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A G E N D A 
 

Rock Hill Zoning Board of Appeals  
August 17, 2021 

 
 
 

 

1. Call to Order 

2. Approval of Minutes from the July 20, 2021 meeting. 

3. Approval of Orders from the July 20, 2021 meeting 

4. Appeal Z-2021-35: Request by Rick Neary and Katie Clamp for a variance from the 
side yard setback for a proposed addition at 1147 Richmond Dr., which is zoned 
Single-Family Residential-3 (SF-3). Tax map number 631-07-06-013.  

5. Appeal Z-2021-36: Request by Tara McKee for a special exception to establish a 
short-term rental use at 654 E. Black St., which is zoned Multi-Family Residential-15 
(MF-15). Tax map number 625-05-04-028. 

6. Appeal Z-2021-37:  Request by PDM Real Estate LLC for a variance from the side 
yard setback requirements for a proposed addition at. 640 Cel-River Rd., which is 
zoned Industry Heavy (IH). Tax map number 662-07-01-320. 

7. Appeal Z-2021-38: Request by Michael Ashley for a variance from the rear yard 
setback for an accessory structure located at 732 S Spruce St., which is zoned 
Single-Family Residential-5 (SF-5). Tax map number 625-10-02-021. Deferred until 
September. 

8. Appeal Z-2021-39: Request by Jennifer Lewis for a special exception to establish an 
indoor recreation use, less than 3,000 sq. ft., for a yoga studio at 1348 Ebenezer Rd. 
Ste. 102, which is zoned Neighborhood Office (NO). Tax map number 596-05-01-
030. 

9. Other Business. 
10. Adjourn.  
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Zoning Board of Appeals  
City of Rock Hill, South Carolina                        July 20, 2021 

  
A public hearing of the Zoning Board of Appeals was held Tuesday, July 20, 2021, at 6 p.m. in 
City Council Chambers at City Hall, 155 Johnston Street, Rock Hill SC.    
MEMBERS PRESENT: Matt Crawford, Keith Sutton, Chad Williams, Stacey Reeves, 

James Hawthorne, Charlotte Brown 
MEMBERS ABSENT: Rodney Cullum 
 
STAFF PRESENT: Melody Kearse, Shana Marshburn, Dennis Fields, Janice E 

Miller, Eric Hawkins 
 
Legal notices of the public hearing were published in The Herald, Friday, July 2, 2021. 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 6:00 p.m. 
2. Approval of Minutes of the June 15, 2021, meeting. 
Vice Chair Keith Sutton made the motion to approve the minutes as submitted. Mr. Chad 
Williams seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). 
3.  Approval of Orders of the June 15, 2021, meeting. 
Vice Chair Sutton made the motion to approve the orders with the correction to the minutes as 
noted. Mr. Williams seconded, and the motion carried unanimously by a vote of 6-0 (Cullum 
absent).  
4.  Appeal Z-2021-24: Request by Reed Cook for a special exception to establish a 
commercial truck rental use at 515 North Anderson Road, which is zoned General 
Commercial (GC). Tax map number 630-04-01-010. 
Staff member Melody Kearse presented the staff report.  
The applicant, Reed Cook, 515 North Anderson Road, stated there would be no storage of gas 
or oil products on the site, and they would use a mobile oil service to for vehicle maintenance. 
Chair Crawford closed the floor for Board discussion. 
Chair Crawford made the motion to grant the special exception for a commercial truck rental 
use as presented by staff. Vice Chair Sutton seconded, and the motion carried unanimously 
by a vote of 6-0 (Cullum absent). 
Chair Crawford presented the findings, specifically noting the use specific standards would be 
met, a site plan showing the proposed parking arrangement had been submitted, the proposed 
use was compatible with the current use, and the use had existed before.  
5. Appeal Z-2021-25: Request by Jeff Johnson for a special exception to establish a 
short-term rental use at 742 North Confederate Avenue, which is zoned Single-Family 
Residential-5 (SF-5). Tax map number 627-02-02-037. 
Staff member Shana Marshburn provided the Board with an email from a nearby resident in 
support of the request and presented the staff report. 
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Vice Chair Sutton asked if the residence was currently being used as a long-term rental. Ms. 
Marshburn stated she believed that it was, but the applicant would be the best one to answer. 
Chair Crawford asked the applicant to step forward; the applicant was not present. 
No one from the audience spoke with reference to this item. 
Chair Crawford closed the floor for Board discussion. 
Vice Chair Sutton made a motion to grant the special exception for a short-term rental use as 
requested. Mrs. Stacey Reeves seconded. 
Chair Crawford observed that the use may not be 100% compatible with the surrounding area 
but there did not appear to be anyone present to speak one way or the other. Mr. Williams 
commented that the use would be compatible if the applicant followed the regulations. 
Chair Crawford called for a vote, and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
Chair Crawford presented the findings, specifically noting the applicant agreed to comply with 
the use specific standards, there was no HOA in place to regulate the use, there would be no 
environmental impacts, the property was already developed as a residence, and the applicant 
agreed to comply with all other laws and ordinances with respect to short-term rentals.   
6. Appeal Z-2021-26: Request by Sara Hutto for a special exception to establish a 
short-term rental use at 315 Catawba Street, which is zoned Multi-Family Residential-15 
(MF-15). Tax map number 629-13-02-015. 
Staff member Shana Marshburn presented the staff report.  
Vice Chair Sutton referred the photos presented showing the construction of the front desk, 
asking if the deck was completed or if this was an old picture. Ms. Marshburn stated this was 
a older photograph, and that the deck had been completed. 
The applicant’s representative, Mr. Tom Hutto, 1820 Sharonwood Lane, provided additional 
photos of properties he and the applicant, Mrs. Sara Hutto, managed for short-term rental use. 
He noted that while there was not an HOA for this particular neighborhood, it appeared that 
the City’s regulations did not require neighborhood associations to supply the City with 
information on restrictive covenants regulating this use. He added they had received positive 
comments from neighbors at their other locations. 
Mr. James Hawthorne asked if there was plenty of parking. Mr. Hutto stated there were spaces 
for three cars at the top of the driveway, which was steep. 
Mr. Williams asked if the photos presented by Mr. Hutto were of this property or others. Mr. 
Hutto stated these were other properties, that he wanted to give the Board examples of what 
their properties looked like. 
Chair Crawford asked how many properties were in operation. Mr. Hutto stated seven with one 
more under renovation, adding that they owned 17 permits for short-term rentals obtained 
before the end of the previous year, that this particular property was missed so this was the 
reason for the request. 
Mr. Pedro Gaston, 316 Catawba Street, spoke in opposition to the request, specifically with 
respect to renters parking in the street and what he believed would be essentially turning the 
house into a hotel. He added that no one in the neighborhood attended the meeting because 
they were not aware of what the proposed use was to be. 



 

