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AGENDA 

 
Pickens County Administration Building 

Main Conference Room 
222 McDaniel Avenue 

Pickens, South Carolina 
 

March 14, 2022 
6:30 pm 

 
I. Welcome and Call to Order 
 Moment of Silence 
 Pledge of Allegiance 
 
II. Introduction of Members 
 
III. Approval of Minutes 
 February 14, 2022 
 
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. SDV-22-0001 John Galivan requesting a subdivision variance from the Pickens County 

development standards regarding division of property on a substandard private residential 
access classified as a private road.  The property is located on Roanoke Ridge Road, Liberty.  
The property owner of record is Samuel D. Neely and Martha F. Neely. 
TMS# 4089-00-14-4131 

 
2. SDV-22-0002  David Merck requesting a subdivision variance from the Pickens County 

development standards regarding division of property on a substandard private residential 
access classified as a common drive.  The property is located on Kelly Merck Road, Central.  
The property owner of record is David E. Merck. 
TMS# 4047-00-60-7886 

 
3. LU-22-0001  Land Use approval for a 15 site RV Park and Campground on approximately 5 

acres of a larger 7.10 acre tract  The subject property is located at 107 Country Creek Road, 
Pickens.  The applicant is Teresa Lewis.  The property owners of record are James and 
Teresa Lewis.   

 TMS# 4197-00-90-6443 
  

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

MINUTES 
 

of 
 

February 14, 2022 
 

6:30pm 
 

PICKENS COUNTY ADMINISTRATION BUILDING 
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 
Gary Stancell 3 
Phil Smith 4 
Bobbie Langley 5 
Jon Humphrey 6 
David Cox 7 
 8 
STAFF PRESENT: 9 
Chris Brink, Community Development Director 10 
 11 
Welcome and Call to Order 12 
 13 
Mr. Ballentine, the Presiding Official, called the meeting to order at 6:30 p.m. 14 
 15 
Mr. Ballentine asked those in attendance to join in a moment of silence and for the recital of the 16 
Pledge of Allegiance. 17 
 18 
Mr. Ballentine asked for the members of the Commission to introduce themselves. 19 
 20 
Mr. Smith motioned that tonight’s agenda be amended to move the public hearing portion of the 21 
meeting to immediately before Old Business.  Mr. Cox seconded the motion.  The motion to 22 
amend the order of the agenda; moving the public hearing portion of the meeting to immediately 23 
precede Old Business passed unanimously. 24 
 25 
Mr. Stancell motioned that approval of the January 27th minutes of the Planning Commission be 26 
added to the agenda under Approval of Minutes. Mr. Cox seconded the motion.  The motion 27 
passed unanimously. 28 
 29 
Approval of Minutes 30 
 31 
Mr. Ballentine called for corrections or for a motion regarding the minutes of the January 10, 32 
2022 meeting.   33 
 34 
 35 
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Mr. Cox motioned that the minutes be approved as presented.  Ms. Langley seconded the 1 
motion. 2 
 3 
The motion to approve the January 10, 2022 minutes passed unanimously. 4 
 5 
Mr. Ballentine called for corrections or for a motion regarding the minutes of the January 27, 6 
2022 meeting.   7 
 8 
Mr. Cox motioned that the minutes be approved as presented.  Mr. Stancell seconded the 9 
motion. 10 
 11 
The motion to approve the January 27, 2022 minutes passed unanimously. 12 
 13 
Public Comments 14 
 15 
No one appeared or signed up to speak. 16 
 17 
Public Hearings  18 
 19 
Mr. Ballentine briefly went over the procedures that will be followed for the public hearings. 20 
 21 
Mr. Ballentine opened the public hearing portion of the meeting and called for the case being 22 
heard. 23 
 24 

1. LU-21-0011 Rick Thoennes of the Hotchkiss Development Group, LLC, 25 
as applicant, is requesting Land Use approval for a 150 unit, Single 26 
Family Attached/Townhouse Development.  The subject property is 27 
located on SC 153, Easley.  The property owner of record is Cardinal 28 
Drive Development, LLC. 29 
TMS# 5048-06-28-9971 30 
 31 

