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York County 
Planning Commission 

Agenda 
May 11, 2026  

 
Regular Meeting York County Government Center 

6 South Congress Street 
York, SC 29745 

6:00 PM 

 
 
Call to Order 

Approval of Agenda 

Approval of Minutes 

1. Planning Commission Minutes April 12, 2026 

New Business 

1. Rezoning 26-16: Steven Moss (Applicant) Sherer Family LLC of the Carolinas (Owners); 
requesting to rezone a 73.73-acre parcel from RUD to AGC. The subject parcel is located on 
Lockart Road, Sharon. The property is referenced as tax map number 138-00-00-006; Council 
District 3 - Adkins. 

2. Rezoning 26-17: David Hudspeth (Applicant) Williams Road Holdings, LLC (Owner); requesting 
to rezone a 3.01-acre parcel from OI to NC. The subject parcel is located on Williams Road, Fort 
Mill. The property is referenced as tax map number 739-00-00-011; Council District 7 - Cloninger. 

3. Rezoning 26-18: James Britt Springs and Amy D Springs (Applicants) WF Papke III (Owner); 
requesting to rezone a 33.95-acre parcel from RMX-10 to RUD The subject parcel is located on 
Windmill Lane, Clover. The property is referenced as tax map number 571-00-00-001; Council 
District 2 - Litten. 

4. Planning Commission to receive information requested from staff on allowing manufactured 
homes in the RSF-40 Zoning District. 

Other Business 

1. Rezoning Tracking Sheet 

Executive Session 

Matters for consideration/actions following Executive Session 

Adjourn 
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Case 26-16   

 

Project Description 

The applicant is requesting to rezone a 73.73-acre parcel from Rural Development (RUD) to 

Agricultural Conservation (AGC) to preserve the allowed agricultural uses and restrict the property 

from subdividing into lots that are smaller than 5-acres. 

  

Consistency with the Comprehensive Plan 

The subject parcel is designated with the Agriculture future land use in the York Forward 2035 

Comprehensive Plan. This designation describes places where the predominate existing land uses 

are farmlands and timberlands, complemented by very-low density residential development, 

cottage industries, ag-supportive commercial, and agri-tourism operations. Rural commercial and 

industrial operations are located away from residential communities, and are often at intersections 

of rural roads. 

The rezoning request is consistent with York County’s York Forward 2035 Future Land Use Map 

and Comprehensive Plan. The abutting properties are also zoned AGC. Further, this is an 

opportunity to preserve large-lot agricultural space in accordance with Goal LU-4.1 of the 

Comprehensive Plan; to maintain the character of rural and agricultural areas. 

Planning Commission   Case: 26-16 

May 11, 2026     Staff Report 

Request Summary 

 

Applicant: Steven Moss 

Property Owner: Sherer Family LLC of the Car-

olinas 

Tax Map Number: 138-00-00-006 

Address: Lockhart Rd, Sharon 

Council District: 3—Adkins 

Area: 73.73 Acres 

Current Zoning District: RUD 

Requested Zoning District: AGC 

Future Land Use Designation: Agriculture 

Staff Recommendation: Approve 
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Case 26-16   

 

Property Description 

The 73.73-acre subject parcel is along the stretch of Lockhart Rd south of the town of Sharon. It is 

farmed for hay and timber similar to its neighbors, and has been used this way for decades. The 

easterly headwaters of the Mitchell Branch stream system are found throughout the northern and 

southern ends of the property. 

 

 

 

 

 

 

Zoning and Land Use History 

 July 22, 1986: Subject parcel was originally zoned RUD. 

 March 29, 2000: Recorded current deed of subject parcel (RB 3066, PG 131). 

 

Rezoning Request 

The applicant is requesting to rezone approximately 73.73 acres from RUD to AGC. 

 Current Zoning District: RUD: The Rural Development district is intended to protect and 

preserve areas of the County that are presently rural or agricultural in character and use and 

serves to discourage rapid growth while allowing growth through orderly use and timely 

transition of rural areas.  

 Proposed Zoning District: AGC: The Agricultural Conservation district generally consists of the 

most agriculturally productive soils, and their loss cannot be readily compensated. Therefore, 

the district is intended to preserve areas under cultivation and prime agricultural soils for 

continued agricultural and agriculturally-oriented uses, protect and support the business of 

agriculture, and protect agricultural character. 

Table 1: Property Context  

PROXIMITY 
CURRENT LAND 

USE 

CURRENT  

ZONING 

2035 LAND USE PLAN  

RECOMMENDATION 

NORTH Residential AGC Agriculture 

SOUTH Residential/Agricultural RUD/AGC Agriculture 

EAST Residential RUD Agriculture 

WEST Residential/Agricultural AGC Agriculture 

Staff Analysis 

Table 2: Zoning District Comparison 

 ZONING DISTRICT: RUD ZONING DISTRICT: AGC 

MINIMUM LOT SIZE 1 Acre 5 Acres 

PERMITTED LAND USES 

Livestock keeping, farming, 

hunting clubs (SE), landscape 

supply facilities (SE), craft brew-

eries (SE) 

Livestock keeping, farming, hunt-

ing clubs, landscape supply facil-

ities, craft breweries 
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Case 26-16   

 

Exhibit A - Existing Zoning Map 

Exhibit B -  2035 Land Use Plan 
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Case 26-16   

 

Findings 

Per Section 155.1139 of the York County Code of Ordinances, the Planning Commission must 

consider the following factors when making a recommendation on any proposed amendment to the 

zoning map. 

