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AGENDA 

 
Pickens County Administration Building 

Main Conference Room 
222 McDaniel Avenue 

Pickens, South Carolina 
 

September 13, 2021 
6:30 pm 

 
I. Welcome and Call to Order 
 Moment of Silence 
 Pledge of Allegiance 
 
II. Introduction of Members 
 
III. Approval of Minutes 
 August 9, 2021 
 
IV. Public Comments 

Members of the public are invited to address the Planning Commission on any relevant topic not listed on this agenda.   
 
V. Public Hearings 

 
1. SD-21-0009  Subdivision Land Use for a 363 unit/lot, Master Planned Development located on 

Greenville Highway (SC 93) and Old Norris Road, Liberty. The proposed development is located on 
approximately 130 acres.  The applicant is Liberty Communities.  The property owner of record is Danny 
McCall. 
TMS# 4087-00-34-4559  

 
2. SD-21-0010  Subdivision Land Use for a revision and one (1) lot addition to a previously approved 

single-family residential development located on Old Keowee Church Road, Six Mile. The proposed 
development is located on approximately 36.43 acres.  The applicant is RSL Buildings, LLC.  The 
property owner of record is RSL Buildings, LLC. 
TMS# 4049-00-68-5608 

 
3. SD-21-0011  Subdivision Land Use for 64 lot, single-family residential development located on Madden 

Bridge Road and Arrowhead Drive, Central. The proposed development is located on approximately 
20.98 acres.  The applicant is Great Southern Homes.  The property owner of record is Two Blue 
Stallions, LLC. 

 TMS# 4056-17-11-4003, 4056-17-10-4772, 4056-17-10-6484, 4056-17-20-1624, 4056-17-20-2784 
 

VI. Commissioners and Staff Discussion 
 
VII. Adjourn 
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PICKENS COUNTY PLANNING COMMISSION 
 

MINUTES 
 

of 
 

August 9, 2021 
 

6:30pm 
 

PICKENS COUNTY ADMINISTRATION BUILDING 
Auditorium 

 
NOTICE OF MEETING AND PUBLIC HEARING: Pursuant to Section 30-4-80 of the S.C. Code of Laws, annual notice of this 
Commission's meetings was provided by January 1, 2021 via the Pickens County Website and posted next to the Offices of 
the County Planning Department. In addition, the agenda for this meeting was posted outside the meeting place (Pickens 
County Administration Building Bulletin Board) and was emailed to all persons, organizations, and news media requesting 
notice. Notice for the public hearings was published in the Pickens County Courier, posted on the properties subject of public 
hearing(s), and emailed to all persons, organizations, and news media requesting notice pursuant to Section 1205(d)(1) of the 
Pickens County Unified Development Standards Ordinance. 

 
MEMBERS PRESENT: 1 
Bobby Ballentine, Chairman 2 
David Cox 3 
Gary Stancell 4 
Michael Watson 5 
Bobbie Langley 6 
Jon Humphrey 7 
 8 
STAFF PRESENT: 9 
Les Hendricks, County Attorney 10 
Ray Holliday, County Planner 11 
Chris Brink, Community Development Director 12 
 13 
Welcome and Call to Order 14 
 15 
Mr. Ballentine, the Presiding Official, called the meeting to order at 6:30 p.m. 16 
 17 
Mr. Ballentine asked those in attendance to join in a moment of silence and for the recital of the 18 
Pledge of Allegiance. 19 
 20 
Approval of Minutes 21 
 22 
Mr. Ballentine called for a motion regarding the minutes of the July 12, 2021 meeting.   23 
 24 
Mr. Watson motioned to approve the minutes.  Mr. Cox seconded the motion.  The motion to 25 
approve the minutes passed unanimously. 26 
 27 
Public Comments 28 
 29 
No one signed up or was otherwise present to speak. 30 
 31 
 32 
 33 
 34 
 35 
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Public Hearings  1 
 2 
Mr. Ballentine briefly went over the anticipated code of conduct and the procedures that will be 3 
followed for this evening’s public hearing. 4 
 5 
Mr. Ballentine opened the public hearing portion of the meeting and called for the 1st case being 6 
heard. 7 
 8 

1. SD-21-0007  Subdivision Land Use for a 46 lot, single-family 9 
residential development located on Bakerville Road and Zion 10 
Church Road, Easley. The proposed development is located on 11 
approximately 34.14 acres.  The applicant is Mungo Homes 12 
Properties, LLC.  The property owner of record is the Estate of 13 
Frances M Black Parslow. 14 

 TMS# 5017-00-94-3270 15 
 16 

Mr. Chris Emde, of Mungo Homes, introduced the project to the Commission and gave a brief 17 
overview of the proposed project; that the project will compose of 46 lots on septic and public 18 
water; that all the roads will be constructed to minimum county standards with curb and gutter; 19 
that the stormwater infrastructure and detention will also be built to minimum county standards; 20 
that there are no wetlands or floodplain within the project; access will be from Bakerville Road, a 21 
county road and there will be no access to Zion Church Road. 22 
 23 
Mr. Emde introduced his engineer, being present to answer technical questions, and members 24 
of the family, heirs, who will also be making a presentation. 25 
 26 
Ms. Langley asked if the subdivision would be gated. 27 
 28 
Mr. Emde stated that if the county does not take over the roads for maintenance that the 29 
development would be gated. 30 
 31 
Ms. Langley asked if green space areas are being provided. 32 
 33 
Mr. Emde stated that there are some open areas and buffers located within the development; 34 
that the lots are fairly large. 35 
 36 
Ms. Langley asked if the utilities would be underground. 37 
 38 
Mr. Emde stated that all utilities would be underground. 39 
 40 
Ms. Langley explained the county’s interest in fiber and access to high speed internet to the 41 
rural areas of the county and if the developer would be interested as the utilities are being 42 
placed would a joint trench be considered to see fiber to the homes? 43 
 44 
Mr. Emde expressed his willingness to pursue joint trench within the development. 45 
 46 
Ms. Langley commented on dark skies and if lighting in the development would be dark sky 47 
compliant. 48 
 49 
Mr. Emde stated his willingness to provide such lighting in the development. 50 
 51 
Ms. Langley asked about the cost of the homes being proposed. 52 
 53 
Mr. Emde stated the potential price range would be between $350k to $400k. 54 
 55 
Mr. Watson asked if there were any streams or wetlands on the property and if the detention 56 
pond would be the responsibility of the HOA. 57 
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Mr. Emde stated that there were no streams or wetlands on site and that the detention pond 1 
would be the responsibility of the HOA. 2 
 3 
There being no additional questions from the Commission, Mr. Ballentine asked if anyone else 4 
was present that wished to speak in favor of the request. 5 
 6 
Ms. Jan Cross, representative of the estate, spoke before the Commission and read from a 7 
prepared presentation that she also provided copies of for the record; a copy of which is 8 
attached to the minutes. 9 
 10 
Ms. Cross also addressed the matter of the public hearing sign being moved on multiple 11 
occasions prior to tonight’s meeting. 12 
 13 
Mr. Tim Black, a representative of the estate, spoke before the Commission and read from 14 
prepared notes; a copy of which is attached to the minutes. 15 
 16 
Mr. Emde stated that the School District provided a letter in reference to school zone capacity 17 
which stated the district had no objection to the development.  18 
 19 
There being no additional presentation by the applicant or any additional individuals wishing to 20 
speak in favor of the request, Mr. Ballentine opened the floor up to those wishing to speak in 21 
opposition; giving two (2) minutes to each speaker due to the number that had signed up to 22 
speak.  23 
 24 
Mr. David Kelley appeared before the Commission and spoke in opposition and addressed 25 
these points: 26 
 27 

- that the public hearing signs were hidden by tall grass and were not visible 28 
- he is not in opposition to the sale of the property 29 
- the size of the homes and the number of lots were not in keeping with the area 30 
- he moved to Pickens County to be in the country 31 
- the proposed subdivision is not a rural development 32 
- the project is not compliant with the comp plan 33 
- the impact to public facilities 34 
- the last meeting the opposition was described as a mob 35 
- the Planning Commission must focus on planning 36 
- Section 315 of the UDSO must be followed 37 

 38 
Ms. Mandy Bennett spoke to the Commission in opposition; that; 39 
 40 

- statements made about knowing about plans for future development on the subject 41 
tract were false 42 

- had asked to be able to purchase property if development was to occur 43 
- addressed comments made by the applicant and facebook post and the letter from 44 

the realtor presented to the Commission in the application 45 
- thanked the Commission for hearing the public last time and again tonight 46 
- addressed statements made about the last petition submitted not being an accurate 47 

capture of property owners 48 
 49 
Ms. Teresa Kelley addressed the commission. 50 
 51 

- Lived in area most of her life, worked in area and knew Ms. Parslow 52 
- Presented same photos from app to the Commission 53 
- that adjacent uses will create noise and smells that would be objectionable by new 54 

homeowners – aroma of the country 55 
 56 
 57 
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Mr. Hugh Leslie addressed the commission in opposition. 1 
 2 

- objects to the proposed subdivision 3 
- objection to the increased traffic caused by the development 4 
- the developer can build less homes and still make money 5 
- that the site could not handle the number of buried septic systems 6 

 7 
Mr. Rayford Coats addressed the commission and appeared in opposition. 8 
 9 

- thanked Commission for looking at growth of the county but that they must also look 10 
and take care of existing residents 11 

- that the project would impact traffic at Hwy 8 and Zion Church Road 12 
 13 
Ms. Tammy Rice spoke in opposition. 14 
 15 

- She stated that she was responsible for the initial petition 16 
- That she owns the hobby farm on Bakerville Road 17 
- That no realtor will be able to sell any horse arena like she has when it is adjacent to 18 

a 46 lot subdivision. 19 
 20 
Mr. Randal Dosier spoke in opposition. 21 
 22 

- Zion Church Road and Hwy 8 is dangerous and traffic will become an issue 23 
- That the area is a cut through between Hwy 135 and Hwy 8 24 
- That he owns a small farm 25 
- The area cannot handle the number of proposed homes but Mungo Homes is a good 26 

company and does a lot for South Carolina 27 
- A better fit for the property would be  a large lot country estate 28 

