all other relevant laws and ordinances. 

 
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. 
The parcels were created prior to current zoning codes, which previously allowed 
single-family homes to be developed on 50-foot-wide lots.  The subject parcels are 
similar in square footage and width to the other lots in the neighborhood, which also 
have single-family home constructed on them; however, since they are zoned General 
Commercial (GC) the zoning ordinance requires different dimensional standards than 
if zoned Single-Family 5. 

2. Unique Conditions 
These conditions do not generally apply to other properties in the vicinity.  
The surrounding lots have similar dimensions as the subject parcels; however, they 
are zoned SF-5 and can be developed by right at their current dimensions without the 
need for a variance or special exception. 

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. 
Application of the current code would result in inefficient use of the land and would not 
allow construction of single-family detached homes. The City of Rock Hill 
Comprehensive plan encourages residential growth by utilizing infill lots for 
development where existing utilities and infrastructure are readily available. 
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4. Not Detrimental  

The authorization of the Variance Permit will not result in substantial detriment to 
adjacent land, or to the public good, and the character of the district will not be harmed 
by the granting of the variance.  
Approval of the variance as requested would not be detrimental to the adjacent land, 
public good or the character of the district.  

5. 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 request would allow for single-family 
development which is generally less profitable than commercial development.   

 
Public Input 
Staff has taken the following actions to notify the public about this public hearing:  

• October 2: Sent public hearing postcards to property owners and tenants within 
300 feet of the subject property, posted public hearing signs on subject property, 
posted information about this request onto the City’s website.   

• October 3: Advertised the Zoning Board of Appeals public hearing in The Herald.  
Staff received two emails in opposition to the request, from owners of 454 and 423 
Mint Street, with concerns about traffic, stormwater, and construction.   The emails 
are attached for board review. 

 
Staff Recommendation 
Staff recommends approval of the special exception request. The proposed single-family 
residential use is compatible with the other residential and commercial uses located along 
this section of Mint St.  
 
Attachments 

• Application and supporting materials. 
• General Commercial (GC) use list 
• Zoning map 
• Public Input – Emails received from 454 & 423 Mint Street. 

 
Staff Contact:  
Ryan Hammond, Planner II 
803.329.5674 
Ryan.hammond@cityofrockhill.com 
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Case No. Z-2025-15 

Staff Report to Zoning Board of Appeals 
Meeting Date: October 28, 2025 

 
 
Request: Special Exception for Residential Infill Use  

Address:  407 Charlotte Ave. 

Tax Map No.:  629-06-07-003 

Zoning District: Neighborhood Office (NO) 

Applicant/Owner: Charlie Vroon 
  1491 Canter Lane 
  York, SC 29745 
 
   
Background 
The applicant is requesting a special exception to construct a new triplex at 407 Charlotte 
Avenue. Previously, the applicant proposed a quadraplex in July of this year.  The Zoning 
Board of Appeals did not approve the use for the quadraplex at that time, due to density 
and stormwater concerns.  The applicant has since created a new plan with less units 
and removed the initially proposed drive aisle to reduce the potential stormwater impact.  
The use is considered Residential Infill and allowed only by special exception in the 
Neighborhood Office (NO) zoning district. 

 

Primary use table 
excerpt 
 

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

 

Residential infill: The residential infill use consists of small-scale 
residential uses with multiple dwellings on one lot. Examples include: 
• the construction of one or a small number of single-family 

detached dwellings, duplexes, triplexes, or quadruplexes on an 
undeveloped lot, or on a lot with an existing single-family 
detached residence, duplex, triplex, or quadruplex; 

• residential structure that has historically been used as a single-
family dwelling but that is now divided into multiple units; or 

• the construction of one or a small number of accessory dwelling 
units on a lot with an existing single-family detached residence, 
duplex, triplex, or quadruplex. 
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Site Description 
The site is located along the west side of Charlotte Avenue between Aiken Avenue and 
Union Avenue. The area consists of other residential infill uses, including the two adjacent 
parcels, as well as single-family and commercial uses.  The YMCA and Oratory campus 
are directly across Charlotte Avenue with other commercial uses to the south.   
 
