
 

 

 

PLANNING & DEVELOPMENT 

155 JOHNSTON STREET, ROCK HILL, SC 29730   (803) 329-7080 

The City of Rock Hill is committed to ensuring accessibility, with reasonable accommodations, of city services, facilities, employment and programs for all 
individuals, in compliance with Federal law.* Please contact Ann Morgan, ADA Coordinator, at 803-329-7025 if you need assistance. 

 

ROCK HILL PLANNING COMMISSION MEETING 
 

Date:  June 6, 2023 

Time:  6:00 P.M. 

Location:  Rock Hill City Hall, City Council Chambers 
  155 Johnston Street 
  Rock Hill, SC 29730 
 

A G E N D A 
Pledge of Allegiance 

1. Approval of minutes of May 2, 2023 meeting. 

PUBLIC HEARING ITEMS* 

2. Hold public hearing and consider a recommendation to City Council on petition M-
2023-18 by the True Homes LLC to rezone approximately 10.6 acres at 2098 
Dutchman Drive and adjacent right-of-way from Single-Family 5 (SF-5) to Single-
Family Attached (SF-A). Tax Parcel 636-02-01-003. 

NEW BUSINESS ITEMS** 

3. Consideration of a request by Little Diversified Architectural Consulting (Frank 
Miller) for Major Site Plan approval for an Assisted Living Facility at 193 Old 
Rawlinson Road.  (Plan # 20222478). 

4. Other Business. 

5. Adjourn. 

The public hearing portion of the meeting can be viewed online at 
www.cityofrockhill.com/livestream.  Please contact Dennis Fields at 803-329-5687 or 
Dennis.Fields@cityofrockhill.com with any questions related to items on the agenda.   

*   The Planning Commission makes a recommendation to City Council on most Public 
Hearing items.  Recommendations made at this meeting are tentatively scheduled for 
consideration by City Council on June 26, 2023.  City Council agendas are posted 
online at www.cityofrockhill.com/councilagendas on the Friday prior to each meeting.   

**  The Planning Commission makes the final decision on New Business items.   
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 Planning Commission Minutes 
 May 2, 2023 

A public hearing of the Planning Commission was held on Tuesday, May 2, 2023, at 6 
p.m. in City Council Chambers, 155 Johnston Street, Rock Hill SC.   

MEMBERS PRESENT Duane Christopher, Shelly Goodner, Randy Graham, M. 
Stephanie Haselrig, Jonathan Nazeer, Darrell Watts 

MEMBERS ABSENT Carl Dicks 

STAFF PRESENT Dennis Fields, Eric Hawkins, Shana Marshburn, Leah 
Youngblood, Diana Fragomeni  

1. Approval of minutes of the April 12, 2023, meeting.  

Mr. Christopher made a motion to approve the minutes from the April 12th, 2023, 
meeting.  Mr. Nazeer seconded, and the motion passed unanimously by a vote of 
6-0 (Mr. Dicks absent). 

PUBLIC HEARING ITEMS 

2. Hold public hearing and consider a recommendation to City Council on 
petition M-2023-14 by Lazy Hawk Property Owners Association to rezone 
approximately 43.52 acres at two unaddressed parcels west of 3623 Lazy 
Hawk Road from Planned Development (PD) in York County to Industry 
General (IG) and Design Overlay District (DOD).  The subject property is 
proposed to be annexed into the City of Rock Hill.  Tax Parcels 617-00-00-
026, and -085.   

Mr. Fields asked the Commission if they were acceptable to hearing agenda items 
2 and 3 presented together, as they are contiguous properties, and not to repeat 
the information for each agenda item.  Chair Graham stated this was acceptable.  

Dennis Fields, Planner III, presented the staff report. 

Mr. Graham asked if the buffer yards that Staff recommending is 150 feet and 200 
feet, even though technically the code requires only 100 feet. Mr. Fields said yes 
that is correct. 

Mr. Graham explained to the audience that the Planning Commission cannot add 
conditions of approval to their recommendation. He added that they can support 
verbally for the minutes, but conditions cannot be part of the motion or 
recommendation.  Any conditions would need to be implemented by City Council.  

Mr. Watts stated that it looks like the buffer has trees and asked if the developer 
will leave the trees.  Mr. Fields stated he believes so. Mr. Fields stated he had a 
conversation with the developer the previous day and explained that the buffers 
would largely be left undisturbed.   

Mr. Watts asked about the dumpster location for this area pertaining to the 
residents and the noise level.    Mr. Fields stated there is no specific requirement 
of where a dumpster can be located, but typically the dumpsters are placed near 
the loading dock areas for industrial uses, so there would not be additional 
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screening needed for dumpsters in these areas.  He added that it would be odd for 
the dumpster to be placed by the parking lot area, since the trash trucks need a 
larger area to collect them.  Mr. Graham stated the Commission would see the 
dumpster placement at the major site plan level and this evening the discussion is 
only about zoning.  

Chair Graham opened the floor for public comment.  

Mr. Harry Johnson, 3591 Enterprise Drive, Rock Hill, SC stated he is in support of 
this development and is very happy with the Blanchard group, Eric Hawkins, and 
Dennis Fields, and thanked them for cooperation prior to the meeting.  Mr. Johnson 
added that he is extremely confident that Rock Hill will use the same protections 
and restrictions in their plans as the current York County PD uses.   

Ms. Goodner and Mr. Graham stated that they were verbally in support of the 
additional recommendations, even though they cannot be conditions of their 
recommendation.  Mr. Graham asked the members if they agreed, and everyone 
agreed. 

Mr. Nazeer made a motion to recommend approval the proposed IG and DOD 
zoning. The motion was seconded by Mr. Christopher and was approved by a vote 
of 6-0 (Mr. Dicks absent). 

3. Hold public hearing and consider a recommendation to City Council on 
petition M-2023-15 by Tom Cat Too LLC and Cat Real Estate Holdings LLC 
to rezone approximately 92.66 acres at 3777 Lazy Hawk Road, 907, 930, and 
947 Caterpillar Drive, from Planned Development (PD) in York County to 
Industry General (IG) and Design Overlay District (DOD).  The subject 
property is proposed to be annexed into the City of Rock Hill.  Tax Parcels 
617-00-00-001 & -077.   