 29 
Dr. Michael Hovanec appeared before the Commission and spoke in opposition; that 30 
 31 

- He moved from Southern California to Melody Lane 32 
- That this project would negatively impact the schools as well as traffic in the area 33 
- That tort laws would come into play with nuisance complaints and issues 34 
- That due to the increase in traffic, he will have a harder time leaving his 35 

neighborhood 36 
- That he was surprised the case was back before the Commission; that he 37 

understood that the applicant was not allowed to reapply 38 
 39 
Ms. Amanda Willoughby spoke in opposition to the proposed development, and; that 40 
  41 

- the proposed value of the homes does not fit the area 42 
- that all the neighbors have said no to the subdivision 43 
- if the approval was no previously, what is different to change the decision 44 

 45 
Mr. Todd Miller appeared and spoke in opposition. 46 
 47 

- Traffic was a concern, Johnson Road and N. Watson Road, bottom of hill and blind 48 
spot – everyone speeds along the road 49 

- That speed is his biggest fear and the number of wrecks in the area 50 
- Moved to the rural area and that he likes to shoot firearms 51 

 52 
There being no additional comments from those wishing to speak in opposition, Mr. Ballentine 53 
opened the floor for rebuttal from the applicant. 54 
 55 
Prior to the rebuttal, Ms. Dee Taylor wanted to speak in favor of the subdivision; that she 56 
resides on Bakerville Road and was a neighbor of Ms. Parslow and lives next to the property; 57 
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that she likes to be able to do what she wants and a denial of the subdivision would impact her 1 
future rights. 2 
 3 
Ms. Ashley Edwards offered rebuttal on behalf of the applicant and the property owners; that 4 
she is a family friend.  Ms. Edwards stated that there was no new information presented this 5 
evening from the opposition, as asked for by the Chairman, that would affect the outcome; that 6 
Mungo Homes has presented information demonstrating that the project does in fact fit the area; 7 
that neighbors speak to their rights but the rights of the property owner and the right to use the 8 
property as they desire seem to be overlooked. 9 
 10 
Ms. Edwards asked the Commission to look at the facts that was presented rather than 11 
emotions. 12 
 13 
Mr. Cox asked the applicant who was the senator that spoke in favor of the request, for the 14 
record. 15 
 16 
Ms. Cross stated that it was Senator Rex Rice. 17 
 18 
Ms. Langley asked Mr. Emde if they would consider an increase in lot sizes within the 19 
subdivision. 20 
 21 
Mr. Emde stated that that would have to be an economic decision made between his company 22 
and the land sellers; that he could not say but that it would be a matter of economics. 23 
 24 
With no further presentation by the applicant, no additional comments or questions from the 25 
Commission, Mr. Ballentine closed the public hearing for this item and called for a motion. 26 
 27 
Mr. Humphrey motioned that the item be approved and opened for discussion. 28 
 29 
Mr. Stancell seconded the motion. 30 
 31 
Mr. Ballentine called for discussion or questions. 32 
 33 
Mr. Watson stated the church was a pillar of the area and that nothing was mentioned about the 34 
growth in the area and growth in the church;  that Baskerville Road was slated to be repaved in 35 
the future; that even though the Character Area for the property was agriculture, property 36 
immediately across Zion Church Road was designated as Residential Growth. 37 
 38 
Mr. Watson motioned that the motion to approve be amended to add staff recommended 39 
conditions, the conditions being: 40 
 41 

1. Individual lot access onto Zion Church Road shall not be permitted. 42 
2. Individual lot access onto Bakerville Road shall not be permitted. 43 
3. There shall be a minimum of a 50’ setback along the project boundary separating 44 

the subject tract and those with the current TMS#s 5017-00-84-1752 and 5017-45 
00-73-9769.  No structures, infrastructure, or land disturbance shall be permitted 46 
or allowed within this setback and this restriction must be appropriately noted on 47 
all plans and plats.   48 

 49 
Commission members discussed the recommended condition #3. 50 
 51 
Mr. Humphrey seconded the motion to amend the original motion adding the stated conditions. 52 
 53 
Commission members clarified the location and impacted parcels for condition #3. 54 
 55 
With no additional discussion or comments, Mr. Ballentine called for a vote on the motion to 56 
amend. 57 
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The motion to amend with the stated conditions being added to the original motion passed three 1 
(Watson, Langley, Humphrey) for and two (Cox, Stancell) not for.   2 
 3 
Ms. Langley motioned that the original motion be further amended to add: 4 
 5 

4. The developer shall work with the utilities to ensure fiber to the homes. 6 
5. The developer shall ensure that dark skies lighting is used throughout the 7 

subdivision. 8 
 9 

Mr. Watson seconded the motion to amend.  The motion passed with four (Watson, 10 
Humphrey, Cox, Langley) for and one (Stancell) opposed. 11 
 12 
Mr. Ballentine called for a vote on the original motion, as amended.  The motion to 13 
approve, as amended, passed unanimously. 14 
 15 
Mr. Ballentine called for the next public hearing. 16 
 17 

2. SD-21-0008  Subdivision Land Use for a 2 lot addition to an existing, 18 
single-family residential development/major subdivision (The 19 
Highlands).  The total size of the affected addition is approximately 20 
2.5 acres.  The applicant is the Highlands Homeowners Association.  21 
The property owner of record is the Highlands Homeowners 22 
Association. 23 
TMS# 4039-00-81-4191 24 
 25 

Mr. Dave Downey, applicant and President of the Highland’s Home Owners Association, 26 
presented the request to add two additional building lots to the Highlands development; that the 27 
plan is to take approximately 2 ½ acres from part of the common area and create the two 28 
additional parcels; that the HOA has plans for infrastructure upgrades and needed 29 
improvements and the sale of these two lots will offset those costs; that the location for the two 30 
new lots is currently located a small pavilion and dock that the HOA has issues with trespassers 31 
using. 32 
 33 
Mr. Watson asked about the boat storage area and if that was to remain. 34 
 35 
Mr. Downey stated that the open boat storage area will remain and a new drive created for 36 
access so not to impact the new tracts. 37 
 38 
Ms. Langley asked about the road being shown that goes through the two proposed lots. 39 
 40 
Mr. Downey stated that this was a gravel access to the boat storage area, pavilion, and the 41 
former dock that has since been removed; that this drive to the boat storage area would be 42 
relocated. 43 
 44 
Mr. Ballentine asked if there were any additional questions of the applicant. 45 
 46 
With no additional comments or presentations, Mr. Ballentine closed the public hearing for this 47 
item and called for a motion. 48 
 49 
Mr. Stancell motioned that it be approved as presented. 50 
 51 
Mr. Cox seconded the motion. 52 
 53 
The motion to approve the two additional lots passed unanimously. 54 
 55 
 56 
 57 
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Mr. Ballentine called for the next public hearing. 1 
 2 

3. LU-21-0006  Land Use approval for an 8 site RV Park and 3 
Campground.  The subject property is located at 222 Pleasant Hill 4 
Church Road, Central.  The applicant is Brock Warwick.  The 5 
property owner of record is South Park Homes, LLC.   6 

 TMS#s 4047-00-82-7016 7 
 8 

Brock and Trisha Warwick, applicants and property owners, appeared before the Commission 9 
members and presented their proposed 8 site RV Park; that the site was a former manufactured 10 
home park that had a lot of issues related to trash, crime, vandalism; that when the park came 11 
up for sale in 2020, they jumped on the chance to purchase it so that they could clean it up; that 12 
they live next to the property and felt that they needed to have that old park removed for their 13 
safety and comfort as well as for their children’s safety; that the site will be a family run 14 
campground since they live next door; that they will run and care for the park. 15 
 16 
Mr. Stancell commented about access to several of the sites and that several of them will be 17 
hard to maneuver into based on the drawing provided. 18 
 19 
Mr. Warwick stated that the entrance to the park would be upgraded with SCDOT approval to 20 
approximately 44”, making access much easier for the larger RVs. 21 
 22 
Ms. Langley commented on the need for security lighting but to make sure that they were dark 23 
sky compliant. 24 
 25 
Mr. Warwick stated that BREC had already moved several poles on the site and would be 26 
providing lighting and all the utilities would be underground serving the individual sites. 27 
 28 
Mr. Watson asked about the ADA site. 29 
 30 
Mr. Warwick stated that ultimately, by design, all their sites would be ADA compliant but at least 31 
two of the sites would be dedicated as ADA sites. 32 
 33 
With no further comments, presentation, or questions, and no members of the public present, 34 
Mr. Ballentine closed the public hearing and called for a motion. 35 
 36 
Ms. Langley motioned that the request be approved as presented. 37 
 38 
Mr. Cox seconded the motion. 39 
 40 
The motion to approve as presented passed unanimously 41 
 42 
 43 
Commissioners and Staff Discussion 44 
 45 
Staff discussed: 46 
 47 
Training – opportunity for CE credits on September 27th in Easley. 48 
 49 
Comprehensive Plan – still delayed but staff is now starting to receive drafts of several chapters. 50 
 51 
Les Hendricks gave an introduction to himself as the County Attorney and that he would be 52 
present for future Commission meetings.  53 
 54 
 55 
 56 
 57 
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Adjourn  1 
 2 
There being no additional matters to be taken up by the Commission, Mr. Stancell motioned that 3 
the meeting be adjourned.  Mr. Watson seconded the motion to adjourn.  The meeting was 4 
adjourned at 8.40pm. 5 
 6 
Submitted by: 7 
 8 
 9 
 10 
___________________________  ________________________ 11 
Secretary     Date 12 
 13 
 14 
 15 
Approved by: 16 
 17 
 18 
___________________________  ________________________ 19 
Chairman     Date 20 
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Community development 
BUILDING CODES ADMINISTRATION • PLANNING • ADDRESSING  

STORMWATER MANAGEMENT • ENVIRONMENTAL ENFORCEMENT 
 
 

SD-21-0009 
Staff Report 
 
Planning Commission Meeting: September 13, 2021 6:30 PM  
 
   
The following report constitutes an assessment and evaluation by Planning staff on the above mentioned 
request. 
 
