
 
Kershaw County Planning Commission 

  

 

 

AGENDA 
 

JUNE 8, 2020 REGULAR MEETING @ 5:30 PM 
COUNCIL CHAMBERS 

KERSHAW COUNTY GOVERNMENT CENTER 
515 WALNUT STREET, CAMDEN, SOUTH CAROLINA 

 
NOTE:  To protect the health and safety of the general public, applicants, Planning Commission 
members, and staff, Public Comments shall be submitted electronically or by mail in accordance 
with the Procedure for Providing Public Comments for Public Hearings available online at 
www.kershaw.sc.gov – Planning and Zoning Department – Planning Commission web page. All 
comments must be received one (1) hour prior to the scheduled public hearing. For more 
information, contact Kershaw County Planning and Zoning Department at 803-425-7233. 

 
I. Call to Order and Determination of Quorum 
 Claude Eichelberger, Chairman 
 
II. Approval of Minutes   
 January 13, 2020 
 
REZONING CASE 
 
III. Case 20-01: Ernest Wood, applicant, is requesting a change in the zoning classification 

of approximately 1 acre from RD-1 (Rural Resource District) to RD-2 (Rural Resource 
District). The property is located at 1391 Nick Watts Road, TMS# 267-00-00-021. 

 
TEXT AMENDMENT CASE 
 
IV. Case 20-02: Text amendment to the Kershaw County Zoning and Land Development 

Regulations regarding Large-Scale Commercial Standalone Solar Energy Farm use and 
location, specifically Article 2 - Definitions, Article 3 Section 3:1.3 – Table of Uses, and 
Article 3, Section 3:3 – Conditional Uses.  Large-Scale Commercial Standalone Solar 
Energy Farm is proposed as a Conditional Use in the Rural Resource zoning districts of 
RD-1, RD-2, and MRD-1, as well as a permitted use in the Industrial (I-1) zoning district. 

 
VII. Continuing Education Reminder: June 9, 2020, 2:00 PM – 3:30 PM & June 18, 2020, 

10:00 AM – 11:30 AM (see attached May 27, 2020 email)  
 
VIII.    Development Updates 
 
IX. Adjournment 
 

http://www.kershaw.sc.gov/


 
 
 
 
 

 

 
 

MEETING FORMAT 
 

NOTE:  To protect the health and safety of the general public, applicants, Planning Commission 
members, and staff, Public Comments shall be submitted electronically or by mail in accordance 
with the Procedure for Providing Public Comments for Public Hearings available online at 
www.kershaw.sc.gov – Planning and Zoning Department – Planning Commission web page. All 
comments must be received one (1) hour prior to the scheduled public hearing. For more 
information, contact Kershaw County Planning and Zoning Department at 803-425-7233. 

 
Applicants with requests before the Planning Commission are allotted a presentation 
time of 10 (ten) minutes. This time should include but is not limited to an overview of 
the project, case history, and any pertinent meetings held regarding the request. This 
time also includes all persons presenting information on behalf of the applicant such 
as attorneys, engineers, and architects. This time limit does not include any questions 
asked by the Planning Commission or staff regarding requests. Members of the 
general public are given the opportunity to address their concerns in intervals of 2 
(two) minutes. The Planning Commission reserves the right to amend these procedures 
on a case-by-case basis. 

 
Please no speaking from the audience. When your time to speak is granted and you 
have signed into the meeting to speak, please come to the podium so all present for the 
meeting can hear your comments. Also, be considerate of others by turning off or 
muting your cell phones during the proceedings. 

Thank you 
 
 
 

Planning Commission 
 
 

http://www.kershaw.sc.gov/


Kershaw County Planning and Zoning Commission 
Regular Session Minutes – January 13, 2020, 5:30 PM 

County Council Chambers 
 515 Walnut Street, Camden, SC 29020 

Members in Attendance : Claude Eichelberger, George Harkins, Kevin Scharf and Gary Whitlock 
Absent: Kate Denton, Curtis Blackmon and Beth Smith 
Staff in Attendance:  Michael Conley, Joey Adams-Raczkowski and Rhonda Darity 

Call to Order 
The Chairman, Claude Eichelberger, called the meeting to order at 5:30 PM. 

Approval of Minutes 
George Harkins made a motion that the minutes of the November 18, 2019 regular meeting be                
approved. The motion was seconded by Kevin Scharf, and all voted in favor.  

Request to Rezone 1500 & 1528B Bradley Road, From RD-2 to R-15 Case 19-16 
In giving his staff report, Joey Adams-Raczkowski informed the Commission that the applicant, Randy              
Bock, is requesting to rezone from RD-2 (Rural Resource District) to R-15 (Low Density, Single               
Family Residential District). The rezoning request consists of two parcels totaling approximately 66             
acres, located at the intersection of Bradley Road and Rowe Street. The request is within compliance of                 
the goals of the Comprehensive Plan and Future Land Use Map. It is located in a portion of the east                    
Camden community which is favorable for the continued residential development. The subject parcel             
is contiguous to R-15 zoning. Therefore, staff does not object to the Planning and Zoning Commission                
recommending approval of the rezoning request of the subject property from RD-2 to R-15. 

John Bowers, Chief, City of Camden Fire Department informed the Commission that they have              
concerns from the fire department side. They are not opposed to development, but development              
without proper fire protection is a concern. Chief Bowers addressed a letter from his department,               
which states that the Camden Fire Department stands in opposition of the rezoning. 

