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BOARD OF ZONING APPEALS 
CASE SUMMARY FOR 

APPLICATION FOR VARIANCE 
 

2500-2510 Main Street 
 

August 12, 2014 at 10:00 A.M. 
City Council Chambers, 1737 Main Street 

Columbia, South Carolina 
 
Case Number: 14-036-V 

Subject Property: 2500-2510 Main Street (TMS# 09109-09-06 and 09113-01-04) 

Zoning District: MX-1, -NC, -DP (Mixed Use district in the North Main Corridor overlay) 

Applicant: Ray Design Development 

Property Owner: Stop N Save Inc./2510 North Main Street LLC 

Council District: 1 

Summary Prepared: 6 August 2014 
 
 
Requested Action:  Variance to the parking requirements for a multifamily residential development  
Applicable Sections 
of Zoning Ordinance: §17-258 1.5 parking spaces required for units 500 sq. ft. and under; 1.75 parking 

spaces required for units between 501 and 750 sq. ft.; 2 parking spaces 
required for units over 750 sq. ft. 

 §17-326(3) Parking requirements listed in §17-258, Table of Permitted Uses, shall 
be reduced by 20 percent for all uses within the NC overlay district. 

 §17-112 Standard criteria for variances 
  
Case History:  None.  
 
Staff Comments:   This application is a request to vary the parking requirements for a proposed 5-story, 

124-unit multifamily development.  The parking requirement for this development is 158 
spaces, after factoring in the 20% reduction allowed as of right because of the -NC 
overlay, and the discretionary 10% allowed for an approved pedestrian amenity due to a 
provision within the “North Main Corridor Design Guidelines, October 2009” (§17-295).  
The applicant is proposing to provide 113 spaces instead (a reduction of 45 spaces). Prior 
to the reductions allowed due to the –NC overlay, the parking requirement for this 
development would be 225 spaces. 

 
 The application proposes two options to offset the variance request for parking:  The first 

is to provide a daily shuttle for residents to downtown, the Vista, and USC in a 
circulation loop.  The second is a proposal to acquire the 3 properties located across 
Confederate Avenue to provide additional parking there.  It is the opinion of staff that 
conditioning a variance based upon providing remote parking would circumvent §17-
345(b), which provides for reducing parking by providing for remote parking for 
nonresidential uses.   

 
 The proposed development is on approximately 1.42 acres formerly occupied by a used 

car lot and a graphics company.  To the north of the proposed development is a funeral 
home; to the east and south east are single family residences in multifamily districts and 
one single family residence in a C-1 (Office and Institutional) district.  To the south is a 
detail shop, commercial buildings and a vacant lot.  To the west across Main Street is a 
car wash, an auto parts supplier, a Chinese restaurant, etc. 
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 Should the applicant receive the necessary approvals from the Board, approval of the 

design and site plan from the Design/Development Review Commission (D/DRC) will 
be required.   Again, per the North Main design guidelines, as part of this review the 
D/DRC will consider whether a proposed pedestrian amenity would warrant a 10% 
reduction in the required parking for the project.  Staff requests that, should the board be 
inclined to approve this request, a condition of approval be the installation of a 
pedestrian amenity approved by the D/DRC.  

  
 Finally, it should be noted that a separate variance request (14-037-V) for relief to the 

buffer yard requirements for this project is on today’s agenda as well. 
 

 
      
Persons expressing support or concern about this application submitted the documents outlined below to staff.  
All documents are attached hereto and made a part of the record of the public hearing. 
         

- 2 page letter with attachment from Paul Bouknight, President, The Cottontown/Bellevue Historic District 
Neighborhood Association 

- 4 page letter from Michael Ward, Secretary, Elmwood Park Neighborhood Association 
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Surface parking on corner parcels shall not be allowed to be placed on the outside 
corners of lots 

The maximum amount of curb cut footage per parcel is a maximum of 24 feet. 

Surface parking must be placed at the maximum 
setback, 15 feet.  If this space is at least 25% hard-
scape and includes pedestrian amenities/public 
art/occupiable space then an additional 10% park-
ing reduction may 
be granted upon re-
view and approval. 