A. The relationship between the request and the Comprehensive Plan and Future Land Use 

Map. 

The subject parcel is designated with the Agriculture future land use in the York Forward 2035 

Comprehensive Plan. This designation describes places where the predominate existing land 

uses are farmlands and timberlands, complemented by very-low density residential 

development, cottage industries, ag-supportive commercial, and agri-tourism operations. Rural 

commercial and industrial operations are located away from residential communities, and are 

often at intersections of rural roads. 

B. Whether the request is consistent with the Comprehensive Plan and Future Land Use 

Map.  

The rezoning request is consistent with York County’s York Forward 2035 Future Land Use 

Map and Comprehensive Plan. Further, this is an opportunity to preserve large-lot agricultural 

space in accordance with Goal LU-4.1 of the Comprehensive Plan; to maintain the character of 

rural and agricultural areas. 

C. Whether the allowed uses in the requested zoning district would be compatible with 

surrounding land uses. 

The allowed uses of the proposed zoning district are compatible with the surrounding land 

uses. The surrounding properties are used for agricultural yield and services, including for hay, 

timberland, and equestrian uses. The RUD and AGC zoning districts have only a few 

differences in their allowed uses. Some of those uses, which may be inappropriate for a specific 

area (hunt clubs, landscape supply facilities, breweries, etc.), require a Special Exception from 

the Board of Zoning Appeals. 

D. Whether the scale of the proposed development is compatible with the surrounding land 

uses or the intended future land uses. 

The scale of the proposed development will be compatible with that of the surrounding current 

and future land uses. There are other properties in the surrounding area appropriately zoned 

AGC that are over 50 acres in size. 

E. Whether adequate capacity at public school facilities exists or is planned to serve the 

needs of the proposed development. 

The applicant does not intend to build any residences; therefore, the proposed rezoning will 

have no impact on public school facilities. 

F. Whether the proposed project will request to connect to public water and sewer service 

and what entity would provide these utilities. 

The property is located in York County’s Water services district, but will use private well and 

septic. 

G. The relationship of the request to the existing road network, current road capacity, and 

the most recent annual average daily trip counts. 

The parcel to be rezoned has frontage on Lockhart Road, which is maintained by SCDOT. 

Lockhart Road is designated as a collector roadway with an average daily volume of 2,700 
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Case 26-16   

 

trips. Lockhart Road is a paved two-lane roadway with a posted speed limit of 55 mph.  

The applicant is proposing to maintain its agriculture use for the parcel, therefore, the request is 

expected to have a minimal impact on the transportation network.   

H. Whether the inclusion of certain conditions of approval for the request would better 

achieve the goals of the Comprehensive Plan. 

Staff does not recommend any conditions as part of this request. 

 

Next Steps 

The rezoning request is anticipated to follow the process below: 

 Public Hearing:     June 1, 2026 

 County Council (First Reading):    June 1, 2026 

 County Council (Second Reading):   June 15, 2026 

 County Council (Third Reading):    July 20, 2026 

 

Planning and Development Staff Contact 

Thomas Newlin 

Long Range Planner 

(803) 909-7233 

Thomas.Newlin@yorkcountysc.gov 
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Case 26-16   

 

Exhibit C - Aerial Map 
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Case 26-16   

 

Exhibit D - Aerial Map—Parcel 
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Case 26-16   

 

Exhibit E - Environmental Map 
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Case 26-17   

 

Project Description 

The applicant is requesting to rezone a 3.01-acre parcel from Office and Institutional (OI) to 

Neighborhood Commercial (NC) to develop one or two multi-tenant buildings. Future uses could 

include the existing property owner’s office, small-scale medical offices, artisan studios,  

neighborhood scale retail, or other personal services.  

 

Consistency with the Comprehensive Plan 

The subject parcel is designated with the Single Family Residential future land use in the York 

Forward 2035 Comprehensive Plan. This designation describes places comprised primarily of 

single-family detached homes on large lots in residential subdivisions that exhibit a rural or 

suburban character. Small-scale office and civic uses are located at major street intersections or 

adjacent to similar uses and are designed to blend in with the residential character of the area.  

The rezoning request is consistent with York County’s York Forward 2035 Future Land Use Map 

and Comprehensive Plan. Since the subject parcel is located adjacent to a parcel zoned GC, it 

meets the adjacency tenet of the Single Family Residential land use designation. While this GC 

parcel is currently a residential use, it could potentially be redeveloped as a similar commercial use. 