 3 | P a g e  
 

Mr. Daniel Sanchez, 310 Catawba Street, spoke in opposition to the request, stating that a car 
driving through the neighborhood had crashed into this car and expressing concern over the 
safety of his family as he traveled for his business.  
Chair Crawford allowed Mr. Hutto to respond to these concerns. Mr. Hutto stated the property 
had been used as a long-term rental for years, that the activities of the short-term rental clients 
was proposed to be no more than a long-term resident would be. He noted there was plenty of 
parking, that as many as five cars could possibly park at the top of the hill, adding that he 
doubted anyone would want to park at the bottom of the hill and walk up the steep driveway to 
the house.  
Mr. Hawthorne asked if any of the long-term renters had used the street for parking. Mr. Hutto 
replied none had parked on the street, stating that he had constructed additional plateaus to 
create parking for three vehicles. 
Chair Crawford asked for clarification that the requirement of one additional off-street parking 
space was met. Mr. Hutto stated it was. 
Chair Crawford closed the floor for Board discussion. 
Mr. Williams made a motion to grant the special exception for a short-term rental use as 
presented. Vice Chair Sutton seconded. 
Mr. Williams commented that just like a single-family residential use, there may be a bad tenant 
that affects the neighborhood but with short-term rentals, there was a rating system in place 
for those clients that didn’t exist for long-term renters. 
Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
Mr. Williams presented the findings, specifically noting the applicant would meet the use 
specific standards as required, there was no HOA in place to regulate the use, the applicant 
agreed to follow the rules and regulations the City had developed, staff verified there was 
ample parking, and there was a park nearby.  
7. Appeal Z-2021-27: Request by Tania Ayubi for a special exception to establish a 
short-term rental use at 418 Hampton Street, which is zoned Multi-Family Residential-
15 (MF-15). Tax map number 598-25-01-032. 
Staff member Shana Marshburn presented the staff report. 
The applicant, Ms. Tania Ayubi, 611 Barcroft Lane, Fort Mill, was available to answer 
questions. She stated the property manager for the property had full knowledge of the City’s 
regulations and had experience in managing short-term rental properties. 
Chair Crawford closed the floor for Board discussion. 
Mrs. Reeves made the motion to grant the special exception for short-term rental use as 
presented. Vice Chair Sutton seconded, and the motion carried unanimously by a vote of 6-0 
(Cullum absent).  
Mrs. Reeves presented the findings, specifically noting the applicant would meet the required 
specific use standards, the use was compatible with the surrounding area, there would be no 
site work, and no environmental impact.  
8. Appeal Z-2021-28: Request by The Life House Women’s Shelter for a special 
exception to establish a Group Home (Type A) use, a reduction in the required 
separation from other group home uses, and variances from the side and rear setback 
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standard, minimum lot width and lot size standard, and the side buffer-yard requirement 
at 313 North Wilson Street, which is zoned Neighborhood Office (NO). Tax map number 
627-22-02-030. 
Staff member Melody Kearse presented the staff report. 
Vice Chair Sutton asked how the investigation into the alley abandonment would be resolved. 
Ms. Kearse stated there were documents that showed the alley had been abandoned per a 
court order in 1989 and split among the adjacent property owners, but was not showing on the 
plat of record, which was a survey done in 1998. The information was given to the owners and 
their agents for them to work towards resolution, and this issue of ownership of the 10-foot 
portion of the alley would need to be resolved before they could begin using that particular 
area for any reason. 
Vice Chair Sutton asked if the issue would lie with York County Clerk of Court and Register of 
Deeds. Ms. Kearse stated that it was, and there were several options to resolve the issue 
including the possibility of a quit claim process. 
Vice Chair Sutton asked if the unresolved alley issue impacted this request, that if the Board 
granted the special exception and variances as requested, would these be null and void if the 
alley issue was not resolved. Ms. Kearse stated the variances had been computed based on 
the assumption the alley was still in place. 
Mr. Hawthorne asked the timeframe for the project. Ms. Kearse stated they were currently 
working on the main building with the intention to begin construction on the new structure within 
the next two years. 
Mr. Hawthorne asked if the stop sign would be at the street or on the property. Ms. Kearse 
stated it would likely be on the property, but that it was not necessarily required as this was not 
a dedicated street. 
Chair Crawford asked the reasoning for the large separation between group homes. Ms. 
Kearse stated this was to prevent the oversaturation in any one area of group homes. She 
added that The Life House currently had a facility across the street that was seen as an 
expansion of an existing use, and it was not believed that there would be any issues. 
The applicant, Ms. Courtney Denton, 535 Cotton Field Road, provided information about the 
purpose of The Life House, noting specifically that there was a need for providing shelter 
facilities for homeless women and, in some cases, children. She stated they received between 
four to seven calls each day from women needing to find shelter, adding that they were able 
to accommodate ten to twelve women in their current facility at 314 North Wilson Street. Ms. 
Denton noted the goals were to provide shelter, stability, and safety on a 30/60/90-day plan to 
give women the opportunity to put their life back together and become self-sufficient. She 
stated in the short time since the facility had opened in December 2020, they had helped 44 
women. She introduced Susan, a former client, who provided the Board with her history and 
how The Life House had helped her. 
Chair Crawford asked staff if the Board could vote on all items at one time or separately. Ms. 
Kearse stated the Board could handle this as one item since the variances were dependent on 
the approval of the special exception and the reduction in separation. 
Chair Crawford closed the floor for Board discussion. 
Mr. Williams presented the motion to grant the special exceptions for a Group Home (Type A) 
use and for the reduction in separation from other group homes as requested, and to grant the 
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variances from the side and rear setback standards, minimum lot width and lot size standard, 
and side buffer-yard requirements as requested. Vice Chair Sutton seconded. 
Mr. Williams stated he had small concern about the separation from other group home uses 
but realized that the railroad tracks on either side help provide a measure of separation as well 
as the fact that the uses are not located next to each other.  
Chair Crawford called for a vote, and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
Mr. Williams presented the findings, specifically noting the applicant agreed to meet the use 
specific standards and that the variances alleviated any use specific standards that could not 
be met, the structure was a historic home, the site had exceptional conditions not experienced 
by other properties in the area, the lot was long and narrow which made meeting the required 
setbacks difficult, and the strict application of the regulations would be prohibitive. 
9. Appeal Z-2021-29: Request by First Presbyterian Church for a special exception to 
establish a columbarium use at 234 East Main Street, which is zoned Downtown (DTWN). 
Tax map number 627-18-06-001. 
Staff member Melody Kearse presented the staff report. 
Applicant’s representative, Mr. Robert Ballard, 234 East Main Street, was available to answer 
questions. 
Chair Crawford closed the floor for Board discussion. 
Mr. Hawthorne made a motion to grant the special exception for a columbarium use as 
presented. Mrs. Reeves seconded. 
Chair Crawford noted staff was able to make all the findings and that the use would have no 
impact on the surrounding area.  
Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
Mr. Hawthorne presented the findings, specifically noting the applicant would comply with all 
the use specific standards, the use was compatible with the current use, and a site plan had 
been submitted. 
10. Appeal Z-2021-30: Request by John and Chandra Chavez for a variance from the 
side yard setbacks and the setback from the primary structure for a detached accessory 
structure at 895 Eastwood Drive, which is zoned Single-Family Residential-5 (SF-5). Tax 
map number 628-08-02-018. 
Staff member Shana Marshburn presented the staff report. 
Mr. Williams asked if the 3-foot 9-inch measurement was to the eave of the house or side of 
the carport. Ms. Marshburn stated this was to the carport. 
Chair Crawford asked the reason for the setback from the primary structure if this was for 
safety or design. Ms. Marshburn stated it was mainly for safety. 
Chair Crawford asked if the carport currently met the City’s design standards or would encasing 
the rafters meet those standards. Ms. Marshburn stated it would meet the design standards. 
Mr. Williams asked if the Board would need to require conditions for encasing the rafters as 
part of the motion. Ms. Marshburn stated the condition could be made part of the motion, but 
that this would be required anyway. 
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Chair Crawford asked how far the carport was from the other property. Mr. Williams stated that 
he had driven by the site and observed it was about two or three feet, adding that there was a 
significant slope to the rear of the property. 
The applicant, Mr. John Chavez, 898 Eastwood Drive, was available to answer questions. 
Mr. Williams asked if there was any issue with meeting the design standards. Mr. Chavez 
stated there were no issues, that once they received approval they would get a general 
contractor to complete the project. 
Chair Crawford closed the floor for Board discussion. 
Ms. Charlotte Brown made the motion to grant the variances from the side yard setbacks and 
the setback from the primary structure with the condition that that the trusses be hidden. Vice 
Chair Sutton seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). 
Ms. Brown presented the findings, specifically noting that the land had a slope that could not 
accommodate the accessory structure, and this slope did not apply to other properties in the 
area.   
11. Appeal Z-2021-31: Request by Gospel Light Baptist Church for a variance from the 
side yard setback requirements for an accessory structure and from the lot width 
requirement for a lot containing a residence in a commercial district so as to be 
subdivided at 212 Lancaster Avenue, which is zoned Office and Institutional (OI). Tax 
map number 598-05-04-025. 
Staff member Shana Marshburn presented the staff report. 
Chair Crawford asked if the variance requested was for 3.39 feet. Ms. Marshburn stated this 
was correct, that the accessory building is 3.39 feet away from the proposed property line, 
adding that the home would be on a 50-foot wide lot. 
Chair Crawford asked if the new property line could be shifted in order to meet this requirement 
without the need for a variance. Ms. Marshburn stated it could not because it would create a 
setback issue for the residential structure. It was discussed that either way, variances would 
still be needed. 
The applicant’s representative, Mr. Joe Smith, 4890 Railroad Avenue, Catawba, church 
deacon, stated the church wished to sell the residential property in order to fund the 
establishment of a new church, adding other residential structures in the area had the same 
lot width as this one would have. 
Mr. Williams observed that Mr. Smith was correct as it appeared other lots had the same size 
as this one would be. 
Chair Crawford closed the floor for Board discussion. 
Vice Chair Sutton made the motion to grant the variances from the side yard setback 
requirements for an accessory structure and from the lot width standards for a residential 
structure as presented. Mr. Williams seconded. 
Chair Crawford stated he had had a concern over the lot width request but as other properties 
nearby were the same, this alleviated his concern. 
Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
Vice Chair Sutton presented the findings, specifically noting the regulations at the time these 
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structures were built allowed for separate uses, the lot width requested meets the same as 
others in the area, no other properties would allowed to be recombined in this manner, and the 
variances correct an existing nonconforming issue. 
12. Appeal Z-2021-32: Request by Jimmy Dunn of June Engineering Consultants Inc 
for a special exception to establish a self-storage use at 2253 Cherry Road; 2260 Farlow 
Street; 1102, 1106, 1110, 1204, 1216, 1220, 1236, & 1302 Burton Street; and two adjoining 
unaddressed parcels, which are being considered by City Council for annexation and 
rezoning to Limited Commercial (LC) and Office and Institutional (OI). Tax map numbers 
634-00-00-003, -004, 031, -081 to -083, & -109 to -111. 
Staff member Dennis Fields presented the staff report. 
Vice Chair Sutton mentioned that the existing curb cut did not line up with the drive across 
Cherry Road, asking if it would be moved to line up. Mr. Fields stated the signalized intersection 
across Cherry Road accessed private property with no public access to Farlow Street. He 
stated the proposed access lined up better with the property across the street but that the 
South Carolina Department of Transportation (SCDOT) would need to assess any needs for 
medians and other encroachments within that area.  
Chair Crawford asked if the property could be annexed and rezoned to something that would 
allow for self-storage. Mr. Fields noted that except for industrial zoning districts, a special 
exception was required for a self-storage use in those zoning districts where it was allowed, 
adding that this property was being divided to allow for commercial uses along the Cherry 
Road side. 
Chair Crawford asked for additional information on the emergency access. Mr. Fields pointed 
out the area along Farlow Street, noting this would be gated and would not be approved for 
regular use. 
Mr. Hawthorne mentioned the portion of the staff report that addressed water quality over 
sewer lines, asking if these requirements for the building located to the west would be applied. 
Mr. Fields stated neither stormwater ponds nor buildings could be constructed over sewer lines 
so this would need to be addressed. 
The applicant’s representative, Mr. Keane McLaughlin, ESP Associates, 3475 Lakemont 
Boulevard, Fort Mill, stated the 50-foot buffer would make the site better for the surrounding 
properties, adding there were two perennial streams that would need to be dealt with. He 
added the development would require they bring in fill dirt, sewer easements on the site would 
need to be removed, and any access to Cherry Road would require SCDOT approval. 
Vice Chair Sutton observed that this would improve the area. 
Ms. Brown asked if there would be environmental review of the site to evaluate the area. Mr. 
McLaughlin stated there would be during the construction phase, noting that they would be 
bringing more dirt onto the site than would be excavated and removed. 
Mr. Hawthorne asked if any retaining walls would need to be constructed. Mr. McLaughlin 
stated these were not anticipated at this time. 
Mr. Williams commented that he though the contamination of the site came from the Rutledge 
Construction business many years previous. Mr. Fields stated that from what was known, 
whatever was located on the adjacent site created a need for monitoring wells in order to make 
sure there was no contaminants leaching into the groundwater. 
Chair Crawford asked if the operating hours of 6 a.m. to 10 p.m. would apply to the entire site. 
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Mr. McLaughlin stated this was correct, that the office hours would be 9 a.m. to 5 p.m. and that 
there would be a punch keypad for use by renters outside of those hours. Chair Crawford 
asked if the keypad would work after 10 p.m. Mr. McLaughlin stated it would not. 
Mr. Chris Catoe, 1581 Arborgate Drive, stated many of his questions had been answered by 
the presentation, adding the neighborhood would rather see residential or commercial uses 
and that Rock Hill needed more affordable housing options. 
Mr. Chris Ward, 1500 Andora Drive, provided his concerns regarding the request, including 
the impact on the nearby residences, the increase in stormwater runoff, the addition of fill dirt 
may create issues for Grace and Andora Streets, the possibility of light pollution affecting those 
adjacent properties and asking that the buffer along that side be increased, and the increase 
in traffic to the site from the Mt Gallant and Cherry Road intersection, known to be the busiest 
intersection in the area. 
Chair Crawford allowed Mr. McLaughlin to respond to the comments. Mr. McLaughlin stated 
lighting was a concern and that they would be doing what they could to eliminate any issues, 
adding that they would not be using poles but more likely wall pack lighting on the buildings. 
He noted the 50-foot buffer would be ample, indicating areas of the site that currently have 
areas they would not be disturbing and areas that would need to be completely landscaped. 
He stated there would be no disturbance of the floodplain area and that they did not want to 
impact the adjacent neighborhood. 
Mr. Williams asked if the fill would be in between the buffer area or the existing grade. Mr. 
McLaughlin stated the buffer would remain at the existing grade. 
Mr. Hawthorne asked if a traffic impact analysis had been done. Mr. Fields stated a traffic 
analysis was only required for uses that generated 100 peak hour directional trips. 
Chair Crawford closed the floor for Board discussion. 
Vice Chair Sutton made a motion to grant the special exception for a self-storage use with the 
conditions: 

• City Council must approve annexation and rezoning requests; 

• A minimum of 50-foot landscaped buffer must be maintained between the self-storage 
use and all property lines adjacent to residential uses; 

• Access to the site is limited to Cherry Road only; 

• All billboards along Cherry Road must be removed prior to the issuance of permits; 

• The site must have at least one commercial use/tenant space, other than the self-
storage’s office, along Cherry Road. This use does not need to be established before 
the self-storage use, but space must be shown on the civil site plans. 