Applicant:    Liberty Communities 
     175 Country Club Road 
     Stockbridge, GA 
      
 
Property Owner(s):   Danny McCall 
 
 
Property Location: Greenville HWY (SC 93)/Old Norris Road, Liberty 
 
           
Acreage: 130 +- Acres 
 
 
Tax Map Number:   4087-00-34-4559 
 
 
County Council 
District:     4 

 
 

Land Use Request: 363 unit/lot, Master Planned, Single-Family Residential 
Development (MPD)  

 
 
Variance Request(s) from 
Planning Commission: N/A 
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Request Background: 
 
The Liberty Communities project is a proposed 
residential Master Planned Development (MPD) 
consisting of 363 units/lots located on Greenville 
Highway (SC 93) and Old Norris Road just west of the 
City of Liberty.  The property consists of 
approximately 130 acres with 271 single family, 
detached dwellings and 92 single family, attached 
(townhomes) dwellings proposed.  The project will be 
served by public water (Easley Central) and by Public 
Sewer, Pickens County.  
  
Current Property Use: 
 
The property is currently vacant with previous open 
pasture areas re-cleared approximately 5-6 years ago 
and now left to grow back to a natural state. 
 
Surrounding Area: 
 
North: A mix of high density, single family residential 
(lot sizes less than 1/3 acre on sewer), medium 
density residential and large, vacant and residential 
tracts. 
 
South: Medium density, single family residential (lots 
greater than 1.00 acres but less than 3.00 acres), a 
church, and a few commercial/industrial areas along 
Old Norris Road. 
 
East: Large (>5.00 acre) vacant/wooded tracts and 
large lot residential properties.  The City of Liberty is 
less than a mile to the east. 
 
West: Medium density, single family residential (lots 
greater than 1.00 acres but less than 3.00 acres) and 
commercial/industrial areas along Old Norris Road. 
 
Future Land Use: 
 
The property is designated as “Residential Growth” 
and “Commercial Gateway Corridor” Character Areas. 
  
Utilities & Infrastructure 
 
Transportation:  
 
The property is served by Greenville Highway (SC 93) 
and Old Norris Road; both SCDOT maintained. 
 
 

Water:  
 
Public, Easley Central 
 
Sewerage: 
 
Public, Pickens County 
 
 
Past Development/Approvals: 
 
N/A 
 
Photograph(s):  
 
N/A  
 
Comments from Reviewing Agencies: 
 
Pickens County Engineer:   
 
See attached letter from Engineering/Public Works. 
 
SCDOT:   
 
N/A 
 
Water and Sewage Provider:   
 
N/A 
 
SCDHEC:   
 
N/A 
 
PC Emergency/Fire Services: 
 
No Comments Received 
 
SDPC: 
 
See attached letter 
 
Other Reviewing Agencies: 
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Analysis of Standards for Land Use Approval: 
 
Staff analysis of the application is made based upon the findings criteria as set forth in Section 1205(f) of the UDSO.  The 
applicant has submitted his/her response to the same findings criteria.  The Planning Commission, when considering actions 
on the application, should consider the same enumerated standards.   
 
A. Is the proposed use consistent with other uses in the area or the general development patterns occurring in the area? 
 
The general area has been and is currently undergoing a transition from primarily large family owned tracts to 
development of single family and individual single family parcels ranging from approximately 3 acres in size down to 
approximately ¼ acres; due to the availability of public sewer.  The project being considered would be consistent 
with both representative lot sizes in the general area as well as density. 
 
B. Will the proposed use adversely affect the existing use or usability of adjacent or nearby property? 
 
With strict adherence to existing county development standards, the scope and overall density of the project as 
proposed should not negatively affect the existing use of adjacent property. 
 
C. Is the proposed use compatible with the goals, objectives, purpose and intent of the Comprehensive Plan? 
 
The current Comprehensive Plan supports residential development when the appropriate infrastructure is in place to 
support such development.  The comprehensive plan also supports developments that are unique in design and 
character and which offer open space protection.  The future land use categories/character areas for this general 
area are a mix of “Residential Growth” and “Commercial Gateway Corridor”. 
 
D. Will the proposed use not cause an excessive or burdensome use of public facilities or services, including but not limited 
to streets, schools, water or sewer utilities, and police or fire protection? 
 
The scope and overall density of the project as proposed should not cause an excessive use or burden to existing 
public facilities (capacity, traffic flow, level of service). The Traffic Impact Analysis for the proposed project however 
did identify a need for potential improvements (turn lane) on SC 93 into the project (westbound).  The final 
determination regarding this improvement, as well as any other potential improvements, would be made by SCDOT.   
 
E. Is the property suitable for the proposed use relative to the requirements set forth in this development ordinance such as 
off-street parking, setbacks, buffers, and access?     
 
Yes.  The size of the parent tract allows the proposed project to meet the respective standards as set forth in the 
Unified Development Standards Ordinance of Pickens County for such uses. 
 
F. Does the proposed use reflect a reasonable balance between the promotion of the public health, safety, morality, or 
general welfare and the right to unrestricted use of property?   
  
Yes.  The use and request as proposed appears to balance protection of public health and welfare with the 
unfettered use of property. 
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Staff Analysis of Request 
 
General Requirements for Residential Developments (comparing Conventional and MPDs) 
 
Residential Lot Area 
 

Conventional Developments 
 

8,000 square foot minimum (when served by public water and public sewer) 
   
Open Space Developments 
 
 5,000 square foot minimum (when served by public water and sewer) 
 
Master Planned Developments (MPDs) 
 
 No minimum (when served by public water and public sewer) 
  
Development as Proposed 
 
 No set minimum 

 
Residential Dwelling Unit Density 
 

Conventional Developments 
 

5.44 du/acre (when served by public water and public sewer) 
   
Open Space Developments 
 
 8.71 du/acre (when served by public water and public sewer) 
 
Master Planned Developments (MPDs) 
 
 Single Family detached - 4.0 du/acre (when served by public water and public sewer) 
 Single Family attached (townhomes) – 6.0 du/acre (when served by public water and public sewer) 
 
 No less than 80% residential and open space required. 
 
Development as Proposed 
 
 Overall – 2.78 units/acre 
 SF, detached – 2.08 du/acre 
 SF, attached (townhomes) – 0.70 units/acre 
 
 100% of the project is residential and open space – no commercial component proposed. 
 

 Setbacks 
 
Conventional Developments 
 

20’ front, 7’ side, 10’ rear 
   
Master Planned Developments (MPDs) 
 
 No minimum; set in concept plan 
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Development as Proposed 
 
 20’ front, 5’ side, 20’rear 
 

Maximum # of Lots Allowed 
 

Conventional Developments (similarly sized 130 acre project) 
 

Approximately 707 lots (when served by public water and sewer) 
 
Open Space Developments (similarly sized 130 acre project) 
 

Approximately 1132 lots (when served by public water and sewer) 
   
Master Planned Developments (MPDs) 
 
 Total Single Family, detached - 520 lots (when served by public water and sewer) 
 Total Single Family, attached – 390 units (when served by public water and public sewer) 
 
Development as Proposed 
 
 363 Units/Lots 
 

Open Space Required 
 

Conventional Developments  
 

Not required 
   
Master Planned Developments (MPDs) 
 
 Minimum of 20% of the overall project size required 
 
Development as Proposed 
 
 Approximately 40% (52.8 acres) 
 

Other Development Standards Not Required of Conventional Developments 
 
 Project buffer; a minimum of 50’ 
 Recreational Amenities 
 All utilities underground 
 Common Architectural Theme and Detail 
 All homes must have 2-car garages 
 
 
Traffic Generation Information  
This information is provided using calculation and land use table from the latest edition of Institute of Traffic Engineers, Trip Generation manual. 

 
Land Use 

Code 
Land Use Unit ADT AM Peak Hour PM Peak Hour 

In Out Pass In Out Pass 
Total Site Trips 

210 Single-Family Detached 9.57/du 2,593 51 152 0 172 101 0 
230 Resd. Condo/Townhomes 5.81/du 535 7 34 0 32 16 0 

 
More detailed traffic information is included in the required Traffic Impact Analysis provided by the applicant. 
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Planning Staff Recommendation: 
 
Approval, with conditions 
 
1. Project shall be approved as a Master Planned Development as presented on the concept plan and 

associated project materials included in the application being considered, to include: 
  

a. Number of single family lots set at a maximum of 271 
b. Number of single family, attached units (townhomes) set at 92 
c. General lay out of the project 
d. Amount of provided total open space must be no less than 35% of the total project area or 45.5 acres. 
e. Amenity package to include, at a minimum, community swimming pool, community club house, 

community playground; all of which must be constructed during the 1st phase of project development.  
Buffering of these amenities from adjacent, internal land uses shall be as presented on the concept 
plan. 

f. Common architectural theme 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The following are not to be considered application specific conditions.  These are UDSO highlights which are applicable to all similar projects and 
are being provided as a reference.  These notations are not to be considered as exclusive of all Pickens County Development Standards that will 
apply: 
 
 Approval only granted as applied for by the applicant and as otherwise approved by the Planning Commission; any revision to the 

approved project plan may require re-submittal to the Planning Commission.  
 
 Approval by the Planning Commission may not include proposed site-specific design, unless or except as conditioned by the approval.   
 