Henry Walker, on behalf of the applicant, informed the Commission that Mr. Bock tried to annex the                 
property into the City of Camden, but Cassatt Water Company would not turn it over to the City. He                   
spoke about being limited to .50 acre lots, and concerns over water line size  

After discussing the matter, George Harkins made a motion to recommend the approval of the               
rezoning request from RD-2 to R-15 to Kershaw County Council for their consideration. Gary              
Whitlock seconded, and all voted in favor of recommending that the property be rezoned.  
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Major Subdivision Sketch Plan Review for Quail Creek Development  – Case 19-15 
In giving his staff report, Mr. Adams-Raczkowski informed the Commission that the proposal for this               
+/- 126 acre parcel includes 88 single family residential lots to be developed as four additional phases                 
to the existing Quail Creek Subdivision, TMS# 294-00-00-006. Two existing internal streets will be              
extended into the new phases. Three new streets are proposed. Additional open space is found within                
wetland areas that are not incorporated into lots, with the exception of a walking trail. The request is                  
within compliance of the goals of the Comprehensive Plan and Future Land Use Map. The developer is                 
showing sidewalks along both sides of the internal streets in each phase. Staff has reviewed the                
proposed major subdivision sketch plan for Quail Creek - Phases 4A, 4B, 5, 6 , and 7. The proposal                   
generally meets the minimum subdivision standards set forth by the ZLDR. Staff recommends             
approval of the proposed major subdivision sketch plan by the Planning and Zoning Commission with               
the following conditions:  

1. The preliminary and final plats must meet all appropriate requirements, as reviewed by staff,             
and found complete per ZLDR 5:2.4.

2. The developer is placing sidewalks along both sides of each new internal street developed in all               
future phases of Quail Creek as shown on the sketch plan submitted with this request.              
Sidewalks shall be detailed on the preliminary plan/construction drawings.

3. Phasing of the development of the walking trail shall be detailed on the preliminary             
plans/construction drawings. A construction design inset detail of the proposed trail shall be            
included.

4. Submission of an updated Traffic Impact Analysis that incorporates the redesigned layout of a             
full access intersection of Canvasback Court and Cook Road.

5. Issuance of SCDOT encroachment permits. Any improvements required by SCDOT must be           
shown in the preliminary plans/construction drawings. The timing of any required SCDOT           
improvements must be noted on the preliminary plans /construction drawings.

6. Issuance of the SCDHEC stormwater permits.
7. Review of preliminary plans/construction drawings by the county’s floodplain management         

consultant to verify compliance with Flood Damage Prevention Ordinance standards given that           
stormwater is proposed to be discharged into a floodplain.

8. Homeowner Association documents shall include language regarding maintenance of        
stormwater management devices, walking trail, and dedicated open space areas.

9. Wherever practical, wetlands shall not be located on individual lots.
10. A Type “A” street buffer shall be shown along property frontage of Cook Road near the               

intersection of Canvasback Court at time of preliminary plan/construction/ document         
submission.

11. A Type “E” street tree buffer along all internal streets shall be shown on preliminary              
plan/construction drawings.

12. Street lighting shall be shown on preliminary plans/construction drawings.
13. No construction activities of phased land clearing may begin until the next stage of subdivision              

review has been completed and all applicable permits obtained.
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14. If the applicant proposes significant future changes to the approved plan design such as but not               
limited to, access and circulation, increase in the number of lots, open space alterations, and              
impact to environmental features, additional review and approval by the Planning Commission           
may be required.

15. Required edits to major subdivision sketch plan:
a. Application indicates there are Phases 4A and 4B. Only a single Phase 4 is shown on               

sketch plan.
b. Correct detail for Phase 7, indicating that it has 21 lots, not 22.
c. Add note #8: Preliminary plans and construction drawings shall address all approval           

conditions as outlined in the January 13, 2020 staff report.
d. Add note #9: Type “A” Landscaping Buffer shall be required along Cook Road frontage             

near Canvasback Court. Type “E” Landscaping Buffer shall be required along all new            
internal residential streets.

After a brief discussion, Kevin Scharf made a motion to approve the major subdivision sketch plan                
with the stipulation that it meets all fifteen (15) staff recommendations. Gary Whitlock seconded the               
motion, and all voted in favor.  

Major Subdivision Sketch Plan Review for Lake Shore Vivion, LLC – Case 19-17  
Mr. Adams-Raczkowski informed the Commission that the original sketch plan for Phases 8 and 9 was                
approved by the Planning Commission in April of 2014. Phase 8 has been recorded. The developer has                 
decided to move forward with Phase 9. However, the proposal includes rearranging open space areas               
as well as minor changes to lot design. Given that the prior staff report in April of 2014 provided the                    
detailed analysis of the subdivision proposal, planning staff has limited this staff report to discussing               
only the amendments. The proposed amendments for Phases 8 and 9 meet the common space               
requirements. The removal of some of the open space from Phase 8 has made it possible to develop                  
three (3) additional lots. A dog park open space area is part of the amended proposal. Stormwater                 
detention has been shifted to an expanded area of detention on the east side of Emery Hill behind lots                   
3-7 of Phase 9. Staff has reviewed the proposed amendments to the major subdivision sketch plan and                 
found that the proposal generally meets the minimum subdivision standards set forth by the ZLDR.               
Staff recommends approval of the proposed amendments to the major subdivision sketch plan (as              
shown on page 5 of the staff report) by the Commission with the following conditions: 

1. A revised final plat for Phase 8 shall be recorded reflecting the amended open space. The final                
plat shall contain all required review and approval certificates and notes as found on the              
original final plat recorded on April 27, 2018. The amended final plat must also contain a new                
note stating the open space calculations for both Phase 8 and Phase 9.

