
        

                  YORK COUNTY 

            BOARD OF ZONING APPEALS 

             AGENDA ● MARCH 13, 2025 

 Board of Zoning Appeals York County Government Center 6:00 PM 
  6 South Congress Street 

  York, SC 29745 

 “York County is committed to assuring accessibility with reasonable accommodation, of 

county services, facilities, employment and programs for all individuals, in compliance with 

federal law.  Please contact the County Manager’s Office at 803-684-8511 if you need 

assistance.” 

Call to Order 

Minutes Approval 

 Board of Zoning Appeals - Board of Zoning Appeals - Dec 17, 2024 6:00 PM 

Old Business 

New Business 

 Jeffrey Kelley of York County request a Special Exception to allow the operation of Large 

Special Event to host a Rodeo on property located at 3771 Highway 97 in the Hickory 

Grove Community, TMS# 0530000011. District 3 Adkins. Case Number Z25-1 SE BZA. 
 

 Allen & Natalie Dixon on behalf of Billy Joe Leming of York County request a Variance 

from the York County Zoning and Development Standards Ordinance §155.057 (lot width 

requirement) in order to subdivide property located at 474 and 468 Highway 161 in the 

Clover community, tax map number 1730000009. District 3–Adkins. Case Number Z25-3 V 

BZA 
 

1. Aaron VanRiper of York County request a Variance from the York County Code of 

Ordinances Chapter 155: Zoning Code §155.622-1 Minimum Setbacks, for the property 

located at 4392 Ivey Wood Dr, in the Rock Hill Community, tax map 4960000043. District 

3–Adkins. Case Number Z25-4 V BZA 
 

Executive Session: 

Adjourn 



YORK COUNTY 

BOARD OF ZONING APPEALS 

MINUTES ● DECEMBER 17, 2024 

DRAFT 

 

 Board of Zoning Appeals York County Government Center 6:00 PM 
  6 South Congress Street 

  York, SC 29745 

Board of Zoning Appeals Meeting December 17, 2024 

1 

District 5 Jeff Blair: Absent, Derrick Williams: Absent, Ashley Schemine: Present, District 1 

Rob Cameron: Present, District 3 Lauren Hebert: Present, Thomas "Bud" Smith: Present, Rachel 

Grothe: Present, Richard Abboud: Present, Laura Dover: Present. 

Minutes Approval 

 Approval of December 12, 2024 Board of Zoning Appeals Minutes 

The minutes from the December 12, 2024 meeting were approved by a 4-0 vote with no 

changes  

ACCEPTED  [Unanimous] 

MOVANT:    Thomas "Bud" Smith 

SECOND:    Lauren Hebert 

AYES: Ashley Schemine, Rob Cameron, Lauren Hebert, Thomas "Bud" Smith 

ABSENT: Jeff Blair, Derrick Williams 

Old Business 

 Benjamin Bolding requests a Variance from York County Zoning and Development 

Standards Ordinance §155.205(C)(1) location of an accessory structure for the property 

located at 2737 Windswept Cove, in the York Community, tax map 5510000133. District 2–

Love. Case Number Z24-9 V BZA 

  

The motion was made to approve the variance request  

Motion to approve in a 3-1 vote 

Packet Pg. 2

M
in

u
te

s 
A

cc
ep

ta
n

ce
: 

M
in

u
te

s 
o

f 
D

ec
 1

7,
 2

02
4 

6:
00

 P
M

  (
M

in
u

te
s 

A
p

p
ro

va
l)



Board of Zoning Appeals Meeting December 17, 2024 

Page 2 

 

APPROVED  [3 to 1] 

MOVANT:    Rob Cameron 

SECOND:    Thomas "Bud" Smith 

AYES: Ashley Schemine, Rob Cameron, Thomas "Bud" Smith 

NAYS: Lauren Hebert 

ABSENT: Jeff Blair, Derrick Williams 

New Business 

Executive Session 

Adjourn 

With no further business meeting was adjourned at 6:40pm 
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York County Board of Zoning Appeals
Meeting Date:  3/13/2025