Mr. Rick Thoennes appeared before the Commission and gave a very brief overview of his 32 
request; that  the site was originally approved as a 360 or so unit multi-family, apartment project 33 
but they are now requesting to reduce the project size to 150 townhomes on the same tract; that 34 
the density will be a little higher than what’s allowed for townhomes but be well under what was 35 
approved with the original project; that a copy of the staff report was provided and they agree to 36 
abide by all the suggested conditions. 37 
 38 
Mr. Thoennes mentioned the suggested condition requiring the second entrance and they will 39 
also comply with that; that they will provide a second entrance for emergency access onto SC 40 
153 if permitted by SCDOT. 41 
 42 
Ms. Langley asked Mr. Thoennes about unit sizes and the number of bedrooms in each unit. 43 
 44 
Mr. Thoennes stated that there will be primarily three (3) bedroom units, two story with parking 45 
meeting the minimum county requirements for single family residential dwellings with three 46 
bedrooms. 47 
 48 
Ms. Langley mentioned dark sky lighting and if his project would comply with those standards. 49 
 50 
Mr. Thoennes was not aware of those requirements but would research and provide the type of 51 
lighting recommended; that the county requires full cut-off lighting to reduce light spread but 52 
would meet more stringent requirements if needed. 53 
 54 
With no additional questions, comments, presentation or anyone present to speak either for or 55 
against the request, Mr. Ballentine closed the public hearing and opened the floor for a motion. 56 
 57 
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Mr. Smith motioned to approve the request with all recommended staff notations and conditions.  1 
Those notes and conditions being: 2 
 3 

1. Allowed density of 5.12 units per acre.  Previous project provided 4 
for more than 336 units on the same 29.3 acres. 5 

2. A second entrance onto SC 153 shall be required.  This entrance 6 
can be utilized for emergency access only.  Property provides 7 
adequate frontage for additional, secondary accesses. 8 

3. Number of hydrants for fire services shall be no less than 4 within 9 
project. 10 

4. Amenities shall be provided as noted on the site plan provided with the application 11 
package. 12 

 13 
Mr. Stancell seconded that motion. 14 
 15 
Ms. Langley asked for a friendly amendment to Mr. Smith’s motion to add requirements for dark 16 
sky lighting; that the motion should read how it has been conditioned on other approvals. 17 
 18 
(Included here for reference and as will be intended as the official condition – the added 19 
condition will be): 20 
 21 
 5. All lighting within the development must be dark sky compliant.  22 
 23 
Mr. Smith agreed to amend his original motion to add a requirement for dark sky lighting. 24 
 25 
Mr. Stancell rescinded his second to the original motion as stated by Mr. Smith. 26 
 27 
With the lack of a second on the original motion, including with the friendly amendment, Mr. 28 
Ballentine called for a new second. 29 
 30 
Mr. Humphrey seconded the motion to approve. 31 
 32 
Mr. Ballentine called for a vote on the motion to approve with the stated conditions.  The motion 33 
passed with hour (4) in favor (Langley, Smith, Cox, Humphrey) and one (1) opposed (Stancell). 34 
 35 
Old Business 36 

 37 
1.    Draft 2022 One Pickens County Comprehensive Plan  38 

 39 
Mr. Ballentine moved to the next item on the amended agenda being discussion of the Draft 40 
Comprehensive plan and changes made to it from the January 27th public hearing and 41 
discussion. 42 

 43 
Recognizing the Honorable Mayor from the City of Clemson being present, Mr. Brink asked the 44 
chairman if time could be provided for Mayor Halfacre to speak and officially present the City’s 45 
comments to the Commission.  46 
 47 
Mr. Ballentine recognized Mayor Halfacre. 48 
 49 
Mayor Halfacre, City of Clemson appeared before the members of the Commission and 50 
provided an official presentation of the City’s comments which were provided during the public 51 
hearing on January 27th. 52 
 53 
Mayor Halfacre spoke on: 54 
 55 

 The city’s willingness to collaborate, coordinate, and support traffic study efforts 56 
involving Pickens County and the City of Clemson. 57 
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 The disparity in growth currently happening between Northern Pickens County 1 
and Southern Pickens County and how the Comprehensive Plan continues to 2 
speak towards focusing growth in the southern half of the county.  This growth 3 
concentration is troublesome for the City of Clemson relative to traffic, 4 
infrastructure, and the city’s inability to grow area wise any further. 5 

 6 
 The encouraging inclusion of language championing coordinated planning within 7 

Pickens County. 8 
 9 

 The need to limit access to US 123 between Easley and Clemson 10 
 11 

 Thankful for the Commission for making the minor edits and changes that they 12 
brought up in their letter and including them in the final draft. 13 

