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MINUTES
GREENVILLE CITY PLANNING COMMISSION
10th floor Council Chambers 
November 17, 2016
4:00 PM
Meeting Notice Posted November 2, 2016
Members Present:		David Keller, Matt Johnson, Meg Terry, Catherine Smith, Jonathan Pait and Wil Brasington
Members Absent:	Jason Tankersley
Staff Present:		Bryan Wood, Zoning Administrator;   Abbie Rickoff, Development Planner; Nathalie Schmidt, Development Planner; Dwayne Cooper Engineering Manager; Kevin Howard, Economic Development Analyst; Nancy Whitworth, Deputy City Manager and Michael Pitts, City Attorney

NOTICE OF MEETING: Pursuant to Section 30-4-80 of the S.C. Code of Laws, annual notice of this Commission's Meetings was provided on January 1, 2016 via the Greenville City Website. In addition, the Agenda for this Meeting was posted outside the meeting place (City Council Chambers in City Hall) and was emailed to all persons, organizations, and news media requesting notice. Notice for the public hearings was published in the Greenville News, posted on the properties subject of public hearing(s), mailed to all surrounding property owners, and emailed to all persons, organizations, and news media requesting notice pursuant to Section 6-29-760 of the S.C. Code of Laws and Section 19-2.2.9 of the Code of the City of Greenville.

CALL TO ORDER: Chairman Matt Johnson called the meeting to order at 4:00 PM.

APPROVAL OF MINUTES: The October 20, 2016 meeting minutes were approved. Commissioner Smith recused from vote.

ACCEPTANCE OF AGENDA:  The agenda was approved.  

CONFLICT OF INTEREST:  Commissioner Terry noted a conflict of interest for Item B) SD 16-726 during the reading. 


NEW BUSINESS:

A. Z 18-2016.  Application by Charles Pate Jr to REZONE  approximately 0.28 acre located at ALLENDALE LA and GREENACRE RD from R-6, Single-Family Residential District  to OD, Office & Institutional District  (TM# 019901-04-01400 and part 019901-04-01301)
			
Nathalie Schmidt presented the staff report for this application.  The property is located at the corner of Greenacre Road and Allendale Lane, in the Nicholtown Neighborhood, and within the Nicholtown Neighborhood Revitalization Overlay (NRO).  Though the property is zoned single-family residential, consistent with the neighborhood on Allendale and Cloverdale Lanes, it faces Greenacre Road, which connects Laurens Road to the Phyllis Wheatley Center and the Housing Authority’s Heritage planned development.  

Greenacre Rd effectively splits residential zones from a regional commercial district that extends two blocks to S Pleasantburg Dr.  Previous uses of the property have been commercial in nature, including restaurants, grocery, barber shop, karate school, and thrift store.  Permit records indicate that there was a request to rezone the property to C-1, Neighborhood Commercial, in 1999.  After that, there were several permits issued for Change of Nonconforming Use, evidently for each business turnover.  The last permit for a nonconforming use was requested in 2004.  The last record of an active business license is from 2002.  

Section 19-9.4 of the Land Management Ordinance states that a nonconforming use shall not be reestablished after a discontinuance for 180 days. The Applicant is requesting to rezone the property so that he can use the building for a working art studio.  

The Applicant met with the Nicholtown Neighborhood Association several times.  The general response appeared to be that the proposed use (art studio) would be acceptable but that the nonresidential zoning district would allow future uses that would not be acceptable.  An excerpt from the Table of Uses is included in this report that illustrates which uses are permitted in OD districts as compared to residential districts.  An excerpt from the Nicholtown Master Plan (2004) is also included to reference the neighborhood’s vision.  The Plan includes residential and nonresidential design guidelines that apply to development in the NRO (zoning overlay).

A nonresidential zoning designation would require the new occupant of the property to comply with current City development standards.  While some nonconformities can continue to a certain degree, improvements will be required for landscaping, street trees, and buffering and screening adjacent to residential uses.  If the site is redeveloped in the future, nonresidential design standards would apply, which provide further requirements when adjacent to single-family residences.  Improvements to the site would be further constrained by the size of the property.