Case No. Z25-1SE

Location: 3771 Highway 97
Hickory Grove, SC 29717
Council District 3-Adkins

Request: Section §155.752 Large Special Event (Rodeo)

Tax Map Number: 053-00-00-011

Zoning District: AGC (AGRICULTURAL CONSERVATION) 

Owner/Applicant: Jeffery Dwight Kelly

Special Exception Request
The applicant proposes to hold a rodeo events this year on April 18-19, June 14, and 
September 12-13. Vendors will be set up to support the event with refreshments and 
entertainment. The time listed for the event is from 4:00 – 10:00pm and the rodeo will 
start at 8pm.

Site Description and History
The applicant proposes to hold the rodeo on approximately 27 acres of a 60-acre vacant 
parcel located between Highway 97 and Old Highway 97, six miles south of Hickory 
Grove. The area is sparsely populated and consists of mainly large lots with some lots of 
a few acres that support some dwellings. Rodeo events have been held on the property 
the last two years. A special exception was granted for the event held last year. Staff did 
receive positive feedback about the operation of the event and did not receive any 
complaints. 
The portion of the lot where the event is to be held is relatively flat with an access path 
from Highway 97 to the emergency exit route of Old Highway 97 that leads to the 
intersection of Highway 97 and Sawmill Road (and another portion of the lot past old 97). 
This path separates the event and contestant parking from the attendee parking. The 
area mapped for attendee parking is approximately nine acres.  
Parking
Based on last year’s numbers, the applicant has projected an attendance of 1,500 per 
night. Required parking for an event is one space per four attendees. This equates to 375 
parking spaces. While this is the code requirement, it would be best to consider additional 
spaces. In an unmarked field, parking is dependent on the ability of the parking 
attendants. Generally, one may be able to get 90 cars per acre, with good attendants. 
This is well above the required amount and is in the range of 800 cars in the designated 
parking area provided. The applicant has gained experience from the last event on how 
to park more efficiently. Staff has asked that some overflow areas be available. The 
applicant states that overflow would be directed to the acre currently labeled as contestant 
parking. 
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Z25-1SE
Page 2

Traffic
Given the great distances between intersections in the area, the majority of the event 
traffic being generated outside of peak times, the generous queuing distance provided at 
the entrance of the event, and the temporary nature of the event, staff finds little to be 
gained from a TIA.
Due to the size of the event, traffic is inevitable, but the applicant is prepared with traffic 
control measures. Attendants will help direct the flow of traffic to and from the site. 
Additionally, four Sheriff’s Deputies will be at the event to assist with directing vehicles if 
necessary. 
Sanitation
The applicant displays 11 ‘porta potties/jons’ on the site diagram. Considering the length 
of the event and crowd size, 13 porta jons are recommended. The applicant has stated 
that most of the attendees will arrive between 7:30 and 8:00pm for the rodeo activities 
and that he has ordered 13 jons including one that is handicap accessible. The applicant 
is providing trash cans in the vendor and parking areas that are to be collected daily.
Safety
The applicant will have York County Sheriff’s onsite. EMS will be located on site with 
access to Old Highway 97 for emergencies.

Special Exception Permits 

§ 155.1060 PURPOSE 
Some land uses, buildings, or structures are not appropriate under all circumstances in a 
given zoning district but may be appropriate if adequate precautions are taken to assure 
the compatibility with surrounding uses, public need, and the County as a whole. 

§ 155.1064 DECISION 
(C) Based on the hearing and probable impact of the uses on contiguous uses and 
conditions, the Board of Zoning Appeals may approve, approve with conditions (lot 
configuration standards, open space and bufferyard requirements, impose restrictions, or 
increase typical development standards, and the like), or deny the request.