The lesser intensive NC zone will limit the potential building footprint of a non-residential 

development to what is appropriate for an area with suburban residences nearby. 

  

Planning Commission   Case: 26-17 

May 11, 2026     Staff Report 

Request Summary 

 

Applicant: David Hudspeth 

Property Owner: Williams Road Holdings, LLC 

Tax Map Number: 739-00-00-011 

Address: 1545 Williams Rd, Fort Mill 

Council District: 7—Cloninger 

Area: 3.01 Acres 

Current Zoning District: OI 

Requested Zoning District: NC 

Future Land Use Designation: Single Family 

Residential 

Staff Recommendation: Approve 
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Case 26-17   

 

Property Description 

The 3.01-acre subject parcel is accessed from Williams Rd, which is mostly a residential street with 

a scattering of businesses along it, including the subject parcel which currently operates as an 

office space. Aside from the buildings that are part of the building operation, the lot is mostly tree 

cover. 

 

 

 

 

 

 

 

Zoning and Land Use History 

 May 22, 1964: Recorded current plat of subject parcel (PB 26, PG 70). 

 July 22, 1986: Subject parcel was originally zoned RC-I (RSF-40). 

 August 1, 2007: Rezoning from RC-I (RSF40) to BD-III (GC) denied (Case 07-01). 

 September 21, 2009: Rezoning from RC-I (RSF-40) to BD-II (OI) approved (Case 09-12). 

 December 28, 2023: Recorded current deed of subject parcel (RB 21102, PG 100). 

 

Rezoning Request 

The applicant is requesting to rezone approximately 3 acres from OI to NC. 

 Current Zoning District: OI: The Office and Institutional District is designed to provide land area 

for office and institutional development and May be appropriate as a transitional district 

between industrial and commercial areas or between commercial and residential areas.  

 Proposed Zoning District: NC: The Neighborhood Commercial District is designed to provide 

residential areas with small-scale commercial services, professional offices, and convenience 

uses, and is intended to principally serve residential neighborhoods located within the Urban 

Services Boundary. The maximum gross floor area of any building, except grocery stores, in 

Neighborhood Commercial is 15,000 square feet. 

Table 1: Property Context  

PROXIMITY 
CURRENT LAND 

USE 

CURRENT  

ZONING 

2035 LAND USE PLAN  

RECOMMENDATION 

NORTH Residential, Commercial RSF-40, GC Single Family Residential 

SOUTH Residential RSF-40, RUD Single Family Residential 

EAST Residential RSF-40 Single Family Residential 

WEST Residential, Commercial RSF-40, GC Single Family Residential 

Staff Analysis 

Table 2: Zoning District Comparison 

 ZONING DISTRICT: OI ZONING DISTRICT: NC 

MINIMUM LOT SIZE N/A N/A 

PERMITTED LAND USES 
Business support sales and ser-

vices, R&D facilities 
Artisan workshops, Health clubs 
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Case 26-17   

 

Exhibit A - Existing Zoning Map 

Exhibit B -  2035 Land Use Plan 
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Case 26-17   

 

Findings 

Per Section 155.1139 of the York County Code of Ordinances, the Planning Commission must 

consider the following factors when making a recommendation on any proposed amendment to the 

zoning map. 

A. The relationship between the request and the Comprehensive Plan and Future Land Use 

Map. 

The subject parcel is designated with the Single Family Residential future land use in the York 

Forward 2035 Comprehensive Plan. This designation describes places comprised primarily of 

single-family detached homes on large lots in residential subdivisions that exhibit a rural or 

suburban character. Small-scale office and civic uses are located at major street intersections 

or adjacent to similar uses and are designed to blend in with the residential character of the 

area. 

B. Whether the request is consistent with the Comprehensive Plan and Future Land Use 

Map.  

The rezoning request is consistent with York County’s York Forward 2035 Future Land Use 

Map and Comprehensive Plan. Since the subject parcel is located adjacent to a parcel zoned 

GC, it meets the adjacency tenet of the Single Family Residential land use designation. While 

this GC parcel is currently a residential use, it could potentially be redeveloped as a similar 

commercial use. The lesser intensive NC zone will limit the potential building footprint of a non-

residential development to what is appropriate for an area with suburban residences nearby.   

C. Whether the allowed uses in the requested zoning district would be compatible with 

surrounding land uses. 

The allowed uses of the proposed zoning district are compatible with the surrounding land 

uses. The property is adjacent to other parcels zoned GC. 

D. Whether the scale of the proposed development is compatible with the surrounding land 

uses or the intended future land uses. 

The scale of the proposed development will be compatible with that of the surrounding current 

and future land uses. The property is currently non-residential, and the NC zone will limit the 

potential building footprint of a business development to what is appropriate for an area with 

suburban residences nearby. 

E. Whether adequate capacity at public school facilities exists or is planned to serve the 

needs of the proposed development. 

The applicant does not intend to build any residences; therefore, the proposed rezoning will 

have no impact on public school facilities. 

