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AGENDA 

Planning Commission 
6:00 PM, September 24, 2019 

Town Council Chambers 

A. Call to Order 

B. Roll Call 

C. Approval of August 27, 2019 Regular Meeting Minutes  

D. New Business 

1. Grand Tree Removal 

a. Consider an application to remove a 36” oak and a 24” maple 
tree from 312 W. Main Street, TMS 142-02-01-040 

2. Zoning Ordinance Amendment 

a. Consider an amendment to the Zoning Ordinance, concerning 
Sections 7-5 through 7-9, Landscaping 

E. Planner’s comments 

F. Move to Adjourn 
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MINUTES 

Planning Commission 
6:00 PM, August 27, 2019 
Town Council Chambers 

The Moncks Corner Planning Commission met in regular session on August 27, 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 6:00 p.m. 

B. Roll Call 

Commission Members: Staff: 

Johna Bilton Douglas Polen, Community Development Director 

Chris Griffin Chad Kelly, Chief Building Official 

Roscoe Haynes  

Rev. Robin McGhee-Frazier  

John Joe Salazar  

Connor Salisbury  

 
 
C. Adoption of Minutes 
 

Motion to adopt July 23, 2019 Regular Meeting Minutes: motion made by Mr. 
Salisbury, seconded by Ms. Bilton.  Motion passed 6-0.   

 
D. New Business 

1. Consider an application to annex approximately 300 acres located on 
Highway 52, 162-00-01-019 and portions of 162-00-01-039 & -024. 

Mr. Polen presented the item, explaining both the residential annexation as 
well as the possible commercial annexation in the future.  Jeff Winkler and 
Bill Eubanks, representatives for the applicant, both spoke about the 
project, known as Carolina Groves. The project is re-using old industrial 
property rather than undeveloped land, and will feature a mile-long oak 
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grove along Highway 52, buffering the development from the road.  

Questions from the Planning Commission included: 

 Mr. Salisbury asked about the proposed IGA Grocery Store on the 
property and why it did not annex in. 

o Mr. Winkler explained that IGA was in the process of purchasing 
the property before the annexation discussion with the Town took 
place.  The applicant spoke to IGA about annexation, but they 
chose not to pursue it. 

 Mr. Salisbury asked about any environmental concerns on the property. 

o Mr. Winkler stated that, as a commercial nursery, insecticides and 
fertilizers were used sparingly as they would be very expensive.  
An environmental study was performed on the property and no 
concerns were discovered.  Mr. Eubanks reiterated that there 
were no environmental concerns. 

 Mr. Haynes asked if there was any need to remove topsoil for 
environmental reasons? 

o No 

 Mr. Salazar asked three questions – would there ever be more than 650 
units, will there be on-street parking, and would golf carts be allowed? 

o No – 650 units is the cap. 

o On-street parking is permitted in the street sections that allow for 
such parking 

o The golf cart question has not been answered, but probably yes. 

Mr. Salazar made a motion to recommend approval of the project to Town 
Council, seconded by Ms. Bilton.  Motion passed 5-1, Mr. Salisbury against. 

 

2. Consider an application for a minor amendment to the Matthews-
Strawberry PUD, executed July 24, 2018; TMS 211-00-02-007 & -008. 

Mr. Polen presented the item, explaining that due to the wetlands on the 
property, the original plan for multi-family residential must be dropped.  A 
representative of Thomas & Hutton, engineers for the project, was present 
to answer any questions.  

Ms. Bilton made a motion to allow the minor amendment, seconded by Mr. 
Haynes.  Motion passed 6-0. 

 

3. Consider approval of the preliminary plat for Foxbank Tract Q, TMS 197-00-
01-023 

Mr. Polen presented the item.  Emily Sotherland, engineer with Stantec and 
representative of the applicant, was present to answer any questions. 

Members of the Commission questioned the number of houses that close to 
Foxbank Plantation Boulevard and their effect on traffic.  Mr. Polen 
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explained that Town Council granted development rights to the property in 
2007 and that the existence of the homes was not in question – merely the 
design of the plat. 

