
 Case No. M-2011-03 
 Rezoning Analysis-Report to City Council 
 Meeting Date:  March 28, 2011 
 

Location: Along Old York Rd between SC 901 and Adnah Church Rd, including the 
Comporium Operations Center, Harvest Baptist Church, Miller Pond 
Subdivision Ph. 1 & 2, Summerwood Subdivision, and other properties 
listed by tax map number below.  

 Tax Map numbers: 543-00-00-009 to 543-00-00-012, 543-00-00-036 to 
543-00-00-041, 543-00-00-044, 543-00-00-045, 543-00-00-049, 543-00-
00-051, 543-00-00-057, 543-00-00-061, 543-00-00-077, 543-00-00-078, 
543-00-00-104, 543-00-00-109, 543-00-00-111, 543-00-00-112, 543-00-
00-115, 543-00-00-116, 543-00-00-119 to 543-00-00-185, 543-00-00-188, 
543-00-00-190, 543-00-00-193 to 543-00-00-230, 543-00-00-232, 543-00-
00-235, 543-02-01-001 to 543-02-01-062, & 544-00-00-200. 

Site Area: Approx. 345 acres 

Request: Annex property into the City and rezone property from Residential 
Development District-I (RD-I), Business Development-II (BD-II), Business 
Development District-III (BD-III), Light Industrial District (LI), Industrial 
Development District (ID), and Urban Development District (UD) in York 
County to Single-Family Residential-2 (SF-2), Single-Family Residential-4 
(SF-4), Single-Family Residential-5 (SF-5), Office & Institutional (OI), 
Limited Commercial (LC), Industry Business (IB), and Industry General 
(IG). 

Applicant: Rock Hill City Council 

Owners: See attached list. 

 

Site Description 
The area to be annexed includes a mix of developed and undeveloped properties and a 
variety of uses.  It is located on the northwest edge of the City along Old York Road, 
Rawlinson Road, and Old Rawlinson Road as shown on the attached annexation map.  
Surrounding uses include agriculture, residential, institutional, commercial, industrial, 
and undeveloped property in residential, commercial, and industrial zoning districts.     

 

Proposal 
The annexation and rezoning proposal was sponsored by City Council at their Jan. 24, 
2011, meeting.  The annexation is being undertaken pursuant to the 75 Percent Petition 
and Ordinance Method as outlined in South Carolina Code of Laws Section 5-3-150.  
This law provides a mechanism for municipalities to annex property when at least 75% 
of the freeholders in an area who also own at least 75% of the assessed valuation of 
real property in the area have signed annexation petitions.  The City has received 
signed petitions from 87.5% of the freeholders who own 81.9% of the assessed value.   

The proposed zoning districts are intended to be comparable to the existing zoning 
within the subject area and to accommodate the future development that is expected to 
occur.  Three different single-family zoning districts are proposed in order to match the 
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minimum lot size of the district to the lot pattern of each subdivision as shown in the 
table below.      

Subdivision Name Existing Lot Size Proposed Zoning Min. Lot Size 

Miller Pond I 26,000 s.f. and up SF-2 20,000 s.f. 

Miller Pond II 13,500 s.f. and up SF-4 9,000 s.f. 

Summerwood 7,500 s.f. and up SF-5 7,500 s.f. 

 
Limited Commercial (LC) zoning is proposed for the properties along Old York Rd. in 
order to accommodate a variety of commercial uses.  As clarified by the recent 
amendments to the zoning ordinance, the LC district permits the household retail, 
business, and service uses that are likely to be attracted to the area to serve the 
surrounding neighborhoods.  Several of the parcels along Old York Rd. are being 
marketed for development and the owners are in favor of the proposed LC zoning.   

The properties that are proposed to be zoned industrial (Industry Business or Industry 
General) contain industrial uses and/or buildings that were constructed for industrial 
purposes and are not easily adaptable for other uses.  These include two 
warehouse/distribution buildings (IB), a lumber yard (IG), a landscaping contractor (IG), 
and the Comporium operations center (IG).   

Office & Institutional (OI) zoning is proposed for Harvest Baptist Church and a parcel 
owned by Rock Hill School District 3 off of Rawlinson Rd, adjacent to Old Pointe 
Elementary School.  A driveway that provides access to the Rock Hill Aquatics Center 
and the school crosses the property.   

Only one non-conforming situation would be created (Mark’s Custom Cabinets at 5010 
Old York Rd.) by the proposed zoning. The owner of the property asked for the property 
to be zoned LC based on his plans to market the property for commercial re-use or 
redevelopment.   

