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R-15 (2.5 Units/Acre)
15,000 ft2 lots
~107 Units

R-10 (5 Units/Acre)
10,000 ft2 lots
~20 Units

~127 Units over +/- 43 
Acres with 10% Open 
Space

~90 acres in City

~30 Acres Wetlands

~230 Acres
R-6 (6.71 Units/Acre)
SF detached homes, duplexes, 
triplexes, quadplexes, 
townhomes, apartments, and 
manufactured homes.
15,000 ft2 lots + 5,000 ea unit

~230 acres in County

~1,000 + units over +/– 191 
Acres with 10% open space

The biggest development in City of Camden or is it 5 smaller developments



Growth Boundaries
Comprehensive Planning
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~448 units
~289 Acres

$81K Ad Valorem

Sustainable
Value/Acre



Annexation is not a right or entitlement

Annexation should be in the best interest of City Residents
and Shareholders (business)

“Donut Hole” surrounded by city limits with COC Zoning

Should be a net positive for municipal residents by 
expanding the city tax base.

Should not place a financial burden on existing municipal 
residents to expand services

The revenues, taxes (LOST, Htax), and fees should be 
“adequate” to fund the ongoing maintenance liability 
of second life cycle costs. 

The legislative body (council) has the duty to weigh all the
relevant factors and make an informed decision regarding
long range benefits.

Donut Hole

Request



Voluntary Annexation of ~230 Acres
into City Limits using 100% method of annexation.

Existing Land Use: Equestrian Training Facility

City of Camden provides water, electric, fire protection
City does not provide Road, sidewalk, stormwater, or sanitation

Donut Hole

~230 Acres
R-6 (6.71 Units/Acre)Kershaw County Zoning

Permitted by right Development
SF detached homes, duplexes, triplexes, quadplexes, 
townhomes, apartments, and manufactured homes.
15,000 ft2 lots + 5,000 ea unit

~1,000 + units over +/– 191 Acres with sewer 
( Excluding wetlands and 10% open space) 



~90 acres in City~230 acres in County

Rezoning?



R15
~127 Units over +/- 43 acres
Current City Ad Valorem  ~$56.00 
Permitted by right development
107 Move up Homes $483K-$698K( $590K Avg.)

Ad Valorem          ~$  60,000  Annually
Water Revenue    ~$  50,000  Annually
Sewer Revenue   ~$  79,000  Annually
Electric Revenue ~$209,000  Annually (1,000kWh)

Current City Ad Valorem  ~$2.32 
Permitted by right development
20 Townhomes $ 267K-$312K ( $289K Avg.)

Ad Valorem          ~$     5,440  Annually
Water Revenue    ~$    9,000  Annually
Sewer Revenue   ~$   14,600  Annually
Electric Revenue ~$  40,000  Annually (1,000kWh)

~90 acres in City

Fees/Unit
Water           $2,100 /Unit  X  127 Units=  $266,700 
Sewer           $3,937 /Unit  X  127 Units=  $499,999 
Impact Fee  $5,074 /Unit  X  127 Units=  $644,398

R10



R-15 (2.5 Units/Acre)
15,000 ft2 lots
~107 Units

R-10 (5 Units/Acre)
10,000 ft2 lots
~20 Units

~127 Units over +/- 43 
Acres with 10% Open 
Space

~90 acres in City

Rezoning Request:  1886 Greene  & 2200 Carter  
Master Plan District



~230 Acres
R-6 (6.71 Units/Acre)
SF detached homes, duplexes, 
triplexes, quadplexes, 
townhomes, apartments, and 
manufactured homes.
15,000 ft2 lots + 5,000 ea unit

~230 acres in County

~1,000 + units over +/– 191 
Acres with 10% open space

Annex and Rezone 1128 &1130 Chesnut to
Master Plan District
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Phase 1
134 Lots





Development Concerns
• “700 starter homes where the building materials are 

shipped in by train from china”
• Low Income Housing (Property Values)
• Exclusionary zoning (Disparate treatment, Economic leakage)
• Wetlands protection
• Buffers
• Open Space
• Infrastructure (Water, Sewer, Electric, Roads)
• Schools
• Traffic



Is a price point from $300 to $990K Low Income Housing?



