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AGENDA 

Planning Commission 
5:30 PM, August 28, 2017 
Town Council Chambers 

A. Call to Order

B. Roll Call

C. Approval of June 2017 Minutes

D. New Business

1. Grand Tree Removal – 207 Carolina Avenue

2. Request to Amend the Official Zoning Map of the Town of Moncks
Corner

a. Consider an Ordinance to reclassify real property within the
corporate limits of the Town of Moncks Corner from C-2,
General Commercial to TD, Transitional District, and to amend
the official zoning map of the Town to so reflect.  The property,
located south of 117 Carolina Avenue, is classified as TMS # 142-
07-05-017.

3. Proposed changes to the Zoning Ordinance, Article Six: District
Descriptions, concerning chickens in residentially zoned areas

E. Planner’s comments

F. Move to Adjourn
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PLANNING COMMISSION 
Minutes of Meeting 

June 26, 2017 ◦ 5:30 p.m. 
 
The Moncks Corner Planning Commission met in regular session on June 26, 2017 at 
5:30 p.m. The meeting was open to the public and took place in the Town Council 
Chambers, Municipal Building, 118 Carolina Avenue, Moncks Corner, South Carolina. 

 
A. Call to Order  

The meeting was called to order at 5:30 p.m. 

B. Roll Call 

Commission Members: Staff: 

Mattie Gethers Douglas Polen, Community Dev. Director 

Chris Griffin  

Karyn Grooms, Alternate Additional Public Officials 

Roscoe Haynes Charlotte Cruppenink 

Robin McGhee-Frazier, Chair  

Tobie Mixon  

Connor Salisbury  

 
C. Adoption of May 22, 2017 Minutes 
 

Motion to adopt May 22, 2017 Planning Commission Minutes: motion made by Mr. 
Salisbury, seconded by Mr. Haynes.  Motion passed 6-0. 

 
D. New Business 

1. Tree Removal – 222 W. Main Street 
 

Staff presented the item – one apparently dead grand tree – and 
recommended approval of the request.  The applicant was not present to 
answer any questions. 
 
Mr. Salisbury made a motion to approve the tree removal, seconded by Mr. 
Haynes.  Motion passed 6-0. 
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2. Tree Removal – 128 West Street 

Ms. Gethers entered the meeting at this time. 
 
Staff presented the item – one 25” pine tree – and recommended approval of 
the request.  The applicant, Greg Zett, was present to answer any questions.  
Discussion was held on the other trees on the site, none of which appear to be 
grand.  Also, a grand tree near the road was noted.  It is believed that this tree 
in in the right-of-way.  Mr. Polen reached out to SCDOT to better understand 
removal rules for trees in the R-O-W, and was informed that an encroachment 
permit from them is required. 
 
Mr. Griffin made a motion to remove both the 25” pine tree as well as the tree 
in the right-of-way, seconded by Mr. Salisbury.  After discussion, it was decided 
to remove the R-O-W tree from the motion.  Mr. Griffin restated his motion to 
remove just the 25” tree, seconded by Mr. Salisbury.  Motion passed 7-0. 

3. Discussion on Chickens in Residential Areas 

Mr. Polen presented his findings from research on chickens in residential areas 
from nearby towns and counties.  After much discussion, the Board requested 
that Mr. Polen draw up an ordinance for review allowing residential chicken 
ownership under certain conditions, such as those used by Greenwood, S.C. 

In favor of drafting such an ordinance: Commissioners Gethers, Grooms, Griffin 
& Salisbury; Against: Commissioners Haynes, McGhee-Frazier, and Mixon. 

E. Planner Comments 
 
No comments 

 
F. Motion to Adjourn 

Motion to adjourn: motion made by Mr. Haynes, seconded by Mr. Griffin.  Motion 
passed 7-0.   

Meeting adjourned at 6:35 p.m. 
 



 

The Lowcountry’s Hometown 
PO Box 700 | Moncks Corner, SC 29461 | 843.719.7900 | monckscornersc.gov 

Staff Report 
 

207 Carolina Avenue Grand Tree Removal 

DATE: August 28, 2017 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: Grand Tree Removal  

SUBJECT 
PROPERTY: 

207 Carolina Avenue, TMS 142-07-05-039 

ACTION 
REQUESTED: 

Consider a motion to remove trees at 207 Carolina Ave. 

