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applicant wishes to market these properties for businesses that require rail service
and to provide economic opportunities for Lancaster County.
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PLANNING STAFF REPORT - RZ-016-010

1. Facts

A. General Information

Proposal: Rezoning application of L & C Landholdings, Inc. to rezone 3 parcels from
L1, Light Industrial District, to HI, Heavy Industrial District. The applicant wishes to
market these properties for businesses that require rail service and to provide economic
opportunities for Lancaster County.

Property Location: The first parcel consists of + 28.35 acres and is located + 700 feet
south of the intersection of Nebo Road and Chester Highway. The second parcel consists
of + 313.38 acres and is located + 1,200 feet south of the intersection of Nebo Road and
Chester Highway. The third parcel consists of + 231.34 acres and is located + 1,020 feet
southwest of the intersection of W. Meeting Street and West Manor Dr. All three parcels
are located in Lancaster County, SC.

Legal Description: Tax Map 66, Parcel 34.00;-Tax Map 83, Parcel 8.00 and 5.00

Zoning Classification: Current: LI, Light Industrial District. All three parcels are within
the Airport Overlay District.

Voting District: District 4- Larry Honeycutt

B. Site Information
Site Description: The parcels are currently being used for timber.

C. Vicinity Data
Surrounding Conditions: The properties have six adjacent parcels to the north zoned LI,

Light Industrial District, one adjacent parcel to the north is zoned HDR, High Density
Residential District, and three adjacent parcels to the northwest are zoned INS,
Institutional District. The property to the east has fifteen adjacent parcels zoned MDR,
Medium Density Residential District. The properties are adjacent to one very large tract
to the south zoned OSP, Open Space Preservation District. To the west thirty-three
adjacent properties are zoned MDR, Medium Density Residential District.

Exhibits

1. Rezoning Application

2. Overall Vicinity Map

3. Vicinity Maps (Zoomed in view of each parcel)
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Zoning Maps (Zoomed in view of each parcel)

Future Land Use Maps (Zoomed in view of each parcel)

Airport Overlay District Map

Tax Inquiry Sheet

UDO — Section: 2.3 - Districts

UDO- Section: 7.1A — Required Buffer Yards/ 7.1.B- Buffer Yard Types

10. UDO- Section: 5.9.1- Industry Restricted [HI] / 5.9.15- Wholesaling and
Distribution [LI, HI]

11. Table of Uses- LI/ Table of Uses- HI

© ® N s

IL Findings
Code Considerations:

Light Industrial District (LI)

The Light Industrial District is established for activities that can be operated in a relatively clean
and quiet manner, and which will not be obnoxious to adjacent residential or business districts.
This includes warehousing and wholesaling activities with limited contact with the general

- <public. It is designed to prohibit most heavy industry, which should be properly segregated, and
to prohibit any other use which would substantially interfere with the development of industrial
establishments in the district. Limited opportunities for retail sales and services are also
provided.

Heavy Industrial District (HI)

The Heavy Industrial District is established to accommodate those industrial, manufacturing,
or large-scale utility operations that, by their nature, may create some nuisance and which are
not properly associated with, nor compatible with, residential, commercial, and service
establishments. Retailing of manufactured items may be permitted in certain instances when it
is conducted on the same building site as the principal use.

II1. Conclusions:

The applicant states that the proposed use for the property will be to market it to
businesses that use the railroad service. If approved, this property will have to adhere to the set
requirements in the Unified Development Ordinance including the installation of a type C buffer
yard for any new buildings constructed. A type C buffer yard per the Unified Development
Ordinance has a minimum width of 40 feet that must include evergreen trees, canopy trees,
understory trees and evergreen shrubs (Exhibit 9). A type C buffer yard also has an option of
providing less buffer width and less vegetation, but requires either a berm or wall/fence. A buffer
yard must be installed around any residential and commercial property. The type C buffer yard
required will further help screen new constructed buildings and uses from adjacent residential
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and commercial property owners. Based on the unclear proposed use of the property, separation
requirements may be needed if located near residential uses and if the use is an Industry
(Restricted). Industry (Restricted) is defined as, a facility that involves the use, storage,
production or processing of any hazardous materials or substances in quantities. Industry,
Restricted (HI) the minimum separation is 2,640ft (or ¥ mile). For Wholesale and Distribution,
Restricted (HI) the minimum separation is 1,320 feet (or ¥% mile) (Exhibit 10). Due to the fact of
the unknown use, once the use is known it has to comply and will be subject to the County
Unified Development Ordinance. All three properties are within the Airport Overlay District and
must follow height requirements for all buildings constructed.