Mr. Williams seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). 
Vice Chair Sutton presented the findings, specifically noting the applicant would comply with 
the use specific standards, the design minimized environmental impacts, and a site plan had 
been submitted. 
13. Appeal Z-2021-33: Request by Flowers Blake for a special exception to establish a 
personal service establishment use for a spa at 1017 ½ East Main Street, which is zoned 
Industry General (IG). Tax map numbers 626-03-01-003 & -004. 
Staff member Melody Kearse presented the staff report. 
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The applicant, Ms. Flowers Blake, 1062 Village Green Lane, was available to answer 
questions. 
Vice Chair Sutton asked if she had operated a spa like this previously or if this was her first. 
She stated this was her first spa. 
Chair Crawford asked the types of services offered. Ms. Blake stated the services were geared 
towards women and would feature organic herbs. 
Chair Crawford closed the floor for Board discussion. 
Mr. Williams presented the motion to grant the special exception for a spa use as presented. 
Vice Chair Sutton seconded. 
Chair Crawford noted this use was appropriate in an area that was a mix of uses. 
Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
Mr. Williams presented the findings, specifically noting the area was a mixed-use area and the 
proposed use would not be detrimental to the surrounding area. 
14. Appeal Z-2021-34: Request by Mark Van Sickle of LRB Property LLC for a special 
exception to expand an existing craft brewery use, and for a reduction in the required 
separation from residential uses for the building and outdoor seating at 129 Oakland 
Avenue and 136, 140, & 144 Ebenezer Avenue, which are zoned General Commercial 
(GC) and Neighborhood Office (NO) but are being considered by City Council for 
rezoning to Limited Commercial (LC). Tax map numbers 627-21-02-007, -018, -020, & -
021. 
Staff member Dennis Fields presented the staff report. 
Vice Chair Sutton asked if the special exception for the separation would be required still if the 
applicant had been able to purchase the adjacent residential lot. Mr. Fields stated it may have 
been as there were residential uses across Ebenezer Avenue that may have been within the 
required separation limits. 
The applicant’s representative, Mr. Chad McGowan, 1539 Healthcare Drive, stated they are 
still trying to purchase the property, but the owner is not yet ready to sell. 
Chair Crawford asked the use of the larger building. Mr. McGowan stated there was a desire 
to move the commissary and pizza operations from the former Varsity location across Oakland 
to the main Legal Remedy site, so this building would house those operations on one side and 
event rental on the other. 
Mr. Hawthorne asked the use of the other proposed building. Mr. McGowan stated this would 
be used for cold storage and the storage of bottling supplies for the brewery. 
Mr. Williams asked what would happen to the former Varsity building. Mr. McGowan stated 
this would be redeveloped somehow in the future. 
Chair Crawford asked the plan for the outdoor area. Mr. McGowan stated a hedge would be 
installed between the grass area and the parking lot to provide a yard for open space. 
Chair Crawford asked if there would be bands allowed outdoors. Mr. McGowan stated they 
would not, that these would only be allowed inside the building. 
Chair Crawford closed the floor for Board discussion. 
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Chair Crawford stated he had had some concerns over the separation reduction but was 
relieved that this did not appear to be an issue. 
Mr. Hawthorne asked if landscaping would be installed along the parking area. Mr. Fields 
stated this would be required. 
Vice Chair Sutton made the motion to grant the special exceptions for the expansion of a craft 
brewery use and the reduction in separation from residential uses as presented. Mr. Hawthorne 
seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). 
Vice Chair Sutton presented the findings, specifically noting the applicant would comply with 
the use specific standards as required. 
15. Other Business. 
a. Election of Officers. 
Vice Chair Sutton made the motion to elect Mr. Matt Crawford as Chair. Mrs. Reeves 
seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent) 
Chair Crawford made the motion to elect Mr. Keith Sutton as Vice Chair. Mr. Williams 
seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent).  
b. Rules of Procedure and Bylaws Memo. 
Ms. Kearse presented the Rules of Procedure and Bylaws to the Board. 
Chair Crawford asked if there could be changes made where the applicant could present a 
drawing as opposed to a site plan due to the definition of a site plan in the Zoning Ordinance. 
There was general discussion regarding this definition. Ms. Kearse stated she would look into 
this. 
Mr. Williams asked if ex parte communications included discussions with other Board 
members. Ms. Kearse stated that it did. Mr. Williams asked that this be further clarified in the 
document. 
Chair Crawford noted that additional trainings for Board members would be adequate. There 
was general discussion regarding having future training sessions as were held for the Board 
in 2015. 
Mr. Williams made the motion to adopt the Rules of Procedure and Bylaws as presented with 
the additions and changes discussed. Vice Chair Sutton seconded, and the motion carried 
unanimously by a vote of 6-0 (Cullum absent). 
c. Further Discussion regarding Neighborhood Associations. 
Vice Chair Sutton asked that staff check with City Council regarding Mr. Hutto’s statement 
about neighborhood associations not having any say on uses within a neighborhood. There 
was general discussion regarding covenants and restrictions for neighborhoods that did not 
have HOAs but did have neighborhood associations. Ms. Kearse stated that older 
neighborhoods had associations with covenants and restrictions in place. 
16. Adjourn. 
There being no further business, Vice Chair Sutton made a motion to adjourn. Mr. Williams 
seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). The meeting 
adjourned at 9:04 p.m.  
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Z-2021-24 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Reed Cook for a special exception to establish a commercial truck rental use 
at 515 North Anderson Road, which is zoned General Commercial (GC). Tax map number 
630-04-01-010. 
Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 515 N. Anderson Road. 
2. The property owner is Reed Cook LLC. 
3. The property is zoned General Commercial (GC). 
4. The request was for a special exception to establish a commercial truck rental 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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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.  
The applicant, Reed Cook, 515 North Anderson Road, stated there would be no storage of gas 
or oil products on the site, and they would use a mobile oil service to for vehicle maintenance. 
Chair Crawford closed the floor for Board discussion. 
Chair Crawford made the motion to grant the special exception for a commercial truck rental 
use as presented by staff. Vice Chair Sutton seconded, and the motion carried unanimously by 
a vote of 6-0 (Cullum absent). 
Chair Crawford presented the findings, specifically noting the use specific standards would be 
met, a site plan showing the proposed parking arrangement had been submitted, the proposed 
use was compatible with the current use, and the use had existed before.  
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THE BOARD, THEREFORE, ORDERS: 
That the request by John and Chandra Chavez for a variance from the side yard setbacks 
and the setback from the primary structure for a detached accessory structure at 895 
Eastwood Drive, which is zoned Single-Family Residential-5 (SF-5) is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Z-2021-25 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Jeff Johnson for a special exception to establish a short-term rental use at 742 
North Confederate Avenue, which is zoned Single-Family Residential-5 (SF-5). Tax map 
number 627-02-02-037.  

Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 742 North Confederate Avenue. 
2. The property owner is New Path Properties, Inc. (Jeff Johnson). 
3. The property is zoned Single-Family Residential-5 (SF-5). 
4. The request was for a special exception to establish a short-term rental use at 742 North 

Confederate Avenue. 
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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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 Shana Marshburn provided the Board with an email from a nearby resident in 
support of the request and presented the staff report. 

Vice Chair Sutton asked if the residence was currently being used as a long-term rental. Ms. 
Marshburn stated she believed that it was, but the applicant would be the best one to answer. 

Chair Crawford asked the applicant to step forward; the applicant was not present. 

No one from the audience spoke with reference to this item. 

Chair Crawford closed the floor for Board discussion. 

Vice Chair Sutton made a motion to grant the special exception for a short-term rental use as 
requested. Mrs. Stacey Reeves seconded. 
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Chair Crawford observed that the use may not be 100% compatible with the surrounding area 
but there did not appear to be anyone present to speak one way or the other. Mr. Williams 
commented that the use would be compatible if the applicant followed the regulations. 

Chair Crawford called for a vote, and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 

Chair Crawford presented the findings, specifically noting the applicant agreed to comply with 
the use specific standards, there was no HOA in place to regulate the use, there would be no 
environmental impacts, the property was already developed as a residence, and the applicant 
agreed to comply with all other laws and ordinances with respect to short-term rentals.   

THE BOARD, THEREFORE, ORDERS: 
That the request by Jeff Johnson for a special exception to establish a short-term rental 
use at 742 North Confederate Avenue, which is zoned Single-Family Residential-5 (SF-5) 
is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Z-2021-26 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Sara Hutto for a special exception to establish a short-term rental use at 315 
Catawba Street, which is zoned Multi-Family Residential-15 (MF-15). Tax map number 629-
13-02-015. 

Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 315 Catawba Street. 
2. The property owner is Crest, LLC (Sara Hutto). 
3. The property is zoned Multi Family-15 (MF-15). 
4. The request was for a special exception to establish a short-term rental use at 315 Catawba 

Street. 
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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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 Shana Marshburn presented the staff report.  

Vice Chair Sutton referred the photos presented showing the construction of the front desk, 
asking if the deck was completed or if this was an old picture. Ms. Marshburn stated this was a 
older photograph, and that the deck had been completed. 

The applicant’s representative, Mr. Tom Hutto, 1820 Sharonwood Lane, provided additional 
photos of properties he and the applicant, Mrs. Sara Hutto, managed for short-term rental use. 
He noted that while there was not an HOA for this particular neighborhood, it appeared that the 
City’s regulations did not require neighborhood associations to supply the City with information 
on restrictive covenants regulating this use. He added they had received positive comments 
from neighbors at their other locations. 
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Mr. James Hawthorne asked if there was plenty of parking. Mr. Hutto stated there were spaces 
for three cars at the top of the driveway, which was steep. 

Mr. Williams asked if the photos presented by Mr. Hutto were of this property or others. Mr. 
Hutto stated these were other properties, that he wanted to give the Board examples of what 
their properties looked like. 

Chair Crawford asked how many properties were in operation. Mr. Hutto stated seven with one 
more under renovation, adding that they owned 17 permits for short-term rentals obtained 
before the end of the previous year, that this particular property was missed so this was the 
reason for the request. 

Mr. Pedro Gaston, 316 Catawba Street, spoke in opposition to the request, specifically with 
respect to renters parking in the street and what he believed would be essentially turning the 
house into a hotel. He added that no one in the neighborhood attended the meeting because 
they were not aware of what the proposed use was to be. 

Mr. Daniel Sanchez, 310 Catawba Street, spoke in opposition to the request, stating that a car 
driving through the neighborhood had crashed into this car and expressing concern over the 
safety of his family as he traveled for his business.  

Chair Crawford allowed Mr. Hutto to respond to these concerns. Mr. Hutto stated the property 
had been used as a long-term rental for years, that the activities of the short-term rental clients 
was proposed to be no more than a long-term resident would be. He noted there was plenty of 
parking, that as many as five cars could possibly park at the top of the hill, adding that he 
doubted anyone would want to park at the bottom of the hill and walk up the steep driveway to 
the house.  

Mr. Hawthorne asked if any of the long-term renters had used the street for parking. Mr. Hutto 
replied none had parked on the street, stating that he had constructed additional plateaus to 
create parking for three vehicles. 

Chair Crawford asked for clarification that the requirement of one additional off-street parking 
space was met. Mr. Hutto stated it was. 

Chair Crawford closed the floor for Board discussion. 

Mr. Williams made a motion to grant the special exception for a short-term rental use as 
presented. Vice Chair Sutton seconded. 

Mr. Williams commented that just like a single-family residential use, there may be a bad 
tenant that affects the neighborhood but with short-term rentals, there was a rating system in 
place for those clients that didn’t exist for long-term renters. 

Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 

Mr. Williams presented the findings, specifically noting the applicant would meet the use 
specific standards as required, there was no HOA in place to regulate the use, the applicant 
agreed to follow the rules and regulations the City had developed, staff verified there was 
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ample parking, and there was a park nearby. 

THE BOARD, THEREFORE, ORDERS: 
That the request by Sara Hutto for a special exception to establish a short-term rental 
use at 315 Catawba Street, which is zoned Multi-Family Residential-15 (MF-15) is 
APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Tania Ayubi for a special exception to establish a short-term rental use at 418 
Hampton Street, which is zoned Multi-Family Residential-15 (MF-15). Tax map number 
598-25-01-032. 

Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 418 Hampton Street. 
2. The property owner is Tania Ayubi. 
3. The property is zoned Multi Family-15 (MF-15). 
4. The request was for a special exception to establish a short-term rental use at 418 Hampton 

Street. 
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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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 Shana Marshburn presented the staff report.  

The applicant, Ms. Tania Ayubi, 611 Barcroft Lane, Fort Mill, was available to answer 
questions. She stated the property manager for the property had full knowledge of the City’s 
regulations and had experience in managing short-term rental properties. 

Chair Crawford closed the floor for Board discussion. 

Mrs. Reeves made the motion to grant the special exception for short-term rental use as 
presented. Vice Chair Sutton seconded, and the motion carried unanimously by a vote of 6-0 
(Cullum absent).  

Mrs. Reeves presented the findings, specifically noting the applicant would meet the required 
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specific use standards, the use was compatible with the surrounding area, there would be no 
site work, and no environmental impact. 

THE BOARD, THEREFORE, ORDERS: 
That the request by Tania Ayubi for a special exception to establish a short-term rental 
use at 418 Hampton Street, which is zoned Multi-Family Residential-15 (MF-15) is 
APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Z-2021-28 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by The Life House Women’s Shelter for a special exception to establish a Group 
Home (Type A) use, a reduction in the required separation from other group home uses, 
and variances from the side and rear setback standard, minimum lot width and lot size 
standard, and the side buffer-yard requirement at 313 North Wilson Street, which is zoned 
Neighborhood Office (NO). Tax map number 627-22-02-030. 
Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 313 N Wilson Street. 
2. The property owner is Helping Hands Support Inc. 
3. The property is zoned Neighborhood Office (NO). 
4. The request was for a special exception to establish a Group Home (Type A) use, a reduction 

in the required separation from other group home uses, and variances from the side and rear 
setback standard, minimum lot width and lot size standard, and the side buffer-yard 
requirement. 

