Planning Commission

Case: 21-12

July 12, 2021

Staff Report
Request Summary
Applicant: Lake Pointe Academy
(Ken Rodgers)
Property Owners: YMCA of Upper Palmetto
and The Cotton Hall of York LLC
Tax Map Numbers: 448-00-00-002,
448-00-00-044, 448-00-00-083, 448-00-00-084,
and 448-00-00-149
Address: Carolina Crossing Drive, York
Council District: 3 - Winkler
Requested Action: Rezone +/- 16.278 acres
from BD-I, RUD-I, and AGC-I to RC-I
Staff Planner: Brian Ford, AICP
Staff Recommendation: Approval, subject to
conditions

Project Description
The applicant wishes to convert the existing YMCA and golf clubhouse buildings and surrounding
land into a private school. There are two parcels currently platted as single family lots that may
either be used for school purposes or sold to build two new single family homes.

Consistency with the Comprehensive Plan
The York Forward 2035 Comprehensive Plan designates the subject property with the Single
Family Residential land use, which is comprised predominantly of neighborhoods of detached
housing units that are rural or suburban in character on lots smaller than those in Rural Residential.
Some low-density commercial uses such as convenience stores, pharmacies, and other light
commercial uses may be deemed appropriate at intersections of major roads and/or adjacent to
existing commercial.
The requested rezoning to RC-I supports the Comprehensive Plan. The minimum lot size allowed
in RC-I is 40,000 square feet, which is consistent with the intent of the Single Family Residential
designation, regardless of whether the property is being used for a school.
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Staff Analysis
Property Description
The subject property consists of five parcels located on both sides of Carolina Crossing Drive near
its intersection with S. Shiloh Road. The four parcels on the north side of Carolina Crossing Drive,
formerly a branch of the Upper Palmetto YMCA, contain 8.852 acres and a 20,000 square foot
metal building. The parcel across the street, formerly the clubhouse for the now defunct Carolina
Downs golf course, contains multiple smaller buildings and 7.426 acres. The subject property is
either vacant or underutilized, and is relatively flat with interior trees. The surrounding area consists
primarily of single family residential subdivisions with roughly one-acre lots. There are a few large
tracts nearby, either part of the former golf course, or located on the west side of S. Shiloh Rd.

Table 1: Property Context
PROXIMITY

CURRENT LAND USE

CURRENT
ZONING

2035 LAND USE PLAN
RECOMMENDATION

NORTH

Single family home (1 acre)

RUD-I

Single Family Residential

SOUTH

Single family home (1 acre)

RC-I

Single Family Residential

EAST

Single family home (1 acre)

RUD-I

Single Family Residential

WEST

Single family home (>5 acres)

RUD

Rural Residential

Zoning and Land Use History


October 22, 1985: Parent parcel 448-00-00-001 and -002 originally zoned RUD



June 15, 1992: Parcel 448-00-00-002 rezoned from RUD to BD-I



April 16, 2004: Most recent plat of parcel 448-00-00-002 (PB C270, PG6)



August 16, 2004: Parent parcel 448-00-00-001 rezoned from RUD to RUD-I and AGC-I



February 14, 2006: Most recent plat of parcels 448-00-00-083, -084, and -149 (PB D73, PG 6)



November 21, 2011: Upper Palmetto YMCA purchases parcels 448-00-00-002, -083, -084, and
-149 (RB 12275, PG 206)



December 27, 2017: Most recent plat of parcel 448-00-00-044 (PB 156, PG332)



November 8, 2018: The ZBA granted a special exception for an event venue on parcel 448-0000-044.



February 18, 2019: The Cotton Hall LLC purchases parcel 448-00-00-044 (RB 17408, PG 15)
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Rezoning Request
The applicant is requesting to rezone approximately 16.278 acres from BD-I, RUD-I, and AGC-I to
RC-I for the conversion of the existing buildings and excess land into a private school.


Current Zoning: Business Development District I Convenience (BD-I)
This district is designed to provide "small scale" commercial services and convenience
uses. This district will principally serve nearby residential subdivisions, and permit smallscale professional offices as compatible supplements.