Dennis Fields, Planner III, presented the staff report. 

Chair Graham opened the floor for public comment.  Mr. Graham stated that Mr. 
Johnson was signed up for both item two and three and asked Mr. Johnson 
whether he wanted to make any additional comments again. Mr.  Johnson stated 
he previously spoke for both items.  

Mr. Graham stated he again would support the conditions that will be presented to 
City Council and all members agreed. 

Ms. Haselrig made a motion to recommend approval of the proposed IG and DOD 
zoning. The motion was seconded by M. Nazeer and was approved by a vote of 
6-0 (Mr. Dicks absent). 

4. Hold public hearing and consider a recommendation to City Council on 
petition M-2023-17 by Children’s Attention Home Inc. to rezone 
approximately 1.81 acres at 304, 308, 316, 322, & 328 Kuykendal Street and 
adjacent right-of-way from Single-Family 5 (SF-5) to Office and Institutional 
(OI). Tax Parcels 629-22-07-003 to -007. 
 
Ms. Goodner recused herself from this item due to that fact that she previously 
served as a board member of the Children’s Attention Home, Inc.  

Shana Marshburn, Planner II, presented the staff report. 
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Mr. Christopher asked if the homes were going to be developed and owned by the 
Children’s Attention Home.  Ms. Marshburn stated yes, the Children’s Attention 
Home will own and maintain the properties.   

Mr. Christopher asked if the homes are under the new regulations for single family 
homes. Ms. Marshburn stated yes, because these are two-story homes, and the 
predominant character of the neighborhood is single-story homes, the design 
would have to meet the current design standards that were adopted in August of 
2022. 

Mr. Christopher asked if the homes would have garages.  Ms. Marshburn stated 
there is no proposal for garages. 

Chair Graham opened the floor to the applicant.  Emily Parrish, 4671 Channing 
Parkway, Rock Hill, SC (applicant), stated that the Children’s Attention Home was 
requesting to rezone this property to align with the current zoning of the existing 
facility property that they own and operate nearby.  She stated that they are 
planning to expand their programs to better serve the community, youth, and 
young adults aged 18 to 20. She stated that they have a population of young adults 
who are looking to take the next steps towards independence and need additional 
support along the way and that is what this program does.  She added that the 
program is a supervised independent living program that is a steppingstone for 
young adults to be prepared to go out on their own.  

Ms. Haselrig asked if the expectation would be that these children, after moving 
through the program, go out into the world on their own.  Ms. Parrish stated yes, 
that is one of the options.  She added that some of the young adults need extra 
support to make sure finances and things are in place so that they will be 
successful.  Ms. Parrish stated that the program still accepts people that are 18 
years old and that there is an application process.  She stated that the Attention 
Home makes sure that the children coming into the program are aware of their 
expectations, their goals, and how the program can support those needs.  Young 
adults can come through the existing program or students can join this new 
program if they meet the criteria for admission.    

Mr. Graham asked what type of supervision is available through the program. Ms. 
Parrish stated that these are young adults who are either in school, pursuing their 
GED, or attending higher education at institutions like York Tech or other facilities.  
She added that some students have two jobs to build up savings quickly.  Staffing 
depends on what the needs of the young adults are and their schedules, but that 
they are supervised to some capacity 24 hours a day, so they are never left alone 
at the facilities, similar to the other existing programs they operate.   

Chair Graham opened the floor for public comment.  

Donald Liester, 22 Peyton Road, Columbia, SC, gave each commissioner a 
handout, with pictures of the homes in the area.  He stated he was made aware of 
this proposal when he received the blue postcard, and he feels the blue postcards 
do not promote realistic feedback from the community. He felt that going out into 
the community and speaking with the residents in a particular area is a better 
gauge of what the community’s stance is for project.  He stated that he is opposed 
to this proposal. He went on to mention that the style of housing for this program 
is not consistent with the existing neighborhood.  Mr. Liester stated that the 
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background of some of these youths is probably undesirable.  Mr. Graham 
responded stating that the Planning Commission would not make that assumption 
and that this was Mr. Liester’s opinion.  Mr. Liester said that it has been his 
experience where he presently lives in Columbia, that there have been issues with 
students that are unsupervised related to parking, partying, and neighborhoods 
being destroyed. 

Mr. Graham asked if Mr. Liester is a property owner in the area.  Mr. Liester stated 
he is a property owner and owns three lots on Kuykendal, north of the site.  Mr. 
Graham asked if Mr. Liester has had any issues with the current operation of 
Children’s Attention Home.  Mr. Liester stated that to his knowledge, he hadn’t.  He 
added that he did have a break-in with one of his two homes, but that it wasn’t 
related to the applicant.  He stated neighbors have told him that there is lot of drug 
paraphernalia along the pathway to the lake in that area.  

Mr. Christopher asked if there was a meeting with the neighbors.  Ms. Marshburn 
stated there is no requirement for a neighborhood meeting because this is not a 
Master Plan rezoning request, but that staff did offer the applicant mailing 
addresses if they wanted to hold a voluntary neighborhood meeting. Ms. 
Marshburn was not aware if the applicant had a neighborhood meeting.  Mr. 
Christopher asked Ms. Marshburn if staff had received any other emails or phone 
calls from other neighbors.  Ms. Marshburn stated only Mr. Liester had called prior 
to the meeting, but that the applicant did have others ask about the project when 
the existing house was being demolished on the site. 

Ms. Haselrig asked if parking has been considered since there are several young 
adults of driving age.  Ms. Marshburn stated based on the number of clients, the 
zoning ordinance only requires four parking spaces per house.   

Mr. Graham stated the new houses would be submitted to the City for review and 
staff would need to approve the permits, which includes the required parking 
standards.  He then asked Ms. Parrish if she’d like to add anything further.   

Ms. Parrish stated this is the first step of the process.  She added that most of the 
children will not have vehicles.  Ms. Parrish stated that having a vehicle could be 
a possibility, and that they will make sure there is space if a student has a car, but 
that the likelihood of that happening is very low. 

