
 
Kershaw County Planning and Zoning Commission 

 
MAY 19, 2025 WORKSHOP @ 5:30 PM 

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

 
NOTE:  This is a workshop meeting only.  Workshops provide Planning Commission members with an 
opportunity to discuss commission related items with staff and applicants.  No voting actions will be taken 
during workshop meetings of the Planning Commission.  

 
1.​ General Public Comment Period 
 
Typically there is no public comment period during Planning Commission workshops.  However, the 
Commission recognizes the importance of gathering public input about the ongoing review of the draft 
2045 Comprehensive Plan.  Therefore, for this particular workshop, the Planning Commission invites 
public comment regarding the specific sections of the draft Comprehensive Plan being discussed at this 
workshop.  The Commission will refer to the public comment guidelines as follows:     
 
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. 
■ 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. The Public Comment period is limited to matters on the Agenda or matters over which the Planning 
Commission has authority and jurisdiction. 

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

 
d. 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. 

 
e. Public comment is a time to discuss issues, not individuals. Other avenues exist for individual 
personnel complaints. 
 
Public comment period is limited to 30 minutes with 5 minutes maximum allowed per individual speaker. 
 
2.​ Review of draft Chapter 05 - Housing and Neighborhoods 

 
 



The Housing and Neighborhoods Chapter 
provides guidance on issues impacting 
Kershaw County’s residential areas, which 
contribute to its rural atmosphere and 
character. The chapter aims to preserve 
the established and desired character 
of Kershaw County’s neighborhoods, 
diversify housing options that are 
attainable and available to residents 
at various stages of life, and guide the 
prioritization of residential development.

Goal
Encourage the development of complete neighborhoods with a variety 
of attainable housing choices for all income ranges and stages of life with 
access to key amenities, commercial areas, and personal services.

Policies 
	―�	 Promote the development of a diverse housing stock to meet the needs of residents 
and accommodate a variety of economic levels, occupations, age groups, and lifestyle 
preferences.
	―�	 Encourage responsible growth while preserving Kershaw County’s historic, equestrian, 
and rural character.
	―�	 Ensure that subdivisions are held to high development standards, including 
non-monotonous design, incorporation of street trees, lighting, sidewalks, connectivity, 
and open space requirements. 
	―�	 Provide complete and connected communities, where residents can live close to work 
while enjoying easy access to everyday goods, services, entertainment, and recreational 
amenities for all ages.
	―�	 Promote programs that encourage and support homeownership in new and existing 
neighborhoods.
	―�	 Encourage energy efficiency in new development and in the rehabilitation of older 
housing units to lower overall housing costs.
	―�	 Provide appropriate housing and services, assistance, and access to resources for 
Kershaw County residents with special needs.
	―�	 Promote diverse housing options around established urban areas and in targeted areas in 
the County.
	―�	 Research and integrate attainable housing options throughout all areas of the County, 
avoiding the concentration of such development in select areas.
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Address Housing 
Attainability 
Most of Kershaw County’s housing 
consists of rural residential areas with 
large lots, while smaller lot single-
family neighborhoods are mainly near 
incorporated areas. Out of Kershaw 
County’s 28,835 housing units, 70.4 
percent of homes are single-family 
detached units. A variety of unit sizes are 
critical for providing housing options for 
residents who may not be able to afford 
a single-family detached home or who 
wish to downsize. To address housing 
affordability and variety, the County 
should promote denser development in 
strategic areas to better match housing 
supply with regional needs. While single-
family homes will remain predominant, 
encouraging more diverse housing 
options is crucial to improving housing 
equity, inclusivity, and livability. 

Housing Affordability
Kershaw County prides itself on being a 
desirable and welcoming community with 
an exceptional quality of life. However, the 
challenge of housing affordability affects 
both current residents and prospective 
newcomers. Over the past 20 years, 
housing values have steadily increased, 
with a 20.5 percent rise in median housing 
values for owner-occupied units since 
2010. As of 2020, 20.3 percent of owner-
occupied households in the County are 
cost-burdened, meaning they spend over 
a third of their income on housing. 

