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The Gateway to Anderson Ordinance

Chapter 1 Overview

Introduction

The Highway 81 Overlay was initiated via resolution by the Anderson County Council in January
2015. At that time Council acknowledged the potential for the Highway 81 Corridor (the
Corridor) to be used as a tool for promotion of Anderson County, therefore Council made its
desire known to promote a positive visual appearance for development along the Corridor. As
such, the foundation of this Overlay will be the community’s vision for enhancing the Corridor as
a tool to promote Anderson County while creating a consistent and efficient pattern of

development.

The Highway 81 Overlay is intended to serve as a complementary tool for implementing the
development policies and guidelines set forth in the Anderson County 20-Year Comprehensive
Plan. The regulations set forth in this document are supplementary to the regulations of the base
zoning district to which it is overlaid.

Process/Schedule/Time Frame =
January 20, 2015 County Council passes Resolution #2015-005, requesting the
Administrator instruct staff to begin the Highway 81 Overlay process
February 10, 2015 Staff presented Resolution #2015-005 to Planning Commission for
informational purposes
March 12, 2015 Public kick-off meeting at Reed Road YMCA to solicit public input
through survey
March 23, 2015 Last day to submit survey
March 26, 2015 Public meeting to present results of survey and draft
April 14, 2015 Planning Commission Public Hearing & recommendation of draft
Overlay
May 5, 2015 County Council first reading and Public Hearing
May 19, 2015 County Council second reading Map 1.1 Study Area
June 2, 2015 County Council third/final reading
June 3, 2015 Implementation of Overlay District Regulations

‘F Anderson County Planning & Community Development Office




The Gateway to Anderson Ordinance

Chapter 2 Existing Conditions

Understanding the present conditions in the Corridor related to land use, development, and
traffic flow is an important first step in crafting guidelines to meet the community’s vision.
The maps that follow illustrate these conditions.

Map 2.1 at right indicates the Overlay District boundary and the properties subject to the
guidelines established in this plan, as described in Chapter 4 below.
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Map 2.1 Highway 81 Overlay District
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The current land uses in the Corridor are shown in Map 2.2.
Table 2.1 below includes the amount of acreage in each use in the Corridor.

As Table 2.1 shows, most of the land in the Corridor is currently in a Residential Agricultural
use (47% of the total acreage).

Table 2.1 Current Land Use in the Corridor
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Land Use Acres | Percentage f,. :
Commercial 241 22% dd :
High Density Residential 37 3% "
Low Density Residential 39 4% 6
Public/Semi-Public 178 16% 4
Residential Agricultural 517 47% ?
City 85 8%
1,097 100%
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Map 2.3 shows the zoning classifications of the properties in the Corridor. Table 2.2 below
includes the amount of acreage in each zoning category in the Corridor.

As Table 2.2 shows, most of the land in the Corridor has a commercial zoning designation, C-
1, C-IN, or C-2 (41% of the total acreage)

Table 2.2 Zoning Designations in the Corridor

Zoning Category Acres | Percentage
C1 51 5%
CIN 109 10%
C2 287 26%
I-1 47 4%
[-2 200 18%
O-D 15 1%
PD 27 3%
R-20 260 24% @;‘?:jf\s;;,
R-M 16 1% |
City 85 8%
1,097 100%
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Map 2.4 at right shows the future land use in the Corridor. It is based on the Future Land Use
map found in the Anderson County Comprehensive Plan. The Future Land Use map
indicates expected land uses in specific areas based on existing and proposed services, and
prevailing development patterns.

The Overlay District Future Land Use map clearly suggests the potential for commercial uses
to occupy a considerable portion of the Corridor in the future. The guidelines outlined in this
plan anticipate this future pattern of development.

% 2
. .."

