Planning Commission

Case: 20-07

August 10, 2020

Staff Report
Request Summary
Applicant: Carolyn Suhocki, Esquire
Property Owner: Pyotr Nikolin

Tax Map Number: 605-00-00-021
Address: 2961-3005 Saluda Road, Rock Hill
Council District: 5 - Cox

Requested Action: Rezone +/- 2.8 acres from
RUD to BD-II
Staff Planner: Brian Ford, AICP
Staff Recommendation: Denial of request

Project Description
The applicant is requesting to rezone the subject property from Rural Development District (RUD)
to Business Development District II Office and Institutional (BD-II) for the operation of a small-scale
office with storage space.

Consistency with the Comprehensive Plan
The requested rezoning violates the York Forward 2035 Comprehensive Plan. The Single Family
Residential future land use provides for low-density commercial uses such as convenience stores
and pharmacies at major intersections or adjacent to existing light commercial uses. Larger
commercial uses such as grocery and general retail stores are encouraged to develop in
designated Centers.
The proposed use, a small-scale office, is inconsistent with the locational criteria described in both
the Single Family Residential future land use designation and Policy LU-2.5. The property is not
located: within a designated center; at a major intersection; or adjacent to existing light commercial
uses as prescribed in the Single Family Residential description. As warranted by Policy LU-2.5, the
property is not part of a planned development and is located within one mile of a Rural Center at
the intersection of Saluda Road and Oakdale Road. Further, although Saluda Road is classified as
a minor arterial, the property’s side street, Craig Road, is not classified as at least a collector road.
Since the placement of the proposed use does not meet the criteria set forth in the Plan, staff is
recommending denial of the request.
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Staff Analysis
Property Description
The subject property consists of a flat, 2.8 acre parcel with a mobile home and two dilapidated nonresidential structures. The property is located along a two-lane portion of Saluda Road in a rural
residential area approximately five miles southwest of downtown Rock Hill.

Table 1: Property Context
PROXIMITY

CURRENT LAND USE

CURRENT
ZONING

2035 LAND USE PLAN
RECOMMENDATION

NORTH

large lot residential

RC-I

single family residential

SOUTH

VACANT, WOODED LAND

AGC, RUD

agricultural

EAST

VACANT, WOODED LAND

AGC, RUD

single family residential

WEST

VACANT, WOODED LAND

AGC

agricultural

Zoning and Land Use History


February 2, 1987: Property originally zoned RUD.



March 20, 2000: Property rezoned from RUD to ID. County Council approved the rezoning
against staff and Planning Commission recommendations for denial of the request.



December 12, 2015: Property rezoned back to RUD for use as a residence with staff and
Planning Commission support.



September 6, 2019: Applicant purchased the property. (RB 17763, PG 371)



March 9, 2020: Planning Commission recommends denial of owner’s request to rezone the
property to BD-III to permit a convenience store, resulting in withdrawal of the request.

Rezoning Request
The applicant is requesting to rezone approximately 2.8 acres from RUD to BD-III for the operation
of a small-scale office with associated storage space.


Current Zoning: Rural Development District (RUD)
This district is intended to protect and preserve areas of the county that are
presently rural in character and use. This district is to serve to discourage rapid
growth while allowing growth through orderly use and timely transition of rural
areas.



Proposed Zoning: Business Development District II Office and Institutional (BD-II)
This district is designed to encourage the development of office and institutional parks in
areas relatively free of general commercial activity.

Table 2: Zoning District Comparison
CURRENT ZONING RUD

PROPOSED ZONING BD-II

MINIMUM LOT SIZE

one acre

none

PERMITTED LAND USES

agricultural, residential

office, museums, lodges,
funeral homes, parking lots
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Exhibit A - Existing Zoning Map

Exhibit B - 2035 Land Use Plan
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Findings
Per Section 155.572 of the York County Code of Ordinances, the Planning Commission must
consider the following factors when making a recommendation on any proposed amendment to the
zoning map.

