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The City of Rock Hill is committed to ensuring accessibility, with reasonable accommodations, of city services, facilities, employment, and programs for all individuals, in 
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A G E N D A 
Rock Hill Zoning Board of Appeals  

June 20, 2023 
 

1. Call to Order 
2. Approval of the Minutes from the May 23, 2023, meeting. 
3. Approval of the Orders from the May 23, 2023, meeting. 
4. Appeal Z-2023-15:  Request by Emily Parrish with Children’s Attention Home for a special 

exception for a type A group home use and variances for minimum lot area, width, buffer, 
and setbacks at 322 & 328 Kuykendal St.  The property is zoned Office and Institutional 
(OI).  Tax map numbers 629-22-07-003 and 629-22-07-004. 

5. Appeal Z-2023-16: Request by Justin Smith for a variance to the maximum allotment of 
signage at 110 Southern Street.  The property is zoned Downtown (DTWN).  Tax map 
number 627-14-01-002. 

6. Appeal Z-2023-17:  Request by Inga Carey for a special exception for animal care use and 
a special exception for the number of animals at 247 E. Mt. Gallant Rd.  The property is 
zoned Limited Commercial (LC).  Tax map number 667-01-01-153. 

7. Appeal Z-2023-18:  Request by Lauren Burleson with Driven Brands, Inc. for a special 
exception for car wash use at 1263, 1269, 1277 E. Main St.  The property is zoned Limited 
Commercial (LC).  Tax map numbers 626-04-01-012, 626-04-01-014, 626-04-01-015. This 
item has been deferred by the applicant until another meeting date. 

8. Appeal Z-2023-19:  Request by Barbara Pendergrass with Hope Fellowship Church for a 
special exception for commissary use at 95 Bird St.  The property is zoned Office and 
Institutional (OI).  Tax map number 630-06-03-007. 

9. Other Business. 
10. Adjourn.   
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 Zoning Board of Appeals 
                        May 23, 2023 
  

A public hearing of the Zoning Board of Appeals was held Tuesday, May 23, 2023, at 6 p.m. in 
Council Chambers at City Hall, 155 Johnston Street, Rock Hill SC.    
MEMBERS PRESENT:  Charlotte Brown, Matt Crawford, Rodney Cullum, James Hawthorne, 

Barry Chitwood, Nathaniel Robinson 
MEMBERS ABSENT:  Stacey Reeves 
STAFF PRESENT: Eric Hawkins, Shana Marshburn, Amy Britz, Diana Fragomeni 
Legal notices of the public hearing were published in The Herald on Friday, April 28, 2023. Notice 
was posted on all property considered. Adjacent property owners and tenants were notified in 
writing. 
1. Call to Order 
           Chair Crawford called the meeting to order at 6:00 p.m. 
2. Introduction of new City Council appointed board member Barry Chitwood. 
3. Approval of Minutes of the April 18, 2023, meeting. 

Mr. Cullum made a motion to approve the minutes as submitted. Ms. Brown seconded, and 
the motion carried by a vote of 6-0 (Ms. Reeves absent). 

4. Approval of Orders of the April 12, 2023, meeting.  
Mr. Cullum made a motion to approve the orders as submitted. Ms. Brown seconded, and 
the motion carried by a vote of 6-0 (Ms. Reeves absent).  

5. Appeal Z-2023-12. Request by Kathryn Eiff for a special exception for a school use at 
1041 Sylvia Circle.  The property is zoned Single Family Residential-5 (SF-5).  Tax 
map number 625-01-08-012. 

           Amy Britz, Zoning Coordinator, presented the staff report.  
Mr. Hawthorne asked if the rear of the property is fenced in.  Ms. Britz stated it is not fenced 
in at this time.  
Mr. Crawford staff recommends a condition that would limit the number of students to twelve.  
Ms. Britz stated that they will be limited by the space available and probably won’t be able to 
have many more than 12 students.  Ms. Britz stated that the school would have to move to a 
different location to accommodate a large number of students.     
Chair Crawford opened the floor to the applicant.  Kathryn Eiff, 3216 Hitching Post Lane, 
stated they are piloting a program specifically designed for children with intellectual and 
developmental disabilities and that is why there is a focus on ADA compliance.  There will be 
a low number of students and a high teacher-to-student ratio.  The program is an extension 
of Providence classical school.   
Mr. Cullum asked if the program has a security plan for the building since one was not 
submitted with the application.  Ms. Eiff stated they do have a security plan.  There is a fire 
and tornado escape plan for the program.  Ms. Eiff stated we are partnering with an 
architectural designer to make the plans more formal with proper posting in the building.   
Mr. Cullum asked if there is a security plan for keeping students safe and intruders out.  Ms. 
Eiff stated there isn’t a specific plan yet.  She noted that the building has updated locks, 
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external locks, keycodes, and there will always be someone on site at the church during the 
time when the school is operating.  Providence Classical School has just designated an 
operations person to oversee the multi-site buildings.  Ms. Eiff stated there is a full-time 
security officer at the main campus and there will be further discussions about safety.  Ms. 
Eiff stated the program will have people from the main campus checking in on the school 
during the school week.   
Mr. Cullum asked where the program will be in three to five years and if the attendance will 
be the same or increase in numbers.  Ms. Eiff stated she unsure what the future holds but 
the ultimate plan is to have all of the Providence Classical School students under one roof.     

           Chair Crawford opened the floor for public comment and there was none.  
Mr. Cullum stated he appreciates the program.  Mr. Crawford stated this program would be       
a good fit and a good use of the property during the week.  Mr. Hawthorne stated he was 
initially concerned with traffic being an issue, but with the small number of students and staff, 
and the size of the parking area, traffic will not be an issue.   
Mr. Cullum made a motion to approve the special exception for a school use at 1041 Sylvia 
Circle. The motion was seconded by Mr. Hawthorne and was approved by a vote of 6-0 (Ms. 
Reeves absent). 
Mr. Cullum presented the findings, noting the location compiles with the use specific 
standards for road capacity; the location is compatible with the current use; it will have no 
adverse impact to the area; it will not create any traffic issues; there will be no environmental 
issues; and the site plan is approved for what it is looking to accomplish.   

6. Appeal Z-2023-13. Request by James Ryerson with Ryerson Brothers Construction, 
LLC for a variance to the secondary front setback for a fence at 503 W. Main Street.  
The property is zoned General Commercial (GC).  Tax map number 598-13-01-007. 
Shana Marshburn, Planner II, presented the staff report. 
Mr. Hawthorne asked if the fence on Wylie Street is on the right-of-way.  Ms. Marshburn 
said yes.  Mr. Hawthorne then asked if the other fence on West Main Street was in the 
right-of-way because he was not able to see it on the map.  Ms. Marshburn stated there is 
a chain link fence along Wylie Street encompassing the backyard of the building and there 
isn’t a fence located along the opposite side of Wylie Street. 
Mr. Crawford asked how far the fence would be if it were placed in between the shrubs and 
the heritage tree.  Ms. Marshburn stated the fence would be less than 10 feet from the 
property line at Wylie Street.  Mr. Crawford then asked would it be eight or nine feet.  Ms. 
Marshburn stated she is not sure exactly how many feet it would be because the shrubs 
and the heritage tree are not shown on the scaled survey. She added the only way to be 
sure would be to identify the property line in the field and pull a string from the property line 
to an area in between the heritage tree and the shrubs.  Mr. Crawford stated in the 
application there was a reference to an attachment of pictures, and he did not see the 
pictures in the staff report.  Ms. Marshburn stated the photos used in the presentation were 
photos she had taken of the location, and she apologized if the photos the applicant 
referenced were not included in the packet. Mr. Hawkins stated staff could try and locate 
the photos the applicant referenced, whereas later it was determined no photos were 
provided.  Mr. Hawthorne asked if the height and the change of the character of the fence 
is a trigger for the variance?   Ms. Marshburn stated yes, because the lot is bound by two 



Rock Hill Zoning Board of Appeals 
May 23, 2023 
 

 Page 3 of 7 

streets it is considered a corner lot, whereas it has both a primary and secondary front 
property line.  She went on to add the Zoning Ordinance specifies when a fence is placed 
on a primary or secondary front property line, it may not be taller than 4 feet and must be 
decorative. She further clarified because the proposed fence would be 6-foot tall and 
completely opaque, it would not meet the requirement.  Mr. Hawthorne asked whether 
instead of going with a decorative fence if it could be replaced with a taller chain link fence 
in the same location.   Ms. Marshburn stated the alternative mentioned would be an issue 
as well, as chain link fencing is not allowed in front yard areas.  She added if the location 
was an interior lot and had structures on either side of it, chain link fencing would be 
acceptable if it were in the rear yard.   
Chair Crawford opened the floor to the applicant.  Johnathon Flippen stated he is 
representing the applicant and is an employee of Ryerson Brothers Construction.  Mr. Flippen 
passed out a packet of photos and a map of the site to the board members and staff.  Mr. 
Flippen explained the site map and photos in the packet.  Mr. Flippen stated they would 
remove the existing fence which is outside of the property line and replace it with a new six-
foot fence along the property line.  He added they are requesting this for security reasons 
since company vehicles will be left in the parking area overnight.  He added employees are 
not allowed to park company vehicles in their neighborhoods.  Mr. Flippen stated his 
employer did receive a phone call from the Ms. Marshburn in regards to placing the fence 
between the shrubs and heritage tree.  Mr. Flippen added he was not involved in the 
conversation, but his employer was indeed agreeable to the location suggested by Ms. 
Marshburn.  Mr. Flippen stated the shrubs are located right along the property line and the 
intent is to place the fence two to three feet inside the property line which still requires a 
variance because it would be within 10 feet.  Mr. Flippen explained the first and the second 
photos show the property line location on site.  Mr. Flippen explained the third photo shows 
how the fence would be inside of the shrubs, so there can be some landscaping done on the 
exterior, and it would be aesthetically pleasing in appearance.  Mr. Flippen stated the fourth 
photo shows the fence his employer would like to propose, which is a standard six-foot fence 
to be stained and provide privacy.  
Mr. Cullum asked if Mr. Flippen agrees to what the city is recommending.  Mr. Flippen stated 
yes and added his employer is also satisfied with the proposal to place the fence in between 
the heritage tree and bushes, which would be less than 10 feet inside of the property line.  
Mr. Crawford asked if the shrubs and the heritage tree will remain, and if the fence will be 
placed between them.  Mr. Flippen said yes.  Mr. Hawthorne stated it would still need a 
variance because it’d be setback less than 10 feet from the property line.  Mr. Cullum asked 
for clarification regarding the variance being discussed. Ms. Marshburn interjected stating 
there must have been some miscommunication with the applicant, and the applicant is 
agreeable after all was in line with staff’s recommendation to the Board. She stated when 
she contacted a member of Ryerson Brothers Construction, she suggested placing the fence 
in between the heritage tree and the shrubs.  She added even though this placement would 
result in the fence being less than the required 10 feet from the property line, the City could 
make a positive recommendation given the difficulty in locating the fence amongst the tree 
and shrubs. Ms. Marshburn again mentioned the applicant acknowledging its willingness to 
install the fence in accordance with staff’s suggestion was good but the decision on whether 
to grant the variance was still up to the Board.  Mr. Flippen stated he does believe there was 
a misunderstanding of what the city was proposing, and he apologized.  Mr. Cullum asked 
Ms. Marshburn whether the application needed to be revised?  Mr. Hawkins stated the 
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variance is less of a variance than what was presented, so you can modify it to lessen it.  He 
added that staff would not advise the Board to increase the degree of variance from what 
was proposed and what was presented was staff’s original understanding of where the 
applicant was willing to place the fence.  Mr. Cullum asked whether it would be more efficient 
if the Board allowed staff to determine the exact placement of the fence.  Ms. Marshburn 
stated unless the Board wants to set a definite amount, simply requiring the fence to be 
placed in between the heritage tree and the shrubs would be cleaner and guess proof. 

