Case No. M-2011-22

ROCKHILL Rezoning Analysis-Report to City Council
SOUTH CAROLINA Meeting Date: November 28, 2011
Location: Southeast corner of Hollis Lakes Road and

Renowned Boulevard, Tax Map #589-01-01-020 &
593-18-01-062.

Site Area: Approximately 19.71 acres.

Request: Amend the existing Planned Unit Development (PUD)
Master Plan.

Proposed Development: Single-family Detached Garden Homes.

Applicant: The Tuttle Company, Inc. (Skip Tuttle)
Rock Hill, SC
803.366.4448

Owner: Fifth Third Bank

Charlotte, NC

Site Description

The subject property is located to the east of Renowned Boulevard in the PUD section
of Ebenezer Village. The property was previously cleared and graded in anticipation of
development. Roadways and utility infrastructure have been installed but the lots have
not been platted and no buildings have been built in this section of the development. It
is located on the northwest side of the City at the intersection of a Major Collector
roadway (Hollis Lakes Road) and a Local roadway (Renowned Boulevard).
Surrounding uses include single-family residential, multi-family residential, institutional,
and commercial in residential, commercial, and industrial zoning districts. The Norfolk-
Southern Railway adjoins the eastern boundary of the site.

Proposal
The applicant is proposing the following amendments to the existing PUD Master Plan:

- Replace the proposed 75 townhouse lots on the southern portion of the
property with 49 single-family detached garden home lots.

- Revise the PUD Development Standards in accordance with the change from
townhomes to garden homes.

- Replace the proposed pool and cabana with a playground in the amenity area.

The applicant cites a lack of demand for new townhomes as the reason for proposing
the change from townhomes to garden homes. No changes are proposed to the roads
that have been installed or to the proposed 23 single-family detached lots on the
northern portion of the site. An e-mail from Skip Tuttle outlining the proposed changes
to the existing PUD is attached.
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Zoning History of the Property and Previous Rezoning Cases in the Area
The property was rezoned from Single-Family Residential-1 (RS-1) General Residential
(RG-1A) to PUD in July of 2004.

INFRASTRUCTURE CONSIDERATIONS

Transportation

A traffic study was done at the time of the previous rezoning of the property to PUD.
The study identified the need for a left-turn lane from Hollis Lakes Road to Renowned
Boulevard in conjunction with the development. The turn lane has not been installed
and will need to be completed prior to final plat approval for any lots within the PUD.

Public Utilities
All necessary utilities are available to the site.

Public Schools
The property is in the attendance zones of Old Pointe Elementary School, Rawlinson
Road Middle School, and Northwestern High School. (School zones subject to change.)

RELATIONSHIP TO PUBLIC PLANS

Vision 2020 Comprehensive Plan

The City’s Vision 2020 Land Use Map indicates that this property is within the Existing
Suburban Neighborhoods Character Area. The Existing Suburban Neighborhoods
Character Area represents the established suburban land use pattern which is
dominated by single family subdivisions and individual commercial developments. The
vision for this area is to better connect neighborhoods as well as integrate and mix land
uses in a more pedestrian and bicycle-friendly way. Planning principles for this area
seek to expand and reinforce neighborhood cohesiveness and design. Compatible
mixtures of uses are encouraged; and new commercial and office uses generally are
encouraged to locate in focused Suburban Mixed Use Centers. Efforts to enhance
mobility and livability in these areas are important. Higher density and intensity uses
should be focused in and immediately surrounding Suburban Centers and along major
corridors, or in other locations where they relate to unique institutions and amenities and
can be designed with minimal land use impacts.

Conclusion

The requested Planned Unit Development (PUD) amendment is generally consistent
with the City of Rock Hill Vision 2020 Comprehensive Plan and Vision 2020 Land Use
Map.

PUBLIC INVOLVEMENT

Staff hereby certifies that the required public notification actions have been completed
as follows:

e October 2: Planning Commission public hearing advertisements published in
The Herald.
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e October 14: Rezoning notification signs posted on subject property.

e October 14: Rezoning notification postcards sent to 62 property owners within
300’ of the subject property.

Neighborhood Meeting
A neighborhood meeting was held on September 27. Minutes of the meeting are
attached.

Public Hearing

The Rock Hill Planning Commission held a public hearing on this application on
November 1, 2011. The applicant presented information about the proposal and two
members of the public spoke on the proposal.

