
AGENDA
AUGUST 12, 2024 REGULAR MEETING @ 5:30 PM

COUNCIL CHAMBERS
KERSHAW COUNTY GOVERNMENT CENTER

515 WALNUT STREET, CAMDEN, SOUTH CAROLINA

I. Call to Order and Determination of Quorum
Chairwoman Fiona Martin

II. Adoption of Agenda

III. General Public Comment Period

Excerpt from, Kershaw County Planning and Zoning Commission Rules of
Procedure, Section 7, Procedures for Public Comment Period (Non Public Hearing)

a. Public comment period: is an opportunity for members of the public to share
information with the Planning Commission; is not a time for debate with or questions and
answers from the Planning Commission; is a time for the Planning Commission to
receive input; and, is not a time for Planning Commission response.

In short, during public comment, the Planning Commission will LISTEN to public
comment, but not COMMENT on public comment.

b. Offensive and inappropriate comments will not be tolerated and comments should be
limited to statements and rhetorical questions.

c. If a group would like to speak to the Planning Commission, the Commission requests
that a spokesperson be selected and that this person indicates the group he/she is
representing on the sign-up sheet and in his/her comments.

d. Public comment is a time to discuss issues, not individuals. Other avenues exist for
individual personnel complaints.

e. Public comment period is limited to 30 minutes with 5 minutes maximum allowed per
individual speaker.

IV. Approval of Minutes
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NEW BUSINESS (public hearing required)

V. Case 24-18: Rezoning Applicants and property owners Juan Bazan and Ernestina Daniel
are requesting a change in the zoning classification of approximately +/- 10.00 acres from
RD-2 (Rural Resource District) to GD (General Development Residential District). The
property is identified as TMS# 387-00-00-037 with an address of 2080 Highway 601
South, Lugoff. If approved, the applicant intends to develop the property with
commercial uses. However, this is a general use rezoning request. Therefore, any and all
uses within the proposed GD zoning district will be allowed if this rezoning case is
approved by the Kershaw County Council.

PLANNING COMMISSION PROCEDURE FOR PROVIDING PUBLIC COMMENTS FOR
PUBLIC HEARINGS

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 5 (five) minutes. The Planning Commission reserves the right to
amend these procedures on a case-by-case basis.

Please do not speak 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.

NEW BUSINESS (no public hearing required)

VI. Case 24-22: Text Amendment Kershaw County Government request to amend the
Kershaw County, South Carolina Unified Code of Zoning and Land Development
Regulations (ZLDR), Section 3:3.26 Large-Scale Commercial Standalone Solar Energy
Farm, to required applications to hold a community meeting in advance of submitting a
conditional use application.

VII. Director’s Report and Project Updates

● No new items have been submitted for the September 9, 2024 regular meeting.

VIII. Executive Session

Receipt of an attorney-client privileged briefing related to a pending, threatened, or
potential claim. S.C. Code Ann. § 30-4-70 (a) (2).

IX. Adjournment
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Kershaw County Planning and Zoning Commission
Regular Session Minutes – June 10, 2024, 5:30 PM

County Council Chambers
515 Walnut Street, Camden, SC 29020

Members in Attendance: Fiona Martin, Ned Towell, Robert Horton, Libby Davis, and Clifton Emmons
Members Absent: Lanny Gunter, and Heather Dykes
Staff in Attendance: Joey Adams-Raczkowski, and Sydney Douglas

Call to Order
The Chairwoman, Fiona Martin, called the meeting to order at 5:30 PM.

Adoption of Agenda
Chairwomen Martin asked if there were any amendments to the agenda. Hearing none, she asked for a show of
hands in favor of adopting the agenda. All voted to approve.

General Public Comment Period
Chairwoman Martin stated the rules for public comment. She opened the floor for those who signed up for
public comment.

Ashleigh Hough stated that she had previously worked with an engineering firm which specialized in large
scale solar development. She understands what goes into these solar projects. She feels that these large scale
solar facilities belong in an industrial park, not necessarily in the rural areas of our county. There is not enough
education on these projects. She has concerns about the buffering requirements, and if the rural fire stations are
equipped if there was a fire. Asked that the commission consider not sending a positive recommendation to the
county council until more research has been done on potential hazards, and to make sure the county is equipped
to handle this, or that our county is benefiting from these facilities.