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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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. 
Vice Chair Sutton asked how the investigation into the alley abandonment would be resolved. 
Ms. Kearse stated there were documents that showed the alley had been abandoned per a 
court order in 1989 and split among the adjacent property owners, but was not showing on the 
plat of record, which was a survey done in 1998. The information was given to the owners and 
their agents for them to work towards resolution, and this issue of ownership of the 10-foot 
portion of the alley would need to be resolved before they could begin using that particular 



Appeal No. Z-2021-28 
The Life House Women’s Shelter 
Special Exception to est. a Type A Group Home, reduction In req. separation and assoc. variances 
Page 2  

 

area for any reason. 
Vice Chair Sutton asked if the issue would lie with York County Clerk of Court and Register of 
Deeds. Ms. Kearse stated that it was, and there were several options to resolve the issue 
including the possibility of a quit claim process. 
Vice Chair Sutton asked if the unresolved alley issue impacted this request, that if the Board 
granted the special exception and variances as requested, would these be null and void if the 
alley issue was not resolved. Ms. Kearse stated the variances had been computed based on 
the assumption the alley was still in place. 
Mr. Hawthorne asked the timeframe for the project. Ms. Kearse stated they were currently 
working on the main building with the intention to begin construction on the new structure 
within the next two years. 
Mr. Hawthorne asked if the stop sign would be at the street or on the property. Ms. Kearse 
stated it would likely be on the property, but that it was not necessarily required as this was not 
a dedicated street. 
Chair Crawford asked the reasoning for the large separation between group homes. Ms. 
Kearse stated this was to prevent the oversaturation in any one area of group homes. She 
added that The Life House currently had a facility across the street that was seen as an 
expansion of an existing use, and it was not believed that there would be any issues. 
The applicant, Ms. Courtney Denton, 535 Cotton Field Road, provided information about the 
purpose of The Life House, noting specifically that there was a need for providing shelter 
facilities for homeless women and, in some cases, children. She stated they received between 
four to seven calls each day from women needing to find shelter, adding that they were able to 
accommodate ten to twelve women in their current facility at 314 North Wilson Street. Ms. 
Denton noted the goals were to provide shelter, stability, and safety on a 30/60/90-day plan to 
give women the opportunity to put their life back together and become self-sufficient. She 
stated in the short time since the facility had opened in December 2020, they had helped 44 
women. She introduced Susan, a former client, who provided the Board with her history and 
how The Life House had helped her. 
Chair Crawford asked staff if the Board could vote on all items at one time or separately. Ms. 
Kearse stated the Board could handle this as one item since the variances were dependent on 
the approval of the special exception and the reduction in separation. 
Chair Crawford closed the floor for Board discussion. 
Mr. Williams presented the motion to grant the special exceptions for a Group Home (Type A) 
use and for the reduction in separation from other group homes as requested, and to grant the 
variances from the side and rear setback standards, minimum lot width and lot size standard, 
and side buffer-yard requirements as requested. Vice Chair Sutton seconded. 
Mr. Williams stated he had small concern about the separation from other group home uses 
but realized that the railroad tracks on either side help provide a measure of separation as well 
as the fact that the uses are not located next to each other.  
Chair Crawford called for a vote, and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
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Mr. Williams presented the findings, specifically noting the applicant agreed to meet the use 
specific standards and that the variances alleviated any use specific standards that could not 
be met, the structure was a historic home, the site had exceptional conditions not experienced 
by other properties in the area, the lot was long and narrow which made meeting the required 
setbacks difficult, and the strict application of the regulations would be prohibitive.  

THE BOARD, THEREFORE, ORDERS: 
That the request by The Life House Women’s Shelter for a special exception to establish 
a Group Home (Type A) use, a reduction in the required separation from other group 
home uses, and variances from the side and rear setback standard, minimum lot width 
and lot size standard, and the side buffer-yard requirement at 313 North Wilson Street, 
which is zoned Neighborhood Office (NO)  is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    



Appeal No. Z-2021-29 
First Presbyterian Church 
Special Exception to est. a columbarium 
Page 1  

 

 
 

 
Zoning Board of Appeals Order 

Z-2021-29 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by First Presbyterian Church for a special exception to establish a columbarium 
use at 234 East Main Street, which is zoned Downtown (DTWN). Tax map number 627-18-
06-001. 
Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 234 E. Main Street. 
2. The property owner is First Presbyterian Church. 
3. The property is zoned Downtown (DTWN). 
4. The request was for a special exception to establish a to establish a columbarium 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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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. 
Applicant’s representative, Mr. Robert Ballard, 234 East Main Street, was available to answer 
questions. 
Chair Crawford closed the floor for Board discussion. 
Mr. Hawthorne made a motion to grant the special exception for a columbarium use as 
presented. Mrs. Reeves seconded. 
Chair Crawford noted staff was able to make all the findings and that the use would have no 
impact on the surrounding area.  
Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 
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Mr. Hawthorne presented the findings, specifically noting the applicant would comply with all 
the use specific standards, the use was compatible with the current use, and a site plan had 
been submitted.  

THE BOARD, THEREFORE, ORDERS: 
That the request by First Presbyterian Church for a special exception to establish a 
columbarium use at 234 East Main Street, which is zoned Downtown (DTWN) is 
APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Z-2021-30 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by John and Chandra Chavez for a variance from the side yard setbacks and the 
setback from the primary structure for a detached accessory structure at 895 Eastwood 
Drive, which is zoned Single-Family Residential-5 (SF-5). Tax map number 628-08-02-018. 

Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 895 Eastbrook Drive. 
2. The property owner is John and Chandra Chavez. 
3. The property is zoned Single-Family Residential-5 (SF-5). 
4. The request was for a variance from the side yard setbacks and the setback from the primary 

structure for a detached accessory structure at 895 Eastwood Drive, which is zoned Single-
Family Residential-5 (SF-5). 

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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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 Shana Marshburn presented the staff report.  

Mr. Williams asked if the 3-foot 9-inch measurement was to the eave of the house or side of 
the carport. Ms. Marshburn stated this was to the carport. 

Chair Crawford asked the reason for the setback from the primary structure, if this was for 
safety or design. Ms. Marshburn stated it was mainly for safety. 

Chair Crawford asked if the carport currently met the City’s design standards or would 
encasing the rafters meet those standards. Ms. Marshburn stated it would meet the design 
standards. 
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Mr. Williams asked if the Board would need to require conditions for encasing the rafters as 
part of the motion. Ms. Marshburn stated the condition could be made part of the motion, but 
that this would be required anyway. 

Chair Crawford asked how far the carport was from the other property. Mr. Williams stated that 
he had driven by the site and observed it was about two or three feet, adding that there was a 
significant slope to the rear of the property. 

The applicant, Mr. John Chavez, 898 Eastwood Drive, was available to answer questions. 

Mr. Williams asked if there was any issue with meeting the design standards. Mr. Chavez 
stated there were no issues, that once they received approval they would get a general 
contractor to complete the project. 

Chair Crawford closed the floor for Board discussion. 

Ms. Charlotte Brown made the motion to grant the variances from the side yard setbacks and 
the setback from the primary structure with the condition that that the trusses be hidden. Vice 
Chair Sutton seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). 

Ms. Brown presented the findings, specifically noting that the land had a slope that could not 
accommodate the accessory structure, and this slope did not apply to other properties in the 
area.   

THE BOARD, THEREFORE, ORDERS: 
That the request by John and Chandra Chavez for a variance from the side yard setbacks 
and the setback from the primary structure for a detached accessory structure at 895 
Eastwood Drive, which is zoned Single-Family Residential-5 (SF-5) is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Zoning Board of Appeals Order 

Z-2021-31 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Gospel Light Baptist Church for a variance from the side yard setback 
requirements for an accessory structure and from the lot width requirement for a lot 
containing a residence in a commercial district so as to be subdivided at 212 Lancaster 
Avenue, which is zoned Office and Institutional (OI). Tax map number 598-05-04-025. 

Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 212 Lancaster Avenue. 
2. The property owner is Gospel Light Baptist Church (Joe Smith). 
3. The property is zoned Office and Institutional (OI). 
4. The request was for a variance from the side yard setback requirements for an accessory 

structure and from the lot width requirement for a lot containing a residence in a commercial 
district. 

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

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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 Shana Marshburn presented the staff report.  

Chair Crawford asked if the variance requested was for 3.39 feet. Ms. Marshburn stated this 
was correct, that the accessory building is 3.39 feet away from the proposed property line, 
adding that the home would be on a 50-foot wide lot. 

Chair Crawford asked if the new property line could be shifted in order to meet this 
requirement without the need for a variance. Ms. Marshburn stated it could not because it 
would create a setback issue for the residential structure. It was discussed that either way, 
variances would still be needed. 
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The applicant’s representative, Mr. Joe Smith, 4890 Railroad Avenue, Catawba, church 
deacon, stated the church wished to sell the residential property in order to fund the 
establishment of a new church, adding other residential structures in the area had the same lot 
width as this one would have. 

Mr. Williams observed that Mr. Smith was correct as it appeared other lots had the same size 
as this one would be. 

Chair Crawford closed the floor for Board discussion. 

Vice Chair Sutton made the motion to grant the variances from the side yard setback 
requirements for an accessory structure and from the lot width standards for a residential 
structure as presented. Mr. Williams seconded. 

Chair Crawford stated he had had a concern over the lot width request but as other properties 
nearby were the same, this alleviated his concern. 

Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 

Vice Chair Sutton presented the findings, specifically noting the regulations at the time these 
structures were built allowed for separate uses, the lot width requested meets the same as 
others in the area, no other properties would allowed to be recombined in this manner, and the 
variances correct an existing nonconforming issue. 

THE BOARD, THEREFORE, ORDERS: 
That the request by Gospel Light Baptist Church for a variance from the side yard 
setback requirements for an accessory structure and from the lot width requirement for 
a lot containing a residence in a commercial district so as to be subdivided at 212 
Lancaster Avenue, which is zoned Office and Institutional (OI) is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Zoning Board of Appeals Order 

Z-2021-32 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Jimmy Dunn of June Engineering Consultants Inc for a special exception to 
establish a self-storage use at 2253 Cherry Road; 2260 Farlow Street; 1102, 1106, 1110, 
1204, 1216, 1220, 1236, & 1302 Burton Street; and two adjoining unaddressed parcels, 
which are being considered by City Council for annexation and rezoning to Limited 
Commercial (LC) and Office and Institutional (OI). Tax map numbers 634-00-00-003, -004, 
031, -081 to -083, & -109 to -111. 
Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 2253 Cherry Road; 2260 Farlow Street; 1102, 1106, 1110, 1204, 

1216, 1220, 1236, & 1302 Burton Street; and two adjoining unaddressed parcels. 
2. The property owner is Rutledge Land & Realty, LLC. 
3. The property is zoned Limited Commercial (LC) & Office & Institutional (OI). 
4. The request was for a special exception to establish a self-storage 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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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 Dennis Fields presented the staff report. 

Vice Chair Sutton mentioned that the existing curb cut did not line up with the drive across 
Cherry Road, asking if it would be moved to line up. Mr. Fields stated the signalized 
intersection across Cherry Road accessed private property with no public access to Farlow 
Street. He stated the proposed access lined up better with the property across the street but 
that the South Carolina Department of Transportation (SCDOT) would need to assess any 
needs for medians and other encroachments within that area.  

Chair Crawford asked if the property could be annexed and rezoned to something that would 
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allow for self-storage. Mr. Fields noted that except for industrial zoning districts, a special 
exception was required for a self-storage use in those zoning districts where it was allowed, 
adding that this property was being divided to allow for commercial uses along the Cherry 
Road side. 

Chair Crawford asked for additional information on the emergency access. Mr. Fields pointed 
out the area along Farlow Street, noting this would be gated and would not be approved for 
regular use. 

Mr. Hawthorne mentioned the portion of the staff report that addressed water quality over 
sewer lines, asking if these requirements for the building located to the west would be applied. 
Mr. Fields stated neither stormwater ponds nor buildings could be constructed over sewer lines 
so this would need to be addressed. 

The applicant’s representative, Mr. Keane McLaughlin, ESP Associates, 3475 Lakemont 
Boulevard, Fort Mill, stated the 50-foot buffer would make the site better for the surrounding 
properties, adding there were two perennial streams that would need to be dealt with. He 
added the development would require they bring in fill dirt, sewer easements on the site would 
need to be removed, and any access to Cherry Road would require SCDOT approval. 

Vice Chair Sutton observed that this would improve the area. 

Ms. Brown asked if there would be environmental review of the site to evaluate the area. Mr. 
McLaughlin stated there would be during the construction phase, noting that they would be 
bringing more dirt onto the site than would be excavated and removed. 