 Approval by the Planning commission does not constitute approval of the required development permits nor does it alleviate the 

requirement of submitting full construction plans and preliminary plats.  Contact staff to obtain all necessary permits for development. 
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August 25, 2021
Liberty Crossing

Engineering department
186B County Farm, Pickens, SC 29671

864-898-5966

August 25, 2021

Pickens County Community Development
222 McDaniel Avenue, B-10
Pickens, SC 29671
Attn:  Mr. Chris Brink, AICP, Director

Re:  Liberty Crossing

Mr. Brink,

The Engineering Department has completed a review of the preliminary site plan provided on August 17th, 2021 
for the above referenced project.  This Department has the following comments:

1. Encroachment Permits need to be obtained from the South Carolina Department of Transportation 
(SCDOT) for the proposed entrances / exits onto Greenville Highway (SC 93) and Old Norris Road.

2. According to the Traffic Impact Study that was provided, a left turn lane will be required on SC 93 for the 
eastern entrance.  An Encroachment Permit will also be required from the SCDOT for this alteration to 
the road.

3. Evidence must be provided to show that the proposed entrances / exits at SC 93 and Old Norris Road 
have adequate sight distance.

4. During the design phase of the proposed roads within the development, Article 10 of the Unified 
Development Standards Ordinance (UDSO) needs to be closely followed.  

5. A roadway typical section and road profiles need to be provided.
6. If there are to be any steep grades along the proposed roads, the affect this may have on emergency 

vehicles’ response time will need to be considered.
7. All roads and driveways shall provide a maximum grade of 5% for a distance of 20-ft from edge of 

pavement at any intersection, as specified in Section 1010(d)(13) of the UDSO.
8. How will drainage be addressed?  All drainage calculations need to be provided.
9. Any crossline pipes / culverts that are proposed to be installed across the road need to be sized to 

adequately carry the 25-yr storm event.
10. The Engineering Department will also need to review the water and sewer plans.  Any portions of these 

two utilities (excluding laterals) that cross the proposed road(s) will need to be sleeved and shown on 
the road profiles.  

Please be advised that this is only a preliminary review of the land use plan provided to the Pickens County 
Engineering Department on August 17th.

This review letter only addresses items pertaining to the Engineering and Roads & Bridges Department.  Any 
plan modifications due to comments by the Stormwater Office and/or Planning Department needs to be 
provided to the Engineering Department for review.
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August 25, 2021
Liberty Crossing

If you have any questions, please feel free to contact this Department.

Sincerely,

Rodney Robinson
Pickens County Staff Engineer

Cc: Scottie Ferguson, Pickens County Stormwater Manager
       Mack Kelly, Pickens County Director of Public Works / County Engineer
       Chief Billy Gibson, Pickens County Emergency Services Director
       



 

 
Applications 

for 
Land Use and Subdivision  

Review Hearings 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Thank you for your interest in Pickens County, South Carolina.  This packet includes the necessary documents for Land Use Reviews to be 
heard by the Pickens County Planning Commission. 
 
Should you need further assistance, please feel free to contact a member of the Planning Staff between the hours of 8:00 a.m. and 5:00 
p.m., Monday through Friday at (864) 898-5956 
 
 
 
July 2020 

 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

This institution is an equal opportunity provider and employer. 
 
If you wish to file a Civil Rights program complaint of discrimination, complete the USDA Pro-
gram Discrimination Complaint Form, found online at http://www.ascr.usda.gov/
complaint_filing_cust.html, or at any USDA office, or call (866) 632-9992 to request the form. 
You may also write a letter containing all of the information requested in the form. Send your 
completed complaint form or letter to us by mail at U.S. Department of Agriculture, Director, 
Office of Adjudication, 1400 Independence Avenue, S.W., Washington, D.C. 20250-9410, by 
fax (202) 690-7442 or email at program.intake@usda.gov. 

 
 

 



 

 
 

Community development 
BUILDING CODES ADMINISTRATION • STORMWATER MANAGEMENT • PLANNING 

222 MCDANIEL AVENUE, B‐10 • PICKENS, SC 29671 • 864.898.5950 • WWW.CO.PICKENS.SC.US 

 APPLICATION FOR:                                

□ Land Use Review /Subdivision Review              

□ Subdivision Variance                    Case No.:  _________- _________ - _________
       
Note to Applicant:  All applications must be typed or legibly printed and all entries must be completed on all the 
required application forms.  If you are uncertain to the applicability of an item, please contact a member of the 
Planning Staff.  Incomplete applications or applications submitted after the posted deadlines will be delayed. 
 
Name of Applicant ___________________________________________________________________________  
 
Mailing Address _____________________________________________________________________________ 
 
Telephone ______________________________Email_______________________________________________ 
 
Applicant is the:  Owner’s Agent _________________ Property Owner __________________ 
 
Property Owner(s) of Record___________________________________________________________________ 
 
Mailing Address _____________________________________________________________________________ 
 
Telephone ______________________________Email_______________________________________________ 
 
 
Authorized Representative_____________________________________________________________________ 
 
Mailing Address _____________________________________________________________________________ 
 
Telephone ______________________________Email_______________________________________________ 
 
 
Address/Location of Property ___________________________________________________________________ 
 
Existing Land Use __________________________Proposed Land Use _________________________________ 
 
Tax Map Number(s) __________________________________________________________________________ 
 
Total Size of Project (acres) _______________                      Number of Lots ________________________  
 
Utilities: 
 
Proposed Water Source:  Wells          Public Water        Water District: _______________________ 
Proposed Sewer:          Onsite  Septic                Public Sewer Sewer District: _______________ 
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175 Country Club Road, Stockbridge, GA 30281

803-429-0081

Danny McCall

508 Rhett Street, Suite 101, Greenville, SC 29601

864-298-0534 ptalbert@seamonwhiteside.com

Seamon Whiteside & Associates  (Civil Engineer: Paul Talbert)

103 Country Club Road, Liberty, SC 29657

1576 Greenville Highway, Liberty, SC. 29657 

Master Planned Community (Residential)

4087-00-34-4559

130.18 AC 363 Lots

Pickens County

Unzoned / Vacant

Easley Central Water District

jordan@libertycommunities.com

Liberty Communities

Brady Sanford
X



 

Application for Land Use Review                                   Pickens County, South Carolina 
 

REQUEST FOR VARIANCE (IF APPLICABLE): 
Is there a variance request from the subdivision regulations or county road ordinance?    Yes          No 
If YES, applicant must include explanation of request and give appropriate justifications. 
 
RESTRICTIVE CONVENANT STATEMENT 
 
Pursuant to South Carolina Code of Laws 6-29-1145: 
 
I (we) certify as property owner(s) or as authorized representative for this request that the referenced property: 
□ IS subject to recorded restrictive covenants and that the applicable request(s) is permitted, or not other
 wise in violation, of the same recorded restrictive covenants.   
□ IS subject to recorded restrictive covenants and that the applicable request(s) was not permitted, however 
 a waiver has been granted as provided for in the applicable covenants. (Applicant must provide an original 
 of the applicable issued waiver)  
□ IS NOT subject to recorded restrictive covenants 
 
SIGNATURE(S) OF APPLICANTS(S):   
 
I (we) certify as property owners or authorized representative that the information shown on and any attachment to 
this application is accurate to the best of my (our) knowledge, and I (we) understand that any inaccuracies may be 
considered just cause for postponement of action on the request and/or invalidation of this application or any action 
taken on this application.    
 
I (we) further authorize staff of Pickens County to inspect the premises of the above-described property at a time 
which is agreeable to the applicant/property owner. 
 
_______________________________________   ____________________________ 
Signature of Applicant      Date 
 
PROPERTY OWNER’S CERTIFICATION 

 
The undersigned below, or as attached, is the owner of the property considered in this application and understands 
that an application affecting the use of the property has been submitted for consideration by the Pickens County 
Planning Commission. 
 
_______________________________________   ____________________________ 
Signature of Owner(s)      Date 

 
PICKENS COUNTY STAFF USE ONLY 
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Planning Commission Hearing Date ______________________ 
 
Deadline for Notice to Paper ___________to run ____________ 
 
Letter of Hearing Sent to Applicant _______________________ 
 
Sign Placement Deadline ______________________________ 
 
Planning Commission Action(date)_______________________ 

□ Approval       □  Approval w/ modifications   □  Denial 
Modifications ________________________________________ 
___________________________________________________ 
 
Notice of Action to Applicant _________________  

Date Received _____________  Received By ______________ 
 

Pre-Application meeting held with ___________on __________ 
 

Application Forwarded to (date): 

DHEC  _____________________  □ N/A   

County Engineer _________________  □ N/A 

SCDOT  _____________________  □ N/A 

Local VFD  _____________________  □ N/A 

School Board ____________________  □ N/A 

A
pp

lic
at

io
n 

Pr
oc

es
si

ng
 

H
ea

rin
g 

an
d 

A
ct
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n 

Brady Sanford
X

Brady Sanford
07/31/2021



 

 
 

 Pickens County, South Carolina 
 Attachment A 
 LAND USE REVIEW 
 Standards of Land Use Approval Consideration  
 
In consideration of a land use permit, the Planning Commission shall consider factors relevant in balancing the interest in 
promoting the public health, safety, and general welfare against the right of the individual to the unrestricted use of property 
and shall specifically consider the following objective criteria.  Due weight or priority shall be given to those factors that are 
appropriate to the circumstances of each proposal. 
 
Please respond to the following standards in the space provided or you may use an attachment as necessary: 
 

(A) Is the proposed use consistent with other uses in the area or the general development patterns occurring in the 
 area? 

____________________________________________________________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________ 

 (B) Will the proposed use not adversely affect the existing use or usability of adjacent or nearby property? 

____________________________________________________________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________ 

(C) Is the proposed use compatible with the goals, objectives, purpose and intent of the Comprehensive Plan? 

____________________________________________________________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________ 

(D) Will the proposed use not cause an excessive or burdensome use of public facilities or services, including but not 
 limited to streets, schools, water or sewer utilities, and police or fire protection? 

____________________________________________________________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________ 

(E) Is the property suitable for the proposed use relative to the requirements set forth in this development ordinance 
 such as off-street parking, setbacks, buffers, and access? 