Mr. Salazar made a motion to accept the preliminary plat, seconded by Ms. 
Bilton.  Motion passed 6-0. 

 

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

Mr. Haynes abstained, as the property owner is his half-sister. 

Mr. Polen presented the item, explaining that the 1,293” of trees on the 
subject property were removed without a permit and violated the Town’s 
tree ordinance. 

Debbie Myers, the contractor who cut the trees, spoke.  She stated that 
Barbara Daniels, the property owner, spoke with Mr. Polen at the beginning 
of the process.  Later, Tim Shiner, Town Building Inspector, went to the site 
and refused to walk the area as it was too overgrown to enter. 

Around this time, Ms. Myers spoke with Chad Kelly, Chief Building Official. 

Ms. Myers claims that she attempted to reach Mr. Shiner numerous times 
but that he would not return her phone calls.  At this time Mr. Polen pointed 
out that Mr. Shiner works for Mr. Kelly and Mr. Polen, and that even if he 
could not reach Mr. Shiner, we were readily available to answer any 
questions she might have. 

Mr. Salazar pointed out that she misrepresented herself on the tree removal 
application, stating that there were no grand trees on the property. 

Ms. Bilton made a motion for 50% mitigation or $75/inch ($48,525) for the 
Town Tree Fund, stating that she thought that a 50% mitigation was very 
fair.  Mr. Salazar seconded.  Motion passed 5-0, with Mr. Haynes abstaining.   

Mr. Griffin stated that the Town has had a lot of issues with people clear 
cutting property without permission, and that we can’t let these things go. 

Rev. McGhee-Frazier stated that she applauded Ms. Myers for accepting the 
responsibility for what happened, but she recommends that the property 
owner, Ms. Daniels, be present at any possible appeal. 

 
E. Planner Comments 

 
None 

 
F. Motion to Adjourn 

Motion to adjourn: motion made by Mr. Haynes, seconded by Mr. Griffin.  Motion 
passed 6-0.  Meeting adjourned at 7:20 p.m. 
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Staff Report 
 

312 W. Main Street Tree Removal 

DATE: September 24, 2019 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: Grand Tree Removal  

SUBJECT 
PROPERTY: 

312 W. Main St., TMS 142-02-01-040 

ACTION 
REQUESTED: 

Consider a motion to remove two grand trees 

 
 
Background: 

The applicant, Scott Roberts, is seeking to remove a 36” oak and a 24” Maple 
tree.  The applicant also applied to remove a 17” pecan tree, which was 
permitted separately. 
 
The maple tree appears to be healthy.  The oak tree did lose a large branch 
during Hurricane Dorian and appears to have been struck by lightning.  The 
tree is otherwise green and full. 
 
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: 

Should the Commission choose to allow the removal of the grand oak and 
maple trees, Staff recommends 50% mitigation, which is equal to 30” of new 
plantings.   
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Staff Report 
 

Amendment to the Zoning Ordinance 

DATE: September 24, 2019 

TO:  Moncks Corner Planning Commission 

FROM: Douglas Polen, Community Development Director 

SUBJECT: Amendment to the Zoning Ordinance concerning 
Landscaping 

ACTION 
REQUESTED: 

Consider an Amendment to the Zoning Ordinance 

 
 
Background: 

In an effort to update the Zoning Ordinance, Staff plans to bring a number of 
ordinance revisions before the Commission in the coming months. 
 
The attached amendment concerns buffers and the nterior landscaping of 
non-residential lots.  The codes for Berkeley County, Charleston, Goose Creek, 
Summerville, and Hanahan were researched to bring Moncks Corner’s code 
more in line with what those jurisdictions have.  
 
Changes include: 

 Minimum buffer widths 
 Larger area devoted to interior landscaping 
 Increasing number of shrubs required in buffer 
 Allowances for buffer reductions due to fencing and berms 
 Definitions 

 
Staff Findings and Recommendation: 
 
Staff recommends APPROVAL of these amendments to the Zoning ordinance. 
 



