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AGENDA 

Planning Commission 
5:30 PM, July 23, 2019 

Town Council Chambers 

A. Call to Order 

B. Roll Call 

C. Approval of May 28, 2019 Regular Meeting Minutes  

D. New Business 

1. Grand Tree Removal 

a. Consider an appeal to replace 1,293” of trees removed without 
a permit on Hutchinson Street 

2. Rezoning 

a. Consider an application to rezone 1.6 acres located on 
Merrimack Blvd., TMS 142-11-02-090 

3. Zoning Ordinance Amendment 

a. Consider an amendment to the Town Zoning Ordinance 
allowing the Zoning Administrator to approve minor variances 
to the Zoning Ordinance  

E. Planner’s comments 

F. Move to Adjourn 
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MINUTES 

Planning Commission 
5:30 PM, May 28, 2019 

Town Council Chambers 

The Moncks Corner Planning Commission met in regular session on May 28, 2019 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 6:10 p.m. 

B. Roll Call 

Commission Members: Staff: 

Johna Bilton Doug Polen, Community Development Director 

Chris Griffin  

Karyn Grooms  

Robin McGhee-Frazier, Chair  

 
Connor Salisbury’s absence was excused.  

 
 
C. Adoption of Minutes 
 

Motion to adopt April 23, 2019 Regular Meeting Minutes: motion made by Ms. 
Bilton, seconded by Ms. Grooms.  Motion passed 4-0.   

 
D. New Business 

1. Consider an application to annex or rezone 56 acres of land located 
along Old Highway 52, TMS 142-00-01-064, -073, -077, and -078  

Mr. Polen presented the item, recommending approval. 

Cawood South, representative for the applicant, and Chuck Thompson, 
builder, spoke about the project. 

Questions included: 



Planning Commission Minutes 
May 28, 2019 

 

 Commissioner McGhee-Frazier: Will all the houses have solar 
power? 

o Yes. 
 Commissioner Griffin: Have discussions been had with Santee 

Cooper or Berkeley Electric concerning the solar power? 
o Mr. Thompson: I have spoken with BEC and they are well 

aware. 
 What kinds of exterior materials will we see? 

o Brick and hardiplank on the fronts, with vinyl on the sides 
and rear.  This is a high quality vinyl, and the houses will be 
twice as efficient as a typical new South Carolina home. 

 Commissioner McGhee-Frazier: When will this project start? 
o Approximately six months from now. 

 Commissioner Bilton:  Who will fix the street lamps if broken? 
o The HOA 

 Who will maintain the garden? 
o The HOA and the homeowners. 

 Commissioner Bilton: What price point are you looking at? 
o $300,000 plus. 

 Will the project be phased? 
o Yes.  We will begin with the 30 lots at the entrance and 

work backwards. 

Commissioner Bilton made a motion to recommend approval to Town 
Council, seconded by Commissioner Grooms.  Motion passed 4-0. 

2. Density Incentive Discussion 

Mr. Polen went over possible changes to the density incentive program 
that the Town put in place in 2018.  Since then a number of 
developments have taken advantage of the program and the Town is 
seeking to strengthen the requirements to ensure that only higher-
quality developments earn the density bonus. 

The Commission was happy with the proposed changes, and offered no 
modifications. 

E. Planner Comments 
 
None 

 
F. Motion to Adjourn 

Motion to adjourn: motion made by Commissioner Griffin, seconded by 
Commissioner Bilton.  Motion passed 4-0.  Meeting adjourned at 7:05 p.m. 
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Staff Report 
 

Hutchinson Lane Tree Removal 

DATE: May 28, 2019 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: Grand & Protected Tree Removal  

SUBJECT 
PROPERTY: 

Hutchinson Lane, TMS 142-04-01-033 

ACTION 
REQUESTED: 

Appeal order to replace 1,293” of trees removed without a 
permit 

 
 
Background: 

The applicant, Barbara Daniels, is seeking to appeal an order by the 
Community Development Director to replace 1,293” of trees removed without 
a permit. 
 
In January 2019 an individual called Town Hall and spoke with Doug Polen, 
Community Development Director, about removing all of the trees on the 
subject property with the intent of selling the lot for residential development, 
perhaps to Habitat for Humanity.  Mr. Polen informed the questioner that the 
lot could not be cut down in that manner.  A tree survey would be required to 
get a better understanding of the nature of the trees on the lot.  If the trees 
were protected or grand, they could only be removed if dead, dying, diseased, 
dangerous, or in the way of construction.  As such, the questioner would be 
better off cleaning out the unprotected trees (10” or less in diameter at breast 
height [DBH]).  Once the small trees were removed, the other trees could be 
surveyed.  With an approved construction plan, staff could determine which 
trees were in the way of construction and then a permit could be issued for 
their removal.  The questioner asked for someone from staff to visit the site 
and let her better understand her needs. 
 