           Chair Crawford opened the floor for public comment and there was none.  
Mr. Crawford stated he was having difficulty meeting with the extraordinary exceptional 
condition finding, yet now the heritage tree is an extraordinary condition. 
Mr. Hawthorne made a motion to approve for a variance to the secondary front setback for a 
fence to be placed in between the shrubs and the heritage tree along Wylie Street. The 
motion was seconded by Ms. Brown and was approved by a vote of 6-0 (Ms. Reeves absent). 
Mr. Hawthorne presented the findings, noting there was an extraordinary exceptional 
condition pertaining to the piece of land, there also were unique conditions in way of the 
heritage tree to avoid placing the fence and the shrubs, it does not deprive application of the 
use by approving this variance, and not detrimental to issue this variance as it will not result 
in substantial detriment to adjacent land or public good. 

7. Appeal Z-2023-14:  Request by David Stringer on behalf of Rebel Base Investments, 
LLC for a special exception for an indoor concert hall use at 161 W. Main St.  The 
property is zoned Downtown (DTWN).   
Amy Britz, Zoning Coordinator, presented the staff report.  
Mr. Cullum asked what the difference between a DJ party and a promoted music party?  
Ms. Britz stated a promoted music party is open to the general public with no set limitation 
on attendance, whereas a ticketed event or invitation only event, there is limitation to be set 
on attendance to make sure there is adequate amount of parking for attendants. Mr. 
Hawthorne asked if an organization wanted to host an event and sell a1000 tickets for a DJ 
event, is it okay?  Ms. Britz stated if the organization rented out the space, and there are 
limited invitation tickets, no one from the public can just attend. Mr. Cullum asked if the city 
was okay with events ticketed with a DJ?  Ms. Britz said yes. Mr. Hawthorne asked if the 
organizer of an event can promote the event and not be in violation?  Ms. Britz stated it will 
be more of an artistic atmosphere event than DJ events.  The intent is not to have any 
issues with police, attendance, and noise.  Mr. Crawford asked how many parking spaces 
would this venue require if it was not in the Downtown district?  Ms. Britz stated it is based 
on square footage and depends on the size of the building. This event hall would need 72 
spaces, yet because this venue is in the Downtown district, parking can be managed with 
other sites.  Mr. Crawford asked if 72 spaces was what was needed for 1000 people?  Ms. 
Britz said yes.  Mr. Hawkins stated it is not necessary based on the attendance numbers 
yet based on the square footage and the ordinance parking requirements.  Ms. Marshburn 
stated it depends on whether the venue has fixed seats or non-fixed seats, it is one for 
every three fixed seats and one for every 50 square feet if the venue has non-fixed seats.  
The 72 parking spaces are based on non-fixed seats.  Mr. Hawthorne asked how many 
fixed seats are at the venue and Ms. Britz said none.  Mr. Hawkins stated if you figured one 
for every three fixed seats then the parking spaces would need to be over 334.   
There was a discussion between staff and the board members of the different areas the 
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public can park for events. The city parking lot and parking deck have 300 spaces, the 
Herald location has about 700 spaces, the University parking garage A deck has 756 
spaces and parking garage B deck has 600 spaces.  
Mr. Cullum asked what the time frame of development of the ramp?  Ms. Britz stated the 
city received construction plans and has not seen building plans pertaining to the 
apartments or the parking deck.  There will be a second phase for all the offices and the 
smaller buildings at the top of the property.  The apartments and the parking deck will be 
built at the same time.  Construction has been approved.  Mr. Cullum asked if the ramp 
would start at ground level and be used for pedestrian traffic?  Ms. Britz said yes.  Mr. 
Cullum asked if the next closer garage is the Thread?  Ms. Britz said yes.  Mr. Cullum then 
asked if the staff feels because of the Downtown district there will be adequate parking?  
Ms. Britz said yes.  Mr. Hawthorne asked how the Two Scoops business had their concerns 
addressed?  Ms. Britz stated the Two Scoops business would benefit from the concert hall 
activity. Mr. Hawthorne asked if the concert hall will serve food?  Ms. Britz stated they will 
have a food window from Common Market and a bar onsite.  Mr. Cullum asked if there is 
an inside connection to the other two buildings?  Ms. Britz said no.   
Chair Crawford opened the floor to the applicant. David Stringer (applicant), 153 South 
Oakland Avenue, Rock Hill, SC stated he is well established in Rock Hill with other 
business venues.  Mr. Stringer spoke about the parking issue raised by the board and 
stated how past concerts were able to handle the parking in the Downtown area.  Mr. 
Hawthorne asked if VIP parking will have designated parking for the other businesses in 
the area?  Mr. Stringer said yes.  Mr. Stringer has had several conversations with the other 
business owners to work with everyone.   There is a good security plan and traffic plan with 
the City of Rock Hill Police department.  The emphasis will be for the public to walk to the 
venue.  Mr. Crawford asked Mr. Stringer often would there be sold out shows verses selling 
only 200 tickets for an event? Mr. Stringer is looking to sell as many tickets as possible.  
Mr. Stringer stated there will be 45 headliner shows and 45 regional shows differentiated by 
the audiences the venue will expect.  The 45 regional shows he expects to sell between 
600 to 1000 tickets.  He stated some shows will sell out and some shows will not.  Mr. 
Cullum asked if Mr. Stringer expects at least 600 people at an event at least one night a 
week?  Mr. Stringer said yes.   Mr. Hawthorne asked if shows will be limited to just music or 
will there be comedians? Mr. Stringer said he is looking to sell tickets.  The venue will be all 
inclusive and have a wide variety of music and have local acts perform.  Mr. Cullum asked 
if Mr. Stringer is acceptable to creating an accessible walk path for the public to get to the 
venue?  Mr. Stringer said the sidewalks are already well maintained and there also is an 
underpass for the public to use.  He stated having traffic enforcement and the Police 
department assisting will be an advantage for the public. Mr. Crawford asked Mr. Stringer if 
he was okay with not having promoted parties at the location?  Mr. Stringer said yes, and 
he stated sounds like there is a misunderstanding with the language.  Mr. Stringer said the 
city just does not want a DJ at the venue where it’s open to the public and 2000 attending 
the event and it’s unmanageable.  His goal is to sell tickets and having promoted parties 
would not economically benefit his business.  Mr. Stringer is not looking to have the venue 
be a nightclub.  Mr. Cullum asked if Mr. Stringer is okay with restricted parking spaces and 
Mr. Stringer said yes and the common parking lot will be shared among the businesses, 
and he will enforce the restricted parking in the area.  All the logistics still need to be 
worked out. Mr. Stringer is looking to work with the other business owners and promoting 
their businesses and since he is a business owner himself, he understands the importance 
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of working with surrounding owners.  Mr. Hawthorne asked if there will be tabletops since 
food will be served at the concert hall?  Mr. Stringer said yes.  There has not been a 
furniture intake plan done yet, although it will be addressed. Mr. Crawford asked when does 
Mr. Stringer plans to have the first event at the venue?  Mr. Stringer said he does not have 
an answer to that question yet, this project has had a lot of starts and stops and has been 
in the works for about five years.  It depends on construction and how the project moves 
along and progresses.   
Chair Crawford opened the floor for public comment. Graham Moore, 161 West Main 
Street, Rock Hill, SC stated he is one of the owners of Common Market and he is one of 
the partners in this building.  He stated he met with Mr. Stringer and his team last week and 
discussed time limited parking spaces for the public and how it would be enforced.  The 
Two Scoops owner was more comfortable after having long conversations pertaining to the 
limited parking.  Mr. Moore stated how the public has options with using Uber and Lift as 
alternatives.  Mr. Moore talked about the economic impact of the concert hall benefiting the 
whole area of Rock Hill.   
Cybil Huskeys, 201 West Main Street, Rock Hill, SC stated she is concerned with the noise 
coming from the venue and the after flow of the public after the events end.   
Mr. Stringer addressed Ms. Huskeys concerns and stated the noise mitigation is a big part 
of the construction process and in the business plan it shows the noise mitigation will be 
addressed.  Security will be present at events to make sure that the public disburses once 
the events are done.  There will be a detailed security and safety plan put together.  Mr. 
Crawford asked Mr. Stringer if there are noise experts who can be hired to assist with the 
noise?  Mr. Stringer said yes, and the information is included in the business plan.  Mr. 
Cullum asked if the maximum number of tickets that can be sold is 1000 tickets?  Mr.  
Stringer said yes and the number can change based on when the Fire Marshall calculates 
a specific number, which will be the exact number of how many tickets can be sold at the 
concert hall.  
Mr. Crawford asked for clarification on the recommendation of the DJ language. Mr. 
Hawthorne stated the way Mr. Stringer explained it made sense as it’s not open to the 
public.  Ms. Britz said most past events that had to be shutdown was because of DJ events 
were open to the general public and it is why the language is included. Mr. Cullum asked 
what is meant by the phase promoted parties?  Ms. Britz said it means open to the general 
public and not a ticketed event.  Mr. Hawkins said it is a terminology used by staff.  It is like 
events you see advertised on Facebook with a five-dollar cover charge, it’s an example of a 
promoted party. 
The board members discussed parking and all the valued points pertaining to parking and 
how the concert hall will be a great addition to the City of Rock Hill.   
Mr. Cullum made a motion to approve a special exception for an indoor concert hall use at 
161 W. Main Street with a maximum of 1000 people for ticketed events. The motion was 
seconded by Mr. Hawthorne and was approved by a vote of 6-0 (Ms. Reeves absent). 
Mr. Cullum presented the findings, noting the request compiles with specific standards, 
compatibility has been reviewed and approved, minimal and adverse impact, no 
environmental impacts, roads will have a parking plan, no issue of injury to neighboring 
land or property values, and the site plan has been approved as well.  
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8. Other Business.  
a. Vice chair election   

Ms. Britz stated a Vice-chair needed to be elected.  Mr. Cullum volunteered.  
Mr. Crawford made a motion to approve of Mr. Cullum as Vice-chair.  The motion 
was seconded by Ms. Brown and was approved by a vote of 6-0 (Ms. Reeves 
absent). 