SECTION 7-5 – NON-RESIDENTIAL DESIGN REGULATIONS 
 

1. Landscaped area. 

a. The area to be landscaped shall be 10% 15% of the total available area.  

b. The total available area shall be calculated by subtracting the land area covered by 
buildings and structures from the total land area of the site, and then multiplying this 
difference by 10%15%.. 

c. This amount of land shall be devoted to vegetative landscaping, which includes trees, 
shrubs, grass, ground covers, and other plants. 

d. Any required bufferyards and planted parking islands may be included in the required 
landscaped area. 

2. Lighting.  

a. Parking lots and vehicular use areas shall be lighted; however, such shall not 
illuminate, nor cast glare into neighboring properties. 

b. Lighting fixtures shall be part of the overall project design and contribute to the 
landscaping effect.  

c. Certification indicating compliance with this requirement shall be placed on the plans 
by the developer. 

3. Screening. 

a. All parking lots and vehicular use areas shall be screened from all abutting properties 
or rights-of-way by the minimum requirements contained in Section 7-6. 

b. All dumpsters must be screened in by a stockade fence one foot (1’) taller than the 
highest point of the waste container.  If the dumpster is located behind the structure or 
is not otherwise visible from the right-of-way or parking area, no screening is 
required. 

 
SECTION 7-6 – BUFFERYARDS 

 
1. Definition and purpose of bufferyards. 

a. Bufferyard is a unit of yard together with the planting required thereon.  

i. Both the amount of land and the type and amount of planting specified for each 
bufferyard required by this chapter are designed to ameliorate nuisances between 
adjacent land uses, or between a land use and a public road.  

ii. The planting units required of bufferyards have been calculated to insure that they 
do, in fact, function to "buffer." 

b. Bufferyards shall be required to separate different land uses from each other, in order 
to: 

i. Eliminate or minimize potential nuisances, such as dirt, litter, noise, glare of 
lights, signs, and unsightly buildings or parking areas; or 



ii. Provide spacing to reduce adverse impacts of noise, odor, or danger from fires or 
explosions. 

2. Location of bufferyards. 

a. Bufferyards shall be located on the outer perimeter of a lot or parcel, extending to the 
lot or parcel boundary line, except as provided below. 

i. For those properties designated as having separate lots within a larger 
development (such as an “outparcel”), the necessity of whether a bufferyard is 
required and the specific requirements thereof shall be determined during the 
design review approval process. 

b. Bufferyards shall not be located on any portion of an existing public or private street 
or right-of-way. 

3. Determination of bufferyard requirements. To determine the bufferyard required between 
two adjacent parcels or between a parcel and a street, the following procedure shall be 
followed: 

a. Identify the proposed land use. 

b. Identify the use of land adjacent to the proposed use. 

c. Use of table. 

i. Determine the bufferyard required on each boundary (or segment thereof) of the 
subject parcel by referring to the following Table of Bufferyard Requirements 
that specify the bufferyard required between streets and adjacent land uses. 

ii. The letter designations contained in the table refer to the type of bufferyard 
specified by the illustrations contained in this section. 

d. Any of the several options contained below shall satisfy the requirement of buffering 
between adjacent land uses and streets. 

4. Bufferyard specifications. 

a. The requirements are stated in terms of the width of the bufferyard and the number of 
plants required per 100 feet of bufferyard.  

b. The “plant unit multiplier” is a factor by which the basic number of plant materials 
required for a given bufferyard is determined, given a change in the width of that 
yard.  

c. The type and quantity of plant materials required by each bufferyard and each 
bufferyard option are specified by the following.  

d. Each buffer to be provided on a given property, which is a portion of the total buffer 
to be provided between two adjoining developed parcels.  

e. The type of required structure and exact placement of required plants shall be 
determined through the design approval process, based upon the proposed use of the 
subject property and the uses of adjoining properties: and in the case of fence 
structures, the type of materials utilized and maintenance issues; and further provided 
that evergreen (or conifer) plant materials shall be planted in clusters. 



f. All bufferyard areas shall be seeded with lawn grass or suitable ground cover, except 
as approved by staff. 