§ 155.1065 APPROVAL CRITERIA 
(B) The Board will use the following general criteria for judging the compatibility of the 

proposal with the surrounding area: 
1) Adequacy of water and sewer facilities; 

The facility will have vendors to provide drinks to those in attendance and 
portable restroom facilities will be provided in a number prescribed by the 
industry for the event. Water and waste facilities with a hand washing station 
are adequate for the proposed event. 
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Z25-1SE
Page 3

2) Impacts on existing public services and public facilities (including, but 
not limited to, education, recreation, transportation, and water/sewer 
facilities) from the proposed use; and
The anticipated impacts to public services or public facilities is expected to be 
minimal.
Traffic will substantially increase the nights of the event. Ordinary traffic on 
Highway 97 in this area is normally minimal - in the range of a few hundred 
trips per day. The applicant has a good deal of stacking lane for attendees to 
pull off the highway as they enter the site. The event times are limited to 4pm 
till 10pm on Friday and Saturday with the majority of the traffic expected after 
7:30, outside of peak traffic times. An emergency exit route from the site is 
reserved.

3) Compatibility of the proposed use with surrounding uses. 
Surrounding properties are zoned AGC with some RUD lots a bit farther away. 
The surrounding lots are mostly large lots used for agriculture, mixed with 
some forest. A few residential lots are found along the highway. The 
neighborhood meeting and hearing notice area was quite expansive, with a 
radius of 2,500 feet, which is well above the standard distance of 500 feet. 
This increased radius was needed in order to fulfill the minimum number of 
lots required for noticing. This distance captured 35 lots, five above the 30-lot 
requirement. No opposition was recorded and support for the activity was 
shown. 
The nearest house is over 500 feet away from the corner supporting 
contestant parking. A treed buffer surrounds the property. As such, the 
proposed use is found to be compatible with the vast majority of the 
surrounding uses.

.  

Staff Recommendation
As staff finds that the proposed Special Exception meets all three approval criteria, staff 
recommends approval of the request.

Conditions
Based on the hearing and probable impact of the proposed use on surrounding uses and 
conditions, the Board may approve, approve with conditions (lot configuration standards, 
open space and bufferyard requirements, impose restrictions, or increase typical 
development standards, and the like), or deny the request.

Staff does not request any additional conditions.
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Z25-1SE
Page 4

Public Notification
The following public notification actions have been taken:

 2/18/2025: Public Hearing notification signs posted on the property.

 2/23/2025: Board of Zoning Appeals public hearing advertisement published in 
the local newspaper.

 2/19/2025: Public Hearing notification letters sent to property owners adjacent to 
the subject property.  

Public Feedback
A neighborhood meet was held by the applicant on February 20, 2025. Overall, the 
neighborhood expressed support for the event.   
  
Attachments

 Application and supporting documents from applicant 
 Location Map

Staff

Submitted by: Approved by:

Rick Abboud, AICP Rachel Grothe, MCRP
Principal Planner Zoning Administrator
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Entrance from HWY 97
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Parking (top) Event area (bottom)
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Bucking K Ranch LLC  

3771 Highway 97 

Hickory Grove SC 29717 

Minutes of meeting held February 20, 2025 

As requested by the county a letter was mailed to everyone provided from the county. 

The meeting was held at Bucking K Ranch LLC location to discuss any concerns on the land use and 
compatibility with surrounding uses for the upcoming rodeo events held by Bucking K Ranch LLC. 

A sign-in sheet was present with all attendee’s name, email and signature – which on this date was not 
signed. 

There were no complaints from anyone that attended, they were not understanding the reason for the 
meeting because of the one prior, they all were curious and making sure there was not a new issue – as Jeff 
Kelley explained to them as before, if anyone had any concerns or issues or thoughts after the first rodeo 
that was held for him to continue having the events.  

Everyone there was more than supportive, no complaints, just complimented and thought everything was 
handled great at the previous event. 

All attendees were still supportive to the rodeos. 

Everyone discussed the rodeo and how they enjoyed it – discussed making sure there is security, which 
there is and will continue to have. 