 
9. Adjourn.  

There being no further business, Mr. Hawthorne made a motion to adjourn. The motion was 
seconded by Mr. Chitwood and approved by a vote of 6-0 (Ms. Reeves absent). The meeting 
was adjourned at 7:27 p.m. 
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Zoning Board of Appeals Order 

Z-2023-12 
 

The Zoning Board of Appeals held a public hearing on Tuesday, May 23, 2023, to consider a 
request by Kathryn Eiff for a special exception for an elementary school use at 1041 
Sylvia Circle.  The property is zoned Single Family Residential-5 (SF-5).  Tax map 
numbers 625-01-08-012, 625-01-02-011, and 625-01-02-012.  

Board members in attendance included: Charlotte Brown, Matt Crawford, Rodney Cullum, 
James Hawthorne, Barry Chitwood, Nathaniel Robinson (Stacey Reeves 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 1041 Sylvia Circle. 

2. The property owner is Kathryn Eiff. 

3. This property is zoned Single Family Residential-5 (SF-5). 

4. The request was for a special exception for an elementary school 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: 

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

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

 April 28: Zoning Board of Appeals public hearing advertisement published in The Herald. 

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

6. During the public hearing, the following comments were heard by the Board: 

Staff member Amy Britz, Zoning Coordinator presented the staff report.  

Mr. Hawthorne asked if the rear of the property is fenced in.  Ms. Britz stated that it is not fenced in at 
this time.  

Mr. Crawford staff recommends a condition that would limit the number of students to twelve.  Ms. Britz 
stated that they will be limited by the space available and probably won’t be able to have many more 
than 12 students.  Ms. Britz stated that the school would have to move to a different location to 
accommodate a large number of students.     

Chair Crawford opened the floor to the applicant.  Kathryn Eiff, 3216 Hitching Post Lane, stated they 
are piloting a program specifically designed for children with intellectual and developmental disabilities 
and that is why there is a focus on ADA compliance.  There will be a low number of students and a high 
teacher-to-student ratio.  The program is an extension of Providence classical school.   

 

 



Appeal No. Z-2023-12 
Kathryn Eiff 
Special exception for elementary school use 
Page 2  

 

 

 

Mr. Cullum asked if the program has a security plan for the building since one was not submitted with 
the application.  Ms. Eiff stated they do have a security plan.  There is a fire and tornado escape plan 
for the program.  Ms. Eiff stated we are partnering with an architectural designer to make the plans 
more formal with proper posting in the building.   

Mr. Cullum asked if there is a security plan for keeping students safe and intruders out.  Ms. Eiff stated 
there isn’t a specific plan yet.  She noted that the building has updated locks, external locks, keycodes, 
and there will always be someone on site at the church during the time when the school is operating.  
Providence Classical School has just designated an operations person to oversee the multi-site 
buildings.  Ms. Eiff stated there is a full-time security officer at the main campus and there will be further 
discussions about safety.  Ms. Eiff stated the program will have people from the main campus checking 
in on the school during the school week.   

Mr. Cullum asked where the program will be in three to five years and if the attendance will be the 
same or increase in numbers.  Ms. Eiff stated she unsure what the future holds but the ultimate plan is 
to have all of the Providence Classical School students under one roof.     

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

Mr. Cullum stated he appreciates the program.  Mr. Crawford stated this program would be       a good 
fit and a good use of the property during the week.  Mr. Hawthorne stated he was initially concerned 
with traffic being an issue, but with the small number of students and staff, and the size of the parking 
area, traffic will not be an issue.   

Mr. Cullum made a motion to approve the special exception for a school use at 1041 Sylvia Circle. The 
motion was seconded by Mr. Hawthorne and was approved by a vote of 6-0 (Ms. Reeves absent). 

Mr. Cullum presented the findings, noting the location compiles with the use specific standards for road 
capacity; the location is compatible with the current use; it will have no adverse impact to the area; it 
will not create any traffic issues; there will be no environmental issues; and the site plan is approved for 
what it is looking to accomplish. 

THE BOARD, THEREFORE, ORDERS: 

That the request by Kathryn Eiff for a special exception for an elementary school use at 
1041 Sylvia Circle is APPROVED. 

Section 2.12.1 (C) of the Zoning Ordinance states: 

Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting forth plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 

 
Matt Crawford, Chairman 

Date the Order Was Approved by the Board:    

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

Z-2023-13 
 

The Zoning Board of Appeals held a public hearing on Tuesday, May 23, 2023, to consider a 
request by James Ryerson with Ryerson Brothers Construction, LLC for a variance to the 
secondary front setback for a fence at 503 W. Main Street.  The property is zoned General 
Commercial (GC).  Tax map number 598-13-01-007.  

Board members in attendance included: Charlotte Brown, Matt Crawford, Rodney Cullum, 
James Hawthorne, Barry Chitwood, Nathaniel Robinson (Stacey Reeves 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 503 W. Main Street. 

2. The property owner is James Ryerson with Ryerson Brothers Construction, LLC. 

3. This property is zoned General Commercial (GC). 

4. The request was for a variance to the secondary front setback for a fence. 

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: 

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

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

 April 28: Zoning Board of Appeals public hearing advertisement published in The Herald. 

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

6. During the public hearing, the following comments were heard by the Board: 

Staff member Shana Marshburn, Planner II presented the staff report.  

Mr. Hawthorne asked if the fence on Wylie Street is on the right-of-way.  Ms. Marshburn 
said yes.  Mr. Hawthorne then asked if the other fence on West Main Street was in the 
right-of-way because he was not able to see it on the map.  Ms. Marshburn stated there is 
a chain link fence along Wylie Street encompassing the backyard of the building and there 
isn’t a fence located along the opposite side of Wylie Street. 

Mr. Crawford asked how far the fence would be if it were placed in between the shrubs and 
the heritage tree.  Ms. Marshburn stated the fence would be less than 10 feet from the 
property line at Wylie Street.  Mr. Crawford then asked would it be eight or nine feet.  Ms. 
Marshburn stated she is not sure exactly how many feet it would be because the shrubs 
and the heritage tree are not shown on the scaled survey. She added the only way to be 
sure would be to identify the property line in the field and pull a string from the property line  
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to an area in between the heritage tree and the shrubs.  Mr. Crawford stated in the 
application there was a reference to an attachment of pictures, and he did not see the 
pictures in the staff report.  Ms. Marshburn stated the photos used in the presentation were 
photos she had taken of the location, and she apologized if the photos the applicant 
referenced were not included in the packet. Mr. Hawkins stated staff could try and locate 
the photos the applicant referenced, whereas later it was determined no photos were 
provided.  Mr. Hawthorne asked if the height and the change of the character of the fence 
is a trigger for the variance?   Ms. Marshburn stated yes, because the lot is bound by two 
streets it is considered a corner lot, whereas it has both a primary and secondary front 
property line.  She went on to add the Zoning Ordinance specifies when a fence is placed 
on a primary or secondary front property line, it may not be taller than 4 feet and must be 
decorative. She further clarified because the proposed fence would be 6-foot tall and 
completely opaque, it would not meet the requirement.  Mr. Hawthorne asked whether 
instead of going with a decorative fence if it could be replaced with a taller chain link fence 
in the same location.   Ms. Marshburn stated the alternative mentioned would be an issue 
as well, as chain link fencing is not allowed in front yard areas.  She added if the location 
was an interior lot and had structures on either side of it, chain link fencing would be 
acceptable if it were in the rear yard.   

Chair Crawford opened the floor to the applicant.  Johnathon Flippen stated he is 
representing the applicant and is an employee of Ryerson Brothers Construction.  Mr. 
Flippen passed out a packet of photos and a map of the site to the board members and 
staff.  Mr. Flippen explained the site map and photos in the packet.  Mr. Flippen stated they 
would remove the existing fence which is outside of the property line and replace it with a 
new six-foot fence along the property line.  He added they are requesting this for security 
reasons since company vehicles will be left in the parking area overnight.  He added 
employees are not allowed to park company vehicles in their neighborhoods.  Mr. Flippen 
stated his employer did receive a phone call from the Ms. Marshburn in regards to placing 
the fence between the shrubs and heritage tree.  Mr. Flippen added he was not involved in 
the conversation, but his employer was indeed agreeable to the location suggested by Ms. 
Marshburn.  Mr. Flippen stated the shrubs are located right along the property line and the 
intent is to place the fence two to three feet inside the property line which still requires a 
variance because it would be within 10 feet.  Mr. Flippen explained the first and the second 
photos show the property line location on site.  Mr. Flippen explained the third photo shows 
how the fence would be inside of the shrubs, so there can be some landscaping done on 
the exterior, and it would be aesthetically pleasing in appearance.  Mr. Flippen stated the 
fourth photo shows the fence his employer would like to propose, which is a standard six-
foot fence to be stained and provide privacy.  