____________________________________________________________________________________________________
____________________________________________________________________________________________________
____________________________________________________________________________________________________ 

(F) Does the proposed use reflect a reasonable balance between the promotion of the public health, safety, morality, or 
 general welfare and the right to unrestricted use of property? 

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 
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Brady Sanford
The subject property is located in an area which is in the path of development. Surrounding land uses include single family dwellings, vacant land, and manufacturing.

Brady Sanford
All aspects of the adjacent properties have been considered. We include buffers 
from adjacent parcels and several entrances to reduce traffic. There will not be any
adverse affect to the existing use or usability of adjacent properties.

Brady Sanford
Yes; This project is a planned development offering conforming residential uses
and is planned to maximize homeowner enjoyment while providing a low impact on natural habitats and adjacent property owners. 

Brady Sanford
Our conversations with local water and sewer utilities indicate their ability to service
this development. We have included a traffic study under review by SCDOT and the
school district has confirmed they are ready to accept the students of this community.

Brady Sanford
Yes, please refer to the development plan. All County requirements have been
observed and maintained within the design of this community.

Brady Sanford
Yes, the proposed development will cater to all with homes ideal for young
professionals, young families, established families, and empty-nesters while
maintaining buffers and setbacks to provide undisturbed living for surrounding
neighbors.



August 2nd, 2021

To whom it may concern,

Liberty Crossing is a proposed residential subdivision to be located between Greenville Highway

and Old Norris Rd in Liberty, SC. The subject property is tax map number 4087-00-34-4559. It

consists of 130.88 acres to be developed into 271 single family homes and 92 townhouse units

for a total of 363 new residences. This community will reflect the natural beauty in this part of

the county which includes streams, mountain views, and forestry. The community amenities will

include a pool, club house, playground and open space. Roughly 47 acres (almost 36%) of the

site will be preserved as natural open space for community enjoyment. The townhomes will be

a minimum of 1300 finished square feet and the single family homes will be from 1550-2800

finished square feet. The homes will be restricted for a cohesive design with neutral palette of

colors to promote desirable homes with sustainable market values. All single family homes will

have a two-car garage and the townhomes will have a one-car garage with a two car driveway.

Respectfully,

Brady Sanford
(803)-318-5473
Land Acquisitions Manager
Liberty Communities, LLC

LIBERTY COMMUNITIES LLC    175 Country Club Drive Suite 200A, Stockbridge GA 30281    770.284.0841



 

                                                                                                                                           ___________________________ 
 Josh Young   

 Assistant Superintendent of Secondary Administration 
 1348 Griffin Mill Road * Easley, SC 29640 * P 864-397-1040 * F 864-850-5205  

  

To Whom it May Concern, 
 
Please accept this letter on behalf of the School District of Pickens County.  The district has no objection to 
the development of 59 townhomes and 290 single family homes that Liberty Communities, LLC is planning 
to build at 1576 Greenville Hwy in Liberty.  
 
Each of the schools affected by new students (Liberty High, Liberty Middle, Liberty Elementary, and Liberty 
Primary) should have the capacity to accommodate any student population that may result from this 
development. 
 
 
Sincerely, 
 

 
 
Josh Young 
Assistant Superintendent of Administration 
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EXECUTIVE SUMMARY 

A traffic impact study was conducted for the proposed Greenville Highway development in 

accordance with SCDOT guidelines. The proposed subdivision is located northeast of the 

intersection of Greenville Highway and Old Norris Road in Pickens County, South Carolina. The 

subdivision is proposed to consist of 420 single-family detached residential units. There will be 

three access points on Greenville Highway and one access point on Old Norris Road.  

 

The subdivision accesses should function with relatively minor delays during the peak hours. 

Based on the 2025 anticipated build out volumes, an auxiliary westbound turn lane is required at 

the intersection of Greenville Highway and Access 3. No other auxiliary turn lanes are required. 

Accesses should provide one ingress and one egress lane.  

 

The intersections of Greenville Highway & Old Norris Road and Old Norris Road & Farmers Hill 

Road currently function with minimal delays during the peak hours. With construction of the 

project, the intersections should continue to function with minimal delays. No modifications are 

recommended. 
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1. INTRODUCTION 

The purpose of this report is to document a traffic impact study for the proposed Greenville 

Highway development in accordance with SCDOT guidelines. This report summarizes the 

procedures and findings of the traffic impact study. 

1.1. Project Background 

The proposed subdivision is located northeast of the intersection of Greenville Highway and Old 

Norris Road in Pickens County, South Carolina. The total build will include 420 single family 

detached residences. Access to the subdivision is proposed to be provided by three access points 

on Greenville Highway and one access point on Old Norris Road. 

 

The traffic impact study considers the weekday AM peak period (between 7:00 AM and 9:00 AM) 

and the weekday PM peak period (between 4:00 PM and 6:00 PM) as the study time frames. The 

following intersections are studied: 

 

• Greenville Highway (SC 93) & Old Norris Road (S-39-171) 

• Old Norris Road (S-39-171) & Farmers Hill Road  

• Greenville Highway (SC 93) & Accesses 1-3 

• Old Norris Road & Access 4 

 

Future-year analyses assume 2025 conditions as the Build scenario. Figure 1 shows the location of 

the project site and Figure 2 illustrates the conceptual site plan for the Greenville Highway 

development. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Greenville Highway Tract - Traffic Impact Study
Figure 1 - Project Location Map
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Project Area



Greenville Highway Tract - Traffic Impact Study
Figure 2 - Conceptual Site Plan
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1.2. Existing Roadway Conditions 

A review of the existing roadway conditions in the study area was conducted and is summarized 
in Table 1.  Figure 3 illustrates the existing lane geometry. 
 

Table 1 – Street Inventory 

Facility Name Route # 
Typical Cross 

Section 

Posted 
Speed 
Limit 

Maintained 
By 

2019 
AADT 

Greenville Highway S-93 2-lane undivided 55 MPH SCDOT 4,100 

Old Norris Road S-39-171 2-lane undivided 45 MPH SCDOT N/A 

Farmers Hill Road N/A 2-lane undivided 35 MPH Local N/A 

 

1.3. Driveway Location 

Three access points are proposed to be provided on Greenville Highway and one access point is 

proposed to be provided on Old Norris Road. The spacing of the proposed access points meet 

SCDOT’s criteria. 
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Greenville Highway Tract - Traffic Impact Study
Figure 3 - Existing Lane Configuration
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2. PROJECT TRAFFIC 
 

2.1. Proposed Land Uses  

 

The proposed subdivision will consist of 420 single-family detached residential units. The project 

site is currently vacant.  

 

2.2. Trip Generation Estimates 

 

The trip generation potential for the Greenville Highway development was estimated using 

information contained in ITE’s Trip Generation Manual, 10th Edition (2017) for land use code (LUC) 

210 – Single Family Detached Housing. The weekday daily, the weekday AM peak-hour of the 

adjacent street, and the weekday PM peak-hour of the adjacent street time periods are shown in 

Table 2 and documented in Appendix A.  

 

Table 2 – Trip Generation Estimates 

Land Use 
ITE 

LUC 
Size 

Daily 

Traffic 

AM Peak PM Peak 

Enter Exit Total Enter Exit Total 

Single Family  

Detached 

Housing 

210 

420 

Dwelling 

Units 

1,947 76 227 303 254 149 403 

 
 

2.3. Trip Distribution & Assignment 

 

New external traffic expected to be generated by the proposed Greenville Highway development 

was distributed and assigned to the roadway network based upon existing travel patterns. The 

general distribution of new external project trips was assumed to be: 

 

• 45% to/from the east via Greenville Highway; 

• 45% to/from the west via Greenville Highway;  

• 5% to/from the east via Old Norris Road; and 

• 5% to/from the north via Farmers Hill Road;  

 

The directional distribution assumptions are shown in Figure 4; the assignment of the project traffic 

is shown in Figure 5. 
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Greenville Highway Tract - Traffic Impact Study
Figure 4 - Project Trip Distributions
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Figure 5 - Project Trip Assignment
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3. TRAFFIC VOLUME DEVELOPMENT 

 

3.1. Existing Traffic Volumes 

 

Vehicle turning movement counts were conducted during the weekday AM peak period (7:00 AM 

to 9:00 AM) and the weekday PM peak period (4:00 PM to 6:00 PM) at the following intersections: 

 

• Greenville Highway (S 93) & Old Norris Road (S-39-171) 

• Old Norris Road (S-39-171) & Farmers Hill Road (local) 

 

All counts were conducted while the local school district was in session. The 2021 raw traffic 

volumes are illustrated in Figure 6, additional data are provided in Appendix B.  

 

3.2. Future No-Build Traffic Volumes 

 

To develop an annual background growth rate for use in the analysis, historical count data was 

reviewed over a ten-year period for the studied roads, however, the count data from the years 2010 

to 2019 demonstrated a negative growth rate. Count data from the years 2015 to 2019 demonstrated 

a positive growth rate of less than 1.0% annually. To provide for a conservative analysis a 1.0% 

annual growth rate was utilized to develop the 2025 No-Build traffic volumes, which are illustrated 

in Figure 7 and documented in Appendix D. 

 

3.3. Build Out Traffic Volumes 

 

The site generated traffic volumes were added to the 2025 No-Build traffic volumes to determine 

the 2025 Build volumes. The 2025 Build volumes are illustrated in Figure 8.  Volume development 

worksheets are included in Appendix C. 
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Figure 6 - Existing (2021) Peak-Hour Traffic Volumes
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Figure 7 - No-Build (2025) Peak-Hour Traffic Volumes 
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Figure 8 - Build (2025) Peak-Hour Traffic Volumes   
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4. TRAFFIC IMPACT ANALYSIS 

4.1. Turn Lane Analysis 

 

Auxiliary turn-lane analyses were conducted using the 2025 Build volumes.   

 

Based on the anticipated build out volumes, an auxiliary westbound left-turn lane is required on 

Greenville Highway at the intersection of Greenville Highway & Access 3. No other auxiliary turn 

lanes are required based on anticipated build out volumes. Turn lane analyses are provided in 

Appendix D. 