5. Bufferyard substitutions.  The following plant material substitutions shall satisfy the 
requirements of this chapter. 

a. Evergreen canopy or evergreen understory trees may be substituted as follows: 

i. In the case of deciduous canopy forest trees, up to a maximum of 50% of the total 
number of canopy trees otherwise required; 

ii. Evergreen canopy or evergreen understory trees may be substituted for deciduous 
understory trees and deciduous shrubs, without limitations. 

b. In all bufferyards, evergreen or conifer shrubs may be substituted for deciduous 
shrubs without limitations. 

c. Any existing plant material, which otherwise satisfies the requirements of this 
section, may be counted toward satisfying all such requirement. 

d. Structures, where required, may be substituted with approval of the zoning 
administrator.  

6. Bufferyard, change of use.   When a building or use of land is changed to a more intense 
use, the buffer yard shall be increased if necessary to meet the requirements for buffer 
yards between the new use and existing adjacent uses.  

7. Use of bufferyards.   A buffer yard may be used for passive recreation, however, no plant 
material may be removed.  

8. Bufferyard part of required yards.   Where front, side and rear yards are required by this 
ordinance, buffer yards may be established within such required yards.  

9. Requirements for Maintaining Buffers. 

a. Responsibility.  The responsibility for maintenance of a required buffer, to include 
fences, shall remain with the owner of the property. Maintenance is required in order 
to ensure the proper functioning of a buffer as a landscaped area which reduces or 
eliminates nuisance and/or conflict. The owner shall be responsible for installing live, 
healthy plants. Replacement plants shall be provided for any required plants that die 
or are removed.  

b. Maintenance.  Maintenance shall consist of mowing, removal of litter, removal of 
dead plant materials, and necessary pruning. Natural watercourses within a buffer 
shall be maintained as free-flowing and free of debris. Stream channels shall be 
maintained so as not to alter floodplain areas. 

i. Water shall be supplied to each individual planting area. 

ii. Where pedestrian or bicycle trails are allowed within a buffer, these trails shall be 
maintained to provide for their safe use. Such maintenance shall include pruning 
of plants to remove obstructions, removal of dead plant materials, litter, or other 
hazards. 

c. Failure to Maintain.  Failure to maintain a buffer shall be considered violation of the 
zoning ordinance. 



SECTION 7-7 – TABLE OF BUFFERYARD REQUIREMENTS 

 

SECTION 7-8 – BUFFERYARD TYPES 
 

Required Width and Plant Units per 100 feet 
Type A:  2 canopy trees, 3 understory trees, 10 25 shrubs, 10 feet wide. 
Type B:  3 canopy trees, 5 understory trees, 15 30 shrubs, 15 feet wide. 
Type C:  3 canopy trees, 6 understory trees, 20 40 shrubs,. 20 feet wide 
Type D:  4 9 canopy trees, 6 11 understory trees, 25 50 shrubs, 10 evergreens/conifers 50 feet 
wide.. 
Type E:  6 15 canopy trees, 9  18 understory trees, 36 60 shrubs. 18 evergreens/conifers, 75 feet 
wide. 
Type F:  10 25canopy trees, 15 40 understory trees, 60 75 shrubs, 30 evergreens/conifers, 100 
feet wide. 
 

1. Use of bufferyards.  A bufferyard may be used for passive recreation; however, no plant 
material may be removed. 

2. Bufferyards part of required yards.  Where front, side, and rear yards are required by this 
chapter, bufferyards may be established within such required yards. 