The annexation and rezoning proposal will create a logical boundary along the Old York 
Road corridor based on geography and utility service areas and will facilitate plans for 
this area as a major commercial hub for this portion of York County.  It will also ensure 
that the planning and zoning in the area supports the needs of existing commercial and 
residential properties and maintains consistent standards for future development.  The 
city worked with York County at the time of the Wal-Mart proposal to develop some 
basic planning concepts for future development and it is now apparent that a more 
active and holistic approach to planning is the best way to provide for the highest and 
best use of the area and coordinate service provision.  This approach is also important 
to preserve traffic capacity and protect nearby residential areas.  As the economy 
recovers, this will be a prime area for business growth.     

 

Existing and Proposed Zoning District Summaries 
See attached maps and summaries of existing and proposed zoning districts. 
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Previous Rezoning Cases in the Area 
The Wal-Mart property and associated parcels were annexed into the City in January of 
2007.  The property across Old York Road from Miller Pond Road (Murphy Oil site) was 
annexed in January 2010.   

 

RELATIONSHIP TO PUBLIC PLANS 

Vision 2020 Comprehensive Plan 
The City’s Vision 2020 Land Use Map shows the following designations for various 
portions of the subject area: Edge Management Character Area, Existing Suburban 
Neighborhoods Character Area, Suburban Mixed Use Center Character Area, and 
Regional Center.  These are conceptual designations intended to represent the 
character of existing development and provide some guidance in the consideration of 
future land use proposals.  The designations as illustrated on the Land Use Map are not 
intended to be parcel-specific.  

The commercial properties and large undeveloped parcels fronting Old York Road fall 
within the Regional Suburban Mixed Use Center.  This designation is targeted for higher 
density and intensity development including a mix of large scale commercial, 
employment, and multi-family uses integrated into a mutually supportive regional 
destination.  Centers should be well integrated into the fabric of surrounding 
neighborhoods through sensitive building design.  Centers should provide a compatible 
transition into the existing residential areas by stepping down building heights and using 
materials that fit within the context of the neighborhood.  Other key planning principles 
that apply to the Regional Suburban Mixed Use Center include an emphasis on 
pedestrian orientation, connectivity between uses and to adjacent properties, and well 
designed circulation and access for all modes of transportation. 

The existing suburban neighborhoods in the subject annexation area are located within 
the Existing Suburban Neighborhoods Character Area and the Edge Management 
Character Area.  The Existing Suburban Neighborhoods represent the existing stable 
neighborhoods that have been the dominant form of development and growth over the 
last few decades.  Planning principles for this area include an emphasis on connectivity 
and mobility for vehicle, pedestrian and bicycle opportunities as well as housing 
diversity and focused density.  The Edge Management area represents the transition 
from traditional city development patterns to lower density non-urban patterns.  Low-
density development should reflect a compact land use pattern that promotes an 
efficient use of land and minimizes negative impacts.  Growth and development should 
occur contiguous to existing development wherever practical and feasible.  The timing 
of development and related utility extensions within the Edge Management area should 
be carefully considered to provide for the best transition from City to County suburban 
development patterns. 

Conclusion 
The requested annexation and rezoning of the subject properties is generally consistent 
with the City of Rock Hill Vision 2020 Comprehensive Plan and Vision 2020 Land Use 
Map.  The requested zoning is compatible with surrounding uses and development 
patterns.   
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PUBLIC INVOLVEMENT 

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

 January 30 & February 13, 2011:  Planning Commission public hearing 
advertisements published in The Herald. 

 February 11, 2011:  Rezoning notification signs posted on subject property. 

 February 11, 2011:  Rezoning notification postcards sent to property owners 
within 300’ of the subject property.  A total of 244 postcards were sent to 
properties within rezoning area and surrounding areas.   

As required by state law for this method of annexation, City Council will hold a public 
hearing on the proposal at their March 28, 2011, meeting.  Notice of Council’s hearing 
was published in The Herald on February 23, 2011. 

Public Hearing 
The Rock Hill Planning Commission held a public hearing on this application on March 
1, 2011.  Ten members of the public spoke on the proposal.   

Mr. Troy Kelley, owner of the business located at 240 Old Rawlinson Road, requested 
that his lot be zoned so that he could take advantage of being classified as an 
agricultural use.  Mr. Roper stated that his understanding is that the City’s zoning 
classification would not prevent this from being classified as agricultural from a tax 
standpoint, and that the zoning recommended, IG (Industry General), allowed for this 
kind of use. 

Mr. Don Walker, owner of the business, Newport Hardware, located at 4800 Old York 
Road, asked if the City had any restrictions he would have to follow once the property 
was annexed.  Mr. Roper stated that this business would be grandfathered in and that 
the zoning classification recommended allowed for this particular use.  Mr. Walker 
added that he was not opposed to annexation, but that he felt this was not the right time 
to do this because of the economy. 