The facts and findings of this report show that the rezoning request does complement the
Future Land Use Map and Lancaster County Comprehensive Plan. The Future Land Use Map
identifies this property as Industrial based on the Lancaster County Comprehensive Plan 2014-
2024. This property is already zoned LI, Light Industrial District and may be used currently and
marketed for light industrial businesses that wish to use the railroad service (Exhibit 11). If
rezoned, any use in the HI, Heavy Industrial District table of uses may be allowed (Exhibit 11).
Although some uses for the HI, Heavy Industrial will require a separate Special Exception or
Conditional Use hearing. The applicant states that they do wish to be good neighbors to the
surrounding property*owners and wish to leave a substantial buffer between thesresidential
properties by-possibly donating land to the Katawba Valley Land Trust. Planning staff would
also note that no such plan has been received at this time. By rezoning these properties to HI,
Heavy Industrial District, it would provide economic opportunities for Lancaster County as well
as jobs for citizens.

Planning staff would like to support economic development in Lancaster County, and at the
same time be cognizant of the residential nature of the surrounding area. The location of this
property does border several residential properties and must be taken into account if approved. In
addition, a site plan will required to be reviewed through the development review process
(Technical Review Committee). The site plan will be reviewed and approved by all departments
for compliance. The planning staff would also like to note that multiple calls have been received
from adjacent property owners concerned with the proximity of a heavy industrial uses so close
to homes and possible noise issues.

IV. Recommendation:

It is therefore the recommendation of the planning staff that the rezoning request for all three
properties be denied due to the residential nature of the area, the lack of a proposed site plan, and
defined use for the properties.



Exhibit 1

LANCASTER COUNTY

APPLICATION TO AMEND OR CHANGE THE TEXT OR MAP OF THE
LANCASTER COUNTY UNIFIED DEYELOPMENT ORDINANCE

Do Not Write In This Box
Applic%i.:)znﬁo Date || -4 -{{oPaia \é

e-010

I. The application is for amendment to the: (check one)
0 District Boundary Map (fill in all items #2,3,4,5,6,7,&9 only)
0 Ordinance Text (fill in items # 8 & 9 only)

o : . . 2 00 = 00&.0i
2. Give either exact :&(idrcss or tax map reference to property for which a district boundary change is o0gz2 o

requested:_TM _NOES ~ OO ~ cps. oo TMA phph-00-03¢.00 T
3. How is this property presently designated on the map?_[|GH T _INDUSTRIA L

4, How is the property presently being used? T | M BER,
<

5. What new designation or map change do you purpose for this property?__H E.AVY N W‘?'[BJA' L

6. What new use do you propose for the property?

EXPLAIN UNDER ITEM #9 WHY THIS AREA SHOULD BE REDESIGNATED OR CHANGED.

7. Does the applicant own the property proposed for this change? Ef? ES G&IO If no,
givz~ the name and address of the property owner and attach notarized letler from property owner:
L4C taMpHoLDINGS INC, (L} sKIppER ST. -
BT, MWL, 6C_ 29115

8. If this involves a change in the Ordinance text, what section or sections will be affected?

9. Explanation of and reasons for proposed change: MLWQULLL( K& 10 MARKET

THESERALL-GERVED S1T85 1;6 -\Nf lﬁvu%mku_duf_ﬁ&lp_snmel
e e ;
JOB% __ro l !}J%felaﬂac anarsl]aé_lf,ﬂ aaditional space 15 neede )

10. Applicant’s can request a 5 minute PowerPoint presentation at County Council to be given during
the ordinance reading time and at 1* reading only. You will be allowed 5 slides or less. This information
must be given to the Clerk to Council by the Friday prior to the Monday Council meeting. Please check the
appropriate box to indicate whether or not you will be giving a PowerPoint presentation. [ YES Eg\(o)

NOTE: It is understood by the undersigned that while this application will be cargfully reviewed and considered, the burden of proving the need
Sor the proposed amendment rests with the applicant.