Mr. Skip Tuttle, of The Tuttle Company and applicant’s representative, 907 Lake Club
Drive, stated that the concept of townhomes was not considered marketable in the
current economy and that detached single-family homes were more desirable. He
noted that the infrastructure was already in place and ready for development. He stated
that he had met with the HOA and that they were working towards an agreement
regarding the new amenities, which included removal of the existing parking lot that was
to be used for the pool, removing the existing infrastructure designed for the pool, and
building a playground that would be approved by the City’s Park and Recreation
Department as they were the experts at this type of equipment. He noted that $100,000
was dedicated to completing these new amenities and that a large open space area
would be cleared as well.

Mr. Roper asked if the amenity area would be pedestrian-accessed only as a result of
the removal of the parking area. Mr. Tuttle stated that ample parallel parking already
existed and that many would walk to the area.

Mr. Roper asked if the removal of the pool parking lot and infrastructure would be part of
the amenity budget spent. Mr. Tuttle stated that it would but that it should be less than
15% to implement.

Mr. Roper asked for clarification on the total use of the money indicated. Mr. Tuttle
stated that this was to bring the area to the proposed improved state, which would
include the removal of the pool parking and infrastructure, grading of the open area, and
installation of the playground.

Mrs. Kristina White, 272 Age Old Way, and Mr. Tim Moll, 298 Notable Lane, HOA
representatives, spoke on the concern for safety of residents if the playground and open
space area were split by a drive, the size of the structure and the concern that it may be
used as a public park, the strain on the existing pool and other amenities, and the
negotiations still needed between the HOA and The Tuttle Company. Mr. Moll added
that there was also concern about the $100,000 budget and how the money would be
spent.

Mrs. Easley asked if the open area would be a public park. Mrs. White stated that
although the park was private, it wouldn’t be fenced and therefore people from outside
Ebenezer Village were able to access it.

Ms. Gwen Salley, 287 Age Old Way, stated that she supported the revisions overall but
that her concern was over the construction of the playground area. She added that she
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thought the money would be best used to improve the existing amenities and
infrastructure as new residents would put additional strain on the amenities and
infrastructure.

STAFF COMMENTS

Outstanding Issues

At the time of this report, the applicant is working on finalizing the details of an
agreement with the Ebenezer Village HOA regarding the improvements to be made to
the amenity area in lieu of the swimming pool and cabana. Information about the final
agreement will be provided at the Nov. 28 City Council meeting and the provisions of
the agreement will be added to the PUD Master Plan.

RECOMMENDATIONS

Staff Assessment

The proposal would reduce the gross density of the development from approximately
5.28 units per acre to approximately 3.88 units per acre. The proposed development is
consistent with the Comprehensive Plan and compatible with the surrounding uses.

Staff Recommendation
Staff recommends approval of the proposed amendments to the Ebenezer Village PUD.

Planning Commission Discussion
At their November meeting, the Planning Commission held the following discussion:

Mr. Roper asked if the residents in the new section would be able to access the existing
pool if the pool amenity was removed from the master plan. Mr. Hawkins stated they
would.

Mr. Roper asked if the additional residents would over-tax the existing pool. Mr.
Hawkins stated that the residents do not believe the pool will be over-loaded based on
the pool’s current level of use.

Mr. Roper stated that he was encouraged that the HOA and the developer were
communicating but that his concern was over the City’s involvement, noting that the City
should not be involved in the policing of the agreement. He added that the City could tie
permits to the proposed improvements but not to the disbursement of the funds. Mr.
Hawkins stated that the two groups needed to come up with an agreement and put this
into the Master Plan. Mr. Roper noted that the agreement needs to be finalized prior to
consideration by City Council.

Mrs. Easley asked when the infrastructure in this phase had been put into place. Mr.
Hawkins stated it was installed in approximately 2006-07.

Planning Commission Recommendation

Following the public hearing at their November meeting, the Planning Commission
voted 5-0 to recommend approval of the proposed amendments subject to finalization of
language to be placed in an agreed-to plan between the HOA and the developer
regarding the park and open space.
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Attachments
e E-mail from Skip Tuttle Outlining Proposed Changes to Existing PUD
e Revised PUD Master Plan
e Original PUD Master Plan
e Neighborhood Meeting Minutes
e Rezoning Map

For copies of the following attachments, see the digital version of the report on the
City’s website:
e Rezoning Application

Staff Contact: Eric S. Hawkins, AICP, Planner lli
ehawkins@cityofrockhill.com
803.329.8763




From: Skip Tuttle [mailto:skip@tuttleco.com]

Sent: Tuesday, November 15, 2011 8:58 AM

To: Tim Moll

Subject: FW: Ebenezer Village PUD revision language

Tim, As we discussed in the meeting after the hearing, here are the terms to add to the PUD that will
give the Board control of these amenity improvement funds. With 3 of the 5 votes, you can spend the
money on a combination of improvements to the amenities or entrance feature.