R

.g% Highway 81 Overlay District Future Land Use

0 0.5 1 Miles
Thi wap 8 precust of Adarse Couny Rasiosatie afme Rave Bean made to anasts B ccimcy. | | |
wu:mm::rmt:‘-?umw B g
::—I':my:’-unwmmcm. : Anderson County Planning and Community Development
wwasrdensscoantyc ooy

Map 2.4 Future Land Use

Anderson County Planning & Community Development Office



The Gateway to Anderson Ordinance
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Some key infrastructure and service components in the Corridor are shown in Maps 2.5 and ;

2.6.

Map 2.5 indicates the presence of both force mains and gravity based sewer lines in the

Corridor. Additionally, water service for the Highway 81 area is provided by Hammond Water
and Sewer.
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Map 2.6 shows existing curb cuts on Highway 81. Curb cuts include both driveways and
intersections, providing access to and from the Highway and the adjacent properties and
roadways. At present, there are 34 intersections, 48 residential driveways, and 47
nonresidential driveways in the Corridor.
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Chapter 3 Public Input

Community Meetings

Two community outreach meetings were held for soliciting public input regarding the
proposed Highway 81 Overlay. A total of 1400 property owners in the vicinity of the Highway
81 corridor were notified of the meetings.

During the kick-off meeting on March 12, 2015, the purpose of the overlay district was
explained, survey forms were completed by meeting participants, and questions concerning the
project were addressed. At the follow-up meeting on March 26, 2015, the results of the survey
and the draft design regulations were presented. Both meetings were held at 6:00 PM at the
Anderson Area YMCA at 201 East Reed Road. In all, 100 members of the public attended the

community meetings.
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Survey

The survey instrument gave citizens the opportunity to express their preferences regarding the nature of future development on Highway 81. The survey was distributed at the kick-off meeting on
March 12 and was also available from the Planning and Community Development website, Twitter account, and the Planning and Community Development Department office at 401 East River

Street in Anderson. A total of 56 completed surveys were returned to the planning staff.

Highway 81 Owerlay Corridor
For Anderson County, South Carolina

Pleaze take a feor minutes to respond to the following questions. Tour responses will be incorporated into
Andrrson County's Highoay 81 Owveelay Dhistrict. Your input i greatly appeeciared.

Please cizcle the option that sepresents wour idoal answeer
o ity
1. How should commercial developments connect to each othes?
All development should be fully connectad to menimize cush cuts (ie. frontage soads)
EBach development should have its own coeh cut, with additional distances between cuts
Each development should have its owmn eorb cut, at any distance

A

Sigos

2. What additicnal sign tegulations should be enforced within the Highway 81 Oveslay?
a Nndwzqulmw&tmﬂmﬁpozﬁnm
b.  Additional height, and size segulations on sigas
d Dﬂ.lyaﬂanmum:n.tE'_ = for newe d '_rpm.c-nt

Parking
3. Wheee should parking lots be placed for commercial/industeial development along the Corsidoe?
a ﬁtt]:.c-ﬁm.tmv;rwcfﬂighwuggl
b At the side in partial view of Highwey 81
I3 Ar the sear out of vieve of Highvery 81
d All of the abore ase acceptahle

4. What additional non-sesideatial buffess shonld be reguired wuthin the Highomag 81 Oveelag?
a Mo additional regulations bepond the existing County Oedinance
b Additional buffes regulations only between non-eesidential and sesidential developments
I3 Additional buffer segulations on all nonresidential developments

EW'huﬁ;ﬂ.IIElegn]mns should be required within the Highway 31 Oveslay?

a Mo additional regulations beyond the existing Connty Ordinance
k. Hew development should have mince additional architectueal segulations
o Hew development should haee uoidfosm aschitectneal segulations along the entise Oveelay
d Hew development shonld face Higheay 81
Siri

6. What nﬂ.ﬂihm.llsiﬁng :uquinemzn.i: :hﬂn]ﬂhuqmzndml]mn t]:.c-H@]:.myBl DEEIJ..I‘.?!
a Development should be set back farther foom Highvway 21
b. Development should be set back closer to Higheray 81
o Dq:lznﬂs cn'ﬂ:.ctrpcufﬂmdupmmt
d Ho additional sethack requirements should be sequised