Mr. Christopher asked Ms. Parrish if she can address Mr. Liester’s concerns of 
activities, behavior, and supervision.  Mr. Christopher also asked if there have 
been calls from neighbors about noise or parties.  Ms. Parrish stated that this is 
part of a supervised program and that the children are not allowed to have parties. 
The expectation is that the students are working, going to school, learning 
independent living skills so that they can leave the program and be successful, 
contributing citizens.  She added that if ever there were a situation with those types 
of behaviors were to occur, then it would not be appropriate for those children to 
remain in the program.   

Mr. Christopher asked if there would be an adult living at the facility while 
supervising.   Ms. Parrish stated yes, and that it is based loosely on a current 24-
hour program which already works and has been successful for the past six years. 

Mr. Graham stated the reason we are considering this proposal is because it is an 
extension of a current program that is supervised.  
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Mr. Nazeer stated that with affordable housing crisis the way it is, it is a great 
service to the city. 

Ms. Haselrig made a motion to recommend approval of the rezoning. The motion 
was seconded by Mr. Christopher and approved by a vote of 5-0 (Ms. Goodner 
recused, Mr. Dicks absent). 

5. Hold public hearing and consider a recommendation to City Council on 
petition M-2023-18 by the True Homes LLC to rezone approximately 10.6 
acres at 2098 Dutchman Drive and adjacent right-of-way from Single-Family 
5 (SF-5) to Single-Family Attached (SF-A). Tax Parcel 636-02-01-003.   

No action was taken on this item.  This item was deferred by the applicant until the 
June Planning Commission meeting. 

6. Hold public hearing and consider a recommendation to City Council on 
petition M-2023-19 by City of Rock Hill Planning Commission to rezone 
approximately 53.8 acres at 214 Quantz Street, 1493 & 1507 Dave Lyle Blvd, 
200, 225, 226, 236, 240, 267, 300, & 309 Northpark Drive and adjacent right-
of-way from Industry Heavy (IH) to Industry General (IG). Tax Parcels 628-04-
01-001 (portion), -004, -014, -021, 628-20-01-001 to -005, 630-10-02-001, 630-
10-03-002 to -005 & -007. 

Dennis Fields, Planner III, presented the staff report. 

Chair Graham stated the Planning Commission is the applicant since they 
sponsored the item at their last meeting.   

Chair Graham opened the floor for public comment and there was none. 

Mr. Christopher made a motion to approve the rezoning application. The motion 
was seconded by Mr. Watts and was approved by a vote of 6-0 (Mr. Dicks absent). 

7. Hold public hearing and consider a recommendation to City Council on 
petition M-2023-20 by Wade McCauley and Roscoe Shiplett to rezone 
approximately 2.28 acres at 1105 Hearn Street and adjacent right-of-way from 
Single-Family 3 (SF-3) to Multiple-Family Residential (MFR). Tax Parcel 632-
03-11-003. 

Dennis Fields, Planner III, presented the staff report. 

Mr. Christopher asked why the fence is on the inside of the buffer, which makes 
most the 40-foot buffer unusable and asked why isn’t it part of the open space.  Mr. 
Fields stated that the intent is that the fence appearance would be broken up with 
landscaping from the neighbor, so it doesn’t feel like a wall at their property line.  
He added that they could have it a few feet in and could have landscaping on both 
sides to break up the appearance from both sides. Mr. Christopher asked if 
landscaping will be maintained.   Mr. Fields stated that the management company 
will maintain the area on both sides of the fence. 

Mr. Graham asked if there was going to be a strip of SF-3 between this rezoning 
and the apartments.  Mr. Fields stated that is correct, explaining that the strip was 
purchased with the apartments to the south and is part of their property, so that 
section would remain SF-3.  

Mr. Christopher asked if there was a change in grade or was the 40-foot area 
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because of the buffer requirements.  Mr. Fields stated the buffer requirement is 50-
feet, or 40-feet with a fence, from all of the surrounding uses.  

Mr. Fields stated that the applicant held a voluntary neighborhood meeting and 
one person attended, who was a representative of the adjacent apartment 
complex.   

Chair Graham opened the floor to the applicant.  Matt Crawford, Keck and Wood, 
300 Technology Center Way, Rock Hill (applicant’s representative), was available 
for questions. 

Mr. Christopher asked Mr. Crawford if he envisions needing to get into the buffer 
for the grading.  Mr. Crawford stated no, since the site is flat, but if so, it would be 
very minimal. 

Chair Graham opened the floor for public comment.   

Brandyn Lanpher, 1086 Hearn Street, Rock Hill, SC stated he rents an apartment 
next door to the site.   He stated that he often walks through the property and thinks 
it should remain wooded.   He said it is a peaceful spot and he sometimes takes 
pictures of wildlife on the property. He stated he is against the proposal and 
knocking down any more trees in the city.   

Mr. Christopher stated he understands that we do not want to remove every single 
tree in the City of Rock, yet this plan shows that 40 percent of the trees will still be 
on the site because of the large buffers that are surrounding the project. 

Mr. Christopher made a motion to recommend approval of the rezoning 
application.  The motion was seconded by Mr. Nazeer and was approved by a vote 
of 6-0 (Mr. Dicks absent). 

NEW BUSINESS ITEMS** 

8. Consideration of a request by Legacy Park East Industrial Properties LLC for 
Preliminary Plat approval for creation of a new public street (Plan 
#20150404). 

Shana Marshburn, Planner II, presented the staff report. 

Ms. Goodner made a motion to approve the preliminary plat. The motion was 
seconded by Mr. Nazeer and was approved by a vote of 6-0 (Mr. Dicks absent). 

9. Consideration of a request by Eastwood Homes to rename public roads 
within the Waterford Commons subdivision.   

Shana Marshburn, Planner II, presented the staff report. 

Mr. Christopher asked if this proposal was approved by 911.  Ms. Marshburn stated 
yes and there are only four streets being renamed. 

Mr. Nazeer asked if the streets were named after a significant person and if there’s 
a possibility we could run into an issue with the name in the future.  Ms. Marshburn 
stated that she is not sure if the streets are named after anyone significant.   