F. Whether the proposed project will request to connect to public water and sewer service 

and what entity would provide these utilities. 

The property is located in Fort Mill’s Water services district, but will use private well and septic. 

G. The relationship of the request to the existing road network, current road capacity, and 

the most recent annual average daily trip counts. 

The parcel to be rezoned has frontage on Williams Road, which is maintained by SCDOT as S-

253. Williams Road is designated as a major collector roadway with an average daily volume of 

1,900 trips. Williams Road is a paved two-lane roadway with a posted speed limit of 35 mph.  
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Case 26-17   

 

The applicant is proposing to develop the site as commercial flex space. The site should be 

accessed at a single point. A preliminary site evaluation form will determine the need for a TIA. 

H. Whether the inclusion of certain conditions of approval for the request would better 

achieve the goals of the Comprehensive Plan. 

Staff does not recommend any conditions as part of this request. 

 

Next Steps 

The rezoning request is anticipated to follow the process below: 

 Public Hearing:     June 1, 2026 

 County Council (First Reading):    June 1, 2026 

 County Council (Second Reading):   June 15, 2026 

 County Council (Third Reading):    July 20, 2026 

 

Planning and Development Staff Contact 

Thomas Newlin 

Long Range Planner 

(803) 909-7233 

Thomas.Newlin@yorkcountysc.gov 
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Case 26-17   

 

Exhibit C - Aerial Map 
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Case 26-17   

 

Exhibit D - Aerial Map—Parcel 
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Case 26-17   

 

Exhibit E - Environmental Map 

Page 33 of 57



Case 26-17   

 

Exhibit F - Sketch Plan 
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Case 26-18   

 

Project Description 

The applicant is requesting to rezone a 33.95-acre parcel from Residential Mixed 10 (RMX-10) to 

Rural Development (RUD) to build a homestead and barn for livestock and general agricultural use. 

  

Consistency with the Comprehensive Plan 

The subject parcel is designated with the Single Family Residential future land use in the York 

Forward 2035 Comprehensive Plan. This designation describes places comprised primarily of 

single-family detached homes on large lots in residential subdivisions that exhibit a rural or 

suburban character. Small-scale office and civic uses are located at major street intersections or 

adjacent to similar uses and are designed to blend in with the residential character of the area. 

The subject parcel abuts property designated with the Rural Residential future land use in the York 

Forward 2035 Comprehensive Plan. This designation describes places displaying a rural character 

of agricultural homesteads and homes with an acre or more of land separated by farmed fields, 

pastures, or forests. These areas are served by a sparse road network and private well and septic 

systems. Farmer’s markets, cottage industries, and agri-tourism serve the community and support 

agriculture.  

The rezoning request is not consistent with York County’s York Forward 2035 Future Land Use 

Map and Comprehensive Plan. However, the property abuts the Rural Residential future land use 

designation, as well as other RUD properties. Further, the current RMX-10 zone allows a housing 

density that is not appropriate for the area or expected within the FLU.  

Planning Commission   Case: 26-18 

May 11, 2026     Staff Report 

Request Summary 

 

Applicant: James Britt Springs, Amy D Springs 

Property Owner: WF Papke III Income/Expense 

LLC 

Tax Map Number: 571-00-00-001 

Address: 5082 Windmill Ln, Clover 

Council District: 2—Litten 

Area: 33.95 Acres 

Current Zoning District: RMX-10 

Requested Zoning District: RUD 

Future Land Use Designation: Single Family 

Residential 

Staff Recommendation: Approve 
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Case 26-18   

 

Property Description 

The 33.95-acre subject parcel is accessed from Windmill Lane. The parcel was once intended to be 

a mobile home park as part of the second phase of the Waterlynn Downs subdivision. Despite 

these intentions, it has never been used as a residence while surrounded by communities on all 

sides. There are metal buildings on the lot and ample tree cover. Another parcel, TM#571-158, is 

nested within it, where the pump facility for the aforementioned Waterlynn Downs subdivision is 

housed. 

 

 

 

 

 

 

Zoning and Land Use History 

 July 22, 1986: Subject parcel was originally zoned RMX-10. 

 January 1, 1991: Recorded plat of Waterlynn Downs Phase II (PB107, PG 1) 

 February 2, 2006: Recorded plat of subject parcel TM#571-002 (PB D70, PG 2). 

 August 23, 2011: Recorded current deed and recombination plat of subject parcel TM#571-001 

with TM#571-002 (RB 12123, PG 161; PB E107, PG 6). 

Rezoning Request 

The applicant is requesting to rezone approximately 34 acres from RMX-10 to RUD. 

 Current Zoning District: RMX-10: The Residential Mixed 10 district is designed to allow a 

diversity of housing types at variable, moderate densities based on residential land use, on lots 

generally with a minimum area of 10,000 square feet, is applied principally to undeveloped 

parcels where housing type and density flexibility will complement existing residential 

neighborhoods, and where public water and sewer is readily available. 

