
 
 

PLANNING COMMISSION  
November 6, 2017 at 5:15pm   

City Council Chambers, 3rd Floor, 1737 Main Street, Columbia, SC 29201 
 

ANNEXATION, COMPREHENSIVE PLAN MAP AMENDMENT, AND ZONING MAP 
AMENDMENT CASE SUMMARY  

1215 Mason Road, 1307 Mason Road, 4.37 acres N/S Mason Road, 3.88 acres Denton 
Road, and NX1028 Woodale Circle;  

TMS# 11813-01-01, 11813-01-02, 11809-01-14, 11809-01-15, 11809-01-16, and 11809-01-66 
 
Council District: 1 
 
Proposal: Request recommendation to annex, assign land use classifications of Urban Edge Community 

Activity Center (UEAC-1), Urban Edge Mixed Residential (UEMR), and Urban Edge 
Residential-Small Lot (UER-1), and assign zoning of Planned Unit Development-Large Scale 
(PUD-LS). The property is currently classified as Mixed Residential-High Density with a 
portion within a Community Activity Center node and zoned RS-HD and RU by Richland 
County. 

 
Applicant: WAT Properties, Inc., of Columbia 
 
Staff Recommendation: Approval with conditions 
 
PC Recommendation: 11/06/2017; Pending 
 

CURRENT PARCEL CHARACTERISTICS/CONDITIONS 
 

Acreage:  ~68.99 acres 
Current Use: Vacant and Residential Land 
Proposed Use:  Commercial and Residential 
Reason for Annexation:  Municipal Services 
Urban Service Area:  Secondary Area 
Current Richland County Land Use: Mixed Residential-High Density; a portion of the property also falls within a 
Community Activity Center 
Proposed Land Use Classifications: Urban Edge Community Activity Center (UEAC-1), Urban Edge Mixed Residential 
(UEMR), and Urban Edge Residential-Small Lot (UER-1) 
Current Richland County Zoning: RS-HD and RU 
Proposed Zoning: Planned Unit Development-Large Scale (PUD-LS) 
Census Tract: 106 
 

PLANS, POLICIES, AND LAND USE 
 

Urban Service Area  
Subject parcel is in a “Secondary Area” as identified in the Urban Service Area Map 
 
Principles and Goals of the Urban Service Area 



The Urban Service Area identifies those areas the City of Columbia wishes to provide with urban services.  
Primary emphasis will be given to annexing developed areas adjoining the City limits and “islands” of 
unincorporated territory surrounded by the City.  Primary, secondary, and long-range annexation priorities for 
specific areas may be identified.  Secondary areas may include higher value properties which assist the City in 
achieving a more balanced economic base. 
 
Secondary areas are those areas where the City determines it logical or advantageous to provide services, but 
where all services and/or the condition of existing infrastructure may not be at optimal levels for annexation at 
this time. For instance, it may be that the property is outside of the generally accepted fire response area, or the 
storm drainage and/or road system is substandard. Annexation in these areas may occur, but a more detailed 
analysis will be needed to determine the possible impact on revenue. As is stated in the policy, these areas may 
include “higher value” properties that would prove beneficial to revenues. 
 

The Columbia Plan 2018: Comprehensive Plan Land Use Classification  
Staff recommends that the subject property be designated as a mix of Urban Edge Community Activity Center 
(UEAC-1), Urban Edge Mixed Residential (UEMR), and Urban Edge Residential-Small Lot (UER-1) in The 
Columbia Plan 2018 Future Land Use Map as shown on the attached map.   
 
 
Urban Edge Community Activity Center (UEAC-1) 
Urban Edge Community Activity Centers are small to medium scale, mixed-use activity centers with community-
serving commercial uses and a medium to high intensity residential component, typically with a significant open 
space element.  They provide a daily retail and service destination for apportion of the City, typically a 3-5 mile 
radius or drive distance.  These activity centers are found i n the outer areas of the City, frequently near highway 
interchanges, and are subdivided from large, undeveloped tracts or as redevelopment of larger commercial sites.  
They typically are found at major intersections of major corridors and may occupy all quadrants of the 
intersection. 
 
