
 
Kershaw County Planning and Zoning Commission 

Regular Session Minutes – September 8, 2025, 5:30 PM  
County Council Chambers 

515 Walnut Street, Camden, SC 29020 
 
Members in Attendance: Ned Towell, Heather Dykes, Christopher Renfroe, Jonathan Proctor, Lanny Gunter and 
Robert Horton 
Members Attending Remotely: None 
Members Absent: Mason Wolfe 
Staff in Attendance: Joey Adams-Raczkowski, John DuBose 
 
Call to Order and Determination of Quorum 
Mr. Towell called the meeting to order at 5:33 PM, and verified that there was a Quorum.  
 
Report on Compliance with Freedom of Information Act 
Planning Director, Joey Adams-Raczkowski, reported that the agenda and supporting materials were made 
available online on the Planning and Zoning Department website as well as the Kershaw County Events 
Calendar in accordance with the Planning Commission Rules of Procedure.   
 
Adoption of Agenda 
Chairman Towell called for a motion to adopt the agenda. Mr. Proctor made a motion to adopt the agenda; 
seconded by Mr. Gunter. By show of hands, Mr. Towell, Mrs. Dykes, Mr. Renfroe, Mr. Proctor, Mr. Gunter and 
Mr. Horton were all in favor. 
 
Approval of Minutes 
Mr. Towell stated that the minutes for the August 11, 2025 regular meeting had been distributed electronically. 
He asked if there were any additions, corrections, or deletions to the minutes.  
 
Mr. Towell asked for a motion to approve the August 11, 2025 regular meeting minutes. Mr. Proctor made a 
motion to approve the minutes. Mr. Renfroe seconded the motion. Prior to the vote to approve, Mr. Renfroe 
stated that under Case 25-08: Palmetto Corp under Old Business section “Chairman Towell introduced the case” 
is to be corrected to state “Mr. Proctor introduced the case.”  
 
Mr. Proctor made a motion to approve the minutes as amended. Mr. Renfroe seconded the motion. 
By show of hands, Mr. Towell, Mrs. Dykes, Mr. Renfroe, Mr. Proctor, Mr. Gunter and Mr. Horton were all in 
favor. 
 
General Public Comment Period 
No one signed up for public comment.  
 
Discussion - None 
 
New Business - Public Hearings Required  
Case 25-14: Kershaw County Zoning Map Amendment - 771 Park Road, Cassatt 
Mr. Towell introduced the case and opened the public hearing. No speakers signed up for the public hearing. 
Prior to the discussion of the case, Mr. Gunter announced that he would be abstaining from this case. In 
presenting the staff report, Mr. Adams-Raczkowski stated that this is a general use rezoning request, therefore, 
all uses within the GD (General Development District) would be allowed if the rezoning is approved. This 
parcel is adjacent to a General Development District parcel. The Comprehensive Plan and Future Land Use Map 
Considerations shows that the intersections and area around this parcel are designated as Residential 
Development, which allows for uses that are non-residential, but supportive of residential uses. 
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The applicant was offered the opportunity to speak and present before the Commission. Brittany Lins, attorney 
from the law firm of Alexander Ricks, with Brandon Maxwell and Hemal Badiani of Terra Nexus on behalf of 
the property owner presented the zoning map amendment proposal. Based on the presentation and discussion 
between the Planning Commission, staff and the applicant, Mr. Towell called for a motion to be made. Mr. 
Proctor made a motion to forward Case 25-14 to the Kershaw County Council with a favorable 
recommendation; seconded by Mr. Horton. 
 
In favor by show of hands: Mr. Towell, Mrs. Dykes, Mr. Renfroe, Mr. Proctor and Mr. Horton; Opposed: 
None. The motion passed with a 5:0 favorable recommendation.  
 
