
                                         
 

 

 

 
PLANNING COMMISSION 

MONDAY, June 4, 2018 
6:00 p.m. 

Council Chambers, Administration Building 
100 Ribaut Road, Beaufort, South Carolina 

 
 

 

 
 

1. COMMISSIONER’S WORKSHOP – 5:30 P.M. 
Community Development Office, Room 115, Administration Building 

 
2. REGULAR MEETING – 6:00 P.M. 

Council Chambers, Administration Building 
 
3. CALL TO ORDER – 6:00 P.M. 
 
4. PLEDGE OF ALLEGIANCE  
 
5. REVIEW OF MEETING MINUTES FOR FEBRUARY 5, 2018 (backup) 
 
6. CHAIRMAN’S REPORT 
 
7. PUBLIC COMMENT ON NON-AGENDA ITEMS  
 
8 SOUTHERN BEAUFORT COUNTY STREET NAME CHANGE PETITION FROM 

CONEY ISLAND LANE TO DOGFISH LANE, NEAR THE INTERSECTION OF HODGE 
AVENUE AND SAWMILL CREEK ROAD, BLUFFTON; APPLICANT:  ROBERT A. 
GOSSETT (backup) 
 

9 MAP AMENDMENT TO THE BEAUFORT COUNTY COMPREHENSIVE PLAN, 

CHAPTER 4: FUTURE LAND USE MAP 4-9 TO:  (backup) 

A. REMOVE THE HAMLET PLACE TYPE ON THE BUCKINGHAM LANDING 

COMMUNITY AT THE FOOT OF THE BRIDGE TO HILTON HEAD ISLAND; 

B. CHANGE THE VILLAGE PLACE TYPE THAT CORRESPONDS WITH THE 

HILTON HEAD NATIONAL PROPERTY AT THE CORNER OF BLUFFTON 

PARKWAY AND MALPHRUS ROAD TO A HAMLET PLACE TYPE. 

--AND-- 

MAP AMENDMENT TO THE BEAUFORT COUNTY COMMUNITY DEVELOPMENT 

CODE, PREAMBLE, DIVISION P.20, PAGES P10 AND P-11 TO:   

A. REMOVE THE HAMLET PLACE TYPE FROM THE BUCKINGHAM LANDING 

COMMUNITY AT THE FOOT OF THE BRIDGE TO HILTON HEAD ISLAND; 

B. CHANGE THE VILLAGE PLACE TYPE THAT CORRESPONDS WITH THE 

HILTON HEAD NATIONAL PROPERTY AT THE CORNER OF BLUFFTON 

PARKWAY AND MALPHRUS ROAD TO A HAMLET PLACE TYPE. 

 

In accordance with South Carolina Code of Laws, 1976, Section 30-4-80(d), as amended, all local media was duly 

notified of the time, date, place and agenda of this meeting. 

 

 

COUNTY COUNCIL OF BEAUFORT COUNTY 
Community Development Department 

Beaufort County Government Robert Smalls Complex 
Administration Building, 100 Ribaut Road, Room 115 

Mailing:  Post Office Drawer 1228, Beaufort SC  29901-1228 
Phone:  (843) 255-2140    FAX:  (843) 255-9432 

 

http://www.google.com/imgres?imgurl=http://www.clker.com/cliparts/7/1/c/a/12428121541383173175Wheelchair_symbol.svg.med.png&imgrefurl=http://www.clker.com/clipart-28636.html&h=298&w=261&sz=8&tbnid=vP8l0O1ojVr4HM:&tbnh=116&tbnw=102&prev=/search?q=wheelchair+logo&tbm=isch&tbo=u&zoom=1&q=wheelchair+logo&hl=en&usg=__WP8l1w5hSgZVkWLaDHoGuZoeHjc=&sa=X&ei=Eis4Tt6RLIm4tgf6tqGTAw&ved=0CB0Q9QEwAg
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10. TEXT AMENDMENT TO THE BEAUFORT COUNTY COMMUNITY DEVELOPMENT 

CODE (CDC): ARTICLE 3, SECTION 3.3.50 REGIONAL CENTER MIXED-USE TO 

PERMIT UNIT-PER-UNIT CONVERSION OF LODGING TO MULTI-FAMILY – 

AMENDED TO: 

AN ORDINANCE ESTABLISHING A CONDITION USE FOR AFFORDABLE 

HOUSING DEVELOPMENTS IN THE REGIONAL CENTER MIXED USE (C5) 

ZONE DISTRICT (backup) 
 

11. ADMINISTRATIVE APPEAL OF THE STAFF REVIEW TEAM (SRT) APPROVAL OF 
A 25-LOT SUBDIVISION (R200 015 000 0558 0000, -0559 0000, & -0560 0000; KNOWN 
AS LOTS 7, 8, AND 9 OF ACADEMY PARK SUBDIVISION) ON FAIRFIELD AND 
ALUMNI ROADS AND FACULTY DRIVE, LADY’S ISLAND; APPELLANTS:  
RICHARD S. BOLIN, ET. AL. (backup) 

 
12. NEW/OTHER BUSINESS: 

A. New Business 
B. Other Business:  Next Scheduled Regular Planning Commission Meeting:  Monday, 

July 2, 2018, at 6:00 p.m. in Council Chambers, County Administration Building, 100 
Ribaut Road, Beaufort, South Carolina 

  
13. ADJOURNMENT  
 



 
 

 
 

The regular meeting of the Beaufort County Planning Commission (hereinafter “Commission”) was held on 

Monday, February 5, 2018, in County Council Chambers, the Beaufort County Administration Building at 100 

Ribaut Road, Beaufort, South Carolina. 

  

Members Present: 

Mr. Robert Semmler, Chairman  Ms. Diane Chmelik Mr. Kevin Hennelly 

Mr. Jason Hincher Mr. Ed Pappas 

 

Member Absent:  Dr. Caroline Fermin, Mr. Harold Mitchell, Mr. Randolph Stewart/Vice-Chairman, and 

Vacancy (St. Helena Island representative/formerly Marque Fireall)  

 

Staff Present: 

Mr. Anthony Criscitiello, Community Development Director 

Mr. Robert Merchant, Assistant Community Development Director 

Mr. Eric Greenway, Interim Community Development Director  

Ms. Barbara Childs, Administrative Assistant to the Community Development Director 

 

 

CALL TO ORDER:  Chairman Robert Semmler called the meeting to order at approximately 6:00 p.m.  