While Staff recommends that OD zoning would be an acceptable designation for the property, an alternative that we would also support would be to amend the Table of Uses, to allow ‘photography, art, dance studio or gallery’ by special exception in RM-2 and RM-3 districts (similar to ‘offices, all other uses’).  However, this would require the Applicant to go through 1) the text amendment, 2) rezoning of the property, and 3) a special exception permit.  

Staff offers the following responses to the Rezoning Criteria found at Section 19-2.3.2(E)(2), Amendments to Zoning District Map.

1. Consistent with the Comprehensive Plan:  Staff concedes that the proposed zoning designation of ‘OD’ does not fulfill the “General Residential” Future Land Use designation, which encourages infill residential development that is consistent with existing development pattern and strengthens neighborhoods.  However, due to the orientation and context of the property, the proposed zoning would not disrupt the existing development pattern of the adjacent residential neighborhoods, and would provide a buffer between one neighborhood and more intense commercial properties.
   
1. Changed conditions since the original designation:  The property has an existing commercial building and parking lot that has been occupied by several businesses that have served the neighborhood.  Recently, the property owner has recombined properties so that this tract has less than 20 feet of frontage on Allendale Lane, a residential street, and obviously faces the commercially zoned properties across Greenacre Road. 

1. Addresses a demonstrated community need:  The ‘OD’ designation presents more opportunities for neighborhood businesses, services, and employment near residential areas.  Residential and park uses are also allowed.

1. Compatible with surrounding uses:  The ‘OD’ designation allows uses that are generally compatible with residential uses.  Reference the excerpt from the Table of Uses.

1. Promotes logical development pattern:  The proposed zoning amendment, in addition to the City’s development standards and nonresidential design standards, will promote a logical development pattern.

1. Will not result in “strip” or ribbon commercial development:  It is not anticipated that the proposed amendment will result in strip or ribbon commercial development due to the nonresidential design standards in the ordinance.

1. Will not create an isolated zoning district:  The proposed designation will not create “spot” zoning; the ‘OD’ designation would serve as a transitional district between the residential and intense commercial districts in the vicinity.

1. Surrounding property values:  It is not readily apparent that the proposed amendment will result in significant adverse impacts on the property values of surrounding lands.  

1. Effect on natural environment:  None that are apparent.

1. Public facilities and services:  There are adequate public facilities to serve the development.  

Staff Recommendation:  OD zoning of the property would be acceptable with the following condition:

Recombination Plat (RC 16-667) must be recorded at the Greenville County Register of Deeds and filed with Real Property Services, and then returned to the Planning office before 1st reading before City Council.

Will Pouch with the ParaNova Group, representing applicant Charles Pate, stated that he met with the neighborhood 3 different times prior.  Concerns led them to deed restrict the property to “photography/art/dance studio/gallery”.  The deed restriction remains on the land.  Zoning designation OD will fit within the comprehensive plan.

Glenda Morris, 16 Allendale Lane, cited opposition to zoning.  Wants the R-6 designation maintained in the Nicholtown master plan in order to preserve and protect the single family character.

Lawrence Acker, 104 Hardale Lane, referenced the comprehensive plan while stating opposition that “art’ is not light retail. He does not want art on GreenAcre, Rebecca and Dan Street when there are other appropriate locations designated for retail in the plan.  He feels an art shop will not help the stability of the neighborhood especially when Phyllis Wheatly Center is available.

Margaret McJunkin, 23 Palm Street also opposes preferring beautification of the area with open spaces to showcase existing homes.

Ray Martin, 218 Webster Road opposes stated to maintain integrity of the area the R-6 zoning designation should be remain in place.

Rodney Acker, 14 Allendale Lane, questioned the accuracy of the staff report.  The OD zoning designation is an encroachment on the residential land use and he therefore opposes the zoning change.

Having no one else wishing to address the application, the Commission closed the public comment portion of the hearing.

Commissioner Johnson stated the request is straight forward based on the facts in the staff report.  The zoning is not an intensive use and appears to comply with master plan.

Commissioner Brasington asked for more details of the neighborhood feedback and asked if retail spaces would work.  Schmidt stated the residents are ok with the artist’s gallery but scared of the rezoning.  Schmidt displayed the development plan from the Nicholtown master plan to show that the applicant wants to use the space to work with not many walk in customers.  The existing commercial building is currently non-conforming based on the master plan zoning of R-6.