2. Revised restrictive covenants shall be recorded for Phase 8 reflecting the amended open space.
3. The preliminary plan/construction drawings and final plats for Phase 9 must meet all            

appropriate requirements, as reviewed by staff, and found complete per ZLDR 5:2.4.
4. Due to the odd configuration of the open space area at the back of Phase 9 near the Dixie                  

Pipeline easement, staff recommends that the area adjacent to the residential lots labeled as             
“Thomas” and “Lee” remain undisturbed in order to buffer those properties from the open             
space area.
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5. Issuance of SC DHEC stormwater permits for Phase 9.
6. No construction activities or phased land clearing for Phase 9 may begin until the next stage of                

subdivision review has been completed and all applicable permits obtained.
7. If the applicant proposes significant future changes to the approved sketch plan design such as,              

but not limited to, access and circulation, increase in the number of lots, open space alterations,               
and impact to environmental features, additional review and approval by the Planning           
Commission may be required.

After discussing the matter, George Harkins made a motion to approve the major subdivision sketch               
plan, with the stipulation that it meets all seven (7) staff recommendations. Kevin Scharf seconded               
the motion, and all voted in favor.  

Major Subdivision Sketch Plan Review for Spring Haven Subdivision  – Case 19-18 
In giving his staff report, Mr. Adams-Raczkowski informed the Commission that the proposal for this               
+/- 121 acre parcel includes 307 single family residential lots to be developed in at least two phases.                  
Two full ingress/egress points are proposed; one onto Kennedy Road and the other onto Fort Jackson                
Road. Both entrances are proposed to be constructed with Phase 1. A 4’ sidewalk is planned along one                  
side of each internal road. The proposal includes the required street landscape buffers. Sewer is/and               
will be available to the site. Kershaw County’s proposed sewer force main on Hwy 12 will likely not                  
be constructed in time for Phase 1. The subdivision will need to either provide an offsite gravity line or                   
force main discharging to the county’s Doby Mill Lift Station. The proposed project is located in an                 
area designated Residential Development. A Traffic Impact Analysis was required and completed.            
SCDOT encourages the secondary access to be located further north to have greater separation from               
Kennedy Road and also allow for the vast majority of homes to have more centrally located access.                 
Three stormwater management ponds are located within the open space areas. A Type “A” street               
buffer has been shown along the road frontage of Fort Jackson Road and Kennedy Road, A Type “E”                  
buffer has been shown within the “typical lot detail.’ Staff recommends approval of the proposed               
major subdivision sketch plan by the Planning and Zoning Commission with the following conditions: 

1. The preliminary and final plats, must meet all appropriate requirements, as reviewed by staff,             
and found complete per ZLDR 5:2.4.

2. Sewer plans shall be finalized, submitted, and approved by the county engineer along with             
submission of preliminary plan/construction documents.

3. Sidewalk location shall be detailed on the preliminary plan/construction drawings.
4. Finalization of required SCDOT improvements.
5. Issuance of SCDOT encroachment permits. Any improvements required by SCDOT must be           

shown in the preliminary plans/construction drawings. The timing of any required SCDOT           
improvements must be noted on the preliminary plans/construction drawings.

6. Issuance of SCDHEC stormwater permits.
7. Stormwater management ponds: The Planning Commission prefers that stormwater        

management ponds are fenced for safety.
8. Homeowner Association documents shall include language regarding maintenance of        

stormwater management devices, amenity areas, and dedicated open space areas.
9. Street lighting shall be shown on preliminary plans/construction drawings.
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10. No construction activities or phased land clearing may begin until the next stage of the              
subdivision review has been completed and all applicable permits obtained.

11. If the applicant proposes significant future changes to the approved sketch plan design such as,              
but not limited to, access and circulation, increase in the number of lots, open space alterations,               
and impact to environmental features, additional review and approval by the planning           
Commission may be required.

After discussing the matter, Kevin Scharf made a motion to approve the major subdivision sketch               
plan, with the stipulation that it meets all eleven (11) staff recommendations. Gary Whitlock              
seconded the motion, and all voted in favor.  

Development updates were discussed. 

Adjournment 

At 6:45 PM, the Chairman called for a motion to adjourn. The motion was made by Kevin Scharf,                  
seconded by George Harkins, and all voted in favor.  

Respectfully submitted, 

Rhonda Darity 
Rhonda Darity 
Secretary 
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KERSHAW   COUNTY   
PLANNING   &   ZONING   COMMISSION  
 
REQUEST   FOR   MAP   AMENDMENT   BY  
ERNEST     WOOD  
  
Current   Zoning:   RD-1   (Rural   Resource   District)  

Proposed   Zoning:   RD-2   (Rural   Resource   District)  

TMS#   267-00-00-021  

June   8,   2020  



STAFF   REPORT  

 
KERSHAW   COUNTY   PLANNING   COMMISSION   

(June   8,   2020   Meeting )  

 

Request   #:   20-01  

Staff:   Joey   Adams-Raczkowski  
   

 
Applicant:   Ernest   Wood  
Property   Size:   0.94   acre   lot  

Current   Zoning:   RD-1   (Rural   Resource   District)   
Proposed   Zoning:   RD-2   (Rural   Resource   District)   
Location:   1391   Nick   Watts   Road,   Lugoff  

TMS#: 267-00-00-021  

 

Background   Summary:     This   rezoning   request   consists   of   one   parcel   totaling   0.94   acres.    The   site   is  
located   on   the   south   side   of   Nick   Watts   Road   just   east   of   the   intersection   with   Pine   Grove   Road.  
Feather   Road   directly   adjoins   the   western   portion   of   the   property.    The   parcel   has   an   existing   1,188   sq.  
ft.   single-family   residential   home   that,   according   to   the   applicant,   is   in   a   state   of   disrepair.  

This   is   a   general   use   rezoning   request   that,   if   approved,   would   allow   all   permitted   and   conditional   uses  
as   outlined   in   the   Zoning   and   Land   Development   Regulations   for   the   RD-2   zoning   district.    However,   the  
property   owner   has   stated   that   they   intend   to   demolish   the   existing   site   built   home   and   place   a  
manufactured   home   on   property.    This   rezoning   request   is   considered   to   be   contiguous   to   existing   RD-2  
zoning   which   is   located   along   the   north   side   of   Nick   Watts   Road.    