 
 
Background: 

The applicant, Mason West, is seeking approval to remove three grand trees 
on the subject property.  The grand tree, a 35” oak, is damaged.  The other two 
trees, measuring 28” each, appear healthy but lean and are not specimen trees. 
 
Analysis: 

Per the Town Tree Ordinance (Sec. 16.106), trees may be removed without 
mitigation in the following circumstances: 
  

1. Tree(s) is/are dead.   
2. Tree(s) which pose(s) an imminent safety hazard to nearby buildings, 

persons, utility lines or vehicular traffic. 
3. Trees which are located in the footprint of a proposed building or drive 

which cannot be reasonably relocated.   
4. Trees which are being cut as a commercial timber operation; provided a 

fifty (50) foot wide perimeter buffer of all existing trees is maintained in 
an undisturbed manner. Trees grown specifically for sale by commercial 
nurseries are exempt from the provisions of this article with respect to 
their removal from the commercial site upon which they are grown. 

5. Protected trees required to be removed to carry out a permitted 
wetland alteration and/or mitigation plan approved by the Army Corps 
of Engineers or South Carolina Office of Coastal Resource Management 
are exempt from the provisions of this article. 



 
 

6. Removal because of density or interference with the development of 
other trees. 

7. Removal of pine trees, unless permit is for multiple trees in which 
removal would constitute clear-cutting. 

8. Trees identified by the South Carolina Exotic Pest Plant Council Non-
Native Plant Species List. 

 
It is staff’s opinion that the subject trees do not meet any of the above 
definitions, although the 35” tree is heavily damaged and probably should be 
removed. 
 
Staff Findings and Recommendation: 

Staff recommends APPROVAL of the tree cutting permit, with the following 
mitigation required: 

1. 35” tree: Tree is damaged; no mitigation required 
2. 28” tree #1: Mitigation at 50% - 14” of new plantings required 
3. 28” tree #2: Mitigation at 50% - 14” of new plantings required 

All new plantings required to be 3” DBH at time of planting. 

Trees may be planted at alternative sites with permission of the Planning 
Commission.  Sites include Town properties or other public areas.  
Alternatively, the applicant may pay into a Town tree fund to mitigate the 
removal of these trees at a rate of $75 per inch.  The Town will use these funds 
in the future to plant trees on Town property.   
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Staff Report 
 

Amendment to the Official Zoning Map 

DATE: August 28, 2017 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: Rezoning Request  

SUBJECT 
PROPERTY: 

TMS 142-07-05-017 

ACTION 
REQUESTED: 

Consider an Ordinance to reclassify real property within 
the corporate limits of the Town of Moncks Corner from C-
2, General Commercial District to TD, Transitional District, 
and to amend the official zoning map of the Town to so 
reflect. 

 
 
Background: 

The applicant, Julie H. Forte, is seeking to rezone property located south of 117 
Carolina Avenue from C-2, General Commercial, to TD, Transitional District.  
The lot is currently vacant and wooded.  The applicant would like to make the 
lot more marketable by allowing both residential and light commercial uses on 
the property. 
 
The adjacent lot to the south, 228 First Street, came before the Planning 
Commission for a similar rezoning in November, 2016, and was rezoned by 
Town Council the following December. 
 
Current Zoning – Definition and Uses: 
 
C-2, General Commercial 

This district is intended to accommodate a variety of general commercial and 
nonresidential uses characterized primarily by retail, office and service 
establishments and oriented primarily to major traffic arteries or extensive areas 
of predominately commercial usage and characteristics. Certain related 
structures and uses are permitted outright or are permissible as special 
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exceptions subject to the restrictions and requirements intended to best fulfill 
the intent of this ordinance. 

1. All non-residential uses allowed in R-1, R-2, R-3, C-1 within the requirements 
of that district 

2. All types of business and commercial activity related to retail sales, business 
and professional offices, financial institutions, gasoline filling stations and 
repair garages, personal service shops and limited wholesale activity. 

3. Generally recognized service establishments which perform services off 
premises similar to but not limited to: services to dwellings and other 
buildings, lawn and gardens, disinfecting and extermination, trees and shrubs. 