 Proposed Zoning District: RUD: The Rural Development district is intended to protect and 

preserve areas of the County that are presently rural or agricultural in character and use and 

serves to discourage rapid growth while allowing growth through orderly use and timely 

transition of rural areas.  

Table 1: Property Context  

PROXIMITY 
CURRENT 

LAND USE 

CURRENT  

ZONING 

2035 LAND USE PLAN  

RECOMMENDATION 

NORTH Residential RUD-I Rural Residential 

SOUTH Homesteads RUD/RMX-10 Single Family Residential, Rural Residential 

EAST Residential RUD Single Family Residential, Rural Residential 

WEST Residential RUD/RMX-10 Single Family Residential, Rural Residential 

Staff Analysis 

Table 2: Zoning District Comparison 

 ZONING DISTRICT: RMX-10 ZONING DISTRICT: RUD 

MINIMUM LOT SIZE 10,000 SF 1 Acre 

PERMITTED LAND USES 
Single family detached, 

quadplex, triplex, duplex homes 

Manufactured homes, General 

farming, Livestock 
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Case 26-18   

 

Exhibit A - Existing Zoning Map 

Exhibit B -  2035 Land Use Plan 
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Case 26-18   

 

Findings 

Per Section 155.1139 of the York County Code of Ordinances, the Planning Commission must 

consider the following factors when making a recommendation on any proposed amendment to the 

zoning map. 

A. The relationship between the request and the Comprehensive Plan and Future Land Use 

Map. 

The subject parcel is designated with the Single Family Residential future land use in the York 

Forward 2035 Comprehensive Plan. This designation describes places comprised primarily of 

single-family detached homes on large lots in residential subdivisions that exhibit a rural or 

suburban character. Small-scale office and civic uses are located at major street intersections 

or adjacent to similar uses and are designed to blend in with the residential character of the 

area. 

The subject parcel abuts property designated with the Rural Residential future land use in the 

York Forward 2035 Comprehensive Plan. This designation describes places displaying a rural 

character of agricultural homesteads and homes with an acre or more of land separated by 

farmed fields, pastures, or forests. These areas are served by a sparse road network and 

private well and septic systems. Farmer’s markets, cottage industries, and agri-tourism serve 

the community and support agriculture. 

B. Whether the request is consistent with the Comprehensive Plan and Future Land Use 

Map.  

The rezoning request is not consistent with York County’s York Forward 2035 Future Land Use 

Map and Comprehensive Plan. However, the property abuts the Rural Residential future land 

use designation, as well as other RUD properties. Further, the current RMX-10 zone allows a 

housing density that is not appropriate for the area or expected within the FLU.  

C. Whether the allowed uses in the requested zoning district would be compatible with 

surrounding land uses. 

The allowed uses of the proposed zoning district are compatible with the surrounding land 

uses. Neighboring properties along Windmill Ln are zoned RUD and function as rural 

homesteads. The abutting property to the south, TM#571-006, was rezoned in January 2026 

(Case 25-40) for the similar purpose of allowing agricultural uses. 

D. Whether the scale of the proposed development is compatible with the surrounding land 

uses or the intended future land uses. 

The scale of the proposed development will be compatible with that of the surrounding current 

and future land uses. While it is one of the only properties in the area over 30-acres and the 

applicant does not intend to subdivide, the current RMX-10 zone allows a housing density that 

is not appropriate for the area or expected within the FLU.  

E. Whether adequate capacity at public school facilities exists or is planned to serve the 

needs of the proposed development. 

The applicant intends to build a single new residence, therefore the impact on public school 

facilities will be negligible. 
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F. Whether the proposed project will request to connect to public water and sewer service 

and what entity would provide these utilities. 

The property is located in York County’s Water services district, but will use private well and 

septic. 

G. The relationship of the request to the existing road network, current road capacity, and 

the most recent annual average daily trip counts. 

The parcel to be rezoned has frontage on Downey Circle, Waterlynn Drive, and Windmill Lane,  

which are all maintained by York County. The three road are local roadways and there is 

currently no count data available. Downey Circle is a paved roadway and with no posted speed 

limit. Down Circle currently serves two single family dwellings and terminates at the parcel to be 

rezoned. Waterlynn Drive is a paved roadway with no posted speed limit. Windmill Lane is a 

gravel roadway and with no posted speed limit. Windmill Lane runs through the parcel to be 

rezoned.  

The applicant is proposing a single-family dwelling and agriculture use, therefore the proposed 

request should have a minimal impact to the surround transportation network.   

H. Whether the inclusion of certain conditions of approval for the request would better 

achieve the goals of the Comprehensive Plan. 

Staff does not recommend any conditions as part of this request. 