Mr. Cullum asked if Mr. Flippen agrees to what the city is recommending.  Mr. Flippen 
stated yes and added his employer is also satisfied with the proposal to place the fence in 
between the heritage tree and bushes, which would be less than 10 feet inside of the 
property line.  Mr. Crawford asked if the shrubs and the heritage tree will remain, and if the 
fence will be placed between them.  Mr. Flippen said yes.  Mr. Hawthorne stated it would 
still need a variance because it’d be setback less than 10 feet from the property line.  Mr.  
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Cullum asked for clarification regarding the variance being discussed. Ms. Marshburn 
interjected stating there must have been some miscommunication with the applicant, and 
the applicant is agreeable after all was in line with staff’s recommendation to the Board. 
She stated when she contacted a member of Ryerson Brothers Construction, she 
suggested placing the fence in between the heritage tree and the shrubs.  She added even 
though this placement would result in the fence being less than the required 10 feet from 
the property line, the City could make a positive recommendation given the difficulty in 
locating the fence amongst the tree and shrubs. Ms. Marshburn again mentioned the 
applicant acknowledging its willingness to install the fence in accordance with staff’s 
suggestion was good but the decision on whether to grant the variance was still up to the 
Board.  Mr. Flippen stated he does believe there was a misunderstanding of what the city 
was proposing, and he apologized.  Mr. Cullum asked Ms. Marshburn whether the 
application needed to be revised?  Mr. Hawkins stated the variance is less of a variance 
than what was presented, so you can modify it to lessen it.  He added that staff would not 
advise the Board to increase the degree of variance from what was proposed and what was 
presented was staff’s original understanding of where the applicant was willing to place the 
fence.  Mr. Cullum asked whether it would be more efficient if the Board allowed staff to 
determine the exact placement of the fence.  Ms. Marshburn stated unless the Board wants 
to set a definite amount, simply requiring the fence to be placed in between the heritage 
tree and the shrubs would be cleaner and guess proof. 

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

Mr. Crawford stated he was having difficulty meeting with the extraordinary exceptional 
condition finding, yet now the heritage tree is an extraordinary condition. 

Mr. Hawthorne made a motion to approve for a variance to the secondary front setback for 
a fence to be placed in between the shrubs and the heritage tree along Wylie Street. The 
motion was seconded by Ms. Brown and was approved by a vote of 6-0 (Ms. Reeves 
absent). 

Mr. Hawthorne presented the findings, noting there was an extraordinary exceptional 
condition pertaining to the piece of land, there also were unique conditions in way of the 
heritage tree to avoid placing the fence and the shrubs, it does not deprive application of 
the use by approving this variance, and not detrimental to issue this variance as it will not 
result in substantial detriment to adjacent land or public good. 

THE BOARD, THEREFORE, ORDERS: 

That the request by James Ryerson with Ryerson Brothers Construction, LLC for a 
variance to the secondary front setback for a fence at 503 W. Main Street is APPROVED. 

Section 2.12.1 (C) of the Zoning Ordinance states: 

Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting forth plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed.  
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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-2023-14 
 

The Zoning Board of Appeals held a public hearing on Tuesday, May 23, 2023, to consider a 
request by David Stringer on behalf of Rebel Base Investments, LLC for a special 
exception for an indoor concert hall with maximum capacity of 1,000 people at 161 W. 
Main St.  The property is zoned Downtown (DTWN).  Tax map number 598-23-01-020 and 
598-23-01-019.  

Board members in attendance included: Charlotte Brown, Matt Crawford, Rodney Cullum, 
James Hawthorne, Barry Chitwood, Nathaniel Robinson (Stacey Reeves 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 161 W. Main Street. 

2. The property owner is David Stringer on behalf of Rebel Base Investments, LLC. 

3. This property is zoned Downtown (DTWN). 

4. The request was for a special exception for an indoor concert hall with maximum capacity of 
1,000 people. 

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: 

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

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

 April 28: Zoning Board of Appeals public hearing advertisement published in The Herald. 

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

6. During the public hearing, the following comments were heard by the Board: 

Staff member Amy Britz, Zoning Coordinator presented the staff report.  

Mr. Cullum asked what the difference between a DJ party and a promoted music party?  
Ms. Britz stated a promoted music party is open to the general public with no set limitation 
on attendance, whereas a ticketed event or invitation only event, there is limitation to be set 
on attendance to make sure there is adequate amount of parking for attendants. Mr. 
Hawthorne asked if an organization wanted to host an event and sell a1000 tickets for a DJ 
event, is it okay?  Ms. Britz stated if the organization rented out the space, and there are 
limited invitation tickets, no one from the public can just attend. Mr. Cullum asked if the city 
was okay with events ticketed with a DJ?  Ms. Britz said yes. Mr. Hawthorne asked if the 
organizer of an event can promote the event and not be in violation?  Ms. Britz stated it will 
be more of an artistic atmosphere event than DJ events.  The intent is not to have any  
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issues with police, attendance, and noise.  Mr. Crawford asked how many parking spaces 
would this venue require if it was not in the Downtown district?  Ms. Britz stated it is based 
on square footage and depends on the size of the building. This event hall would need 72 
spaces, yet because this venue is in the Downtown district, parking can be managed with 
other sites.  Mr. Crawford asked if 72 spaces was what was needed for 1000 people?  Ms. 
Britz said yes.  Mr. Hawkins stated it is not necessary based on the attendance numbers 
yet based on the square footage and the ordinance parking requirements.  Ms. Marshburn 
stated it depends on whether the venue has fixed seats or non-fixed seats, it is one for 
every three fixed seats and one for every 50 square feet if the venue has non-fixed seats.  
The 72 parking spaces are based on non-fixed seats.  Mr. Hawthorne asked how many 
fixed seats are at the venue and Ms. Britz said none.  Mr. Hawkins stated if you figured one 
for every three fixed seats then the parking spaces would need to be over 334.   

There was a discussion between staff and the board members of the different areas the 
public can park for events. The city parking lot and parking deck have 300 spaces, the 
Herald location has about 700 spaces, the University parking garage A deck has 756 
spaces and parking garage B deck has 600 spaces.  

Mr. Cullum asked what the time frame of development of the ramp?  Ms. Britz stated the 
city received construction plans and has not seen building plans pertaining to the 
apartments or the parking deck.  There will be a second phase for all the offices and the 
smaller buildings at the top of the property.  The apartments and the parking deck will be 
built at the same time.  Construction has been approved.  Mr. Cullum asked if the ramp 
would start at ground level and be used for pedestrian traffic?  Ms. Britz said yes.  Mr. 
Cullum asked if the next closer garage is the Thread?  Ms. Britz said yes.  Mr. Cullum then 
asked if the staff feels because of the Downtown district there will be adequate parking?  
Ms. Britz said yes.  Mr. Hawthorne asked how the Two Scoops business had their concerns 
addressed?  Ms. Britz stated the Two Scoops business would benefit from the concert hall 
activity. Mr. Hawthorne asked if the concert hall will serve food?  Ms. Britz stated they will 
have a food window from Common Market and a bar onsite.  Mr. Cullum asked if there is 
an inside connection to the other two buildings?  Ms. Britz said no.   

Chair Crawford opened the floor to the applicant. David Stringer (applicant), 153 South 
Oakland Avenue, Rock Hill, SC stated he is well established in Rock Hill with other 
business venues.  Mr. Stringer spoke about the parking issue raised by the board and 
stated how past concerts were able to handle the parking in the Downtown area.  Mr. 
Hawthorne asked if VIP parking will have designated parking for the other businesses in 
the area?  Mr. Stringer said yes.  Mr. Stringer has had several conversations with the other 
business owners to work with everyone.   There is a good security plan and traffic plan with 
the City of Rock Hill Police department.  The emphasis will be for the public to walk to the 
venue.  Mr. Crawford asked Mr. Stringer often would there be sold out shows verses selling 
only 200 tickets for an event? Mr. Stringer is looking to sell as many tickets as possible.  
Mr. Stringer stated there will be 45 headliner shows and 45 regional shows differentiated by 
the audiences the venue will expect.  The 45 regional shows he expects to sell between 
600 to 1000 tickets.  He stated some shows will sell out and some shows will not.  Mr. 
Cullum asked if Mr. Stringer expects at least 600 people at an event at least one night a  
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week?  Mr. Stringer said yes.   Mr. Hawthorne asked if shows will be limited to just music or 
will there be comedians? Mr. Stringer said he is looking to sell tickets.  The venue will be all 
inclusive and have a wide variety of music and have local acts perform.  Mr. Cullum asked 
if Mr. Stringer is acceptable to creating an accessible walk path for the public to get to the 
venue?  Mr. Stringer said the sidewalks are already well maintained and there also is an 
underpass for the public to use.  He stated having traffic enforcement and the Police 
department assisting will be an advantage for the public. Mr. Crawford asked Mr. Stringer if 
he was okay with not having promoted parties at the location?  Mr. Stringer said yes, and 
he stated sounds like there is a misunderstanding with the language.  Mr. Stringer said the 
city just does not want a DJ at the venue where it’s open to the public and 2000 attending 
the event and it’s unmanageable.  His goal is to sell tickets and having promoted parties 
would not economically benefit his business.  Mr. Stringer is not looking to have the venue 
be a nightclub.  Mr. Cullum asked if Mr. Stringer is okay with restricted parking spaces and 
Mr. Stringer said yes and the common parking lot will be shared among the businesses, 
and he will enforce the restricted parking in the area.  All the logistics still need to be 
worked out. Mr. Stringer is looking to work with the other business owners and promoting 
their businesses and since he is a business owner himself, he understands the importance 
of working with surrounding owners.  Mr. Hawthorne asked if there will be tabletops since 
food will be served at the concert hall?  Mr. Stringer said yes.  There has not been a 
furniture intake plan done yet, although it will be addressed. Mr. Crawford asked when does 
Mr. Stringer plans to have the first event at the venue?  Mr. Stringer said he does not have 
an answer to that question yet, this project has had a lot of starts and stops and has been 
in the works for about five years.  It depends on construction and how the project moves 
along and progresses.   

Chair Crawford opened the floor for public comment. Graham Moore, 161 West Main 
Street, Rock Hill, SC stated he is one of the owners of Common Market and he is one of 
the partners in this building.  He stated he met with Mr. Stringer and his team last week and 
discussed time limited parking spaces for the public and how it would be enforced.  The 
Two Scoops owner was more comfortable after having long conversations pertaining to the 
limited parking.  Mr. Moore stated how the public has options with using Uber and Lift as 
alternatives.  Mr. Moore talked about the economic impact of the concert hall benefiting the 
whole area of Rock Hill.   

Cybil Huskeys, 201 West Main Street, Rock Hill, SC stated she is concerned with the noise 
coming from the venue and the after flow of the public after the events end.   