 An additional 45 percent of renter-
occupied households face similar 
financial strain. To maintain its vibrancy 
and ensure accessibility for people of 
all ages, income levels, and life stages, 
Kershaw County must prioritize housing 
diversity. This includes offering smaller 
unit sizes and a range of attainable 
housing options such as multi-family 
units, mixed-use developments, starter 
homes, and mid-level housing. 

Missing Middle Housing 
Missing middle housing types provide 
opportunities for communities to 
increase the diversity of their housing 
stock through moderate increases in 
density while maintaining the local 
neighborhood character. Missing 
middle housing types range from 
low-density duplexes to mid-density 
multiplexes and triplexes. Embracing 
missing middle housing through zoning 
modifications addresses affordability 
challenges, enhances neighborhood 
vibrancy, promotes walkability, 
and supports sustainable urban 
development.

The County has experienced a 

20.5 percent 
rise in median housing values since 2010.
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Variety of Housing Options 
To ensure Kershaw County meets the 
diverse housing needs of its residents in 
the future, the County should promote 
a variety of housing options tailored to 
specific areas within the community. This 
includes established neighborhoods, 
areas designated for development 
intensification, and new growth areas.

 By implementing design and 
development standards that respect 
and enhance the existing architectural 
character of each area, the County 
can preserve its unique identity 
while accommodating new housing 
developments. This approach supports 
attracting and retaining a diverse 
population across various age groups, 
life stages, and income levels. It also 
enhances the community’s resilience 
against market fluctuations and future 
challenges.

Recommendations 

	―�	 Conduct a detailed housing needs 
assessment to better understand and 
plan for the gaps in the community’s 
housing stock. Focus on housing 
type, tenure, demographics, and 
price point distribution to offer 
place-based recommendations to 
accommodate identified demand.
	―�	 Foster partnerships between 
government agencies, nonprofit 
organizations, and private developers 
to increase the supply of affordable 
and diverse housing options.
	―�	 Engage with residents, housing 
advocates, and stakeholders 
to understand local needs and 
preferences, ensuring that housing 
initiatives are responsive to 
community priorities.

	―�	 Offer programs and resources to 
assist first-time homebuyers in 
purchasing affordable starter homes 
within the County.
	―�	 Coordinate with municipalities 
to identify long-term funding 
mechanisms to develop attainable 
housing.
	―�	 Remove potential barriers to the 
development of small lot and 
“missing middle” housing types 
within the existing neighborhoods 
and future development.
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Support Mobile 
Homes and 
Manufactured 
Housing 
Mobile homes and manufactured housing 
are an important part of Kershaw County’s 
unrestricted affordable housing inventory. 
Mobile or manufactured, detached single-
family homes are transportable structures 
suitable for year-round occupancy. Most 
are in established parks, developed as 
single properties for the placement of 
manufactured homes, and owned by an 
individual, partnership, public or private 
association, or corporation. As parks 
and park infrastructure ages, and mobile 
homes begin to reach the end of their 
useful life, preserving health, safety, and 
affordability of this type of housing has 
unique challenges. 

Kershaw County can expand renovation 
and rehabilitation programs with targeted 
outreach to priority areas, ensuring that 
mobile homes and associated parks are 
safe and livable for tenants. Drawing 
from successful programs nationwide, 
the County can explore effective case 
studies that address safety, habitability, 
and quality of life in mobile home 
communities. Additionally, applying best 
design practices in the development or 
redevelopment of mobile homes, such as 
ventilating crawl spaces, using moisture 
barriers, and improving site drainage, can 
enhance safety and livability for residents.

Recommendations 

	―�	 Continue the regular inspection and 
maintenance schedule for mobile 
home parks to ensure compliance 
with health and safety standards.
	―�	 Establish an age limit on 
manufactured homes being brought 
into parks, ensuring that new homes 
meet the latest building standards 
and practices. 

	―�	 Include storm shelters within mobile 
home parks as a standard safety 
requirement.
	―�	 Retain development standards, 
such as setbacks, minimum sizes, 
landscaping, and exterior design that 
ensures tenants have quality mobile 
homes and mobile home parks.
	―�	 Promote energy-efficient 
improvements, such as better 
insulation, energy-efficient windows, 
and solar panels, to help reduce 
utility costs for residents.
	―�	 Assist low-income residents and 
park owners with essential repairs 
and upgrades by providing grants or 
low-interest loans.
	―�	 Support the establishment of 
Resident-Owned Communities 
(ROCs) as parks age or ownership 
changes over.