Case 25-17: Kershaw County Zoning Map Amendment - 1306 Skyview Drive, Camden 
Mr. Towell introduced the case and opened the public hearing. No speakers signed up for the public hearing. In 
presenting the staff report, Mr. Adams-Raczkowski stated that this is a general use rezoning request, therefore, 
all uses within the B-2 (General Business District) would be allowed if the rezoning is approved. This parcel is 
surrounded by General Business District parcels.  
 
The applicant was offered the opportunity to speak and present before the Commission. The applicant was not 
present to make a presentation. Based on the staff report and discussion between the Planning Commission, and 
staff, Mr. Towell called for a motion to be made. Mr. Proctor made a motion to forward Case 25-17 to the 
Kershaw County Council with a favorable recommendation; seconded by Mr. Proctor. 
 
In favor by show of hands: Mr. Towell, Mrs. Dykes, Mr. Renfroe, Mr. Proctor, Mr. Gunter and Mr. Horton; 
Opposed: None. The motion passed with a 6:0 favorable recommendation. 
 
New Business - No Public Hearings Required  
Case 25-15: Major Group Development - Downbonnie LLC Golf Course 
Mr. Towell introduced the case and opened the discussion. Property owner Mike Koprowski of Downbonnie 
LLC, Judd Carstens of Witmer Keefer Jones LTD, and Brent Robertson of Davis and Floyd Inc, presented the 
major group development proposal.  
 
Based on the presentation and discussion between the Planning Commission, staff and the applicant, Mr. Towell 
called for a motion to be made. Mr. Renfroe made a motion to approve Case 25-15 with the seven conditions 
outlined by staff; seconded by Mr. Proctor. 
 
In favor by show of hands: Mr. Towell, Mrs. Dykes, Mr. Renfroe, Mr. Proctor, Mr. Gunter and Mr. Horton; 
Opposed: None. The motion passed with a 6:0 favorable recommendation. 
 
Case 25-16: Major Group Development - Renfroe Ranch Campground Expansion 
Mr. Towell introduced the case and opened the discussion. Prior to the introduction of the case, Mr. Renfroe 
announced that he would be abstaining from this case. Mr. Towell introduced the case and opened the 
discussion. Property owner Christopher Renfroe presented the major group development proposal.  
 
Based on the presentation and discussion between the Planning Commission, staff and the applicant, Mr. Towell 
called for a motion to be made. Mr. Proctor made a motion to approve Case 25-16 with the seven conditions 
outlined by staff; seconded by Mr. Gunter. 
 
In favor by show of hands: Mr. Towell, Mrs. Dykes, Mr. Proctor, Mr. Gunter and Mr. Horton; Opposed: None. 
The motion passed with a 5:0 favorable recommendation. 
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Case 25-18: Kershaw County Comprehensive Plan - An ordinance to adopt an updated Comprehensive 
Plan titled Kershaw County Comprehensive Plan in accordance with S.C. Code Section 6-29-510; and to 
provide for matters related thereto. 
Mr. Towell introduced the case and opened the discussion. To comply with the Planning Enabling Act, an 
addition to the Demographic Snapshot page of the comprehensive plan to show a projected population estimate 
for Kershaw County in 2030 and 2040 was added as an amendment to the adoption of the draft Comprehensive 
Plan. The proposed amendment language states “By 2030, Kershaw County’s population is estimated to be 
71,981 and 77,433 by 2040 according to the South Carolina Revenue and Fiscal Affairs Office.” as well as 
adding those dates and estimates to the “Population Over Time” graph.  
 
After discussion between the Planning Commission and staff, Mr. Towell called for a motion to be made. Mr. 
Proctor made a motion to approve the Resolution to recommend adoption of the Kershaw County 
Comprehensive plan and the Kershaw County Comprehensive Plan as amended to the Kershaw County Council 
with a favorable recommendation; seconded by Mr. Renfroe. 
 
In favor by show of hands: Mr. Towell, Mrs. Dykes, Mr. Renfroe, Mr. Proctor, Mr. Gunter and Mr. Horton; 
Opposed: None. The motion passed with a 6:0 favorable recommendation. 
 
