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LANCASTER COUNTY PLANNING COMMISSION
County Council Chambers, County Administration

Building, 101 North Main Street, Lancaster, SC 29720
 

WORKSHOP AGENDA

 

     

1. Call to Order Regular Meeting and Roll Call Vote

2. New Business

a. RNC-2023-1404 Solar Road to Hillside High Road
Application by Dr. Zora Denson to rename a SC state road in Lancaster County and Town of Heath
Springs, from Solar Road to Hillside High Road.
 

b. RZ-2023-1464 Greybridge
Application by Brian Cillian/Greybridge MacMillan LLC and LEH SC MacMillan LLC to rezone
7.286 acres at 1662 MacMillan Park Drive (TM# 0007-00-008.05) from Light Industrial (LI ) to
Institutional  (INS) District in order to convert existing structure to a K-12 private school facility.
 

c. SD 2022-2205 The Sands Preliminary Plat
Application by Earl Coulston/Coulston Enterprises, for a Preliminary Plat for 39.47 acres located at
the southeast corner of  Fork Hill Road and Little Dude Avenue in Kershaw (TM #0141-00-024.00)
for a single-family residential development of 76 lots.  
 

d. Overview of next month's Agenda

e. Other

i. Long Range Planning: UDO
Planning Staff needs to provide our UDO consultants with direction regarding how the
County would like to handle complex/ multi-use development projects within the new Unified
Development Ordinance. 
Through research and discussions with our consultants staff has determined 3 potential paths
and is seeking direction from council as to which path they would like to see built into the new
ordinance.  

3. Adjourn
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Agenda Item Summary

Ordinance # / Resolution #: RNC-2023-1404 Solar Road to Hillside High Road
Contact Person / Sponsor: M. Blaszyk
Department: Planning
Date Requested to be on Agenda: 9/7/2023
 
Points to Consider:

ATTACHMENTS:
Description Upload Date Type
Application 8/25/2023 Exhibit
Petition 8/25/2023 Exhibit
Location Map 9/6/2023 Exhibit
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Agenda Item Summary

Ordinance # / Resolution #: RZ-2023-1464 Greybridge
Contact Person / Sponsor: M. Blaszyk
Department: Planning
Date Requested to be on Agenda: 9/7/2023
 
Points to Consider:

ATTACHMENTS:
Description Upload Date Type
Application 8/25/2023 Exhibit
Plat 8/25/2023 Exhibit
Deed 8/25/2023 Exhibit
Location Map 9/6/2023 Exhibit
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Proposal: 
Rezoning LI to INS 

Subject Property

Continental Tire

Rosemont Residential 
Development

Nutramax Distribution
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Agenda Item Summary

Ordinance # / Resolution #: SD 2022-2205 The Sands Preliminary Plat
Contact Person / Sponsor: M. Blaszyk
Department: Planning
Date Requested to be on Agenda: 9/7/2023
 
Points to Consider:

ATTACHMENTS:
Description Upload Date Type
Application 8/25/2023 Exhibit
Preliminary Plat 8/25/2023 Exhibit
Deed 8/25/2023 Exhibit
Offsite Gravity Sewer Easement 8/29/2023 Exhibit
Technical Review Comments 8/29/2023 Exhibit
Location Map 9/6/2023 Exhibit

19



1/2022 1  

Planning Department 
P.O. Box 1809, 101 N. Main Street, Lancaster, SC 29721 
Phone: 803.285.6005, planning@lancastercountysc.net 
www.mylancastersc.org 

 
 

MAJOR SUBDIVISION PRELIMINARY PLAT 
 
WHEN TO USE THIS PROCESS: 

Use the attached checklist for subdivisions that  
• Create 6 or more lots for any type of development; or 

• Create new streets or alleys; or 

• Increase the number of lots in a major subdivision previously approved by Lancaster County 

APPLICATION AND APPROVAL PROCESS 

• Sketch Plan Application:  Complete the Sketch Plan review process prior to submission of a 
Major Subdivision Preliminary Plat. Sketch Plans are usually a one−sheet conceptual 
drawing. Refer to the Sketch Plan Checklist for additional information. 