Development Type

7. What &= your prefersed type of non-residential development for the Highvay 81 Cossidos?
a Strip Commescial Development
o Lasge Scale Co ial/ Industeial
d Mixed use or & combination of Heighborhood and Large Scale

Lights
a Prohibirion of neon or other electric signages
o Mo light trespass allovred beteeen properties)/ developmenes

d Mo additional lighting regulations should be reguered

Ohthes
9 What other arsthetic and safety featores are most important for the Highway 81 Coeridos?

d Hoae of the above
10. Do you le or own properey in the Highway 81 Overlay as shown?
a Live
o Both
d Heither

Please provide any other constructive comments or suggestions:

Congratulations and thank you! You have seached the end of the sorvey.

Please seturn this survey to the Planning & Community Development Office.
Mailing addeess: PO Box 8002, Andesson, SC 10622
In Person: Planning & Community Development Office in the Cousthouse Annes ar 401 East Rives Steeet

Any questions, please contact the Planning Staff ar (864) 260-4720.
Submissioas ars dus by Macch 23, 2015,

Anderson County Planning & Community Development Office
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Survey Results

Survey responses helped to focus the Highway 81 Overlay District guidelines on the aspects of development of most concern to the public.

The word cloud below identifies key issues of concern emerging from survey comments. Words such as “sidewalks,”

prominently, suggesting the importance of these issues for the Corridor.
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E-W-Connector Jﬂggﬂl“ﬂ helpful  concerned visitors
fully-connected wise friendly zoning 1y ] Nice-looking SIZN corridor

hub optimum Green building Coffee-shops
U excellence relief Walkers glOW

eo 18 , Places street Street-lighting blcyd
décor S19NS overdeveloped Library activity

Light-pollution congestion

EXpEI'iEﬂCE resi ﬂtial mature-trees
Demand connected-curb-cuts trail BlC}fClE lane
| gathering-spots Woodruff-Road lane
Bike-Lanes .
attractive

Keep-large-established-trees
deve 10pme n Hilton-Head
standards

Clemson-Blvd trafﬁc regulations
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Survey Results

The charts on the following pages summarize survey results. Survey respondents favored connecting commercial developments to one another, placing parking areas in the rear of establishments,
uniform architectural details for establishments, the availability of sidewalks, and other elements of a neighborhood-type development pattern.

Connectivity

1.27

m Fully Connected/Minimized
Curb Cuts

® Connected if within same
master planned area

Own curb cut with
additional distance between
cuts

B Own curb cut, at any
distance

——

—_—

s na ¥ m No additional regulations

——

S e—— ‘__-,~G -._'\,g'-_“;
_3 L \_ [—; =
1, & TALIS MANAGEMENT GROUP CAROLINA FOOT SPECIALISTS : :&

S CARTER WRENN NU-IMAGE~K.Neshat,DDS MD
i ‘fﬁ ADVENTURES IN ADVERTISING =
Clas )

m Additional height and size
regulations

| SPACE AVAILABLE Additional material

regulations

B Only Monument Signs

13.85
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Parking

27.59 3.45

17.24

m Front, in view of Highway

81

m Side, in partial view of

Highway 81

Rear, out of view of

Highway 81

m All are acceptable

Landscape/Aesthetics

12.07 15.52

m No additional regulations

m Buffers between non-
residential and residential

Buffers between all non-
residential

B Large-scale development

buffers

41.38 31.03
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Landscape/Aesthetics