Case Study: Resident Owned 
Communities (ROC) 
In traditional manufactured home 
communities, even though residents 
own their homes, the community 
owners control the land, set the site 
fees and make the park rules. They also 
control the condition of the community 
– including roads, water, electric, 
waste-water systems and landscaping. 
Each time the community is sold to a 
new owner, the rent is likely to increase.
Unlike traditional manufactured home 
communities, ROCs are not subject 
to market-based rent increases, and 
there is no profit margin in monthly site 
fees. This cooperative ownership gives 
homeowners the ability to control costs, 
improve facilities and make their own 
rules while providing the peace of mind 
of land ownership. With the knowledge 
that their homes – their largest assets 
– are secure, homeowners increasingly 
invest in their homes and yards. 
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Ensure Upkeep 
and Maintenance 
of Housing
As the housing within the County ages, 
it is important to continue to encourage 
maintenance and upkeep to preserve the 
appeal of neighborhoods. The character 
of residential areas within Kershaw 
County help make it unique and sets it 
apart from its adjacent communities. 
The County should consider strategies 
to maintain the housing stock in existing 
neighborhoods and a support framework 
to revitalize properties that have fallen 
into disrepair.

Many homeowners may struggle with 
maintenance due to financial constraints 
or accessibility issues, particularly as 
residents age and retire. To address this, 
the County should explore initiatives to 
assist property owners in maintaining 
their homes, ensuring the long-term 
vitality and desirability of Kershaw 
County’s residential areas.

Promote Federal Funding 
Sources and Programs
The County can promote several 
funding sources and programs to 
encourage housing upkeep and 
maintenance, including the Department 
of Housing and Urban Development 
(HUD) HOME Investment Partnerships 
Program, Weatherization Assistance 
Program (WAP), Low Income Home 
Energy Assistance Program (LIHEAP), 
Low-Income Household Water Assistance 
Program (LIHWAP), HUD Home Repair 
Programs, and Emergency and Standard 
Rehabilitation Programs. Each of these is 
further detailed in the Priority Investment 
and Implementation chapter of the 
Comprehensive Plan.

Recommendations
	―�	 Be proactive in code enforcement, 
properly budgeting to maintain 
enforcement operations and citing 
visible violations before complaints 
occur.
	―�	 Identify areas within the County 
that have chronic code enforcement 
issues and create an assistance 
program to work with property 
owners to aid in upkeep.
	―�	 Explore partnerships between 
the County and health providers 
to ensure high quality living 
environments through home safety 
inspections and wellness checks.
	―�	 Conduct targeted campaigns to raise 
awareness about available resources 
and eligibility, focusing on under-
resourced neighborhoods.

	―�	 Use county inspection data and 
community surveys to identify 
homeowners who would benefit 
from emergency repair funding for 
activities such as structural repairs, 
mold remediation, and essential 
systems to promote safe living 
conditions.
	―�	 Maintain a list of vetted local 
contractors for priority services that 
align with federal programs, ensuring 
timely and affordable repairs for 
eligible residents, which also boosts 
the local economy.
	―�	 Using HUD Home Repair Grants, 
develop home repair assistance 
initiative with a focus on repairs that 
contribute to the immediate safety 
and livability of homes, including 
roofing, electrical, and plumbing, to 
prevent larger and more expensive 
issues over time.
	―�	 Engage community service providers 
to inform eligible households 
about LIHWAP to reduce the 
burden of water costs and support 
neighborhood stability.
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Improve Land 
Development 
Standards 
Subdivision development in Kershaw 
County is rapidly increasing, but the 
current Land Development Standards fall 
short in several key areas.  The existing 
guidelines lack specific requirements for 
amenities and open spaces, and only 
mandate sidewalks on one side of the 
street. As a result, many new subdivisions 
feature narrow, winding roads ending in 
cul-de-sacs, insufficient street parking, 
and limited pedestrian access. To address 
these concerns and enhance the overall 
quality and walkability of subdivisions, 
Kershaw County should update its design 
standards to include adequate parking 
requirements, sufficient sidewalks on both 
sides of the street, and ample outdoor 
spaces for residents.