 

Next Steps 

The rezoning request is anticipated to follow the process below: 

 Public Hearing:     June 1, 2026 

 County Council (First Reading):    June 1, 2026 

 County Council (Second Reading):   June 15, 2026 

 County Council (Third Reading):    July 20, 2026 

 

Planning and Development Staff Contact 

Thomas Newlin 

Long Range Planner 

(803) 909-7233 

Thomas.Newlin@yorkcountysc.gov 
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Exhibit C - Aerial Map 
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Exhibit D - Aerial Map—Parcel 
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Exhibit E - Environmental Map 
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Exhibit F - Plat (Showing TM#571-158) 

Page 45 of 57



Case 26-18   

 

Exhibit G - Recombination Plat  
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18 W. Liberty Street, PO Box 96, York, South Carolina  29745-0096 
Toll Free:  (800) 922-7271           Fax:  (803) 909-7227 

  
 
 
 
 
 
 
MEMORANDUM 
 
TO:  York County Planning Commission 
RE:  Allowing Manufactured Homes in the RSF-40 Zoning District 
DATE: May 1, 2026 
________________________________________________________________________________ 
 
INTRODUCTION 
 
During the discussion of a request to rezone a parcel from RSF-40 to RSF-30, for the sole 
purpose of allowing the applicant to place a manufactured home on their property, 
Commissioner Mike Duralia asked staff the reason for allowing the use in one zoning district 
and not the other, especially given the similarity of the two districts. Staff stated this is the 
long-standing status of this use within the Use Table, but if it was the will of the Commission, 
staff could research the history of the use, to perhaps provide some clarity. At its February 
9, 2026 meeting, the Commission voted unanimously to approve a motion to request that 
staff provide additional information regarding potential revisions to the Use Table within the 
Zoning Code that would allow manufactured homes as a permitted use within the RSF-40 
zoning district.  
 
ZONING CODE ANALYSIS 
 
Single family detached dwellings can be divided into three categories of dwelling units: 
manufactured homes (formerly called mobile home), modular homes, and site-built homes. 
The table below defines the construction method and regulatory authority of the three types 
of single family detached dwelling units.  
 

Dwelling Type Construction Method Regulatory 
Authority 

Manufactured 
Home 

A dwelling unit constructed off-site and approved by the 
Secretary of the Department of Housing and Urban 
Development (HUD). Sectional homes and “double wide 
homes” (consisting of two or more sections) must be 
factory-fabricated and designed specifically for the 

HUD Code 
(Federal) 

YORK COUNTY GOVERNMENT

 Planning & Development Services     
(803) 909-7200
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18 W. Liberty Street, PO Box 96, York, South Carolina  29745-0096 
Toll Free:  (800) 922-7271           Fax:  (803) 909-7227 

purpose of creating one single-family residence. A 
recreational vehicle is not considered a manufactured 
home. 

Modular 
Home 

Factory-constructed but assembled onsite to local 
building codes. 

SC Building 
Code 

Site-Built 
Home 

Built entirely on the lot using local building codes. May 
contain pre-built floor and roof trusses, floors, 
insulation, electrical and plumbing systems 
manufactured in a factory, but the home is constructed 
on-site. 

SC Building 
Code 

 
Another component of this discussion that requires distinction is a manufactured home park, 
which Zoning Code defines as “Any site or parcel of land under one ownership where land is 
rented for the placement and occupancy of manufactured homes.” A key characteristic of this 
use is one parcel to many manufactured homes. 
 
As shown below, manufactured homes are permitted in the AGC, RUD, and RSF-30 zoning 
districts. A manufactured home park is allowed with a Special Exception from the BZA in the 
RMX-10 and RMX-6 districts, as these two zoning districts align with the characteristically 
higher density typical of manufactured home parks. The Use Table does not differentiate 
between modular homes and site-built homes, and classifies both as single family detached 
dwellings.  
 
Table Error! Reference source not found.-1: Use Table (PR, AGC, AGC-I, RUD, RUD-I, 

RSF-40, RSF-30,  
RMX-20, RMX-10, and RMX-6 Districts) 

Uses Use 
Conditions PR

 

A
G

C 

A
G

C-
I 

RU
D

 

RU
D

-I
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RESIDENTIAL 

Manufactured Home 
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Error! 
Reference 
source not 

found. 
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Table Error! Reference source not found.-1: Use Table (PR, AGC, AGC-I, RUD, RUD-I, 
RSF-40, RSF-30,  

RMX-20, RMX-10, and RMX-6 Districts) 

Uses Use 
Conditions PR
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C 
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RU
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F-
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X-
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Manufactured Homes 

Error! 
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found. 

 C  C   C    

Single-Family Detached 
Dwellings   P P P P P P P P P 

 
The Zoning Code establishes certain use conditions that are required for all new or relocated 
homes outside of a manufactured home park within all three districts. These conditions 
include compliance with state or manufacturer specifications and underpinning. Additional 
design standards are required for manufactured homes within the RSF-30 zoning district 
that regulate siding color and texture, underpinning, roof structure and material, minimum 
floor area and width, and front porch requirement (see the attachment for the complete 
section of the ordinance). Should the Planning Commission consider adding manufactured 
homes to RSF-40, it would need to evaluate whether or not to apply these design standards, 
or to allow them by-right. 
 