 14 
Ms. Langley asked Mayor Halfacre how is the city addressing gentrification caused by 15 
development. 16 
 17 
Mayor Halfacre spoke to some of the development requirements such as limiting building 18 
heights in the downtown core and making services and access to services walk able. 19 
 20 
Members of the Commission, staff, and Mayor Halfacre discussed public engagement, how has 21 
the city handled or encouraged engagement amongst their citizens, and the county’s difficulty in 22 
encouraging public participation in the planning process. 23 
 24 
Mr. Cox asked Mayor Halfacre what the city anticipates in terms of growth numbers in the 25 
future. 26 
 27 
Mayor Halfacre brought up the constraints the City has relative to growing area; that there just 28 
isn’t anywhere to grow except up; that they have caps in place limiting buildings going vertical, 29 
especially in the downtown area. 30 
 31 
Mr. Ballentine thanked Mayor Halfacre for appearing before the Commission. 32 
 33 
Members of the Commission brought up additional changes they wished to be made to the 34 
draft. 35 
 36 

 Page 36, word-smithing the paragraph speaking to unincorporated residents vs. 37 
those that live in the cities. 38 

 Correcting the miscalculation of growth rates throughout the document 39 
 Adding a section within the Population element and adding a few goals and 40 

objectives related to the county’s veteran population; being the changes 41 
presented by Mr. Smith. 42 

 43 
With no additional discussion, Mr. Ballentine opened the floor to a motion on the Draft 44 
Comprehensive as amended with the additional changes mentioned. 45 
 46 
Ms. Langley motioned to approve the draft 2022 Pickens County Comprehensive Plan with the 47 
additional changes and edits. 48 
 49 
Mr. Cox seconded the motion. 50 
 51 
The 2022 Draft Comprehensive Plan, February 2022 version, with the additional changes 52 
referenced was adopted. 53 
 54 
 55 
 56 
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New Business 1 
 2 

1.  Consideration of a Resolution Recommending Adoption of the 2022 One Pickens 3 
County Comprehensive Plan by the Pickens County Council. 4 

 5 
Mr. Ballentine opened the floor for a motion on Resolution # 2022-0001 recommending adoption 6 
of the 2022 One Pickens County Comprehensive Plan by Pickens County Council. 7 
 8 
Mr. Stancell motioned that the resolution be approved as presented.  Mr. Humphrey seconded 9 
the motion.  The resolution to forward the draft plan to County Council passed unanimously. 10 
 11 
Commissioners and Staff Discussion 12 
 13 
There were no additional discussion items. 14 
 15 
Adjourn  16 
 17 
There being no additional matters to be taken up by the Commission, Mr. Stancell motioned that 18 
the meeting be adjourned.  Ms. Langley seconded the motion to adjourn.  The meeting was 19 
adjourned at 7:42pmpm  20 
 21 
 22 
Submitted by: 23 
 24 
 25 
 26 
___________________________  ________________________ 27 
Secretary     Date 28 
 29 
 30 
Approved by: 31 
 32 
 33 
 34 
___________________________  ________________________ 35 
Chairman     Date 36 
 37 
 38 
 39 
 40 
 41 
 42 
Due to technical issues with the meeting recording device, an audio recording of this meeting is 43 
not available. 44 
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SDV-22-0001 
Staff Report 
 
Planning Commission Public Hearing: March 14, 2022 6:30 PM  
 
   
The following report constitutes the assessment and evaluation by Planning staff on the above mentioned 
request. 
 
Applicant:    John Galivan 
     1563 Victory Avenue 
     Williamstown, NJ 
      
 
Property Owner(s):   John Galivan, Sr., John Galivan, Jr., Ryan Galivan 
 
 
Property Location:   Roanoke Road/Roanoke Ridge, Liberty, SC 
 
           
Acreage: 13 acres 
 
 
Tax Map Number:   4089-00-14-4131 
 
County Council 
District:     2 

 
 

Land Use Request: Division of Property on a Private Road 
 
 
Variance Request(s) from 
Planning Commission: Variance from the Pickens County development standards related 

to division on a substandard private residential access classified 
as a Private Road.  
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Request Background: 
 
The applicant is requesting a variance from Section 
1012(c) of the UDSO relative to a division of 
property located on a private residential access 
classified as a “Private Road”.  Roanoke Ridge is a 
privately maintained roadway with a dirt/gravel 
surface located within a 30’ easement. 
 