Key   Issue   Summary:    The   following   key   issues   should   be   resolved   through   the   consideration   of   this  
application:   

● Does   the   request   follow   the   Future   Land   Use   Map?  
● Does   the   request   correlate   with   the   current   Kershaw   County   Comprehensive   Plan?   

 

Preliminary   Staff   Recommendation:   Staff   does   not   object   to   the   Planning   and   Zoning   Commission  
recommending   approval   of   the   rezoning   request   of   the   subject   property   from   RD-1   to   RD-2.   
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Current   Property   Information   
 

Land   Use   Single-family   residential   

Site   Features   Rural,   large   lot,   semi-wooded   property   located   on   the  
south   side   of   Nick   Watts   Road   just   east   of   the  
intersection   with   Pine   Grove   Road.   Feather   Road  
directly   adjoins   the   western   portion   of   the   property.    

Flood   Hazards   No   flood   hazard   areas   exist   on   the   subject   property.    

Vehicle   Access   The   subject   property   has   an   existing   residential  
driveway   onto   Nick   Watts   Road.    

 

 

Surrounding   Zoning   and   Land   Use  

  Zoning:    Land   Use:  

North:   RD-2   Existing   single   family   home  

South:    RD-1   Vacant   wooded   land  

East:    RD-1   Existing   2016   Clayton   single   wide   manufactured   home  

West:    RD-1   Vacant   wooded   lot    
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Zoning   District   Summary   (Existing/   Proposed)  

 

  Existing   Zoning:   RD-1   Proposed   Zoning:   RD-2  

Zoning   District   Intent:    The   value   of   agricultural   lands,  
woodlands,   wetlands,   and   other  
resources   which   characterize  
this   district   are   important   to  
clean   water,   air,   and   to   many  
natural   cycles.   These   lands  
provide   much   of   the   character  
that   makes   Kershaw   County   an  
attractive   place   to   live.   The  
intent   of   this   district,   therefore,  
is   to   protect   these   area  
resources   from   development,  
which   would   needlessly   alter  
their   rural   state   and   contribution  
to   a   balanced   environment.  

The   value   of   agricultural   lands,  
woodlands,   wetlands,   and   other  
resources   which   characterize  
this   district   are   important   to  
clean   water,   air,   and   to   many  
natural   cycles.   These   lands  
provide   much   of   the   character  
that   makes   Kershaw   County   an  
attractive   place   to   live.   The  
intent   of   this   district,   therefore,  
is   to   protect   these   area  
resources   from   development,  
which   would   needlessly   alter  
their   rural   state   and   contribution  
to   a   balanced   environment.  

Permitted   Uses:  

Note:    See   Table   3-3   of   the  
Zoning   and   Land   Development  
Regulations   for   a   complete  
listing   of   permitted   and  
conditional   uses.   

Single-Family   Detached  
Agricultural   Production   Crops,  
Livestock,   Animals  
Forestry   and   Logging  
Fishing,   Hunting,   and   Trapping  
Mining  
Electric,   Gas,   and   Sanitary  
Services  
Wild   Game   Processing  
Retail   stores   (C)  
Golf,   tennis,   and   swim   clubs  
Bed   and   Breakfast,   hosting  
weddings   (C)  
Camps   and   RV   Parks   (C)  
Gasoline   Stations  
Transportation   and   Warehousing  
Libraries   and   Archives  
Veterinary   services  
Landscape   Services  
Educational   Services  
Nursing   Care   Facilities  
Zoos   and   Botanical   Gardens  
Hunt   Clubs  
Pet   Care  
 

Single-Family   Detached  
Manufactured   homes  
Agricultural   Production   Crops,  
Livestock,   Animals  
Forestry   and   Logging  
Fishing,   Hunting,   and   Trapping  
Mining  
Electric,   Gas,   and   Sanitary  
Services  
Wild   Game   Processing  
Retail   stores   (C)  
Golf,   tennis,   and   swim   clubs  
Bed   and   Breakfast,   hosting  
weddings   (C)  
Camps   and   RV   Parks   (C)  
Gasoline   Stations  
Transportation   and   Warehousing  
Libraries   and   Archives  
Veterinary   services  
Landscape   Services  
Educational   Services  
Nursing   Care   Facilities  
Zoos   and   Botanical   Gardens  
Hunt   Clubs  
Pet   Care  
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Water   and   Sewer   Service:   Lugoff   Water   Company   /   Septic   Lugoff   Water   Company   /   Septic  

Lot   and/or   Density  
Requirements:   

Minimum   1   acre   or   
43,560   SF  

Minimum   1   acre   or   
43,560   SF  

Setbacks   Required:    Street   Frontage:   100’  
Front:   35’  
Side:   20’  
Rear:   30’  

Street   Frontage:   100’  
Front:   35’  
Side:   20’  
Rear:   30’  

Height   Restrictions:   35’   35’  

Maximum   Impervious   Surface  
Ratio:  
Measured   as   a   percent   of   total  
lot   area  
 

.50  

 

.50  

Maximum   Density:  
Measurements   in   units   per   gross  
acre  

1   1  
 
 

 

Infrastructure  

Council   District   District   1   –   Al   Bozard  
 

Water    Lugoff   Water   

Electricity   unknown  

Sewer   or   Septic   Septic  

School(s)   Lugoff   Elementary  
Lugofff-Elgin   Middle   School  

Lugoff-Elgin   High   School  

Fire   District   Pine   Grove   Fire   District  

Police   Department   Kershaw   County   Sheriff’s   Department  
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Traffic  

Street   Classification    Current   LOS   (Level   Of   Service)  

Local   Road    -   The   function   of   local   road   is   to  
provide   access   to   adjacent   land   and   road   systems  
of   higher   classification   for   travel   over   relatively  
short   distances   as   compared   to   collectors.    
 