Mr. Stringer addressed Ms. Huskeys concerns and stated the noise mitigation is a big part 
of the construction process and in the business plan it shows the noise mitigation will be 
addressed.  Security will be present at events to make sure that the public disburses once 
the events are done.  There will be a detailed security and safety plan put together.  Mr. 
Crawford asked Mr. Stringer if there are noise experts who can be hired to assist with the 
noise?  Mr. Stringer said yes, and the information is included in the business plan.  Mr. 
Cullum asked if the maximum number of tickets that can be sold is 1000 tickets?  Mr.  
Stringer said yes and the number can change based on when the Fire Marshall calculates 
a specific number, which will be the exact number of how many tickets can be sold at the 
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concert hall.  

Mr. Crawford asked for clarification on the recommendation of the DJ language. Mr. 
Hawthorne stated the way Mr. Stringer explained it made sense as it’s not open to the 
public.  Ms. Britz said most past events that had to be shutdown was because of DJ events 
were open to the general public and it is why the language is included. Mr. Cullum asked 
what is meant by the phase promoted parties?  Ms. Britz said it means open to the general 
public and not a ticketed event.  Mr. Hawkins said it is a terminology used by staff.  It is like 
events you see advertised on Facebook with a five-dollar cover charge, it’s an example of a 
promoted party. 

The board members discussed parking and all the valued points pertaining to parking and 
how the concert hall will be a great addition to the City of Rock Hill.   

Mr. Cullum made a motion to approve a special exception for an indoor concert hall use at 
161 W. Main Street with a maximum of 1000 people for ticketed events. The motion was 
seconded by Mr. Hawthorne and was approved by a vote of 6-0 (Ms. Reeves absent). 

Mr. Cullum presented the findings, noting the request compiles with specific standards, 
compatibility has been reviewed and approved, minimal and adverse impact, no 
environmental impacts, roads will have a parking plan, no issue of injury to neighboring 
land or property values, and the site plan has been approved as well. 

THE BOARD, THEREFORE, ORDERS: 

That the request by David Stringer on behalf of Rebel Base Investments, LLC for a 
special exception for an indoor concert hall with maximum capacity of 1,000 people at 
161 W. Main St. is APPROVED. 

Section 2.12.1 (C) of the Zoning Ordinance states: 

Any person having a substantial interest affected by a decision of the Zoning Board of Appeals 
may appeal the decision to the Circuit Court in and for York County by filing with the Clerk of the 
Court a petition setting forth plainly, fully, and distinctly why the decision is contrary to law. The 
appeal must be filed within 30 days after the decision of the Zoning Board of Appeals is mailed. 
For the purposes of this subsection, “person” includes persons jointly or severally aggrieved by 
the decision of the Zoning Board of Appeals. 

AND IT IS SO ORDERED. 
 

 
Matt Crawford, Chairman 

 

Date the Order Was Approved by the Board:    
 

Date the Decision of the Board Was Mailed to the Applicant:    
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Zoning District: Office and Institutional (OI)

Applicant/Owner: Emily Parrish with Children’s Attention Home
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P.O. Box 2912
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Case No. Z-2023-15 

Staff Report to Zoning Board of Appeals 

Meeting Date: June 20, 2023 
 
 
Requests: Special exception to establish a Group Home (Type A) use. 

Variance from the minimum lot size and setback standards.1 

Address:   322 & 328 Kuykendal Street 

Tax Map No.:   629-22-07-003 and 629-22-07-004 

Zoning District:  Office and Institutional (OI) 

Applicant/Owner:             Children’s Attention Home, Inc. 
   P.O. Box 2912 
   Rock Hill, SC 29730 

      
Background 
The subject parcels were recently rezoned from Single Family-5 (SF-5) to Office and 
Institutional (OI).  The applicant is requesting the following: 

 a special exception to establish a Group Home (Type A) use  

 variances from the minimum lot size and setback standards 

The applicant is proposing to build two houses to provide transitional housing for sixteen 
young adults, ages 18 to 20, who are actively preparing for independence.  This use is 
classified as a Group Home, Type A, and is a Special Exception in the Office and 
Institutional zoning district.  Each of the two new structures would house eight individuals 
and would be built to resemble single-family homes that would meet the current 
residential design standards.   

 
Requests 

Special exception to establish a type A group home  
In the Office and Institutional (OI) zoning district, type A group homes are permitted 
through special exception approval by the Zoning Board of Appeals.  

 

Primary use table 
excerpt 

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

 

 
 

 
1 Original public notification items also included a request for a variance to the minimum buffer yard standards in 
addition to the minimum lot size and setbacks standards.  When located in the Old Town Overlay District, the 
Zoning Ordinance provides when an institutional use of less than 10,000 square feet abuts a single-family detached 
use, the institutional use provide a land use buffer containing either a 20-foot wide landscaped area; or, a 10-foot-
wide landscaped area along with a 6-foot solid fence adjacent to the single-family use.  Since that time, the applicant 
has agreed to meet the required buffer yard requirement, as it intends to provide a 10-foot wide landscaped area 
along with a 6-foot solid fence where the property located at 328 Kuykendal Street abuts the single-family detached 
use located at 334 Kuyekndal Street. 



Staff Report to Zoning Board of Appeals 
Z-2023-15 
Page 2 

 
 

 

 

Definition of 
proposed use 

Group home: A facility used as group living quarters for more than five people at 
a time with special needs beyond sheltering, such as the provision of food, 
personal care, the arrangement of counseling or medical services, education, or 
job training and placement. Examples include homes for abused children, homes 
for the mentally and/or physically handicapped, or emergency or transitional 
housing shelters.  There are two types of group homes: 

 Type A is a facility for 20 or fewer persons.   
 Type B is a facility for more than 20 persons. 

 
 
Variance from the minimum lot size standard  
The use-specific standards for group homes require a minimum lot size of 43,560 square 
feet (one acre).  The subject properties are approximately 18,730 square feet (322 
Kuykendal St) and 18,982 square feet (328 Kuykendal St).   

Rock Hill Zoning Ordinance, Section 4.3.3.2.2.B.1 Group Living: Group Home (Type A 
and B), Lot Standards: 

 Minimum lot area: 43,560 square feet. 

Variance from the setback standards 
The use-specific standards for group homes require setbacks of 30 feet on the sides and 
the applicant is proposing setbacks of 14 to 23 feet as shown on the attached sketch 
plan.  The proposed development will meet the required front and rear setbacks.  

 
Site Description 
The subject site contains two parcels owned by the Children’s Attention Home adjacent 
to their existing campus.  They are located in the Aragon Mills neighborhood where they 
front Kuykendal Street, north of Edgemont Avenue.  The properties are bordered to the 
north and west by single-family residences, and to the south and east by the Children’s 
Attention Home campus.      

 
Description of Intent for the Office and Institutional Zoning District   
Office and Institutional (OI): The OI district is established to provide a wide variety of 
professional and business offices and institutions proximate to residential and the more 
intense business districts so as to satisfy the City’s demand for services.  These 
regulations are designed to encourage the formation and continuance of a quiet, 
compatible, and uncongested environment for offices intermingled with residential and 
institutional 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 the applicant 
has demonstrated the applicable standards listed below are met. The Board may find not 
all of these standards are applicable to every request for a special exception use.  
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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. 

Group Home (Type A and B) 

1. Lot Standards: These uses must meet the following lot standards. For 
explanations of these terms, see Chapter 6: Community Design Standards. 

• Minimum lot area: 43,560 square feet 

• Minimum lot width: 160 feet 

• Maximum lot coverage: 70% 

• Maximum height: 35 feet 

• Required setbacks for primary structure: 25 feet front; 30 feet sides; and 15 
feet rear, or 15 if an adjacent property to the rear is not used or zoned for single-
family 

• For accessory structure height and setbacks, see Chapter 5: Land Use: 
Accessory and Temporary Uses. 

The applicant is seeking variances from the minimum lot size standard and the 
setback standards as noted in the “Requests” section above.  All of the other lot 
standards can be met.   

2. Compatibility: The proposed use is appropriate for its location and compatible with 
the character of surrounding lands and the uses permitted in the zoning district(s) of 
surrounding lands. 

The proposed group home uses are appropriate for their location as they are in close 
proximity to the applicant’s existing Group Home use.  Further, instead of being 
designed to appear as non-residential structures, they will resemble single-family 
homes.   

3. Design Minimizes Adverse Impact: The design of the proposed use minimizes 
adverse effects, including visual impacts on adjacent lands; furthermore, the proposed 
use avoids significant adverse impact on surrounding lands regarding service delivery, 
parking and loading, odors, noise, glare, and vibration, and does not create a 
nuisance. 

The structures will be constructed to resemble single-family homes and will comply 
with the current design standards of the Zoning Ordinance.  While the applicant has 
advised staff the young adults living within the homes generally do not all have their 
own vehicle, the driveways are being designed to accommodate up to 4 vehicles and 
there is adequate space at the rear of the lot to pave additional parking, if needed.  

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 and buildings will be reviewed by staff to ensure any environmental impacts 
are minimized.  



Staff Report to Zoning Board of Appeals 
Z-2023-15 
Page 4 

 
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 property has direct access to Kuykendal Street, an SCDOT-maintained road, 
which has the capacity to support the use.  

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 injure neighboring land or property values.  

7. Site Plan: A site plan has been prepared that demonstrates how the proposed use 
complies with the other standards of this subsection. 

A site plan has been provided and is attached to this report.    

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

The applicant agrees to conform to all other relevant laws and ordinances. 

 
Analysis of Request for Variances from the Minimum Lot Size and Setback 
Standards 

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. 

Although the individual lots do not meet the minimum lot size, they adjoin other 
property owned by the applicant.  When all of these properties are considered, the 
minimum lot size is met.  The nature of the proposed development and the intent of 
the program to prepare the residents for independent living is appropriate for a setting 
mimicing single-family houses rather than a large institutional development on a larger 
lot with larger setbacks.   

2. Unique Conditions 
These conditions do not generally apply to other property in the vicinity.  

Aside from the applicant’s existing facility nearby, the majority of other properties in 
the vicinity are zoned for single-family residential, whereas they are not required to 
meet a minimum lot size of one acre or a 30-foot side setback requirement. 
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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. 