Old Business - None 
 
Director’s Report​ ​  
Mr. Adams-Raczkowski reported that impact fee collection at time of issuance of building permits has been in 
effect since the July 22, 2025 Kershaw County Council adoption of the Impact Fee ordinance.  
 
Legal Briefing 
None 
 
Commission Member Briefings 
Chairman Ned Towell: Mr. Towell thanked the Commission for their work on the Planning Commission and 
expressed that he feels the Commission did a good job guiding the County forward.  
Vice-Chairwoman Heather Dykes: None 
Commissioner Mason Wolfe: None 
Commissioner Christopher Renfroe: None 
Commissioner Jonathan Proctor: Mr. Proctor asked for clarification on the impact fee complainants and if 
they are tract-builders, local builders, or homeowners, and Mr. Adams-Raczkowski explained that it is a mix of 
all of the above. Mr. Proctor additionally thanked Mr. Adams-Raczkowski for his work on the Comprehensive 
Plan.  
Commissioner Lanny Gunter: None 
Commissioner Robert Horton: None 
 
Adjournment 
Mr. Towell asked if there were any additional items to be brought up before the Commission. Hearing none, he 
asked for a motion to adjourn. Mr. Gunter made the motion; seconded by Mr. Proctor. By show of hands, Mr. 
Towell, Mrs. Dykes, Mr. Renfroe, Mr. Proctor, Mr. Gunter and Mr. Horton were all in favor. With a 6:0 vote, the 
meeting was adjourned at 6:38 PM. 
 
 
 
Respectfully submitted, 

Rhonda Darity​  
Rhonda Darity, Secretary 
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KERSHAW COUNTY 
PLANNING AND ZONING COMMISSION  
 
REQUEST FOR MAP AMENDMENT BY 
Estate of Betty Sue Upchurch - John Branham 
and John Wells 
 
 
 
 
Current Zoning: GD 
Proposed Zoning: B-2 
TMS#: 296-00-00-057 
November 10, 2025  

 



 

STAFF REPORT 
 

KERSHAW COUNTY PLANNING COMMISSION 
November 10, 2025 Meeting 

 
Request #: 25-19 
 

Applicant: Estate of Betty Sue Upchurch -  authorized agents John 
Branham and John Wells 

Property Size: 4.18 acres 

Current Zoning: GD (General Development District) 

Proposed Zoning: B-2 (General Business District) 

Location: 209 Boulware Road, Lugoff 

TMS#: 296-00-00-057 

 
 

Background Summary 
 

This rezoning request consists of one parcel totaling approximately 4.18 acres. The parcel is 
owned by the Estate of Betty Sue Upchurch with an address of 209 Boulware Road Lugoff. 
 
This 4.18 acre parcel was subdivided from a 33.18 acre tract located at Tax Map Number 
296-00-00-208 and was combined with an adjoining parcel located at Tax Map Number 
296-00-00-076. This subdivision and combination plat prepared by Daniel Riddick for Betty Sue 
Upchurch was recorded on January 31, 2022 and is located in Plat Book D131 Page 7A.   
 
This is a general use rezoning request, with no specific development plans being submitted. 
Rezoning property for one specific use, or “conditional rezoning” is illegal in the State of South 
Carolina. Therefore, this case must be reviewed as a general use rezoning request. If approved, 
any and all permitted and conditional uses allowed in the B-2 zoning district could be developed 
on this property.  
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Current Property Information 
 

Land Use: The site currently has two metal structures and a 
concrete pad on it. 

Site Features: The site is mostly vacant open land.  

Flood Hazards: This site does not appear to contain any special flood 
hazard or wetland areas. 

Vehicle Access: This site has approximately 261 feet of road frontage on 
Boulware Road. 

Other Features: This property is located within the Kershaw County 
Municipal Separate Storm Sewer System (MS4). 

 
Surrounding Zoning and Land Use 

 
 Zoning District: Land Use: 
North: GD: Residential development. 

