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Aiken County  
Planning Commission 
 

Planning and Development Department Staff Report 
 

 

 

REZONING 
APPLICATION 

 
Rezoning –  RD, Residential Multifamily 
Development District to RUD, Rural District  
 

DATE May 15, 2020 

 
PROPOSED DEVLOPMENT 
 

Petitioner: Jamie Mayson 
 

Property Owner: Jamie Mayson 

Agent: N/A 
 

Location: Aiken County Tax Parcel Number: 020-00-08-005 

912 Rainbow Falls Road 

East side of Rainbow Falls Road (S-779), 0.25 miles south 

Whaley Pond Road (S-780) – see Attachment 2 

  

Development  Status and History 

Submission Status: No previous rezoning applications on file. 

Previous Approvals: N/A 

Conditions of Previous 
Approvals: 
 

N/A 

     

Property Configuration 

Acreage: 20.16 acres 
 

Proposed Number of Lots 
and Configuration: 

Single lot 

Current Use:  Single-family Residential  

 

Proposed Uses: Development for RV Park for Adult Use Only (as stated 
on application) 
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Consistency with Adopted 
Future Land Use Plan 

The Aiken County Comprehensive Plan Update, 2014 – 

2024 adopted by Council Ordinance 16-08-04 and 

effective on June 6, 2016 addresses the future land use 

needs and objectives for the county. Section 7, Land Use 

of the plan outlines goals for achieving the stated vision.   

Related to the requested rezoning and the subject 

neighborhood, the vision calls for “Safe neighborhoods 

and environs” and “Heathy Communities.” In support of 

the vision, the plan lists the following goals: 

 

1. Enhance the outcome of development and 

promote land use compatibility 

2. Create and sustain a healthy, livable land use 

pattern. 

A healthy livable land use pattern is 

characterized by  

 Stable, attractive, and diverse 

neighborhoods… 

 An arrangement of land uses which 

optimizes investments in existing 

infrastructure, and minimizes investments in 

new and existing infrastructure.   

 

Current Zoning:  
   

RD, Residential Multifamily Development District - This 

district is intended to promote and accommodate housing 

development that meets the diverse economic and social 

needs of a diverse population. To this end, this district is 

designed and intended to allow for the development of a 

variety of housing styles, types and densities on small lots 

or in project settings, including single-family, duplexes, 

triplexes, air-space condominiums, rental apartments, 

patio homes, townhouses, residentially designed 

manufactured homes, etc., and to do so in a protected, 

compatible residential environment. This district is 

intended for application in areas accessible by major 

streets, and in proximity to commercial uses, employment 

opportunities and community facilities. 
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Proposed Zoning:  RUD, Rural District: The RUD District conforms with the 

area and development regulations of the Rural District 

designation contained in the County's 1984 Development 

Standards Ordinance. It also embraces the same 

development objectives of its predecessor: "To facilitate 

(for the area) the adequate provision of transportation, 

water, sewage disposal, and other public improvements 

and services."  

 

Surrounding Developments 
and Uses: 

 

North, south, east and west of subject site – single-family 

residential development – zoned RD, Residential Multi-

family Development. The nearest RUD zone is located 

approximately 0.5 miles to the east. Five parcels located 

approximately 1,750 feet south of the subject property,  

and covering 14.95 acres, are zoned AP. 

 
 

Street Extensions or New 
Streets: 

None requested in conjunction with the proposed 

rezoning or use.  

 

Water and Sewer: Site is served by the Breezy Hill Water and Sewer 

Company. Potable water service is available to the site. 

Sanitary sewer is not available.  

 
 
PLANNING STAFF EVALUATION 

 

Reviewed by: Joel T. Duke, AICP 
Planning and Development Director  

Site Visits Conducted: Joel T. Duke, February 17, 2020, May 15, 2020 
 

Recommendation: Maintain current RD designation. The RUD requested by the 

applicant is inconsistent with the Comprehensive Plan and 

the surrounding land uses and zoning districts.   

 

Staff Comments:  

 

Comprehensive Plan 

Section 7 of the county comprehensive plan presents a vision of safe neighborhoods and 

healthy communities. The plan expands on the vision by articulating the goals of compatible 
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land use patterns and sustainable neighborhoods. One of the tools available for 

implementation of the land use goals is the zoning scheme adopted by the County Council. 