3. Buffer Reductions.  

Proposed Land Use Single Duplexes
Town-
houses

Multi-
family Group

Mobile 
Home

Combination 
Res/Comm/Off

Religious, 
Educ., Rec, 
Nurs. Home

Off. And 
Inst. Commercial Industrial

Vacant 
Land2 All Other

Single-Family 
Detached * * * * * * * * * * * * *
Duplexes * * * * * * * * * * * * *
Townhouses D C A B B B B B B B B B/A B
Multi-Family D C B A B B B B B B B B/A B

Group Dwellings, 
Rooming, Boarding, 
and Lodging Houses D D B B A B B B B B B B/A B
Mobile Homes E D C C C A C C C C C C/A C
Combination Uses, 
i.e. Res/Comm/Off E D C C C A C C C C C C/A C
Religious, 
Recreation, Educ., 
Day Nurseries and 
Nursing Homes D D D C C C B B B B C B/A B
Office and 
Institutional E D D D D C A B A A B C/A B
Commerical 
Buldings and Uses E D D D D C A B A A B C/A B
Industrial Uses1 F F F E E E D E D D D D/A D
All other uses, 
except those for 
which buffers and 
screens are 
specified elsewhere 
by this chapter E D D D C A B B A A B C/A B

1First letter designates bufferyard for vacant land zoned Residential, second letter designates bufferyard for all other land.  
2Where proposed land uses are to be constructed adjacent to streets, a type "B" bufferyard shall be required between the proposed use and the street.  

TABLE OF BUFFERYARD REQUIREMENTS

Dwellings

* No bufferyard required.  

Existing Adjacent Land Use
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a. Buffers not along the right-of-way may be reduced by one Type with the 
inclusion of a six foot (6’) tall privacy fence of wood, stone, or masonry, with 
Zoning Administrator approval.  

2.b.Buffer width may be reduced by 25% with the inclusion of a landscaped earth 
berm in addition to the required number of plantings.  Berms must be two feet (2’) 
in height, and have a minimum crown width of two feet (2’).  Reduction requires 
Zoning Administrator approval. 

4. Minimum plant size. Landscaping Materials Standards 
a. Plants are to be measured using the American Standard for Nursery Stock, with 

caliper taken 6” above the ground level. 
  
  

  
  
  
  
  
  

  
  

3.b.Canopy trees typically mature to forty (40) feet or more in height and twenty-five 
(25) feet in width. 

4.c. Understory Trees typically mature to no more than forty (40) feet in height 
d. Palmetto trees shall not count toward tree provision requirements except where 

specifically allowed.  When permitted, these trees may be substituted for canopy 
trees at a ratio of three palmetto trees to each canopy tree and shall be planted in 
groupings of three. 

Plant Material Type Required Minimum Sizes 
Canopy Tree 2 ½ inch caliper / 10 feet in height  
Understory/Ornamental Tree 2 inch caliper / 6 feet in height 
Evergree/Conifer 5 feet in height 
Shrubs 3 gallon / 24 inches in height  

Plant Material Type Planting in Bufferyards 
Abutting Vacant Lands 

All Other Planting 

Canopy Tree 

     Single-stem caliper 2-inch caliper 21/2-inch 

     Multi-stem caliper 8-foot height 10-foot height 

Understory Tree 

     Understory tree 6-foot height 2-inch caliper 

Shrubs 

     Deciduous 15-inch height 24-inch height 

Evergreens/Conifers 

     Trees 4-foot height 5-foot height 

     Shrubs 15-inch height 24-inch height 
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a.e. Vegetation, including Bradford Pears, listed as invasive, exotic, or pest species 
shall not be used in bufferyards or interior landscaping.  

b.  
  

5. Special bufferyards. 

a. Natural roadside buffer. A natural buffer shall be established on properties abutting 
all roadways designated as scenic highways, or as may be determined during the 
planning process, i.e., impact assessment sketch plan approval by Council, sketch 
plan approval by Planning Commission, special exception approval by Board of 
Zoning Appeals, design review approval and staff approvals of smaller projects. 