Pitts stated that the deed restriction would run with the land.  Commissioner Pait stated that the deed represents a major concession of the applicant.

Commissioner Brasington said the property has been commercial for quite some time.  Schmidt added that a buffer requirement is in place between OD and R-6 in the non-residential design standards.

Commissioner Brasington made a motion to approve with staff conditions.   Commissioner Pait seconded the motion.  The motion was approved by a vote of 6-0.

B. SD 16-726.  Application by Site Design, Inc. for a SUBDIVISION with 10 lots on 3.39 acres located at ROCKY SLOPE RD in the S-1, Service District (TM# 026204-01-09700)
		
Abbie Rickoff presented the staff report for this application.  The proposed subdivision, Legacy Square Phase II, is located at the intersection of Rocky Slope Road and Sedley Road in the Verdae community. The 3.39 acre property will be subdivided into 10 lots for commercial development, similar to the first phase of Legacy Square across the street on Rocky Slope Road and Legacy Park Drive. Legacy Square is the commercial “town center” that includes local shops and businesses, and is in close proximity to Legacy Park and area residents. 

The property is zoned S-1, Service District, which allows for a variety of land uses including residential, office, restaurant, and retail services.  The City’s Future Land Use designation for the area is “General Residential” and “Transit Oriented Development,” which generally supports the Verdae master plan.

Staff Recommendation:	Approve, subject to all Staff conditions included in this report
Craig Winnal of Site Design, 800 E Washington St, was available for questions.

Having no one wishing to address the application, the Commission closed the public comment portion of the hearing.

Commissioner Johnson commented that this subdivision as well as previous ones have not lived up to the Hollingsworth vision.  There has been confusion as to the type of plat required.  Winnal shared the same frustration but said practical economics have caused the deviation from the original plan.  Commissioner Johnson cited the difference economically from an investment and a gift.  Commissioner Keller cited his disapproval of the overall plan and objections to the constant rezoning of this gifted property.

Rickoff clarified other department comments as not being anything unusual. 

Commissioner Terry recused from dais when she realized there was a conflict through employment.

Commissioner Keller made a motion to approve the application.   Commissioner Pait seconded the motion.  The motion was approved by a vote of 5-0.

Commissioner Terry returned to dais.

C. SD 16-722.  Application by Stephen Hull for a SUBDIVISION with 5 lots on 0.246 acres located at 8 MALLARD ST in the C-3, Regional Commercial District (TM# 008000-04-00101)
	
Abbie Rickoff presented the staff report for this application.  The proposed subdivision, West End Walk (Phase Two), is in the Sterling special emphasis neighborhood near the corner of Mallard Street and Arlington Avenue, across from the Pendleton West townhouse development. The Applicant is proposing to subdivide the 0.246 acre site to develop 4 single-family attached units with a common area. Phase One of West End Walk is adjacent to this site and was approved in 2014.  Phase One includes 4 townhomes that face Arlington Avenue. 

The new units will face the northern property line, acting as a “bookend” to Phase One, while sharing the existing driveway off of Mallard Street.  All of the units will face a common green space, but Unit A (Parcel 2) will have double frontage on Mallard Street since this unit also faces a public street. The minimum setback requirements in the C-3 zoning district are 10’ (front); 3’ or 10’ (side); and 15’ (rear).  The new units appear to be in keeping with the prevailing setback pattern and overall design of Phase One, and are also in keeping with the setbacks of the Pendleton West townhomes further down the block on Mallard Street.  

The property is designated “Mixed-Use Neighborhood” on the 2009 Future Land Use Map, which allows small grocery stores, drug stores, service stations, etc., and encourages “Urban and General Residential,” where the focus is on pedestrians.  

Planning Conditions

1. Street trees shall be planted along Mallard Street, consistent with Sec. 19-6.2.2.
2. Additional landscaping may be required adjacent to the parking/driveway area.
3. Any existing structures at 8 Mallard Street shall be demolished prior to final plat approval.

Staff Recommendation:	Approve, subject to Staff conditions included in this report
Steve Hull, the applicant, was available for questions.

Having no one wishing to address the application, the Commission closed the public comment portion of the hearing.