The Chairwoman announced that all speakers had been heard, and closed the general public comment period.

Approval of Minutes
Chairwoman Martin stated that the minutes for the May 21, 2024 regular meeting had been distributed
electronically. She asked if there were any additions, corrections, or deletions to the minutes. Hearing none she
made a motion to approve the minutes. Mr. Emmons seconded the motion, and all voted to approve.

Executive Session
Ms. Douglas stated that she had no need to go into executive session. Hearing no further comments Chairwoman
Martin stated that they would move forward without an executive session.

New Business

Site Plan Approval for Oak Camp Solar - Large Scale Commercial Solar Energy Farm - 3011 Camp Road
& 3595 Timrod Road, TMS# 070-00-00-022 & 088-00-00-008 - Case 24-20
Chairwoman Martin introduced the case and turned it over to Mr. Adams-Raczkowski for the staff report.

In giving his staff report, Mr. Adams-Raczkowski highlighted items in his staff report, which included the
conditional use requirements. If county maintained dirt roads are utilized for access, the maintenance and
grading of each road utilized shall be the responsibility of Oak Camp Solar, LLC, to keep the roads up to county
gravel road standards.
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Greg Page on behalf of the applicant was available for questions. In response to questions from commission
members, Mr. Page stated that they mailed out eight (8) letters to adjoining property owners. Mr. Page addressed
the decommissioning process, materials used for the solar arrays, replacement of arrays and equipment, and the
interconnection process.

Chairwoman Martin asked if there were any further discussion. Hearing none, she called for a motion. Mr.
Horton made a motion to approve the request subject to the conditions outlined in the staff report. Chairwoman
Martin seconded the motion. During discussion, Mr. Horton stated that Mr. Page provides more information than
anybody else has, it checks the boxes. Chairwoman Martin stated that it does meet the requirements of our
ordinances. She thinks that as they have more of these requests coming before them, it could be relevant if they
wanted to look at how they zone these, if conditional use is appropriate. She has taken the feedback from the
public, and understands why there might be more public feedback. Ned Towell spoke about his calculation of
3800 acres of land included in all solar farms approved thus far. This concerns him, along with the public outcry
concerning notifications.

Chairwoman Martin asked if there were any further discussion. Hearing none, she stated that the motion on the
floor was to approve the request subject to staff recommendations. Voting in favor of the motion was
Chairwoman Martin and Mr. Horton. Mr. Emmons abstained from voting, with Ms. Davis and Mr. Towell
opposing. Attorney Douglas referred to the rules of procedure for voting and abstentions. Chairwoman Martin
made a motion to approve the request subject to the conditions outlined in the staff report. The motion was
seconded by Mr. Horton. Chairwoman Martin asked if there was any new discussion. Hearing none, she called
for a vote. Voting in favor of the motion was Chairwoman Martin, Mr. Horton, and Mr. Emmons. Opposing the
motion was Mr. Towell, and Ms. Davis. The motion carries with a vote of 3 to 2 to approve.

Request for Text Amendment by Christopher Renfrow to Amend the Kershaw County, SC Unified Code
of Zoning and Land Development Regulations, Section 3:3.5 Camps and Recreational Vehicle Parks, to
Modify the Dimensional Requirements for Maximum Impervious Service Ratios to Allow for an
Impervious Surface Ratio of Thirty-Five (35) Percent of the Project Site - Case 24-19
Chairwoman Martin introduced the case and turned it over to Mr. Adams-Raczkowski for the staff report.

In giving his staff report, Mr. Adams- Raczkowski informed the commission that currently, there is a fifteen
percent (15%) limitation on impervious surface ratio. This is very limiting to Mr. Refrow’s expansion of his
existing park. Most of the RV park developments in the county occur in the rural areas, which usually has a forty
percent (40%) limitation. Increasing surface ratio to thirty-five percent (35%) for Camps and Recreational
Vehicle Parks is consistent with Kershaw County’s allowance of a maximum impervious surface ratio of forty
percent (40%) for other property uses in the county that are commercial in nature.