 

PLEDGE OF ALLEGIANCE:  Mr. Semmler led those assembled in the Council Chambers with the pledge of 

allegiance to the flag of the United States of America. 

 

REVIEW OF MEETING MINUTES:  The Commissioners reviewed the December 4, 2017 minutes.  

Motion:  Mr. Jason Hincher made a motion, and Mr. Ed Pappas seconded the motion, to accept the minutes as 

written.  The motion carried (FOR: Chmelik, Hennelly, Hincher, Pappas, and Semmler; ABSENT: 

Fermin, Mitchell, Stewart, and Vacancy/St. Helena Island representative).   

 

CHAIRMAN’S REPORT:  Mr. Semmler apologized in advance for his illness, should he have any coughing 

fits during the proceedings.  He noted that the Lady’s Island Area Plan Steering Committee would meet on 

February 20, with a public meeting on February 21—the location to be announced at a later date.  The Beaufort 

County Council Leadership and Strategic Planning sessions will be Friday and Saturday, February 9 and 10, at 

the Disability and Special Needs Building.  (Note:  The sessions actually will be held in the Conference Room, 

Buckwalter Regional Park, 905 Buckwalter Parkway, Bluffton, SC.)   

 

Mr. Anthony Criscitiello introduced his replacement--Mr. Eric Greenway.  Mr. Greenway started on January 22.  

He will replace Mr. Criscitiello upon his retirement on May 1, 2018.  Mr. Criscitiello stated that Mr. Greenway 

is a competent planner who will guide and influence the government in the future.  Mr. Criscitiello noted that 

Mr. Robert Merchant has assisted in the transitioning between Mr. Criscitiello and Mr. Greenway.  Mr. 

Criscitiello said he looked forward during his transition to retirement to assisting the Community Development 

department and providing guidance to County Council and the County Administrator.     

 

Mr. Eric Greenway said he looks forward to working with the Commission.  He is excited and honored to be 

chosen to follow in the footsteps of Mr. Criscitiello, as his role transitions.  He stated he is not carrying a title 

because he is in a support function through the transition.  We have a strong planning department in Beaufort 

with very capable people.  Mr. Greenway is glad to be a part of that team to continue the great things that have 

been started.  The Commissioners enthusiastically welcomed him. 

 

PUBLIC COMMENT on non-agenda items:  None were received. 

 

 

COUNTY COUNCIL OF BEAUFORT COUNTY 
Beaufort County Community Development Department 

Beaufort County Government Robert Smalls Complex 
Physical:  Administration Building, 100 Ribaut Road, Room 115 
Mailing:  Post Office Drawer 1228, Beaufort, SC  29901-1228  

Phone:  843-255-2140 / FAX:  843-255-9432 

Phone:  (843) 255-2140    FAX:  (843) 255-9432 
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DAUFUSKIE ISLAND (DI) PLAN UPDATE 

Ms. Deborah Smith, a Daufuskie Island Councilmember and Chairman of the DI Plan and Code Committee, 

briefed the Commission.  She noted that two DI property owners who have donated their services pro-bono in 

updating the plan.  She appreciated the interest the Commission has in this project. 

 

Ms. Beverly Davis with RS&H, noted that she along with Sonny Timmerman of Complete Communities, and 

Ecological Planning Group were part of the consulting group of the project.  She briefed the Commission on the 

specifics of the project and the forthcoming steps.  The update is a DI Council initiative.  She noted the on-going 

public participation, development of character areas, and the draft plan is underway.  Hurricane Irma cause some 

delay.  They have held two community workshops with 35 attendees each.  They have issued two community 

surveys, and provided an upate to the DI Council.  The first survey remarkably generated almost 400 responses, 

with 50% from Haig Point, 20% from the Historic District, and 46% of full-time DI residents.  She gave details 

of the first survey, including the top three things about DI--the geographic location with no bridge, the quietness, 

and the slower pace of life.  They have developed a Final Vision that she shared with the Commission.  The 

group collected data of existing conditions.  There are 2,400 parcels on the island, 71% are undeveloped.  

Approximately 64% of DI are at high risk of flooding.  They mapped community resources and zoning, and 

looked at the character areas.  About 40% of DI are in PUDs.  At the second community workshop, the 

attendees were divided into three working groups.  The results of the second survey agreed with most of the 

character areas and the overall strategies recommended by the consulting group.  The next steps include 

developing the draft plan update.  Another community workshop is planned to reveal the draft plan. 

 

Commission discussion included how the plan affects Planned Unit Developments/PUDs (Ms. Davis stated that 

the plan is focused outside of the existing PUDs since the PUD requirements were set when they were approved.  

Mr. Criscitiello stated that the plan takes over when the PUD is silent on regulations.), and concern that the 

lighting at the Savannah ferry port would adversely affect the DI environment/wildlife. 

 

Mr. Semmler thanked Ms. Davis for the presentation. 

 

PORT ROYAL ISLAND STREET RENAMING OF THE EASTERN PORTION OF CRYSTAL 

STREET AT THE BEGINNING OF THE RIVER WATCH POINT SUBDIVISION TO BE RENAMED 

WATCH POINT (INVOLVING 5 PARCELS IN THE STUART POINT AREA); APPLICANT:  RIVER 

WATCH POINT HOMEOWNERS ASSOCIATION (AGENT: MR. KEVIN JOHNSON)  

Mr. Robert Merchant briefed the Commissioners.  Crystal Street is a paved road and becomes unpaved at the 

River Watch subdivision where a white gate crosses the road.  He noted that the five property owners involved 

had no issue with the street name change.   

 

Commission discussion included querying whether paving the dirt road would be problematic-ownership or 

maintenance-wise (Mr. Merchant said no, and went on to explain the street renaming process.), and querying 

whether “Point” was a normal nomenclature in County street names.  

 

Applicant’s Comment:  Mr. Kevin Johnson, the applicant, stated that E-911 is under the impression that the 

street renaming would be Watch Point.  (Mr. Semmler said he had seen Point at other places also.) 