PAVID BRATToN

AP]}ICANT‘S
L2C LANDHO LSINGS , | N, ) Q@M&%J\%\

ADDRESS:
16l SKIPPER 4T SIGNATURE

PT. MILL , 6C 249115
Phone(%)gq_g_ ¢ €50
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Exhibit 8

DISTRICT STANDARDS
2.3 DISTRICTS

2

BASE DISTRICT DESCRIPTION

Light Industrial District (LI) The Light Industrial District is established for activities that can
be operated in a relatively clean and quiet manner, and which
will not be obnoxious to adjacent residential or business
districts. This includes warehousing and wholesaling activities
with limited contact with the general public. It is designed to
prohibit most heavy industry, which should be properly
segregated, and to prohibit any other use which would
substantially interfere with the development of industrial
establishments in the district. Limited opportunities for retail
sales and services are also provided.

Heavy Industrial District (HI) The Heavy Industrial District is established to accommodate
those industrial, manufacturing, or large-scale utility operations
that, by their nature, may create some nuisance and which are
not properly associated with, nor compatible with, residential,
commercial, and service establishments. Retailing of
manufactured items may be permitted in certain instances when
it is conducted on the same building site as the principal use.

Mining District (M) The Mining District is established for large-scale operations
that extract and process mineral materials. This district may
create some nuisance which is not properly associated with,
nor compatible with, residential, commercial, and service
establishments.

Urban Residential District (UR) | The Urban Residential District is established to accommodate a
variety of housing types in a neighborhood setting with a density
of 4 dwellings units per acre. The regulations of this district are
intended to provide areas of the community for those persons
desiring urban-sized in relatively high density neighborhoods
within walking or biking distance from mixed-use centers.

High Density Residential The High Density Residential District is established to serve as
District (HDR) a transitional zoning district between rural and urban
developments at a density of 8.0 dwelling units per acre. These
regulations are further intended to discourage any detrimental
effects to the predominately single-family residential areas
adjacent to the district that provides for multiple family
residential dwellings.

Residential Mixed-Use District | The Residential Mixed-Use District is intended to provide for
(RMX) mixed-use transitional areas immediately adjacent to or in close
proximity of mixed-use centers that permit some limited
commercial uses and a wide variety of housing types in
pedestrian-scaled, residential-style structures.

UNIFIED DEVELOPMENT ORDINANCE | 24
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Exhibit 9

A. REQUIRED BUFFER YARDS

AR

1. Required Yards by District: Buffer yards shall be required in accordance with the table

GENERAL DEVELOPMENT STANDARDS
7.1 LANDSCAPING AND SCREENING

below, and the buffer yard types defined Section 7.1.5.B.

AR, RR,RM, OSP, MH, | UR,RMX, INS | NC, | M, IMX, PB, NB, u' i)
LDR, MDR, HDR G- - | GB AP

, RR, RN,

OSP, MH, LDR,
MDR, HDR

UR, RMX,
INS**

NB

: GB*

Adjacent Zoning District:

MX, IMX, PB, N8,
GB

RB

C

LI, HI, M C

C

c

&
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[t}
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Q

(=]
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o
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o
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51
(*]
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provided on the adjacent property

in detached homes

* Only required where adjacent, more fitense use is pre-existing and no equivalent buffer is

** Only multifamily and non-residential uses shall provide buffers between adjacent single family uses

2. Requited Buffer Yards around Existing Single Family Flomes in the NB, GB, RB,

L1, and HI Districts: A Type A buffer shall be required for any non-residential

development that occuts immediately adjacent to an existing single family home located
within the NB, GB, RB, LI, and HI Districts. This buffer may be removed at such time
that the existing single family home changes to a multifamily ot non-residential use.

3. Additional Buffer and Screening Requitements for Specific Uses: Additional buffer
and screening requirements for certain specific uses areincluded in use regulations for

eachuse foundin Chapter5.

4. Location: Buffer yards are intended to be constructed along the perimeter of the

property; however, when there is irregular topographic conditions such as when the

perimeter of the property is at a lower grade than the use being screened, the

Administrator may require the relocation of the required buffer yard in order to better

setve its purpose.