Mr. Ed Johnson, 261 Mallard Head Drive, stated that he thought the county zoning 
classification and the City’s zoning recommendation were compatible.  Mr. Roper added 
that if an action were restricted either by neighborhood covenants or zoning, the action 
could not occur. 

Mr. Marshall Fant, pastor of Harvest Baptist Church, 153 Miller Pond Road, expressed 
concern that there were three churches in the area but that Harvest Baptist Church was 
the only one mentioned in the documentation.  Mr. Meyer stated that the property on 
which Park Ridge Baptist was located was originally part of the annexation but had 
been left off the annexation map accidentally during the early stages of the process and 
that it could not legally be added in the middle of the process.  He added that the Impact 
Church does not currently exist and did not exist when the process began, but that the 
Limited Commercial (LC) zoning recommended for that area was consistent with the 
proposed use.  Mr. Fant expressed his concern as to whether the zoning for the church 
would allow for the construction of prophet’s chambers or mission homes as were part 
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of the church’s long term plans.  Mr. Meyer stated that these were considered 
accessory uses for a church and would be allowed under City zoning. 

Mr. Dennis Partyka, 728 Creekbridge Drive, had left but had told Mr. Meyer that all his 
questions had been answered. 

Mr. Scott Hesterman, 317 Clayton Avenue, asked for a copy of the proposed zoning 
map.  Mr. Hawkins stated that he would send this to Mr. Hesterman. 

Mr. Rob Simpson, 908 Gristmill Drive, stated his concern over the zoning of property 
owned by Dr. Alan Nichols, noting that rumors of apartments had been circulating.  He 
stated his concern over the additional traffic and overcrowding as well as additional 
crime in general.  He asked that the commission recommend the strictest zoning 
possible for that property. 

Mr. Jim Hardin, 113 E Main Street, Suite 300, trustee of WH Hope Trust property at 
5112 Old York Road, stated his concern that the zoning classification recommended 
would limit the use of the property.  He asked if the recommended zoning classification 
would be more restrictive.  Mr. Meyer stated that the proposed Limited Commercial (LC) 
zoning would allow for the current use of the property and that it allowed for future retail 
use of the property, which is what is anticipated for the future of the overall area. 

Mary Blair, 355 Brakewood Drive, asked if Adnah Church Road would be rezoned.  Mr. 
Roper stated that Adnah Church Road was listed only as part of the legal description of 
the area and that the subject area ends at Adnah Church Rd. 

Mr. Scott Hesterman asked if the fruit and vegetable stand would remain.  Mr. Meyer 
stated that all currently existing businesses in the area were grandfathered in, and if 
properly permitted by the county, the stand could remain.   

Mr. Richard Bush, 4692 Pennington Meadows Circle, asked if the northern annexation 
boundary ended at the railroad.  Mr. Roper stated that it did. 

 

RECOMMENDATIONS 

Staff Assessment 
The proposed zoning is generally consistent with the City’s Land Use Plan and is 
compatible with the existing and surrounding development.  

Staff Recommendation 
Staff recommends approval of the proposed Single-Family Residential-2 (SF-2), Single-
Family Residential-4 (SF-4), Single-Family Residential-5 (SF-5), Office & Institutional 
(OI), Limited Commercial (LC), Industry Business (IB), and Industry General (IG) 
zoning.   

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

Mr. Roper asked about the OI (Office & Institutional) zoning classification for the 
triangular shaped area.  Mr. Meyer stated that the triangular area off Rawlinson Road 
was owned by the school district and was part of the Old Pointe Elementary School 
property. 
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Mr. Roper asked if BD-III allowed for multi-family dwellings.  Mr. Meyer stated that it did.  
He added that the City’s zoning allowed for multi-family dwellings as well, but that a 
special exception granted by the Zoning Board of Appeals through the public hearing 
process was required in order to construct multi-family units. 

Mr. Christopher reiterated that the zoning classifications recommended were as closely 
aligned with the county zoning classifications as possible.  He added that the current 
comprehensive plan indicated that this area was shown as a regional center and that 
growth was indicated for this area so the City was being proactive in planning for this 
growth. 

Mr. Greene asked if the Park Ridge Baptist Church would be annexed separately.  Mr. 
Meyer stated that Harvest Baptist did have City services but that Park Ridge did not and 
would therefore probably not be annexed in the near future.  

Planning Commission Recommendation 
Following the public hearing at their March meeting, the Planning Commission voted 6-0 
(Graham recused) to recommend approval of the proposed zoning.   