Is a price point from $300 to $990K Low Income Housing?



Is a price point from $300 to $990K Low Income Housing?



Development Concerns

• Wetlands 
• Open Space
• Buffers



Development Concerns
• Infrastructure (Water, Sewer, Electric, Roads)

• Water- 6MGD, Rated: 2.11 MGD, Usage: 3.9 Surplus
• Sewer- 4MGD Rated:    3.6 Usage:  400K GPD

4.8MGD Rated: 3.6 Usage:  1.2MGD Surplus
• Electric-Purchase based upon demand
• Roads: 90 Centerline/33 City” $250 to $450K/mile

• 6.5 Miles LF
• Sidewalks/Trails

• Schools
• Traffic



The developer has consulted with the Kershaw County School District on effects 
the development would have on the school system. The district indicated that 
the schools in the city (Camden Elementary, Camden Middle, and Camden High) 
would be able to accommodate the estimated number of students from the 
development in the initial phases. The middle and high schools have capacity to 
absorb more students and could possibly have additions added to absorb the 
additional growth after the initial phases. Camden Elementary is more 
problematic due to the location and small site size. Camden Elementary would 
not be able to be expanded to accommodate the growth after the initial phases. 
This situation might then lead to redrawing attendance lines to shift enrollment 
to Jackson Elementary and Pine Tree Elementary where there is more capability 
for expansion or possibly bring about the need for an additional elementary 
school. The district has also reminded the City of Camden and the developer 
that the proposed owner occupied homes do not generate operational taxes for 
the school district due to Act 388 and could lead to additional strain on the 
General Fund budget similar to the impact seen due to development all across 
the county. 



Battleship

Chesnut

Carter

LOS D-Battleship/Dekalb (Cert. of Occ.)
Road Widening (Deeded ROW)
SC DOT Review

The analysis determined that a right-turn lane would be required on Battleship Road at Access 1, a dedicated left turn signal would be required at the intersection of Battleship Road and
Dekalb Street, and an additional right only turn lane would be required on the southbound side of Battleship Road at the intersection with Dekalb Street. The analysis states that with these
improvements the existing roads can accommodate the anticipated traffic volumes produced by the development.



Direct Impact Analysis(City Staff)

Estimated capacity fees at buildout
Water capacity fees: $1,667,000
Sewer capacity fees: $3,126,000 (~50% of cost to expand 1MGD in the Future)
Estimated Development Impact Fees at buildout
Parks and Recreation: $2,700,000
Fire Protection: $976,000
Municipal Facilities: $316,000
Estimated utility revenue at buildout
Water: $371,000
Sewer: $580,000
Electric: $1,900,000

Estimated city property tax revenue: $497,000



R-15 (2.5 Units/Acre)
15,000 ft2 lots
~107 Units

R-10 (5 Units/Acre)
10,000 ft2 lots
~20 Units

~127 Units over +/- 43 
Acres with 10% Open 
Space

~90 acres in City

~30 Acres Wetlands

~230 Acres
R-6 (6.71 Units/Acre)
SF detached homes, duplexes, 
triplexes, quadplexes, 
townhomes, apartments, and 
manufactured homes.
15,000 ft2 lots + 5,000 ea unit

~260 acres in County

~1,000 + units over +/– 191 
Acres with 10% open space



Staff Recommendation

• Annexation will be in the best interest of City Residents and 
Shareholders (business) with a net positive financial impact in the long 
run

• Staff recommends the planning commission not recommend that City 
Council annex the property until such time that a formal Development                                    
Agreement is available that memorializes development terms, including                        
development timing and phasing, the payment of certain development                                      
charges and fees, the design and conveyance of certain development                            
infrastructure (including planned public infrastructure), design 
standards, and vesting of certain rights for the property prior to 
annexation and subsequent zoning. 



Public Hearing
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