Primary Types 

• Small and Medium Business/Employment (excl. Flex) 
• Multi-family Small and Medium Mixed-use 

 
Secondary Types 

• Small and Medium Multi-family 
• Small and Medium Flex 

 
Tertiary Types 

• Civic/Institutional 
• Single-family Attached 
• Large Format Commercial 
• Cemeteries & Mausoleums 

 
 
Urban Edge Mixed Residential (UEMR) 
Urban Edge Mixed Residential neighborhoods are appropriate near the perimeter of the City or in the outer ring of 
neighborhoods.  This development type primarily represents existing post-1940s subdivisions and the auto-
oriented corridors associated with them.  The pattern is also suitable for small to medium infill development 
within these areas. It is primarily characterized by individual subdivisions or neighborhoods within a different 
subdivision street and block pattern.  Urban Edge Mixed Residential neighborhoods can accommodate a variety 
of housing types from detached single-family to multi-family complexes. 
 
Primary Types 

• Single-family Detached 
 

Secondary Types 
• Single-family Attached 



• Two-family 
• Three-family 
• Multi-family Small and Medium  

 
Tertiary Types 

• Small Format Business Employment 
• Small Format Civic/Institutional 
• Cemeteries & Mausoleums 

 
 
Urban Edge Residential – Small Lot (UER-1) 
Urban Edge Residential Small Lot neighborhoods account for a significant portion of the City’s existing 
residential neighborhoods.  This development type is appropriate as development on remaining large lots or as 
redevelopment in the outer areas of Columbia.  Most of these developments are relatively modern and occurred 
after 1970.  Urban Edge Residential Small Lot developments generally do not continue the grid and block pattern 
found in the urban core neighborhoods, but do tend to have a consistently organized internal street network with 
loops and interconnections.  Culs-de-sac are most prominent in this development type. 

 
Primary Types 

• Single-family Detached 
 

Tertiary Types 
• Single-family Attached 
• Two-family 
• Three-family 
• Multi-family Small 
• Small Format Business/Employment (excl. Flex) 
• Small Format Civic/Institutional  
• Cemeteries &  Mausoleums 

  
 
Existing Neighborhood, Small Area, Community, and/or Corridor Plans 

The subject property is covered by the Walkable 29203: Pedestrian Master Plan (2017).  The Plan makes broad 
policy recommendations for the entire 29203 zip code, as well as specific policy and infrastructure 
recommendations within and adjacent to the North Main and Crane Creek planning areas.  Within close proximity 
to the subject property, the plan recommends sidewalk infill along Mason Road from Sinclair Drive to Weston 
Avenue, with an unsignalized intersection improvement at Colony Drive and Mason Road (pg. 95).  Area-wide, 
the Plan recommends improving the streetscape for pedestrian use to combat perceptions of crime (pg. 117).   
   

PROPOSED ZONING DISTRICT SUMMARY 
 

The parcel is currently zoned RS-HS and RU by Richland County. Surrounding parcels within the City of Columbia are 
currently zoned D-1 to the South. Surrounding parcels in unincorporated Richland County are zoned RU to the North, RS-
HD to the West and M-1 to the East. 
 
The proposed City of Columbia zoning district is Planned Unit Development-Large Scale. 
 
Planned Unit Development-Large Scale (PUD-LS) 

(a) Intent. The intent of planned unit development districts is to derive the benefits of efficiency, economy and 
flexibility by encouraging unified development of large sites, while also obtaining the advantage of creative 
site design, improved appearance, compatibility of uses, optimum service by community facilities, and better 
functioning of vehicular access and circulation. It is the intent of this article to allow development of large 
sites subject to specific regulations concerning permitted uses, but only subject to regulations concerning lot 
area, building coverage, yard spaces and building height insofar as the city council shall deem appropriate to 
fulfill the intent of this article, upon presentation of certification from the owners, developers or other parties 



at interest in the development of such sites that they will adhere to development policies which will fulfill the 
intent of this article. 
 