Source:   Kershaw   County   Comprehensive   Plan  
2017-2027  

Nick   Watts   Road   is   a   state   maintained   two-lane  
local   road   with   an   approximate   right-of-way  
width   of   66-feet.   Nick   Watts   road   has   no   2019  
daily   traffic   counts   on   record   according   to   SC  
DOT   traffic   counting   records.    
 
 

 

Comprehensive   Plan   Considerations:   

● Enable   and   promote   a   variety   of   commercial   uses   and   development   in   locations   that   are  
appropriate   and   compatible   with   surrounding   land   uses,   that   provide   employment  
opportunities,   and   that   serve   the   needs   of   residents.  
 

● Encourage   the   location   of   new   and   expanded   residential,   commercial,   and   industrial  
development   in   areas   where   existing   water   and   sewer   facilities,   roads,   and   other  
infrastructure,   or   planned   facilities   upgrades,   can   accommodate   the   development.  
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Planning   Considerations:   

● Residential   Development   (RD)    –   Residential   Development   areas   are   characterized   by   suburban  
development   from   the   periphery   of   the   urban   core   and   reach   into   the   unincorporated   areas   of  
the   County,   generally   along   and   near   major   transportation   routes   including   U.S.   Highways   1   and  
521   and   S.C.   Highways   12   and   34.   Included   in   RD   are   residences   of   all   types   and   densities   and  
associated   non-residential   uses   that   support   residential   development   such   as   institutional,  
retail,   office,   commercial,   and   service   uses.   
 

Decision   Criteria:   
Again   the   key   issues   that   should   be   resolved   through   consideration   of   this   application   are:  

● Does   the   request   follow   the   Future   Land   Use   Map?  
● Does   the   request   correlate   with   the   current   Kershaw   County   Comprehensive   Plan?   

 
The   Comprehensive   Plan.  
Preliminary   Staff   Comments:    The   request   is   within   compliance   of   the   goals   of   the   Comprehensive   Plan  
and   Future   Land   Use   Map.   The   properties   are   located   within   the   county’s   comprehensive   plan   defined  
area   of   Residential   Development   District.    Although   public   sewer   is   not   available   in   this   area,   that  
limitation   will   require   any   development   to   occur   at   lower   densities   that   is   supportive   of   the   rural  
character   of   the   area.    
 

The   current   conditions   and   character   of   the   current   structures   in   each   district.  
Preliminary   Staff   Comments:      To     the   north   of   the   subject   property,   across   Nick   Watts   Road,   is   RD-2  
zoning.    Therefore,   the   subject   parcel   is   considered   to   be   contiguous   to   an   existing   RD-2   zoning  
district.   All   of   the   surrounding   parcels   are   large   lot   single   family   residential.     Nick   Watts   Road   is   the  
dividing   line   between   RD-2   zoning   to   the   north,   and   RD-1   zoning   to   the   south.    The   eastward   end   of  
Nick   Watts   road   is   predominantly   developed   with   site   built   housing   on   large   lots.    However,   the   housing  
types   in   the   general   vicinity   of   the   request   on   the   westward   end   of   Nick   Watts   Road   are   a   mixture   of  
site   built   and   manufactured   housing,   in   both   the   RD-1   and   RD-2   zoning   districts.   Staff   provides   the  
Planning   Commission   the   following   for   informational   purposes.   “As   defined   by   the   South   Carolina  
Municipal   Association:   Zoning   a   small   parcel   as   an   island   surrounded   by   a   district   with   different   zoning  
may   be   spot   zoning.   The   Supreme   Court   stated   that   invalid   “spot   zoning”   is   the   process   of   singling   out  
a   small   parcel   of   land   for   a   use   classification   totally   different   from   that   of   the   surrounding   area   to  
benefit   the   owners   of   such   property   and   to   the   detriment   of   other   owners.   Bob   Jones   University,   Inc.   v.  
City   of   Greenville,   243   S.C.   351,   133   S.E.2d   843   (1963).   Small   areas   may   be   rezoned   as   long   as   the  
action   is   not   arbitrary   or   unreasonable.   To   help   avoid   the   problem   of   spot   zoning,   many   zoning  
ordinances   include   a   provision   prohibiting   some   types   of   free   standing   zoning   districts   of   less   than   two  
acres.”    
 

The   most   desirable   use   for   which   the   land   in   each   district   is   adapted.  
Preliminary   Staff   Comments:     The   subject   property   at   1391   Nick   Watts   Road   is   already   developed   with   a  
site   built   single-family   home.    Although   the   property   owner   may   ultimately   decide   to   replace   the  
current   site   built   home,   that   is   in   a   state   of   disrepair,   with   a   manufactured   home,   the   property   will  
still   be   utilized   for   the   same   purpose   –   single   family   residential   dwelling.    Most   commercial   uses  
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allowed   within   the   proposed   RD-2   district   are   typically   considered   to   be   compatible   with   surrounding  
residential   development,   and   are   either   permitted   by   right   or   by   conditional   use.   

The   conservation   of   property   values   throughout   the   jurisdiction   of   Kershaw   County.  
Preliminary   Staff   Comments:    Staff   has   not   seen   any   empirical   evidence   that   additional   new  
construction   will   have   a   negative   impact   on   property   values.   On   the   contrary,   commercial   development  
has   the   tendency   to   increase   property   values.   