Analysis of Request for Special Exception 
Staff will base its recommendation on an analysis of the below standards, and the Zoning 
Board of Appeals may approve a special exception use only upon a finding that the 
applicant has demonstrated that the applicable standards listed below are met. The Board 
may find that not all of these standards are applicable to every request for a special 
exception use.  

1. Complies with Use-Specific Standards: The proposed use complies with all use-
specific standards. In this case, the applicable use-specific standards are shown 
below in italics, followed by staff’s assessment of each standard in non-italicized 
font. 
A. When the Zoning Board of Appeals is considering special exception requests 

for residential infill uses, the Board must evaluate the following criteria in 
addition to the other standard questions regarding special exception uses from 
Chapter 2: Administration: 
i. Does the surrounding area have a mix of commercial and residential uses, 

or a mix of residential use types of varying densities? 
The surrounding area has a mixture of similar infill uses, single-family 
homes and commercial properties. The commercial properties along 
Charlotte Avenue include the Oratory, YMCA, a vacant commercially zoned 
building and a professional office.  Additionally, the property is within two 
blocks of Winthrop University.  

ii. Does the proposed residential infill use meet a sufficient number of the 
standards of Chapter 9.4: Design Standards for Residential Infill Uses for it 
to be compatible with its surroundings? 

a. Form of Structures - This property is located within the City’s Charlotte 
Avenue/ Aiken Avenue historic district.  The creation of a new structure 
required review of the street facing facade by the Board of Historic 
Review.  The board agreed that the architecture and materials are 
compatible with the surrounding area and approved the proposed facade 
at their May 1, 2025, meeting. 

b. Architectural Standards – The proposed architecture mimics a single-
family home on the front façade and is compatible with the varying types 
of structures in the area. The applicant will use cement fiber siding and a 
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shingled roof.  These materials are compatible with the surrounding 
structures. 

c. Orientation of Buildings to Streets – The end unit facing Charlotte Avenue 
will have an entry facing the street and another entry along the side 
adjacent to the other units. The additional units will have an entrance 
facing the south side.  This is compatible with the adjacent structure at 
415 Charlotte Avenue, which  has a similar design. 

d. Building Scale – The proposed structure is a single-story and is 
compatible with the surrounding area, which are predominately single-
story buildings.  

e. Setbacks – The structure will meet the required setbacks, which are 
consistent with other structures along Charlotte Avenue. 

f. Off-Street Parking – Two off-street, paved parking spaces will be 
provided for each unit.  The adjacent parcel,  401 Charlotte Avenue, is 
also owned by the applicant.  An access agreement for the drive aisle 
onto Union Avenue, along the rear of 401 Charlotte Avenue, will be 
recorded prior to permitting.  

g. Pedestrian Walkways – A new sidewalk from the triplex will provide 
pedestrian connection to the public sidewalk.  The applicant will extend 
the public sidewalk along the frontage of Charlotte Avenue, which is 
currently the only missing sidewalk section along the block. 

h. Garages and Carports – Neither a garage nor a carport is proposed. This 
is consistent with the homes along the block.  

i. Outdoor Areas – Each unit will have a rear patio with a minimum of 50 
square foot each. 

j. Landscaping – All landscaping will meet requirements of the Zoning 
Ordinance. A landscape plan will be reviewed as part of the building 
plans. All landscape and maintenance will be provided by the property 
owner.  

k. Fencing – A 6-foot privacy fence is being proposed along the rear 
property line, adjacent to 615 Union Avenue. The rear fencing meets the 
Zoning Ordinance requirement, which requires fencing against adjacent 
single-family homes.  

l. Outdoor Storage – No storage is proposed.   
m. Roof Penetrations and Equipment – All HVAC units are proposed to be 

placed in the rear of the building (north side) and screened from view 
along Charlotte Avenue.  

n. Signage – There will be no signage.  
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2. Compatibility: The proposed use is appropriate for its location and compatible 
with the character of surrounding lands and the uses permitted in the zoning 
district(s) of surrounding lands. 
A triplex will be compatible with the surrounding land-uses which are a mix of 
single-family homes, residential infill and commercial uses. This includes the 
adjacent properties on Charlotte Avenue which are a triplex to the north and 
quadraplex to the south.  