South: B-2: Single Family Residence and vacant parcels - 3 of the 4 
parcels are owned by applicant 

East: B-2: Commercial development - Powers Funeral Home 

West R-15: Residential development. 
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Zoning District Summary (Existing/Proposed) 
 

 Existing Zoning: GD Proposed Zoning: B-2 

Zoning District Intent: 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. 

The B-2 district is intended to 
provide for the 
development and 
maintenance of commercial 
and business uses 
strategically located to 
serve the traveling public, the 
community, and the larger 
Midlands region. Toward this 
end, a wide range of 
business and commercial 
uses are permitted herein. 
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Permitted Uses:                
Note: See Table 3-3 of the 
Zoning and Land 
Development Regulations for 
a complete listing of 
permitted and conditional 
uses 

Existing Zoning: GD 
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  
Golf, Tennis, Swimming Club 
Religious Organizations  
Fire Protection  

Proposed Zoning: B-2 
Single-Family Detached 
Communication Towers 
Duplex, triplex, quadplex 
Apartments 
Townhouses (conditional) 
Patio homes 
Specialty trade contractors 
Vehicle dealers                     
Home furnishings                    
Paint and wallpaper stores       
Lawn and garden equipment   
Convenience/liquor stores 
Sporting goods                   
Manufactured home dealers    
Landscaping services              
Libraries                                 
Veterinary services                
Schools                                    
Recreation centers                    
Funeral homes                      
Churches 
General and miscellaneous 
retail stores.       

Water and Sewer Service: Lugoff Elgin Water Authority 
and Kershaw County Sewer 

Lugoff Elgin Water Authority 
and Kershaw County Sewer 

Lot and/or Density 
Requirements 

See Table 3-4 and Table 3-6 See Table 3-4 and Table 3-6 

Setbacks Required 

Street Frontage: 50’ 
Front: 35’​
Side: 10’ 
Rear: 10’ 

Street Frontage: 40’ 
Front: 35’​
Side: 10’ | 40’ adjacent Res. 
Rear: 20’  | 40’ adjacent Res. 

Height Restrictions: 4 Stories 4 Stories 

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

.75 .75 

Maximum Floor/Area Ratio:  
Measurements in units per 
gross acre 

N/A N/A 
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Infrastructure 
 

Council District: District 2 

Water: Lugoff Elgin Water Authority 

Electricity: Fairfield Electric 

Sewer or Septic: Kershaw County Sewer 

School(s) 
Lugoff Elementary School 
Lugoff-Elgin Middle School 
Lugoff-Elgin High School 

Fire District: Lugoff Fire Department 

Police Department: Kershaw County Sheriff’s Department 

 
Traffic 

 
Street Classification: Current Level of Service: 

Urban Local Road: Local roads and streets 
are characterized by their many points of 
direct access to adjacent properties and their 
relatively minor value in accommodating 
mobility. Speeds and volumes are usually low 
and trip distances short. 

Boulware Road (S-28-0910) is a two lane, 
divided urban local road with a posted speed 
limit of 35 mph. There is no SCDOT traffic 
data for this road.  
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Comprehensive Plan and Future Land Use Map Considerations 

 
 
Comprehensive Plan and Land Use Framework Map Considerations 
​
The subject parcel is located in an area designated by the Comprehensive Plan and Land Use 
Framework Map as Urban Growth Area. 
 
Urban Growth Area - Urban Growth Areas are located near urban cores with population 
density, good infrastructure, and direct access to major transportation routes. Mixed-residential 
developments are encouraged, with a variety of housing densities, intensities, and architectural 
styles. There should be space available for shops and offices in this area, as well as areas for 
manufacturing and industrial operations with adequate land and easy access. Construction 
practices designed to minimize adverse effects on neighboring properties, including measures 
for dust and noise control, efficient waste management, and the use of sustainable materials, 
should be incorporated. Additionally, mixed-use developments are encouraged to create 
neighborhoods that seamlessly integrate residential and commercial functions. The 
development of urban parks and recreational areas that promote communal gardens, rooftop 
gardens, pocket parks, and community spaces should be incorporated into new development. 
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Comprehensive Plan and Lugoff Focus Area Map Considerations 

 
 
Comprehensive Plan and Lugoff Focus Area Map Considerations 
​
The subject parcel is located in an area designated by the Comprehensive Plan and Lugoff 
Focus Area as both Priority Commercial and Priority Residential. The subject parcel is also 
located in an area near a Neighborhood Commercial Node. 
 