Responsible   growth   and   development:   
Preliminary   Staff   Comments:    The   proposed     rezoning   meets   the   objectives   of   the   comprehensive   plan  
by   continuing   to   foster   large   lot   residential   development   along   that   portion   of   Nick   Watts   Road.  
Additionally,   the   proposed   rezoning   encourages   a   variety   of   commercial   uses   and   development   in  
locations   that   are   appropriate   and   compatible   with   surrounding   land   uses,   and   have   access   to   roads  
that   can   accommodate   the   additional   traffic   that   will   be   generated.  

Planning   and   Zoning   Commission   Options:   

Reviewing   a   request   for   a   map   amendment   the   Planning   and   Zoning   Commission   may:  

1. Forward   a   favorable   recommendation   to   the   Kershaw   County   Council  
2. Forward   an   unfavorable   recommendation   to   the   Kershaw   County   Council  
3. Continue   to   the   review   to   the   next   Planning   and   Zoning   Commission   Meeting  

 

Staff   does   not   object   to   the   Planning   and   Zoning   Commission   recommending   approval   of   the  
rezoning   request   of   the   subject   property   from   RD-1   to   RD-2.   The   Kershaw   County   Council   makes   all  
final   decisions   regarding    rezoning    applications.    
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Aerial   view   of   subject   properties   (Case#   20-01)  
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Subject   property   as   viewed   from   Nick   Watts   Road   (Case#   20-01)  

    

   Subject   property   as   viewed   from   Feather   Road  
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Adjacent   property   across   Nick   Watts   Road  

 

Adjoining   Property   to   east   -   single   wide   manufactured   home  
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First   adjacent   property   located   on   Feather   Lane   -   double   wide   manufactured   home   
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Existing   Property   Survey   (Case#   20-01)  
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Application   (Case#   20-01) 
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KERSHAW COUNTY  
PLANNING & ZONING COMMISSION 
 
REQUEST FOR TEXT AMENDMENT BY 
KERSHAW COUNTY   

Proposal:  Text amendment to the Kershaw County Zoning and Land Development 
Regulations regarding Large-Scale Commercial Standalone Solar Energy Farm use and 
location, specifically Article 2 - Definitions, Article 3 Section 3:1.3 – Table of Uses, and 
Article 3, Section 3:3 – Conditional Uses. 

Large-Scale Commercial Standalone Solar Energy Farm is proposed as a Conditional Use in 
the Rural Resource zoning districts of RD-1, RD-2, and MRD-1, as well as a permitted use in 
the Industrial (I-1) zoning district. 

June 8, 2020 
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STAFF REPORT 

KERSHAW COUNTY PLANNING COMMISSION  
(June 8, 2020 Meeting) 

 

Request #:   20-02 

Staff:    Joey Adams-Raczkowski 
                                     
Applicant:   Kershaw County  
 

Proposal: Text amendment to the Kershaw County Zoning and Land Development 
Regulations regarding Large-Scale Commercial Standalone Solar Energy 
Farm use and location, specifically Article 2 - Definitions, Article 3 
Section 3:1.3 – Table of Uses, and Article 3, Section 3:3 – Conditional 
Uses. 

Background Summary:  Currently the Kershaw County Zoning and Land Development 
Regulations do not specifically address the topic of Large-Scale Commercial Standalone Solar 
Energy Farms.  Absent specific language in the ZLDR regarding Large-Scale Commercial 
Standalone Solar Energy Farms, staff interprets the current code as placing solar farms under 
"Utilities, Electric, Generation" with NAICS Code 22111.  That particular use would be 
allowed in B-2, I-1, GD, RD-1, RD-2, and MRD-1 zoning districts.  There are currently no 
zoning regulations in place to address development standards for Large-Scale Commercial 
Standalone Solar Energy Farms in order to mitigate potential impacts these facilities may 
have on surrounding properties.     

This text amendment only addresses Large-Scale Commercial Standalone Solar Energy Farms.   

This text amendment addresses Large-Scale Commercial Standalone Solar Energy Farms from 
three perspectives: 

1. Definitions to provide clarity of commonly used solar farm related terms.  
2. Creation of a Conditional Use with accompanying minimum development standards.  
3. Identifies specific zoning districts within which solar farms may be developed.  
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NOTE:  Solar panels installed as an accessory use to existing residential, commercial, 
and industrial primary use structures are NOT impacted by this text amendment.  Solar 
panels installed as accessory uses to existing residential, commercial, and industrial 
primary use structures will continue to be permitted as “accessory uses.”  Additionally, 
public electric utility companies are not impacted by this amendment either and may 
still continue to place solar energy uses at their substations, operation centers, etc.   

 

Language to be added to the Zoning and Land Development Regulations is indicated in red 
italicized underlined text on the following pages.  

Proposed Text: 

Amend Article 2, Definitions, of the Zoning and Land Development Regulations to add the 
following new definitions: 

SOLAR COLLECTOR. A device, structure or part of a device or structure for which the 
primary purpose is to transform solar radiant energy into thermal, mechanical, chemical, or 
electrical energy for direct power consumption, which may or may not include 
interconnection with the power grid to offset energy consumption of a principal use. 

SOLAR ENERGY. Radiant energy received from the sun that can be collected in the form of 
heat or light by a solar collector 

LARGE-SCALE COMMERCIAL STANDALONE SOLAR ENERGY FARM. A series of three or more 
ground-mounted solar collectors installed on a site for the purpose of converting energy 
into electrical or thermal energy for on-site and/or off- site energy consumption. The area 
of the system includes all land inside the perimeter of the system and extends to any 
fencing. This term does not include building-integrated or building- mounted systems. 

SOLAR ENERGY SYSTEM. A complete assembly consisting of one or more solar collectors 
and associated mounting hardware or equipment. 