Inspector Tim Shiner visited the lot following the conversation with Mr. Polen. 
Mr. Shiner informed the applicant that the lot was too overgrown to survey.  
He never entered the lot and informed her that she would need a tree survey 
to better understand what trees could be removed. 



 
 

An application was made submitted January 19, 2019 to the Town for the tree 
removal.  The application states that there are no grand trees on the property 
and that the applicant wishes to “clear [the] property for possible selling or 
building project.” 
 
At some point between Inspector Shiner’s visit and late April, the applicant 
spoke to Chief Building Official Chad Kelly about removing the trees on the 
property.  Mr. Kelly explained to her the same details relayed by Mr. Polen and 
Mr. Shiner – a tree survey would be required and the trees could not be 
removed simply because there is an interest in selling the lot. 
 
In late April, 2019 Staff discovered that nearly all trees on the property had 
been removed.  Mr. Kelly and Inspector John Schumann visited the site on 
April 24 and attempted to measure the trees that had been cut.  Many of the 
trees had been cut into pieces and some trunks had been removed, so Staff 
measured the stumps in the ground to approximate the amount of trees 
removed.   
 
Staff determined that 59 trees in total had been removed – 20 grand trees and 
39 protected trees totaling 1,293 inches. 
 
Analysis: 

Per the Town Tree Ordinance, 16.106.b, 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 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. 

 

Staff Findings and Recommendation: 

As the trees were removed without a permit after speaking with Mr. Polen, Mr. 
Kelly, and Mr. Shiner at different times, it is difficult for Staff to believe that the 
removal was a simple mistake.  Staff was clear on multiple occasions that the 
trees could not be removed without a survey and a permit. 

Normally in a case such as this it would be Staff’s opinion that the trees be 
mitigated at 100%, but owing to the variation between stump size and 
diameter at breast height, the Town is reducing the mitigation requirement by 
50%.  As such, 647” of trees are required to be mitigated on site.  The 
applicant may choose to pay $75/inch of mitigation owed into the Town Tree 
Fund.  This would result in an amount of $48,525. 
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Staff Report 
 

Rezoning Application 

DATE: July 23, 2019 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: Merrimack Blvd Rezoning  

SUBJECT 
PROPERTY: 

TMS 142-11-02-090 

ACTION 
REQUESTED: 

Consider recommendation to Council for rezoning of a 1.6 
acre tract on Merrimack Blvd. 

 
 
Background: 

 
The applicant, Tiger Tail Ventures (Chris Wilson, Principal Partner), wishes to 
rezone a 1.6 acre tract located on Merrimack Blvd, TMS 142-11-02-090.  The 
property is currently zoned R-2, Single Family Residential, and the applicant 
wishes to rezone the property to R-3, Multi-Family Residential. 
 
The applicant has no current plans for the land, but does have adjacent R-3 
zoned land under contract. 
 
 
Current Zoning – Definition & Uses 
 
These districts [R-1 & R-2, Single Family Residential] are intended as single-
family residential areas with detached units with low to medium population 
densities. Use regulations for the single family districts are identical, but contain 
two (2) classes of lot width and lot area, and these dimensional differences are 
intended to be preserved. Certain structures and uses required to serve 
governmental, educational, religious, noncommercial recreational and other 
needs of those areas are permitted outright within such districts or are 
permissible as special exceptions subject to restrictions and requirements 
intended to preserve and protect the single family residential character of the 
district. 
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Permitted Uses: A building or premises in the R-1 or R-2 district may be used for 
the following purposes: 

1. One-family detached dwellings 
2. Guest cottages, garage apartments 
3. Public Parks, playgrounds, schools, government facilities 

 
Accessory Uses: 

1. Noncommercial garages and carports 
2. Fences 
3. Private Swimming pools 
4. Outdoor barbecue structures 
5. Storage buildings, workshops and playhouses 
6. Shelters for domestic pets 
7. Gardening and Agricultural uses incidental to residential uses 
8. Uses customarily incidental to the operation of a church, including, but 

not limited to recreation facilities and buildings, educational buildings, 
parsonage facilities and parking areas. 

 
Special Exceptions 

1. Nursing and assisted living facilities 
2. Churches and cemeteries 
3. Non-certified modular buildings used for habitation 

 
Proposed Zoning – Definition & Uses 
 
This district is intended to support medium- and high-density residential uses, 
permitting progressively higher population densities, characterized by two-
family detached, multiple family structures, and garden type apartments subject 
to the requirements set forth in this ordinance. Certain structures and uses 
required to serve governmental, educational, religious, noncommercial 
recreational and other needs of the area are permitted outright or are 
permissible as special exceptions subject to restrictions and requirements 
intended to preserve and protect the residential character of the district. 
(Amend. 10/2015, 5/2016) 
 
Permitted Uses: A building or premises in the R-3 district may be used for the 
following purposes: 

1. All uses allowed in R-1 or R-2, with the exception of one-family detached 
dwellings, guest cottages, and garage apartments, within the 
requirements of each district. 