 

Motion:  Mr. Jason Hincher made a motion, and Mr. Kevin Hennelly seconded the motion, to approve the Port 

Royal Island Street Renaming of the eastern portion of Crystal Street at the beginning of the River Watch 

Point Subdivision to be renamed Watch Point (involving 5 parcels in the Stuart Point area).  No further 

discussion occurred.  The motion carried (FOR: Chmelik, Hennelly, Hincher, Pappas, and Semmler; 

ABSENT:  Fermin, Mitchell, Stewart; and VACANCY:  St. Helena Island representative).   
 

TEXT AMENDMENT TO THE BEAUFORT COUNTY COMMUNITY DEVELOPMENT CODE 

(CDC), ARTICLE 3, SECTION 3.3.50 REGIONAL CENTER MIXED USE (C5) ZONE STANDARDS 
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(TO ALLOW HOTEL TO APARTMENT CONVERSION ON UNIT TO UNIT BASIS); APPLICANT:  

MICHAEL KRONIMUS  
Mr. Robert Merchant briefed the Commissioners on the text amendment.  The new owners of the Bluffton 

Suburban Lodge, located east of Lowe’s along Highway 278, behind MacDonald’s, are interested in turning the 

extended-stay hotel, unit for unit, into efficiency apartments.  The building was built in 2000.  The project is 

located in the C5 regional center mixed-use district where hotels and multi-family uses are permitted; however 

150 units on 3.13 acres is problematic since the multi-family use density is 15 units per acre.  Staff 

recommended a text amendment; however, Staff made several provisions including the hotel having existed for 

five years rather than using the amendment to bypass the density issue, building code issues being separate from 

the CDC, and parking issues with hotels requiring 1 space per room versus 1.25 spaces per apartment.  The 

existing site has parking issues.  Traffic impacts for apartments are considered nominally greater than a hotel.  

Staff recommends approval since smaller units could possibly provide a niche in the lower-end housing supply.  

He noted that the county is going through a housing needs assessment and the results may expand or move this 

amendment to another zoning district.    

 

Commission discussion included whether the owner did a market research on the demand of studio apartments.  

 

Applicant’s Comment:  Mr. Michael Kronimus, the applicant, noted there was a huge demand for that type of 

housing in that location.  Service staff levels are not being met on Hilton Head Island; work force housing is 

needed.  These units are 500 to 700 square feet.  We can combine the rooms to form 1-bedrooms, since most are 

studio apartments.  A parking issue exists.  Workforce housing is the aim; however, some tenants won’t have 

vehicles, so parking may not be the problem since there is access to a major thoroughfare for tenants to take a 

bus or Uber.     

 

Additional Commission discussion included querying whether the intent is to market as workforce housing, 

concern with the lack of firewalls for apartments, fearful of unintended consequences since the text amendment 

could be used in other zones where hotels transfer ownership but property deterioration is not addressed, 

querying whether regional significance was addressed regarding notifying municipalities of the proposed text 

amendment (Mr. Merchant said this amendment did not trigger the regional significance aspect so he had not 

notified the municipalities.), noting the logical evolution from hotel to multi-family, noting the cramped and 

confined space of the specific inn that led to this proposed text amendment, concern that a density capacity has 

not been set, noting the lack of amenities for children on the site, concern that there are no schools within 

walking distance of the property and school buses access would be problematic, concern that the amendment 

would allow more hotel to apartment conversions throughout the County, desiring input from the School District 

and the municipalities, querying the average occupancy rate of area hotels, affirming that the municipalities 

have a desperate need for affordable housing, querying when the workforce housing assessment would be 

completed (Mr. Merchant noted that the target draft was set for March 2018.), querying how soon the 

Commission could receive input from the municipalities on the proposed text amendment, and noting that the 

Town of Bluffton had an Affordable Housing Committee.  

   

Mr. Kronimus noted, in regards to firewalls, that that building codes requirement would be addressed in another 

process.  In regards to other zones using the text amendment, only a small amount of zones would allow the 

hotel to multi-family conversion.  Mr. Kronimus stated that parking at the proposed site would not be met with 

the existing regulations.   

 

Mr. Merchant reiterated that the parking requirements can be increased or decreased by 20%, but the applicant 

must submit a parking study that will be reviewed by the County Traffic Engineer.  He noted that the site has no 

access to the Bluffton Parkway or to the trail.  He stated that the Staff doesn’t want to create a parking problem 

because there is nowhere to park offsite.   

 

Mr. Kronimus noted that the bottom line is if the text amendment is approved, it doesn’t mean that project will 

be approved.  This is truly a workforce housing opportunity.  This is a C5 zone that is the most dense zoning 
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allowed in Beaufort County.  He stated that the owner could raze building and build another unit with higher 

density on the 3.2 acre property.  This location could be downzoned to a T-zone to allow a higher density.  

There are various items that must be met by Building Codes so there’s a long way to go.  The property is next 

door at a T4 zone with an unlimited density, but the parking calculation must be met. 

 

Public Comment:  None was received. 

 

Motion:  Mr. Ed Pappas made a motion, and Ms. Diane Chmelik seconded the motion, to recommend to 

County Council a denial of the Text Amendment to the Beaufort County Community Development Code 

(CDC), Article 3, Section 3.3.50 Regional Center Mixed Use (C5) Zone Standards (to allow hotel to 

apartment conversion on unit to unit basis) because the Housing Needs Assessment had not been 

completed.   Discussion included a clarification of the motion.  The motion failed (FOR:  Chmelik and 

Pappas; AGAINST:  Hennelly, Hincher, and Semmler; ABSENT:  Fermin, Stewart, and Vacancy/St. 

Helena Island Representative). 
 

Motion:  Mr. Jason Hincher made a motion, and Mr. Kevin Hennelly seconded the motion, to recommend to 

County Council approval of the Text Amendment to the Beaufort County Community Development Code 

(CDC), Article 3, Section 3.3.50 Regional Center Mixed Use (C5) Zone Standards (to allow hotel to 

apartment conversion on unit to unit basis) with the condition that input should be received from the 

municipalities that are affected and their respective affordable housing committees.  The motion passed 

(FOR:  Hennelly, Hincher, and Semmler; AGAINST:  Chmelik and Pappas; ABSENT:  Fermin, Stewart, 

and Vacancy/St. Helena Island Representative). 
 

NEW/OTHER BUSINESS: 

 New Business:  Mr. Semmler noted that the annual elections for Commission officers would be held 

during the Commission’s March 2018 meeting to insure that a large number of Commissioners are 

present for the elections. 