Requiring the applicant to meet the minimum one-acre lot size and 30-foot side 
setbacks for each lot would unreasonably restrict the utilization of the land because 
they do not have enough land available to meet these standards for the type of 
development proposed.  If the Board determines the proposed development is 
appropriate for these lots and the special exception is approved for the use, the 
variances for lot size and side setback should be approved; otherwise, the 
development will not be possible.   

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 authorization of the variance is not expected to be detrimental as the applicant’s 
adjacent facility has operated in the Aragon Mills neighborhood for more than 20 years 
with no record of negative effects on the area.   

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.   

 

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

 June 1: Sent public hearing notification postcards to 36 residents and property 
owners within 300 feet of the subject property.   

 June 2: Posted public hearing signs on subject property. 

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

Shortly before the public hearing to rezone the property, staff received a phone call from 
Donald Liester, a nearby property owner who expressed concerns regarding the proposal.  
Mr. Liester followed up by attending the Planning Commission meeting and expressed 
those same concerns.  The basis of his concerns were the perceived behaviors of the 
young adults occupying the home.  Staff also received a phone call from Mr. Liester after 
second and final reading of the rezoning, with continued concerns regarding the request.  
Mr. Liester informed staff he may either provide his concerns in writing, so they may be 
shared at the ZBA meeting, or he would attend the meeting. 

Staff was forwarded an email from City Councilman, Kevin Sutton, from Mr. Tony Hayes, 
a nearby resident with concerns regarding the request.  The email is attached.  One of 
the concerns noted by Mr. Hayes was he did not receive a postcard notification.  Staff 
explained to Mr. Hayes he did not receive a postcard because his home at 325 
Community Street, did not fall within the 300-foot notification area, but the public hearing 
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notification signs were posted on the property, in addition to a legal ad published in the 
Herald. 

Additionally, the applicant stated they answered some neighbors’ questions about the 
proposed development when they were in the process of demolishing a house on a 
separate property. 

 

Staff Recommendation 
Staff recommends approval of the requests.  

 
Attachments 

 Application including site plan and building plans 
 Email from Tony Hayes 
 Portion of public hearing at Planning Commission minutes related to the rezoning 
 Zoning Map 

 
Staff Contact: 
Shana Marshburn 
Planner II 
803.326.2456 
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: _________________________________________________________________________________ 

Special Exception Application Page 1 Last Updated 11/20/2018 

322 and 328 Kuykendal Street                                                      29730

6 2 9 2 2 0 7 0 0 4
6 2 9 2 2 0 7 0 0 3

_______________

p
n in the application a

_________________
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INFORMATION ABOUT REQUEST 

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

Children’s Attention Home, a non-profit, seeks to build two homes on Kuykendal Street for young adults 
transitioning out of foster care or experiencing homelessness. The proximity of these lots to the established 
Children’s Attention Home campus, makes these properties an ideal location for the expanded services.  

Separation Exception Standards 

1. If your proposed use has any use-specific standards, how do you propose to meet them?   
Children’s Attention Home received feedback from the City of Rock Hill for the preliminary sketch plan and 
intends to comply with every standard mentioned in the plan review. Children’s Attention Home has engaged 
the services of an architect who has adjusted the preliminary sketch plan based on information shared in the 
plan review. The properties will need to be rezoned, and Children’s Attention Home is submitting a rezoning 
application to satisfy that requirement. Children’s Attention Home is also submitting a variance application 
and a separation reduction application to meet those requirements. 

2. How is the proposed use appropriate for its location and compatible with surrounding land and uses?  
The goal of the proposed homes is to have a residential aesthetic and serve as a transitional living space while 
the young adults occupying the dwelling obtain employment and secure stable housing. The close proximity 
to the services and support offered at the Children’s Attention Home makes the location ideal for the intended 
service population and compatible with surrounding land use. 

3. What steps are you taking to minimize any adverse impacts on surrounding properties? 
Presence will be mitigated with home design, fencing, and landscaping that aligns with the neighborhood’s 
standards. The property will be maintained by the Children’s Attention Home. The young adults occupying the 
residences will be closely supervised with mandated quiet times. To participate in the program, residents will 
be expected to gain and maintain employment, pursue their educational goals, and participate in life skill 
trainings.  

4. How would the use impact the environment? 
Use will not have a negative impact on the environment. The lots previously contained residential dwellings, 
and the proposed buildings would align with the previous lot purpose.  

5. How would the use impact traffic issues? 
No traffic issues are expected. The lot development includes sufficient parking to eliminate the need for street 
parking. Most residents will not have cars and are expected to use nearby public transportation. 

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? 
There will be no negative impact to neighboring landowners. The proposed properties have been designed to 
be aesthetically appealing and align with neighborhood standards. The new construction is expected to have 
a positive impact on property values. The properties will be maintained by Children’s Attention Home. The 
residents will be closely supervised with mandated quiet times. 

Exhibits 

 Sketch Plan – to show proposed elevations and placement on lots; includes pictures of neighborhood elevations. 
 2022 Annual Report – to show current scope of services and support. 
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Email Us: infof @attentionhome.org

Visit Us: attentionhome.org

Call Us: 803-328-8871

Mail Us: P.O. Box 2912, Rock Hill, SC 29732
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Follow Us on Social Media: 



VARIANCE 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: _________________________________________________________________________________ 

Variance Application Page 1 Last Updated 11/20/2018 

322 & 328 Kuykendal Street                                          29730

6 2 9 2 2 0 7 0 0 4
6 2 9 2 2 0 7 0 0 3

PO Box 2912
Rock Hill, SC 29732

803.372.6845 eparrish@
attentionhome.org

Children's Attention 
Home, Inc.

_______________

p y
the application and

_________________



Variance Application Page 2 

INFORMATION ABOUT REQUEST 

General description of your request 

Children’s Attention Home seeks to build two homes on Kuykendal Street for young adults transitioning out of 
foster care or experiencing homelessness. The proximity of these lots to the established Children’s Attention 
Home campus, makes these properties an ideal location for the expanded services. In order to move forward, the 
lots would require a variance for the minimum lot area, minimum lot width, and the minimum required set back. 

Findings of fact 

1. Your land has extraordinary and exceptional conditions that pertain to it. The goal of the proposed homes 
is to have a residential aesthetic and serve as a transitional living space while the young adults obtain 
employment and secure stable housing. The location of the properties in a quiet neighborhood with 
convenient access to public transportation is a perfect fit for the intended purpose. However, it is the 
proximity to the services and support offered at the Children’s Attention Home that no other property in Rock 
Hill can offer.  

2. Other property in the vicinity of your land that does not generally have the same extraordinary and 
exceptional conditions. The adjacent lots owned by the Children’s Attention Home are smaller and would not 
accommodate the proposed buildings. Other properties in the surrounding area, not owned by the Children’s 
Attention Home, contain single-family homes that would not meet our needs. 

3. If the City applied its regular zoning requirements to your property, your use of the land would be 
unreasonably restricted or effectively prohibited. Affordable housing is a problem in Rock Hill, leaving youth 
transitioning out of foster care or experiencing homelessness with few housing options. While the need is 
known and growing, the Children’s Attention Home’s current campus does not have adequate space to serve 
these young adults. If the variances are denied, these young adults would likely end up living on the streets 
or in unsafe conditions or contributing to the need for emergency shelters in Rock Hill. 

4. If the Zoning Board of Appeals grants the variance request, it will not harm adjacent land or the public good. 
The adjacent land will not be harmed in any way. As shown in the sketch plans, the Children’s Attention Home 
has made every effort to ensure the properties have a residential aesthetic to align with the rest of the 
neighborhood. Both properties would have adequate parking so there would not be a need to park on the 
street. Children’s Attention Home will maintain the property and the grounds. The public good will benefit 
from the granting of the variance request. By ensuring young adults have a transitional step between foster 
care and independence, they are less likely to end up homeless or in need of public assistance. The close 
proximity to the Children’s Attention Home would allow the young adults living in the transitional home to 
have around the clock access to support services. 

Exhibits 

Sketch Plan – to show proposed elevations and placement on lots; includes pictures of neighborhood elevations. 
City of Rock Hill Parcel Search – to show proximity to other CAH owned properties. 

 

 

 





SEPARATION REDUCTION 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: ________________________________________________________________________________ 

Separation Reduction Application Page 1 Last Updated 11/20/2018 

322 and 328 Kuykendal Street

6 2 9 2 2 0 7 0 0 4
6 2 9 2 2 0 7 0 0 3

Children's Attention 
Home, Inc.

PO Box 2912
Rock Hill, SC 29732

803.372.6845
eparrish@
attentionhome.org

_______________

ve completely read
e application and the

___________________



Separation Reduction Application Page 2 

INFORMATION ABOUT REQUEST 

What is your proposed use? 

Children’s Attention Home seeks to build two homes on Kuykendal Street for young adults transitioning out of 
foster care or experiencing homelessness. The proximity of these lots to the established Children’s Attention 
Home campus, makes these properties an ideal location for the expanded services.  

Separation Reduction Standards 

1. Would your proposed use create any adverse impacts to those uses from which separation is greater than 
the impacts generally experienced in the area from other permitted uses in the district?   
There will be no additional adverse impacts to the neighborhood. The design of the home will be in line with 
other properties in the neighborhood, including fencing and landscaping. There will not be any signage that 
would identify the purpose of the building. The lots have been designed with adequate parking in mind to 
avoid the need for street parking. The residents will be closely supervised with mandated quiet times. 

2. Can any impacts on the proposed use be mitigated through buffering, screening, or other mechanisms that 
are made a part of the site plan for the property?  
Presence will be mitigated with home design, fencing, and landscaping that aligns with the neighborhood’s 
standards. The property will be maintained by the Children’s Attention Home.  
 

Exhibits 

 Sketch Plan – to show proposed elevations and placement on lots; includes pictures of neighborhood elevations. 

 

 

 



From: Tony Hayes <tonyh1204@gmail.com> 
Sent: Thursday, June 15, 2023 4:39:47 PM (UTC-05:00) Eastern Time (US & Canada) 
To: Sutton, Kevin <Kevin.Sutton@cityofrockhill.com> 
Subject: Re: M-2023-17 Children’s Attention Home, Inc. 