12.07 13.79

22.41 "No additional regulations

B Minor additional
architectural regulations

Uniform architectural
regulations along entire

Overlay
m Face Highway 81

Siting

10.71

m Back from Highway 81
B Closer to Highway 81
Depends on development type

® No additional setbacks

3.57
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Development Type

Strip Commercial
1.69
® Neighborhood,/Office

Large Scale/Industrial

m Mixed Use/Combination of
Neighborhood/Large-Scale

14.93

3881 Prohibit neon/electric signs

; ] o A .}N m Full cut-off features
- R T
. Ri.] Q) | Z,. 3

- - -
" —
~ | — «
————

No light trespass

® No additional regulations

29.85

16.42
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Other

29.41
Connected sidewalks/multi-

use paths

® Open space

BARNES&-NOBLE

Additional landscaping within %t : 52 Wy 3 BOOKSELLERS
parking areas P o AR TN : é :

¢

® None

21.18

26.92 17.31

Live
® Own
Both

m Neither
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Chapter 4 Overlay Regulations

4.1 Establishment and Purpose

Establishment of the Highway 81 Overlay District (the District) is proposed. It is the intent of the Anderson County Council to develop an Overlay District to promote a positive visual appearance
along Highway 81 and to use the District as a tool for promotion of Anderson County. The Overlay District is intended to serve as a complementary tool for implementing the development
policies and guidelines set forth in the Anderson County 20-Year Comprehensive Plan.

The Highway 81 District is a highly visible area connecting Interstate 85 with Downtown Anderson. As per the adopted County Comprehensive Plan, the District has been designated as having
high potential for commercial uses. Higher levels of traffic along the District are anticipated as new commercial uses are established.

Therefore, it is the purpose of this Overlay District to ensure high aesthetic quality of development through the establishment of standards for future non-residential improvements such as signage,
landscaping, lighting, and other improvements constructed on the properties within the identified Overlay District.

The boundaries of the Highway 81 Overlay District are hereby established as follows:

ALL ZONED PROPERTIES OR PORTIONS OF PROPERTIES THAT ARE WITHIN 500 FEET OF THE CENTERLINE OF HIGHWAY 81, AND DIRECTLY ACCESS HIGHWAY
81; BOUNDED TO THE NORTHWEST BY THE CENTERLINE OF SCOTTS BRIDGE ROAD, TO THE NORTHEAST BY THE CENTERLINE OF LONG ROAD, AND TO THE
SOUTH BY THE CENTERLINE OF REED ROAD

4.2 Modification of Design Standards

Any modification to the design standards of this Overlay District shall be presented to the Anderson County Council for approval. Requests for modification of the design standards shall be
considered at the time development plans are submitted for review and shall comply with all submittal requirements established in the zoning ordinance.

4.3 Applications and Exceptions
(a)  Existing uses and structures are exempt from these requirements.

(b)  These standards apply to sites (including all principal and accessory buildings) that are within the Overlay District unless otherwise specified herein, and apply to all non-residential use
categories.

(c)  All residential uses, including single family, manufactured, and multi-family are exempt from these requirements.

(d)  The following standards coupled with existing County Zoning ordinances provide the minimum requirements that must be met in order to receive authorization to develop or redevelop
property within the Overlay District. In the case of overlapping regulations, the more restrictive of the regulations shall apply.

Anderson County Planning & Community Development Office
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4.4 Design Standards

(a) Building Design.

o Building design shall incorporate materials to convey permanence, substance, timeliness, and restraint, with low maintenance. Recommended building materials include, but
are not limited to; clay or masonry brick, stucco, natural stone, decorative masonry, decorative metals, or wood.

L
r

BARNES

(b) Outdoor Equipment.

o Exterior mechanical equipment, trash enclosures, and outdoor storage shall be located so that they are not visible from any road right-of-way or direct any nuisance to
residential areas.

ﬂ’ﬁ Anderson County Planning & Community Development Office
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(c) Signage.

o All signage shall be permitted in accordance with the provisions set forth in the county
sign ordinance;

o All new detached signage in this District shall be monument type only, and shall be
architecturally designed to reflect the character of the structure for which they are
advertising;

o Signage shall be limited to one sign at each entrance drive into the property from a public

roadway. If more than one entrance to the property from a public roadway exists, signs
must be a minimum of 100 feet apart;

o The maximum height of a single tenant sign shall be 10 feet;
o The maximum height of a multi-tenant sign shall be 20 feet;
o Exterior attached wall signage shall not exceed 20% of the total area of the wall or facade on

which the sign is placed;

o Electronic signs, animated signs, or signs with flashing lights are prohibited in the District.
New billboards shall not be permitted in any instance.