 Other Business:  None were discussion. 

 

ADJOURNMENT:  Motion:  Mr. Ed Pappas made the motion, and Mr. Jason Hincher seconded the motion, to 

adjourn the meeting.  The motion carried (FOR: Chmelik, Hennelly, Hincher, Pappas, and Semmler; 

ABSENT:  Fermin, Mitchell, Stewart; and VACANCY:  St. Helena Island representative).  Mr. Semmler 

adjourned the meeting at approximately 7:05 p.m.      

 

 

SUBMITTED BY:   
   Barbara Childs, Administrative Assistant to the Planning Director 

 

 

   

   Robert Semmler, Beaufort County Planning Commission Chairman 

 

APPROVED: March 5, 2018 

 

 
Note:  The video link of the February 5, 2018, Planning Commission meeting is: 

http://beaufort.granicus.com/MediaPlayer.php?view_id=3&clip_id=3628  

http://beaufort.granicus.com/MediaPlayer.php?view_id=3&clip_id=3628
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MEMORANDUM 
 
 

 

To: Beaufort County Planning Commission 

From: Robert Merchant, Deputy Community Development Director  

Date: June 4, 2018 

Subject: Amendment to Chapter 4 (Future Land Use) of the Beaufort County 

Comprehensive Plan, Map 4-9 Place Type Overlay District – Southern Beaufort 

County 

 --AND-- 

 Amendment to the Preamble to the Community Development Code (pages P-10 and 

P-11) 

 

 

Summary of the Proposed Amendment to the Comprehensive Plan: The Future Land Use 

chapter of the Comprehensive Plan contains a special land use designation called the Place Type 

Overlay.  The purpose of the Place Type Overlay is to identify locations in the County to 

promote appropriately scaled walkable environments with a mix of housing, civic, retail, and 

service choices.  The overlay establishes five place types going from the most rural to the most 

urban – rural crossroad, hamlet, village, town, and city (the Town and City Place Types are 

directed into the municipalities).  The Beaufort County Community Development Code assists in 

the implementation of these place types through the use of the Transect Zones found in Article 3 

of the code. 

Members of Beaufort County Council expressed concern that some of the place types may be 

promoting too much residential and commercial development, having the potential to overload 

the road network and negatively impact existing neighborhoods.  County Council held two 

workshops (January 25 and February 26) earlier this year to conduct an in-depth analysis of land 

use policy in southern Beaufort County.  At the March 19 Natural Resources Committee 

meeting, the Committee discussed the following changes to the Place Type Map: 

 Remove the Hamlet that corresponds with the Buckingham Landing Community. 

 Evaluate the appropriateness of the Village Place Type at Hilton Head National. 

Recommendation:  Community Development Staff analyzed the two discussion items from the 

Natural Resource Committee and has the following recommendations: 

 

 Remove the Hamlet Place Type from the Buckingham Landing Community:  The 

Buckingham Landing Community has many qualities that make it a good candidate to 

develop into a mixed-use walkable neighborhood, specifically its gridded street network 

and water front location.  However, the neighborhood has poor access, it is very low in 

elevation, and its residents have expressed a desire to preserve it as a single family 
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neighborhood.  For these reasons, Community Development Staff supports removing this 

place type from the Comprehensive Plan 

 

 Change the place type at Bluffton Parkway and Malphrus Road from Village to Hamlet:  

During the review of the Hilton Head National development, many members of the 

public expressed concern about the magnitude and intensity of development that the 

village place type could potentially yield.  In addition, the Hilton Head National 

development had the potential to create the need for $12.6 million in offsite 

transportation improvements.  Therefore, Community Development staff recommends 

changing the village to a hamlet place type. 

 
 Amend pages P-10 and P-11 of the Preamble to the Community Development Code to 

match the revised maps from the Comprehensive Plan. 

 

Proposed Amendments:  See attached. 
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ORDINANCE NO. 2018 / ___ 

AN ORDINANCE ESTABLISHING A CONDITION USE FOR AFFORDABLE 

HOUSING DEVELOPMENTS IN THE REGIONAL CENTER MIXED USE (C5) ZONE 

DISTRICT 

BE IT ORDAINED that Beaufort County Community Development Code is hereby 

amended to add the following underlined text as well as the yellow highlighted text.  

 

DONE this ___ day of _____________, 2018. 

COUNTY COUNCIL OF BEAUFORT COUNTY 

      

             

      BY:_____________________________________ 

                                 D. Paul Sommerville, Chairman 

 

APPROVED AS TO FORM: 

 

 

_________________________________ 

Thomas J. Keaveny, II, County Attorney     

 

ATTEST: 

 

_______________________________ 

Ashley Bennett, Clerk to Council 
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3.1.60  Consolidated Use Table          

 

 

Table 3.1.60. Consolidated Use Table 
 

Land Use Type T1 

N 
T2R 

T2 

RL 

T2 

RN 

T2 

RNO 

T2 

RC 
T3E 

T3 

HN 

T3 

N 

T3 

NO 

T4 

HC 

T4 

VC 

T4 

HCO 

T4 

NC 
C3 C4 C5 SI 

AGRICULTURE 

1. Agriculture & Crop Harvesting  P P P P P P P -- -- -- -- -- -- -- P -- -- -- 

2. Aquaponics S S S S S S S        S    

3. Agricultural Support Services -- P P P P P -- -- -- -- P P P -- TCP P P P 

4. Animal Production -- C -- C C C -- -- -- -- -- -- -- -- -- -- -- -- 

5. Animal Production: Factory 

Farming 
-- S -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- 

6. Seasonal Farmworker Housing -- C C C C C C -- -- -- -- -- -- -- C -- -- -- 

7. Forestry P P P P P P P P P P P P P P P P P P 

8. Commercial Stables -- C C C C C -- -- -- -- -- -- -- -- C -- -- -- 

RESIDENTIAL 

1. Dwelling: Single Family 

Detached Unit 
P P P P P P P P P P P P P P P TCP TCP -- 

2. Dwelling:  Single Family 

Attached Unit 
-- -- -- -- -- -- -- -- -- -- P P P P P TCP TCP -- 

3. Dwelling: Two Family Unit 

(Duplex) 
-- -- -- -- -- -- -- P P P P P P P P TCP TCP -- 

4. Dwelling: Multi-Family Unit -- -- -- -- -- -- -- -- P P P P P P C P P -- 

5. Dwelling: Accessory Unit -- C C C C C C C C C C C C C C TCP TCP -- 

6. Dwelling: Family Compound -- C C C C C C C -- -- -- C -- -- C C C C 

7. Dwelling: Group Home P P P P P P P P P P P P P P P TCP TCP -- 

8. Affordable Housing -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- -- C -- 

9. Community Residence (dorms, 

convents, assisted living, 

temporary shelters) 