 

4.2. Intersection LOS Analysis 

 

Using the existing and proposed traffic volumes, intersection analyses were conducted for the 

study and project driveway intersections considering 2021 Existing conditions, 2025 No-Build 

conditions, and 2025 Build conditions. This analysis was conducted using the Transportation 

Research Board’s Highway Capacity Manual 6th Edition (HCM 6th Edition) methodologies of the 

Synchro, Version 10 software.  

 

Intersection level of service (LOS) grades range from LOS A to LOS F, which are directly related to 

the level of control delay at the intersection and characterize the operational conditions of the 

intersection traffic flow. LOS A operations typically represent ideal, free-flow conditions where 

vehicles experience little to no delays, and LOS F operations typically represent poor, forced-flow 

(bumper-to-bumper) conditions with high vehicular delays, and are generally considered 

undesirable. Table 3 summarizes the HCM 6th Edition control delay thresholds associated with each 

LOS grade for unsignalized intersections.  

 

Table 3 – HCM 6th Edition LOS Criteria for Unsignalized Intersections 

Unsignalized Intersections 

LOS 
Control Delay per 
Vehicle (seconds) 

A ≤ 10 

B > 10 and ≤ 15 

C > 15 and ≤ 25 

D > 25 and ≤ 35 

E > 35 and ≤ 50 

F > 50 
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As part of the intersection analysis, SCDOT’s default Synchro parameters were utilized. A constant 

PHF of 0.92 was applied. Existing heavy vehicle percentages were utilized for all analysis scenarios, 

with a minimum percentage of 2% considered.  

 

Using the Synchro software, intersection analyses were conducted for 2021 Existing conditions, 

2025 No-Build conditions, and 2025 Build conditions for the weekday AM peak-hour and weekday 

PM peak-hour time periods. The results of the intersection analyses are summarized in Table 4. 

 

Table 4 – Intersection Analysis Results 

Intersection Approach 

LOS/Delay (seconds) 

2021 Existing  

Conditions 

2025 No-Build  

Conditions 

2025 Build  

Conditions 

AM PM AM PM AM PM 

Greenville 
Highway & Old 

Norris Road 

EB A/0.0 A/0.0 A/0.0 A/0.0 A/0.0 A/0.0 

WB A/0.4 A/0.3 A/0.4 A/0.3 A/0.3 A/0.2 

NB B/10.7 B/10.4 B/10.8 B/10.5 B/12.0 B/12.0 

Old Norris Road & 
Farmers Hill Road 

EB A/0.0 A/0.0 A/0.0 A/0.0 A/0.0 A/0.0 

WB A/1.4 A/1.5 A/1.3 A/1.4 A/2.9 A/2.9 

NB A/8.8 A/8.8 A/8.8 A/8.8 A/9.1 A/8.8 

Greenville 
Highway &  

Access 1 

EB -- -- -- -- A/0.0 A/0.0 

WB -- -- -- -- A/0.2 A/0.5 

NB -- -- -- -- B/11.9 B/12.6 

Greenville 
Highway &  

Access 2 

EB -- -- -- -- A/0.0 A/0.0 

WB -- -- -- -- A/0.2 A/0.4 

NB -- -- -- -- A/9.4 A/9.5 

Greenville 
Highway &  

Access 3 

EB -- -- -- -- A/0.0 A/0.0 

WB -- -- -- -- A/1.1 A/2.4 

NB -- -- -- -- B/11.0 B/11.6 

Old Norris Road & 
Access 4 

EB -- -- -- -- A/1.2 A/1.9 

WB -- -- -- -- A/0.0 A/0.0 

SB -- -- -- -- A/8.8 A/8.8 
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The subdivision accesses should function with relatively minor delays during the peak hours. 

Accesses should provide one ingress and one egress lane. 

 

The intersection of Greenville Highway & Old Norris Road currently functions with minimal 

delays during the peak hours. With construction of the project, the intersection should continue to 

function with minimal delays. No modifications are recommended.  

 

The intersection of Old Norris Road & Farmers Hill Road currently functions with minimal delays 

during the peak hours. With construction of the project, the intersection should continue to 

function with minimal delays. No modifications are recommended.  

 

Figure 9 shows the proposed lane configuration for the Build (2025) conditions. Worksheets 

documenting the intersection analyses are provided in Appendix E for 2021 Existing conditions, 

Appendix F for 2025 No-Build conditions, and Appendix G for 2025 Build conditions. 
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5. SUMMARY OF FINDINGS AND RECOMMENDATIONS 

 

A traffic impact study was conducted for the proposed Greenville Highway development in 

accordance with SCDOT guidelines. The proposed subdivision is located east of the intersection of 

Greenville Highway & Old Norris Road in Pickens County, South Carolina. The subdivision is 

proposed to consist of 420 single-family detached residential units. It is proposed to have three 

access points on Greenville Highway and one access point on Old Norris Road. 

 

The subdivision accesses should function with relatively minor delays during the peak hours. 

Based on the 2025 anticipated build out volumes, an auxiliary westbound turn lane is required at 

the intersection of Greenville Highway and Access 3. No other auxiliary turn lanes are required. 

Accesses should provide one ingress and one egress lane.  

 

The intersection of Greenville Highway & Old Norris Road currently functions with minimal 

delays during the peak hours. With construction of the project, the intersection should continue to 

function with minimal delays. No modifications are recommended.  

 

The intersection of Old Norris Road & Farmers Hill Road currently functions with minimal delays 

during the peak hours. With construction of the project, the intersection should continue to 

function with minimal delays. No modifications are recommended.  
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APPENDIX A 
 

Trip Generation Worksheet



In Out In Out Total In Out Total In Out Total

Single Family Detached Housing 210 420 DU 44 Log Ln(T)= 0.92 Ln(X) + 2.71 50% 50% 1,947 1,946 3,893 1,947 1,946 3,893 1,947 1,946 3,893

1,947 1,946 3,893 1,947 1,946 3,893 1,947 1,946 3,893

In Out In Out Total In Out Total In Out Total

Single Family Detached Housing 210 420 DU 44 Linear T= 0.71 (X) + 4.8 25% 75% 76 227 303 76 227 303 76 227 303

76 227 303 76 227 303 76 227 303

In Out In Out Total In Out Total In Out Total

Single Family Detached Housing 210 420 DU 44 Log Ln(T)= 0.96 Ln(X) + 0.2 63% 37% 254 149 403 254 149 403 254 149 403

254 149 403 254 149 403 254 149 403

Size UnitITE LUC 
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EquationLocation
New External Trips

Land Use Size UnitITE LUC 
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Equation

Equation 
Type

Equation 
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AM Peak Hour Trips

External Trips

External Trips

Directional 
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Gross Trips
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New External Trips

New External Trips
Directional 
Distribution

Gross Trips

Equation

Directional 
Distribution
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Total: 

Location

Location

Total: 

REEDY CREEK SUBDIVISION
TRIP GENERATION ESTIMATES

Daily Trips

Total: 
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Land Use Size UnitITE LUC 
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222 MCDANIEL AVENUE, B-10 • PICKENS, SC 29671 • 864.898.5950 • WWW.CO.PICKENS.SC.US 
 

 
CHRISTOPHER J. BRINK, AICP 

DIRECTOR 

JOEY AIKEN, CBO 
CHIEF BUILDING OFFICIAL 

SCOTTIE FERGUSON 
STORMWATER MANAGER 

RAY HOLLIDAY 
COUNTY PLANNER 

 

 
 

Community development 
BUILDING CODES ADMINISTRATION • PLANNING • ADDRESSING  

STORMWATER MANAGEMENT • ENVIRONMENTAL ENFORCEMENT 
 
 

SD-21-0010 
Staff Report 
 
Planning Commission Public Hearing: September 13, 2021 6:30 PM  
 
   
The following report constitutes the assessment and evaluation by Planning staff on the above mentioned 
request. 
 
Applicant:    RSL Buildings, LLC 
     Mark Clayton 
     1512 Highway 414 
     Travelers Rest, SC 
 
Property Owner(s):   RSL Buildings, LLC 
 
 
Property Location: Old Keowee Church Road, Six Mile 
           
 
Acreage: 36 +/- Acres 
 
 
Tax Map Number:   4049-00-68-5608 
 
 
County Council 
District:     2 

 
 

Land Use Request: Revision and 1 lot addition to a previously approved Major 
Subdivision 

 
 
Variance Request(s) from 
Planning Commission: N/A 

   



SD-21-0010                                                                                                                                                                                    Page 2 of 9 

 
 

Request Background: 
 
The applicant is proposing to provide a minor revision 
(lot size to accommodate well and septic and cul-de-
sac road rather than a through access to the 
remaining tract) and add 1 lot to a previously 
approved conventional 11 lot, single-family residential 
development.  The revised development, along with 
22 previously approved lots, is planned to be 
developed as a Net-Zero, farm concept – with trails, 
farm areas, agricultural buildings, tiny homes, and 
traditional homes.  The overall density of the single 
family (34 total lots) will be over 1.00 units/acre. 
 
Current Property Use: 
 
The property is currently vacant/wooded. 
 
Surrounding Area: 
 
North: Low density residential – lot sizes greater than 
10 acres 
 
South: Low density residential – lot sizes greater than 
10 acres; Commercial – Century Plaza 
 
East: Medium density residential – lot sizes less than 
10 acres 
 
West: Immediately west - Medium density residential 
– lot sizes less than 10 acres; 1st phase (previously 
approved land use) of Net Zero Farm.  Further to the 
west (Gap Hill Road) are several developments 
where minimum lot sizes approved are less than 1.00 
acre in size. 
 
Future Land Use: 
 
The property is designated as “Residential Growth” 
Character Area.   
 
Utilities & Infrastructure 
 
Transportation:  
 
The property is served by Old Keowee Church Road, 
A County Maintained Road 
 
Water:  
 
Individual, private wells 
 

Sewerage: 
 
On-Site Septic, Private 
 
Past Development/Approvals: 
 
Subject tract was approved on June 14th, 2021 (SD-
21-0004) as a 11 lot, single family residential 
development. 
 