Mr. Hawthorne asked if any retaining walls would need to be constructed. Mr. McLaughlin 
stated these were not anticipated at this time. 

Mr. Williams commented that he though the contamination of the site came from the Rutledge 
Construction business many years previous. Mr. Fields stated that from what was known, 
whatever was located on the adjacent site created a need for monitoring wells in order to make 
sure there was no contaminants leaching into the groundwater. 

Chair Crawford asked if the operating hours of 6 a.m. to 10 p.m. would apply to the entire site. 
Mr. McLaughlin stated this was correct, that the office hours would be 9 a.m. to 5 p.m. and that 
there would be a punch keypad for use by renters outside of those hours. Chair Crawford 
asked if the keypad would work after 10 p.m. Mr. McLaughlin stated it would not. 

Mr. Chris Catoe, 1581 Arborgate Drive, stated many of his questions had been answered by 
the presentation, adding the neighborhood would rather see residential or commercial uses 
and that Rock Hill needed more affordable housing options. 

Mr. Chris Ward, 1500 Andora Drive, provided his concerns regarding the request, including the 
impact on the nearby residences, the increase in stormwater runoff, the addition of fill dirt may 
create issues for Grace and Andora Streets, the possibility of light pollution affecting those 
adjacent properties and asking that the buffer along that side be increased, and the increase in 
traffic to the site from the Mt Gallant and Cherry Road intersection, known to be the busiest 
intersection in the area. 
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Chair Crawford allowed Mr. McLaughlin to respond to the comments. Mr. McLaughlin stated 
lighting was a concern and that they would be doing what they could to eliminate any issues, 
adding that they would not be using poles but more likely wall pack lighting on the buildings. 
He noted the 50-foot buffer would be ample, indicating areas of the site that currently have 
areas they would not be disturbing and areas that would need to be completely landscaped. 
He stated there would be no disturbance of the floodplain area and that they did not want to 
impact the adjacent neighborhood. 

Mr. Williams asked if the fill would be in between the buffer area or the existing grade. Mr. 
McLaughlin stated the buffer would remain at the existing grade. 

Mr. Hawthorne asked if a traffic impact analysis had been done. Mr. Fields stated a traffic 
analysis was only required for uses that generated 100 peak hour directional trips. 

Chair Crawford closed the floor for Board discussion. 

Vice Chair Sutton made a motion to grant the special exception for a self-storage use with the 
conditions: 

• City Council must approve annexation and rezoning requests; 

• A minimum of 50-foot landscaped buffer must be maintained between the self-storage use 
and all property lines adjacent to residential uses; 

• Access to the site is limited to Cherry Road only; 

• All billboards along Cherry Road must be removed prior to the issuance of permits; 

• The site must have at least one commercial use/tenant space, other than the self-storage’s 
office, along Cherry Road. This use does not need to be established before the self-storage 
use, but space must be shown on the civil site plans. 

Mr. Williams seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). 

Vice Chair Sutton presented the findings, specifically noting the applicant would comply with 
the use specific standards, the design minimized environmental impacts, and a site plan had 
been submitted. 

THE BOARD, THEREFORE, ORDERS: 
That the request by Jimmy Dunn of June Engineering Consultants Inc for a special 
exception to establish a self-storage use at 2253 Cherry Road; 2260 Farlow Street; 1102, 
1106, 1110, 1204, 1216, 1220, 1236, & 1302 Burton Street; and two adjoining unaddressed 
parcels, which are being considered by City Council for annexation and rezoning to 
Limited Commercial (LC) and Office and Institutional (OI) is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
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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-2021-33 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Flowers Blake for a special exception to establish a personal service 
establishment use for a spa at 1017 ½ East Main Street, which is zoned Industry General 
(IG). Tax map numbers 626-03-01-003 & -004. 
Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 1017 ½ E. Main Street. 
2. The property owner is G & L Properties of SC, LLC. 
3. The property is zoned Industry General (IG). 
4. The request was for a special exception to establish a personal service establishment use for a 

spa. 
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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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. 

The applicant, Ms. Flowers Blake, 1062 Village Green Lane, was available to answer 
questions. 

Vice Chair Sutton asked if she had operated a spa like this previously or if this was her first. 
She stated this was her first spa. 

Chair Crawford asked the types of services offered. Ms. Blake stated the services were geared 
towards women and would feature organic herbs. 

Chair Crawford closed the floor for Board discussion. 

Mr. Williams presented the motion to grant the special exception for a spa use as presented. 
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Vice Chair Sutton seconded. 

Chair Crawford noted this use was appropriate in an area that was a mix of uses. 

Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum 
absent). 

Mr. Williams presented the findings, specifically noting the area was a mixed-use area and the 
proposed use would not be detrimental to the surrounding area. 

THE BOARD, THEREFORE, ORDERS: 
That the request by The Life House Women’s Shelter for a special exception to establish 
a Group Home (Type A) use, a reduction in the required separation from other group 
home uses, and variances from the side and rear setback standard, minimum lot width 
and lot size standard, and the side buffer-yard requirement at 313 North Wilson Street, 
which is zoned Neighborhood Office (NO)  is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

Matt Crawford, Chairman 
 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Z-2021-34 
 

The Zoning Board of Appeals held a public hearing on Tuesday, July 20, 2021 to consider a 
request by Mark Van Sickle of LRB Property LLC for a special exception to expand an 
existing craft brewery use, and for a reduction in the required separation from residential 
uses for the building and outdoor seating at 129 Oakland Avenue and 136, 140, & 144 
Ebenezer Avenue, which are zoned General Commercial (GC) and Neighborhood Office 
(NO) but are being considered by City Council for rezoning to Limited Commercial (LC). 
Tax map numbers 627-21-02-007, -018, -020, & -021. 
Members in attendance included Matt Crawford, Keith Sutton, Chad Williams, Stacy Reeves, 
James Hawthorne, and Charlotte Brown (Cullum absent). 
After consideration of the evidence and arguments presented, the Board voted to grant the request 
based on the following findings of fact: 
1. The site may be identified as 129 Oakland Avenue and 136, 140, & 144 Ebenezer Avenue. 
2. The property owner is LRB Property LLC. 
3. The property is zoned Limited Commercial (LC). 
4. The request was for a special exception to expand an existing craft brewery use, and for a 

reduction in the required separation from residential uses for the building and outdoor seating. 
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: 

• July 1: Public Hearing notification postcards sent to property owners and tenants within 
300 feet of the subject property. 

• July 1: Public Hearing notification signs posted on subject property. 

• July 2: 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 Dennis Fields presented the staff report. 

Vice Chair Sutton asked if the special exception for the separation would be required still if the 
applicant had been able to purchase the adjacent residential lot. Mr. Fields stated it may have 
been as there were residential uses across Ebenezer Avenue that may have been within the 
required separation limits. 

The applicant’s representative, Mr. Chad McGowan, 1539 Healthcare Drive, stated they are 
still trying to purchase the property, but the owner is not yet ready to sell. 
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Chair Crawford asked the use of the larger building. Mr. McGowan stated there was a desire to 
move the commissary and pizza operations from the former Varsity location across Oakland to 
the main Legal Remedy site, so this building would house those operations on one side and 
event rental on the other. 

Mr. Hawthorne asked the use of the other proposed building. Mr. McGowan stated this would 
be used for cold storage and the storage of bottling supplies for the brewery. 

Mr. Williams asked what would happen to the former Varsity building. Mr. McGowan stated this 
would be redeveloped somehow in the future. 

Chair Crawford asked the plan for the outdoor area. Mr. McGowan stated a hedge would be 
installed between the grass area and the parking lot to provide a yard for open space. 

Chair Crawford asked if there would be bands allowed outdoors. Mr. McGowan stated they 
would not, that these would only be allowed inside the building. 

Chair Crawford closed the floor for Board discussion. 

Chair Crawford stated he had had some concerns over the separation reduction but was 
relieved that this did not appear to be an issue. 

Mr. Hawthorne asked if landscaping would be installed along the parking area. Mr. Fields 
stated this would be required. 

Vice Chair Sutton made the motion to grant the special exceptions for the expansion of a craft 
brewery use and the reduction in separation from residential uses as presented. Mr. 
Hawthorne seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent). 

Vice Chair Sutton presented the findings, specifically noting the applicant would comply with 
the use specific standards as required. 

THE BOARD, THEREFORE, ORDERS: 
That the request by Mark Van Sickle of LRB Property LLC for a special exception to 
expand an existing craft brewery use, and for a reduction in the required separation from 
residential uses for the building and outdoor seating at 129 Oakland Avenue and 136, 
140, & 144 Ebenezer Avenue, which are zoned General Commercial (GC) and 
Neighborhood Office (NO) but are being considered by City Council for rezoning to 
Limited Commercial (LC) is APPROVED. 
Section 2.12.1 (C) of the Zoning Ordinance states: 
Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting for plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 
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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-2021-35 

Staff Report to Zoning Board of Appeals 
Meeting Date: August 17, 2021 

Requests:  Variance from the side yard setback for a principal structure 
in the Single-Family Residential-3 (SF-3) zoning district 

Address:   1147 Richmond Drive 

Tax Map No.:   631-07-06-013 

Zoning District:  Single-Family Residential-3 (SF-3) 

Owner/ Applicant:  Katie C. Clamp & Rick Neary 
   1147 Richmond Drive 
   Rock Hill, SC 29732 
   
Background 
The owners, Katie Clamp and Rick Neary, would like to build a 689-square-foot addition 
onto the back of their home. The Single Family-3 (SF-3) zoning district requires a 
minimum side-yard building setback of 9 feet on each side.  The home currently does not 
meet the minimum setback as it is 8.31 feet away from the eastern property line at its 
closest point.  Because of the lot’s irregular shape, as it tends to skew inward from front 
to back, the applicants are proposing to set the addition back only 6.87 feet off the eastern 
side property line; therefore, a variance of 3.13 feet is needed. 

 

 

Site Description 
The property is located on Richmond Drive, and is across the street from Richmond Drive 
Elementary School in the Beaty Estates neighborhood.  Aside from the school property, 
the property is mainly surrounded by other single-family homes which are also zoned 
Single-Family Residential-3 (SF-3). 
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Description of Intent for the Single-Family Detached Zoning Districts   
These residential districts are established to primarily provide for single-family detached 
residential development. A few complementary uses customarily found in residential 
zoning districts, such as religious institutions, may also be allowed.  
The primary difference between these districts is the minimum lot size for development 
and other dimensional standards that are listed in full in Chapter 6: Community Design 
Standards. The following chart summarizes the differences in lot sizes for single-family 
residential development. 

Zoning District Minimum Lot Size for Single-Family Residential Development 
SF-2 20,000 square feet 
SF-3 14,000 square feet 
SF-4 9,000 square feet 
SF-5 7,500 square feet 

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 lot skews inward from front to back making it difficult to meet the required setback.  
Although the addition could be customized to meet the setback, it would create an odd 
jog in the design of the proposed addition. 

2. Unique Conditions 
These conditions do not generally apply to other property in the vicinity.  
While there are several lots that experience the same condition, the majority of the 
lots in neighborhood are the shape of a rectangle or square, the common shapes for 
residential lots.  These other lots would be able to meet the required side setbacks 
more easily than the subject lot. 

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. 
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If the variance were not granted, the applicant would still be able to complete the 
addition, but it would not be able to be of the same dimensions that are being 
proposed. 

4. Not Detrimental 
The authorization of the Variance Permit will not result in substantial detriment to 
adjacent land, or to the public good, and the character of the district will not be harmed 
by the granting of the variance.  
If the variance were granted, the applicant would be able build an addition onto an 
existing single-family residence, which is compatible with the existing single-family 
residential uses located on this street.  Furthermore, staff has not received any 
negative feedback regarding the request. 

Not Grounds for Variance  
Variance requests cannot be based on the ability of the land to be used more profitably if 
the requests are granted.  In this case, the variance request is not based on the ability of 
the land to be used more profitably if the request is granted because the land is not 
intended to be used to generate a profit but rather for a single-family residence.  

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

• July 30: Sent public hearing notification postcards to property owners within 300 
feet of the subject property.   

• July 30: Posted public hearing signs on subject property. 

• July 31: Advertised the Zoning Board of Appeals public hearing in The Herald. 