Commissioner Brasington made a motion to approve the application with staff conditions.   Commissioner Keller seconded the motion.  The motion was approved by a vote of 6-0.


D. MD 16-738.  Application by Stephen Hull for a MULTI-FAMILY DEVELOPMENT with 4 townhomes on 0.24 acres located at 8 MALLARD ST in the C-3, Regional Commercial District (TM# 008000-04-00101)

Bryan Wood presented the staff report for this application.  The applicant constructed a 4-unit townhouse development at the corner of Arlington Avenue and Mallard Street in 2015. These units were designed to face Arlington Avenue with rear-loaded garages accessed by a common driveway connecting to Mallard Street. The adjacent property is now being proposed for Phase 2 of the project. 
Phase 2 will consist of four townhouses with similar architectural design and materials. To reduce the amount of asphalt paving, the applicant proposes to orient the townhouses to the side so that rear-loaded garages can share the existing common driveway. A landscaped courtyard will create the ‘front yard’ for the units. The front door of the unit adjacent to Mallard Street is oriented to the street and the street-facing façade is appropriately articulated. 
The Design Review Board Neighborhood Panel felt the proposed design and materials were consistent with the existing development, and that the orientation of the end unit toward Mallard Street was appropriately designed. The DRB recommended the inclusion of street trees along Mallard Street. The 5’ setback along Malllard Street is consistent with the setback for Phase 1 of the project and that of the Pendleton West Townhouses across Arlington Avenue from the project.

Staff Recommendation: Approval, subject to staff approval of appropriate street trees along the Mallard Street frontage of the property.

Having no one wishing to address the application, the Commission closed the public comment portion of the hearing.


Commissioner Keller made a motion to approve the application with staff conditions.   Commissioner Pait seconded the motion.  The motion was approved by a vote of 6-0.

E. SD 16-730.  Application by Drew Parker for a COTTAGE SUBDIVISION with 14 single-family units (16 total lots) on 1.8 acres located at RIDGEWAY AV in an R-6, Single-Family Residential District  and OD, Office & Institutional District  (TM# 025700-08-05603)


Nathalie Schmidt presented the staff report for this application.  The applicant proposes a Cottage Subdivision, pursuant to the Use-Specific Standards of Section 19-4.3.1(A)(4) of the Land Management Ordinance.  The property is split-zoned: R-6, Single-Family Residential District, and OD, Office and Institutional District.  The subdivision will consist of 14 residential lots for 8 single-family detached houses on the R-6 portion and 6 townhouses on the OD portion of the property. The lots front on a ‘Village Green’, and other common open space amenities include a community garden and an amphitheater/stage overlooking a bog garden.  Common parking areas are located on the perimeter of the property. Pedestrian connections along Ridgeway Avenue and within the common open space provide access to amenities. A buffer is proposed along the eastern property line where houses and townhouses will be in close proximity to existing single-family houses.  Houses along Ridgeway Avenue will be designed with a ‘front’ facing the street and one facing the common area.

The standards for a Cottage Subdivision include requirements for layout of the development, minimum common open space, access, and design of the individual houses and lot layout.  At this preliminary plat stage of the development, the proposal complies with applicable standards of the Cottage Subdivision.  Staff will verify compliance with all requirements of the Cottage Subdivision during the permitting process as details of the proposal are finalized.   

Staff Recommendation:	Approval, subject to compliance with the Use-Specific Standards for Cottage Subdivisions in Sec. 19-4.3.1(A)(4) of the Land Management Ordinance, and the comments from other departments listed below

The applicant, Drew Parker of 101 Falls Park Dr, intended to improve the neighborhood amphitheater which is not open to the public and concerts.  The plan has been reduced from 25 townhomes to 14 single and townhomes.  There will be commercial parking at the corner of Ridgeway and Laurens.

Nancy Belue of 27 Ridgeway Avenue stated that the narrow streets currently have cut through traffic problems.  In addition, drainage is an issue.

Hunter Morris of 25 Ridgeway Avenue also cited cut through traffic going to Haywood Road is a problem due to the narrow streets.

Dawn Wells of 312 Sycamore supports the neighbors regarding the density and traffic.

Grayson Burgess of 29 Simmons Avenue wants the City to check up on the traffic concerns.