• Required Pre-Application Conference: Please call to schedule a Pre−Application Conference 
prior to submitting a Preliminary Plat application.   The conference will be used to provide an 
overview of applicable standards and the approval process, as well as additional feedback 
on your sketch. 

• Traffic Impact Analysis:  Submit a TIA to County and SCDOT for review and Approval. This 
process is initiated by submitting a scoping request to County and SCDOT for approval prior 
to TIA preparation. Please note TIAs are reviewed on behalf of the County by consulting 
traffic engineers. Applicants are responsible for payment of consultant’s fees prior to TIA 
review, based on an estimate prepared by County Engineering staff. 

Prepare the Preliminary Plat using the attached checklist (see below) and the current UDO available 
on our  website.  Project can be submitted online by creating an account at  
https:// evolvepublic.infovisionsoftware.com/lancaster/?portal=project 
 
SUBMIT THE FOLLOWING ITEMS FOR PLAN REVIEW: 

• Application with contact and project information (see p. 2) 

• Fees:  After submitting documents, you will receive an email with fees due and forms of payment 
accepted, along with a link to online payment portal. Plans will not be routed for review until 
payment and hard copies are received (if needed- see below). 

• Two (2) paper copies of Preliminary Plat and Supporting Data is required for all submittals over 
10 pages. 

Plans will be reviewed by County staff and a notice of revision, if required, will be sent to  the 
designated contact person.  Prior to the Planning Commission meeting, staff will review the plan with 
the Technical  Review Committee.  After Planning Commission approves the plat, you will receive a 
notification that you can print the stamped digital set from Evolve Project Portal. Upon the approval 
of a Preliminary Plat, detailed plans for street construction, utility line installations, and similar 
approvals shall be included in detailed Civil Construction Plans.  
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GENERAL PROJECT INFORMATION: 

Please identify the following general information on the site plan drawing either within a notes 
section or on the plat drawing itself, as appropriate. 

1. Proposed name of project. 

2. Name, mailing address, email address, and phone number of the owner and/or developer 
and designer of the site plan. 

3. Map scale using appropriate engineer’s scale, north arrow, and date. 

4. Vicinity map (1" = 1 mile min. scale). 

5. Total acreage to be developed. 

6. Boundaries of the tract to be developed with all bearings and distances. At least two points 
of the survey must be tied to SC geodetic control points [See State Plane Coordinate 
Checklist ] 

7. Proposed use of all lots to be used. See “zoning considerations” section above. Be sure 
to designate any lots proposed to be used for uses other than single−family residential. 

8. Tax map number. 

9. Zoning district classification and, if applicable, overlay zone(s). 

10. Land use, zoning district classification, and tax map number of adjacent 
properties, names of adjacent developments, and owners of adjoining parcels. 

11. Total number of lots and layout of all lots, including building setback lines, scaled 
dimensions, area in square feet, lot numbers (if multiple lots), and utility easements with 
width and use. 

12. Location and dimensions of all proposed buildings including number of stories and total 
square footage by use. 

13. Building setbacks and proposed impervious surface calculation. 

14. In case of re−subdivision, submit a copy of existing plat. 

 
EXISTING CONDITIONS: 

Please identify the following existing conditions on the plan drawing that may be located on the 
subject property or adjacent areas. 

1. Topography by contours at vertical intervals of not more than five feet. All elevations shall 
refer to Mean Sea Level Datum (if available). 

2. Show location and right−of−way of existing streets, curb cuts, and driveways within 300 
feet of the site. 

3. Show location and footprint of existing buildings on adjacent parcels. 

4. Show location of railroads and utility lines either on or adjacent to the property to be 
developed. Specify whether utility lines are in easements or rights−of−way and show 
location of poles/towers. 

5. Size and location of existing sewers, water mains, storm drains, culverts or other 
underground facilities within the street or within the right−of−way of streets or roads 
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adjoining the tract. Show ditches, swales, and drainage easements adjacent to the 
proposed project. 