Mr. Christopher made a motion to approve the proposed names.  The motion was 
seconded by Ms. Goodner and was approved by a vote of 6-0 (Mr. Dicks absent). 

10. Consideration of a request by STIWA US INC and Plott Hound Engineering 
for Major Site Plan approval for an industrial development at an unaddressed 
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property south of 1600 Porter Road.  (Plan # 20222586). 

Shana Marshburn, Planner II, presented the staff report. 

Mr. Christopher asked if they are approving just the site layout and not the structure 
and the way it looks.  Ms. Marshburn stated that is correct. 

Mr. Graham asked if this is the only zoning district where parking can be deferred.  
Ms. Marshburn stated no, any use can defer parking.  Mr. Graham asked if it is up 
to the applicant to make that determination.  Ms. Marshburn stated that the 
applicant has to demonstrate that they can function with less parking and they have 
to show where the required parking could be provided on the site plan.  Mr. Fields 
stated that deferred parking is normally only done with industrial uses.   

Mr. Nazeer asked who makes the final determination on deferred parking.   Ms. 
Marshburn stated the applicant would have to provide documentation explaining 
why they do not need as much parking as required and then it is a staff decision.  
Discussion followed about the varying parking needs of industrial uses.  Mr. Fields 
stated that in all cases, the site plan must show an area where the required parking 
can be provided.   

Mr. Christopher asked if this location is owner occupied.  Mr. Fields stated yes, the 
applicant has purchased the property already.   

Ms. Goodner made a motion to approve the Major Site Plan. The motion was 
seconded by Mr. Christopher and was approved by a vote of 6-0 (Mr. Dicks 
absent). 

11. Other Business.  None 

12. Adjourn. 

There being no further business, the meeting adjourned at 7:37 p.m. 



(insert aerial photo)

Staff Report to Planning Commission

M-2023-18
Meeting Date: June 6, 2023

Petition by True Homes LLC to rezone approximately 10.6 acres at 2098 Dutchman Drive and 

adjacent right-of-way from Single-Family 5 (SF-5) to Single-Family Attached (SF-A).

Reason for Request: The applicant is requesting the rezoning in order to develop townhomes on

the property.

Staff Recommendation: Staff recommends denial of the proposed SF-A zoning.

SEE ATTACHED REPORT FOR MORE INFORMATION

E



 Case No. M-2023-18 

 Rezoning Report to Planning Commission 

 Meeting Date:  June 6, 2023 
 

Location:    2098 Dutchman Drive  

Tax Parcel(s):   636-02-01-003 

Site Area:    10.6 Acres (includes right-of-way) 

City Council Ward:   Ward 2 (Kathy Pender) 

Request:    Rezone property from Single-Family 5 (SF-5) to Single-
Family Attached (SF-A).   

Proposed Development:  Construct approximately 40 townhome units.  

Applicant:    True Homes LLC (Shaun Gasparini) 
    2649 Brekonridge Centre Drive 
    Monroe, NC 28110  

Owner:    Rock Hill School District #3 
    660 N Anderson Road 
    Rock Hill, SC 29730 

 
Site Description 
The subject property is undeveloped and wooded.  It is located along Dutchman Drive, 
north of Celanese between Rosewood Drive and Crosstrail Ridge.   The property has 
frontage on Dutchman Drive (local roadway).  Surrounding uses include multi-family 
apartments to the west, single-family detached homes to the north and east, and the 
Westminster Catawba Christian School (former Rosewood Elementary School) to the 
south.   

The property is currently owned by the Rock Hill School District, who recently sold the 
former school property to the south to Westminster Catawba Christian School.  The 
School District is selling the property since they no longer have use for the property. 

 
Development Proposal 
The applicant is requesting the rezoning in order to facilitate the development of 
approximately 40 single-family attached (townhome) units on the property, which is 
approximately 4 units per acre.  The proposed use is a conditional use in the SF-A zoning 
district.  The proposed buildings would front public streets with on-street parking, and 
have rear alleyways leading to the driveways and garages, as required by the City’s 
zoning ordinance.    

Access would be provided from Dutchman Drive via three new public streets and three 
new private alleyways.  The project would also construct sidewalk along the western side 
of Dutchman Drive south to Celanese Road for pedestrian connectivity.  

In addition, the project would be required to have two amenity features and a minimum 
50-foot-wide landscape buffer from residential uses and a minimum 75-foot-wide buffer 
from the Westminster school property to the south.  
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Existing Zoning District Summary 
Single-Family Residential 5 (SF-5): 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.   

One 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. 

Proposed Zoning District Summary 
Single-Family Attached (SF-A): The SF-A district is established and intended to allow 
single-family attached housing products such as townhouses, duplexes, and 
quadruplexes, or other products where each unit has a separate parcel of land associated 
with it.  This district is designed with the intent of developing single-family attached 
products and conveying them to owner-occupants in fee simple.    

The maximum residential density allowed is eight dwelling units per developable acre.  
The intent is to generally limit areas of single-family attached projects to concentrations 
of 200 units.     

 Rezonings to this zoning district should involve land that is: 

1. Located only in the Old Town area shown on the Comprehensive Plan’s Future 
Land Use Map or within Neighborhood Residential areas shown on the 
Comprehensive Plan’s Future Land Use Map that are bounded by Interstate 77 to 
the east, Celanese Road/Old York Road to the north, Heckle Boulevard to the 
west, and Albright Road/East Main Street/South Anderson Road to the south. See 
map in Appendix 3-D.  

2. Located in areas that support the City’s long-term redevelopment and 
development goals and have long-term value by the amenity of their location.  

3. Located adjacent to areas with existing or emerging walkable environments near 
restaurants, shopping, recreation, colleges, and major employment centers, and 
near areas where the potential for future transit service has been identified.  

4. Located in areas that do not negatively impact existing neighborhoods or constrain 
higher-value uses such as prime commercial and industrial areas.  

5. Of a size that is in scale and able to be integrated with the surrounding mix of uses 
to create an overall sense of place and community.    