Current Property Use: 
 
The tract is currently a 13 acre wooded/vacant tract.  
It is one of 10 parcels with access to Roanoke Ridge. 
  
Utilities & Infrastructure 
 
Transportation:  
 
The property is served by Roanoke Ridge, a privately 
maintained roadway.  The nearest public road 
providing access to Roanoke Ridge is Roanoke 
Road, a SCDOT maintained roadway.  
 
Water:  
 
Six Mile 
 
Sewerage: 
 
Individual, private septic 

Photograph(s):  
 
N/A  
 
Comments from Reviewing Agencies: 
 
Pickens County Engineer:   
 
N/A 
 
SCDOT:   
 
N/A 
 
Water and Sewage Provider:   
 
N/A 
 
SCDHEC:   
 
N/A 
 
Other Reviewing Agencies: 
 
N/A
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Staff Analysis: 
 
Analysis is based on UDSO Section 1012 for private residential access standards: 
 
UDSO Section 1012(c), Private Roads 
 
(1) The maximum number of lots which may be served by a private road shall be governed by Article 4 

of this ordinance. 
 

Proposed division will be in line with this Article. 
 
(2) The private road shall be located within a designated right-of-way of at least fifty (50) feet in width 

and that ROW shall be owned and controlled by a HOA or other entity responsible for the road’s 
maintenance. 

 
The dedicated ROW is only 30’ in width.  There is no known maintenance agreement or 
established HOA. 

 
(3) All lots must meet minimum UDSO requirements for minimum frontage onto the private road. 
 

Proposed division will be in line with the stated standards. 
 

(4) Minimum lot size shall be governed by Article 4. 
 

Proposed division will be in line with this Article. 
 
(5) The private road cannot originate from a shared driveway or from a common drive.  The private 

road may originate and connect to another private road provided that road meets the minimum 
requirements listed. 

 
Roanoke Ridge originates at Roanoke Road, a SCDOT maintained roadway. 

 
(6) The maintenance of the private road must be mutually agreed upon by the respective property 

owners and this maintenance agreement shall be outlined in an access agreement to be recorded 
with the Register of Deeds and individually noted within the respective deeds. 

 
There is no known maintenance agreement or established HOA. 
 

(7) The following plat certification shall be placed upon every plat for every lot utilizing a shared 
driveway: 

 
“The private road and associated right-of-way shown on this plat shall be a private access 
not owned, maintained, or supervised by Pickens County and not constructed pursuant to 
any plan for future acceptance by Pickens County.  All easements and right-of-ways shown 
upon the plat shall not be accepted for maintenance by Pickens County at any time in the 
future unless constructed as a public road in accordance with The Pickens County Unified 
Development Ordinance, as amended.” 

 
This language is required to be on the subject plat if the variance requests are granted. 

 
(8) All subdivisions utilizing private roads for access must be approved by the Planning Commission in 

accordance with the procedures listed in Article 12. 
 

One such reason for this request. 



SDV-22-0001                                                                                                                                                                                    Page 5 of 5 

 
 

 
(9) Only those lots approved by the Planning Commission and platted with the private road may utilize 

said road. 
 

One such reason for this request. 
 
 
 
Recommendation: 
 
Recommendations are not given for variance requests.  However, if conditions are contemplated to 
be attached to an approval, staff would be available to assist in properly crafting said conditions. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

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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SDV-22-0002 
Staff Report 
 
Planning Commission Public Hearing: March 14, 2022 6:30 PM  
 
   
The following report constitutes the assessment and evaluation by Planning staff on the above mentioned 
request. 
 
Applicant:    David Merck 
     222 Kelly Merck Road 
     Central, SC 
 
 
Property Owner(s):   David Merck 
 
 
Property Location:   Kelly Merck Road, Central 
 
           
Acreage: 41 acres 
 
 
Tax Map Number:   4047-00-60-7886 
 
County Council 
District:     2 

 
 

Land Use Request: Division of Property on a Private Road 
 
 
Variance Request(s) from 
Planning Commission: Variance from the Pickens County development standards related 

to division on a substandard private residential access classified 
as a Private Road.  
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Request Background: 
 
The applicant is requesting a variance from Section 
1012(c) of the UDSO relative to a division of 
property located on a private residential access 
classified as a “Private Road”.  Kelly Merck Road is 
a privately maintained roadway with a paved 
surface and located with a 19’ easement, according 
to the applicant.   
 