6. Location, size, and use of any existing structures on the subject property that will remain 
on the site 

7. Location of city limit lines, if adjacent to subject property. 

8. Show location of nearest hydrant. Spacing should be 500 feet single−family residential (this 
distance is measured in the direction of fire truck travel). 

9. The Fire Department will need access to within 150 feet of all points of the building. 

10. Location of land subject to flooding and nearest 100−year flood zone and elevation. 

11. Location of existing or planned public parks, schools, greenways, trails, or other major 
public amenity located within ½ mile of the development site. 

 
ENVIRONMENTAL CONSIDERATIONS: 

ENVIRONMENTALLY SENSITIVE LANDS 

1. Depict any water resources subject to the UDO Chapter 8, Natural Resources Protection, 
and comply with all requirements laid out in the aforementioned section. 

2. Depict any prohibitive/severe steep slope areas (greater than or equal to 3H:1V) and 
take into account the limitations on disturbance when designing the project. 

3. Depict stormwater management areas. 
 
 

TREE RETENTION 

1. Identify tree canopy retention areas. 

2. Show trees that require protection. 
 
 

LANDSCAPING 

• Show landscaping for required site landscaping areas. 

OPEN SPACE 

1. Indicate if all or a portion of the site has been designated as an Open Space. 

2. Calculate required common open space acreage. 

3. Show any trails and greenways on the Lancaster County Carolina Thread Trail Master Plan that 
developer is required to construct. 

4. Show all existing or planned public parks, schools, greenways, existing trails, or other major 
public amenities within ½ mile of the site, and pedestrian connections provided by the 
developer to those areas. 
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INFRASTRUCTURE CONSIDERATIONS: 

GRADING, STORMWATER, AND UTILITY SYSTEM 

Please identify the following proposed grading, stormwater, and utility system improvements. 

1. Preliminary plan for sanitary sewers showing the location of manholes and points of 
discharge. Indicate direction of flow. 

2. Preliminary plan for storm sewer system showing the location of outlets and direction of 
flow. 

3. Preliminary plan of water supply system 

4. All proposed easements. 

5. Submit written verification to serve from all non−county utility service providers (gas, 
telephone, cable, and water and sewer district). 

6. Proposed major contour changes in areas where substantial cut and/or fill is to be done. 

Roads, Bridges, and Public Ways (UDO 6.13, pg. 21) 

General design criteria are explained in two primary places in the UDO—Chapter 6 and Appendix C. 
Please refer to both when designing the community. The below is a brief summary of some of the 
“big picture” points, but those two sections in the Zoning Ordinance have many other requirements 
to which you will need to refer. 

1. Connectivity is required within the neighborhood, and between the neighborhood and 
adjacent neighborhoods or other lands. Additionally, a second entrance is required for more 
than 100 units. 

2. Traffic calming measures such as minimum street widths, short block lengths, on−street 
parking, controlled intersections, and roundabouts should be used per the UDO. 

3. Sidewalks are required both internally, and in some cases, externally to the development and 
must be at least five feet wide. 

4. Street trees are required to be planted in accordance with the UDO. 

5. See Chapter 6: Subdivision and Infrastructure Standards and Appendix C – Manual of 
Specifications and Standard Details (MSSD), generally for road specifications, cross sections, 
and other important information. For example: 

a. Cul−de−sacs should be avoided except as described in the UDO. 

b. Gated communities have additional requirements as laid out in the UDO. 

c. Curb and gutter requirements are applicable in some districts as designated in the 
UDO. 

6. Traffic Impact Analysis, refer to Chapter 6, Subdivision and Infrastructure Standards. 

LOT DESIGN 

Identify a lot configuration that complies with the following standards. 

1. Lot designed to comply with the UDO design requirements 

a. Lots cannot be divided by City limit lines or zoning districts. 

b. Through lots are prohibited. 
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1/2022 6  

c. Flag lots are prohibited except where they are necessary to eliminate access onto 
arterial or collector roadways. 

d. Side lot lines must be at right angles to straight street lines and radial to curved 
sidewalk and street lines. 