6. Large enough to support on-site amenities suitable to the location, but not so large 
so as to become repetitive and overwhelming to the surrounding development 

Zoning History of the Property and Previous Rezoning Cases in the Area 

Case M-2022-28: Denied a request to rezone properties on Rosewood and Dutchman 
Drive from SF-5 and SF-3 to NC.  

Case M-2022-16: Approved Annexation and Rezoning to LC for property at 1933 Mt. 
Gallant Road.  
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Case M-2021-06: Annexed and rezoned 24 parcels on the north side of Celanese Road, 
Dutchman Drive, Rosewood Drive, Hilltop Road, and Celanese Road, as part of a 75% 
annexation area. Properties were zoned SF-3 and NC. 

Cases M-2020-12 & M-2019-19: The property on the south side of the Celanese 
Road/Hilltop Road intersection was annexed in September of 2019, and the property at 
the northeast corner of the Celanese Road/Hilltop Road intersection was annexed in 
August of 2020.  Both of these areas were zoned NC upon annexation.   

 
INFRASTRUCTURE CONSIDERATIONS 

Transportation 
The property has frontage on Dutchman Drive (City maintained local road).  The site will 
also be accessed from Dutchman Drive via three new public streets.  There are no 
existing sidewalks along Dutchman Drive; however, the developer is proposing to install 
sidewalk on the west side of the street, from the site to Celanese Road, when the site is 
developed.  All new public streets would have sidewalks on both sides, as required.   

A traffic study is not required, as the small number of units does not exceed the 100 peak 
hour trip threshold.  

The property is not located on a current My Ride transit route.   

Public Utilities 
All necessary utilities are available to the site.   

Public Schools 
The property is in the attendance zones of India Hook Elementary School, Sullivan Middle 
School, and Rock Hill High School.  (School zones subject to change.) 

 
RELATIONSHIP TO PUBLIC PLANS 

Comprehensive Plan Update – Rock Hill 2030 
This parcel is in the Edge Management character area of the Future Land Use Map of the 
Comprehensive Plan Update – Rock Hill 2030.  The Comprehensive Plan states that the 
Edge Management character area should discourage growth and prevent sprawl.  Growth 
may be permitted if utilities are available, and the development is compatible with 
surrounding uses. The character area should allow for the conservation of agricultural 
land and other environmentally unique and/or important areas. 

The rezoning relates to the Compressive Plan Core Values as follows – 

• Reinforce Strong Neighborhoods: Such a development would support further 
diverse housing options in proximity to services, employment centers, and transit. 

• Grow Inside First: Limit residential growth in areas of concern which includes north 
of Celanese Road until current congestion issues have been resolved. 

Although utilities are present and the rezoning would provide more diverse housing 
options, the development is not consistent with the Comprehensive Plan and Future Land 
Use map, since the development will increase congestion on Celanese Road. 
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PUBLIC INVOLVEMENT 

Staff hereby certifies that the required public notification actions have been completed as 
follows: 

• April 14: Planning Commission public hearing advertisement published in The 

Herald. 

• April 14: Rezoning notification signs posted on subject property. 
 

• April 14: Rezoning notification postcards sent to property owners and tenants 
within 300 feet of the subject property.   

Public Feedback 
Staff received several phone calls and emails regarding the request, of which all but one 
was opposed to the request.  Increased traffic was the main reason for opposition. See 
the attached emails from residents. 

Neighborhood Meeting 
A neighborhood meeting was held on May 31, 2023.  Approximately 30 residents 
attended, who were mostly opposed to the rezoning request.   Increased traffic and 
buffers were the most discussed topics.  A summary of the meeting is attached.   

 
RECOMMENDATIONS 

Staff Assessment 
The City’s Zoning Ordinance has specific criteria that must be evaluated as part of a 
rezoning request to Single-Family Attached (SF-A).   Although the proposed 40-unit 
townhouse development is well below the concentration of 200 units and 8 units per acre 
limitations, it does not meet the locational requirements outlined in the zoning district’s 
description.   

The ordinance states that rezonings to this zoning district should involve land that is 
located in the Neighborhood Residential areas shown on the Comprehensive Plan’s 
Future Land Use Map that are bounded by Interstate 77 to the east, Celanese Road/Old 
York Road to the north, Heckle Boulevard to the west, and Albright Road/East Main 
Street/South Anderson Road to the south.  Additionally, projects should be located 
adjacent to areas with existing or emerging walkable environments near restaurants, 
shopping, recreation, colleges, and major employment centers, and near areas where the 
potential for future transit service has been identified.  

Although the applicant is proposing a sidewalk connection to Celanese Road, it is not 
located along an existing or planned My Ride Bus transit route and Staff believes the 
project is not located close enough to existing shopping centers, grocery stores, or 
restaurants to meet the criteria intent.   Additionally, it is outside of the defined area 
outlined in the Comprehensive Plan.  

Furthermore, the Comprehensive Plan discourages any increase in residential density 
that could add commuter traffic and negatively impact the existing traffic congestion on 
Celanese Road.  

For these reasons, staff is not able to recommend approval of the rezoning request.  
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Staff Recommendation 
Staff recommends denial of the rezoning to SF-A. 

 
Attachments 

• Sketch Plan 

• Rezoning Map 

• Existing Conditions Map 

• Emails from Residents 

• Neighborhood Meeting Summary 05/31/23 
 
To see the applications submitted for this case, go to:  www.cityofrockhill.com/PlanInfo. 
 
Staff Contact: Dennis Fields, Planner III 
  Dennis.Fields@cityofrockhill.com 
  803-329-5687 
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From: jason chasteen <jason_chasteen@yahoo.com> 

Sent: Tuesday, April 18, 2023 12:10 PM 

To: Fields, Dennis 

Subject: Re: Rock Hill Rezoning Case M-2023-18 

Attachments: M-2023-18 Site Plan 11x17.pdf 

 

CAUTION: not from City of Rock Hill…from Unknown Source…Beware, proceed with CAUTION  

 

Dear Rock Hill Planning & Development, 
 

I am writing to express my deep concern about the proposed rezoning of our 

neighborhood (Rock Hill Rezoning Case M-2023-18). As a member of this 

neighborhood, I strongly oppose this plan, and I urge you to reconsider it. 