The requested change to the zoning classification for 912 Rainbow Falls Road must be 

evaluated on whether it promotes or works against the stated goals. The evaluation must 

look at the uses permitted by right and conditionally in the requested district rather than the 

single proposed use presented by the applicant. 

Compatible Land Use. The predominant land use in the neighborhood containing and 

surrounding the subject property is single-family residential. As shown in Attachments 2 and 

3, the land use pattern surrounding the subject property is single-family residential. The 

existing RD zoning classification limits the permitted and conditional uses to lower and 

medium density residential uses and institutional uses such as churches, schools, and 

public buildings. The proposed RUD classification is described in Section 24-2.2 of the 

County Land Management Regulations as facilitating “the adequate provision of 

transportation, water, sewerage disposal, and other public improvements and services.” An 

inspection of the use tables in Section 24-2.6 shows a wide range of residential, commercial 

and industrial uses that are permitted as long as adequate access, water, and sewer are 

provided. The proposed re-zoning introduces the option for land uses on the subject 

property which may be incompatible with the neighborhood.  

 

Spot Zoning 

In order to convert the existing single-family residential property to a recreational vehicle 

park, the applicant is requesting a zoning amendment to change the designation of the 

subject 20.16 acre property from RD to RUD. As shown in Attachment 3, the subject 

property is located in the middle of an area of RD zoning. The classification permits various 

residential uses by right and institutional uses conditionally. In contrast, the proposed RUD 

classification permits a wide range of uses as long as the lot is suitability configured and 

adequate utilities and access are provided. Given the small area covered by the request 

and the increase in the uses permitted if the rezoning is approved, the proposed request 

may be considered spot zoning. In the 1963 case Bob Jones University v City of Greenville, 

the South Carolina Supreme Court defined “spot zoning” as “a process of singling out a 

small parcel of land for use classification totally different from the surrounding area, for the 

benefit of the owners of such property and to the detriment of other owners.”  

1. Application 
2. Location Map 
3. Zoning Map  
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Aiken County  
Planning Commission 
 

Planning and Development Department Staff Report 
 

 

 

REZONING 
APPLICATION 

 
Rezoning –  RC, Residential Single-Family 

Conservation/RD, Residential Multifamily 

Development /UD, Urban Development to UD, 

Urban Development  

 

DATE May 15, 2020 

 
PROPOSED DEVLOPMENT 
 

Petitioner: Richard D. Lynn 
 

Property Owner: Richard D. Lynn 
 

Agent: N/A 
 

Location: Aiken County Tax Parcel Number: 127-05-01-002  

Access driveways off Aspen Court (C-2798) and Williston 

Road (US-278) 

33 Aspen Court – west side of Aspen Court approximately 

560 feet north of Williston Road – see Attachment 2. 

  

Development  Status and History 

Submission Status: No previous rezoning applications on file 

Previous Approvals: N/A 

Conditions of Previous 
Approvals: 
 

N/A 

     

Property Configuration 

Acreage: 13.18 acres 
 

Number of Lots and 
Configuration: 

Single parcel with direct access to Aspen Court and 

Williston Road. 
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Current Use:  Single manufactured home and an accessory equipment 

shop 

 

Proposed Uses: The rezoning application states, “A portion of the property 

is already zoned UD. The proposed change is to place 

the entire parcel in this zone to facilitate development of 

a small RV (4 spot) park.” 

 

 
Consistency with Adopted 
Future Land Use Plan 

The Aiken County Comprehensive Plan Update, 2014 – 

2024 adopted by Council Ordinance 16-08-04 and 

effective on June 6, 2016 addresses the future land use 

needs and objectives for the county. Section 7, Land 

Use of the plan outlines goals for achieving the stated 

vision.   

Related to the requested rezoning and the subject 

neighborhood, the vision calls for “Healthy Communities 

and “Optimal use”.  In support of the vision, the plan lists 

the following goals: 

 

1. Enhance the outcome of development and 

promote land use compatibility -  

2. Create and sustain a healthy, livable land use 

pattern. 