Only one concern was the trash on the road after the event – Jeff Kelley assured it will be taken care of 
cleaned up after each event. 

 

Attendees: 

Ken & Anne Gilfillan 

Lisa Shillinglaw 

Rob Davis 

Catherine Roby 

John Bratton (sent an email/attached) 
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INVOICE 

 
 

 
 

Date: 02/10/2025 
INVOICE # 11162024-1 

To 

 

Jeff Kelley 
Bucking K Rodeo 
3771 Highway 97 

Hickory Grove, SC 
 

 

Salesperson Job Payment Terms Due Date 

 April 12/13 Due on receipt  

 

Qty Description Unit Price Line Total 

2 Pkg Standby for Bucking K Ranch Rodeo   

 3 Crew Members and one ambulance to remain on 
site from noon to the end of the riding event  

  

 7 hours (5 hours on-site, 2 hour total travel time)   

  Subtotal  

  Sales Tax  

  Total $600 

Make all checks payable to RIVER HILLS EMERGENCY SQUAD, INC., 

Thank you for your business! 

 RIVER HILLS EMERGENCY SQUAD, INC., 4 HERITAGE DRIVE, LAKE WYLIE, SC 29710 Phone: 803-656-5477  
Fax: 803-831-9888   Email: rhes@comporium.net 
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INVOICE

DATE

2/6/2025

INVOICE

72532

BILL TO

Bucking K Ranch
Jeff Kelly
3771 Highway 97
Hickory Grove SC
803-242-6659

SHIP TO

Bucking K Ranch
Jeff Kelly
3771 Highway 97
Hickory Grove, SC
803-242-6659

MILLSAPS SERVICES LLC
1917 MILLSAPS ROAD
CHESTER, SC 29706
PH. 803-581-3901

JOB PO NUMBER TERMS DUE DATE

2/6/2025

REP SHIP

4/18/2025

PROJECT

Total

ITEM CODE DESCRIPTIONQUANTITY PRICE EACH AMOUNT

HICKORY GR... SPECIAL EVENT UNIT  FOR HICKORY
GROVE

12 145.00 1,740.00T

York County Tax 1.00% 17.40
0.00 0.00

Y/ADA UNIT HANDICAP UNIT FOR YORK COUNTY1 150.00 150.00T
York County Tax 1.00% 1.50

0.00 0.00
Y/TSINK RENTAL OF TAG-A-LONG SINK FOR YORK

COUNTY
1 125.00 125.00T

York County Tax 1.00% 1.25
0.00 0.00

EXPR MAIN. EXTRA WEEKLY MAINTENANCE  CHARGE
PER UNIT FOR UNSCHEDULED CLEANING (if
needed on Saturday morning)

14 45.00 630.00T

0.00 0.00

S/DELIVER CHARGE FOR DELIVERY AND PICK UP OF
SPECIAL EVENT UNIT

300.00 300.00

Special Event - Rodeo on April 18th  and 19th

**** PAYMENT MUST B MADE BEFORE THE
DELIVERY *****
SC Tax 6.00% 158.70

$3,123.85
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York County Board of Zoning Appeals
Meeting Date:  3/13/2025

Case No. Z25-3V

Location: 468 & 474 Highway 161
Clover, SC 29710 
Council District 3-Adkins

Request: Section §155.057-1

Tax Map Number: 173-00-00-009

Zoning District: RUD (RURAL DEVELOPMENT) 

Owner/Applicant: Allen & Natalie Dixon/Billy Joe Lemming

Variance Request
The applicant proposes to subdivide a lot with two existing manufactured houses into two lots with 
one house each. Section 155.057 of the York County Zoning Code prescribes minimum lot width 
based on road type. The subject parcel is located on an arterial road with a minimum lot width of 
350 feet. The existing parcel has approximately 300 feet of frontage. The applicant is proposing 
to divide the parcel in half, with each of the two lots having approximately 150 feet of frontage. 
  