Photograph(s):  
 
N/A  
 
Comments from Reviewing Agencies: 
 
Pickens County Engineer:   
 
See attached letter. 
 
SCDOT:   
 
N/A 
 
Water and Sewage Provider:   
 
N/A 
 
SCDHEC:   
 
N/A 
 
PC Emergency/Fire Services: 
 
Based on past comments for this project - Will need 
to review, during development review and permitting, 
fire service (hydrants) and interior road network and 
access points onto and surrounding the project 
 
Other Reviewing Agencies: 
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Analysis of Standards for Land Use Approval: 
 
Staff analysis of the application is made based upon the findings criteria as set forth in Section 1205(f) of the UDSO.  The 
applicant has submitted his/her response to the same findings criteria.  The Planning Commission, when considering actions 
on the application, should consider the same enumerated standards.   
 
A. Is the proposed use consistent with other uses in the area or the general development patterns occurring in the area? 
 
The area consists of a mix of medium sized lots (greater than .50 acres) and larger tracts greater than 10 acres in 
size.  The proposed use, if developed according to existing county standards and according to the applicant’s 
submitted proposal, will be consistent with previously approved residential developments and with similar uses 
in the general area. 
 
B. Will the proposed use adversely affect the existing use or usability of adjacent or nearby property? 
 
With adherence to the standards enumerated in the UDSO relative to Single Family Residential Developments, the 
use and request as proposed should not negatively affect the existing use of adjacent property.  However, with the 
redesign and revision to the previously approved development, the remnant tract of the larger parcel will now not 
have access to a public road.  The remaining tract must be accessible to a public road or otherwise be combined to 
another conforming parcel. 
  
C. Is the proposed use compatible with the goals, objectives, purpose and intent of the Comprehensive Plan? 
 
The proposed use is consistent with the adopted Future Land Use/Character Area map of the Comprehensive 
Plan; the Character Area designation for the area is Residential Growth. 
 
D. Will the proposed use not cause an excessive or burdensome use of public facilities or services, including but not limited 
to streets, schools, water or sewer utilities, and police or fire protection? 
 
The proposed use as proposed and defined by the applicant should not cause an excessive use or burden to existing 
public facilities.   
 
E. Is the property suitable for the proposed use relative to the requirements set forth in this development ordinance such as 
off-street parking, setbacks, buffers, and access?     
 
The size of the tract allows the proposed project to meet the respective standards as set forth in the Unified 
Development Standards Ordinance of Pickens County for such uses; as designed, however, there are issues relative 
to access to the remnant parcel and to infrastructure located on that tract serving the development being considered. 
 
F. Does the proposed use reflect a reasonable balance between the promotion of the public health, safety, morality, or 
general welfare and the right to unrestricted use of property?   
  
Yes.  The use and request as proposed appears to balance protection of public health and welfare with the 
unfettered use of property. 
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Staff Analysis of Request 
 
General Requirements for Conventional Subdivisions 
 
Section 403 – Public Street Frontage 
 

Required: 30’   
Development as Proposed: 30’ + 

 
Section 404 – Residential Lot Area 
 

Required:   1.00 acre minimum (when served by well and septic) 
Development as Proposed: 1.04 acre minimum lot size  

 
Section 408 – Minimum Setbacks, Principal Building 
 

Required:  20’ front, 7’ side, 10’ rear 
Development as Proposed: 20’ front, 7’ side, 10’ rear 

 
Section 504 – Maximum Lots 
 

Allowed:  36 lots (without consideration of the area within any easement or road ROW) when 
served by well and septic. 

Development as Proposed: 12 Residential Lots 
 
The entire residential project will consist of 34 lots on approximately 66 acres.   
For a residential project located on 66 acres, the maximum lot count could not exceed 66. 
 

 
Section 1006(b)(2) – Required Improvements 
 

Required:  Streets providing access to such a development and to all lots…in accordance with 
Sec. 1010.   

 
Section and respective summary…All streets (new and existing) must meet minimum 
requirements for a standard county local or collector street…paved accordingly.  

 
Development as Proposed:  Roads to be constructed to applicable standards and become publically 

maintained.   
 
 
Traffic Generation Information  
This information is provided using calculation and land use table from the latest edition of Institute of Traffic Engineers, Trip Generation manual. 

 
Land Use 

Code 
Land Use Unit ADT AM Peak Hour PM Peak Hour 

In Out Pass In Out Pass 
Total Site Trips 

210 Single-Family Detached 9.57/du 115 2 7 0 8 4 0 
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Planning Staff Recommendation: 
 
Approval, with conditions 
 
1. A 50’ ROW must be provided to serve the remnant piece of the larger tract or otherwise be combined to 

another conforming recorded parcel.  A 20’ easement must be provided if off site infrastructure 
(stormwater) is being provided on the adjacent tract serving the proposed development being 
considered as part of this request. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The following are not to be considered application specific conditions.  These are UDSO highlights which are applicable to all similar projects and 
are being provided as a reference.  These notations are not to be considered as exclusive of all Pickens County Development Standards that will 
apply: 
 
 Approval only granted as applied for by the applicant and as otherwise approved by the Planning Commission; any revision to the 

approved project plan may require re-submittal to the Planning Commission.  
 
 Approval by the Planning Commission may not include proposed site-specific design, unless or except as conditioned by the approval.   
 
 Approval by the Planning commission does not constitute approval of the required development permits nor does it alleviate the 

requirement of submitting full construction plans and preliminary plats.  Contact staff to obtain all necessary permits for development. 



Page 1 of 2
August 26, 2021

Net Zero Farm Community, Phase 1

Engineering department
186B County Farm, Pickens, SC 29671

864-898-5966

August 26, 2021

Pickens County Community Development
222 McDaniel Avenue, B-10
Pickens, SC 29671
Attn:  Mr. Chris Brink, AICP, Director

Re:  Net Zero Farm Community, Phase 1

Mr. Brink,

The Engineering Department has completed a review of the revised sketch plan provided on August 17th, 2021 
for the above referenced project.  This Department has the following comments:

1. An Encroachment Permit needs to be obtained from the Pickens County Roads & Bridges Department 
for the access at Old Keowee Church Road.  The location of the proposed access needs to be staked or 
otherwise clearly marked when the permit is applied for, as Roads & Bridges personnel will need to 
check the access point for sight distance.

2. It should be noted on the plans that any damage to Old Keowee Church Road during the construction of 
this development shall be repaired by the developer and/or contractor at their own expense.  Also, any 
repairs will need to be discussed with the Pickens County Engineering and Roads & Bridges Departments 
prior to these repairs being implemented.

3. During the design phase of the proposed roads within the development, Article 10 of the Unified 
Development Standards Ordinance (UDSO) needs to be closely followed.  

4. A roadway typical section and road profiles need to be provided.
5. If there are to be any steep grades along the proposed roads, the affect this may have on emergency 

vehicles’ response time will need to be considered.
6. All roads and driveways shall provide a maximum grade of 5% for a distance of 20-ft from edge of 

pavement at any intersection, as specified in Section 1010(d)(13) of the UDSO.
7. There is a concern of possible erosive velocities in the ditch located along the backside of the eastern 

lots due to the amount of runoff that appears to be directed towards it.  All drainage calculations need 
to be provided.

8. Calculations will also need to be provided to demonstrate that there will be no adverse impact to the 
roadside ditch along Old Keowee Church Road.

9. It is understood from the land use application that lots in this phase of the development will now have 
individual wells and onsite septic.  Please be reminded that should this change, the Engineering 
Department will need to review the water and/or sewer plans.  Any portions of these two utilities 
(excluding laterals) that cross the proposed road(s) will need to be sleeved and shown on the road 
profiles.  

Please be advised that this is only a preliminary review of the sketch plan provided to the Pickens County 
Engineering Department on August 17th.



Pickens County Engineering Department

Page 2 of 2
August 26, 2021

Net Zero Farm Community, Phase 1

This review letter only addresses items pertaining to the Engineering and Roads & Bridges Department.  Any 
plan modifications due to comments by the Stormwater Office and/or Planning Department needs to be 
provided to the Engineering Department for review.

If you have any questions, please feel free to contact this Department.

Sincerely,

Rodney Robinson
Pickens County Staff Engineer

Cc: Scottie Ferguson, Pickens County Stormwater Manager
       Mack Kelly, Pickens County Director of Public Works / County Engineer
       Chief Billy Gibson, Pickens County Emergency Services Director
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SD-21-0011 
Staff Report 
 
Planning Commission Public Hearing: September 13, 2021 6:30 PM  
 
   
The following report constitutes the assessment and evaluation by Planning staff on the above mentioned 
request. 
 
Applicant:    Great Southern Homes 
     Jeff Skeris 
     108 Renaissance Circle 
     Mauldin, SC 
 
Property Owner(s):   Two Blue Stallions, LLC 
 
 
Property Location: Madden Bridge Road/Arrowhead Drive, Central 
           
 
Acreage: 20.98 +/- Acres 
 
 
Tax Map Number:   4056-17-11-4003, et. al 
 
 
County Council 
District:     2 

 
 

Land Use Request: 64 lot, single family residential development 
 
 
Variance Request(s) from 
Planning Commission: N/A 
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Request Background: 
 
The applicant is proposing to develop a 64 lot, single 
family, Open Space, residential development on 
approximately 21 acres west of the Town of Central.  
The proposed development will have 5,000 square 
foot minimum lot sizes served by public sewer (Town 
of Central) and public water (Easley Central).   
 
Current Property Use: 
 
The project is comprised of 5 individual tax parcels 
with each being vacant/wooded. 
 