The purpose statements, as listed below, for both the RSF-40 and RSF-30 zoning districts are 
exactly the same, and the Comprehensive Plan considers that both zoning districts align with 
the Single-Family Residential future land use designation. 
 
(A) Purpose 

§ 155.028 RSF-40 (RESIDENTIAL SINGLE-FAMILY 40) AND § 155.029 RSF-30 (RESIDENTIAL 
SINGLE-FAMILY 30)   

• Purpose. The Residential Single-Family 40 (RSF-40) and Residential Single Family 30 
(RSF-30) Districts:  

o (1) Accommodates detached single-family residential uses and compatible 
institutional and non-residential land uses on lots generally with a minimum 
area of 40,000 square feet (30,000 square feet for RSF-30);  
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o (2) Is designed to preserve and protect the character of existing large-lot 
residential subdivisions in areas transitioning from rural to suburban 
development patterns;  

o (3) Is intended to encourage residential development that complements the 
character of large-lot residential subdivisions; and  

o (4) Is generally appropriate in areas designated as Single-Family Residential on 
the Comprehensive Plan Future Land Use Map. 

The two zoning districts only differ in one use category – manufactured homes being allowed 
in RSF-30, but not RSF-40. In reviewing the zoning districts description and dimensional 
standards, the two districts differ in their minimum lot size and density. However, minimum 
lot width, setbacks, and maximum impervious surface are the same for both zoning districts. 
 
 

Table Error! Reference source not found.-1: Lot Size by Use and Zoning District1 

 Zoning District 

Lot Use 
AGC/ 
AGC-I 

RUD/ 
RUD-I 

RSF-40 RSF-30 RMX-20 RMX-10 RMX-6 

Single Family 
Detached 
Dwelling 

5 ac 43,560 sf 40,000 sf 30,000 sf 20,000 sf 10,000 sf 6,000 sf 

Cluster 
Subdivision 

Home 
14,500 sf 14,500 sf  14,500 sf 10,000 sf 8,000 sf 6,000 sf 4,000 sf 

Re
si

de
nt

ia
l U

se
s 

With Public 
Water & Sewer 5 ac 43,560 sf 40,000 sf 30,000 sf 20,000 sf 10,000 sf 6,000 sf 

Key: ac = acres | sf = square feet | -- = use not permitted in zoning district  
1 All lot sizes specified in this table are the minimum required area.  

 
Table Error! Reference source not found.-1 Residential Density in Base Zoning 

Districts 

Zoning 
District Land Use Gross Density (max) 

Single-family detached dwellings  1 du/ac 
RSF-40 

Cluster subdivisions 1.25 du/ac 
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Table Error! Reference source not found.-1 Residential Density in Base Zoning 
Districts 

Zoning 
District Land Use Gross Density (max) 

Single-family detached dwellings  
Manufactured homes 

1.5 du/ac  
RSF-30 

Cluster subdivisions 2 du/ac 

Key: max = maximum allowed | du/ac = dwelling units per acre 
 
Both the RSF-40 and RSF-30 zoning districts, originally called “Residential Conservation I & 
II”, respectively, were established when the original Zoning Code was adopted in 1986. The 
prohibition of manufactured homes in the RSF-40 zoning district was included at that time 
and has been carried forward since.  
 
 
 
 
EXISTING LAND USE ANALYSIS 
 
It is important to understand the implication a potential text amendment may have on the 
existing use of land. The RSF-40 zoning district is far more common than the RSF-30 district. 
There are 17,458 RSF-40 parcels, versus the 5,921 parcels zoned RSF-30. Of those parcels 
zoned RSF-40, 13,439 are located within an existing platted subdivision, where it is not 
uncommon to have recorded covenants that prohibit manufactured homes, regardless of 
County zoning. Of those 13,439 RSF-40 parcels within a platted subdivision, only 708 are 
vacant. There are 314 vacant parcels located outside of a platted subdivision, where it is 
unlikely that recorded covenants prohibiting manufactured homes exist. 
 

Distribution of RSF-40 Zoned Parcels 
 Number % of Total 
Total parcels  17,458 100% 
Parcels in platted subdivision 13,439 76% 
Vacant parcels in platted subdivision 708 4.0% 
Parcels not in a platted subdivision 4,019 23% 
Vacant parcels, not in a platted subdivision 314 1.8% 

 
Because of their current acreage, there are some RSF-40 parcels that could be further 
subdivided to create more potential manufactured homes. For instance, of the 314 vacant 
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parcels not located within an existing subdivision, 110 are at least 80,000 SF, 54 are at least 
120,000 SF, and 15 are at least 280,000 SF. 
 
NEXT STEPS 
 
If the Planning Commission finds that the RSF-40 and RSF-30 are similar enough in use, 
purpose, and dimensional standards that adding the Manufactured Home use to RSF-40 
would not be detrimental to the purpose and character of that zoning district, the 
Commission may initiate a Zoning Code text amendment to add Manufactured Homes as a 
permitted use in RSF-40, by adoption of a motion, pursuant to § 155.1107. Staff would then 
prepare a complete staff report and necessary text amendment to achieve the motion for 
Commission recommendation and County Council adoption. 
 