3. Design Minimizes Adverse Impact: The design of the proposed use minimizes 
adverse effects, including visual impacts on adjacent lands; furthermore, the 
proposed use avoids significant adverse impact on surrounding lands regarding 
service delivery, parking and loading, odors, noise, glare, and vibration, and does 
not create a nuisance. 
The proposed structure is compatible with the surrounding area and would not 
cause any adverse impacts. It is placed between two other residential infill uses of 
similar scale. The original quadraplex proposal has been reduced to a triplex to 
reduce the number of tenants and traffic impacts.  

4. Design Minimizes Environmental Impact: The proposed use minimizes 
environmental impacts and does not cause significant deterioration of water and 
air resources, significant wildlife habitat, scenic resources, and other natural 
resources. 
Along with the reduction of units, the new plan shows the amount of impervious 
surface has been reduced to mitigate prior concerns from neighbors for stormwater 
impacts.  All impervious surfaces will be reviewed by infrastructure staff for 
compliance with the City’s Development Standards when building plans are 
submitted for permitting. 

5. Roads: There is adequate road capacity available to serve the proposed use, and 
the proposed use is designed to ensure safe ingress and egress onto the site and 
safe road conditions around the site. 
Charlotte Avenue is a SCDOT maintained road, which has the capacity to support 
the proposed new residences.  The new plan has removed the initially proposed 
drive aisle from Charlotte Avenue. All tenants will enter and exit the parking area 
from Union Avenue.  One less driveway along Charlotte Avenue will improve traffic 
flow from nearby streets and driveways. 

6. Not Injure Neighboring Land or Property Values: The proposed use will not 
substantially and permanently injure the use of neighboring land for those uses 
that are permitted in the zoning district or reduce property values in a 
demonstrative manner. 
Due to the variety of uses in this area, including other residential infill uses of 
similar size, the proposed use is not anticipated to injure neighboring lands or 
property values.  
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7. Site Plan: A site plan has been prepared that demonstrates how the proposed use 
complies with the other standards of this subsection. 
A site plan is attached, demonstrating where the building, parking, and outdoor 
space for each unit will be placed.   

8. Complies with All Other Relevant Laws and Ordinances: The proposed use 
complies with all other relevant City laws and ordinances, state and federal laws, 
and regulations. 
The applicant agrees to conform to all other relevant laws and ordinances.  

 
Public Input 
Staff has taken the following actions to notify the public about this public hearing:  

• October 2: Sent public hearing postcards to property owners and tenants within 
300 feet of the subject property.   

• October 3: Posted public hearing signs on subject property. 
        Advertised the Zoning Board of Appeals public hearing in The Herald. 
        Information about this request was posted to the City’s website. 

Adjacent neighbors attended the initial proposal during the July Zoning Board meeting 
and voiced concerns about the number of tenants, the additional stormwater runoff and 
traffic created by this proposal.   
Staff has not received any further public comment in favor of or against the proposal. 
 
Staff Recommendation 
Staff recommends approval of the special exception for the residential infill use as 
proposed.  
 
Attachments 

• Application   
• Site plan 
• Zoning map 

 
Staff Contact: 
Amy Britz, Planner I 
803.329.5586 
Amy.britz@cityofrockhill.com 
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Zoning Board of Appeals Order 

Z-2025-08 

The Zoning Board of Appeals held a public hearing on Tuesday, June 17, 2025, to consider a 
Consider an appeal by Charlie Vroon for a special exception for residential infill use at 407 
Charlotte Avenue. The property is zoned Neighborhood Office (NO). Tax map number 629-06-
07-003. 

Board members in attendance included: Barry Chitwood, Matt Crawford, James Hawthorne, 
Chad Williams, Nancy Templeton and Charlotte Brown (Nathaniel Robinson 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 407 Charlotte Ave. 