Conservation Design 
An effective approach the County can 
take to preserve and protect green 
space is to promote conservation design 
subdivision development. Conservation 
design is where residential development 
is concentrated into developable areas 
of the property to preserve contiguous 
areas of open space and environmentally 
sensitive areas. The clustering of homes 
allows larger areas of green space to be 
preserved, which can be enhanced as 
common open spaces or parkland. This 
approach can also help protect wetlands, 
floodplains, wildlife habitats, and other 
environmentally sensitive areas.

The overall housing density within the 
development remains the same, but 
the site design allows for larger areas of 
open space to remain intact and used 
to preserve wetlands, floodplains, or 
other natural features, and shared as 
neighborhood or community parkland. 
To encourage sustainable neighborhood 
and building design, incentives can 
be built into the conservation/cluster 
subdivision process. For example, higher 
density development could be allowed if 
the project exceeds minimum stormwater 
quality or open space standards.

Recommendations
	―�	 Encourage conservation design in 
the ZLDR’s subdivision development 
regulations, particularly for areas 
within protection areas. 
	―�	 Embrace conservation design in 
environmentally sensitive areas 
with rich natural resources, etc., to 
balance development with rural 
character preservation.
	―�	 Encourage developers to enhance 
preserved green spaces as accessible 
amenities for residents, such as trails 
and outdoor seating. 
	―�	 Ensure that subdivisions are held 
to high development standards, 
including non-monotonous design, 
establishment of street trees, lighting, 
sidewalks, connectivity, and open 
space requirements. 
	―�	 Consolidate the several repetitive 
zoning districts for single-family 
homes within the ZLDR to reflect 
residents’ preferred land use patterns 
more effectively.

DRAFT
for Staff ReviewHousing and Neighorhoods

36 Kershaw County Comprehensive Plan 



Promote 
Connectivity and 
Accessibility
Many subdivisions are being constructed 
throughout the County in a sprawling 
fashion and are disconnected from 
commercial nodes and amenities, 
lacking pedestrian-oriented, walkable, 
and bikeable infrastructure. Poorly 
planned subdivisions can be isolated, 
with limited consideration regarding 
future connectivity and neighborhood 
adjacency.  This presents an opportunity 
to plan for new developments in 
Kershaw County that provides seamless 
connectivity and infrastructure that caters 
to alternate modes of transportation.

Street Connectivity 
Many of Kershaw’s residential areas 
feature a curvilinear roadway system 
with cul-de-sacs common to suburban 
development patterns. This configuration 
reduces connections between 
neighborhoods and major roadways and 
increases dependency on automobiles. 
While this can achieve some privacy for 
residential properties, it contributes to 
congestion by increasing distances and 
travel times between destinations and 
creating bottlenecks during peak travel 
times.

New development should incorporate a 
road pattern that more closely resembles 
a grid while allowing for curvature in the 
road. This would increase the number 
of intersections, improve navigation, 
reduce walking distances, and decrease 
vehicular travel and emergency response 
times. Additionally, connecting the street 
network as new adjacent subdivisions 
are built better accommodates all modes 
of transportation for local trips reducing 
traffic congestion and supporting 
healthier lifestyles.  

Context Sensitive 
Development
By supporting urban growth and 
prioritizing residential development near 
populated areas, Kershaw County can 
enhance connectivity and accessibility 
to commercial nodes and amenities. 
Leveraging existing infrastructure allows 
for new residential developments to 
seamlessly integrate with established 
corridors, creating a more cohesive urban 
fabric. Urban growth areas encourage 
residential developments with diverse 
densities, intensities, and design 
elements, fostering vibrant communities 
with a strong sense of place. Strategically 
positioning new residential developments 
near key nodes and corridors can attract 
and accommodate alternative modes 
of transportation, further improving the 
County’s infrastructure and connectivity.
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Smart Growth 
To ensure Kershaw County 
neighborhoods have access to quality 
infrastructure, fostering smart growth 
development in collaboration with 
municipalities is recommended. Smart 
growth implementation involves the 
creation of mixed-use communities with 
urban design, emphasizing connectivity, 
sustainability, and community 
engagement in decision-making 
processes. This approach maximizes 
the return on investment in existing 
infrastructure and encourages the 
utilization of developed space. To achieve 
sustainability goals, Kershaw County 
should use the Land Use Framework as 
a guiding tool to promote smart growth 
development, ensuring alignment with 
the intended objectives and facilitating a 
more interconnected community.