5. Relationship to Requited Yards and Setbacks: Whete front, side, and rear yards are
required by this chapter, buffer yards may be established within such yards. If a yard
requitement is less than the minimum buffer requitement, the buffer width requitement
shall override the minimum yard requirement.

6. Mote Restrictive to Apply: Whete a proposed use ot development-type abuts multiple

use types or zoning districts along the same side or rear yatd, the latgest buffer
tequitement will apply along the entite side or rear property line.

UNIFIED DEVELOPMENT ORDINANCE |

20
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EXh i b it 9 GENERAL DEVELOPMENT STANDARDS

7.1 LANDSCAPING AND SCREENING

7. Buffer Location Restrictions: Buffers shall not be located on any portion of any existing

or proposed street right-of-way or utility easement (unless permitted by the easement
holder).

B. BUFFER YARD TYPES

1. Type A BufferYard: A Type A buffer yard is a planting strip intended to separate uses,
provide vegetation in densely developed areas, and enhance the appearance of individual
propetties.

Type A Buffer
Yard Options

Minimum = - Minimum Plantings per ~ Wall, Fence, or
Depth 100 linear feet Berm Required Opacity

Option 1 20 feet 1 Canopy Tree Not Required Semi-opaque i.e.. having only
seasonal horizontal openings not
2 Understory Trees exceeding 25% of the total width
8 Evergreen Shrubs from the grounci foa height'of 6 feet
. within 2 years of planting)
Option 2 10 feet 2 Canopy Trees Not Required
2 Understory Trees

12 Evergreen Shrubs

T

2. Type B BufferYard: A Type B buffer yard is a medium density screen which is intended
to create a visual separation between uses and zoning districts.

Type B Buffer
Yard Options

Minimum Minimum Plantings per ~ Wall, Fence, or
Depth 100 linear feet Berm Required Opacity

Option 1 20 feet 2 Evergreen Trees Not Required

Semi-opaque (j.e., having only
seasonal horizontal openings not
exceeding 10% of the total width

from the ground to a height of 8 feet

within 2 years of planting)

1 Canopy Tree
2 Understory Trees
12 Evergreen Shrubs

Option 2 10 feet 1 Evergreen Tree Not Required
1 Canopy Tree
3 Understory Trees

24 Evergreen Shrubs

e PR

UNIFIED DEVELOPMENT ORDINANCE | 7-12
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g GENERAL DEVELOPMENT STANDARDS
EXh ibit 9 , 7.1 LANDSCAPING AND SCREENING

3.

’I‘ypeC BufferYard: A Type C buffer yard is intended to provide a vety dense all-season
sight batriet to significantly separate uses and zoning districts. It is intended to reduce
intrusive lighting and noise from adjacent properties.

Type C Buffer Minimum Minimum Plantings per Wall, Fence, or
Yard Options Depth 100 linear feet Berm Required Opacity

Option 1

40 feet 4 Evergreen Trees Not Required

4 Canopy Trees Completely opaque (i.e., having no
: horizontal epenings from the ground
4 Understory Trees o a height of 8 feet within 2 years of

36 Evergreen Shrubs planting)

Option 2

25 feet 4 Evergreen Trees Wall or Fence
4 Canopy Trees
4 Understory Trees

Option 3

10 feet 2 Evergreen Trees Berm
2 Canopy Trees
2 Understory Trees

12 Evergreen Shrubs

C. BUFFER DETAILS

1.

Fences and Walls: Any required 6-foot-tall privacy fence ot wall shall be made of any
combination of treated and stained wood, brick, stone, wrought iron, polymet, decotative
face block, ot other composite material as approved by the Administrator and maintained
in a like-new manner with the finished side facing towards the zone to be buffered
(protected). The material(s) used shall provide an opaque fence. All requited vegetation
shall be placed on the unfinished side of the fence or wall. A chain link fence with slats is
not considered a solid fence for putposes of this section.

Berms: All berms, if provided, shall not exceed a slope with maximum rise of 1 foot to a
run of 2 feet (a ratio of 1:2) and a maximum height of 4 feet with a compacted flat top of
at least 15 inches wide. All berms, regatdless of size, shall be stabilized with a ground
cover or other suitable vegetation or permanent slope retention device. A combination of
trees and shrubs are to be installed in an appropriate design scheme along the berm for
appearance, durability, and maintenance as approved by the Administrator. Berms taller
than 4 feet shall be approved by the Administrator on a case-by-case basis.