 

Attachments 

 Annexation Map 
 Property Owner List 
 Rezoning Map 
 Existing Zoning Map 
 Summary of Existing Zoning Districts 
 Proposed Zoning Map 
 Summary of Proposed Zoning Districts 

 

Staff Contact: William Meyer, AICP, Planning & Development Director 
  bmeyer@cityofrockhill.com 
  803.329.7080 
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Summary of Existing Zoning Districts: 

Residential Development District I (RD-I)- Permitted uses include single-family 
dwellings, schools, horticulture and some agricultural interests, neighborhood and 
community parks, churches, duplexes, multi-plexes, child care centers, and nursing 
homes.   

Business Development District II (BD-II)- Permitted uses include clinics, office buildings, 
educational institutions, financial institutions, commercial schools, research facilities, 
townhouses, museums, motels, retail establishments, restaurants, and commercial 
parking lots. 

Business Development District III (BD-III)- Permitted uses include personal service 
establishments, i.e. beauty shops; Laundromats; restaurants; convenience retail 
establishments, i.e. grocery stores; professional services, i.e. business or financial 
offices; commercial recreation establishments, i.e. game rooms; churches, clinics, office 
buildings, educational institutions, commercial schools, research facilities, townhouses, 
museums, motels, primary and secondary retail establishments, commercial parking 
lots, general business services, funeral homes, mini-warehouses, automobile service 
and repair shops. 

Urban Development District (UD)- Permitted uses include single-family dwellings, 
schools, horticulture and agriculture interests, neighborhood and community parks, 
churches, duplexes, multi-plexes, child care centers, nursing homes, personal service 
establishments i.e. beauty shops; Laundromats; restaurants; convenience retail 
establishments i.e. grocery stores; professional services, i.e. business or financial 
offices; commercial recreation establishments i.e. game rooms; clinics, office buildings, 
educational institutions, commercial schools, research facilities, townhouses, museums, 
motels,  primary and secondary retail establishments, commercial parking lots, general 
business services, funeral homes, mini-warehouses, automobile service and repair 
shops, agriculture operations, cemeteries, churches, community centers, equestrian 
operations, mining operations, mobile homes on individual lots, outdoor recreation 
facilities, roadside stands, schools, utilities, manufacturing uses and services, and 
warehousing establishments. 

Light Industrial District (LI)- Permitted uses include retail establishments (10,000 square 
feet of sale maximum); sign manufacturing; machine shops; research laboratories; 
production facilities (graphic arts), pharmaceuticals, electronics, computers, 
communications equipment; offices; government buildings; commercial recreation; 
building supply sales/storage; car washes; repair shops; medical related clinics; laundry 
and dry cleaning plants; cabinet or metal shops, marines, mini-warehouses; wholesale 
establishment. 

Industrial Development District (ID)- Permitted uses include agriculture operations, 
cemeteries, churches, community centers, equestrian operations, mining operations, 
outdoor recreation facilities, roadside stands, schools, utilities, manufacturing uses and 
services, and warehousing establishments. 



Walmart Annexation Area Map Information
This map was created by the Development Services Department. The information shown 
is current as of the date indicated near the bottom of this map. Please note the map disclaimer.
 Should you have questions or corrections to this map, please contact Chuck Chorak at 803.329. 8722

York County
South Carolina

City of Rock Hill

THE PARTICIPATING GIS AGENCIES  AND THEIR MAPPING CONTRACTORS DO NOT WARRANT THE ACCURACY OF THE DISPLAYED INFORMATION AND SPECIFICALLY DISCLAIM ANY WARRANTY FOR MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE.

0 0.04 0.08 0.12 0.160.02
Miles

Map Date: 12:20:49 PM on Tuesday, March 22, 2011
Map Name:  WALMART UTILITIES.MXD

Ë
Legend

SC161 Corridor Annexation

Proposed Zoning
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Single-Family-Residential-4
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Limits

Rock Hill City Limits



 
Summary of Proposed Zoning Districts: 

Single-Family Residential-2 (SF-2)- The SF-2 district is established as a district in which 
the principal use of land is existing single-family detached residential development at a 
low density. The regulations of this district are intended to discourage any use that 
would substantially interfere with the development of single-family detached dwellings 
and that would be detrimental to the quiet residential nature of the district. 
Complementary uses customarily found in residential zone districts, such as community 
facilities, religious institutions, and parks and playgrounds are also allowed. The 
minimum lot area for development is twenty thousand (20,000) square feet and the 
maximum density allowed is two (2) dwelling units per acre, except where a 
Conservation Subdivision is approved in accordance with this Ordinance (see Section 
7-200). 