BUILDING-INTEGRATED SOLAR ENERGY SYSTEM. A solar energy system that is an 
integral part of a principal or accessory building, rather than a separate mechanical 
device, replacing or substituting for an architectural or structural component of the 
building. Building-integrated systems include but are not limited to active 
photovoltaic or hot water systems that are contained within roofing materials, 
windows, walls, skylights, and awnings, or passive systems that are designed to 
capture direct solar heat. 

BUILDING-MOUNTED SOLAR ENERGY SYSTEM. A solar energy system affixed to 
either a principal or accessory structure on a lot. 
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GROUND-MOUNTED SOLAR ENERGY SYSTEM.  A solar energy system with a 
supporting framework that is placed on, or anchored in, the ground and that is 
structurally independent from any building. 

Amend Article 3, Section 3.3 Conditional Uses, of the Zoning and Land Development 
Regulations to add the following new conditional use criteria for solar farms: 

3:3.26 Large-Scale Commercial Standalone Solar Energy Farm 

New large-scale commercial standalone solar energy farms or large-scale commercial 
standalone solar energy farms proposed to be expanded by more than 10% of original 
footprint shall meet the following requirements where conditionally permitted. 

(A) Site plan required. A site plan drawn to scale shall be submitted to the Planning and 
Zoning Department by the applicant demonstrating compliance with 3:3.26 – Large-
Scale Commercial Standalone Solar Farm, Article 4, Section 4:3 and Article 5 Section 
5:2.6 Group Developments, and all other applicable sections of the Zoning and Land 
Development Regulations. 

In addition to the site plan requirements referenced above, the site plan submission 
shall include:  

(1) Location of all proposed facilities, including solar collectors and proposed 
structures 

(2) Horizontal and vertical (elevation) to-scale drawings with dimensions that show 
the location of the solar collectors and system. 

(3) Any existing or proposed signs, fencing, lighting, parking areas, driveways, 
easements, fencing, gates, vegetative screening, and applicable landscaping. 

(4) Adjacent property lines, noting properties that include existing residential uses 
or residentially zoned properties and other adjacent land uses. 

(B) Setback.  A minimum setback of 100 feet is required from all road rights-of-way and 
all adjacent property lines.  This setback is applicable to all structures and solar 
collectors.  

(C) Buffer.  A buffer of at least 50 feet shall be required from any adjacent property 
with an existing residential use or adjacent residentially zoned property line and a 
buffer of 20 feet is required for all other adjacent property lines including road 
rights-of-way.     

(D) Buffer Standards. Buffers shall meet design, planting, and maintenance standards for 
Type “C” and “D” buffers as set forth in Article 3, Section 3:5.  
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(E) Height. Systems, equipment and structures shall not exceed 15 feet in height, with 
the exclusion of associated electric transmission lines and utility poles. 

(F) Fencing. A security fence at least six feet in height shall be provided around the 
perimeter of the large-scale commercial standalone solar energy farm facility.  The 
security fence may be chain link for this use.  The fence may be placed within the 
required buffer.  However, the fence shall be located behind plantings within any 
required buffer.   

(G) Preservation of existing vegetation. Where possible, existing vegetation shall be 
protected and preserved in the required buffer and setback areas to provide natural 
screening for the use. Existing vegetation may be used to meet buffer requirements 
as provided Article 3, Section 3:5.1-7.  Such preservation does not include areas 
designated for roads, driveways, or required parking areas. 

(H) Glare. Solar collection equipment shall be installed so that no reflected glare is 
visible at the property line or right-of-way.  The design and construction of the solar 
farm shall minimize glare that may affect adjacent properties and the application 
shall include an explanation of how glare will be minimized. 

(I) Access. Site design shall ensure safe, predictable vehicular access and movement onto 
and off of the site, and shall accommodate safe access to the property by emergency 
vehicles. 

(J) Decommissioning plan. The applicant must provide a decommissioning plan signed by 
the party responsible for decommissioning and the landowner (if different) that 
describes the anticipated life of the large-scale commercial standalone solar farm, 
the estimated decommissioning costs in current dollars, the method for ensuring that 
funds will be available for decommissioning and restoration, and the anticipated 
manner in which the solar farm project will be decommissioned and the site restored 
to its condition prior to the development of the solar farm. 

(1) Decommissioning will be required following a continuous six month period in 
which no electricity is generated by the facility. 

(2) The permit holder will have 12 months to complete decommissioning of the solar 
farm. Decommissioning shall include removal of solar panels, foundations, 
structures, cabling, electrical components, conduit, and any other associated 
facilities as described in the decommissioning plan. 

(3) Prior to issuance of the Use Permit and Building Permit, the applicant must 
provide the County with a performance guarantee in the form of an irrevocable 
letter of credit in the amount of 125% of the estimated decommission cost minus 
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the salvageable value or $50,000, whichever is greater. Estimates shall be 
determined by an engineer licensed to practice in South Carolina.   

(4) The full amount of the irrevocable letter of credit must remain in full force and 
effect until the solar farm is decommissioned and any necessary site restoration 
work is completed.  

(5) The decommissioning plan, estimated cost of removal, and performance 
guarantee shall be updated every (5) years or upon change of ownership of either 
the property or the project’s owner.  

Amend Article 3, Table 3.3 Schedule of Permitted and Conditional Uses, of the Zoning and 
Land Development Regulations to add the use of Solar Electric Power Generation – Large-
Scale Commercial Standalone Solar Energy Farms as a Conditional Use in the Rural Resource 
zoning districts of RD-1, RD-2, and MRD-1, as well as a permitted use in the Industrial (I-1) 
zoning district. 

 

Planning and Zoning Commission Options:  

Reviewing a request for a map amendment the Planning and Zoning Commission may: 

1. Forward a favorable recommendation to the Kershaw County Council 
2. Forward an unfavorable recommendation to the Kershaw County Council 
3. Continue to the review to the next Planning and Zoning Commission Meeting 

Staff does not object to the Planning and Zoning Commission recommending approval of the 
text amendment. The Kershaw County Council makes all final decisions regarding text 
amendment applications.   
 