-- -- -- -- -- P P P P P P P P P TCP TCP TCP -- 

10. Home Office C C C C C C C C C C C C C C C C C C 

11. Home Business -- C -- C C C C C C C C C C C C TCP TCP -- 

12. Cottage Industry -- C -- C C C -- -- -- -- -- -- -- -- -- -- -- -- 

13. Live/Work -- -- -- -- P -- -- -- -- -- P P P P TCP P P -- 

14. Manufactured Home 

Community 
-- -- -- -- -- -- -- -- -- -- -- -- -- -- C -- -- -- 

RETAIL & RESTAURANTS 

1. General Retail 3,500 SF  or 

less   
-- C -- -- P P 

-- 
-- -- -- P P P P TCP P P C 

2. General Retail 10,000 SF or 

less 
-- 

-- 
-- -- -- P 

-- 
-- -- -- -- P P P --- P P C 

3. General Retail  25,000 SF or 

less  
-- 

-- 
-- -- -- P 

-- 
-- -- -- -- P P P -- P P C 

4. General Retail  50,000 SF or 

less 
-- 

-- 
-- -- -- -- 

-- 
-- -- -- -- P P P -- P P -- 

Land Use Type 
T1 

N 
T2R 

T2 

RL 

T2 

RN 

T2 

RNO 

T2 

RC 
T3E 

T3 

HN 

T3 

N 

T3 

NO 

T4 

HC 

T4 

VC 

T4 

HCO 

T4 

NC 
C3 C4 C5 SI 

“P” indicates a Use that is Permitted By Right. 

“C” indicates a Use that is Permitted with Conditions. 

“S” indicates a Use that is Permitted as a Special Use. 

“TCP” indicates a Use that is permitted only as part of a Traditional Community Plan under the requirements in Division 2.3 

"--" indicates a Use that is not permitted. 
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Table 3.1.70  Land Use Definitions 
 

RESIDENTIAL 

Dwelling Unit – A room or group of internally connected rooms that have sleeping, cooking, eating, and sanitation facilities, 

but not more than one kitchen, which constitute an independent housekeeping unit, designed to be occupied as a residence 

by one household. 

Land Use Type Definition 
1. Dwelling: Single Family 

Detached Unit 

A structure containing one dwelling unit on a single lot. 

2. Dwelling:  Single-Family 

Attached Unit 

A structure containing one dwelling unit on a single lot and connected along a property line to 

another dwelling unit on an adjoining lot by a common wall or other integral part of the 

principal building such as a breezeway or carport.   

3. Dwelling: Two Family 

Unit (Duplex) 

A structure containing two dwelling units on a single lot. 

4. Dwelling: Multi-Family 

Unit 

A structure containing three or more dwelling units on a single lot.   

5. Dwelling: Accessory 

Unit 

An auxiliary dwelling unit, no larger than 800 SF attached to a principal dwelling unit or located 

within an accessory structure on the same lot. 

6. Dwelling: Family 

Compound 

A form of traditional rural development which provides for the placement of additional single-

family detached dwelling units on, and/or subdivisions of, a single parcel of land owned by the 

same family for at least 50 years. 

7. Dwelling:  Group Home  Residential facility for nine or fewer mentally or physically handicapped persons providing care 

on a 24-hour basis and licensed by a state agency or department, or is under contract with a 
state agency or department, for that purpose.   

8. Community Residence 1. Dormitory: A building, or portion thereof, which contains living quarters for five or more 

students, staff, or members of a college, university, primary or secondary boarding school, 

theological school, or other comparable organization, provided that such building is either 

owned or managed by such organization, or is under contract with such organization for 

that purpose.  

2. Convent or Monastery. The living quarters or dwelling units for a religious order or for the 
congregation of persons under religious vows. 

3. Assisted Living Facility: A state-licensed facility for long-term residence exclusively by 

seniors and persons with disabilities who require assistance with daily activities, and which 

may include, without limitation, common dining, social and recreational features, special 

safety and convenience features designed for the needs of the elderly or disabled, such as 

emergency call systems, grab bars and handrails, special door hardware, cabinets, 

appliances, passageways, and doorways designed to accommodate wheelchairs, and the 

provision of social services for residents which must include at least two of the following: 

meal services, transportation, housekeeping, linen, and organized social activities.  May 

include an accessory skilled nursing component. 

4. Group Home (more than 9 persons).  A state-licensed residential facility for more than 9 

mentally or physically handicapped persons providing care on a 24-hour basis.   

5. Temporary Shelter:  A supervised publicly or privately operated shelter and services 

designed to provide temporary living accommodations to individuals or families who lack a 

fixed, regular and adequate residence.  This does not include residential substance abuse 

facilities or halfway houses (see “Community Care Facility”).   

9.  Affordable Housing See Section 4.1.350 

10.    Home Office An office use carried out for gain by a resident and conducted entirely within the resident’s 

home. This use permits the employment of one individual who does not live in the home.   

11.  Home Business An office or service use carried out for gain by a resident and conducted entirely within the 
resident’s home and/or accessory structures.  This use permits the employment of up to three 

individuals who do not reside on the premises.   