 

 

 

 

 

 

Architecture should be urban and therefore flexible for various businesses over 
time. A building should not be so strongly identified with a single business that it 
cannot reasonably be adapted to another use in the future. Corporate identity 
should be contained in signage, storefront displays, and/or artwork. 
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10% Parking reduction allowed within the North Main Design Corridor Guidelines, October 2009
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Livengood, Andrew

From: Chambers, Johnathan
Sent: Friday, July 25, 2014 5:39 PM
To: Cook, K Brian; atlivengood@columbiasc.net
Subject: FW: Main Street Flats - Off Site Parking Alternate
Attachments: Main Street Flats Material and Finish PRELIMINARY Selections.pdf; Alternate Parking 

Lot - Main Street Flats.pdf; Alternate Parking Lot with Building.pdf

FYI… 
 
From: Brian Ray [mailto:brian@raydesigndevelopment.com]  
Sent: Friday, July 25, 2014 12:06 PM 
To: Chambers, Johnathan 
Subject: Main Street Flats - Off Site Parking Alternate 
 
Good Morning Johnathan, 
 
I have been in communication with 2 companies regarding the Traffic Study. 
I have received proposals. I will have an executed contract to get the study performed 
early next week. It appears the soonest I will have a study available is toward the end of August. 
 
In my Variance Application I mentioned 2 options to counter the on-site parking shortage. Option 1 was the 
shuttle van for residents. Option 2 was acquiring adjacent land for additional  surface parking. I have attached a 
preliminary layout that shows I could get 43 additional spaces which will bring my total count up to a compliant 
level. I also provided an option that shows if the city would allow me to go with the shuttle I could use this land 
not simply for surface parking...but could put a smaller 3 story project which might be preferred by the City.  
 
I just wanted you to see the advancements on this off site parking option for your groups consideration. 
 
I have also provided a copy of building materials information which was requested by DDRC review. Please 
know this is subject to change as the final selected materials will be selected at the buyout phase during 
construction.  
 
--  
Regards, 
  
  
Brian Ray 
  
Ray Design Development 
Phone: 407.421.5605 
www.raydesigndevelopment.com 













TO Board of Zoning Appeals

FROM Michael Ward
Secretary, Elmwood Park Neighborhood Association
PO Box 7665
Columbia, South Carolina

DATE August 5,2014

RE Case Numbers 14-036-V and 14-037-V

Members of the Board of Zoning Appeals:

The Elmwood Park Neighborhood Association supports redevelopment along the Main
Street Corridor and, as an organization, rarely opposes any capital investment in the
community. Over the past several years, we have welcomed the Vino Garage, HHunt Art, and
the NOMA Flats, among others, into the Elmwood Park neighborhood. However, we have some
grave concerns about the Applicant's two variance requests for the proposed project at 2500
and 2510 Main Street.

VARIANCE REQUEST No 1

Issue No 1: Seating will Exacerbate Homeless Loitering in Cottontown

The Applicant is seeking a 10 percent reduction in parking - approximately 15 spaces -
through an unspecified code section by providing a public amenity or seating area. The
Applicant shows three seating areas along Confederate Avenue: one at the corner of Main and
Confederate, and two others flanking the entrance to the parking lot. One of these areas
directly abuts a private residence at 1231 Confederate. These seating areas will exacerbate an
existing problem in our neighborhoods.

Christ Central Ministries at 2401 Main Street provides many essential services for our
disadvantaged and homeless population. Their work is necessary; however, it has created the
unintended side effect of thefts and loitering by some of their clients as they pass through the
Elmwood Park neighborhood from the river front. The addition of multiple benches just blocks
away from Christ Central will surely increase an already untenable problem with loitering and
will be detrimental to the public welfare of the neighborhood residents. We urge the Applicant to
consider an alternate amenity, such as a small dog park, that could service both the proposed
building's residents and the adjacent neighborhoods.

(
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Issue No 2: Lack of Parking Spaces for Building Occupants

The Applicant notes that even with the reduced parking requirements, he has a deficit of
at least 45 parking spaces. We are unsure whether this figure reflects the 3.3 spaces per 1000
square feet for the street level commercial/office suites. Regardless, the Applicant proposes
two alternatives to accommodate the parking deficit.