Christopher Renfrow was present to address any questions. He would like to expand his RV park. Florence
allows a thirty-five percent (35%) impervious surface ratio. He discussed his future plans for expansion.

Chairman Martin called for a motion. Mr. Towell made a motion to forward a favorable recommendation to
county counsel. Seconded by Mr. Horton. Chairwoman Martin asked if there was discussion. Hearing none, she
called for a vote, with all voting in favor of the motion..

Ordinance Amending the ZLDR to Provide That Single Family Residential Attached Uses, Townhomes,
Patio Homes, and Multifamily/Apartment Uses Shall Not Comprise More Than 10% of the Net
Developable Acreage of a Major Subdivision - Case 24-21
Chairwoman Martin introduced the case and turned it over to Mr. Adams-Raczkowski for the staff report.

In giving his staff report, Mr. Adams- Raczkowski highlighted items in his staff report. County Counsel would
like to limit density of the large attached housing developments (apartments, townhomes, duplexes, etc.). This
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is basically a ten percent (10%) cap on those attached housing types within a major subdivision, based upon the
net developable area. The commission will be looking at the ten percent (10%) cap, and what the definition of
Net Developable Area. This will not impact a minor subdivision (ten (10) lots or less).

After a lengthy discussion, Chairwoman Martin called for a motion. Mr. Horton made a motion to recommend
an unfavorable recommendation to county counsel. Seconded by Chairwoman Martin. Mr. Horton does not see
the need for the text amendment, and county counsel did not give the commission a reason to send them a
favorable recommendation. Chairwoman Martin thinks this disincentivizes multi-family options. Based on her
three (3) years being on the commission they have never had a development come up which included single
family homes and multi-family homes. It’s always one or the other. It does not make logical sense to her. Mr.
Towell thinks it would somewhat encourage multi-family. Chairwoman Martin asked if there were any further
discussion. Hearing none, she called for a vote. Voting to approve the unfavorable recommendation was Mr.
Horton, Ms. Martin, Ms. Davis, and Mr. Emmons. Mr. Towell opposed the unfavorable recommendation. The
motion carries by a vote of 4 to 1 to recommend an unfavorable recommendation.

Director’s Report
No new items have been submitted for the July 8, 2024 meeting.

Adjournment
The Chairwoman asked if there were any additional items to be brought up before the Commission. Hearing
none, she made a motion to adjourn. Ned Towell seconded the motion, with all voting in favor. The meeting was
adjourned at 7:07 PM.

Respectfully submitted,

Rhonda Darity
Rhonda Darity
Secretary
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KERSHAW COUNTY

PLANNING & ZONING COMMISSION

REQUEST FOR MAP AMENDMENT BY

JUAN BAZAN

Current Zoning: RD-2 (Rural Resource District)

Proposed Zoning: GD (General Development District)

TMS# 387-00-00-037

August 12, 2024



STAFF REPORT

KERSHAW COUNTY PLANNING COMMISSION

(August 12, 2024 Meeting)

Request #: 24-18

Applicant: Juan Bazan

Property Size: +/- 10 acres

Current Zoning: RD-2 (Rural Resource District)

Proposed Zoning: GD (General Development District)

Location: Highway 601 South near the Richland County Line

TMS#: 387-00-00-037

Background Summary: This rezoning request consists of one parcel totaling approximately 10

acres. The parcel is located on the east side of Highway 601 South about ½ mile north of the

county line with Richland County. Directly adjoining the subject parcel to the south is Raglins

Creek Subdivision (106 single family lots) currently under development. The parcel under

consideration for rezoning is vacant and mostly wooded. The parcel has approximately 330

ft. of frontage along Highway 601 South.

The property owner has indicated that the purpose of the rezoning is to develop the property

for commercial purposes. However, this is a general use rezoning request, therefore, all uses

with the GD (General Development District) would be allowed if the rezoning is approved.

The subject parcel has several development limitations: no access to public water or public

sewer; potential wetland areas; and, the presence of a perennial stream and associated

buffers toward the rear of the property. The subject parcel directly abuts a single family

residence that was recently built on the property to the north, and directly to the south of

the subject parcel is Raglins Creek single-family subdivision that is currently under

development.
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Current Property Information

Land Use
Vacant

Site Features Rural wooded property.