• Information about this request was posted to the City’s website. 
Staff heard from one neighboring property owner requesting more information. 

Staff Recommendation 
Staff was able to make some but not all of the findings for this request; however, if the 
Board can make all of the findings, staff does not see a problem with the granting of the 
request. 
Staff views the request as meeting findings 1, 2, & 4:  

• The lot skews inward from front to back making it difficult to meet the required 
setback.  Although the addition could be customized to meet the setback, it would 
create an add jog in the design of the proposed addition. 

• While there are several lots that experience the same condition, the majority of the 
lots in neighborhood are the shape of a rectangle or square, the common shapes 
for residential lots.  These other lots would be able to meet the required side 
setbacks more easily than the subject lot. 
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• If the variance were granted, the applicant would be able build an addition onto an 
existing single-family residence, which is compatible with the existing single-family 
residential uses located on this street.  Furthermore, staff has not received any 
negative feedback regarding the request. 

Staff has difficulty meeting finding no. 3: 

• If the variance were not granted, the applicant would still be able to complete the 
addition, but it would not be able to be of the same dimensions that are being 
proposed. 

Attachments 
• Application and supporting materials 

• Site plan and building plans 

• Zoning map 

Staff Contact:  
Shana Marshburn, Planner II 
803.326.2456 
shana.marshburn@cityofrockhill.com 
 

mailto:shana.marshburn@cityofrockhill.com
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R806.2 Minimum vent area.
The minimum net free ventilating area shall be 1/150 of the area of the vented space.

Exception: The minimum net free ventilation area shall be 1/300 of the vented space provided 
one or more of the following conditions are met:

1. In Climate Zones 6, 7 and 8, a Class I or II vapor retarder is installed on the warm-in-winter 
side of the ceiling.
2. At least 40 percent and not more than 50 percent of the required ventilating area is 
provided by ventilators located in the upper portion of the attic or rafter space. Upper 
ventilators shall be located no more than 3 feet (914 mm) below the ridge or highest point of 
the space, measured vertically, with the balance of the required ventilation provided by eave 
or cornice vents. Where the location of wall or roof framing members conflicts with the 
installation of upper ventilators, installation more than 3 feet (914 mm) below the ridge or 
highest point of the space shall be permitted.

Roof Ventilation:
2" continuous soffit vent provides approximately 8 square inches of vented area per linear foot
Ridge Vents provide approximately 12.5 square inches of vented area per linear foot

Calculation:
Total under roof square footage requiring ventilation  = 816 square feet
Converted to square inches = 117,504 square inches
117,504 square inches / 150 = 783.36 square inches of net free ventilating area (minimum)

Approximate soffit vents (per plan)                                      
                59 linear feet x 8 square inches / linear foot  = 472 square inches
Approximate ridge vents (per plan)
               44 linear feet x 12.5 square inches / linear foot  = 550 square inches
Total = 1,022 square inches of net free ventilating area

Notes:
1.  Balance of ventilation to be done with adequate powered ventilator (approximately 206 
square inches).
2.  Contractor to confirm square inch per linear foot area of soffit and ridge vent with 
manufacturer specifications.

Note: Calculations are for addition only
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Z-2021-36

Request: Request for Short-Term Rental use

Address: 654 E. Black Street

Zoning District: Multi Family-15 (MF-15)

Applicant/Owner: Tara McKee

Single-Family 
Residential 

Single-Family 
Residential 

Single-Family 
Residential 

Single-Family 
Residential 

Multi-Family 
Residential 



 
Case No. Z-2021-36 

Staff Report to Zoning Board of Appeals 
Meeting Date: August 17, 2021 

Location:                           654 E. Black Street 

Request:   Request for Short-Term Rental use 

Tax Map Number:  625-05-04-028  

Zoning District:  Multi Family-15 (MF-15)  

Owner/ Applicant: Tara McKee 
  357 Pendleton St., Apt. A 
   Rock Hill, SC 29730 

Background 
Short-term rentals are where a residential property is rented for short stays of less than 
30 days. This practice has existed for decades in beach and other resort communities, 
and in recent years has become popular in other locations throughout the world, including 
in Rock Hill.  On October 12, 2020, City Council adopted regulations related to short-term 
rentals. The full regulations are attached to this report. 
Prior to City Council enacting regulations to allow short-term rentals, approximately 50 
properties within the City were already been used that way. The regulations require all 
short-term rental hosts to apply for a permit for the use in one of two ways: 

1. If someone applied before December 31, 2020, the use was reviewed at a staff 
level. There were two main reasons for this: first, Council did not want for existing 
hosts to immediately be in violation of the regulations upon their adoption, and 
second, Council did not want to inundate the Zoning Board of Appeals with too 
many requests at once. 

2. For anyone who applied after that date, the process would be through a special 
exception request to the Zoning Board of Appeals.   

The applicant in this case applied for a short-term rental use on July 23, 2021, thus the 
request is before the Zoning Board of Appeals as a special exception request.  
 

Primary use table 
excerpt 
 

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

 

RESIDENTIAL BUSINESS 

SF-2 
SF-3 
SF-4 
SF-5 
SF-8 
SF-A
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C if apply for a permit on or before December 31, 2020; S otherwise 
 

 

 

Definition of 
proposed use 

Short-term rental as a primary use: When a non-owner occupied, 
residentially used property is rented in whole or in part for an 
overnight stay of less than 30 days at a time to one guest party.  
exceptions: When an owner-occupied residentially-used property is 
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Site Description 
The property is located on E. Black Street, east of the Downtown area and is a part of the 
East Town neighborhood.  It is mainly surrounded by other single-family residential uses 
that are also zoned Multi Family-15 (MF-15). 

Multi-Family 15 (MF-15) Zoning District Description of Intent  
Although originally established to allow a wide range of medium to high-density housing 
types, it is the intent of this ordinance that the MF-15 district be phased out over time by 
not allowing new rezonings to the MF-15 district after October 12, 2015.  In order to avoid 
creating nonconforming uses, and to allow properties that have this zoning district to 
develop with specific uses, the district continues to allow single-family detached, single-
family attached, multi-family, and a few other specified uses. 

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. Short-term rentals as a primary use must follow the processes and meet the 

standards set forth in the City Code of Ordinances for the use.  The host must 
complete a short-term rental application certifying that the following operational 
requirements are met: 
(a) There are no recorded deed restrictions or restrictive covenants that apply 

to the property that would prohibit, conflict with, or be contrary to the activity.  
The host has stated that there are no known deed restrictions or restrictive 
covenants.  Furthermore, the East Town neighborhood association’s 
president has acknowledged that they are not aware of any deed 
restrictions or restrictive covenants. 

(b) If the host is not the owner of the property, that the property owner has 
authorized the short-term rental use.  
The host is the owner of the property. 

rented in whole or in part for an overnight stay of less than 30 days 
at a time to one guest party, that is considered an accessory use; 
see Chapter 5: Land Use: Accessory and Temporary Uses. 
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(c) If the residence is located in a neighborhood that has a Homeowners 
Association, either the Association has approved the use or does not 
regulate it.  
There is no known Homeowners Association.   

(d) If the property is located within the Downtown Parking Management Area, 
that the host has arranged with the City to pay into that system for one 
parking space. 
The property is not located within the Downtown Parking Management 
Area. 

(e) If the property is located in any area of the City outside the Downtown 
Parking Management Area, that the host has provided for the use of short-
term rental guests at least one additional on-site parking space beyond what 
the Zoning Ordinance requires for a residential use. This parking space 
must meet the vehicular use area standards of Chapter 8.8 and 6.3 of the 
Zoning Ordinance for residential uses. Exceptions exist for: 
i. Properties that have immediately adjacent on-street parking that has 

been formalized through striping; and  
ii. Hosts who can demonstrate a viable alternative method of meeting 

this requirement. Examples may include situations where: 
• the property is exclusively used as a short-term rental; 
• a nearby business has given the host written permission for 

guests to use parking spaces at all hours; 
• the host is the single occupant of a residence with two off-

street parking spaces and uses only one parking space 
him/herself.   

The property is to be for the exclusive use of a short-term rental, and 
sufficient parking exists within the driveway area to accommodate guests. 

(f) That the unit will not be marketed nor used as an event location or a party 
house. This includes the marketing or use of the unit for “open invite” parties 
(which are open to anyone and are frequently advertised on social media), 
as well as for private parties including but not limited to weddings, 
bachelor/bachelorette parties, birthday parties, holiday parties, and parties 
for other special events.  
The host agrees to comply with this regulation. 

(g) That rooms will not be rented to different guest groups at same time unless 
the host is present on the property during the rental.  
The host agrees to comply with this regulation. 

(h) That if the property is not owner-occupied, either: 
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i. The property owner lives within a 15-mile radius of the City limits and is 
willing to take phone calls at all times if needed to address issues with 
the short-term rental use; or  

ii. The host provides the name, mailing address, and telephone number of 
a designated responsible agent who lives within a 15-mile radius of the 
City limits, who is willing to take phone calls at all times if needed to 
address issues with the short-term rental use, and who is authorized to 
accept service of process on behalf of the owner of said unit.  

The property will not be owner-occupied; however, the property owner/host 
lives within 15 miles of the property. 

(i) That the number of guests will be limited to two per bedroom, plus two. 
The host agrees to comply with this regulation. 

(j) That the residence and yard will be maintained to Property Maintenance 
Code standards.  
The host agrees to comply with this regulation.  

(k) That the property will not contain any sign advertising the short-term rental 
use.  
The host agrees to comply with this regulation.  

(l) That the host will keep a current guest register including names, addresses, 
telephone numbers, and dates of occupancy of all guests.  
The host agrees to comply with this regulation.  

(m)That the host will provide a rental packet containing applicable City rules 
and restrictions specified in the short-term rental permit application, as well 
as pertinent safety information and contact information to guests when they 
book the short-term rental, and shall prominently display the short-term 
rental permit, rules, safety and contact information within the short-term 
rental unit.  
The host agrees to comply with this regulation. 

(n) That the host shall list the short-term rental permit number on all 
advertisements, listings with booking services, and marketing materials, 
including without limitation, AirBNB, VRBO/Homeaway, Flipkey, and any 
other online websites and listing or booking platforms or services. 
The host agrees to comply with this regulation.  

(o) That the host shall comply with all business license and revenue collection 
laws of the City of Rock Hill, York County, and the State of South Carolina. 
The host agrees to comply with this regulation.  
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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 property is located on E. Black Street, an SCDOT-maintained principal arterial 
road.  This area of E. Black Street is in the Old Town Overlay District, located just 
outside of the Downtown.  The immediate vicinity is mainly comprised of single-
family residential uses. 
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 short-term rental regulations that the host has agreed to (prohibit guests from 
hosting parties, providing guest parking on site, living nearby to manage any issues 
that may arise, etc.) should help minimize any adverse impacts.  

3. 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 host has not proposed any site work. 

4. 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. 
East Black Street is an SCDOT-maintained principal arterial road that has the 
capacity to serve the proposed use. 

5. 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. 
Staff has not heard from any neighbors in opposition to the request. 

6. Site Plan: A site plan has been prepared that demonstrates how the proposed use 
complies with the other standards of this subsection. 
The host has provided pictures of the parking and yard areas.  No other site plan 
is required at this time as the host does not plan to alter the property for the use.  

7. Complies with All Other Relevant Laws and Ordinances: The proposed use 
complies with all other relevant City laws and ordinances, state and federal laws, 
and regulations. 
The applicant agrees to conform to all other relevant laws and ordinances. 
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Public Input 
Staff has taken the following actions to notify the public about this public hearing:  

• July 30: Sent public hearing notification postcards to property owners and tenants 
within 300 feet of the subject property.   

• July 30: Posted public hearing signs on subject property. 

• July 31: Advertised the Zoning Board of Appeals public hearing in The Herald. 

• Information about this request was posted to the City’s website 
Staff has not heard from any neighbors in opposition to the request. 

Staff Recommendation 
This area of the East Town neighborhood is mainly comprised of single-family residential 
uses with the broader area containing other use types such as commercial and 
institutional due to its proximity to the Downtown area, and so staff sees the short-term 
rental use as being compatible.  Furthermore, the host has agreed to meet the conditions 
of the City Code or Ordinances regarding the short-term rental use, and so staff 
recommends approval of the request.  