6. Other Regulations 

a. Select clearing may be allowed in these buffers of trees measuring less than ten 
inches DBH with permission of the Zoning Administrator.. 

i. Select clearing shall not include trimming limbs more than 8 feet above ground 
level. 

ii. All trees 10 inches DBH or greater shall be indicated on a tree survey. 

b. Additional landscaping, irrigation and/or pedestrian trails must be approved by the 
Department of Planning and Development. Any plantings allowed or required within 
this buffer shall be native species. 

c. No cross penetrations of utilities will be allowed. 

d. The boundaries of the natural roadside buffer shall be clearly delineated and 
identified on all development plans and plats submitted for approval. 

e. Clearing limits shall be staked out in the field in a manner approved by planning staff, 
prior to and remaining through construction activities. 

f. Buffer width to be determined in the planning process as specified above, but 
generally, the buffer shall be wide enough to accommodate all required plantings and 
maintain them in a healthy manner; provided, however, exceptional conditions (such 
as project parcel size, the presence, or lack thereof, of existing natural vegetation, the 
dedication of right-of-way for frontage or access roads on the subject parcel, and the 
existence of utility or other easements or conditions that effect the buffer) shall be 
considered in making the buffer width determination. 

g. Buffer limits shall be staked in the field in a manner approved by planning staff, prior 
to and throughout construction activities. 

h. The following are exceptions to these requirements: 

i. Lots of record and final plats approved prior to the enactment date of the 1992 
zoning  ordinance; 

ii. Valid approved preliminary plats as of the enactment date of the 1992 zoning 
ordinance; and 

iii. Valid approved sketch plans adopted prior to the enactment date of the 1992 
zoning ordinance shall be exempt for a period of two years from the date of 
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approval of the sketch plan by the town.  Subsequent preliminary plats must 
accurately reflect the sketch plan; otherwise, compliance with this subsection will 
be required. 

i. Violation of this section or failure to comply with any of the requirements hereof 
shall be classified as a misdemeanor punishable by a fine in the amount of up to $500, 
or imprisonment for not more than 30 days, or both. 

i. However, no penalty shall exceed the penalty provided by state law for a similar 
offense. 

ii. A separate offense shall be deemed committed for: 

a. Each tree and/or separate plant or shrub identified in this code that is 
removed; and 

b. Each day that the violation occurs or continues. 

iii. Any person, firm, organization, society, association, partnership, corporation, or 
like entity, or any agent or representative thereof who commits, participates in, or 
assists in such violation may each be found guilty of a separate offense and suffer 
the penalties herein provided.  

j. Full restoration to a condition comparable to that which was destroyed shall be 
required within a specified period. If restoration is to be accomplished by the 
offending party, it shall include posting an acceptable financial guarantee with the 
town for the full amount of restoration required until the same is completed. 

k. Failure to comply with the terms stated in this section shall also be subject to 
enforcement in a circuit court of competent jurisdiction. 

 
SECTION 7-9 – INTERIOR LANDSCAPING 

 
1. Interior areas of parking lots shall contain planter islands located so as to best relieve the 

expanse of paving.   

a. A maximum of 10 parking spaces in a row will be permitted without a planter island. 

b. However, this section may be modified by the Zoning Administrator, when strict 
application will seriously limit the function of an area. 

2. Planter islands shall have a minimum of 162 square feet in area.  

a. Planter islands shall contain at least one 2.5-inch-caliper canopy tree, having a 
minimum clean trunk of five feet and a minimum overall height of eight ten feet.  

b. The remainder shall be landscaped with shrubs, ground cover, or other approved 
material. 

c. As it presents considerable root competition for trees, the use of lawn within an island 
should be limited. 

3. Landscaped border areas may be interrupted to provide ingress and egress drives for the 
property. 

4. Existing plant material. 



a. The natural landscape shall be preserved according to the provisions of this chapter 
and the Town Tree Protection Ordinance.  

5. Wherever healthy plant material exists on a site, the above-mentioned standards may be 
adjusted to allow credit for such plant material, if, in the opinion of the Zoning 
Administrator, such adjustment is in the best interests of the town, and preserves all 
intents of this chapter and the Tree Protection Ordinance. 
 

 