Cooper stated that the roads will need to be increased in width to comply with standards following Commissioner Johnson’s concerns.

Commissioners at large voiced positivity with respect to the Cottage subdivisions being taken advantage of and would like to see more of it within the City.

Having no one else wishing to address the application, the Commission closed the public comment portion of the hearing.

		

Commissioner Terry made a motion to recommend approval with staff conditions.   Commissioner Keller seconded the motion.  The motion was approved by a vote of 6-0.


F. AX 08-2016.  Application by Woodside Mill Properties, LLC to ANNEX and ZONE 12.26 acres located at WOODSIDE AV and E MAIN ST from I-1, Industrial District, and R-10, Single-Family Residential District (County) to PD, Planned Development District (City) (TM# 0122000300100, 0122000300600, 0122000601100, 0122000501600, 0122000501400)

Bryan Wood presented the staff report for this application.  The applicant has requested that the properties associated with Woodside Mill be annexed into the City of Greenville.  Two of the properties are zoned I-1 in the County and contain the main mill building and associated out buildings.  Three additional properties located across East Main Street from the mill are zoned R-10 in the County and are developed as surface parking lots.  The applicant is requesting a zoning designation of PD, Planned Development.

The applicant intends to work with the South Carolina Department of Archives and History on a rehabilitation plan that will qualify for state and federal income tax credits.  The 550,000 square foot mill building will be converted into approximately 300 market-rate apartments, and a brewery or restaurant.  Building 1, 4225 square feet, will be used as a general store and offices.  Building 5, approximately 2400 square feet, will be used as an event venue.  Buildings 8 and 9, 11,500 square feet, will be used for retail or commercial uses, as market demands. Building 7, 25,000 square feet, will be used as retail or commercial uses as market demands or for additional residential units.  Reference the enclosed site plan with building numbers. 

The Design Review Board Neighborhood Panel recommends approval of the application, stating that the State’s review process for tax credits will be more strenuous than their review.

As the center of the community in the 20th Century, the mill was, and still is, surrounded by residential uses.  The Planned Development zoning designation affords the City the ability to define the extent of the development and the uses permitted in the development. The residential component of the project is clearly appropriate for the area.  Commercial uses will provide convenience to the residences of the project and its neighbors. However, other than a ‘brewery or restaurant’, ‘general store and office uses’, and an ‘event venue’, about 36,500 square feet of potential commercial space is undefined.  The Staff believes the recommended conditions relating to the nonresidential uses on the subject property will provide appropriate protection to the surrounding residential community.		


Staff Recommendation:	Approval, with the following conditions:
1. A brewery located on the site shall obtain a Conditional Use Permit from the City Planning Staff;
1. Any nonresidential uses that are not accessory to the residential uses, and which will be open between midnight and 5:00 am shall obtain a Conditional Use Permit from the City Planning Staff; 
1. All other undefined ‘retail or commercial’ uses shall be limited to uses allowed in the C-2, Local Commercial Zoning District; and 
1. Any aspects of the project that are not defined in the approved plans and PD Agreement shall comply with the applicable provisions of the City Code. 

John Gumbert, developer/applicant, of Camden Partners in Atlanta, GA, explained the general concept for the mill and was available for questions. 

Having no one wishing to address the application, the Commission closed the public comment portion of the hearing.

Commissioner Brasington made a motion to recommend approval with staff conditions, subject to approval by City Council.   Commissioner Terry seconded the motion.  The motion was approved by a vote of 6-0.

G. Z 24-2016. Application by McMillan Pazdan Smith to MODIFY an existing PD, Planned Development, on 6.32 acres located at THRUSTON ST, HOWE ST, and AUGUSTA ST for designation as a University Ridge Village Center (URVC) in lieu of Neighborhood General (NG)  in the Haynie-Sirrine Neighborhood Code (HSN) to include multi-family residential and commercial development (TM# 009101-06-00102, 009101-06-00103, 009101-06-00101)

Bryan Wood presented the staff report for this application.  The subject properties are the site of the former Scott Tower apartment building and the remaining Garden Apartments.  The properties are included in the ‘Neighborhood General’ sub-district of the Haynie-Sirrine Planned Development.  This sub-district allows multi-family buildings with a maximum height of three (3) stories.  The existing Garden Apartments building is five (5) stories in height.  The proposed buildings will be four (4) stories in height. Retail uses are limited to neighborhood store (on a corner lot) and child care center.