Anderson County Planning & Community Development Office
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Bufferyards.

All new non-residential properties shall follow the bufferyard requirements set forth in Section 38-122 of the Anderson County Code of Ordinances;

When any non-residential property being developed abuts a residential property, a Type VI buffer shall be utilized between uses.

Typical Type 6 Landscaped Bufferyard Requirement

~ NOT o SGALE —

Berms.

When a berm is utilized to provide separation between non-residential and residential uses it shall
adhere to the following:

(1) Have side slopes no greater than 2:1 that are stabilized with suitable groundcover. Any
alternative designs shall be noted on all plans;

(2)  Breaks in the berm may be allowed as for drainage or walkthroughs;

(3)  All plants used for landscaping shall be indigenous to this climate and shall be properly
maintained in a healthy, controlled manner by the property owner;

No fence, berm, or landscape material shall be designed or located in a manner that obstructs the
vision of vehicular traffic at street and/or driveway intersections.

Anderson County Planning & Community Development Office
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(2

(f) Exterior Lighting.

Access.

Exterior illumination shall be carefully considered in order to promote safety and
security while limiting light trespass and reducing glare;

New lighting shall be mounted and shielded to obscure light pollution to the greatest
extent possible;

Fixtures must be mounted in such a manner that its cone of light does not cross any
property line of the site;

All exterior lighting designs shall meet minimum IESNA (Illuminating Engineering
Society of North America) guidelines.

To be studied in greater detail with results to follow

Shielded lights:
Lights are directed downwards to
reduce glare and spillovers

o No flashing lights are permitted within the Overlay;

o Emergency lighting for public safety and hazard warning and seasonal residential
decorations are exempt from the provisions of the Overlay.

Anderson County Planning & Community Development Office
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Addendum 1 Survey Data and Selection of Comments