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

Mr. Sutton,   
     My wife and I own a home at 325 Community St. 
We learned recently about the proposal to re-zone the approx. 1.81 acres on Kuykendal St. (M-2023-17) 
which is one street over parallel to ours. We were given no notice of this proposed action. I spoke to 
most of our neighbors up and down the street and only two people that I spoke with knew anything 
about it. 
Everyone was surprised, like me. The predominate response was very negative towards this project. 
     This neighborhood is historical with the railroad tracks, the old mill and, of course, the old mill 
houses; one of which my wife and I reside. 
This was one of the biggest reasons that we wanted to live here. 
     Our concerns are as follows:  
(1) re-zoning this proposed property with 2 two story residences is not consistent with the build or the 
charm of our neighborhood.  
(2) the thought of sixteen 18 to 20 year olds just “added to our neighborhood” sounds like crime 
“waiting to happen”.  
(3) if this project were to pass and eventually “not work out” then what the city has essentially done is 
destruct the character of our close community and neighborhood and also left us with uncertainty of a 
property that has been re-zoned now for what?  
      This neighborhood should be deemed historical. 
We have seen communities ruined time and time again with proposals such as this. 
      I, for one, do not want this proposal to pass. 
  
Tony Hayes 
704-516-7328 
 

mailto:tonyh1204@gmail.com
mailto:Kevin.Sutton@cityofrockhill.com


From: J. Rand Thacker <randt1979@gmail.com> 
Sent: Friday, June 16, 2023 10:53:49 AM (UTC-05:00) Eastern Time (US & Canada) 
To: Sutton, Kevin <Kevin.Sutton@cityofrockhill.com> 
Subject: Rezoning Aragon Mills Neighborhood 

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

Dear Mr. Sutton,  
 
 My wife and I have a home on 337 Community Street. We can see the former Aragon Mill from our 
doorstep. It has recently come to our attention that there is a request to rezone several residential lots 
in our historic neighborhood to allow for an institutional facility to be constructed.  
 We are extremely concerned that allowing this type of zoning in a 100+ year old neighborhood will have 
a direct negative impact on both the character and value of our community. Our neighbors have worked 
very hard to make many positive changes to improve where we live in recent years, and we take great 
pride in those efforts. Allowing the city to change zoning from single family to office and institutional 
does not fit with the vision that we as neighbors have for our little section of town.  
 We are also extremely concerned that it would be possible that in the future these parcels could be sold 
and then converted to office space, which would be allowed under the proposed zoning changes. This 
would further destroy our neighborhood’s character and depress the values of our homes.  
 Furthermore, institutional housing in this neighborhood is not an ideal fit. We understand there will be 
young adults housed in the proposed facilities. Our neighborhood is not located close to any convenient 
public transportation, grocery stores, schools or places of employment. A residential institution would 
be much better suited if placed closer to commercial properties. A facility like the one proposed, where 
the resident adults will not have personal vehicles, is not appropriate for a community of single family 
homes. 
 Mr. Sutton, please help us push back against these proposed changes. We are a lovely community of 
good, hardworking people. We have serious concerns that the changes would push our community 
further into the margins by decreasing our property values and character. We know your family has a 
history within our local mill communities so we hope you understand how important this is to us. Please 
help us fight these proposed changes before it’s too late. 
 
Respectfully, 
Rand Thacker 
337 Community Street, Rock Hill 
843-525-0991 
 

mailto:randt1979@gmail.com
mailto:Kevin.Sutton@cityofrockhill.com
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Z-2023-16

Request: Variance to the maximum amount of signage standard. 

Address: 110 Southern Street

Zoning District: Downtown (DTWN)

Applicant/Owner: Justin Smith
312 Pendleton St
Rock Hill, SC  29730

Roasting 
Co.

Williams & 
Fudge

Exchange 
Apartments

Agape 
Ministries

Gravity 
Center

Mercantile

Marshall 
Piano



Case No. Z-2023-16

Staff Report to Zoning Board of Appeals

Meeting Date: June 20, 2023

Request: Variance from the maximum allotment of wall signage.

Address:   110 Southern Street  

Tax Map No.:   627-14-01-002  

Zoning District:  Downtown (DTWN) 

Applicant/Owner:             Justin Smith
  312 Pendleton St
  Rock Hill, SC  29730 

Background    

This building was originally built in the 1930’s and used as a cotton warehouse by 
Williams-Bynum Cotton Co. The site was vacant for many years before the recent 
renovation. The building remaining today is the only portion of the original building left
and has opened as Hoppin’.

Two wall signs were approved in January 2023. One is on the Southern St. side
measuring 22 square feet and one on the Dave Lyle Blvd side measuring 50 square feet.  
The owner would like to add an additional 50 square foot wall sign on the side facing 
Dave Lyle Blvd. The Zoning Ordinance states wall signage is limited to one square foot 
per one linear foot of the building's width at the front facade, or 5% of the building front's 
facade, whichever is greater. The width of the building along Southern Street (the front 
facade) is 50 linear feet, so a maximum of 50 square feet is allowed on the front facade
and any other secondary facade with a similar architectural finish. Therefore, the applicant 
is seeking a variance to allow an additional 50 square feet of signage on the side facade. 

Site Description

The site is located on the corner of Dave Lyle Boulevard and Southern Street adjacent to 
the Norfolk Southern Railway. It is surrounded by a mix of uses including commercial and 
residential uses in the Downtown (DTWN) zoning district.  

Description of Intent for Downtown (DTWN) Zoning District

The DTWN district is established and intended to encourage the development of the City’s 
downtown as the focal point in Rock Hill with an intense mix of office, retail, service, 
restaurant, entertainment, cultural, government, civic, and residential uses, with no density or 
intensity limitations. More specifically, the district is intended to:

1. Provide services to persons shopping, working, or living in the downtown area;

2. Provide for a range of downtown business uses, as well as residences above the street
level as by-right uses;



Staff Report to Zoning Board of Appeals
Z-2023-16
Page 2 

3. Encourage retail and restaurant uses on the street-level to support and encourage 
greater foot traffic;

4. Encourage infill of vacant lands, and redevelopment of existing and under- utilized lands 
in the downtown area;

5. Require new development to be consistent with the existing template of development 
in the downtown;

6. Support uses and activities which add to the hours of use of the downtown; and

7. Promote the economic and investment potential of downtown Rock Hill. 

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 front door of the building faces Southern Street.  Staff has calculated allowable 
signage based off the 50-foot wide façade facing Southern Street.  However, the 
majority of traffic will see the 100-foot wide façade facing Dave Lyle Blvd.  There is a 
50 square-foot wall sign already approved and in place along the Dave Lyle Blvd
façade. The applicant feels the allowable signage should be calculated based on the 
Dave Lyle Blvd side of the building, which would allow them to have the additional 
sign.  

Current view of the approved signs on the building:
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Proposed additional sign:

2. Unique Conditions

These conditions do not generally apply to other property in the vicinity. 

The building is unique in that it has a large side façade that is more visible than the 
front façade.  This side of the building is also architecturally finished similar to the front 
façade which is not typical for other buildings in the area.  

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.

The sign regulations determine the allowable wall sign size based on the width of the 
front façade. The front is normally the most visible façade.  In this case, the most 
visible façade is the side façade and it is twice as wide as the front façade.  Staff 
agrees that limiting the signage on the side façade in this case is an unreasonable 
restriction on the amount of signage.

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 authorization of the Variance Permit would not result in detriment to adjacent land,
public good, or character of the district.

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

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

June 2: Posted public hearing signs on subject property.

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

June 2: Information about this request was posted to the City’s website

Staff has received one call from an adjacent property owner in favor of the request at the 
time of writing this report. 

Staff Recommendation

Staff was able to make all of the findings for this request: 

1. The building orientation and proximity to other structures limits the visibility of the 
front facade.

2. The majority of the businesses nearby do not have limited visibility of the front 
facade and do not have an architecturally finished side façade that is oriented to the 
majority of passing traffic.  

3. The 50 square-foot limit for signage on the Dave Lyle Blvd side façade is an
unreasonable restriction on the allowable sign size. 

4. The additional sign would not be a detriment to adjacent businesses or the 
character of the Downtown area.   

Attachments
Application and supporting documents

Zoning map

Staff Contact:
Amy Britz
803-329-5586
Amy.britz@cityofrockhill.com
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Z-2023-17

Request: Special Exception for an animal care use.
Special Exception for the number of animals. 

Address: 247 E. Mt. Gallant Road

Zoning District: Limited Commercial (LC)

Applicant: Inga Carey
705 Atherton Way
Rock Hill, SC 29730

Property Owner: Manchester Development LLC
247 E. Mt. Gallant Road
Rock Hill, SC 29730

Manchester 
Meadows Park

East Gate 
Villas

ESR Motor 
Sytems

Industrial 
Businesses



Case No. Z-2023-17

Staff Report to Zoning Board of Appeals

Meeting Date: June 20, 2023

Request: Special Exception to establish an animal care use and for the 
number of animals.

Address: 247 E. Mt. Gallant Road

Tax Map No.: 667-01-01-153

Zoning District: Limited Commercial (LC)

Applicant:            Inga Carey
705 Atherton Way
Rock Hill, SC 29730

Property Owner:    Manchester Development LLC
247 E. Mt. Gallant Road
Rock Hill, SC 29730

Background
The applicant would like to operate an animal care use with more than 20 animals at 247
E. Mt. Gallant Rd., which is zoned Limited Commercial (LC). The Zoning Ordinance only 
allows this use and an increase to the number of animals through special exception 
approval by the Zoning Board of Appeals in the Limited Commercial (LC) zoning district.

The proposed additional number of cats is requested to allow for the lounge to host 12-
15 adult fostered cats from the Humane Society of York County and a maximum of six 
kittens from one litter at a time to avoid separating siblings.  The total amount in the 
lounge would not exceed 20.  Up to 10 additional cats would be boarded in a separate 
room.

Primary use table 
excerpt

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

RESIDENTIAL BUSINESS

S
F

-2

S
F

-3
S

F
-4

S
F

-5

S
F

-8

S
F

-A

M
F

R

M
F

-15

M
X

N
O

N
C O
I

L
C

G
C

C
C C
I

D
T

W
N

M
U

C

IB IG IH

C S C C C S S C

Definition of 
proposed use

Animal care, general: Includes animal care uses with either an 
outdoor facility or an overnight component, or both. Examples may 
include animal day cares, animal shelters, overnight boarding 
facilities, veterinary clinics with boarding or nighttime emergency 
services, kennels, and pet stores that sell cats, dogs, and/or birds 
larger than 12 inches. 