The properties are contiguous to the ‘University Ridge Village Center’ sub-district of the Haynie-Sirrine Planned Development.  This sub-district allows up to six (6) stories in height. Retail uses are more permissive, along with light manufacturing uses.

In order to accommodate the height of the existing building and the anticipated mixed-use building in a future phase, the applicant requests the properties be included in the ‘University Ridge Village Center’ sub-district of the Haynie-Sirrine Planned Development.

The site is designed to accommodate the existing 80-unit senior Garden Apartments, a new 113-unit senior apartment building, and a future mixed-use building consisting of approximately 197 units, 1400 square feet of commercial space, and 5200 square feet of residential amenity space, located above a podium parking structure.
The new apartment building (Building B on the attached site plans) is designed with brick and wood toned siding to act as a transition from the existing Garden Apartments building to the future mixed-use building to be located adjacent to Augusta Street.  The Design Review Board Urban Panel recommended the applicant reduce the amount of contrast between brick color and the siding, and that landscaping be designed to create inviting, usable outdoor spaces.  		

Staff Recommendation:	Approval, subject to planning staff approval of final materials, colors, and landscape design.

Commissioner Brasington asked about the sub-districted.  Were there ratios intended?  Wood responded that the plan is approximately 15 years old and no ratios are set.

Commissioner Keller Confirmed from memory on the task force and the intent to bring back/revitalize the Haynie Street side.

Lisa Lanni, the applicant of McMillan Pazden Smith 32 Ashley Avenue, stated that both new buildings are 4 story.  Plenty of buffer and green space has been provided.  Wood clarified the stories are measured from the front of the buildings.

Commissioner Smith commented/asked why no URVC on the existing garden apartments and NC on the other 2 buildings.

Having no one wishing to address the application, the Commission closed the public comment portion of the hearing.


Commissioner Keller made a motion recommend approval of PD modification to part URVC (existing building) and part NC (future buildings B and C) and approvals of new building B.  Commissioner Brasington seconded the motion.  The motion was approved by a vote of 6-0.

Commissioner Keller left the meeting at 6:00pm.

H. Z 23-2016.  Application by the City of Greenville for a TEXT AMENDMENT to Article 19.7, Stormwater Management,  of the Land Management Ordinance to modify water expansion ratios relative to modeling of floodways, and for clarification of existing requirements
		
Dwayne Cooper presented the staff report for this application.  Cooper cited that the appendices would remain in the ordinance.

Staff Recommendation:	Approval
Having no one wishing to address the application, the Commission closed the public comment portion of the hearing.

Commissioner Terry made a motion to recommend approval keeping appendices in current location of the ordinance.   Commissioner Brasington seconded the motion.  The motion was approved by a vote of 5-0.

I. SNC 16-766.  Application by Greenville Health System to request a STREET NAME for a private street intersecting Grove Rd opposite Butternut Dr (TM# 0100000100607) 

Bryan Wood presented the staff report for this application.  The new private street is part of a recent development and major subdivision by the Greenville Health System, for the Senior Care PACE facility (Program of All-Inclusive Care for the Elderly) located off Grove Road.  The preliminary plat was approved by the Planning Commission in August 2016, with a tentative street name that is not available at this time.  The Applicant is coming back to request approval for “Centennial Drive.”

The Planning Commission is given the power and duty of naming all streets within the City by Sections 19-2.1.2 and 19-2.3.13(C) of the Land Management Ordinance.  

Staff Recommendation:	Approve
Rick Spitz of GHS was available for questions. Centennial Way will be the street name due to street not being a through street.

Having no one wishing to address the application, the Commission closed the public comment portion of the hearing.

Commissioner Pait made a motion to recommend approval.   Commissioner Smith seconded the motion.  The motion was approved by a vote of 5-0.

Other Business:

Commissioner Johnson requested a copy of the memorandum of understanding for the Verdae – Hollingsworth development.

ADJOURNMENT:	The meeting was adjourned at 6:05 P.M.
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