 

 
     



  

3.3.50 Regional Center Mixed Use (C5) Zone Standards      

 

A.  Purpose  C.  Building  Form 

The Regional Center Mixed Use (C5) Zone permits a full   Building Height 

range of retail, service, and office uses.  The Zone’s   All Buildings 3 stories max. 

intensity accommodates regional and community   Ground Floor Finish Level No minimum 

commercial and business activities.  Uses include large,   D.  Gross Density1 and Floor Area Ratio 

commercial activities that serve the entire County and   Density 15.0 d.u./acre max.2 

highway-oriented businesses that need to be located on   Floor Area Ratio23 0.37 max. 

major highways.  While this use intends high-quality,   1Gross Density is the total number of dwelling units on a  

commercial character, the setback or build-to-line,   site divided by the Base Site Area (Division 6.1.40.F) 

landscaping and other design requirements provide a   2See Section 4.1.350 for Affordable Housing density  

uniform streetscape that makes provision for pedestrian   bonuses 

and transit access.  The Zone is intended to be more   23Requirement applies to non-residential buildings. 

attractive than commercial areas in other counties to   E. Parking 

maintain the attractive tourist and business environment   Required Spaces: Residential Uses 

and have minimal impact on surrounding residential areas.  Single-family detached 3 per unit 

  Single-family attached/duplex 2 per unit 

The Zone is not intended to be a strip along all arterials   Multi-family units 1.25 per unit 

and collectors.  In developing areas, the minimum depth of   Accessory dwelling unit 1 per unit 

a parcel along an arterial or collector shall be 600’. The   Community residence 1 per bedroom 

minimum zone size shall be 20 acres.  In the older, built-up   Live/work 2 per unit plus 1 per 300  

areas, new uses shall have depths and areas equal to or    GSF of work area 

greater than similar uses in the area.  This Zone shall be   Required Spaces: Services or Retail Uses 

located in areas designated “regional commercial” in the   Retail, offices, services 1 per 300 GSF 

Comprehensive Plan.  Restaurant, café, coffee shop 1 per 150 GSF 

  Drive-through facility Add 5 stacking spaces per 

   drive-through 

B. Building Placement  Gas station/fuel sales 1 per pump plus  

Setback (Distance from ROW/Property Line)   requirement for retail 

Front 25’ min.  Lodging: Bed and breakfast 2 spaces plus 1 per guest 

Side:    room 

   Side, Main Building 15’ min.  Lodging: Inn/hotel 1 per room 

   Side, Ancillary Building 15’ min.  Required Spaces: Industrial Uses 
Rear 10’ min.  Light manufacturing,  1 per 500 GSF 

Lot Size  processing and packaging  

Lot Size 21,780 SF min.  Warehousing/distribution 1 per 2,000 GSF 

Width 150’ min.  For parking requirements for all other allowed uses see 

Note:  Table 5.5.40.B (Parking Space Requirements). 

For development within a Traditional Community Plan     

meeting the requirements of Division 2.3, setback,     

minimum lot size and minimum site area requirements of    

the transect zone established and delineated on the    

regulating plan shall apply.    

    

    

 
  



 

E.  C5 Allowed Uses 
 

Land Use Type1 
Specific Use 

Regulations 
C5  Land Use Type1 

Specific Use 

Regulations 
C5 

Agriculture  Offices & Services 
Agricultural Support Services  P  General Offices & Services   P 

Forestry  P  General Offices & Services with Drive- 4.1.110 C 

Residential  Through Facilities 4.1.70  

Dwelling: Single-Family Detached Unit 2.3 TCP  Animal Services: Clinic/Hospital  P 

Dwelling: Single-Family Attached Unit 2.3 TCP  Animal Services: Kennel 4.1.40 C 

Dwelling: Two Family Unit (Duplex) 2.3 TCP  Day Care: Family Home (up to 8 2.3 TCP 

Dwelling: Multi-Family Unit  P  clients)   

Dwelling: Accessory Unit 2.3 TCP  Day Care: Commercial Center (9 or 4.1.60 C 

Dwelling: Family Compound 2.7.40 C  more clients)   

Dwelling: Group Home 2.3 TCP  
Lodging: Bed & Breakfast (5 rooms or 
less) 

2.3 TCP 

Community Residence (dorms,  2.3 TCP  Lodging: Inn (up to 24 rooms)  P 

convents, assisted living, temporary     Lodging: Hotel  P 

shelters    Medical Services: Clinics/Offices  P 

Affordable Housing 4.1.350 C  Residential Storage Facility 4.1.220 C 

Home Office 4.2.90 C  Vehicle Services: Minor Maintenance 4.1.270 C 

Home Business 2.3 TCP  and Repair   

Live/Work  P  Vehicle Services: Major Maintenance 4.1.270 C 

Retail & Restaurants  and Repair   

General Retail   P     

General Retail with Drive-Through  4.1.120 C     

Facilities 4.1.70      

Bar, Tavern, Nightclub  P     

Gas Station/Fuel Sales 4.1.100 C     

Open Air Retail  P     

Restaurant, Café, Coffee Shop  P     

Restaurant, Café, Coffee Shop with  4.1.70 C     

Drive-Through Facilities       

Vehicle Sales & Rental: Light 4.1.260 C     

       
     

       

       

       

       
       

       

       

     
       

       

       

       

       

Key     

P Permitted Use     

C Conditional Use     

S Special Use Permit Required     

TCP Permitted only as part of a Traditional 
Community Plan under the requirements in 

Division 2.3 

    

--- Use Not Allowed     

End Notes     
1 A definition of each listed use type is in Table 3.1.70 Land 

Use Definitions. 
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Division 4.1: Specific to Use 

4.1.350 Affordable Housing 

A. Findings.  County Council finds that affordable housing is the essential 

foundation upon which to build a more sustainable future for Beaufort County and to grow a 

more competitive workforce to meet the challenges of our regional, state, and global economy.  

County Council finds that zoning regulations can be an effective tool for implementing the 

strategies to address the needs for affordable housing stock within Beaufort County.  County 

Council finds that the Regional Center Mixed Use (C5) zone district is an appropriate place for 

certain incentives provided in this chapter for the development of affordable housing types. 

B. Purpose.  This chapter is intended to promote a diversity of housing stock by 

providing certain incentives and regulatory standards for the creation of affordable housing units 

in the C5 zone district.   

C. Availability.  The affordable housing incentives and regulations provided in this 

chapter are available to all landowners in the C5 zone district as a conditional use when an 

applicant has demonstrated compliance with the conditions provided herein. 

D. Definitions.  For the purpose of this chapter, the following terms shall mean: 

a. Owner occupied affordable housing unit:  A dwelling unit where at least one 

occupant is an owner, and where all occupants have, in the aggregate, 

household income less than or equal to one-hundred (100%) percent of the 

area median income (AMI) for owner occupied units.  Area median income 

(AMI) shall be determined annually by the United States Department of 

Housing and Urban Development (HUD) as adjusted by the Beaufort County 

Human Services Department or its successor. 