(b) Types of districts. Two types of districts accommodating primarily residential or nonresidential uses are 
created as follows:  

(1) PUD-R Planned Unit Development—Residential. The PUD-R district is intended to accommodate 
residential uses, with nonresidential uses integrated into the design of such districts as secondary uses.  
(2) PUD-C Planned Unit Development—Commercial. The PUD-C district is intended to accommodate 
primarily nonresidential uses, with residential uses integrated into the design of such districts as 
secondary uses. 
(3) PUD-LS Planned Unit Development-Large Scale. The PUD-LS is intended for applicant with parcels 
in excess of 25 acres. 
  

(c) Design and planning features. The types of residential dwelling units and the types of nonresidential uses 
allowed to be established in such districts increase with increasing site size of such districts, based upon the 
premise that increased site size will allow proper design, including functional interrelations, buffer treatments 
separating uses with potentially incompatible characteristics of use, design of access patterns, and relationships of 
uses within such planned unit developments with uses in adjacent districts. It is the intent of this article that such 
design and planning features be incorporated properly into any PUD district hereafter created, and that the 
planning commission and city council shall consider the existence and appropriateness of such features before any 
amendment to the zoning map is adopted to create such district. 

 
STAFF RECOMMENDATION 

 
 

Staff recommends that Planning Commission approve a resolution recommending the assignment of a mix of Urban Edge 
Community Activity Center (UEAC-1), Urban Edge Mixed Residential (UEMR), and Urban Edge Residential – Small 
Lot (UER-1) future land use classifications, as shown on the attached map, at the time of annexation.     
 
Staff recommends the Planning Commission recommend to City Council the assignment of Planned Unit Development-
Large Scale (PUD-LS) zoning, with the following conditions incorporated into the PUD document, at the time of 
annexation. 
 
The following conditions must be incorporated into the PUD document prior to City Council review: 

1. Revise page 1.10, subsection 10. Streets, as shown in red below: 
All streets shall comply with the latest adopted version of the City of Columbia Street Design Standards 
and shall be designed to accommodate emergency and garbage collection vehicles.  The Planning and/or 
Zoning Administrator shall have the administrative option to adjust the street design requirements by 
10%.  However, the primary collector road (Road A) will have a minimum eighty-eight (88) foot right-
of-way.  The secondary road (Road B) will have a minimum eighty-two (82) foot right-of-way.  The 
residential scale roads will have a minimum thirty-four (34) foot right-of-way.   
All sidewalks and pedestrian pathways shall comply with the latest adopted version of the City’s 
engineering standards; this shall include the provision of a vegetative buffer between vehicular travel 
and all pedestrian pathways.  Sidewalks provided internal to the development shall be linked into the 
existing sidewalk network external to the development.  In addition, a sidewalk will be provided along 
the entire length of the Mason Road frontage of the PUD.  This sidewalk will connects into the existing 
sidewalk network along North Main, and will provide for connections to the internal sidewalk network 
where it is proposed to exit onto Mason Road.  

2. Revise drawings on pages 5.3, 5.4, and 5.5 to show sidewalks along Mason Road as well as connections to the 
sidewalks along Mason Road (proposed) and North Main Street (existing).  An eight foot (8’ buffer) between 
sidewalks and roadways must be provided for, as per City standards. 

3. Revise drawings on pages 6.3 and 6.4 to show the sidewalks buffered against the roadways; sidewalks are 
currently shown directly adjacent to/inside of the roadway.  An eight foot (8’ buffer) between sidewalks and 
roadway must be provided for, as per City standards. 



4. Revise the “Neighborhood Typical” cross section on page 7.1 to reflect an eight foot (8’) buffer between the 
sidewalk and the roadway, as per City standards. 