Current Property Use: 
 
The tract is currently a 41 acre wooded, residential 
used tract.  It is one of 7 parcels with access to Kelly 
Merck Road. 
  
Utilities & Infrastructure 
 
Transportation:  
 
The property is served by Kelly Merck Road; a 
privately maintained roadway.  The nearest public 
road providing access to Kelly Merck is Old Magnolia, 
a county maintained roadway.  
 
Water:  
 
Six Mile 
 
Sewerage: 
 
Individual, private septic 

Photograph(s):  
 
N/A  
 
Comments from Reviewing Agencies: 
 
Pickens County Engineer:   
 
N/A 
 
SCDOT:   
 
N/A 
 
Water and Sewage Provider:   
 
N/A 
 
SCDHEC:   
 
N/A 
 
Other Reviewing Agencies: 
 
N/A



SDV-22-0002                                                                                                                                                                                    Page 3 of 5 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 
 
 
 
 
 
 

SDV-22-0002

226

401

204

222
226

201

210225

221

165

103

105

115

110
114

616111 107

383

108

160164

224

207174

213

237

228

123
127

200

113

225

105

634

626

425417

125
403

509
553545533

222

204

117
109

149

104

111

103

198

141

405

222

131
130

135 134

149

138

112

3019

29382939

2814

2944

2953

2970

2958

WINDY HILL RD

JO
N

E
S

 M
ILL R

D

BELL HUPP RD

KELLY MERCK RD

BARTRAM TRL

S
IX

 M
IL

E

LIBERTY

N
O

R
R

ISO
LD

 S
EN

E
C

A

SOUTHERN R
AILW

AY

M
A

W
 B

R
ID

G
E

W
A

LH
A

LL
A

PIKE

LU
S

K

CALHOUN M
EM

NIX

E
A

R
LE

O
L

D
 S

IX
 M

IL
E

R
O

B
IN

S
O

N
 B

R
ID

G
E

E

CLEMSON

Ü
0 340 680170

Feet

Department of 
Community Development

222 McDaniel Avenue, B-10
Pickens, SC  29671

864-898-5956

_̂

GENERAL SITE/AREA

SDV-22-0002

State Roads

County Roads

Private
Subdivision Variance

Division on a Substandard
Private Residential Access

Kelly Merck Road



SDV-22-0002                                                                                                                                                                                    Page 4 of 5 

 
 

 
 

Staff Analysis: 
 
Analysis is based on UDSO Section 1012 for private residential access standards: 
 
UDSO Section 1012(c), Private Roads 
 
(1) The maximum number of lots which may be served by a private road shall be governed by Article 4 

of this ordinance. 
 

Proposed division will be in line with this Article. 
 
(2) The private road shall be located within a designated right-of-way of at least fifty (50) feet in width 

and that ROW shall be owned and controlled by a HOA or other entity responsible for the road’s 
maintenance. 

 
The dedicated ROW is only 19’ in width.  A maintenance agreement does exist and has been 
recorded. 

 
(3) All lots must meet minimum UDSO requirements for minimum frontage onto the private road. 
 

Proposed division will be in line with the stated standards. 
 

(4) Minimum lot size shall be governed by Article 4. 
 

Proposed division will be in line with this Article. 
 
(5) The private road cannot originate from a shared driveway or from a common drive.  The private 

road may originate and connect to another private road provided that road meets the minimum 
requirements listed. 

 
Kelly Merck originates at Old Magnolia Road, a county maintained roadway. 

 
(6) The maintenance of the private road must be mutually agreed upon by the respective property 

owners and this maintenance agreement shall be outlined in an access agreement to be recorded 
with the Register of Deeds and individually noted within the respective deeds. 

 
A maintenance agreement does exist and has been recorded. 
 

(7) The following plat certification shall be placed upon every plat for every lot utilizing a shared 
driveway: 

 
“The private road and associated right-of-way shown on this plat shall be a private access 
not owned, maintained, or supervised by Pickens County and not constructed pursuant to 
any plan for future acceptance by Pickens County.  All easements and right-of-ways shown 
upon the plat shall not be accepted for maintenance by Pickens County at any time in the 
future unless constructed as a public road in accordance with The Pickens County Unified 
Development Ordinance, as amended.” 

 
This language is required to be on the subject plat if the variance requests are granted. 

 
(8) All subdivisions utilizing private roads for access must be approved by the Planning Commission in 

accordance with the procedures listed in Article 12. 
 