Let me know your thoughts

Skip

Proposed changes to the original Ebenezer Village PUD:

1. Delete the 77 attached townhome lots from the plan and replace them with 49 detached
garden home lots

2. Leave all roads, alleys, and infrastructure in place as required in the original PUD

3. Make the following changes to the proposed amenity:

1. Remove parking lot and restore new amenity area to one large open space.

2. Inthe new amenity area, add landscaping and playground equipment sized for 225
single family residences using RHPRT approved materials based on a budget of
$100,000. The planning/design process will involve a landscape architect hired by the
developer, and ultimate plan approval by the HOA Board.

Remove and/or cap the plumbing for the previously proposed pool.

4. Inthe event the actual cost of the new amenity improvements do not exceed $100,000,
Developer/Builder will make a capital contribution to the Ebenezer Village HOA to be
used for capital improvements to the existing swim amenity, at the discretion of the EV
HOA Board, in an amount equal to $100,000 less the actual cost of the new amenity
improvements.

5. Developer/Builder agrees to begin the amenity improvements by the start of
construction of the 10" home and complete prior to permitting the 25" home in
Cottages of Stockton.

6. In addition to the aforementioned amenity improvements, in the event a turn lane on
Hollis Lakes Road is required by SCDOT, Developer will install per DOT requirements.

w

The owner is committed to make changes to the existing PUD that will serve to attract a new
builder into the neighborhood in hopes of creating new construction activity in two types of
homes: garden homes and typical detached single family homes typical of the rest of the
neighborhood. The net result of these changes will be to reduce density from 100 lots to 72
lots, and to build larger and more expensive homes on the garden lots than would have been
built as townhomes. The proposed improvements to the amenity areas will complement the
existing amenity, and the new homes will add over $30,000 in dues to the HOA annual budget.

Harold P. "Skip" Tuttle, PhD
COLDWELL BANKER COMMERCIAL

THE TUTTLE COMPANY

3014 B Southcross Blvd

Rock Hill, SC 29730

(803) 366-6564 Direct

(803) 517-9616 Mobile

(803) 329-1386 Fax

Note New Email Address: skip@tuttleco.com
Visit our new website at www.tuttleco.com !
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QUESTIONS AND RESPONSES AT THE EBENEZER VILLAGE NEIGHBORHOOD MEETING ON TUESDAY,
SEPTEMBER 27, 2011 AT NEW KIRK BAPTIST CHURCH

ATTENDING:  SKIP TUTTLE, REPRESENTING THE OWNER
REPRESENTATIVES OF THE CITY PLANNING STAFF
COUNCILMAN BLACK
APPROXIMATELY 75 RESIDENTS

QUESTIONS:

1. Whatis the change proposed? Remove the 77 townhome lots and replace them with 49
garden home lots resulting in 28 fewer units, and all are detached units not townhomes.

2. What will happen to the originally proposed pool amenity? It will be replaced by a community
playground, and the new residents will become members of the existing amenity/HOA thereby
increasing HOA collections by over $30,000 per year. Those attending agreed that another pool
is not desired.

3. What will be the sizes of the garden homes? Likely will be in the 1,200 to 1,600 sf range in order
to appeal to empty nesters or small families not needing a large yard. The current owner will
not be the builder, but will sell the lots to a builder that will determine the type, size and price of
the new units.

4. Tuttle explained that the owner’s goal in this PUD change process will be to create changes to
the existing PUD in order to restart the development based on an economically feasible
development plan that will encourage builders to come in and buildout the remaining phases
of Ebenezer Village.

5. Will the existing HOA be responsible for the maintenance of the streets and alleys in this
section? No they are public streets, and the garden homes will be responsible for the maint of
the alleys.

6. What will be the prices of the homes? The market will determine that, and the builder will price
their units competitively based on the current market conditions. As an example, prices for
these type of units are now selling for around $130,000 to 150,000. Predicting home prices in
todays’ declining market is very difficult. Home sales prices are typically around 5 times the lot
selling price.

7. What will be the traffic impact? It is likely that the DOT traffic study will dictate the street
improvements required for the development will ultimately determine the required road
improvements.

8. Tuttle explained that the goal of the owner is to attract a quality builder to buy the remaining
land and build out the 72 proposed detached homes. He agreed to meet with the HOA Board
again prior to the public hearing to answer any further questions.

Generally speaking, the comments about the proposed changes to the PUD were positive.
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