Planning Commission

Case: 21-05

April 12, 2021

Staff Report
Request Summary
Applicant: Dhirendra Patel
Property Owner: Triangle Point Ltd.

Tax Map Number: 633-07-03-002
Address: 2216 India Hook Road, Rock Hill
Council District: 6 - Guffey

Requested Action: Rezone +/- 0.76 acres from
RC-I to BD-III
Staff Planner: Brian Ford, AICP
Staff Recommendation: Approval, subject to
conditions in the staff report (after Findings).

Project Description
The applicant is requesting the rezoning to allow for the division of the existing convenience store
building into two units for a new liquor store. See Exhibits F and G for existing and proposed
layouts.

Consistency with the Comprehensive Plan
The York Forward 2035 Comprehensive Plan designates the subject property as Neighborhood
Residential, which provides for 2-5 dwellings/acre and includes a variety of housing types.
Commercial uses such as grocery stores, pharmacies and other neighborhood-serving uses may
be appropriate at intersections of major roads and/or adjacent to existing commercial uses.
The requested rezoning supports the Comprehensive Plan because it meets the Neighborhood
Residential criteria for commercial uses. First, the scale and use of the property could be
considered neighborhood-serving. Second, the property is located at the intersection of an arterial
with a residential street, with commercial uses located across both streets.
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Staff Analysis
Property Description
The subject property is a convenience store with covered fuel pumps located at the corner of India
Hook Road and Hyatt Avenue. The property is adjacent to small businesses along India Hook
Road, a four-lane arterial, and an established 1960s single-family neighborhood along Hyatt
Avenue. This development pattern is commonly found among established urban corridors.

Table 1: Property Context
PROXIMITY

CURRENT LAND USE

CURRENT
ZONING

2035 LAND USE PLAN
RECOMMENDATION

NORTH

Single-family home

RC-I

Neighborhood Residential

SOUTH

Small strip center

City

N/A (Rock Hill)

EAST

Single-family home

RC-I

Neighborhood Residential

WEST

Animal hospital

BD-III

Neighborhood Residential

Zoning and Land Use History


May 12, 1960: Subdivision platted (PB 19, PG 76).



July 31, 1979: Property originally zoned RC-I.



April 21, 1999: Property purchased by current owner (RB 2672, PG 274).

Rezoning Request
The applicant is requesting to rezone approximately 0.76 acres from RC-I to BD-III for the division
of an existing convenience store into two units for a new liquor store.


Current Zoning: Residential Conservation District I (RC-I)
This district is designed to preserve and protect the character of existing neighborhoods
and subdivisions, and to prohibit any use that would compromise or alter existing conditions
and uses. In addition, this district is intended to encourage residential in-filling and
expansion of existing neighborhoods and subdivisions.



Proposed Zoning: Business Development District III General (BD-III)
This district is intended to provide for areas within the county where "large scale"
commercial and business development may occur. This district is designed to support
county-wide or regional shopping centers, and business complexes of greater magnitude
than permitted by the BD-I and BD-II Districts. This district is designed to accommodate a
wide range of business and commercial uses, generally clustered together.

Table 2: Zoning District Comparison
CURRENT ZONING RC-I

PROPOSED ZONING BD-III

MINIMUM LOT SIZE

1 AC

None

PERMITTED LAND USES

Single-family residential

Retail, office,
services, gas stations,
indoor recreation
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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 as Neighborhood
Residential, which provides for 2-5 dwellings/acre and includes a variety of housing types.
Commercial uses such as grocery stores, pharmacies and other neighborhood-serving uses
may be appropriate at intersections of major roads and/or adjacent to existing commercial uses.
2. Whether the request supports or violates the Land Use Plan.
The requested rezoning supports the Comprehensive Plan because it meets the Neighborhood
Residential criteria for commercial uses. First, the scale and use of the property could be
considered neighborhood-serving. Second, the property is located at the intersection of an
arterial with a residential street, with commercial uses located across both streets.
3. Appropriateness of the uses permitted by the requested zoning district for the area.
Small-scale commercial is consistent with the character of the corridor and there are already
properties nearby zoned BD-III. The small parcel size would limit development into large-scale
uses permitted in BD-III.
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 negligible impact on
other public services.
5. Staff recommendations regarding mitigation of traffic impacts. If recommendations are
not adopted, the Commission must identify reasons for rejecting the recommendations.
A Traffic Impact Analysis was not required for this request because the proposed use would
replace an existing use with a similar traffic generation.
6. Conformance of the request with existing or proposed plans for public water and sewer
service.
The property is currently served with public water and septic system. The proposed use would
not affect the need for public sewer. 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.
The current zoning district, RC-I, is prevalent in the neighborhoods along India Hook Road. The
proposed zoning district, BD-III, overlays much of the land at the India Hook Road / Celanese
Road intersection just up the street.
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Conditions of Approval
Staff recommends approval of the request subject to the conditions listed below. The purposes
of these conditions are to bring the property closer to compliance with the current ordinance; to
mitigate the impacts on the abutting residential properties; and to improve the appearance of
the property from the street. These conditions must be complete prior to the final inspection for
the building permit of an interior upfit that expands the use of the property.
1. Provide a survey of the property that includes all existing site components at time of permitting.
2. Install a 20 foot Type C landscape buffer, with existing and new trees, at side and rear property
lines abutting residential uses.
3. Install an 8’ high fence between the landscape buffer and the building where a fence does not
already exist.
4. Modify the curb cuts along Hyatt Avenue so that the maximum width of both curb cuts is 40
feet. Remove pavement closest to India Hook Road to meet this standard. An encroachment
permit from SCDOT will be required.
5. Re-stripe existing parking and stripe additional parking to meet required parking spaces per
current code.
6. Pave the deteriorating curb cut and drive area along Hyatt Avenue.
7. Remove spot lights on gas canopy and replace with code-compliant lighting.
8. Screen the dumpster from the view of the street with an opaque wall or fence.
9. Remove poles in concrete base along Hyatt Avenue if not in use.
10. Install and maintain appropriate sizes and species of shrubs along street frontages.
11. Screen or remove any unused fixtures that are visible from the street.
12. Discontinue vehicle sales on the property.

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


Public Hearing:

May 3, 2021



County Council (First Reading):

May 3, 2021



County Council (Second Reading):

May 17, 2021



County Council (Third Reading):

June 7, 2021

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

Case 21-05

Exhibit C - Aerial Map
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Exhibit D - Environmental Map
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Exhibit E - Plat
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Exhibit F - Existing Interior Layout
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Exhibit G - Proposed Interior Layout
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Exhibit H - Site Pictures

View from India Hook Road. Note spotlights
towards gas canopy.

Convenience store fronting India Hook Road.
Currently eight parking bumpers on-site.

View from Hyatt Avenue. Note unscreened
dumpster and gravel driveway.

Curb cut along Hyatt Avenue has excess width
and is very close to the street intersection.

Hyatt Avenue transitions to single family
residential, subject on left.

India Hook Road, subject on right.
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Exhibit I - Area Pictures

Single family home on Matthews Drive backs up
to subject property.

Existing natural buffer and fence between home
and subject property.

Single family home on Hyatt Avenue next to
subject property

Existing natural buffer between home and
subject property.

Existing retail center across Hyatt Avenue from
subject property.

Existing animal hospital across India Hook Road
from subject property.
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