USE-SPECIFIC STANDARDS 

The UDO has standards associated with specific uses in order to minimize negative impacts 
and/or to help shape the design of a specific use. Design the proposed site plan in compliance with 
any applicable use−specific standards. 

 
OVERLAY DISTRICTS 
If an overlay district exists, be sure to address the applicable standards for it in the site design. 

 McWhirter Field Aviation Overlay Please refer to the UDO for allowed uses and 
associated development criteria. 

 Carolina Heelsplitter Overlay 
 Carolina Thread Trail Overlay 
 Highway Corridor Overlay 
 Equestrian Oriented Subdivision Overlay 
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SUITE 110
CHARLOTTE, NC 28226
(704) 375-2438
bfay@american-ea.com

SURVEYOR:
CARL S. HOLLAND, SCPLS # 25434
HOLLAND SURVEYORS, LLC
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(803) 427-9947

DEVELOPER:
EARL COULSTON
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SITE DATA
PROPOSED PROJECT NAME: THE SANDS AT KERSHAW
OWNER/ DEVELOPER INFO: COULSTON ENTERPRISES, INC

8332 REGENT PARKWAY
FORT MILL, SC 29715
earl@coulstondev.com
704-507-2175

DESIGNER INFO: BARRY M. FAY, PE
AMERICAN ENGINEERING
8008 CORPORATE CENTER DRIVE, SUITE 110
CHARLOTTE, NC 28226
bfay@american-ea.com
704-375-2438

PARCEL ID #: 0141-00-024.00
ZONING DISTRICT: MDR (MEDIUM DENSITY RESIDENTIAL)
NUMBER OF LOTS: 76
NUMBER OF STORIES: 2 MAX.
BUILDING SETBACKS:

FRONT: 30'
SIDE: 10' (INTERIOR)

15' (STREET)
REAR: 25'

OVERALL PROPERTY AREA: 39.47 AC
MIN. REQ'D OPEN SPACE: 7.89 AC (20% MIN.)
MIN. REQ'D PARK SPACE: 1.97 AC (5% MIN.)

TOTAL LOT AREA: 19.37 AC
TOTAL R/W AREA: 4.90 AC
PUMP STATION TRACT: 0.26 AC
BMP TRACT: 2.80 AC
TOTAL OPEN SPACE AREA: 12.14 AC

PRIVATE PARK TRACT: 1.99 AC  (5.0%)
PASSIVE OPEN SPACE: 10.15 AC (25.7%)

INTERNAL CONNECTIVITY: 1.57 (SEGMENTS / NODES)
SEGMENTS: 11
NODES: 7

TOTAL IMPERVIOUS AREA: 9.75 AC (24.7%)
ROADS : 3.61 AC (PVMT. + CURB + SDWK.)
LOTS : 6.14 AC (BLDG. + DRWY. + PATIO)

ROADWAY LENGTHS:
FOX HILL LANE: 507 LF
BOONE COURT: 970 LF
OAK FARM LANE: 1,251 LF
CARPENTER LANE: 950 LF
JACOBS LANE: 575 LF

EXISTING SEWER PUMP STATION
SERVING PARCEL ID# 0141-00-026.00
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N73° 25' 23"W
N88° 07' 36"W
S34° 22' 49"W
S78° 10' 07"W
S49° 37' 34"W
S42° 11' 15"W
N78° 00' 26"W
S61° 36' 20"W
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S24° 52' 48"W
S38° 58' 15"W
S33° 44' 48"E
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N37° 13' 14"E
S02° 55' 24"E
S03° 20' 52"W

LENGEND

LOCAL STREET (URBAN)

EXISTING POND
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Lancaster County

Planning Department

P. O. Box 1809

Lancaster, SC  29721

803.285.6005

planning@lancastercountysc.net

8332 REGENT PARKWAY

FORT MILL, SC   29715

August 29, 2023

  COULSTON ENTERPRISES ( 118797)

Parcel(s)

Stage

Location

Project Number

Status

Preliminary Plat

Not Approved

0141-00-024.00

Little Dude Ave and Fork Hill Road

Project Name The Sands at Kershaw

 20222205 

Dear:   COULSTON ENTERPRISES ( 118797)

We have completed our review of the plan identified above. The comments listed on the attached report must be addressed 

and revised plans submitted with a response letter. 