I believe that rezoning our neighborhood will have a negative impact on our community 

in several ways. First, it will lead to increased traffic congestion and noise pollution, 

making it more difficult for residents to move around and enjoy their homes. Second, it 

will likely result in the destruction of green spaces which are a part of the character of 

our neighborhood. . 

Furthermore, I believe that this rezoning plan has been proposed without sufficient 

input from the residents of our community. It is critical that any major changes to our 

neighborhood are made with the involvement of those who will be most affected by 

them. I urge you to take the time to listen to the concerns and suggestions of residents 

and to work with us to find a better solution that takes into account the needs and 

priorities of everyone who lives here. 

In conclusion, I strongly urge you to reject the proposed rezoning plan and to work with 

us to find a better way forward for our community. Thank you for your attention to this 

important matter. 

Kind regards, 

Jason Chasteen 

 
 
 
 
On Monday, April 17, 2023 at 09:57:04 AM EDT, Fields, Dennis <dennis.fields@cityofrockhill.com> wrote:  
 
 



1

Fields, Dennis

From: cityofrockhill@cityofrockhill.com on behalf of Webmaster City of Rock Hill 

<cityofrockhill@cityofrockhill.com>

Sent: Monday, May 1, 2023 10:28 PM

To: Fields, Dennis

Subject: Rezoning M2023-18

CAUTION: not from City of Rock Hill…from Unknown Source…Beware, proceed with CAUTION  

 

Message submitted from the <Rock Hill, SC> website. 

 

Site Visitor Name: Alyssa Dodd 

Site Visitor Email: AlyssaDodd@gmail.com  

 

My name is Alyssa Dodd and I'm a property owner at 2184 Fox Creek Lane, Rock Hill, SC, 29732 within the Hidden Forest 

neighborhood. I'm writing to provide public comment regarding Rezoning, M2023-18. March 2023 marked my two-year 

anniversary in this home. I conducted extensive research for each property I considered. That included zoning for 

undeveloped parcels nearby. I recognize the importance of zoning regulation in alignment with our city's comprehensive 

plan to support strong neighborhoods. I was aware that 2098 Dutchman Dr. was owned by the RH School District and 

zoned SF-5. Has True Homes LLC purchased this parcel or are they submitting this rezoning request on behalf of the 

property owner? According to the York County and City of Rock Hill GIS databases the district is still listed as the owner. 

While the City's Zoning Ordinance encourages neighborhood meetings for "potentially impactful land use in terms of 

compatibility with surrounding uses, traffic, aesthetics, or other areas of concern" I am not aware of a meeting to gather 

input from our neighborhood in advance of this hearing. After noticing the sign I became aware of the rezoning request. 

I am writing to share that the current zoning is appropriate for this parcel, consistent with the comprehensive plan, and 

should remain in place. I am not supportive of this rezoning request to SF-A and have concerns with traffic and aesthetic 

impacts, as well as stormwater runoff impacts in our challenging area along Celanese Road. I found very limited 

information online. If there's additional information for public review regarding proposed development plans could you 

please let me know? I appreciate the Planning Commission's consideration and encourage the Commission to 

recommend City Council NOT approve this rezoning request. Thank you.  



 

24 May 2023 

To:  Dennis Fields (Rock Hill Planning Commission) 

From:  Ernest LaCasse 2177 Fox Creek Lane, Rock Hill, SC  29732 phone:  803-322-3260 

Subject:  M-2023-18 rezone 10.6 acres at 2098 Dutchman Drive and adjacent right-of-way from Single-Family 

(SF-5) to Single-Family Attached (SF-A) 

Review of the Rock Hill Planning Commission Meeting Agenda for M-2023-18, dated 2 May 2023                             

(M-2023-18 rescheduled for June 2023) indicates that a request form True Homes LLC has been submitted to 

rezone approximately 10.6 acres at 2098 Dutchman Drive, Rock Hill, SC from the existing zone of (SF-5) Single-

Family Detached, to zone  (SF-A) Single-Family Attached, with the intent to construct 40 each “single-family 

attached”  units to be sub-divided into 8 structures (5 each attached single-family units) per structure.  These units 

would not be apartments for rent but instead would be Single-Family Attached units for sale. 

Review  of the Rezoning Analysis-Report to Planning Commission for M-2023-18 pages 1-4, the  Staff 

assessment states “Staff is not able to recommend approval for this rezoning request”….. with supporting 

explanations shown below:  

• Comprehensive Plan - City of Rock Hill 2030:  discourages any increase in residential density that could 

add commuter traffic and negatively impact the existing traffic congestion on Celanese Road.   

• City’s Zoning Ordinance has specific criteria that must be evaluated as part of a re-zoning request to 

Single-Family Attached (SF-A).  Proposal does not meet the local requirements outlined in the district’s 

description.   

• Location is not located along an existing or planned My Ride Bus route. 

• This project is not located close enough to existing shopping centers, grocery stores, or restaurants to 

meet the criteria intent. 

Addition notes: 

o Traffic congestion within “Hidden Forest” and access to Celanese Road is one of the most 

popular concerns of current residents.  

o This 10.6 Acres is most likely the permanent home of one or more Red Tail Hawks (which have 

been routinely seen within the neighborhood of “Hidden Forest” daily for an estimated 18 months.  

Red Tail Hawks are protected by several US and SC State laws with the most predominant law 

being the federal Migratory Bird Treaty Act of 1918, which provides protection to 

numerous species in addition to the red-tailed hawk.  True Homes LLC would be expected to 

contract with a wild life expert to survey the 10.6 acres in question to determine if the Red Tail 

Hawks have an active nest.  Picture of Red Tail Hawk on flag pole of home located on Valley 

Road available upon request.   

o In addition the 10.6 acres is home to a herd of deer.  If the 10.6 acres is rezoned to SF-A these 

deer would most likely be forced to cross Celanese Road more often increasing the risk of 

causing additional vehicle accidents.    

o Request by residents of Hidden Forest  to be submitted recommending that the Rock Hill School 

District donate these 10.6 acres of land to City of Rock Hill to be used a wild life sanctuary. 