Site and Project Description
The site is found on Highway 161 adjacent to King Mountain State Park a bit less than a mile from 
the North Carolina border. The lot contains 2.32 acres mapped and 2 acres deeded (excludes 
ROW). Two manufactured homes have been onsite since the late 80’s and early 90’s. One of the 
manufactured houses was replaced in 2019 and both homes have established driveways. The 
neighborhood contains single family houses nearby, along with a trailer court and farm lands. The 
applicants wish to create a separate one acre lots for each home for financial purposes. Nothing 
is proposed to change operationally with the land after subdivision.  

Variance Findings Analysis 
Under §155.1227(D) Powers and Duties of the Board of Zoning Appeals, the Board may grant a 
variance from the requirements of the Zoning and Development Standards Ordinance when strict 
application of the Ordinance would result in an unnecessary hardship. An individual case of 
unnecessary hardship is established if the Board makes and explains, in writing, all four of the 
following findings:

(a) There are extraordinary and exceptional conditions pertaining to the particular piece of 
property;
The property was developed with two independent mobile homes with their own accesses 
at a time when it was allowable. The subdivision of the property will allow the newly created 
lots to comply with current zoning regulations. 

Therefore, staff finds the proposed variance meets this criteria.

(b) These conditions do not generally apply to other property in the vicinity;
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Z25-3V
Page 2

Neighboring properties are not found to support multiple homes, outside of the mobile 
home park on the other side of the highway. 
Therefore, staff finds the proposed variance meets this criteria. 

(c) Because of these conditions the application of this chapter to the particular piece of 
property would effectively prohibit or unreasonably restrict the utilization of the property;
The property is currently nonconforming. The current configuration may not be moved and 
additions are not allowed. 
Therefore, staff finds the proposed variance meets this criteria.
 

(d) The authorization of the variance will not be of substantial detriment to adjacent property 
or to the public good, and the character of the district will not be harmed by the granting 
of the variance.
Nothing is proposed to be altered other than a property line. Nothing functional will change 
with subdivision. 
Therefore, staff finds the proposed variance meets this criteria.  

Exclusions
The Board may not grant a variance the effect of which would be to allow the establishment of a 
use not otherwise permitted in a zoning district, to extend physically a nonconforming use of land, 
or to change the zoning district boundaries shown on the Official Zoning Map. The fact that 
property may be utilized more profitably, should a variance be granted, may not be considered 
grounds for a variance.  

Staff Recommendation
As staff finds that the proposed variance requests meets all four criteria for an unnecessary 
hardship, staff recommends approval of the requested variances.

Conditions
In granting a variance, the Board may attach to it such conditions regarding the location, character 
or other features of the proposed building, structure, or use as the Board may consider advisable 
to protect established property values in the surrounding area or to promote the public health, 
safety, or general welfare.
The Board may elect to grant the request without conditions or to attach staff conditions as 
presented, or as may be amended, replaced, or supplemented by motions of the Board. 

No conditions are recommended.

Public Notification
The following public notification actions have been taken:

 2/18/2025 Public Hearing notification signs posted on the property.

 2/23/2025: Board of Zoning Appeals public hearing advertisement published in the local 
newspaper.

 2/19/2025: Public Hearing notification letters sent to property owners adjacent to the 
subject property.  
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Z25-3V
Page 3

Public Feedback
We have no received public feedback as of writing this report.  
  
Attachments

 Application and supporting documents from applicant 
 Location and Zoning Maps

Staff

Submitted by: Approved by:

Rick Abboud, AICP Rachel Grothe, MCRP
Principal Planner Zoning Administrator
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York County Board of Zoning Appeals
Meeting Date:  3/13/2025

Case No. Z25-4V

Location: 4392 Ivywood Dr.
Rock Hill, SC 29735 
Council District 3-Adkins

Request: Section §155.057-1

Tax Map Number: 496-00-00-043

Zoning District: RSF-40 (RESIDENTIAL SINGLE-FAMILY 40) 

Owner/Applicant: Aaron Van Riper

Variance Request
The applicant proposes to construct a shop that is approximately five feet into the 10-foot side 
setback at one corner of the structure.