Submitted by:        
             

 
Diane Dil, AICP       
York County Planning Manager 
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Active Rezonings Cases 
Case Tax Map ID Applicant / Owner Council 

District Acres Street Current 
Zoning(s) 

Proposed 
Zoning(s) 

Comprehensive 
Plan Designation 

Planning 
Commission 

Public 
Hearing 

County 
Council  

1st Reading 

County 
Council 2nd 

Reading 

County 
Council  

3rd Reading 
25-48 6520000006 

6520000022 
Eakin 1 0.40 Highway 160 W RUD GC Single Family Res 9-Feb 

Approve 
2-Mar 

 
2-Mar 

Approve 
16-Mar 

Approve 
20-Apr 

Approve 
25-55 6550000005 Mike McLeod 1 4.91 Pleasant Road GC  GC I-77 Corridor 

Employment 
Holding     

26-01 5280000047 CDP Rock Hill 5 2.2 Saluda Road AGC NC Rural Residential 9-Feb 
Deny 

2-Mar 2-Mar 
Deny 

  

26-02 5430000004 
5430000005 
5430000018 

Burnette 6 7.0 Hands Mill Hwy UD GC Neighborhood 
Res Community 
Center 

9-Feb 
Approve 

2-Mar 
 

2-Mar 
Approve 

16-Mar 
Approve 

20-Apr 
Approve 

26-03 2920000010 Daniel Baker 3 15.62 Blessed Hope Road RMX-
20/GC 

RMX-20 Municipal Infill 13-Apr 
Approve 

 

4-May 4-May 18-May 1-June 

26-04 5810000068 Geoffrey Martin 2 8.38 Sand Tar Road RMX-10 RUD Rural Residential 9-Mar 
Approve 

6-April 
 

6-April 
Approve 

20-April 
Approve 

4-May 

26-05 5170000003 Terry Sabrina Pickett Porter 5 1.97 Erby Road RUD-I RUD Agriculture 9-Mar 
Approve 

Withdrawn    

26-06 6500000336 TWP Ft Mill Retail, LLC 1 1.77 Highway 160 PD GC Neighborhood 
Res 

9-Mar 
Approve 

6-April 6-April 
Approve 

20-April 
Approve 

4-May 

26-07 7190000100 Stephen R. McCrae, Jr. 7 50.8 Gold Hill Road LI GC I-77 Corridor 
Employment 

9-Mar 
Approve 

6-April 6-April 
Approve 

20-April 
Approve 

4-May 

26-08 6480000009 
6480000010 
6480000022 
6480000026 
6480000030 
6480000033 
6480000038 
6480000041 

Lawrence J. Shaheen Jr. 1 14.06 Highway 160 RMX-6 RMX-6 Transitional Area, 
Community 
Center 

9-Mar 
Approve 

6-April 6-April 
Approve 

20-April 
Approve 

4-May 

26-09 5760000007 Mariah Corkhill 2 0.81 Charlotte Hwy UD GC Single Family Res 
Village Center 

9-Mar 
Approve 

6-April 6-April 
Approve 

20-April 
Approve 

4-May 

26-10 Multiple Parcels 
See Staff Report 

York County Council 7  District 7 Townhome 
Communities 

RMX-20 RMX-6 See Staff Report 13-Apr 
Approve 

4-May 4-May 18-May 1-June 

26-11 5010000029 Pratik Patel, Kanaiyalal 
Patel 

5 1.62 Chapel View Court NC RC Single Family Res, 
Rural Center 

13-Apr 
Deny 

4-May 4-May 18-May 1-June 

26-12 5440000210 Ciara Britney Fenton, Kelly 
Faile 

6 .99 Grayson Road UD LI Single Family Res 13-Apr 
Approve 

4-May 4-May 18-May 1-June 

26-13 3130000002 Michael Deckert, Susan 
Deckert 

3 43.18 True Road RSF-40 AGC Agriculture 13-Apr 
Approve 

4-May 4-May 18-May 1-June 

26-14 4450000085 Eastwood Construction 3 1.0 Osteen Road RUD RSF-40 Rural Residential 11-May 1-Jun 1-Jun 15-Jun 20-Jul 
26-16 1380000006 Steven Moss 3 73.73 Lockart Hwy RUD AGC Agriculture 11-May 1-Jun 1-Jun 15-Jun 20-Jul 
26-17 7390000011 David Hudspeth 7 3.01 Williams Road OI GC Single Family 

Residential 
11-May 1-Jun 1-Jun 15-Jun 20-Jul 

26-18 5710000001 James and Amy Springs 2 33.95 Windmill Lane RMX-10 RUD Single Family 
Residential 

11-May 1-Jun 1-Jun 15-Jun 20-Jul 

 

Shaded fields indicate that the action has been completed at time of publication (April 30, 2026). If the County Council vote is to deny the rezoning request, that is the final action. 
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