2. The owner of the property is Charlie Vroon 

3. This property is zoned Neighborhood Office (NO). 

4. The request was for a special exception for residential infill use. 

5. The request was advertised to the public according to state law and the City of Rock Hill 
Zoning Ordinance. The following public notifications were given: 

• May 28: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• May 30: Public Hearing notification signs posted on subject property. 

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

• May 29: 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, Rayn Hammond, presented the staff report. 

Mr. Hawthorne asked whether the applicant can legally give himself an easement since he 
owns both properties. Mr. Hammond said that he can record that easement for the driveways 
in case he sells one of the properties. 

Mr. Hawthorne asked whether it would be labeled as an egress or ingress easement. Mr. 
Hammond confirmed that he would have an access easement and two parking space 
easements. The proposed use only requires six, so they will add two more parking spaces. 

Mr. Hawthorne asked whether a utility provision would be included in the easement. Mr. 
Hammond confirmed that it would be but noted that he does not anticipate any utilities going 
through the property. 

Mr. Hawthorne asked how sewer would get out of the new development and back to existing 
sewer line. Mr. Hammond said there is sewer all along Union Avenue, so there would be a 
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tap direct to the property. 

Mr. Hawthorne asked whether there will be individual sewer taps for each unit or one 
common sewer lines. Mr. Hammond said he assumes they will have their own. Each unit will 
have its own water meter and electric meter, so he assumes it will be the same for sewer. 

Mr. Hawthorne asked whether those units will be for sale or for lease. Mr. Hammond 
confirmed that it will be for lease because they are rentals. 

Ms. Templeton asked whether the driveway is coming from around the back and confirmed 
there are four parking spaces within the property and parking along the bottom. Mr. 
Hammond answered that the driveway comes in from Charlotte Avenue and the parking lot is 
at the rear. 

Mr. Hawthorne confirmed there are six parking spaces behind the development. He asked 
whether six spaces will be enough for the four units. Mr. Hammond said that the applicant 
required eight and that the applicant will be getting an easement for an additional two parking 
spaces on the adjacent property. 

Chair Crawford asked about fencing requirements. Mr. Hammond said a fence is to be 
provided on the rear of the property against the adjacent single-family homes. The fence 
along 415 Charlotte Ave. is already an existing buffer. He said that zoning code does not 
require a fence against the other infill uses. 

Mr. Hawthorne asked whether the trash area is fixed and whether residents will have to walk 
the trash down themselves or whether there will be roll carts. Mr. Hammond confirmed roll 
carts would be used and there will be a sidewalk along the front. He said that dumpsters 
would also be allowed. 

There being no further questions from the board or staff, Chair Crawford opened the floor to 
the applicant. 

Charlie Vroon, owner of the subject properties, of 1491 Canter Ln., York, SC, thanked Mr. 
Hammond and Ms. Britz for all their help. He said the plan is to lease these properties and 
that he owns several rentals in Rock Hill. 

Mr. Hawthorne asked about the timeline for this development. 

Mr. Vroon said he has a builder lined up once this is approved. He said the goal would be to 
start construction within the next three to four months. 

Chair Crawford opened the floor for public comment. 

Leland Greeley, 620 Aiken Ave., Rock Hill, SC, spoke in opposition. He stated that he lives in 
front of the apartments that were put up last year. He said there are four proposed units that 
are all the same size, but with different number of bedrooms. He is concerned with the 
number of people that will be living in these. The driveway is only thirteen feet wide and has 
one-way access. He stated there will be no grass and only a sidewalk that will be right next 
to the front door. He was also concerned with the appearance of the exterior. He said it will 
be nothing but tenant buildings and concrete. He is also concerned with the water runoff off 
College Avenue, which is not discussed in the site plan. He said that the previous request is 
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nothing but dirt and rock for the parking. He was also concerned with the traffic on Charlotte 
Avenue. He asked that this plan not be approved. 

Mr. Williams asked whether he has looked over the findings and whether he disagrees. 