If the attached comments require changes to the plans, please submit the requisite number of sets, along with a pdf of the 

plan set on a CD, to the Lancaster County Planning Department. 

Once revised plans are received, they will be submitted to staff for review.

*Please be aware that plans will not be routed for review without a response letter*

Sincerely,
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Plan Review Comments

County Engineer - Stephen Blackwelder - 8035482406

sblackwelder@lancastersc.net

Not Approved

Review Comments:

General Comments:

1. SCDHEC will regulate the Stormwater in this area, so our comments on stormwater are advisory in nature.  This is in our 

engineering and floodplain management area of responsibility.  

2. The preliminary nature of the plan set provided does not provide adequate detail to formally comment, but the following 

are general items of note from the information given. More specific comments and additional subject matter will be 

commented on at the civil plan review phase.

3. We suggest phasing the subdivision for platting purposes otherwise the entire subdivision will need to be stabilized and 

have germinated vegetation (70%) before any final plat can be approved.  

4. SCDOT was previously not in favor of the Fork Hill Road location as it does not meet their separation requirements.  We 

are not sure if you have worked out this arrangement with them since the latest sketch plan review, but separation from 

existing roadways on Fork Hill would seem to still be an issue.

5. SCDOT encroachment permit(s) will be needed for all access points and any other work done on SCDOT rights of way.

6. The Traffic Impact Analysis (TIA) has been approved for this location with no offsite improvements required unless the 

scope of the subdivision has significant changes.  

7. An ‘A’ Zone floodplain area bisects this parcel. Any disturbance or crossing of streams, stream buffers, and/or wetlands 

will need to be permitted through the US Army Corps of Engineers. 

8. Buffer areas will need to be established around the wetlands. These are a minimum of 30 feet in width, but can be 50 feet 

depending on the size of the wetland area.

9. For any detention pond BMP, a minimum 10 feet wide access way must be provided to the bottom of the pond.  This 

cannot be at a greater than 4(H) to 1(V) slope.  

10. Any future plan submissions need to be stamped by a SC licensed Engineer not NC.

E911 Address - Sandra Burton - (803) 416-9325

sburton@lanc911.com

Conditional

Review Comments:

1.  Road names need to be submitted to addresser@lanc911.com for consideration.  The names are vetted against names 

within Lancaster Co and surrounding counties to ensure that they do not duplicate, in spelling or phonetic, with any other 

name.  Please submit as soon as possible.  Once names are approved they must go to the Planning Commission for 

approval.

2.  At submittal of the Civil Plans, a CAD file of the project, showing lots and roads, must be submitted to 

addresser@lanc911.com.

3. At the Civil phase, please show location of mail kiosk and monument signs as these will need to be addressed.

Fire Marshal - John  Magette - 8032838888

jmagette@lancastersc.net

Not Approved

Review Comments:

1.  Roadway must be widened to 26 feet at hydrants not at cul-de-sacs, or intersections.

2.  While approvable for fire apparatus access, a locked gate does not address traffic concerns of a one access subdivision, 

and will increase response times if the access is needed for response.

LC Water & Sewer District - Erin Evans - 8032856919

eevans@lcwasd.org

Conditional

Review Comments:

LCWSD is a separate entity from the County.  We have our own submittal requirements.  Please check our website, 

www.lcwasd.org, under the Developers tab for our policies and procedures.

The developer must submit 2 sets of hard copy water and sewer plans directly to LCWSD, adhering to the LCWSD Water & 
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Wastewater Extension Policy.

LCWSD and the Town of Kershaw are still determining exactly who would serve and how this project would be served, but we 

have the following information for planning purposes.  For now, this is LCWSD’s service territory any submittals and 

correspondence should continue through LCWSD.

1.  Water would tie to LCWSD’s existing 8” main on Little Dude Ave.  It is thinwall PVC and would need to be replaced with 

zinc coated DIP under the entrance and anywhere grading or storm drainage creates a conflict on Fork Hill or Little Dude.