Attachments 
• Regulations for short-term use 

• Application and supporting materials 

• Zoning map 

Staff Contact: 
Shana Marshburn, Planner II 
803.326.2456 
shana.marshburn@cityofrockhill.com 
 

mailto:shana.marshburn@cityofrockhill.com


SPECIAL EXCEPTION APPLICATION
Plan Tracking # _________________________ Date Received: ____________________   Case # Z-_____________ 

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. 

PROPERTY INFORMATION 

Street address of subject property: _____________________________________________, Rock Hill, SC ___________
 
Tax parcel number of subject property: ____ ____  ____ - ____  ____ - ____  ____ - ____  ____  ____ 
 
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 
association prohibit the activity or need to approve it first? Yes ____ No ____  
 

If yes, please describe the requirements: _________________________________________________________ 
 
__________________________________________________________________________________________

APPLICANT/PROPERTY OWNER INFORMATION 

Applicant’s name Mailing address Phone number Email address
 
 

Are you the owner of the subject property?    Yes      No      
 
If 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 I understand all it includes, and that the 
information in the application and the attached forms is correct.  
 
Signature: __________________________________________________________ Date :____________________ 
 

If you are not the owner of the subject property, the property owner must complete this box.  

 

Name of property owner: _________________________________________________________________________  

If 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. 

Signature: __________________________________________________________ Date:_______________________ 

Preferred phone number: _______________________ Email address: _____________________________________ 

Mailing address: _________________________________________________________________________________ 
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INFORMATION ABOUT REQUEST 

What is the type of use for which you are requesting a special exception? 

 ________________________________________________________________________________________________  

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.) 
 

__________________________________________________________________________________________ 
 

__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________

__________________________________________________________________________________________

2. How is the proposed use appropriate for its location and compatible with surrounding land and uses? 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
_______________________________________________________________________________

__________________________________________________________________________________________

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

__________________________________________________________________________________________ 
 

__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 
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__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 
 

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

__________________________________________________________________________________________ 
 

__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________

5. How would the use impact traffic issues (road capacity, safety of those coming into or leaving the site, etc.)?  
 

__________________________________________________________________________________________ 
 

__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
_______________________________________________________________________________

__________________________________________________________________________________________

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?  

 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
__________________________________________________________________________________________ 
 
__________________________________________________________________________________________ 

 
_______________________________________________________________________________

_______________________________________________________________________________
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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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Z-2021-37

Requests: Variance from the side-yard setbacks requirements for a proposed 
addition

Address: 640 Cel-River Road

Zoning District: Industry Heavy (IH)

Applicant: PDM Real Estate LLC

Elevation 
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Residential 
use

Residential 
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Case No. Z-2021-37 

Staff Report to Zoning Board of Appeals 
Meeting Date: August 17, 2021 

 
Requests:  Variance from the side yard setback for a proposed addition 
Address:   640 Cel-River Road 
Tax Map No.:   662-07-01-320 
Zoning District:  Industry Heavy (IH) 
Owner/ Applicant:  PDM Real Estate, LLC 
   640 Cel-River Road 
   Rock Hill, SC 29730 
Background 
PDM US is seeking to build a 20,500 square foot expansion onto their existing plant 
located at 640 Cel-River Road.  This expansion would be off the rear of the existing 
building in the back corner of the site.  This expansion will be for storage only; the 
manufacturing portion of the business will continue to operate within the existing building. 
Since this site is on a corner lot, there is no rear property lines, only front property lines 
and side property lines. The side property line requirement is 100 feet whereas the rear 
property-line requirement is 10 feet.  

Site Description 
The property is located on the corner of Cel-River Road and Eden Terrace Extension next 
to Pratt Industries – Recycling Division. The site is surrounded by a mix of uses, including 
other industrial uses, contractor’s offices, warehouse/ wholesale uses, a religious 
institution use, residential uses and vacant land in the Industry Heavy, Industry General, 
Master Plan-Residential, Single-Family Residential-3, Commercial Industrial zoning 
districts as well as some properties in the County’s jurisdiction.  
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Description of Intent for the Industry Heavy Zoning District   
The IH District is established and intended to primarily provide lands for industrial uses 
that have high impacts to neighboring properties. Areas of Industry Heavy zoning should 
contain at least 10 acres, although individual parcels within the area must only meet the 
minimum lot size as shown in Chapter 6: Community Design Standards. 

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 lot is a small, odd shaped lot that only has two buildable areas. The rear corner 
is the most logical area for the building expansion since it would allow for circulation 
for truck loading. The lot is also a corner lot which means that it does not have a rear 
lot line, but instead has two front lot lines and two side lot lines. 

2. Unique Conditions 
These conditions do not generally apply to other property in the vicinity.  
The two adjacent industrial lots that are also zoned Industry Heavy are not corner lots 
and therefore have the ability to build closer to the lot line at the rear of their buildings. 

3. Strict Application Deprives Use  
Because of the conditions, the application of this Ordinance to the land would 
effectively prohibit or unreasonably restrict the utilization of the land. 
If the variance were not granted, the applicant would not be able to build their needed 
expansion. 

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 closest residential lots are buffered by another parcel that is used for stormwater, 
and the lot on the other side is used for a heavy industry use; therefore, no additional 
impacts would be felt by the residential uses than are felt today and the other heavy 
industrial use would not require any additional buffering.  
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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.  The property will be used for the same use as it is currently, 
and the property is not being sold for profit.  

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

• July 30: Sent public hearing notification postcards to property owners within 300 
feet of the subject property.   

• July 30: Posted public hearing signs on subject property. 

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

• Information about this request was posted to the City’s website 
Staff has not heard from any adjacent owners or tenants with any concerns. 

Staff Recommendation 
Staff was able to make all of the findings for this request, and staff recommends approval 
of the request noting the following. 
Staff views the request as meeting all of the findings:  

• The lot is a small, odd shaped lot that only has two buildable areas, the rear corner 
being the most logical. The lot is also a corner lot which means that it does not 
have a rear lot line, but instead has two front lot lines and two side lot lines. 

• The other two adjacent heavy industrial lots are not corner lots, and therefore, the 
uses can be closer to the lot line than this one can. 

• If the variance were not granted, the applicant would not be able to build their 
needed expansion. 

• The closest residential lots are buffered by another parcel that is used for 
stormwater, and the lot on the other side is used for a heavy industry use; 
therefore, no additional impacts would be felt by the residential uses than are felt 
today. 

Attachments 
• Application and supporting materials 

• Site plan  

• Zoning map 

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

mailto:melody.kearse@cityofrockhill.com
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Requests: Special Exception to establish an indoor recreation use, less than 3,000 
sq. ft. for a yoga studio

Address: 1348 Ebenezer Road, Suite 102

Zoning District: Neighborhood Office (NO)

Applicant: Jennifer Lewis
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Case No. Z-2021-39 

Staff Report to Zoning Board of Appeals 
Meeting Date: August 17, 2021  

 
Request:   Special Exception to establish an indoor recreation use (less 

than 3,000 sq. ft) for a yoga studio 
Address:   1348 Ebenezer, Ste 102 
Tax Map No.:   596-05-01-030 
Zoning District:  Neighborhood Office (NO) 
Applicant:   Jennifer Lewis 
   1319 Alexander Rd 
   Rock Hill, SC 29732 
Property Owner:              Ebenezer 7 LLC 
   2075 Courtney Rd. 
   York, SC 29745 
   
Background 
The applicant is seeking to establish an indoor recreation use for a yoga studio at 1348 
Ebenezer Road, Suite 102.  The space is approximately 1,300 sq. ft. and is one of 4 suites 
located at this address. The previous use of the space was for personal instruction use, 
driver’s education school.  Currently only one suite is occupied, by a law office. A special 
exception is required for indoor recreation uses in the NO zoning district due to potential 
impacts to parking and other conflicts with office uses. Only the Zoning Board of Appeals 
may approve a special exception. Therefore, the applicant is seeking a special exception 
to establish a small yoga studio at this location   
 

 

Primary use table 
excerpt 
 

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

Indoor recreation: An indoor (entirely within an enclosed structure) 
use providing for sports and recreational activities. Examples may 
include gymnasiums; fitness centers; dance/gymnastics/m al arts’ 
studios; swimming pools; skating rinks; bowling alleys; “bounce 
houses”; climbing centers; trampoline centers; and billiards’ halls.  
 

 
Site Description 
The site is along Ebenezer Road.  It is surrounded by a mix of uses, including salons, 
business and medical offices, a bank, and single-family in the Neighborhood Office (NO) 
and Single-Family Residential-3 (SF-3) zoning districts.  
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Description of Intent for Neighborhood Office (NO) Zoning District 
The NO district is established to provide for a mix of small-scale professional office uses 
together with limited service uses and single-family detached dwellings in close proximity 
to one another, subject to design and compatibility standards. Non-residential uses must 
be located in buildings that are consistent with surrounding residential uses in physical 
design, scale, and character, and they must not exceed 10,000 square feet in area. 
All non-residential development in the NO district must limit its public operating hours to 
between 6 a.m. and 10 p.m. 

Analysis of Request for Special Exception 
Staff will base its recommendation on an analysis of the below standards, and the Zoning 
Board of Appeals may approve a special exception use only upon a finding that the 
applicant has demonstrated that the applicable standards listed below are met. The Board 
may find that not all of these standards are applicable to every request for a special 
exception use.  
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. 
There are no use-specific standards for the proposed use.  However, the NO zoning 
district does have size limitations and operational hour restrictions.  The size of the 
proposed studio is approximately 1,300 sq. ft., under the 10,000 sq, ft. size limitation, 
and the applicant will only operate within the 6 am to 10pm timeframe.  

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 use is very small-scale studio space which is compatible with the other uses in 
the area which are also small-scale uses. 

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. 
No changes are planned to the site.  The use has access to the shared parking lot, 
and no external impacts would be expected with this type of use as it is considered 
low impact. 

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 site is fully developed, and no changes to the site are being proposed. 
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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 roads are adequate to serve this use without any upgrades.  

6. Not Injure Neighboring Land or Property Values: The proposed use will not 
substantially and permanently injure the use of neighboring land for those uses that 
are permitted in the zoning district or reduce property values in a demonstrative 
manner. 
The proposed use is not anticipated to cause any injury to neighboring land or property 
value given that it a low-impact use.  

7. Site Plan: A site plan has been prepared that demonstrates how the proposed use 
complies with the other standards of this subsection. 
Since the site is developed and no changes are being proposed, no site plan is 
necessary.  

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. 
Applicant agrees to comply. 

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

• July 30: Sent public hearing notification postcards to property owners and tenants 
within 300 feet of the subject property.   

• July 30: Posted public hearing signs on subject property. 

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

• Information about this request was posted to the City’s website 
Staff has not received any public feedback about this request. 

Staff Recommendation 
Staff recommends approval of the proposed yoga studio use based on the above analysis 
and specifically noting the following: 

• The site is located in a mixed-use area that is compatible with the proposed use. 