Flood Hazards No flood hazards exist on the subject properties.

However, there are potential areas of wetlands that

bisect the property in two locations, as well as the

presence of a perennial stream and associated buffer

toward the rear of the property that drains into

Raglins Creek.

Vehicle Access The subject property would be accessed via Highway

601 South.

Surrounding Zoning and Land Use

Zoning: Land Use:

North: RD-2 Large lot with recently constructed single-family dwelling.

South: RD-2 Raglins Creek Subdivision - 161 single-family lots. Sketch plan

approval by planning commission on 11.8.2021. Currently under

construction.

East: RD-2 Large acreage agricultural / timberland.

West: RD-2 Large acreage timberland.
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Zoning District Summary (Existing/ Proposed)

Existing Zoning: RD-2 Proposed Zoning: GD

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 contribute

to a balanced environment.

This is a multiple use district,

the intent of which is to

promote the “highest and best

use” of land without negatively

impacting surrounding land uses

or environmental resources. The

GD zoning district has the widest

range of permitted residential

uses - from single-family, to

apartments, to manufactured

home parks. The GD district

also allows for the widest range

of non-residential uses - from

retail to agricultural to light

industrial. The GD zoning

district affords the applications

of the Comprehensive Plan’s

mixed use principals.

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

Gasoline Stations

Transportation and Warehousing

Libraries and Archives

Veterinary services

Landscape Services

Educational Services

Nursing Care Facilities

Zoos and Botanical Gardens

Hunt Clubs

Public Cemeteries

Pet Care

Fire Protection

Single-Family Detached

Manufactured Housing

Multi-Family, Apartments

Duplex/triplex/quadruplex

Patio Homes

Townhouses

Electric Transmission Only

Water Supply Systems Storage

Agricultural Production Crops

Food and Beverage Stores

Libraries and Archives

Eating Places

Gasoline Stations

General Auto Repair

Banks

Hotels and Motels

Community Center for Elderly or

Other Residential Care Facilities

Museums

Golf, Tennis, Swimming Club

Religious Organizations

Fire Protection

Attorney’s Office

Barber and Beauty Shops
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Water and Sewer Service: Private well & septic tank Private well & septic tank

Lot and/or Density

Requirements:

Minimum 1 acre or

43,560 SF

Minimum lot size in GD for lots

without access to public sewer

or community onsite sewage

treatment and disposal systems

and public water (lots on septic

tank and well) shall be three

quarters (3/4) of an acre (.75

acre) for nonresidential.

Setbacks Required: Street Frontage: 100’

Front: 35’

Side: 20’

Rear: 30’

Street Frontage: 50’

Front: 35’

Side: 10’

Rear: 10’

Height Restrictions: 35’ 4 stories

Maximum Impervious Surface

Ratio:

Measured as a percent of total

lot area

.40 .75

Maximum Density:

Measurements in units per gross

acre

1 None for non-residential uses

Infrastructure
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Council District District 2

Water Private well

Electricity unknown

Sewer or Septic Private septic tank

School(s) Dobys Mill Elementary

Leslie M. StoverMiddle School

Lugoff High School

Fire District Dobys MillFire Department

Police Department Kershaw County Sheriff’s Department

Traffic

Street Classification Current LOS (Level Of Service)

Rural Principal Arterial Road – Rural Principal

Arterial Roads are generally characterized by

having the ability to quickly move relatively large

volumes of traffic. In rural areas, Principal

Arterial Roads provide intercounty connectivity

with urban and suburban communities. Access to

Principal Arterial Roads should be managed in

order to limit impacts to the Level of Service

(LOS).

Source: SCDOT Roadway Design Manual - 2017

Highway 601 South is a two-lane rural principal

arterial road with an approximate right-of-way

width of 75-feet. This portion of road currently

averages 3,100 vehicle trips per day according to

SCDOT 2023 traffic count 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.

● Require larger scale commercial development to locate in areas of minimal impact to

established residential uses, with access to roads that can accommodate the additional traffic

that will be generated.