2.  LCWSD would want the typical 11’ easement along Fork Hill and Little Dude for future 8” line replacement outside DOT 

ROW.  Landscaping should not conflict.

3.  LCWSD would want an off-site gravity sewer easement along the lower side of the detention pond dam (see pink highlight 

on Off-site Gravity Sewer Easement attachment).

4.  Gravity sewer depth should be less than 12’.

5.  The existing Little Dude PS shall be abandoned.  Gravity sewer shall be run from existing station to the proposed station.

6.  Plan on typical LCWSD station and spec’s with turn around access, control building, scada, siting to allow future 

abandonment with replacement station downstream, easement to get off site drainages served, easement to get new PS 

abandoned, etc.

7.  Forcemain to discharge to gravity just above Pine Ridge Drive.  There are 2 existing forcemains in that area and along 

Fork Hill.  One from the prison and one from the Little Dude PS.  The Little Dude PS FM discharges at the same manhole as 

the new pump station discharges.  Discharge and downstream manholes shall be coated per spec’s.

8.  The Town is looking into existing Little Dude PS pumps/capacity for planning.  You may need to go do a drawdown.  It 

currently serves domestic need for the business across the road with a 2” or 3” FM.

Planning - Matthew  Blaszyk - 803-285-6005

mblaszyk@lancastersc.net

Not Approved

Review Comments:

The Plan must be stamped by a South Carolina Licensed Engineer not North Carolina.

Label the minimum lot width at front setback on the typical lot layout.

The common open space area cannot include areas within the floodplain. It is difficult to determine if the current open space 

calculations count the area within the floodplain. The open space areas must be buildable land. Please clarify this on next 

submittal.

Please provide density calculations for the development on the following submittal.

Lots 52 and 71 does not meet minimum lot area requirement of 10,000sqft (UDO2.4). 

An approved County turnaround at the emergency vehicle driveway access point may be required. The existing intersection of 

Carpenter Lane and Boone Court may also be sufficient as a turnaround. Please confirm with our Fire Marshall. I have 

attached a PDF of the approved Turnarounds for reference.

The sidewalks located in front of lots 14 and 26 need to be extended to the property line.

The sidewalks located in front of lots 14 and 26 need to be extended to the property line.

The road in front of lot 26 needs to be extended to the property line.

Show landscaping for required site landscaping areas (Street trees). Street Trees in the MDR zoning district are required at 

the rate of 1 Canopy Tree for every 40 feet of street frontage  Spacing: Maximum of 50 feet on-center Location: In Planting 

Strip (5-foot minimum width). Further street tree requirements can be found in section 7.1.3 of the Unified Development 

Ordinance.

A full landscaping and lighting plan is required at the civil plan phase. Ensure this is prepared when the project reaches this 

phase. The requirements for the lighting and landscaping plans can be found in Chapter 7.1 and 7.3 of the UDO.

Sign requirements are outlined in section 7.4 of the UDO. All sign permits are permitted though a separate review process 

through the Zoning Department. Residential Development Entry Signage requirements are outlined in section 7.4.5.G of the 

UDO.
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LC School District - Michelle  Craig - 803-286-6972

michelle.craig@lcsd.k12.sc.us

Approved

Review Comments:

SCDOT - David Gamble - (803) 385-4280

GambleDD@scdot.org

Not Approved

Review Comments:

Site access on Fork Hill Road does not meet minimum separation standards.  If two accesses are required by the county 

they should both be on Little Dude Avenue. 