Attachments 
• Application and supporting documents 

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

mailto:melody.kearse@cityofrockhill.com
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	THE BOARD, THEREFORE, ORDERS:
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	Z-2021-25
	Staff member Shana Marshburn provided the Board with an email from a nearby resident in support of the request and presented the staff report.
	Vice Chair Sutton asked if the residence was currently being used as a long-term rental. Ms. Marshburn stated she believed that it was, but the applicant would be the best one to answer.
	Chair Crawford asked the applicant to step forward; the applicant was not present.
	No one from the audience spoke with reference to this item.
	Chair Crawford closed the floor for Board discussion.
	Vice Chair Sutton made a motion to grant the special exception for a short-term rental use as requested. Mrs. Stacey Reeves seconded.
	Chair Crawford observed that the use may not be 100% compatible with the surrounding area but there did not appear to be anyone present to speak one way or the other. Mr. Williams commented that the use would be compatible if the applicant followed th...
	Chair Crawford called for a vote, and the motion carried unanimously by a vote of 6-0 (Cullum absent).
	Chair Crawford presented the findings, specifically noting the applicant agreed to comply with the use specific standards, there was no HOA in place to regulate the use, there would be no environmental impacts, the property was already developed as a ...
	THE BOARD, THEREFORE, ORDERS:

	ADP44C6.tmp
	Z-2021-26
	Staff member Shana Marshburn presented the staff report.
	Vice Chair Sutton referred the photos presented showing the construction of the front desk, asking if the deck was completed or if this was an old picture. Ms. Marshburn stated this was a older photograph, and that the deck had been completed.
	The applicant’s representative, Mr. Tom Hutto, 1820 Sharonwood Lane, provided additional photos of properties he and the applicant, Mrs. Sara Hutto, managed for short-term rental use. He noted that while there was not an HOA for this particular neighb...
	Mr. James Hawthorne asked if there was plenty of parking. Mr. Hutto stated there were spaces for three cars at the top of the driveway, which was steep.
	Mr. Williams asked if the photos presented by Mr. Hutto were of this property or others. Mr. Hutto stated these were other properties, that he wanted to give the Board examples of what their properties looked like.
	Chair Crawford asked how many properties were in operation. Mr. Hutto stated seven with one more under renovation, adding that they owned 17 permits for short-term rentals obtained before the end of the previous year, that this particular property was...
	Mr. Pedro Gaston, 316 Catawba Street, spoke in opposition to the request, specifically with respect to renters parking in the street and what he believed would be essentially turning the house into a hotel. He added that no one in the neighborhood att...
	Mr. Daniel Sanchez, 310 Catawba Street, spoke in opposition to the request, stating that a car driving through the neighborhood had crashed into this car and expressing concern over the safety of his family as he traveled for his business.
	Chair Crawford allowed Mr. Hutto to respond to these concerns. Mr. Hutto stated the property had been used as a long-term rental for years, that the activities of the short-term rental clients was proposed to be no more than a long-term resident would...
	Mr. Hawthorne asked if any of the long-term renters had used the street for parking. Mr. Hutto replied none had parked on the street, stating that he had constructed additional plateaus to create parking for three vehicles.
	Chair Crawford asked for clarification that the requirement of one additional off-street parking space was met. Mr. Hutto stated it was.
	Chair Crawford closed the floor for Board discussion.
	Mr. Williams made a motion to grant the special exception for a short-term rental use as presented. Vice Chair Sutton seconded.
	Mr. Williams commented that just like a single-family residential use, there may be a bad tenant that affects the neighborhood but with short-term rentals, there was a rating system in place for those clients that didn’t exist for long-term renters.
	Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum absent).
	Mr. Williams presented the findings, specifically noting the applicant would meet the use specific standards as required, there was no HOA in place to regulate the use, the applicant agreed to follow the rules and regulations the City had developed, s...
	THE BOARD, THEREFORE, ORDERS:

	ADP22A6.tmp
	Z-2021-27
	Staff member Shana Marshburn presented the staff report.
	The applicant, Ms. Tania Ayubi, 611 Barcroft Lane, Fort Mill, was available to answer questions. She stated the property manager for the property had full knowledge of the City’s regulations and had experience in managing short-term rental properties.
	Chair Crawford closed the floor for Board discussion.
	Mrs. Reeves made the motion to grant the special exception for short-term rental use as presented. Vice Chair Sutton seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent).
	Mrs. Reeves presented the findings, specifically noting the applicant would meet the required specific use standards, the use was compatible with the surrounding area, there would be no site work, and no environmental impact.
	THE BOARD, THEREFORE, ORDERS:
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	Z-2021-28
	THE BOARD, THEREFORE, ORDERS:

	ADPDEE2.tmp
	Z-2021-29
	THE BOARD, THEREFORE, ORDERS:

	ADPBCB2.tmp
	Z-2021-30
	Staff member Shana Marshburn presented the staff report.
	Mr. Williams asked if the 3-foot 9-inch measurement was to the eave of the house or side of the carport. Ms. Marshburn stated this was to the carport.
	Chair Crawford asked the reason for the setback from the primary structure, if this was for safety or design. Ms. Marshburn stated it was mainly for safety.
	Chair Crawford asked if the carport currently met the City’s design standards or would encasing the rafters meet those standards. Ms. Marshburn stated it would meet the design standards.
	Mr. Williams asked if the Board would need to require conditions for encasing the rafters as part of the motion. Ms. Marshburn stated the condition could be made part of the motion, but that this would be required anyway.
	Chair Crawford asked how far the carport was from the other property. Mr. Williams stated that he had driven by the site and observed it was about two or three feet, adding that there was a significant slope to the rear of the property.
	The applicant, Mr. John Chavez, 898 Eastwood Drive, was available to answer questions.
	Mr. Williams asked if there was any issue with meeting the design standards. Mr. Chavez stated there were no issues, that once they received approval they would get a general contractor to complete the project.
	Chair Crawford closed the floor for Board discussion.
	Ms. Charlotte Brown made the motion to grant the variances from the side yard setbacks and the setback from the primary structure with the condition that that the trusses be hidden. Vice Chair Sutton seconded, and the motion carried unanimously by a v...
	Ms. Brown presented the findings, specifically noting that the land had a slope that could not accommodate the accessory structure, and this slope did not apply to other properties in the area.
	THE BOARD, THEREFORE, ORDERS:
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	Z-2021-31
	Staff member Shana Marshburn presented the staff report.
	Chair Crawford asked if the variance requested was for 3.39 feet. Ms. Marshburn stated this was correct, that the accessory building is 3.39 feet away from the proposed property line, adding that the home would be on a 50-foot wide lot.
	Chair Crawford asked if the new property line could be shifted in order to meet this requirement without the need for a variance. Ms. Marshburn stated it could not because it would create a setback issue for the residential structure. It was discussed...
	The applicant’s representative, Mr. Joe Smith, 4890 Railroad Avenue, Catawba, church deacon, stated the church wished to sell the residential property in order to fund the establishment of a new church, adding other residential structures in the area ...
	Mr. Williams observed that Mr. Smith was correct as it appeared other lots had the same size as this one would be.
	Chair Crawford closed the floor for Board discussion.
	Vice Chair Sutton made the motion to grant the variances from the side yard setback requirements for an accessory structure and from the lot width standards for a residential structure as presented. Mr. Williams seconded.
	Chair Crawford stated he had had a concern over the lot width request but as other properties nearby were the same, this alleviated his concern.
	Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum absent).
	Vice Chair Sutton presented the findings, specifically noting the regulations at the time these structures were built allowed for separate uses, the lot width requested meets the same as others in the area, no other properties would allowed to be reco...
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	Staff member Dennis Fields presented the staff report.
	Vice Chair Sutton mentioned that the existing curb cut did not line up with the drive across Cherry Road, asking if it would be moved to line up. Mr. Fields stated the signalized intersection across Cherry Road accessed private property with no public...
	Chair Crawford asked if the property could be annexed and rezoned to something that would allow for self-storage. Mr. Fields noted that except for industrial zoning districts, a special exception was required for a self-storage use in those zoning dis...
	Chair Crawford asked for additional information on the emergency access. Mr. Fields pointed out the area along Farlow Street, noting this would be gated and would not be approved for regular use.
	Mr. Hawthorne mentioned the portion of the staff report that addressed water quality over sewer lines, asking if these requirements for the building located to the west would be applied. Mr. Fields stated neither stormwater ponds nor buildings could b...
	The applicant’s representative, Mr. Keane McLaughlin, ESP Associates, 3475 Lakemont Boulevard, Fort Mill, stated the 50-foot buffer would make the site better for the surrounding properties, adding there were two perennial streams that would need to b...
	Vice Chair Sutton observed that this would improve the area.
	Ms. Brown asked if there would be environmental review of the site to evaluate the area. Mr. McLaughlin stated there would be during the construction phase, noting that they would be bringing more dirt onto the site than would be excavated and removed.
	Mr. Hawthorne asked if any retaining walls would need to be constructed. Mr. McLaughlin stated these were not anticipated at this time.
	Mr. Williams commented that he though the contamination of the site came from the Rutledge Construction business many years previous. Mr. Fields stated that from what was known, whatever was located on the adjacent site created a need for monitoring w...
	Chair Crawford asked if the operating hours of 6 a.m. to 10 p.m. would apply to the entire site. Mr. McLaughlin stated this was correct, that the office hours would be 9 a.m. to 5 p.m. and that there would be a punch keypad for use by renters outside ...
	Mr. Chris Catoe, 1581 Arborgate Drive, stated many of his questions had been answered by the presentation, adding the neighborhood would rather see residential or commercial uses and that Rock Hill needed more affordable housing options.
	Mr. Chris Ward, 1500 Andora Drive, provided his concerns regarding the request, including the impact on the nearby residences, the increase in stormwater runoff, the addition of fill dirt may create issues for Grace and Andora Streets, the possibility...
	Chair Crawford allowed Mr. McLaughlin to respond to the comments. Mr. McLaughlin stated lighting was a concern and that they would be doing what they could to eliminate any issues, adding that they would not be using poles but more likely wall pack li...
	Mr. Williams asked if the fill would be in between the buffer area or the existing grade. Mr. McLaughlin stated the buffer would remain at the existing grade.
	Mr. Hawthorne asked if a traffic impact analysis had been done. Mr. Fields stated a traffic analysis was only required for uses that generated 100 peak hour directional trips.
	Chair Crawford closed the floor for Board discussion.
	Vice Chair Sutton made a motion to grant the special exception for a self-storage use with the conditions:
	 City Council must approve annexation and rezoning requests;
	 A minimum of 50-foot landscaped buffer must be maintained between the self-storage use and all property lines adjacent to residential uses;
	 Access to the site is limited to Cherry Road only;
	 All billboards along Cherry Road must be removed prior to the issuance of permits;
	 The site must have at least one commercial use/tenant space, other than the self-storage’s office, along Cherry Road. This use does not need to be established before the self-storage use, but space must be shown on the civil site plans.
	Mr. Williams seconded, and the motion carried unanimously by a vote of 6-0 (Cullum absent).
	Vice Chair Sutton presented the findings, specifically noting the applicant would comply with the use specific standards, the design minimized environmental impacts, and a site plan had been submitted.
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	Staff member Melody Kearse presented the staff report.
	The applicant, Ms. Flowers Blake, 1062 Village Green Lane, was available to answer questions.
	Vice Chair Sutton asked if she had operated a spa like this previously or if this was her first. She stated this was her first spa.
	Chair Crawford asked the types of services offered. Ms. Blake stated the services were geared towards women and would feature organic herbs.
	Chair Crawford closed the floor for Board discussion.
	Mr. Williams presented the motion to grant the special exception for a spa use as presented. Vice Chair Sutton seconded.
	Chair Crawford noted this use was appropriate in an area that was a mix of uses.
	Chair Crawford called for a vote and the motion carried unanimously by a vote of 6-0 (Cullum absent).
	Mr. Williams presented the findings, specifically noting the area was a mixed-use area and the proposed use would not be detrimental to the surrounding area.
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	Staff member Dennis Fields presented the staff report.
	Vice Chair Sutton asked if the special exception for the separation would be required still if the applicant had been able to purchase the adjacent residential lot. Mr. Fields stated it may have been as there were residential uses across Ebenezer Aven...
	The applicant’s representative, Mr. Chad McGowan, 1539 Healthcare Drive, stated they are still trying to purchase the property, but the owner is not yet ready to sell.
	Chair Crawford asked the use of the larger building. Mr. McGowan stated there was a desire to move the commissary and pizza operations from the former Varsity location across Oakland to the main Legal Remedy site, so this building would house those op...
	Mr. Hawthorne asked the use of the other proposed building. Mr. McGowan stated this would be used for cold storage and the storage of bottling supplies for the brewery.
	Mr. Williams asked what would happen to the former Varsity building. Mr. McGowan stated this would be redeveloped somehow in the future.
	Chair Crawford asked the plan for the outdoor area. Mr. McGowan stated a hedge would be installed between the grass area and the parking lot to provide a yard for open space.
	Chair Crawford asked if there would be bands allowed outdoors. Mr. McGowan stated they would not, that these would only be allowed inside the building.
	Chair Crawford closed the floor for Board discussion.
	Chair Crawford stated he had had some concerns over the separation reduction but was relieved that this did not appear to be an issue.
	Mr. Hawthorne asked if landscaping would be installed along the parking area. Mr. Fields stated this would be required.
	Vice Chair Sutton made the motion to grant the special exceptions for the expansion of a craft brewery use and the reduction in separation from residential uses as presented. Mr. Hawthorne seconded, and the motion carried unanimously by a vote of 6-0 ...
	Vice Chair Sutton presented the findings, specifically noting the applicant would comply with the use specific standards as required.
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