 

b. Rental affordable housing unit: A dwelling unit, where occupants have, in the 

aggregate, household income less than or equal to eighty (80%) percent of the 

area median income (AMI) for rental units.  AMI shall be determined 

annually by HUD as adjusted by the Beaufort County Human Services 

Department or its successor. 

 

c. Qualified household:  Households where occupants have, in the aggregate, a 

household income less than or equal to one-hundred (100%) percent of the 

AMI for owner occupied units, and a household income less than or equal to 

eighty (80%) percent of the AMI for rental units. 

 



 

7 
 

d. Initial maximum allowable sales price: An amount equal to three (3) times 

one-hundred (100%) percent of the AMI plus any subsidy available to the 

buyer. 

 

e. Affordable rent:  Affordable rent is based on an amount not to exceed thirty 

(30%) percent of eighty (80%) percent of the AMI as published annually by 

HUD based on household size, inclusive of a utility allowance.  Utility 

allowances are as provided by HUD guidelines.      

 

f. Household income:  All sources of financial support, both cash and in kind, of 

adult occupants of the housing unit, to include wages, salaries, tips 

commissions, all forms of self-employment income, interest, dividends, net 

rental income, income from estates or trusts, Social Security benefits, pension 

benefits, or any other sources of financial support. 

 

E. Applicability.  Any development or redevelopment within the Regional Center 

Mixed Use (C5) zone district that includes residential dwelling units may elect to develop the 

residential portion according to the standards in this chapter provided that the applicant 

demonstrates  strict compliance with conditions stated herein. 

F. Land Use Standards.  A development or redevelopment within the Regional 

Center Mixed Use (C5) zone district may elect to provide for Affordable Housing units, in 

accordance with the following standards: 

a. The number of owner occupied affordable housing units and/or rental 

affordable housing units per development shall be one of the following at the 

election of the applicant: 

i. Thirty (30%) percent of the dwelling units, rounded up to the whole 

number, shall be restricted by deed as owner occupied affordable housing 

units and/or rental affordable housing units for a period of at least twenty 

(20) years; or 

ii. Twenty (20%) percent of the dwelling units, rounded up to the whole 

number, shall be restricted by deed as owner occupied affordable housing 

units and/or rental affordable housing units for a period of at least twenty-

five (25) years. 

b.  The affordable housing units shall be sized, in terms of square footage and 

number of bedrooms, comparable and proportional to the square footage and 

number of bedrooms of the market rate units in the development as a whole.  The 

smallest affordable housing unit by bedroom count shall not be smaller than the 
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smallest market rate unit with the same number of bedrooms.  The affordable 

housing units shall be integrated and intermixed within the market rate units in a 

development and may not be clustered together or segregated from the market rate 

units.  When a development contains multiple buildings, it shall incorporate into 

each building, affordable housing units comparable and in proportion, to the 

number of market rate units in the building so that affordable housing units are 

disbursed proportionately throughout the development.  Exterior finishes of 

affordable housing units shall be indistinguishable from exterior finishes of 

market rate units. 

c.  Density bonus.  Housing developments or re-developments located within the 

Regional Center Mixed Use (C5) zone district may elect to development land in 

compliance with this chapter.  As an incentive for development under this chapter, 

there shall be no maximum density or minimum lot size requirements.  

d.  Impact fees.  Impact fees shall be reduced in proportion to the number of 

affordable housing units being provided in accordance with Beaufort County 

Code of Ordinances Section 82-32.  A project approved under this chapter shall 

be determined to be a project that creates affordable housing for the purpose of 

exempting impact fees in proportion to the number of affordable housing units 

created. 

e. All other land use and developments standards of the Regional Center Mixed 

Use (C5) zone district for multi-family development shall be provided, including 

but not limited to standards for height, area, setbacks, parking, and buffers.  

f.  For mixed use projects, the standards and incentives provided in this chapter 

shall apply only to the housing portions of the mixed use project. 

 G. Submittal Requirements, Procedures and Enforcement. 

a.  Prior to receiving a building permit for any portion of a development, the 

owner thereof shall provide, in writing, in the form of a Memorandum of 

Understanding to be filed with the Beaufort County Register of Deeds, to the 

satisfaction of the Beaufort County Human Services Department, or its successor, 

information identifying the total number of efficiency, one bedroom, two 

bedroom, etc. and the respective square footage of the same and provide a 

breakdown of the number, location, size, square footage, bedrooms etc. of the 

affordable housing units.  Prior to the issuance of a certificate of occupancy for 

any portion of a development, the owner thereof shall identify, in writing, to the 

Beaufort County Human Services Department, or its successor, the units 

designated as owner occupied affordable housing units and/or rental affordable 

housing units.  Affordable housing units shall not be changed, modified, or 
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amended in location, size, square footage etc. without first notifying and receiving 

in writing, approval from Beaufort County Human Services Department. 

b.  Prior to the issuance of a certificate of occupancy for any portion of a 

development permitted pursuant to this chapter, the owner shall execute 

covenants satisfactory to the County that identifies the owner occupied affordable 

housing units and/or the rental affordable housing units.  The executed covenants 

shall restrict such units to occupancy or ownership by qualified households for a 

period of twenty (20) years when thirty (30%) percent of the units are set aside as 

affordable housing units or twenty-five (25) years when twenty (20%) percent of 

the units are set aside as affordable housing units pursuant to Section 

4.1.350(F)(a)(i-ii) above.  The executed covenants shall be filed with the Register 

of Deeds prior to the issuance of a certificate of occupancy. 

c.  Prior to the issuance of a development permit, the owner shall submit plans in 

accordance with Article 7 of the Community Development Code.  The plans shall 

demonstrate compliance with the standards provided in this chapter. 

  d.  The covenants for affordable housing units shall provide: 

i.  For owner occupied affordable housing units, the covenants shall 

identify the maximum allowable sales price, and provide that the initial 

maximum allowable sale price may be adjusted annually for inflation 

based on the increase in the area median income (AMI) or Consumer Price 

Index, whichever is greater.  Each owner of such units, prior to initial 

occupancy, shall be required to submit to the Beaufort County Human 

Services Department, or its successor, a verified income report of 

household income of all members of the household.  The covenants shall 

require notice to the Beaufort County Human Services Department, or its 

successor, of any transfer of the owner occupied affordable housing units 

and verification that the purchaser is a qualified household.  Owner 

occupied affordable housing units shall be subject to these resale 

restrictions for no fewer than the numbers of years elected by the 

developer provided for in Section 4.1.350(F)(a)(i-ii) above.  Such 

restrictions shall be recorded as deed restrictions for the affordable 

housing unit identified in the memorandum of understanding executed 

pursuant to the requirements in this chapter. 

ii. For rental affordable housing units, the covenants shall require the 

owner to provide proof to the Beaufort County Human Services 

Department, or its successor, at inception of every tenancy, and on an 

annual basis thereafter, that no more than affordable rent is being charged 
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for the affordable housing units.  The owner or licensed property manager 

acting on behalf of the owner, shall provide verified income reports of 

household income of all occupants of rental affordable housing units at the 

request of Beaufort County Human Services Department, or its successor.  