Joey Adams-Raczkowski <joseph.raczkowski@kershaw.sc.gov>

Continuing Education for Planning Officials 2020
1 message

Joey Adams-Raczkowski <joseph.raczkowski@kershaw.sc.gov> Wed, May 27, 2020 at 2:34 PM
To: Joey Adams-Raczkowski <joseph.raczkowski@kershaw.sc.gov>
Bcc: Claude Eichelberger <caecomm@bellsouth.net>, Curtis Blackmon <jcurtisblackmon@gmail.com>, Kevin Scharf
<skscharf2@gmail.com>, Beth Smith <ebsmith@bellsouth.net>, Kate Denton <kdenton53@gmail.com>, George Harkins
<gwharkins@live.com>, Paul Holder <paulholder1948@yahoo.com>, Mike Jones <mike@indigojonescatering.com>, Ben
Strickland <ben.strickland@chrobinson.com>, Vivian Rodgers <vivian.rodgers@kershaw.sc.gov>, Rollie Reynolds
<rollie.reynolds@kershaw.sc.gov>, Will Branham <will.branham@kershaw.sc.gov>, Rhonda Darity
<rhonda.darity@kershaw.sc.gov>, Michael Conley <michael.conley@kershaw.sc.gov>,
melissa.emmons@townofelginsc.com, Town of Bethune <bethunetownhall@shtc.net>, Ansley Champe
<Elgin.Clerk@townofelginsc.com>

Continuing Education for Planning Officials 2020

Hello everyone.  I hope this email finds you well.  

Below are links to information about two opportunities occurring in June to earn your 3 hours of required
continuing education credits.  Each opportunity is 1.5 hours in length, therefore, you will need to register for both events. 
We highly encourage you to take advantage of these two opportunities.  From what we understand these may be the only
opportunities offered this calendar year.  

Due to COVID-19, these two events are set up so that you may view from the comfort and safety of your home or office.  

If you are in need of a viewing of the webinars here at the Government Center please let me know by next
Monday, June 1st.  To ensure social distancing, I need some time to work with county IT staff to set up viewing
stations in the Government Center. 

Otherwise, if you chose to view the two webinars on your own, just copy and paste the links below into your web browser
to register.  You will receive a registration confirmation email with information about how to access the webinars.  Once
you complete each webinar, you will receive your continuing education certificate.  

June 9, 2020 Webinar from 2:00 PM - 3:30 PM:     
https://www.sccounties.org/event/planningzoning-webniar-trends-planning-and-zoning-virtual-meetings-and-online-
services  

June 18, 2020 Webinar from 10:00 AM - 11:30 PM:
https://www.sccounties.org/event/planningzoning-webinar-growth-implications-south-carolina-counties 

If for some reason the links above do not work, navigate to the SC Association of Counties web page, and navigate to the
"Event and Education" tab.  

Please reach out to me if you need any assistance with registration. 

Joey Adams-Raczkowski, AICP
Planning Manager - Kershaw County Planning and Zoning Department 
515 Walnut Street, Room 160, Camden, SC 29020
(o) 803-425-7233 - Extension 6
email:  joseph.raczkowski@kershaw.sc.gov 
www.kershaw.sc.gov 
Visit:  visionkershaw2030

https://www.sccounties.org/event/planningzoning-webniar-trends-planning-and-zoning-virtual-meetings-and-online-services
https://www.sccounties.org/event/planningzoning-webinar-growth-implications-south-carolina-counties
mailto:joseph.raczkowski@kershaw.sc.gov
http://www.kershaw.sc.gov/
http://visionkershaw2030.org/


TRENDS IN PLANNING AND ZONING 
VIRTUAL MEETINGS AND 

 ONLINE SERVICES 
TUESDAY, JUNE 9, 2020 

Agenda 

2:00 ─ 2:35 P.M. Virtual Commission/Board Meetings 

Jonathan Buono, Director of Planning and Development Services, York County
Alison Simmons, Planning and Zoning Director, Berkeley County 
Nicholas Madray, IT Project Manager, Berkeley County 

2:35 ─ 2:45 P.M. Legal Considerations for Virtual Commission/Board Meetings 
  

John DeLoache, Senior Staff Attorney, S.C. Association of Counties 

2:45 ─ 3:20 P.M. Planning and Zoning Online Services  

Tommy DeLage, Interim Planning Services Manager, Richland County 
Rox Burhans, Development Services Director, Lancaster County 

3:20 ─ 3:30 P.M. Final Questions and Wrap-Up 

A Planning and Zoning Continuing Education Webinar Sponsored by the 
SOUTH CAROLINA ASSOCIATION OF COUNTIES



GROWTH IMPLICATIONS FOR 
SOUTH CAROLINA COUNTIES 

THURSDAY, JUNE 18, 2020 

Agenda 

10:00 ─ 10:40 A.M. Growth Implications in Rural and Suburban Communities 

Michael Conley, Director of Planning and Zoning, Kershaw County 
Sandy Steele, SCCED, Operations Director, Southern Carolina Regional 

Development Alliance 

10:40 ─ 11:00 A.M. The State of Rural Broadband 

Peggy McLean, Director of Integrated Rural Strategies, S.C. Department of Commerce 

11:00 ─ 11:15 A.M. Census Update 
  

Mary Dell Hayes, Project Manager for the SC Counts 2020 Collaborative 

11:15 ─ 11:30 A.M. Questions and Answers 

A Planning and Zoning Continuing Education Webinar Sponsored by the 
SOUTH CAROLINA ASSOCIATION OF COUNTIES
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