Mr. Greeley said that he does disagree and does not see how it fits the neighborhood. He 
stated it will cause parking, noise, runoff, etc. 

Pierre Charlaron, 410 College Ave., Rock Hill, SC, said that the City said duplexes were 
compatible, but this plan is not a duplex. He was also concerned about the stormwater and 
runoff problems on College Avenue's side. Chair Crawford confirmed that it is officially listed 
as a quadruplex in the staff report. 

As a rebuttal, Mr. Vroon confirmed that they contracted stormwater plans for all their 
developments, and they do plan on paving both parking lots. He is just waiting on approvals 
from the boards and then he will continue with the contractors. 

Mr. Hawthorne asked whether he is putting in asphalt for the parking spaces and concrete for 
the shared driveway. 

Mr. Vroon confirmed and said that they may be doing concrete for the whole area because of 
pricing. He assures that there will be some form of paving. 

Mr. Hawthorne asked whether there would be any type of area between the sidewalk and the 
shared access space. Mr. Vroon said it will be a raised curve. It will be elevated, but there 
will not be a green space because the property does not have room for it. 

Mr. Williams asked whether the existing trees will be removed. 

Mr. Vroon said they will be putting up privacy bushes between that fence and the parking. 

Mr. Williams asked staff about how stormwater would be addressed. Mr. Hammond stated 
that this is currently a conceptual site plan and that if the request is approved, Mr. Vroon will 
start submitting the final plans for staff to review. 

Mr. Hawthorne asked whether parking spaces will need to be eliminated and address 
stormwater. Mr. Hammond confirmed that in the event of stormwater issues, the impervious 
surfaces would need to be eliminated, meaning that they would have to start taking away 
some units. There is no anticipation that density would increase. 

Mr. Williams asked whether he has any concerns about the structure being compatible with 
the surrounding architecture. Mr. Hammond said no; the Board of Historic Review has 
already approved the architecture and there is a mix of buildings in the area. 

Mr. Chitwood made a motion to approve the special exception for residential infill use at 407 
Charlotte Ave. The motion was seconded by Chair Crawford. 

The motion was not approved by a vote of 3-3 (Robinson absent). 

Mr. Hawthorne noted that the design cannot meet the required finding about environmental 
impacts. 
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THE BOARD, THEREFORE, ORDERS: 

The request by Charlie Vroon for a special exception for residential infill use at 407 
Charlotte Avenue DENIED. 

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 forth 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. 

Mat P  ra ord, Chairman 

Date the Order Was Approved by the Board:  -7 1 

Date the Decision of the Board Was Mailed to the Applicant: -7 le 
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PLANNING & DEVELOPMENT  
155 JOHNSTON STREET, P.O. BOX 11706  
 ROCK HILL, SC 29731-1706, 803/329.5586 

 
  

TO:   Zoning Board of Appeals  

FROM:          Ainsley Ellis 

RE:  Regular Meetings for 2026  

DATE:           September 18, 2025  

  

The following is a schedule of proposed meeting dates for the 2026 
calendar year.  In 2026 the ZBA will continue to meet on the 3rd Tuesday of 
the month.  An alternative meeting date (in parentheses below) of the 
following Tuesday will be advertised, if the originally scheduled meeting 
date must be postponed due to unforeseen circumstances.  Dates in red 
are close to holiday dates and may need to be adjusted.   
  

January 20, 2026 (Jan. 27) MLK = 19 

February 17, 2026 (Feb. 24) 

March 17, 2026 (March 24)  

April 21, 2026 (April 28) Easter = April 5   

May 19, 2026 (May 26) Memorial Day = 25 

June 16, 2026 (June 23)  

July 21, 2026 (July 28)   

August 18, 2026 (Aug. 25) *Election of Officers  

September 15, 2026 (Sept. 22) Labor Day = 7 

October 20, 2026 (Oct. 27) *Draft 2027 Calendar  

November 17, 2026 (Nov. 24) Veteran’s Day = 11, Thanksgiving = 

26 

December 15, 2026 (Dec. 22) Christmas Day = 25 
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