4. Restaurants, bars, taprooms, taverns, poolrooms, amusement centers, liquor 
stores and party shops. 

5. Private clubs, walk-in and drive-in theaters, assembly and concert hall. 
6. Hotels and motels 
7. Campgrounds and overnight trailer courts 
8. Wholesale, warehouse and storage facilities including building materials and 

lumber yards. 
9. Automotive services and carwashes 
10. Correctional institutions 
11. New and used car, truck, machinery, utility trailer, and RV sales, rentals, and 

repairs. 
12. Fuel, fuel oil, and liquefied petroleum (bottled gas) dealers 
13. Commercial and professional sports, clubs, promoters, and racing tracks 
14. Mobile home dealers 
15. Research, development, and commercial testing laboratories 
16. Transportation facilities including bus depots, trucking facilities and services 

without storage. 
17. Outdoor advertising agency 
18. Communication services, radio and television broadcasting 
19. Paper and paper products, printing, publishing, and allied industries, and 

photo finishing laboratories. 
 
Accessory Uses: Uses on the same lot and customarily incidental to the 
permitted uses, including, but not limited to, garages or parking structures for 
commercial vehicles, off-street parking and loading zones and limited storage 
facilities. 
 
Proposed Zoning – Definition and Uses: 
 
TD, Transitional District 
 
This district is intended to accommodate commercial and professional offices 
uses typically found in single family areas. District land uses will preserve the 
area’s existing residential character, while permitting commercial uses that are 
not major traffic generators. Buildings originally constructed for residential use 
may be used as such by right. Such buildings may be converted to commercial 
use as detailed below. 
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Permitted Uses: A building or premises in the Transitional District may be used 
for the following purposes: 
 

1. One-family detached dwellings 
2. Guest cottages, garage apartments 

 
Any proposed uses of property within this zoning district that are not a 
permitted use must be approved as a conditional use by the Board of Zoning 
Appeals. 
 
Accessory Uses: Accessory uses as permitted in the R-1, R-2, R-3, C-1, and C-2 
Districts 
 
Summary of Adjacent Zoning & Uses 
 

 Zone Present Use 
North C-2 Commercial – SEFA Group 
East C-2 Town Hall Complex 
South TD Single Family Residential 
West TD Single Family Residential 

 
The subject property lies on the border of TD-zoned lots to the south and west 
and C-2 properties to the north and east along Carolina Avenue.  While much of 
Carolina Avenue is zoned C-2, however, they are similar to the use intended by 
the TD district in that they were originally single-family detached residences that 
have since been repurposed to commercial uses.   The area is a healthy mix of 
residential, commercial office, and institutional. 
 
Moncks Corner Comprehensive Plan 
 
The Moncks Corner Comprehensive Plan lays out goals and policies which help 
in decision making for subjects such as land use. 
 
Land Use Goal: The Town will plan for inevitable growth by promoting orderly 
and efficient land use patterns and development that will enhance the quality of 
life for future generations. 
 
 Policy 1:  The Town will guide land use patterns, encourage new growth, in 

areas that maximize efficient use of existing infrastructure and investments 
in expanded infrastructure. 
o Strategy 1:  Plan and provide infrastructure in accord with land use areas 

depicted on the Future Land Use map to ensure adequate and efficient 
support of anticipated growth 

o Strategy 3:  Encourage infill and redevelopment of vacant and/or blighted 
properties to maximize use of existing infrastructure, to fill existing and 
light industrial spaces where available, and to transition existing 
manufactured housing areas to permanent structures 
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Land Use Goal: The Town will continue to develop with well-planned, inclusive 
communities and neighborhoods that provide residents with a sense of identity 
and promote the small-town character for which Moncks Corner desires to be 
known. 
 
 Policy 1: The Town will promote development that is appropriate and 

compatible with neighboring uses 
o Strategy 1: Review plans for new development to ensure its consistency 

in character and scale with the future land use map and neighboring 
developments. Review zoning and land development regulations to 
ensure procedures are in place to ensure this consideration is given to 
applications 

 
Land Use Goal: The Town will re-establish downtown area as a community focal 
point providing a mix of retail, service, and residential uses in a pedestrian 
friendly environment. 
 