Existing Vegetation, Fences, Walls, and Berms: Existing vegetation berms, walls, ot
fences within the landscaped atea, but not including chain link fencing, may be used to
fulfill the standards for the type of landscaping requited provided that these elements ate in
good condition as determined by the Administrator. Whete existing vegetative areas ate to
be credited, they shall be shown on the plan with a cettification by a licensed landscape
architect that the existing vegetation fully complies with the landscape requitements.

Riparian Buffer: Any required riparian buffer may be used to satisfy other buffer
requirements, provided the plants are equivalent in number and type tequired by the
landscape ordinance. Additional plant materials shall be installed in the riparian buffer to
satisfy any remaining plant requirements. Additional plantings shall meet best management
practices as determined by the Administrator.

UNIFIED DEVELOPMENT ORDINANCE | 7-13
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Exhibit 10

USE REGULATIONS
5.9 INDUSTRY/WHOLESALE/STORAGE USES

5

Family residential district or street shall be buffered with a solid fence extending from the
ground to a height of not less than 6 feet and a Type C buffer.

5.9 INDUSTRY/WHOLESALE/STORAGE USES
5.9.1 INDUSTRY, RESTRICTED [HI]
A. Purpose

1. The Lancaster County Council finds that it is necessaty to set forth the appropriate special
requirements by which Industry, Restricted may be established within the umncorporated
areas of Lancaster County.

2. Industry, Restricted is having serious objectionable operational characteristics, particulatly
when they are Jocated near residential areas or educational, religious, ot recreational uses.

3. 'The County Council finds that the regulation of these uses is necessary to ensure that
potential adverse effects do not contribute to the blighting of surrounding neighborhoods
and to protect the quality of life in Lancaster County.

B. Permitted Location and Size
1.  Such uses shall be sited on a pazcel of not less than 10 acres.
2. Such uses shall be sited only in areas zoned for Heavy Industry.

3. All storage of hazardous materials shall comply with the provisions of the International Fire
Code.

4. Extetior storage of hazardous materials not contained in vehicles for transportation,
petmanent on-site storage vessels, or containers shall be maintained so as to not create
environmental hazards that may pose a threat to ground or sutface water quality, air quality,

~ wildlife, and/ot humans.

5. All extetior storage of hazardous materials shall not exceed a height of 12 feet and arranged
carefully to provide adequate spacing between incompatible substances as approved by the
Fire Marshal.

C. Separation Requirements
1. Such uses shall not be located closer than 2,640 feet (or 1/2 mile) to any of the following:
a. LDR, MDR, HDR, PB, NB, INS, UR, RMX, MX, and IMX Districts;

b. All Residential uses, all Civic uses, and all Educational/Institutional uses as per the Use
Table in Section 2.5.3.

C. All essential public facilities, or other similar uses.

2. Such uses shall not be located closer than 1,320 feet (ot %+ mile) to any highway access
points (on-ramps/off-ramps), except as requited to gain immediate access to the facility
from a road. The waiver of separation requitements allowance in Section 3.1.3 shall not be
applicable to this requirement.

3. Such uses shall not be located closer than 500 feet from any floodplain or wetland area and
a berm shall be constructed such that any runoff of water or other liquids will not enter the
floodplain or wetland area.

4. A G-foot high berm shall encompass the entite propetty where it adjoins with other
properties, except on the frontage or address side of the property where it adjoins a road.

5. Such uses shall not be located closer than 600 feet to another Industty, Restricted except
whete a single 6-foot high berm and 6-foot high chain-link fence separates the properties
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E. Screening

1. A minimum 100-foot buffer area is required along all propetty lines and right-of-way. No
materials, processes, or activities, including parking, access roads, or buildings, shall occur
in the buffer area. All existing trees within the buffer area shall be preserved, except to
allow for construction of necessaty road crossings and monitoring of wells.

2. A chain link security fence, a minimum of 6 feet in height, shall enclose the entire site. The
fence may be placed inside the 100-foot buffer area.

F. Vehicular Access

Vehicular access to the site shall be provided on a major or minor thoroughfate, ot on a road
improved to necessary industrial capacity as dctermmed by the Administrator.