Highway 81 Overlay Survey Results

H1 | #2 | #3 | #4 | #5 [ #6 [ #7 | #8 | #9 | #10 | #11 [ #12 | #13 | #14 [ #15 [ #16 | #17 | #18 [ #19 | #20 | #21 | #22 [ #23 | #24 | #25 [ #26 [ #27 | #28 | #29 [ #30 | #31 | #32 | #33 [ #34 | #35 | #36 [ #37 [ #38 | #39 | #40 [ #41 | #42 | #43 | #44 [ #45 | #46 | #47 [ #48 [ #49 | #50 | #51 [ #52 | #53 | #54 | #55 [ #56 | Totals | Percentages
Connectivity
Fully Connected/Minimized Curb Cuts 1 1]1[1]1]1 1 {1 1 1 {1]1 1 1 {1 ]1]1]1 1 111 111 1 24 43.64
Connected if within same master planned area 1{1 1{1 1 1 1]1 1]1 1]1]1[1]1 1 1 1 1 19 34.55
Own curb cut with additional distance between cuts 1 1]11(1 111 1 1 8 14.55
Own curb cut, at any distance 1 1 1 1 4 7.27
Signs
No additional regulations 1 1 1 1 111 111 1 1 1 1 1 13 20.00
Additional height and size regulations 1 1 1{1f1]1]1 1]1 1)1 1 1 1 1)1 1 1 1]1 20 30.77
Additional materal regulations 1]11(1 1 1 (1 1 1 1 9 13.85
Only Monument Signs 111 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 23 35.38
Parking
Front, in view of Highway 81 1 1 2 3.45
Side, in partial view of Highway 81 1 1 1 1 (1 1 1 1 1 1 10 17.24
Rear, out of view of Highway 81 11 (1)1 f1f1]1 1 ({11 1 {1 1 1 1 1 ({11 1 (1 f{1]1]1 1 {1 1]1]1]1 1 30 51.72
All are acceptable 1{1f1]1 11171 1111 (1 1 1 1]1 1 16 27.59
Landscape/Aesthetics
No additional regulations 1 1 1 111 1 1 1 1 9 15.52
Buffers between non-residential and residential 1 1 1 1 1 1)1 1 1 1 1)1 111 1 1 1 1 18 31.03
Buffers between all non-residential 1 1111 1 1 1 1 (1 1 1 1 1 1/11]1]1 1 1 1 (1 1 1 (1 24 4138
Large-scale development buffers 1]1 1 1 1 1 1 7 12.07
No additional regulations 1]1 1 1 1 1 1 1 8 13.79
Minor additional architectural regulations 1 1 1 1 1 1 1 1 (1 1 1 1 1 13 2241
Uniform architectural regulations along entire Overlay 1 1 1 111 ([(1]1 1 1 1 1 1[11]1 1 1 1 1 1 1 1 (1 1 1 [1[1]1 1 1 1 30 51.72
Face Hwy 81 1 1 1 1 1 1 1 7 12.07
Siting
Back from Hwy 81 111 111 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 29 51.79
Closer to Hwy 81 1 1 2 3.57
Depends on development type 1 1 1 1 1 (1 1 111]1 1 (1 1 1 1{1]1 111 19 33.93
No additional setbacks 1 1 1 1 1 1 6 10.71
Development Type
Strip Commercial 1 1 111 4 6.78
Neighborhood/Office 11 f1]1)1f1]1]1 1 {1 1 1 {1 1 1{1]1 1{f1f1]1]1 1 {1 111 )1 )1f1f1]1]1]1 1 {1 1{1]1]1]1 41 69.49
Large Scale/Industrial 1 1 1.69
Mixed Use/Combination of Neighborhood/Large-Scale 1 1 1 1 1 1 1 1 1 1 1 1 1 13 22.03
Lighting
Prohibit neon/electric 1 1]1 1]1 1]1 1 1 {1 1 (1 1 1 1 111 1 1 {1 1]1]1 1]1 26 38.81
Full cut-off features 1 111 1 111 (1 1 1 1 1 11 16.42
No light trespass 1(1 1 1(1 1 1 11111 (1 11111 111 ]1([(1]1 1 20 29.85
No additional regulations 1 1 1 1 1 1 1 1 1 1 10 14.93
Other
Connected sidewalks/multi-use paths 1]1 1111 |1f1f1 1 1 (1 1 (1 1{1f1]1 1 11 ]1)1)1f1f1 1{1f1)1])1]1 1]1]1 35 41.18
Open space 111 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 1 18 21.18
Additional landscaping within parking areas 1 1 1 1 111 1 1 1]11f1 111 1 1)1 f(1f1]1]1 1]11]1f1 1 25 29.41
None 1 1 (1 1 (1 1 1 7 8.24
Live 1 1 1 1 1 1 1 {1 1 9 17.31
Own 1 11 ]1]1)1]1f1f1 1 {1 11 21.15
Both 1]1)1])1]1 111 1 1 1 1 1 1 1 1 1 1 1 18 34.62
Neither 1 1 1 111 1 111 1]1 1 (1 1 (1 14 26.92
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4 “Bicycle lane;
Sidewalks for
walkers and

joggers.”
oeSted
fﬁ\e‘ 0O
At It

“We don’t need another\
Clemson Blvd. Neighborhood
friendly development would be

nice. Places for people to

gather...coffee shops,
restaurants. Bike lanes would
be great!!! Encourage people to
ride bikes - sidewalks great for

o

walking!!!”

\_

~N

“Green space, bike and
walking pathways that

connect to City plans.”

— \/_)

. for
“There 18 2 need

o on
more street lighting

“Find some relief for traffic

. ”
congestion.
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