 Policy 1: The Town will focus on strengthening its Town Center to serve as a 

focal point for community and commercial activities 
o Strategy 2: Establish land use regulations that encourage uses in the 

downtown area that serve residents and attract visitors, including retail, 
professional office/service, and residential uses 

 
Staff Findings and Recommendation: 
 
Because of the findings summarized below, staff recommends APPROVAL of 
the requested zoning map amendment.   
 

1. Staff finds the request aligned with the guiding principles and objectives 
of the Town of Moncks Corner Comprehensive Plan. 
 

2. Due to adjacent TD property and plentiful residential in the area, staff finds 
the request compatible within the context of the area concerned.   
 

3. Staff does not perceive the request to adversely affect the public health, 
safety, and wellbeing of residents/property owners within the vicinity of 
the request.  
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Staff Report 
 

Amendment to the Zoning Ordinance 

DATE: August 28, 2017 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: 
Amendment to the Zoning Ordinance, Article Six: District 
Descriptions, concerning chickens in residentially-zoned 
areas  

ACTION 
REQUESTED: 

Consider an Ordinance to allow the keeping of chickens in 
residentially-zoned areas 

 
 
Background: 

In response to numerous requests from the public, staff has chosen to research 
the topic of keeping chickens in residentially-zoned areas. 
 
Per the Moncks Corner Code of Ordinance, Sec 6-1: Animal control 
enforcement 

 
The Town of Moncks Corner shares the powers, duties and 
responsibilities for the enforcement of animal control within the 
corporate limits of the Town of Moncks Corner with Berkeley 
County Government. The Town of Moncks Corner and Berkeley 
County Government will enforce the control of animals within the 
corporate limits of the Town of Moncks Corner pursuant to the 
provisions of Berkeley County Ordinance No. 05-05-20 and any 
related subsequent ordinances pertaining to the control of animals 
thereafter. 

 
This is the only reference to animals in the Code of Ordinance, and the Zoning 
Ordinance adds little clarity, as the only reference to animals is in the 
descriptions to the R-1, R-2, and R-3 residential districts, where “animal shelters 
for domestic pets” are permitted as accessory uses.  
 
Ultimately the Town has no direct rule permitting or prohibiting the keeping of 
chickens in residentially-zoned areas.  Historically, Staff has interpreted the 
Code of Ordinance to mean that that Town mirrors all animal regulations in 
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Berkeley County.  Until recently, chickens were permitted in residential areas in 
the County, until the passage of Ordinance 15-01-01 in January of 2015, which 
placed conditions on the practice.  This ordinance requires 30,000 sq. ft. of 
land to keep up to four chickens.  Due to the lack of 30,000+ sq. ft. residential 
lots in Town, an application of this law to the Town would effectively prohibit 
the keeping of chickens in Town. 
 
In an effort to explore the possibility of legalizing the keeping of chickens, staff 
brought the issue before the Planning Commission in May and June for 
discussion.  At the June meeting the Commission voted 4-3 to draft an 
ordinance allowing for the keeping of chickens in residential areas.  
 
Staff Findings and Recommendation: 
 
Staff proposes an addition to the Zoning Ordinance, Section 6-24: Chickens. 
 
The keeping of chickens shall be a permitted accessory use in all districts, 
provided: 
 

1. Subject property is the site of a dwelling, including, but not limited to 

a. Single-family detached dwellings 
b. Mobile homes 
c. Two-family dwellings (duplexes) 
d. Townhouses 

2. Subject property must be under fee-simple, not condominium, 
ownership, giving the owner or tenant the right to personal use of the 
outdoor area of the property.  Chickens are not permitted in apartment, 
condominium, or mobile home communities. 

3. Chickens may not be allowed to roam free and must be enclosed in 
coops or other structures no less than 18 inches in height that allow free 
movement and adequate ventilation.  Chicken enclosures are considered 
accessory structures and must meet all requirements per this Code.  

4. No more than four (4) chickens shall be kept on a single property. 

5. Roosters are prohibited. 

6. On-site slaughter of chickens is prohibited. 

7. Chickens, enclosures, runs, and other areas open to chickens must be 
maintained and kept clean.  Any foul odors discernable from adjacent 
properties are considered nuisances as per Chapter 16, Article II of the 
Town of Moncks Corner Code of Ordinance and will be enforced 
appropriately.  

 
Staff recommends APPROVAL of this amendment to the Zoning ordinance. 
 