2. Multi-family dwellings, including apartment complexes, single family 
attached (i.e. townhouses), two-family dwellings (duplexes), and the like. 

3. Bed & Breakfast, room and boarding house, group dwellings 
4. Daycare, residential, nursing, and assisted living facilities. 
5. Library and information centers 
6. Fire stations 
7. Electric substations 
8. Public golf course 
9. Coin operated laundries and dry cleaning 
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Accessory Uses: 

1. Noncommercial garages and carports 
2. Fences 
3. Private swimming pools 
4. Outdoor barbecue structures 
5. Storage buildings, workshops and playhouses 
6. Animal shelters for domestic pets 
7. Gardening and agricultural uses incidental to residential uses 
8. Uses customarily incidental to the operation of a church, including, but 

not limited to recreation facilities and buildings, educational building, 
parsonage facilities, and parking areas. 

 
Special Exceptions: 

1. Churches and cemeteries 
2. Non-certified modular buildings used for habitation 

 
 
Summary of Adjacent Zoning & Uses 
 

 Zone Present Use 
North R-2 Vacant 
East R-2 Single-Family Residential 
South R-3 Vacant 
West R-2 Single Family Residential 

 
 
Moncks Corner Comprehensive Plan 
 

 Population Policy 1: The Town will strive to plan for the expansion of 
residential areas to accommodate anticipated population growth by 
identifying areas where additional residences can be accommodated with 
minimal impacts on the environment and demand for extension of 
infrastructure. 

o P1.1 Identify areas for infill development or potential annexation, 
planning for the provision of infrastructure accordingly. 

 Housing Goal: The Town strives to ensure there will be adequate and 
affordable housing opportunities for residents of all ages and socio-
economic status 

 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. 

o Land Use 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. 
 LU1.3 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 
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to transition existing manufactured housing areas to 
permanent structures. 

 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 

o Land Use Policy 3: The Town will promote development that is 
appropriate and compatible with neighboring uses 

 
Staff Findings and Recommendation: 
 
Staff believes that with the adjacent R-3 property and the close proximity of the 
Merrimack Heights Apartments, the Ranch at Cooper River Apartments, and a 
variety of duplexes, R-3 is a sensible land use for the subject lot.  As such, Staff 
recommends APPROVAL of the rezoning.  
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Staff Report 
 

Zoning Ordinance Amendment 

DATE: June 25, 2019 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: Amendment to the Zoning Ordinance  

ACTION 
REQUESTED: 

Consider a motion to add Section 10-11, Administrative 
Variances to the Zoning Ordinance 

 
 
Background: 

Regularly, property owners apply to the Board of Zoning Appeals for minor 
variances, i.e. those less than 10% of the requirements found in the Ordinance.  
Examples include a house built inches over the setback line or lot coverages of 
32% in a zone which permits up to 30% impervious coverage. 
 
In an effort to reduce Staff and Board Members’ time and effort in cases such 
as this, Staff is requesting that an amendment be made to the Zoning 
Ordinance to allow for such minor amendments.  The Code currently offers 
such administrative variances for issues regarding signage, but not for any 
other specifications found in the ordinance.  
 
Staff Findings and Recommendation: 

Staff recommends APPROVAL of the attached being added to the Zoning 
Ordinance. 

 



SECTION 10 - 11 – ADMINISTRATIVE VARIANCES 

The Zoning Administrator is authorized to grant administrative variances upon written application by the 

landowner for lot width, lot coverage, lot size, setbacks, access, structure height, parking or buffer 

requirements, or other details as determined by the Zoning Administrator.  Such variances may only be 

granted should the request be within 10% of the requirement stated in the Zoning Ordinance and where 

unusual circumstances or a particular hardship which would make a strict interpretation of the ordinance 

go beyond the intent of the Town Council. 

The Zoning Administrator, at his discretion, may refer any request for a variance to the BZA, and the 

applicant may appeal any decision of the Zoning Administrator to the BZA. 

Examples of cases where a variance might be granted would be as follows: 

1. A house is to have a 10’ side setback but has been built 9’ 3” from the side property line.  

Construction is complete and changing the size of the house would be a hardship, while the lot 

line itself cannot be moved. 

2. A landowner wishes to create an 11,500 sq. ft. lot in the R-1 District.  Surrounding lots in the 

district are less than 12,000 sq. ft. in size. 

3. A business wishes to open with 18 parking spaces.  The Zoning Ordinance requires 20 spaces. 