Recommendations
	―�	 Strengthen bike and pedestrian 
connections between new residential 
development and nearby commercial 
areas.
	―�	 Prioritize development of vacant and 
underutilized land within existing 
developed areas to maximize the use 
of current infrastructure and services.
	―�	 Encourage the adaptive reuse of 
existing commercial buildings for 
residential purposes as applicable 
near key nodes and corridors.
	―�	 Coordinate with Camden, Elgin, and 
Bethune to make efficient use of 
land and infrastructure, including the 
location of new housing in targeted 
areas in accordance with the Land 
Use Plan.
	―�	 Consider existing neighborhood 
infrastructure including local parks 
and schools, shopping centers, 
and transportation routes as future 
development occurs.

Develop Complete 
Neighborhoods  

A complete neighborhood includes high-
quality housing and other features that 
encourage community  cohesiveness, 
offer convenience, and improve quality 
of life. Much like neighborhood nodes, 
features could include trails, a community 
clubhouse, parks and open space, a mix 
of businesses and services within walking 
and biking distance, public art, and more. 
In encouraging, incentivizing, or requiring 
complete neighborhood features as a 
part of new neighborhood development, 
Kershaw can ensure new neighborhoods 
are complete.

While single-family detached housing will 
continue to be developed in Kershaw, the 
County should consider implementing 
flexibility in the code which will allow 
for variety in housing options. New 
neighborhoods should provide diverse 
housing choices and creative housing 
types to lead to varied but cohesive 
communities that add to the County’s 
established character. 
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Commercial Corridors 
To better align with the needs of 
residents, the County should work 
with local developers to transform 
underutilized commercial corridors by 
introducing potential multifamily housing 
developments. This approach aims to 
contribute to the community’s housing 
landscape by introducing residential 
units of various sizes and styles. This 
initiative not only addresses the issue of 
housing affordability but also encourages 
revitalization of the County’s corridors. 
Kershaw County can leverage existing 
infrastructure for the benefit of both 
housing and commerce. This approach 
maximizes resource utilization and 
stimulates economic activity in areas 
that were previously underutilized, 
contributing to the overall well-being and 
sustainability of the community.

Commercial Nodes
Kershaw County should strategically 
encourage commercial and entertainment 
facilities near established neighbor
hoods to promote convenient access 
to essential goods and services. This 
placement contributes significantly to 
a reduction in overall travel times and 
lessens dependence on automobiles, 
aligning seamlessly with the County’s 
goals to support sustainable practices. 
Additionally, this utilization of space 
minimizes urban sprawl, diminishing 
environmental impacts associated with 
expansive development. To promote 
neighborhood development, Kershaw 
County should embrace existing resources 
and work with local businesses to create a 
sense of neighborhood cohesion.

Public Amenities 
In a concerted effort to cultivate vibrant 
and cohesive communities, Kershaw 
County may support the creation of 
complete neighborhoods that seamlessly 
integrate various essential amenities. 
These neighborhoods are envisioned 
to provide residents with easy access to 
daily necessities and foster a sense of 
community well-being. To successfully 
carry out this recommendation, 
Kershaw County should collaborate with 
community partners and organizations to 
strategically coordinate the placement of 
public facilities and social infrastructure, 
such as schools, libraries, and public 
transportation. This comprehensive 
strategy, driven by both public and 
private partnerships, guarantees the 
establishment of well-rounded, vibrant 
communities that not only meet diverse 
needs but also promote a high quality of 
life for all residents.

Recommendations
	―�	 Target underutilized commercial 
corridors for compatible duplex, 
triplex, and multi-family housing 
to increase local retail support 
with additional households and 
concentrate commercial activity in 
target areas.
	―�	 Encourage public-private 
partnerships to promote 
redevelopment and attract 
investment to these corridors.
	―�	 Collaborate with stakeholders to 
coordinate the future locations 
of public facilities and social 
infrastructure such as schools, 
libraries, and services such as 
public transportation to strengthen 
complete neighborhood areas.
	―�	 Target parcels for shopping, food 
access, entertainment, and services 
near established neighborhoods to 
provide for everyday shopping needs.
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