Sincerely, 

Ernest LaCasse 
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Agenda Item 3 

Planning Commission Report 
Meeting Date:  June 6, 2023 

 
 

PROJECT NAME: Rock Hill Assisted Living Center 

PLAN TYPE: Major Site Plan 

PLAN NUMBER: 20222478 

TAX MAP NUMBER: 542-03-01-261 

LOCATION: 193 Old Rawlinson Road (NW Corner of Heckle Blvd and 
Rawlinson Road Intersection).   

PROPERTY OWNER: Joslin Partners LLC (John Godbold) 
121 Wylie Cove Ln 
Rock Hill, SC 29732 

PROJECT CONTACT: Little Diversified Architectural Consulting (Frank Miller) 
 615 S. College Street, Suite 1600 
 Charlotte, NC 28202 

704-676-3397 

Land Use Information Type:  Continuing Care Facility 
    Zoning: Community Commercial (CC) 
    Land Area: ~12.2 Acres 

Background The subject property is currently undeveloped and wooded.   
The property is located at the northwest corner of Heckle 
Boulevard and Rawlinson Road.   It is bordered on the west 
by Old Rawlinson Road.   The property is zoned Community 
Commercial (CC), which allows Continuing Care Facilities as 
a permitted use.   

Continuing Care Facilities accommodate a range of living 
options designed for senior citizens to move to different parts 
of the community as their health care needs change.   The 
applicant is proposing 100 beds for Assisted Living and 100 
Independent Living units for seniors.  

Dev. Information  Buildings: 1 Building 
    Floors:  4 Stories 

Floor Area: 50,000 sq ft building footprint; 200,000 sq ft total   

Parking   Required:    188 spaces 
Proposed: 186 spaces 

A comment has been included to add two additional spaces 
to meet the required parking.  Staff believes there is adequate 
room on the site to achieve this.  

Streets There are no new public streets created with this Major Site 
Plan; however, the City is working with both the applicant and 
the adjacent property owner (Comporium), to establish an off-
site public street connection between Old Rawlinson Road 



 

 

and Bates Street.  This connection is extremely important in 
the City’s long term transportation goals and consistent with 
the Rock Hill-Fort Mill Area Transportation Study (RFATS) 
collector street plan, which envisions these connections to 
promote interconnectivity and reduce/minimize long term 
traffic congestion on major roadways.   

The attached site plan shows all the required on-site 
improvements; however, to help establish the important public 
street connection, the City is working with the applicant to 
reallocate funding from some required site improvements to 
the public street connection.  Items that may not be 
constructed include sidewalks along Rawlinson Road and Old 
Rawlinson Road, the shared-use path along Heckle 
Boulevard, and sanitary sewer material cost differences.   

In the event that the right-of-way for the Bates Street 
connection is not established, and an agreement for allocation 
of funds is not reached, then all required site improvements 
shown on the plan must be constructed.   

Pedestrian Access The applicant is required to construct 5-foot-wide sidewalks 
along Rawlinson Road and Old Rawlinson Road, and a 10-
foot-wide shared-use path along Heckle Blvd.   This shared 
use path must connect to the existing sidewalk along Heckle 
boulevard, that terminates approximately 300 feet to the 
north.  A pedestrian connection is required for residential uses 
to the Wal-Mart shopping center.   

The attached site plan currently shows all of the required on-
site improvements, with exception of the connection to the 
existing sidewalk along Heckle Blvd discussed above.   

Traffic Impact The proposed development does not meet the 100 peak-hour 
trip threshold to require a Traffic Impact Analysis (TIA).  The 
development would generate approximately 50 peak-hour 
trips.     

Tree Retention  Required: 3.05 Acres (25%) 
Proposed: 3.27 (27%) 

The development will retain seven heritage trees and will 
remove four heritage trees. 24 additional trees with a 
minimum 3-inch caliper will be planted to mitigate the removed 
heritage trees.  

Open Space   Open Space Required: 2.44 Acres 
Open Space Proposed: 3.27 Acres 

SPECIAL NOTES: There are outstanding staff comments attached. These 
comments are editorial in nature and should not significantly 
impact the layout and function of the site.    
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RECOMMENDATION: Staff recommends approval of the Major Site Plan, subject to 
resolution of outstanding staff comments during the Civil Plan 
stage.   

 
ATTACHMENTS:  Major Site Plan 
   Plan Review Comments 
 
 

Staff Contact:  Dennis Fields, Planner III 
   Dennis.Fields@CityofRockHill.com 
   803.329.5687 
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Review of:   Major Site Plan 

Status:   Not Approved 

Project: Rock Hill Assisted Living Center 

 Plan #20222478 

 

Review Comments 

 
Inspections: Conditional 

1. Details consisting of but not limited to Fire apparatus access, Fire hydrant and Fire Department 

Connection type and location, accessibility, Knox Box location, sanitary sewer access/design, first floor 

elevation relative to the rim elevation of the next upstream manhole in the public sewer, Grease 

interceptor type and location and other wastewater pretreatment requirements, basic building code 

compliance items that surface prior to building plan submission etc. will be reviewed at the Civil Plan 

review phase. 

 

Zoning: Conditional 

1. This item requires Major Site Plan approval by the Planning Commission.    It has been scheduled for 

June 6th Planning Commission meeting.   The meeting will be held at Rock Hill City Hall in the City 

Council Chambers at 6 pm.   Please have someone attend the meeting to ask questions from the Planning 

Commission.   

2. The plan current shows 186 parking spaces, not 188 as required and stated in the parking table on Page 

1.   Please add two parking spaces to meet the 188 spaces required.  

3. There is an ongoing effort to establish a public road connection from Bates Street to Old Rawlinson 

Road.  Several of the typically required site and off-site improvements are not being required in order 

to direct funding to this street connection.   These items include, but not limited to, changing from 

ductile iron pipe to PVC for the sanitary sewer connection, sidewalks along the frontages of Rawlinson 

Road, Old Rawlinson Road, and potentially the 10 foot shared use path along Heckle Blvd.  The 

applicant is providing an estimated cost for tree clearing, earth work, materials and labor for these areas, 

which can be used to help fund this connection road.   Staff will continue to work with the applicant on 

this important connection. 