Site and Project Description
The lot has six deeded acres and is found in a subdivision of large lots. A stream and floodplain 
found on the back of the lot restricts two-thirds of the lot, leaving approximately two acres as 
readily developable. 
The property is currently developed with an approximately 2,000 square foot single family dwelling 
with a 576 square foot attached garage. The property owner is wanting to install a 1,000 square 
foot prefab metal garage (24’ x 50’) to the right side of the house. The garage is proposed to be 
sited at the edge of an existing concrete drive and directly across from the existing attached 
garage. 

Variance Findings Analysis 
Under §155.1227(D) Powers and Duties of the Board of Zoning Appeals, the Board may grant a 
variance from the requirements of the Zoning and Development Standards Ordinance when strict 
application of the Ordinance would result in an unnecessary hardship. An individual case of 
unnecessary hardship is established if the Board makes and explains, in writing, all four of the 
following findings:

(a) There are extraordinary and exceptional conditions pertaining to the particular piece of
property;

Despite the large lot size, much of the acreage is encumbered by a blue line stream and
associated floodplain. In addition, the placement of the home’s existing garage and
topography of the lot limit the possible location of a potential detached garage on that side
of the home.

Therefore, staff finds the proposed variance meets this criteria.

(b) These conditions do not generally apply to other property in the vicinity;
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Z25-4V
Page 2

This parcel and the next two to the south of it are similarly encumbered by the same stream 
and floodplain, however those two parcels have less buildable area near the road. 

Therefore, staff finds the proposed variance does not meet this criteria. 

(c) Because of these conditions the application of this chapter to the particular piece of
property would effectively prohibit or unreasonably restrict the utilization of the property;
The subject parcel has relatively flat, buildable acreage to the north side of the home that 
will support the addition of a detached garage in that location.

Therefore, staff finds the proposed variance does not meet this criteria.

(d) The authorization of the variance will not be of substantial detriment to adjacent property
or to the public good, and the character of the district will not be harmed by the granting
of the variance.
The existing neighborhood has wide spacing between structures, fostering a rural feel to 
the development. The addition of a large structure immediately adjacent to the neighboring 
home conflicts with the character of the area.

Therefore, staff finds the proposed variance does not meet this criteria.  

Exclusions
The Board may not grant a variance the effect of which would be to allow the establishment of a 
use not otherwise permitted in a zoning district, to extend physically a nonconforming use of land, 
or to change the zoning district boundaries shown on the Official Zoning Map. The fact that 
property may be utilized more profitably, should a variance be granted, may not be considered 
grounds for a variance.  

Staff Recommendation
As staff finds that the proposed variance requests does not meet all four criteria for an 
unnecessary hardship, staff recommends denial of the requested variances.

Conditions
In granting a variance, the Board may attach to it such conditions regarding the location, character 
or other features of the proposed building, structure, or use as the Board may consider advisable 
to protect established property values in the surrounding area or to promote the public health, 
safety, or general welfare.
The Board may elect to grant the request without conditions or to attach staff conditions as 
presented, or as may be amended, replaced, or supplemented by motions of the Board. 

Public Notification
The following public notification actions have been taken:

 February 20, 2025: Public Hearing notification signs posted on the property.
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Z25-4V
Page 3

 2/23/2025: Board of Zoning Appeals public hearing advertisement published in the local 
newspaper.

 2/19/2025: Public Hearing notification letters sent to property owners adjacent to the 
subject property.  

Public Feedback
Staff received one phone call as an inquiry to the nature of the variance request.  
  
Attachments

 Application and supporting documents from applicant 
 Location and Zoning Maps

Staff

Submitted by: Approved by:

Rick Abboud, AICP Rachel Grothe, MCRP
Principal Planner Zoning Administrator
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