5. Revise the “Road B Typical” cross section on page 7.1 and the “Road A Typical” cross section on page 7.2 to 
reflect an eight foot (8’) buffer between the sidewalk and the roadway, as per City standards. 
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Future Land Use Map

** DATA SOURCE - CITY OF COLUMBIA, GIS DIVISION

Department of Planning & 
Development Services

ORIGINAL PREPARATION/DATE:
This map was prepared by:
Shane Shaughnessy
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UCMR-1 - Urban Core Mixed Residential-1
UCMR-2 - Urban Core Mixed Residential-2
UEMR - Urban Edge Mixed Residential
UEMF - Urban Edge Multi-Family
UCR-1 - Urban Core Residential Small Lot
UCR-2 - Urban Core Residential Large Lot
UER-1 - Urban Edge Residential Small Lot
UER-2 - Urban Edge Residential Large Lot
UCAC-1 - Urban Core Neighborhood Activity Center
UCAC-2 - Urban Core Community Activity Center
UEAC-1 Urban Edge Community Activity Center
UCAC-3 Urban Core Regional Activity Center
UEAC-2 - Urban Edge Regional Activity Center
AC-1 - Neighborhood Activity Corridor
AC-2 - Community Activity Corridor
AC-3 - Regional Activity Corridor
EC - Employment Campus
IND - Industrial
TU - Transportation & Utilities
SD-1 - Sports/Amusement District
SD-2 - Civic/Institutional Districts
SD-3 - Central Business District
SD-4 - Riverbanks Zoo and Garden
SD-5 - Universities/Colleges 
SD-6 - Fort Jackson

Proposed FLU: UEAC-1

Proposed FLU: UEMR

1215 Mason Rd, 1307 Mason Rd, 17.7 acres N/S Mason Rd, 4.73 acres Denton Dr, 3.88 acres Denton Dr and
NX1028 Woodale Cir; TMS# 11813-01-02, 11809-01-16, 11813-01-01, 11809-01-15, 11809-01-14 and 11809-01-66;
Existing FLU: Mixed Residential-High Density, partially in Community Activity Center; 
Proposed FLU: UEAC-1, UEMR and UER-1

Proposed FLU: UER-1

Proposed Future Land Use

Urban Edge Community Activity Center
Urban Edge Mixed Residential
Urban Edge Residential-Small Lot



D-1

M-1

D-1

C-1

C-3

MASON RD

N M
AIN

 ST

INTERSTATE 20 E
INTERSTATE 20 W

DENTON DR

COLONY DR

CRAMER DR

BO
WLIN

G A
VE

SINCLAIR DR

PAYNE ST
WOODALE CIRDISCLAIMER:

The City of Columbia Department of 
Planning and Development Services 
data represented on this map or plan 
is the product of compilation, as 
produced by others.  It is provided 
for informational purposes only and 
the City of Columbia makes no 
representation as to its accuracy.  Its 
use without field verification is at the 
sole risk of the user.

Zoning Map

** DATA SOURCE - CITY OF COLUMBIA, GIS DIVISION

Department of Planning & 
Development Services

ORIGINAL PREPARATION/DATE:
This map was prepared by:

Shane Shaughnessy
October 2, 2017

D-1
RS-1
RS-1A
RS-1B
RS-2
RS-3
RD
RD-2
RG-1
RG-1A
RG-2
RG-3
UTD
MX-1
MX-2

C-1
C-2
C-3
C-3A
C-4
C-5
M-1
M-2
PUD-C
PUD-LS
PUD-LS-E
PUD-LS-R
PUD-R
OUT OF CITY

I
0 150 30075

Feet

Legend
CITY LIMITS
PARCELS

Subject Property

1215 Mason Rd, 1307 Mason Rd, 17.7 N/S Mason Rd, 4.73 acres Denton Dr, 3.88 Denton Dr and
 NX1028 Woodale Cir; TMS# 11813-01-02, 11809-01-16, 11809-01-16, 11809-01-15, 11809-01-14 and 11809-01-66;
Existing Zoning: RU and RS-HD, Proposed Zoning: PUD-LS



 

 

 

Azurest on Heritage Creek 
Mixed-Use Development 
PUD Application and Review Narrative 
 