 

Infrastructure-Roadway: Conditional 

1. Heckle, Old Rawlinson, and Rawlinson Rd. are all SCDOT ROW's. Any work in these ROW's are 

subject to SCDOT Encroachment Permit. Engineer needs to coordinate entrance locations with 

SCDOT. 

2. Off-site ROW and/or Easement will need to be acquired for sanitary sewer. 

 

Infrastructure-Water & Sewer: Conditional 

1. Preliminary Willingness and Capability Application has been forwarded to City Water/Sewer Utility. 

Approval is currently pending. 

 

Infrastructure-Stormwater: Conditional 

1. Stormwater Mitigation shall be in accordance with City Ordinance requirements, Section 7.2.1 

Stormwater Management & Erosion Control: 

a. Peak flow rates for the post-development 2, 10, 25 & 100-yr SCS 6hr Type II storm events and 

the 10yr SCS 24hr Type II storm event shall not exceed pre-development rates, at all property 

line points of discharge. 

b. Peak flow rates for the construction phase 2 & 10 6hr and 10yr 24hr storm events shall not 

exceed pre-dev rates, at all property line points of discharge. 

c.  Post Construction Water Quality (WQ) is required. 

2. On-site conveyance systems shall be designed for the 25yr storm event. 
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Infrastructure-Landscape: Conditional 

1. There are four Heritage trees slated to be retained that have more than 10% disturbance to their Critical 

Root Zone (CRZ); these are thew two white oaks (36" & 48") along Old Rawlinson Road, the 36" 

White Oak along the northern building facade (closest to pond #2), and the 36" White Oak along Heckle 

Blvd. Per Section 8.5.5. (B) 2., the area within the dripline, i.e., CRZ, of any heritage tree must not be 

subject to paving or soil compaction greater than 10% of the total dripline square footage. These all 

need to be addressed. See attached markup for some suggestions. 

2. Trees over 18" DBH on the fringes of tree save area need to have tree protection fencing adjusted where 

able; if this is not possible then the tree should be removed by hand as to not damage the surrounding 

CRZs of adjacent trees. See attached markup for suggestions. 

3. Location of transformer needs to be pushed behind the sidewalk and away from the landscape island; 

the associated easement needs to and around the transformer needs to be shown on the plan. See 

markup. 

4. Parking lot islands need to be a minimum of 18'x19' for single islands. Some flexibility is available for 

areas that are near protected Heritage Trees. See markup for areas that should be adjusted. 

5. No planting notes need to be shown on Landscape Sheet, L100, until Civil Plan. All planting notes 

should conform to the General Standards found in Section 8.7.3., and ANSI Z60. 1-2004. The general 

information provided as callouts and requirements shown on cover sheet are fine. 

6. Heritage trees that cannot be saved will need to be mitigated using six, 3-inch caliper trees that are 

approved as Heritage Mitigation trees under Appendix 8-A of the zoning ordinance. 

 

The civil plan will be required to be in compliance with all standards of sections 8.5, 8.6 and 8.7 of the 

zoning ordinance. 

 

Utilities-Electrical: Conditional 

1. Will City lighting be utilized? That may create conflicts with landscaping and setbacks. No trees are 

allowed in utility easement. Shrubbery is allowed but must maintain required clearances. Additional 

easement will be required once electric design is complete; 20' for our primary feed and 10' for the 

security light feed, if city lighting is used. Must have less than a 10% grade across the easement. 

2. Please move the transformer between the sidewalk and the building. The island will be used for tree 

placement. Transformer must be on level ground, 10' from any above ground structure, 5' from any 

below ground structure, within 10' of paved access point, and 5' behind curbing or have protective 

bollards installed as needed. 

3. Civil Construction Drawings must show conduit for power and communication lines. The conduit 

must be schedule 40 PVC Gray Pipe. The conduits must include conduit sizes, quantities, & depths. 

Coordinate with the City's assigned project engineer and Comporium's Engineering Department at 

(803) 326-6214(Sammie McClurkin) or (803)326-6082(George Stewart). A note must be placed on 

the plans indicating that the developer will provide and install the conduit. 

4. Submit proposed meter locations. 

5. Existing electric utilities must be located and shown on the plans. 

6. Proposed facilities are to maintain 5' minimum horizontal separation from existing electric lines and 

facilities. 

7. Show water meters, sewer taps, and fire hydrants no more than 1' into the utility easement. The utility 

easement will be used by City of Rock Hill electric and Comporium. 

 

Planning - Transportation: Conditional 

1. Access to Old Rawlinson Road and Heckle Blvd, as well as any work to be done within ROW of 

Rawlinson Road will require an SCDOT Encroachment Permit. Please provide any changes required 

through that process as an Official Change Order. 

2. Shared Use Path along Heckle Blvd will need to extend and connect to existing sidewalk which 

currently terminates at intersection of Heckle Blvd / Old York Road, unless pedestrian connectivity is 

established via the Bates Street Extension. 10’ wide shared use path will need to neck down to match 
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5’ sidewalk that is existing. As Assisted Living Center falls within Multi-Family Zoning and from my 

understanding it requires pedestrian connectivity to facilities like the Wal-Mart there in Newport. 

Connection to the existing sidewalk is essential for the development to be walkable to necessary 

facilities. 

3. If dumpster enclosure is to feature two dumpsters, plans will be required to show path of sanitation 

truck access both dumpsters. 

4. A crosswalk seems to be reflected on access to Heckle Blvd that is not aligned with 10’ wide shared 

use path. 

5. Pedestrian crossings on private access roads are required to be of contrasting color, texture or 

materials, such as but not limited to brick pavers, stamped & painted concrete or asphalt, when 

crossing drive aisles. Painted or striped crosswalks do not satisfy this requirement. Staff advise against 

stamped asphalt at locations with higher volume of vehicular traffic like access points to site from 

public roadways. Please refer to information provided for crosswalks. 

6. With Bates Street Extension being planned, a pedestrian connection from the building to Old 

Rawlinson Road / Bates St Extension will be required. 

7. Staff will continue coordinating with engineer and developer regarding the extension of Bates Street 

through the Civil Plan Review process. 
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