Current Zoning: Rural Development District I (RUD-I)
This district is intended to protect and preserve the rural character of an area by allowing
growth which is not as rapid yet requiring larger lots (1 acre) thus maintaining a rural
character within developed areas. This district should be utilized wherever development
pressure is increasing, but public water and sewer are not readily available.



Current Zoning: Agricultural Conservation District I (AGC-I)
This district is intended to protect and preserve the agricultural character of an area by
allowing growth with larger lots (5 acres) thus maintaining an agrarian character. This
district should be utilized where transition is inevitable, but public water and sewer are not
readily available.



Proposed Zoning: Rural 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.

Table 2: Zoning District Comparison
MINIMUM LOT SIZE

PERMITTED LAND USES

CURRENT: BD-I

None

office, restaurants, indoor
recreation, limited retail, schools

CURRENT: RUD-I

1 acre

agricultural, single-family residential,
schools are a special exception

CURRENT: AGC-I

5 acres

agricultural, single-family residential,
schools are a special exception

PROPOSED: RC-I

40,000 square feet

single-family residential, schools
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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, which is comprised predominantly of neighborhoods of detached
housing units that are rural or suburban in character on lots smaller than those in Rural
Residential. Some low-density commercial uses such as convenience stores, pharmacies, and
other light commercial uses may be deemed appropriate at intersections of major roads and/or
adjacent to existing commercial.
2. Whether the request supports or violates the Land Use Plan.
The requested rezoning to RC-I supports the Comprehensive Plan. The minimum lot size
allowed in RC-I is 40,000 square feet, which is consistent with the intent of the Single Family
Residential designation regardless of whether the property is being used for a school.
3. Appropriateness of the uses permitted by the requested zoning district for the area.
The requested RC-I zoning is consistent with the existing residential development pattern and
would eliminate possible inconsistencies with that character caused by the BD-I zoning. The
proposed private school is more appropriate in this residential setting than many of the uses
allowed in the existing BD-I zoning district.
4. Adequacy of public school facilities and public services, and the projected impact of the
request on those facilities and services.
The request would provide an additional educational facility for area residents, and could have
a positive impact on the capacity of nearby public schools.
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 required as part of the rezoning request and concluded that the change in use
of the existing buildings to a private school would have minimal or no impact on existing traffic
patterns. Staff approved the TIA with the recommendation: “Based on the school drop off
location and the parking location, staff would recommend implementing safety measures for
pedestrian traffic at Carolina Crossing Drive. There are a number of different traffic calming
measures that could be implemented to increase safety along Carolina Crossing Drive. Lake
Pointe Academy could implement speed tables, raised crosswalk, and signage as a few
options”.
6. Conformance of the request with existing or proposed plans for public water and sewer
service.
The property is located within the York County’s utility service area, but does not propose to
use public utilities.
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.
Both the existing and proposed residential zoning districts are located within the surrounding
area. This is the only property zoned BD-I within the immediate area. There is a BD-III property
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that is better located to the north at the intersection of Old York Road.

Recommended Condition of Approval
1. Traffic calming measures, such as a speed table, raised crosswalk, or crosswalk signage must
be provided along Carolina Crossing Drive where pedestrian crossings occur between school
properties.

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


Public Hearing:

August 16, 2021



County Council (First Reading):

August 16, 2021



County Council (Second Reading):

September 7, 2021



County Council (Third Reading):

September 20, 2021

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 - Survey of Subject Property
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Exhibit F - Proposed Site Plan
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Exhibit G - Site Pictures
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Clubhouse building

Clubhouse land

Clubhouse parking lot

Former YMCA building

Former YMCA field

Undeveloped single family lots
fronting Iron Club Drive

Exhibit H - Site Pictures

S. Shiloh Rd at Carolina Crossing Drive
street intersection

Carolina Crossing Drive
YMCA on left, clubhouse on right

Carolina Crossing Drive at Carolina Downs

Carolina Crossing Drive
clubhouse on left, YMCA field on right

Carolina Downs, clubhouse on right

Single family homes along Iron Club Drive
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