First, he proposes operating a daily shuttle for building residents. The shuttle would only
travel from the proposed building to USC and the Vista. The needs of graduate students and
young professionals, however, will require access to diverse areas of the city to meet the needs
of the intended demographic: from Main and Devine Streets to Harbison, Forest Acres, and
Cross Hill Station. A single residential shuttle will be unable to meet this need. In this area of
the city, the COMET System as it currently exists is woefully inadequate. Currently, Routes 1,
30, and 31 service North Main and North Columbia. There are only two stops between
Elmwood Avenue and Sunset Boulevard, and the proposed building is located almost
equidistantly from these stops. A resident would need to walk approximately 2000' - almost
four-tenths of a mile - to reach the nearest bus stop. It is an unfortunate reality, but each
resident needs access to a personal vehicle in this area of Columbia.

Second, he is "exploring ... the acquisition of three adjacent properties located off
Confederate" Avenue. In Cottontown, there are only two undeveloped parcels of property off of
Confederate. The first is the former location of the Home for Confederate Veterans, owned by
the Department of Mental Health. This property is outside of the 600' radius requirement. The
second is 1204 Confederate, directly opposite the proposed project. This, however, is a single
parcel of property. In Elmwood Park, the only undeveloped parcels off of Confederate are three
parcels bound by Confederate, Maxcy, and Sultan Streets. This is not an ideal location for
parking since these lots are located between two existing single-family residences. The only
other options would be to purchase and demolish existing single-family residences - which we
would oppose - or to place an overflow parking lot directly abutting Main Street, which seems
antithetical to the intentions of the North Corridor redevelopment.

Based on the information provided in his Application, we request that the Board of
Zoning Appeals deny the Applicant's parking variance request.

VARIANCE REQUEST No 2

The Applicant is seeking to reduce the buffer between his project and 1231 Confederate
Avenue from 30' to 7'-6" (a 75 percent reduction in the buffer). The existing residence at 1231
Confederate is within a few feet of the property line and will be only 8' from the new parking lot.
The Applicant states that he will plant "a substantial amount of trees ... along the East property
line." Any deciduous trees - including the specified Tatarian Maples - planted in this narrow
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buffer will quickly impact the adjacent residence. As they mature, these trees will likely grow
into the adjacent two-storey residence. We would request that the Board recommend that the
Applicant replace the perpendicular parking area with parallel parking spaces and increase the
7.5' planting buffer with a 15' planting buffer at a minimum.

Based on the information provided in his Application, we request that the Board of
Zoning Appeals deny the Applicant's landscaped bufferyard variance request.

CRITERIA FOR VARIANCE

The Applicant claims that his variance requests are necessary because the property is
not a rectangular parcel. "This property, unlike many others on Main St is not a rectangular
parcel. It is trapezoidal in shape ... that makes it less efficient when laying out a building and
parking," the Applicant asserts. We contend that this is a specious argument. There are many
developed parcels along this stretch of Main Street which have irregular, trapezoidal parcels,
including:

2548 Main Street
2601 Main Street
2621 Main Street
2805 Main Street
2615 River Drive

AA Dicks Funeral Home
Arnolds Cleaners
First Citizens Bank
Bank of America
HHunt Art

The Applicant claims that this trapezoidal-shape parcel, coupled with our city's
"extremely restrictive requirements for parking" will deter future development of the Main Street
Corridor. What he fails to mention, however, is that our city has already reduced the baseline
parking requirements by 20 percent to encourage redevelopment in the NC Overlay district. The
city allows for a further 10 percent reduction if the developer includes an amenity for the public.

Under these reductions, a 500sf studio apartment requires only 1.05 parking spaces. It
is our understanding that, in a worst-case scenario, 20 studio apartments will share a single
parking space for their visitors. A 900sf three-bedroom apartment likewise requires only 1.4
parking spaces. Over one-half of the roommates in these apartments will not have an on-site
parking space. It is the opinion of the Elmwood Park Neighborhood Association that the parking
requirements are, in fact, quite liberal, and will likely contribute to an increase in on-street
parking for the surrounding area.

Finally, although it may be outside the scope of the Board of Zoning Appeals, the
Applicant has submitted a design that is only inches shorter that the 60' maximum height
permissible under the Code. A five-storey building, however, is out of scale with the surrounding
urban fabric. If the Applicant proposed a more modest and site-sensitive two-storey structure, it
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is likely that he would have sufficient parking to fully accommodate the parking needs of his
building's tenants and provide a respectful bufferyard between the project and its residential
neighbors.

For the reasons mentioned above, we request that the Board of Zoning Appeals deny
the Applicant's variance requests.

Mi ael Ward
Secretary
Elmwood Park Neighborhood Association
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