1. Relationship of the request to the Land Use Plan.
The York Forward 2035 Comprehensive Plan designates the subject property with the Single
Family Residential land use. The applicant’s request to rezone the property from RUD to BD-II
is not consistent with the intent of the Single Family Residential land use described in the Plan.
2. Whether the request supports or violates the Land Use Plan.
The requested rezoning violates the York Forward 2035 Comprehensive Plan. The Single
Family Residential future land use provides for low-density commercial uses such as
convenience stores and pharmacies at major intersections or adjacent to existing light
commercial uses. Larger commercial uses such as grocery and general retail stores are
encouraged to develop in designated Centers.
Policy LU-2.5 of York Forward allows for small-scale office, among others uses, outside of
centers provided the following conditions exist:


The building footprint of the development is less than 40,000 square feet.



Site has access to adequate utilities.



Site has access to a minor or major thoroughfare and access to another street that is
classified as a collector street or higher.



Proposed use is part of a planned development.



Site is located at least one mile from existing and planned Town, Community,
Neighborhood, and Rural Centers.

The proposed use, a small-scale office, is inconsistent with the locational criteria described in
both the Single Family Residential future land use designation and Policy LU-2.5. The property
is not located: within a designated center; at a major intersection; or adjacent to existing light
commercial uses as prescribed in the Single Family Residential description. As warranted by
Policy LU-2.5 (above), the property is not part of a planned development and is located within
one mile of a Rural Center at the intersection of Saluda Road and Oakdale Road. Further,
although Saluda Road is classified as a minor arterial, the property’s side street, Craig Road, is
not classified as at least a collector road. Since the placement of the proposed use does not
meet the criteria set forth in the Plan, staff is recommending denial of the request.
3. Appropriateness of the uses permitted by the requested zoning district for the area.
The BD-II zoning district allows for office and institutional land uses. These uses would be
inconsistent with the large-lot residential and rural character of the surrounding area.
4. Adequacy of public school facilities and public services, and the projected impact of the
request on those facilities and services.
The proposed land use would not have an impact on public schools and a minimal impact on
other public services.
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5. Staff recommendations regarding mitigation of traffic impacts. If recommendations are
not adopted, the Commission must identify reasons for rejecting the recommendations.
A Tier 1 TIA was submitted based upon preliminary site information. The analysis concluded
that Saluda Road has a relatively low daily traffic volume and that no capacity issues are
expected as a result of the current request. Staff approved the TIA without mitigation; however,
a Tier 2 TIA may be required if the proposed uses and/or building areas change.
6. Conformance of the request with existing or proposed plans for public water and sewer
service.
The property is currently served with a well and septic system. The proposed user would not
seek public utilities. The property is located in the Rock Hill Service Area.
7. The supply of vacant land currently classified for similar use in the vicinity and the
county, and any circumstances that may restrict a substantial part of this land for
development.
There is considerable land zoned AGC and RUD in the vicinity of the subject property and
along Saluda Road. There is no property with the BD-II zoning within this region of the county.

Next Steps
The rezoning request is anticipated to follow the process below:


Public Hearing:

September 8, 2020



County Council (First Reading):

September 8, 2020



County Council (Second Reading):

September 21, 2020



County Council (Third Reading):

October 5, 2020

Planning and Development Staff Contact
Brian Ford, AICP
Long Range Planner II
(803) 909-7233
brian.ford@yorkcountygov.com

Declaration of Policy, Section 155.573
As a matter of policy, no request to change the text of the ordinance (appendix) or the map
shall be acted upon favorably, except:


Where necessary to implement the land use and development plan, or



To correct an original mistake or manifest error in the regulations or map, or



To recognize substantial change or changing conditions or circumstances in a
particular locality, or



To recognize changes in technology, the style of living, or manner of doing business.
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Exhibit C - Aerial Map
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Exhibit D - Environmental Map
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Exhibit E - Proposed Site Plan
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Exhibit F - Site Pictures

Mobile home on subject property.

Former non-residential use on subject property.

Former non-residential use on subject property.

Subject property street view.

Adjacent residential property along Saluda Rd.

Nearby residential property along Saluda Rd.
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Exhibit F - Site Pictures

Residential property across Craig Road
from subject property.

Vacant land across Saluda Road
from subject property.

Saluda Road

Craig Road
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