Surrounding Area: 
 
North: Recreation and Open Space – Clemson 
University Experimental Forest 
 
South: High density residential – lot sizes less than ¼ 
acre – The Groves at Clemson 
 
East: Recreation and Open Space – Clemson 
University Experimental Forest 
 
West: Recreation and Open Space – Clemson 
University Experimental Forest, Institutional – Daniel 
High School, medium density residential – lot sizes 
less than 1.00 acre 
 
Future Land Use: 
 
The property is designated as “Residential Growth” 
Character Area.   
 
Utilities & Infrastructure 
 
Transportation:  
 
The property is served by Madden Bridge Road 
(SCDOT Maintained – S-39-15) and Arrowhead Drive 
(PC Maintained) 
 
Water:  
 
Public, Easley Central Water 
 
Sewerage: 
 
Public, Town of Central 
 
 

Past Development/Approvals: 
 
N/A 
 
Photograph(s):  
 
N/A  
 
Comments from Reviewing Agencies: 
 
Pickens County Engineer:   
 
See attached letter. 
 
SCDOT:   
 
N/A 
 
Water and Sewage Provider:   
 
N/A 
 
SCDHEC:   
 
N/A 
 
PC Emergency/Fire Services: 
 
No Comments Received 
 
SDPC: 
 
No Comments Received 
 
Other Reviewing Agencies: 
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Analysis of Standards for Land Use Approval: 
 
Staff analysis of the application is made based upon the findings criteria as set forth in Section 1205(f) of the UDSO.  The 
applicant has submitted his/her response to the same findings criteria.  The Planning Commission, when considering actions 
on the application, should consider the same enumerated standards.   
 
A. Is the proposed use consistent with other uses in the area or the general development patterns occurring in the area? 
 
The immediate area consists, primarily, of medium density residential - both small lot, compact single family 
units and two-family, attached units across Arrowhead Drive.  Generally, the area has developed as medium 
density single family residential.  The proposed use, if developed according to existing county standards and 
according to the applicant’s submitted proposal, will be consistent with previously approved residential 
developments and with similar uses in the general area. 
 
B. Will the proposed use adversely affect the existing use or usability of adjacent or nearby property? 
 
With adherence to the standards enumerated in the UDSO relative to all Single Family Open Space Residential 
Developments, the use and request as proposed should not negatively affect the existing use of adjacent property.   
 
C. Is the proposed use compatible with the goals, objectives, purpose and intent of the Comprehensive Plan? 
 
The proposed use is consistent with the adopted Future Land Use/Character Area map of the Comprehensive 
Plan; the Character Area designation for the area is Residential Growth. 
 
D. Will the proposed use not cause an excessive or burdensome use of public facilities or services, including but not limited 
to streets, schools, water or sewer utilities, and police or fire protection? 
 
The proposed use as proposed and defined by the applicant should not cause an excessive use or burden to existing 
public facilities.  However, it is anticipated, based on other developments utilizing the Madden Bridge 
Road/Arrowhead Drive intersection for access, this could be heavily impacted during peak traffic times.   
 
E. Is the property suitable for the proposed use relative to the requirements set forth in this development ordinance such as 
off-street parking, setbacks, buffers, and access?     
 
The size of the tract allows the proposed project to meet the respective standards as set forth in the Unified 
Development Standards Ordinance of Pickens County for such uses. 
 
F. Does the proposed use reflect a reasonable balance between the promotion of the public health, safety, morality, or 
general welfare and the right to unrestricted use of property?   
  
Yes.  The use and request as proposed appears to balance protection of public health and welfare with the 
unfettered use of property. 
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Staff Analysis of Request 
 
General Requirements for Open Space Subdivisions 
 
Section 505(c) – Residential Lot Area 
 

Allowed:  5,000 square feet (when served by public water and sewer) 
Development as Proposed: 5,000 square feet  

 
Section 505(d) – Lot Widths 
 

Allowed: 20’   
Development as Proposed: 40’ + 

 
Section 505(d) – Minimum Setbacks, Principal Building 
 

Allowed:  10’ front, 0’ side, 0’ rear 
Development as Proposed: 20’ from Madden Bridge and Arrowhead 

10’front, 0’ side, 0’ rear 
 
Section 505(b) – Maximum Lots 
 

Allowed:  182 lots (without consideration of the area within any easement or road ROW) when 
served by public water and sewer. 

Development as Proposed: 64 Residential Lots 
 

Section 507(a) – Common Open Space 
 
 Required:  Minimum 20% of gross project area, or 4.20 acres 
 Development as Proposed: 21.4% or 4.48 acres 
 
Section 1006(b)(2) – Required Improvements 
 

Required:  Streets providing access to such a development and to all lots…in accordance with 
Sec. 1010.   

 
Section and respective summary…All streets (new and existing) must meet minimum 
requirements for a standard county local or collector street…paved accordingly.  

 
Development as Proposed:  Roads to be constructed to applicable standards and become publically 

maintained.   
 
 
Traffic Generation Information  
This information is provided using calculation and land use table from the latest edition of Institute of Traffic Engineers, Trip Generation manual. 

 
Land Use 

Code 
Land Use Unit ADT AM Peak Hour PM Peak Hour 

In Out Pass In Out Pass 
Total Site Trips 

210 Single-Family Detached 9.57/du 612 12  36 0 41 24 0 
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Traffic Generation of The Groves at Clemson 
 

Land Use 
Code 

Land Use Unit ADT AM Peak Hour PM Peak Hour 
In Out Pass In Out Pass 

Total Site Trips 
210 Single-Family Detached 9.57/du 632 12  37 0 42 24 0 
 
While we have calculated trip generation for this project based on the approved land use of Single Family Residential, 
the Groves at Clemson has been altered into student housing; where each “Single Family Residential” Home has been 
converted into separate, rented rooms of at least 4 per unit.  Assuming double occupancy for these rooms, the total 
residents could exceed 528 persons. 
 
The intersection of Madden Bridge and Arrowhead Drive could potentially be overburdened and negatively impacted by 
the combined traffic generated by the proposed project and the other developments utilizing Arrowhead. 
 
 
 
Planning Staff Recommendation: 
 
Approval, as presented and with conditions 
 
1. The project must be developed as a single family, open space, residential development. 
2. All dwellings constructed within the development must be single family residential and my not 

be altered into any other types of dwellings without the Planning Commission reviewing and 
taking action on the change in land use. 

3. A targeted traffic impact analysis or study must be conducted focusing on the intersection of 
Madden Bridge Road and Arrowhead Drive.  Any recommended improvements, or other 
improvements required of SCDOT, must be part of the initial phase of project construction and 
be completed prior to final platting. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The following are not to be considered application specific conditions.  These are UDSO highlights which are applicable to all similar projects and 
are being provided as a reference.  These notations are not to be considered as exclusive of all Pickens County Development Standards that will 
apply: 
 
 Approval only granted as applied for by the applicant and as otherwise approved by the Planning Commission; any revision to the 

approved project plan may require re-submittal to the Planning Commission.  
 
 Approval by the Planning Commission may not include proposed site-specific design, unless or except as conditioned by the approval.   
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 Approval by the Planning commission does not constitute approval of the required development permits nor does it alleviate the 

requirement of submitting full construction plans and preliminary plats.  Contact staff to obtain all necessary permits for development. 



Page 1 of 2
August 25, 2021

Edwards Ridge

Engineering department
186B County Farm, Pickens, SC 29671

864-898-5966

August 25, 2021

Pickens County Community Development
222 McDaniel Avenue, B-10
Pickens, SC 29671
Attn:  Mr. Chris Brink, AICP, Director

Re:  Edwards Ridge

Mr. Brink,

The Engineering Department has completed a review of the sketch plan provided on August 17th, 2021 for the 
above referenced project.  This Department has the following comments:

1. An Encroachment Permit needs to be obtained from the Pickens County Roads & Bridges Department 
for the access at Arrowhead Drive.  The location of the proposed access needs to be staked or otherwise 
clearly marked when the permit is applied for, as Roads & Bridges personnel will need to check the 
access point for sight distance.

2. Notch Lane needs to be shown and labeled on the plans.  Need to ensure that turning onto Arrowhead 
Drive from the proposed development exit does not increase potential for accidents due to turning from 
Notch lane.

3. During the design phase of the proposed roads within the development, Article 10 of the Unified 
Development Standards Ordinance (UDSO) needs to be closely followed.  

4. A roadway typical section and road profiles need to be provided.
5. If there are to be any steep grades along the proposed roads, the affect this may have on emergency 

vehicles’ response time will need to be considered.
6. All roads and driveways shall provide a maximum grade of 5% for a distance of 20-ft from edge of 

pavement at any intersection, as specified in Section 1010(d)(13) of the UDSO.
7. How will drainage be addressed?  All drainage calculations need to be provided.
8. Any crossline pipes / culverts that are proposed to be installed across the road need to be sized to 

adequately carry the 25-yr storm event.
9. Calculations will need to be provided to demonstrate that there will be no adverse impact to the existing 

culvert located at Arrowhead Drive, to which the runoff from this development will ultimately flow to.
10. Has any modifications to the intersection of Arrowhead Drive and madden Bridge Road been 

considered?  At peak times, this is already a busy intersection due to the existing subdivision at the end 
of Arrowhead Drive.  This proposed development will add to it.

11. The Engineering Department will also need to review the water and sewer plans.  Any portions of these 
two utilities (excluding laterals) that cross the proposed road(s) will need to be sleeved and shown on 
the road profiles.  

Please be advised that this is only a preliminary review of the sketch plan provided to the Pickens County 
Engineering Department on August 17th.



Pickens County Engineering Department

Page 2 of 2
August 25, 2021

Edwards Ridge

This review letter only addresses items pertaining to the Engineering and Roads & Bridges Department.  Any 
plan modifications due to comments by the Stormwater Office and/or Planning Department needs to be 
provided to the Engineering Department for review.

If you have any questions, please feel free to contact this Department.

Sincerely,

Rodney Robinson
Pickens County Staff Engineer

Cc: Scottie Ferguson, Pickens County Stormwater Manager
       Mack Kelly, Pickens County Director of Public Works / County Engineer
       Chief Billy Gibson, Pickens County Emergency Services Director
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