A healthy livable land use pattern is 

characterized by  

 An arrangement of land uses which 

optimizes investments in existing 

infrastructure, and minimizes investments in 

new and existing infrastructure.   

The proposed zoning classification is compatible and 

consistent with the existing zoning pattern on this section 

of the Williston Road corridor. However, it should be 

noted that while the Williston Road corridor has been 

zoned to accommodate urbanized development for 

several decades, the dominant land use remains single-

family residential and rural. The proposed zoning will add 

to the supply of urban development land, while there is 
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no indication that additional land is needed at this time to 

facilitate anticipated growth. 

Current Zoning:  
   

The subject property is currently covered by three zoning 

districts, RC, RD, and UD. The UD zoning covers the 

width of the property at a depth of approximately 270 feet 

from the Williston Road frontage. The remainder of the 

property is zoned RC. 

 

UD, Urban Development district (see Proposed Zoning) 

 

RC, Residential Single-Family Conservation district 

 Permitted Land Uses: This district is intended to 

foster, sustain, and protect areas in which the 

principal use of land is for single-family dwellings and 

related support uses, and to reserve sufficient 

undeveloped land to meet future single-family 

housing demands. 

 Minimum Lot Size: Calculated based on 80% of the 

area of the surrounding properties 

 Minimum Lot Width at Building Line: 80 feet 

 Structures per Lot: One primary residential unit 

 Maximum Impervious Surface: 35% 

 Residential Setbacks: 50/40/30 feet depending on the 

street classification, Side 10 feet, Rear 20 feet 

 

RD, Residential Multifamily Development district: 

 Permitted Land Uses: This district is intended to 

promote and accommodate housing development 

that meets the diverse economic and social needs of 

a diverse population. To this end, this district is 

designed and intended to allow for the development 

of a variety of housing styles, types and densities on 

small lots or in project settings, including single-

family, duplexes, triplexes, air-space condominiums, 

rental apartments, patio homes, townhouses, 

residentially designed manufactured homes, etc., and 

to do so in a protected, compatible residential 
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environment. This district is intended for application in 

areas accessible by major streets, and in proximity to 

commercial uses, employment opportunities and 

community facilities. 

 Minimum Lot Size: Residential use – 10,000 square 

feet for each residential unit, plus 4,000 square feet 

for each additional unit. Non-residential use - 20,000 

square feet.  

 Minimum Lot Width at Building Line: 80 feet 

 Structures per Lot: Two primary single-family 

residential unit. Allows multi-family developments.   

 Maximum Impervious Surface: 45% 

 Residential Setbacks: 50/40/30 feet depending on the 

street classification, Side 10 feet, Rear 20 feet. 

Additional setbacks for multi-family and non-

residential uses 

 

 

Proposed Zoning:  UD, Urban Development district 

 Permitted Land Uses: This district is intended to 

accommodate much of the projected growth in the 

unincorporated area of Aiken County during the time 

span of the county's comprehensive plan. This district 

is characterized by mixed-use development, 

providing for a full range of residential uses as well as 

commercial, institutional, and industrial uses.  

 Minimum Lot Size: Residential – 10,000 square feet 

for first residential unit, 4,000 square feet for each 

additional unit. Non-residential – 5,000 square feet  

 Minimum Lot Width at Building Line: 40 feet 

 Structures per Lot: Multiple units 

 Maximum Impervious Surface: 70% 

 Residential Setbacks: Front – 50/40/30 feet 

depending on the street classification, Side 5 feet, 

Rear 20 feet for residential and 15 feet for none 

residential 
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The intended used listed by the applicant is permitted 

under the UD zoning contingent on performance 

measures contained in County Code Section 24-3.8. 

 

Surrounding Developments 
and Uses: 

 

North and east of subject site – low density (average size 

two to three acres), single-family residential development 

or vacant property – zoned RC or RD.  

 

North and east of subject site - Williston Road frontage to 

a depth of approximately 300 feet -- portions of low 

density, single-family residential development or vacant 

property – zoned UD. 

 

Immediately west of the site - at a depth of approximately 

1,300 to 1,500 feet - vacant property – recently rezoned 

to UD. 