Priority Commercial - Priority Commercial can help to revitalize and grow the Lugoff area, 
attract new businesses and residents, and contribute to long-term economic growth. 
 
Priority Residential - Priority Residential neighborhoods should continue to redevelop with a 
variety of housing options, implementing the principles outlined in the Housing and 
Neighborhoods Chapter. 
 
Neighborhood Commercial Node - Neighborhood Commercial Nodes should establish local 
and mixed-use options that serve nearby residents.  
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Planning and Zoning Commission Analysis and Decision Making  
 
Comprehensive Plan considerations: 
 

●​ The comprehensive plan supports continued development of this area. 
●​ The current conditions and character of the current structures and uses in each district: 
●​ The most desirable use for which the land in each district is adapted: 

 
Land Use Framework Map Designation: Urban Growth 
The Kershaw County Comprehensive Plan, as adopted on October 14, 2025, identifies broad 
Growth Areas on the Land Use Framework Map that provide a general blueprint for the physical 
development of Kershaw County. Comprehensive plans do not contain site-specific 
recommendations in regard to rezoning requests. Instead, comprehensive land use plans offer 
decision-makers with general guidance and support for the Future Land Use designation while 
evaluating rezoning requests.         
 
Spot Zoning: 
Staff Provides the Planning & Zoning Commission and County Council with the following for 
informational purposes only: 

“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.”  
 

Reviewing a request for a map amendment the Planning and Zoning Commission may: 
●​ Forward recommendation to approve the request to the Kershaw County Council 

●​ Forward recommendation to deny the request to the Kershaw County Council 

●​ Continue the review to the next Planning and Zoning Commission Meeting 

 
Note:​ The Kershaw County Council has final decision making authority for all rezoning 
requests. Tentative County Council review schedule: 1st reading December 9, 2025; 2nd 
reading January 13, 2026; 3rd reading to be determined.  
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Aerial view of subject and surrounding properties 

 
 

Current zoning of subject parcel and surrounding properties  
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Attachments included with this staff report: 
 

1.​ Application for Zoning Map Amendment 

2.​ Recorded Plat of Subject Parcel and Surrounding Property 

3.​ Notification of Pending Project Approval and Property Access for Kershaw County 
Planning Commission​
 

4.​ Notice of Public Hearing Letter to Adjoining Property Owners 
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Kershaw County Planning & Zoning Commission 
REGULAR MEETING DATES AND FILING DEADLINES 

 
 

All meetings begin at 5:30 p.m. on the 2nd Monday of each month (*unless 
adjusted for holidays) in the County Council Chambers at the Kershaw County 

Government Center, 515 Walnut Street, Camden, SC 29020. 
 

2026 

Meeting Date Filing Deadline 
January 12 2026 November 26 2025* 

February 9 2026 December 23 2025* 

March 9 2026 January 23 2026 

April 13 2026 February 27 2026 

May 11 2026 March 27 2026 

June 8 2026 April 24 2026 

July 13 2026 May 29 2026 

August 10 2026 June 26 2026 

September 14 2026 July 31 2026 

October 12 2026 August 28 2026 

November 9 2026 September 25 2026 

December 14 2026 October 30 2026 
*  Adjusted for holidays 

 

Kershaw County Planning and Zoning Department                                                                
515 Walnut Street, Room 160, Camden, SC 29020 | 803-425-7233 
www.kershaw.sc.gov 

http://www.kershaw.sc.gov
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