Planning Commission

Case: 21-16

September 13, 2021

Staff Report
Request Summary

Applicant: Vulcan Property Group LLC
Property Owner: Peachfirst Partners LLC,
Troy & Nanette Lovins, & ABI KOA Fort Mill LLC

Tax Map Number: 6510000084, 6510000101,
6510000107, & 6510000121
Address: 1024-1054 Gold Hill Road, Fort Mill
Council District: 1 - Audette

Requested Action: Rezone +/- 4.44 acres from
RD-I to BD-III
Staff Planner: Brian Ford, AICP
Staff Recommendation: Approval

Project Description
The applicant is requesting the rezoning to develop a multi-use project including a daycare, bank
with drive-thru, a 9,450 sq. ft. office building, and a 10,106 sq. ft. building with retail and restaurant
space on the property. Exhibit F in this report shows a proposed site plan for the project.

Consistency with the Comprehensive Plan
The Future Land Use Map of the York Forward 2035 Comprehensive Plan designates the subject
property as Neighborhood Center. Neighborhood Centers are small commercial areas, focusing on
providing daily neighborhood-level services such as grocery stores, convenience stores, dry
cleaners, banks, etc. Typical Neighborhood Centers range from 30,000 square feet to 125,000
square feet of retail and have a service area of up to three miles. These centers may be located on
major or minor arterials and at major/minor intersecting nodes.
The requested rezoning is consistent with the Neighborhood Center designation in the York County
2035 Comprehensive Plan. The proposed uses on the site plan are neighborhood-serving and the
proposed building sizes are significantly less than 30,000 square feet. In addition, the parcels are
located along a major arterial road adjacent to viable land already zoned BD-III. As part of the site
plan review, the County will require connectivity to integrate the project into future residential and
commercial development on adjacent parcels.
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Staff Analysis
Property Description
The subject property is composed of four contiguous parcels, three of which contain a single family
residence. The land is wooded and slopes upwards from the street. The surrounding area is a mix
of non-residential uses, including churches, a campground, and retail uses near Pleasant Road.

Table 1: Property Context
PROXIMITY

CURRENT LAND USE

CURRENT
ZONING

2035 LAND USE PLAN
RECOMMENDATION

NORTH

Campground

AGC

Neighborhood Center

SOUTH

Church

BD-I

Neighborhood Center

EAST

Commercial land

BD-III

Neighborhood Center

WEST

Church

AGC

Neighborhood Center

Zoning and Land Use History


July 22, 1986: Property originally zoned RD-I (Zoning Map 651).



February 21, 2008: Current owner purchased Parcel 651-00-00-084 (RB 9822, PG 95).



April 7, 2011: Current owner purchased Parcel 651-00-00-107 (RB 11932, PG 122).



December 22, 2014: Current owner purchased Parcel 651-00-00-121 (RB 14573, PG 136).



November 4, 2016: Current owner purchased Parcel 651-00-00-101 (RB 16041, PG 280).



July 21, 2021: Most recent survey of all parcels completed (Exhibit E).

Rezoning Request
The applicant is requesting to rezone approximately 4.44 acres from RD-I to BD-III to develop a
multi-use project including a daycare, office building, bank, and retail and restaurants.


Current Zoning: Residential Development District I (RD-I)
This district is designed to permit a variety of residential uses and variable densities, based
on the characteristics of the uses. This designation is applied principally to undeveloped
areas where unit and density flexibility will not adversely affect existing residential areas.



Proposed Zoning: Business Development District III General (BD-III)
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 RD-I

PROPOSED ZONING BD-III

MINIMUM LOT SIZE

20,000 SF (conventional)
8,000 SF (cluster)

None

PERMITTED LAND USES

Single-family detached, duplex,
day care center

Retail, office, hotel,
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 Future Land Use Map of the York Forward 2035 Comprehensive Plan designates the
subject property as Neighborhood Center. Neighborhood Centers are small commercial areas,
focusing on providing daily neighborhood-level services such as grocery stores, convenience
stores, dry cleaners, banks, etc. Typical Neighborhood Centers range from 30,000 square feet
to 125,000 square feet of retail and have a service area of up to three miles. These centers
may be located on major or minor arterials and at major/minor intersecting nodes.
2. Whether the request supports or violates the Land Use Plan.
The requested rezoning is consistent with the Neighborhood Center designation in the York
County 2035 Comprehensive Plan. The proposed uses on the site plan are neighborhoodserving and the proposed building sizes are significantly less than 30,000 square feet. In
addition, the parcels are located along a major arterial road adjacent to viable land already
zoned BD-III. As part of the site plan review, the County will require connectivity to integrate the
project into future residential and commercial development on adjacent parcels.
3. Appropriateness of the uses permitted by the requested zoning district for the area.
The proposed site plan shows uses that would be compatible with, and serve surrounding
residential neighborhoods. The size of the parcel and proximity to a church would limit more
intensive BD-III uses that could have adverse impacts on 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 project would not result in new school students and is expected to have a
negligible impact on 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 Tier 2 Traffic Impact Analysis was required as part of the rezoning request. The Analysis
concluded that the Gold Hill Road at Pleasant Road intersection would continue to operate
poorly without mitigation, and therefore intersection improvements, such as a right turn lane on
northbound Pleasant Road, would be necessary. The project will contribute mitigation funds for
future improvements to bring the intersection to better than no-build conditions.
6. Conformance of the request with existing or proposed plans for public water and sewer
service.
The property is located within the York County water service area and proposes to connect to
public water and sewer.
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.
RD-I is an appropriate zoning district for residential neighborhoods in the urbanizing areas of
the County. The size and location of the parcels make residential development unlikely, so a
BD district is more appropriate.
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Next Steps
The rezoning request is anticipated to follow the process below:


Public Hearing:

October 4, 2021



County Council (First Reading):

October 4, 2021



County Council (Second Reading):

October 18, 2021



County Council (Third Reading):

November 1, 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
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Exhibit F - Proposed Site Plan
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