Rental affordable housing units shall be subject to these restrictions for no 

fewer than the number of years elected by the developer provided for in 

subsections 4.1.350(F)(a)(i-ii) above.   

iii.  If an affordable housing unit is converted from rental occupied to 

owner occupied occupancy during the term of the covenants, the unit shall 

be subject to the owner occupied affordable housing unit requirements as 

set out in subsection 4.1.350(F)(d)(i) above (to include an Initial 

Maximum Sales Price) for a term of months equal to the number resulting 

when subtracting from 300 months, the number of months the unit has 

been subject to the rental affordable housing covenants.   

iv.  Conversion of an affordable housing unit from owner occupied to 

renter occupied occupancy shall not be permitted. 

v.  Covenants shall require written notice to the Beaufort County Human 

Services Department prior to any conversion taking place and shall require 

that the necessary covenant(s) and amendment(s) to the memorandum of 

understanding be filed with the Register of Deeds. 

e.  The covenants and memorandum of understanding shall accord to the Beaufort 

County Human Services Department, or its assignee, successor or agent, rights of 

enforcement by any legal and/or equitable means, including the revocation of a 

certificate of occupancy, and in all events, writings, agreements or understandings 

between the developer and Beaufort County, be subject to approval by the 

Beaufort County Attorney. 

f.  If the development is to be phased, each phase shall include affordable housing 

units concurrently with the market rate units in the particular phase in the same 

proportions in relations to the overall development requirements for affordable 

housing units.  A phasing in plan must make the affordable housing units 

available concurrently with the market rates in proportions based on the overall 

percentages elected pursuant to this code. 

g.  Upkeep and maintenance of affordable housing rental units must be 

maintained at the same or better level provided to the market rate units. 





MEMORANDUM 
 
 
 
 

 

TO: Beaufort County Planning Commission 

FROM: Eric Greenway, AICP, Community Development Department 

DATE: April 20, 2018 

SUBJECT: Administrative Appeal of a Staff Review Team (SRT) Decision to Grant 

Conceptual/Final Approval to a 25-Lot Subdivision on Fairfield Road, Alumni 

Road, and Faculty Drive, Lady’s Island  

 

 

An application was submitted to the County SRT for Conceptual/Final Approval of a 25-lot 

single-family subdivision on 3 parcels comprising 17.5 acres located adjacent to Fairfield Road, 

Alumni Road, and Faculty Drive, on Lady’s Island.  The properties are zoned Lady’s Island 

Community Preservation (LICP) district.   

  

The application was reviewed by the SRT on March, 7, 2018.  At that meeting, the SRT 

determined that the proposed subdivision met the requirements of the Community Development 

Code (CDC) for Conceptual/Final Approval, including the zoning standards of the LICP district 

(e.g., maximum density, minimum lot size, minimum lot width, minimum setbacks).  The SRT 

voted unanimously to grant conceptual approval of the project because the original SRT 

conceptual approval from 2015 had expired due to no action on the plans for more than two (2) 

years. Upon conceptual approval, the SRT then voted unanimously to grant final approval of the 

project. 

 

The appellant maintains that the SRT erred in their decision to grant Conceptual and Final 

Approvals to this subdivision. 

 

 















































































































































































































































































 

LAW OFFICE OF 
CHESTER C. WILLIAMS, LLC 

17 Executive Park Road, Suite 2 
Post Office Box 6028 

Hilton Head Island, SC  29938-6028 
Telephone (843) 842-5411 

Telefax (843) 842-5412 
Email Firm@CCWLaw.net 

Chester C. Williams 
ALSO MEMBER LOUISIANA BAR 

______________________________ 
 

Thomas A. Gasparini 
ALSO MEMBER CALIFORNIA BAR 

(Inactive) 
ALSO MEMBER OHIO BAR 

(Inactive)  
 
 

CERTIFIED CIRCUIT COURT 
ARBITRATORS AND MEDIATORS    

30 April 2018 

Mr. Anthony J. Criscitiello          Via email to tonyc@bcgov.net 
Community Development Director 
PO Drawer 1228 
Beaufort, SC 29901-1228 
 
Re: Academy Park Subdivision -- Appeal MISC 2018-03; Our File No. 01888-001 

Dear Tony: 

We refer you to our Motion to Intervene, Motion to Dismiss, and Motion for 
Continuance of Hearing we filed with the Planning Commission through you under cover 
of our letter to you of 18 April 2018 via email.  We also refer you to the 23 April 2018 letter 
to you from Richard S. Bolin by which Mr. Bolin has requested “that the Planning 
Commission delay the hearing of any and all matters concerning my appeal until their 
June meeting, or later.”  We received a copy of Mr. Bolin’s letter to you in last Friday’s 
mail. 

On behalf of our client, Academy Park, LLC, we hereby withdraw our Motion for 
Continuance of Hearing, and we hereby formally object to Mr. Bolin’s request for a delay in 
the Planning Commission’s hearing on any and all matters concerning his appeal. 

We trust you and your staff will immediately forward this letter on to all of the 
members of the Beaufort County Planning Commission. 

With best regards, we are 

Very truly yours, 

LAW OFFICE OF CHESTER C. WILLIAMS, LLC 
 
 
 
Chester C. Williams 

 
CCW/ 
 
cc: Mr. Robert L. Sample, Jr. (via email) 

Mr. Eric Greenway (via email 
Ms. Hillary A. Austin (via email) 
Thomas J. Keaveny, II, Esq. (via email) 
Mr. Richard S. Bolin 

mailto:Firm@CCWLaw.net