One such reason for this request. 
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(9) Only those lots approved by the Planning Commission and platted with the private road may utilize 

said road. 
 

One such reason for this request. 
 
 
 
Recommendation: 
 
Recommendations are not given for variance requests.  However, if conditions are contemplated to 
be attached to an approval, staff would be available to assist in properly crafting said conditions. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

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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LU-22-0001 
Staff Report 
 
Planning Commission Public Hearing: March 14, 2022 6:30 PM  
 
   
The following report constitutes an assessment and evaluation by Planning staff on the above mentioned 
request. 
 
Applicant:    Teresa Lewis 
     107 Country Creek Drive 
     Pickens, SC 
      
 
Property Owner(s):   James Ed and Teresa G. Lewis 
 
 
Property Location: SC 11/Country Creek Road 

Pickens, SC 
 
           
Acreage: 5 +/- acres of a larger 7.10 acre tract 
 
 
Tax Map Number:   4197-00-90-6443 
 
 
County Council 
District:     3 

 
 

Land Use Request: 15 site RV Park and Campground – as noted on application 
 (24 sites noted on site plan) 
 
Variance Request(s) from 
Planning Commission:   

   



LU-21-0011                                                                                                                                                                                  Page 2 of 9 

 
 

Request Background: 
 
The applicant is proposing to develop 5 acres of a 
7.10 acre tract (Aunt Sue’s), into a 15 site 
(application)/24 site (sketch plan) RV Park and 
Campground, with bath house. 
 
Current Property Use: 
 
The subject property is currently commercial.  Aunt 
Sue’s occupies a portion of the overall site. 
 
Surrounding Area: 
 
North: Residential (2.25 acres +) 
 
South: SC 11, Residential (1.75 acres +) 
 
East: Residential (2.00 acres +) 
 
West: Vacant/wooded 
 
Future Land Use: 
 
The property is designated as “Rural Residential” 
Character Area.   
 
Utilities & Infrastructure 
 
Transportation:  
 
The property is served by SC 11, a SCDOT 
maintained roadway and Country Creek Drive, a 
county maintained roadway. 
 
Water:  
 
Private Water, well 
 
Sewerage: 
 
Private Sewer, septic 
 
 
 
 
 
 
 
 
 
 

Past Development/Approvals: 
 
While not subject to any recent development permit or 
approval, upon the subject tract is Aunt Sue’s, a multi-
use commercial site, consisting of shops, restaurant, 
and outdoor gathering spot. 
 
Photograph(s):  
 
N/A  
 
Comments from Reviewing Agencies: 
 
Pickens County Engineer:   
 
See Attached Letter/Email 
 
SCDOT:   
 
N/A 
 
Water and Sewage Provider:   
 
N/A 
 
SCDHEC:   
 
N/A 
 
PC Emergency/Fire Services: 
 
N/A 
 
SDPC: 
 
N/A 
 
Other Reviewing Agencies: 
 
Pickens County PRT 
 
For any rentals or leases they plan to do that are less 
than 90 days in length, they will be subject to 
Accommodations Tax 
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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.   
 
A. Is the proposed use consistent with other uses in the area or the general development patterns occurring in the area? 
 
While the proposed use, commercial RV Park, may seem inconsistent with current and existing development patterns 
in the vicinity, the area, however, due to the proximity to Table Rock State Park, other properties of SCPRT and 
SCDNR, area lakes, and other available recreation activities in the immediate area and the overall region, the location 
should be ideal for a small, family orientated RV Park and Campground.   
 
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 RV Parks and Campgrounds and additional 
standards proposed by staff, any potential impacts on adjacent properties will be mitigated.   
  
B. Is the proposed use compatible with the goals, objectives, purpose and intent of the Comprehensive Plan? 
 
The current Comprehensive Plan identifies the area, the proposed project site in particular, as “Rural Residential”.  
The Comprehensive Plan speaks to placement of development where there are services capable of supporting 
development.  Services in the area are adequate for the proposed project.   
 
C. 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 use and request as proposed should not cause an excessive use or burden to existing public facilities; provided 
the applicable standards set forth in the UDSO are adhered to.  Due to the size and nature of the proposed project, no 
impact on the local school attendance zone is anticipated. 
 