Submitted by Brownstone 
October 20, 2017 
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Azurest on Heritage Creek 
Mixed-Use Development 

PUD Application and Review Narrative 

5.2 

Proposed Site 
Plan 
 
1. Wellness & Sports 
 
2. Grocery/Hardware 
 
3. Micro Hotel 
 
4. Celebration Conf. Center 
 
5. Pavilion (100 seats) 
 
6. Development Office 
 
7. School (150 Students) 
 
8. Monteith Monument 
 
8A. Community Park 
 
9. Refurbished Ponds 
 
10. Quick Service Restaurant 
 
11. Convenience Store 
 
12. Casual Dining 
 
13. Express Medical 
 
14. Quick Service Restaurant 
 
15. Boutique Restaurant 
 
16. Retention Pond 
 
17. Senior Living (120 Beds) 
 
18. Boutique Retail 
 
19. Townhomes (2 BR) 
 
19A. Townhomes (3BR) 
 
20. Club House 
 
21. Bungalow Homes (2 BR) 
 
22. Traditional Homes (3BR) 
 
23. Pocket Park 
 
24. Walking Trail 
 
25. Marquee Sign 
 
Note: the proposed site plan has been 
designed to determine feasible land use 
and is conceptual.  Each parcel 
development will be reviewed and 
approved by the City of Columbia 
Planning Commission.  
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Azurest on Heritage Creek 
Mixed-Use Development 

PUD Application and Review Narrative 

5.4 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

  
 

Proposed Phasing 
Plan 
 
Note: phasing plan is 
subject to change based on 
market demand and 
project financing. Phase 1 
will be the construction of 
infrastructure within the 
public right-of-way; to 
include as a minimum, 
streets, sidewalks and 
utilities.  
 

Phase 4 

Phase 2 
Phase 2 

Phase 2 

Phase 3 
Phase 3 

Phase 3 Phase 5 

Phase 2 

Phase 2 

Phase 1  
(Marquee) 

Phase 3 

Phase 2 Phase 2 

Phase 1 
(Infrastructure) 

Phase 3 



Azurest on Heritage Creek 
Mixed-Use Development 

PUD Application and Review Narrative 

5.5 

 
Proposed Parcels 
 

Parcel 1 

Parcel 1A 

Parcel 3 Parcel 4 

Parcel 5 

Parcel 6B 
Parcel 6A 

Parcel 7B 

Parcel 7A 

Green 
Space 

Parcel 6C 

Parcel 7C 

Parcel 8A 

Parcel 8B 

Parcel 2 

Green 
Space 

Green 
Space 

Green 
Space 

Green 
Space Green 

Space 
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Azurest on Heritage Creek 
Mixed-Use Development 

PUD Application and Review Narrative 

6.2 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Preliminary Landscape 
Plan 
 
Note: the proposed preliminary 
landscape plan has been conceptually 
designed to determine feasible land use 
and general compliance with the City of 
Columbia Landscape Ordinance.  Each 
parcel development will be reviewed 
and approved by the City of Columbia 
Planning Commission.  
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Mixed-Use Development 

PUD Application and Review Narrative 

6.3 
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Mixed-Use Development 

PUD Application and Review Narrative 

6.4 
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Azurest on Heritage Creek 
Mixed-Use Development 

PUD Application and Review Narrative 

7.1 

 
Azurest on Heritage Creek will be a well-landscaped development with tree lined 
boulevard and neighborhood streets.  The existing vegetation will be minimally 
impacted as the site has historical significance to the local community.  Moreover, 
the existing vegetation will serve a buffer from Interstate 20 and the commercial 
property immediately northwest of the site.  Walking trails and pocket parks will 
populate the development.  Examples of streetscaping, landscaping, walking trials, 
pocket parks and typical roadway cross sections are provided.  The images are for 
illustrative purposes only. 
 
Neighborhood Typical (34’ R/W minimum) 

 
 
Road B Typical (82’ R/W minimum) 
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KM DCDD HEHHJ IELLB KELLH

KN ACDI AEFKJ DEGLJ HELJK
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