● 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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Future Land Use Map Designation of RR – RURAL RESOURCE DEVELOPMENT AREAS

Lands in more rural areas of the County that are primarily in use as low density residential, agriculture,

or forestry, or are undeveloped. Rural commercial and limited institutional and industrial developments

are also present in Rural Resource Development areas. Established unincorporated rural communities

including Boonetown, Boykin Mill, Rabon’s Crossroads, Liberty Hill, Buffalo/Mt.Pisgah, Cassatt,

Westville, Gates Ford, Beaver Creek, Tookiedoo, Pine Grove, Doby’s Mill, and Salt Pond are also in the

RR areas of the County. While land in the RR areas are expected to continue to be primarily low density

residential and agricultural in nature, it is anticipated that other complementary and associated uses

such as public and institutional, parks and recreation, higher density residential, commercial, and

industrial uses will be located in these areas where appropriate.

Comprehensive Plan and Future Land Use Map 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.

● Require larger scale commercial development to locate in areas of minimal impact to

established residential uses, with access to roads that can accommodate the additional traffic

that will be generated.

● 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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The Comprehensive Plan.

Preliminary Staff Analysis Comments: The Rural Resource Development designated areas supports

continued development of low density housing types, and certain commercial uses, where deemed

appropriate and compatible to surrounding uses.

The current conditions and character of the current structures and uses in each district.

Preliminary Staff Analysis Comments: The subject parcel is surrounded by single family detached

residential housing, timberland, and farmland.

The most desirable use for which the land in each district is adapted.

Preliminary Staff Analysis Comments: An GD district allows multiple housing types and commercial

uses, whereas the RD-2 district allows for single-family housing and limited rural business uses. Given

that this specific parcel is completely surrounded by existing detached single-family residential uses

and/or property zoned RD-2, this rezoning request would introduce housing types and commercial uses

that may not be the most desirable or appropriate for this specific parcel.

Responsible growth and development:

Preliminary Staff Analysis Comments: Commercial development within a GD district, without water

and sewer services, requires a minimum lot area of 0.75 acres. The GD district also allows structures

up to 4 stories in height as well as a maximum impervious surface area of 0.75. These development

allowances of a GD district are in stark contrast as compared to the current RD-2 zoning district.

Spot Zoning

Staff provides the Planning & Zoning Commission and the County Council with 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 Kershaw County Zoning and Land Development Regulations do not contain such

language.

Note: There is existing R-6 zoning across Watson Street to the north, which is developed as detached

single family housing within Walnut Creek and Walnut Grove Subdivisions. Therefore, the size of the

subject property and its location adjacent to existing R-6 zoning would likely negate the possibility of

this request being considered as spot zoning.

Final Staff Analysis:

After analyzing the goals of the Comprehensive Plan, the Future Land Use Map, the permitted and

conditional uses within the proposed GD (General Development) zoning district, and considering the

issue of spot zoning as well as the character of the surrounding area and existing development

patterns, staff’s analysis concludes that this petition could be found to be conflicting with the current

development policies of Kershaw County.
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Therefore, staff would encourage the Planning Commission and County Council to consider evaluating

the compatibility of the various types of commercial uses that A GD district would offer, and the

potential impact those uses could have on the surrounding residential properties.

The Planning and Zoning Commision statutorily, and per the ZLDR, has the ultimate responsibility to

provide a formal recommendation to the County Council. The County Council is the final decision

making authority for all rezoning petitions.

Planning and Zoning Commission Options:

During the consideration of rezoning requests, the Planning and Zoning Commission should be

examining the staff analysis of the request, considering public comment, and reaching an independent

decision. Staff provides an analysis absent public opinion, without bias toward one specific use that

may be proposed, review of the comprehensive plan and future land use map, as well as considering

the impact of the requested zoning district on surrounding properties given all permitted and

conditional commercial uses that could be developed on the property if successfully rezoned to a GD

(General Development) zoning district.