This review is a general access location review only and does not include required driveway widths, radius returns, pavement 

design or any other details.  A full review for compliance with the SCDOT ARMS manual will be conducted when the SCDOT 

permit is applied for.
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Proposal: 
Preliminary Plat: 76 lots

Subject Property

Special Materials Company

Mission Baptist Church and 
Cemetery 

H & H Chevrolet 
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Agenda Item Summary

Ordinance # / Resolution #: Long Range Planning: UDO
Contact Person / Sponsor: A. Davis
Department: Planning
Date Requested to be on Agenda: 9/7/2023
 
Points to Consider:

ATTACHMENTS:
Description Upload Date Type
Presentation of Potential Paths 9/6/2023 Exhibit
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UDO Discussion

Planning Staff needs to provide our UDO consultants with 
direction regarding how the County would like to handle 
complex/ multi-use development projects within the new 
Unified Development Ordinance.
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 Mixed-Use developments have the potential to create 
character defining, dynamic, walkable environments

 Reduces auto dependency, roadway congestion, and air 
pollution by co-locating multiple destinations

 Provides more housing opportunities and choices

 May increase affordable housing opportunities

 Encourages economic investment

 Promotes efficient use of land and infrastructure

 1998 Lancaster County UDO: PDD

 2016 Lancaster County UDO: Form-Based Mixed Use 
(MX, RMX, IMX)

Why Mixed Use?
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 1,008 acres

 Public Trails, BMX Facility, Velodrome, Playgrounds, 

Recreation Fields

 Commercial District- 250,000 square feet of retail 

including restaurants, shops, markets, and services

 Business Park- home to 4 major corporations, 1.7 

million square feet of facilities completed, ability to add 

an additional 1.5 million square feet

 2,350 Residential units (Single-Family, Townhomes, 

Apartments)

Local Example: Riverwalk
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Example: Bridgeway Station

 80 acres

 68,939 square feet of retail 

 210,824 square feet of residential

 Approximately 73,000 square feet of office 

 Approximately 81,000 square feet of 

institutional development 

 24,691 square feet of plaza and pavilion public 

space; and, 

 5+ acres of parks connected to the Swamp 

Rabbit Trail 47



Primary Options

Planned 
Developments
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Form Based Mixed-Use

 What we have currently
 Designed for use in dense urban 

environments
 Very specific design guidelines with little 

to no room for flexibility
 Areas which utilize a form base codes 

implement it throughout entire 
community to create cohesive 
design/character 

 Utilizing a form-based code only within 
mixed-use districts creates significant 
challenges for both developers and staff 

49



Form Based Mixed-Use

 National Examples of Form Based Code: 

 City of Buffalo, NY: Full Code

 Town of Fort Myers, FL: Full Code

 City of Flagstaff, AZ: Full Code

 City of Las Vagas, NV: Full Code

 City of Miami, FL: Full Code

 SC jurisdictions using Form Based Code:

 Beaufort County - Multi-jurisdictional: Full Code

 City of Columbia: Form Based Code within certain Planned 

Development Districts

 Town of Hilton Head: Form Based Code within certain Planned 

Development Districts 50



Planned Development Districts

 Much more common in South Carolina 
 Specifically allowed by SC Code § 6-29-740
 Designed to allow flexibility in development that will result in 

improved design, character, and quality of new mixed-use 
developments and preserve natural and scenic features of 
open spaces

 Planned development districts may provide for variations 
from other ordinances and the regulations of other 
established zoning districts concerning use, setbacks, lot size, 
density, bulk, and other requirements to accommodate 
flexibility.

 Can be crafted to specific standards set by jurisdiction 
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Planned Development Districts

 The majority of South Carolina Counties utilize 

versions of Planned Development Districts

 Sometimes known as PD, PDD, or PUD

 PDDs are required to have both a residential and 

commercial component

 The local jurisdiction is given the ability to craft 

specific language guiding development of PDDs (Size, 

percentage of commercial to residential, etc.) 

 High degree of involvement/ input from Staff, 

Planning Commission, and Council
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Flexible/ Master Plan Districts

 Similar to PDDs

 Would be site specific

 Would allow flexibility to only certain 
standards

 Simplified version of the Flex Ordinance 
reviewed by County Council in 2022

 High degree of involvement/ input from 
Staff, Planning Commission, and 
Council
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Flexible/ Master Plan Districts

 Utilized by 3 counties in SC 

 Regularly used by the City of Rock Hill

 Would likely be broken into 3 Zoning 

Districts 

  Flex Mixed Use

 Flex Residential

 Flex Commercial 
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