D. 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 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. 
 
E. 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. 

 
 

 
 

Staff Analysis based on Section 302 of the UDSO 
 

The following analysis of the application is made based upon the standards for RV Parks and Campgrounds enumerated in 
Section 302 of the UDSO.  The applicable standards have been included for reference with the proposed project’s compliance 
to each standard noted in BOLD. 
 

Sec 302  Recreational Vehicle (RV) Parks and Campgrounds. 

302(a) Purpose. 

The purpose of this section is to provide opportunities for quality developed campgrounds and 
recreational vehicle parks that are properly sited where there is adequate public street access and 
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adequate access to other public services which may be needed by such endeavor.  In order to create 
a desirable and successful recreation environment while protecting the public health, safety, and 
welfare, Planning Commission review and consideration will be required; unless exempted in the 
following sections.  

302(b) Use Standards. 

(1) Each park must have direct frontage and access to a collector or arterial street.  Access to each 
individual site and other provided structures shall be from internal streets. Individual sites shall 
not be accessed directly from a public road. 

Project, as proposed, must meet this standard; the sketch plan does not show 
internal access but will need to be designed and presented for review during 
project permitting. 

(2) No site shall be used as a permanent residence and shall only be for the use of travel trailers, 
pickup campers, coaches, motor homes, camping trailers, other vehicular accommodations, 
tents, park model units, and on-site rental cabins.  No site may be used for more than one 
hundred eighty (180) days in any calendar year by the same occupant. 

Use of site must be in compliance 

(3) Overall density of the park or campground shall be limited to no more than four (4) sites per 
acre.  When a proposed park or campground is one (1) acre in size or less and will have 4 sites 
or less Planning Commission review as enumerated in Section 1203 will not be required. 

          Proposed RV Park will have 15 sites (per application)/24 sites (per sketch plan) 

(4) Each site in the campground or park shall have a minimum area of eight hundred (800) square 
feet and have a stabilized and compacted vehicular parking pad of packed gravel, paving, or 
other suitable material.  At least one site must be ADA accessible. When permanent units 
(Cabins) are provided, at least one (1) unit must be ADA accessible. 

Sketch plan is not detailed enough to show compliance.  Proposed RV Park must 
be compliant and such compliance will be reviewed during project permitting. 

(5) All sites shall be setback from all side and rear property lines by a minimum of ten (10) feet and 
a minimum of twenty (20) from the edge of any public road right-of-way.  When the park or 
campground is adjacent to a residential use, that ten (10) feet must be vegetated accordingly in 
order to provide a solid evergreen screen. 

Sketch plan is not detailed enough to show compliance.  Proposed RV Park must 
be compliant and such compliance will be reviewed during project permitting. 

(6) Sites may be served by on-site sewage disposal system as permitted by SCDHEC; however, 
each individual site may not be served with an individual system.  

 Project will be served by SCDHEC permitted septic.  

(7) Sites within the park that are not otherwise served with sewage disposal connections, an onsite 
bath house (provisions for restroom and bathing facilities) must be provided. 

  A bath house is also being provided 

(8) Sites shall not be served by individually metered power or water service.  When multiple sites 
are being provided, master meter(s) must provide service to the entire park.  All sites must have 
access to public water, either directly or communally. 

 Project will need to comply. 
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Planning Staff Recommendation: 
 
Approval, with notation and conditions 
 

1. Approval limited to 15 sites; 4 Site Built Cabins and 11 traditional RV/Tent sites.  If the 
applicant/campground owner wishes to increase the number of sites and such allowance (site 
number/density/permitted use) is permitted by the adopted standards in place at the time of 
application, a new request will be required for the additional sites. 

 
2. All provided cabins, bath house, or other accessory or equipment buildings must be either site built 

or be certified “Park Model” units with the foundation screened.  Off site or pre-fabricated buildings 
will not be permitted.  Colors and materials used on all structures must be natural or woodland like 
so that they fit and blend into the surroundings.  Planning staff must first approve all proposed 
materials and colors prior to permitting. 

 
3. Front façades of all structures must face SC 11, or be designed in such a way so that a “false” front 

façade faces SC 11.  No rear entries or service areas, including equipment, may face or otherwise 
be visible from SC 11. 

 
4. All RV/Tent sites must be set back from SC 11 a minimum of 100’ and be separately screened with 

evergreen plantings that, at maturity, reach a height of 10’. 
 
5. No existing vegetation may be removed within 10’ of the ROW/shared property line of SC 11. 
 
6. No direct access onto SC 11 will be permitted. 
 
   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
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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