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

Forward a favorable recommendation to the Kershaw County Council

Forward an unfavorable recommendation to the Kershaw County Council

Continue to the review to the next Planning and Zoning Commission Meeting
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Aerial view and current zoning of subject and surrounding properties (Case# 24-18)
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Application (Case #24-18)
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Plat (Case #24-18 Subject Parcel and Surrounding Zoning)
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Potential Wetland Areas (Case #24-18)
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Plat (Case #24-18)
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Plat Enlarged (Case #24-18)
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KERSHAW COUNTY PLANNING AND ZONING

COMMISSION

REQUEST FOR TEXT AMENDMENT BY

KERSHAW COUNTY (CASE 24-22)

PROPOSAL: TO AMEND THE KERSHAW COUNTY, SOUTH CAROLINA UNIFIED CODE OF ZONING

AND LAND DEVELOPMENT REGULATIONS (ZLDR), SECTION 3:3.26 LARGE-SCALE COMMERCIAL

STANDALONE SOLAR ENERGY FARM, TO REQUIRE APPLICANTS TO HOLD A COMMUNITY

MEETING IN ADVANCE OF SUBMITTING A CONDITIONAL USE APPLICATION.

August 12, 2024

Kershaw County Planning & Zoning 515 Walnut St. Camden, SC 29020

Page 1 of 4



STAFF REPORT

KERSHAW COUNTY PLANNING AND ZONING COMMISSION

(August 12, 2024 Meeting)

Request #: 24-22

Applicant: Kershaw County

Proposal: TO AMEND THE KERSHAW COUNTY, SOUTH CAROLINA UNIFIED CODE OF ZONING

AND LAND DEVELOPMENT REGULATIONS (ZLDR), SECTION 3:3.26 LARGE-SCALE

COMMERCIAL STANDALONE SOLAR ENERGY FARM, TO REQUIRE APPLICANTS TO

HOLD A COMMUNITY MEETING IN ADVANCE OF SUBMITTING A CONDITIONAL USE

APPLICATION.

Background Summary:

On September 8, 2020, Kershaw County for the first time adopted development standards for Large-

Scale Commercial Standalone Solar Farms. The adopted regulations required that the use be

approved by the Planning Commission as a Major Group Development, and included development

standards that comprehensively addressed: site plan requirements, setbacks, buffers, buffer

standards, height of solar arrays, fencing, preservation of existing vegetations, glare, site access,

and a decommissioning plan.

Since that time the county has experienced a recent rise in the number of large-scale commercial

standalone solar farms. Particularly of interest is ensuring that the local community where a solar

farm is proposed to be located has ample opportunity to learn more information about the project.

Therefore, as directed by the County Council on June 24, 2024, this text amendment addresses the

addition of revisions to the current regulations that would require applicants to provide notice and

hold a community meeting in advance of submitting an application for a new large-scale commercial

requirements.

Attachments:

● Exhibit 1: Text amendment language, 3:3.26 Large-Scale Commercial Standalone Solar Energy

Farm

● Draft County Council Ordinance for reference
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Planning Commission Options:

Reviewing a request for a text 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 Commission Meeting

The Kershaw County Council makes all final decisions regarding text amendment applications.

Kershaw County Council must also hold a public hearing for this text amendment prior to third

reading of the amendment ordinance.

Tentatively, the three readings at County Council will occur on the following dates:

August 13, 27, and September 10, 2024.
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Exhibit 1
Ordinance No. _______. 2024

Indicates Matter Stricken
Indicates New Matter

3:3.26 Large-Scale Commercial Standalone Solar Energy Farm

***
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 Energy 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.

5. All information and documentation required by Section (K).

***

K. Community Meeting - The applicant shall hold a community meeting prior to submission of
the conditional use application to the Planning and Zoning Department. The applicant shall
present and explain the proposed site plan at the community meeting and allow for feedback and
comments to be received from the community. Kershaw County will not be responsible for
organizing or coordinating the required community meeting or for assisting applicant in
organizing or coordinating the required community meeting.

1. Notice of Meeting. Written notice of the community meeting shall be provided to the
owners of record for real property located within ¼ mile (1320 feet) of the boundaries
of the proposed project. Written notice must be mailed by United States Postal
Service first-class mail to both the physical address of the real property and the



address of record for tax notices to the real property owners. The required notice
shall be mailed at least twenty-one (21) days prior to the date of the community
meeting.