SF-2 zoning is proposed for Miller Pond I subdivision. 

Single-Family Residential-4 (SF-4)- The SF-4 district is established as a district in which 
the principal use of land is single-family residential development. Complementary uses 
customarily found in single-family residential zone districts, such as community facilities, 
religious institutions, parks and playgrounds, and elementary schools are allowed uses 
in the SF-4 district. The minimum lot area for development is nine thousand (9,000) 
square feet, and the maximum residential density allowed is four (4) units per acre. 

SF-4 zoning is proposed for Miller Pond II subdivision. 

Single-Family Residential-5 (SF-5)- The SF-5 district is established as a district in which 
the principal use of land is single-family detached dwellings, with two- to four-family 
dwellings permitted as special exception uses. The regulations of this district are 
intended to encourage diverse functioning neighborhoods which include various types 
of residential development, limited neighborhood-serving non-residential uses, and 
customary complementary uses. Complementary uses customarily found in residential 
zone districts, such as community facilities, religious institutions, parks and 
playgrounds, elementary schools, and middle schools are also allowed. The minimum 
lot area for development is seven thousand five hundred (7,500) square feet and the 
maximum residential density allowed is five (5) units per acre. Upper story dwellings 
over a street-level non-residential use may be included at densities of eight (8) units an 
acre. 

SF-5 zoning is proposed for Summerwood subdivision. 

Office and Institutional (OI)- The OI district is established to provide a wide variety of 
professional and business offices and institutions proximate to residential and more 
intense business districts so as to satisfy the City’s demand for services. These 
regulations are designed to encourage the formation and continuance of a quiet, 
compatible, and uncongested environment for offices intermingled with residential and 
institutional uses. This district is different from the other business districts in that Retail 
Sales and Services uses are generally prohibited. Some limited retail uses may be 
allowed as a conditional or special exception use, subject to specific standards, and 
provided their primary purpose is to serve the office workers in the district. Multiple 
family residential uses, community facilities, and religious institutions are also allowed. 
The maximum residential density allowed is five (5) dwelling units per acre, and the 
minimum lot area for development for all non-residential uses is one (1) acre. Live/work 



 
dwellings and upper story dwellings over a street-level non-residential use may be 
included at densities of eight (8) units an acre. 

OI zoning is proposed for Harvest Baptist Church and the property owned by Rock Hill 
School District 3 off of Rawlinson Road. 

Limited Commercial (LC)- The LC district is established as a mid-level intensity 
commercial district that allows a wider range of non-residential uses at increasing 
intensities than the NC district. The uses allowed in this district include a wide range of 
general retail, business, and service uses, as well as professional and business offices 
along with integrated residential uses as allowed in the NC district. Uses in this district 
are intended to serve groups of neighborhoods instead of individual neighborhoods.  

LC zoning is proposed for the properties fronting Old York Road with the exception of 
three industrial parcels. 

Industry General (IG)- The IG District is established and intended to provide lands for 
light industrial uses that can be operated in a relatively clean and quiet manner and that 
will not be obnoxious to adjacent residential or business districts. Allowable uses 
include limited manufacturing and functionally related uses such as distribution, storage, 
and processing. Some heavier industrial uses may be permitted with a Special 
Exception (see Section 2-300(D)). Commercial uses are allowed, but are considered 
incidental to the predominantly light industrial nature of the district. Residential uses, 
other than caretaker dwellings, and uses that generate hazardous wastes are not 
permitted. 

IG zoning is proposed for the lumber yard at the corner of Old York Rd. and Hampton 
Ridge Rd. as well as the Comporium operations center and the landscaping business 
off of Old Rawlinson Rd. 

Industry Business (IB)- The IB District is established and intended to accommodate a 
wide range of employment-generating office, institutional, research and development, 
and light manufacturing uses and associated commercial uses that serve the 
employment generating uses. Such uses shall take place entirely inside buildings, or 
shall be developed in a manner compatible with surrounding land uses, so as to 
minimize potential nuisances or damage to the environment. In addition, by allowing a 
wide range of permitted uses, the IB District is intended to accommodate the 
development of "flex space" arrangements, where the developer can establish different 
combinations of allowable uses on a site over time, as the market dictates, as long as 
all uses and development conform to the standards established by this Ordinance. 
Residential uses are limited to caretaker dwellings, live/work units, and upper story 
dwellings with a maximum density of five (5) units per acre. 

IB zoning is proposed for the warehouse/distribution business at the corner of Old York 
Rd. and Pennington Rd. and the warehouse/distribution business at 5025 Old York Rd. 
(across from Hampton Ridge Rd.). 