59.14 WHOLESALING AND DISTRIBUTION
Wholesaling and distribution shall comply with the following:
A. Access: The use shall have direct access onto an arterial or major collector road.

B. Screening of Outdoor Storage Areas: The use shall locate outdoor storage ateas to the tear of
the principal structute to the maximum extent practicable and screen them with a wooden fence
ot masonty wall no less than 8 feet in height in accordance with Chapter 7. One evetgreen shrub
shall be installed for every 5 linear feet of fence ot wall on the side of the fence or wall facing a
neighboring property ot public right-of-way.

C. The use shall be designed to ensute propet functlonmg of the site as related to vehicle stacking,
circulation, and turning movements.

5.9.15 WHOLESALING AND DISTRIBUTION RESTRICTED [LI, HI]
A. Purpose

1. The Lancaster County Council finds that it is necessaty to set forth the appropriate special
requitements by which Wholesaling and Distribution Restricted may be established within
the unincorporated areas of Lancaster County.

2. Wholesaling and Distribution Restricted, because of the very nature, is recognized as
having serious objectionable operational characteristics, particulatly when they ate located
near residential areas or educational, religious, ot recteational uses.

3. 'The County Council finds that the regulation of these uses is necessary to ensure that
potential adverse effects do not contribute to the blighting of surrounding neighborhoods
and to protect the quality of life in Lancaster County.

B. Permitted Location and Size
1. Such uses shall be sited on a patcel of not less than 5 acres.

2. All structures housing hazardous materials shall be of fire resistant contrition and meet
applicable International Building Code tequirements.

3. All storage of hazardous materials shall comply with applicable International Fire Code
requitements, as amended.

4. Outside storage of hazardous materials is prohibited.
C. Separation Requirements

1. Such uses shall not be located closer than 1,320 feet (or %4 mile) to any of the
following:

a. LDR, MDR, HDR, PB, NB, INS, UR, RMX, MX, and IMX Districts;
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b. All Residential uses, all Civic uses, and all Educational/Institutional uses as pet the Use
‘Table in Section 2.5.3.

2. Such uses located closet than 500 feet from any floodplain ot wetland area shall have a
berm constructed such that any contaminated runoff of water or other liquids will not
entet the floodplain or wetland area.

3. A 3-foot high berm shall encompass the entire property whete it adjoins with other
propetties, except on the frontage or address side of the property where it adjoins a
road.

4. Such uses shall not be located closer than 250 feet to any Industry, Restricted except
where a single 6-foot high berm and 6-foot high chain-link fence separates the
properties and the 250-foot setback is maintained from the propetty line to all
structures and/or roadways and the 300-foot setback is maintained from the property
line to any roads or structures within the Industry, Restricted zoned parcel except as
required for necessaty inspection wells and access routes to inspection wells.

5. Such uses shall not be located closer than 250 feet to any Industrial use.

Such uses shall not be located adjacent to Storage - Warehouse Indoor, Restricted or
Wholesaling and Distribution, Restricted.

D. Requited Setbacks

4 Such uses shall maintain a 250-foot setback from the propetty line to all structures and/or
roadways, and from roads and sidewalks.

E. Screening

1. A minimum 100-foot buffer area is required along all property lines and public rights-
of-way. No materials, processes, or activities, including parking, access roads, ot
buildings, shall occur in the buffer area. All existing trees within the buffer area shall
be preserved, except to allow for construction of necessary road crossings and
monitoring of wells.

2. A chain link security fence, a minimum of 6 feet in height, shall enclose the entire site.
The fence may not be placed inside the 100-foot buffer area.

F. Vehicular Access

Vehicular access to the site shall be provided on a major or minor thoroughfare, or on a
road improved to necessaty industtial capacity as determined by the Administrator.

G. Reclamation Plan Required

Applicant shall file with the Emergency Management, Fire Rescue, and Register of Deeds a
reclamation plan for the site facilities and location. The plan shall indicate any anticipated
hazardous materials, secondary materials, spent materials or sludges, or other products
which will requite reclamation, the name of the applicant, or other entity approved by
Lancaster County Council, as the owner and which shall remain the owner and liable for
the site forever, or until Lancaster County Council apptoval is given to release this
requirement.
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