2. Content of Meeting Notice. The notice shall state the date, time, and location of the
community meeting, the name of the applicant, the name of the project, the
address(es) and the tax map number(s) of the property that will contain the project,
shall state that the notice recipient received the notice as the owner of real property
located within ¼ mile of the proposed project boundaries, that community meeting is
being held to provide notice to the community of the applicant’s intent to seek a
conditional use permit to develop a Large-Scale Commercial Standalone Energy
Farm upon the identified real property, and that the applicant will present the
proposed site plan at the meeting, answer questions from the community regarding
the project, and that the applicant will receive and document the comments and
feedback received from the community regarding the proposed project and proposed
site plan.

3. Time and Location of Meeting. The community meeting must be held as near as
practical to the proposed project and must be held at a reasonable time (no earlier
than 6:00 PM if held on a weekday) to provide adequate opportunity for community
attendance and participation.

4. Proof of Notice and Record of Meeting. Proof of mailed notice to the required
property owners, a summary of the meeting and community comments in the form of
meeting notes or minutes, and a list and contact information for all attendees,
including applicant attendees, shall be submitted to the Planning and Zoning
Department with the site plan as part of the conditional use permit application. This
documentation shall be provided to the Kershaw County Planning Commission as
evidence of compliance with the community meeting requirement.



STATE OF SOUTH CAROLINA )
) ORDINANCE NO.

COUNTY OF KERSHAW )

AN ORDINANCE

TO AMEND THE KERSHAW COUNTY, SOUTH CAROLINA UNIFIED CODE OF
ZONING AND LAND DEVELOPMENT REGULATIONS (ZLDR), SECTION 3:3.26
LARGE-SCALE COMMERCIAL STANDALONE SOLAR ENERGY FARM, TO
REQUIRE APPLICANTS TO HOLD A COMMUNITY MEETING IN ADVANCE OF
SUBMITTING A CONDITIONAL USE APPLICATION.

Be it ordained by the Council of Kershaw County, South Carolina:

Section 1. Findings and Determinations.

The Council finds and determines that:

(a) On June 25, 2024, Kershaw County Council referred to the Kershaw County Planning
Commission, for consideration and recommendation, a proposal to amend the Kershaw
County Unified Code of Zoning and Land Development Regulations require that community
meetings be held by applicants for prospective large-scale commercial standalone solar
energy farms prior to submitting a conditional use application.

(b) Requiring applicants to conduct a community meeting in advance of submitting a conditional
use application for a large-scale commercial standalone solar energy farm will prevent
surprise and confusion for nearby property owners as to the precise nature of the applicant’s
development site plan.

(c) Requiring applicants to conduct a community meeting in advance of submitting a conditional
use application for a large-scale commercial standalone solar energy farm will allow
applicants to receive feedback from nearby property owners and community members and
will provide an opportunity for applicants to respond to and potentially address concerns of
nearby property owners and community members.

(d) On August 12, 2024, the Kershaw County Planning Commission considered the proposed text
amendment and by a vote of (__-__) made a recommendation to the Kershaw County Council
for approval/denial of the proposed text amendment.

Section 2.         Amendment of the Kershaw County, South Carolina Unified Code of Zoning and
Land Development Regulations (ZLDR)

Section 3:3.26 of the ZLDR, Large-scale Commercial Standalone Solar Energy Farm, is amended as set
forth on Exhibit 1 attached hereto and incorporated herein by reference.

Ordinance No.
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Section 3. Severability.

If any section, subsection or clause of this ordinance is held to be unconstitutional or otherwise invalid,
the validity of the remaining sections, subsections and clauses shall not be affected.

Section 4. Conflicting Provisions.

To the extent this ordinance contains provisions that conflict with provisions contained elsewhere in the
Kershaw County Code or other County ordinances, the provisions contained in this ordinance supersede
all other provisions and this ordinance is controlling.

Section 5. Effective Date.

This ordinance is effective upon Third Reading.

AND IT IS SO ORDAINED

Dated this __________ day of ________________________, 2024.

KERSHAW COUNTY, SOUTH CAROLINA

__________________________________________
Jimmy Jones, Vice Chair, County Council

ATTEST:

____________________________________
Hannah Parler, Clerk to Council

First Reading:
Public Hearing:
Second Reading:
Third Reading:
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