Site Description
The property is located on the west side of Mt. Gallant Road and is zoned Limited 
Commercial (LC). Surrounding uses include Manchester Meadows Park across the 
street, East Gate Villas Apartments to the south, and industrial and warehouse 
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businesses to the north on Mt. Gallant Rd.  Surrounding zoning is Office Institutional (OI),
Multi-Family-15 (MF-15) and Industry General (IG).

Description of Intent for the Limited Commercial (LC) Zoning District

The LC district is established as a mid-level intensity commercial district allowing a wider 
range of non-residential uses at increasing intensities than the Neighborhood Commercial
district. The uses allowed in this district include a wide range of general retail, business, 
and service uses, as well as professional and business offices as allowed in the NC 
district. Uses in this district are intended to serve groups of neighborhoods instead of 
individual neighborhoods.

Analysis of Request for Special Exception for Animal Care Use
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. Meet “No Unreasonable Noise or Odor” and “Number of Animals” 
Standards for Animal Care (Limited): Animal care (general) uses must 
meet the use-specific standards for animal care (limited) regarding “no 
unreasonable noise or odor” and “number of animals.”

i. Animal care (limited) uses must be sufficiently insulated so no 
unreasonable noise or odor can be detected off-premises.

The building will have upgraded insulation to prevent unreasonable noise 
or odor from affecting neighboring tenants. The number of animals will be 
addressed in the additional special exception request.

B. Hours of Operation: Animal care (general) uses must house all animals 
indoors between 7 p.m. and 7 a.m.

The applicant will comply with this standard.  

C. Setbacks: Animal care (general) uses must locate all buildings used to 
house animals and all open runs at least 75 feet away from all property 
lines.

The animals will be housed inside the building. The building is located 
approximately 90 feet from the property line.

D. Land-Use Buffers: For the purpose of determining the size of the land-use 
buffer, this use will be considered to have a land-use intensity factor of 
seven (70 feet).
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The building has trees and a drainage area between its location and the 
closest residence located approximately 200 feet away.

2. Compatibility: The proposed use is appropriate for its location and compatible 
with the character of surrounding lands and the uses permitted in the zoning 
district(s) of surrounding lands.

The proposed cat café and lounge use is compatible with the surrounding uses 
due to its proximity to Manchester Meadows Park and the Manchester shopping 
center.

3. Design Minimizes Adverse Impact: The design of the proposed use minimizes 
adverse effects, including visual impacts on adjacent lands; furthermore, the 
proposed use avoids significant adverse impact on surrounding lands regarding 
service delivery, parking and loading, odors, noise, glare, and vibration, and does 
not create a nuisance.

The cafe will have an entrance to the side of the building. The cat lounge will be 
accessed through an interior entrance. The additional insulation and HEPA air 
purifiers will help avoid any significant noise and odor impacts.

4. Design Minimizes Environmental Impact: The proposed use minimizes 
environmental impacts and does not cause significant deterioration of water and 
air resources, significant wildlife habitat, scenic resources, and other natural 
resources.

The applicant will use odor-locking garbage bags placed in the onsite dumpster for 
waste removal.

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.

Due to the proximity to Dave Lyle Boulevard, no traffic issues are expected.

6. Not Injure Neighboring Land or Property Values: The proposed use will not 
substantially and permanently injure the use of neighboring land for those uses 
that are permitted in the zoning district or reduce property values in a 
demonstrative manner.

The proposed use is not expected to injure property values.  The applicant will be 
providing a unique business hoping to attract more visitors and therefore improving
the value. Although the adjacent apartments do not allow pets, the tenants can 
visit and enjoy socializing with the animals at this location.

7. Site Plan: A site plan has been prepared that demonstrates how the proposed use 
complies with the other standards of this subsection.

The applicant’s site plan shows how the building will be partitioned for the separate 
uses of the café, lounge, and boarding. This will allow customers of the café to 
visit without interacting with animals if they prefer.
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8. Complies with All Other Relevant Laws and Ordinances: The proposed use 
complies with all other relevant City laws and ordinances, state and federal laws, 
and regulations.

The applicant agrees to conform to all other relevant laws and ordinances.

Analysis of Request for Special Exception for Additional Amount of Animals
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. Meet “No Unreasonable Noise or Odor” and “Number of Animals” 
Standards for Animal Care (Limited): Animal care (general) uses must meet 
the use-specific standards for animal care (limited) regarding “no unreasonable 
noise or odor” and “number of animals.”

i. Number of Animals: Animal care (limited) uses must not have 
more than 20 small animals (such as cats and dogs but not 
including fish, small reptiles, and rodents kept as domesticated 
pets) at any given time, unless a special exception permit is 
obtained to increase the number of animals. As part of the analysis 
of the special exception criteria (see Chapter 2: Administration), the 
Zoning Board of Appeals must specifically consider the following: 

a. Compatibility with residential and other uses that would be 
especially sensitive to noise and odors, such as offices or 
establishments that sell food. 

The applicant would have separate entrances for the different 
uses. The café would be accessed from the main entrance, the 
lounge would be accessed from the café with a lock space 
between to deter escaping animals, and the boarding space
would be accessed from the rear of the building.

b. Whether the business practices demonstrate an ability to 
minimize noise and odor nuisances, especially when the 
proposed location is near residential and other uses that would 
be especially sensitive to noise and odors, such as offices or 
establishments that sell food. 

Air purifiers and additional insulation will mitigate noise and 
odor.
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c. Whether the business practices demonstrate how the applicant 
will handle animal waste without significant adverse impact on 
the environment.

The lounge and café will be deep cleaned daily, and all garbage 
will be taken out in odor-locking garbage bags.

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.

Due to the proximity of the park and commercial spaces and adequate separation
from residential properties, this use is compatible with the surrounding 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.

As there are separate spaces designed for the separate uses within the interior of 
the building, adverse impacts will be limited. Cats will stay in the café for no longer 
than a month with most being adopted in one week.  The applicant will work with 
Humane Society of York County for a replenishment system so that when one is 
adopted, another is provided.

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.

There will be no environmental impacts as all animals will be inside and waste will
be disposed of daily.

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.

Due to the proximity to Dave Lyle Boulevard, no traffic issues are expected.

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 intended to increase the number of visitors to the area and 
improve local property values.

7. Site Plan: A site plan has been prepared that demonstrates how the proposed use 
complies with the other standards of this subsection.

The applicant’s site plan shows how the building will provide separate spaces and 
access based on the intended use of the café, cat lounge, and boarding.
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8. Complies with All Other Relevant Laws and Ordinances: The proposed use 
complies with all other relevant City laws and ordinances, state and federal laws, 
and regulations.

The applicant agrees to conform to all other relevant laws and ordinances.

Public Input

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

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

June 2: Posted public hearing signs on subject property.

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

Staff has not received any feedback from the public about the application. 

Staff Recommendation

Staff recommends approval of the special exception request based on the above analysis, 
particularly noting the proposed use is compatible with surrounding uses.

Attachments

Application and supporting documents
Site Plan
Zoning Map

Staff Contact:

Amy Britz, Zoning Coordinator
803.329.5586
amy.britz@cityofrockhill.com
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Z-2023-19

Request: Special Exception for a commissary use. 

Address: 95 Bird St.

Zoning District: Office and Institutional (OI)

Applicant: Barbara Pendergrass
1154 Doris Ct.
Rock Hill, SC

Property Owner: Hope Fellowship Church
95 Bird St.
Rock Hill, SC

Commercial

Winthrop 
Farm

Wintrhop Downs 
Neighborhood

St. Anne’s 
Catholic 
Church

Aragon Baldwin 
Mills 

Neighborhood



 
Case No. Z-2023-19 

Staff Report to Zoning Board of Appeals 

Meeting Date: June 20, 2023  

Request: Special Exception to establish a commissary use. 

Address:   95 Bird St. 

Tax Map No.:   630-06-03-007 

Zoning District:  Office & Institutional (OI) 

Applicant:   Barbara Pendergrass  
   1154 Doris Ct. 
   Rock Hill, SC 
   
Property Owner:              Hope Fellowship Church 
   95 Bird St. 
   Rock Hill, SC 29730 
   
Background 

 

Primary use table 
excerpt 
 

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

Commissary/catering kitchen/food production: The cooking, 
assembly, and packaging of food products; the use must be small-
scale (generally less than 10,000 square feet and with conventional 
operational hours) and low-impact (meaning no noise, odor, 
vibration, or other discernable impacts external to the building). 
 

 
Site Description 

The site is located at the corner of Bird St. and University Dr.  It is surrounded by 
residential uses, another church campus and vacant land in General Commercial (GC) 
Single Family Residential-3 (SF-3) and Office & Institutional (OI) zoning districts.  

Description of Intent for Office & Institutional (OI) Zoning District 

The OI district is established to provide a wide variety of professional and business offices 
and institutions proximate to residential and the more intense business districts so as to 
satisfy the City’s demand for services. These regulations are designed to encourage the 
formation and continuance of a quiet, compatible, and uncongested environment for 
offices intermingled with residential and institutional uses. 
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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. 

4.3.3.3.7(A)Commissary/Catering Kitchen/Food Production: 

1. Size: The site meets this requirement, the only space to be used is the kitchen.  

2. Impacts: This use must be low-impact, which means that it cannot have any noise, 
odor, vibration, or other discernable impacts external to the building. 
All activities will be conducted inside of the building with no discernable impacts 
apparent from off-site. 

3. Retail sales: These uses can have limited retail sales of their own products. 

The applicant will have no retail sales onsite. 

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 compatible with the surrounding mix of uses as there will be no outside 
storage or parking of a truck or trailer.  

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. 

There will be no impact visually to the external portion of the property.  

4. Design Minimizes Environmental Impact: The proposed use minimizes 
environmental impacts and does not cause significant deterioration of water and air 
resources, significant wildlife habitat, scenic resources, and other natural resources.  

There is no onsite preparation of food, all the items for the cart are pre-cooked.  The 
applicant will only use the site to clean food containers and store refrigerated and dry 
goods.  

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.  
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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 is 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. 

Photographs of the cart and kitchen were provided by the applicant.  

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:  

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

 June,1st: Posted public hearing signs on subject property. 

 June, 2nd: 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 commissary use based on the above 
analysis and specifically noting the following: 

 The use is internal to the building and will have no impact on the surrounding area.  

Attachments 

 Application and supporting documents 

 Zoning map 

Staff Contact: 

Ryan Hammond 
803.329.5674 
Ryan.Hammond@cityofrockhill.com 
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