 

South of the site - low density (average one-half to three 

acres), single-family residential development or vacant 

property – zoned UD and 422-acre Warner Savannah 

River Research Campus  and New Ellenton Convenience 

Center – zoned PUD. 

 
Street Extensions or New 
Streets: 

None requested in conjunction with the proposed 

rezoning or use.  

 

 

Water and Sewer: Subject property is located in the Talatha water district – 

unclear whether property is currently connected, but 

potable water service is available on this section of Aspen 

Court. A willingness to serve review has not been 

requested by the applicant or Aiken County. 

 

The property is not served by public sewer.   

 
 
PLANNING STAFF EVALUATION 
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Reviewed by: Joel T. Duke, AICP 
Chief Development Officer  

Site Visits Conducted: Joel T. Duke, May 7, 2020 
 

Recommendation: Approval, with the following notes: 

  

1. Proposed rezoning is compatible with the 

Comprehensive Plan.  

2. The proposed zoning is consistent with the existing 

zoning pattern along Williston Road  

3. The proposed rezoning will add to the inventory of 

available urban development property in an area that 

has not seen an appreciable increase in conversions 

from large lot single-family residential and agricultural 

uses.   

4. Existing rural and undeveloped uses border the 

subject property to the north. Commercial uses 

permitted in UD districts are required to maintain or 

create buffers where they border low intensity uses. 

 

 
Staff Comments: 
 

 

Compatibility with and Impact on Comprehensive Plan 

Section 7 of the County comprehensive plan presents a vision of safe neighborhoods and 

healthy communities. The plan expands on the vision by articulating the goals of compatible 

land use patterns and sustainable rural and urban development. One of the tools available 

for implementation of the land use goals is the zoning scheme adopted by the County 

Council. The requested change to the zoning classification for subject property must be 

evaluated on whether it promotes or works against the stated goals. The evaluation must 

examine the uses permitted by right and conditionally in the requested district classification 

rather than a single, specific use proposed by the applicant. 

As shown in Attachment 3, the predominant land use in the area of the subject property is 

low density residential. The large exception in the area is Aiken County’s 422 acre Savannah 

River Research Campus located approximately 300 feet to the south. The county has 

anticipated, and planned for an urban development pattern along Williston Road from Chime 

Bell Church Road to South Main Street. The UD zoning along the roadway frontage reflects 

the plan. The depth of the UD zoning varies in the area. The depth of the zoning on the 

subject property is less than 300 feet, and is much less than the 1,000 feet to 2,000 feet 
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found on properties to the west. The approximate 300 feet deep UD zoning continues along 

the Williston Road frontage from the subject property east to Grey Mare Hollow Road.  The 

northern portions of the subject property and other parcels to the east are zoned at a much 

more restrictive RC or RD zoning. The proposed rezoning will allow all of the subject 

property to be developed for more intense land uses, but is generally consistent with the 

large area along Williston Road set aside for urban scale development.  The proposed 

rezoning serves the Council’s adopted goals of enhancing the outcome of development and 

creating certainty and consistency in the overall land use pattern.   

 

Compatibility with Surrounding Zoning and Uses 

As discussed under the Comprehensive Plan analysis, the proposed rezoning follows the 

existing zoning pattern along Williston Road. The proposed change shifts the interface 

between the less intense RC and RM classifications and the more intense commercial and 

service uses allowed by UD, but maintains the established pattern.  The intended use of the 

subject property will be a departure from existing residential/agricultural land uses that 

dominate the area. With the exception of the nearby Savannah River Research Park, the 

anticipated re-development of the area to commercial uses has been very slow. The pace 

of redevelopment suggests that sufficient land may already be zoned to meet the demand 

for commercial expansion.  Beyond consideration of this request, the Commission should 

examine the zoning in the New Ellenton/Williston Road corridor. Clustering UD zoning near 

major uses, such as the Research Park, or major intersections rather than along the entire 

corridor may be a more appropriate application of the UD designation. A change in approach 

may allow the County to meet current and future land use goals while also protecting the 

area’s less intense residential and agricultural uses. 

 
1. Application 
2. Location Map 
3. Zoning Map  

 

ATTACHMENTS - (Attachment Removed for Council Submission)
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