
 

Planning Commission Agenda 
Monday, December 7, 2020 at 6:00 p.m. 

                  VIRTUAL  MEETING 

 

 
     CITIZEN COMMENTS CAN BE SENT VIA EMAIL TO Rob Merchant at 

robm@bcgov.net.  If you wish to speak during the virtual meeting at Agenda item 6, 

Citizen Comments, please notify Rob Merchant via email before 12 noon on Monday, 

December 7, 2020, to receive further instructions. 

 
 

1.  CALL TO ORDER 

2.  PLEDGE OF ALLEGIANCE  

3.  FOIA – PUBLIC NOTIFICATION OF THIS MEETING HAS BEEN PUBLISHED, 
POSTED,  AND  DISTRIBUTED  IN  COMPLIANCE  WITH  THE  SOUTH 
CAROLINA FREEDOM OF INFORMATION ACT  

4.  APPROVAL OF MINUTES ‐  October 5, 2020 

5.  APPROVAL OF AGENDA 

6.  CITIZEN COMMENTS  (Comments are limited to 3 minutes.) 
 

ACTION ITEMS 
 

 

7.     Text Amendment to the Community Development Code (CDC):  
Campground Standards:  Article 4, Section 4.1.190 (Recreation Facilities:  
Campgrounds) and Article 3, Section 3.1.60 (Consolidated Use Table) to 
provide distinctions between primitive, semi‐developed, and developed 
campgrounds.   

8.  Approval of 2021 Planning Commission Meeting Schedule  
 

DISCUSSION ITEMS 
__________________________________________________________ 
 
9.  Chairman’s Report 
 
10.    Adjournment 
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The regular meeting of the Beaufort County Planning Commission (hereinafter “Commission”) was held 
virtually on Monday, October 5, 2020, 6:00 p.m. 
  
Members Present: 
Mr. Ed Pappas, Chairman                Dr. Caroline Fermin                 Mr. Randolph Stewart, Vice Chairman 
Ms. Diane Chmelik                          Ms. Cecily McMillan                
Mr. Kevin Hennelly                         Mr. Jason Hincher                     
         
Members Absent:   
General Harold Mitchell 
Mr. Frank Ducey                    
 
Staff Present: 
Mr. Eric Greenway, BC Community Development Director 
Mr. Robert Merchant, BC Community Development Assistant Director 
Ms. Diane McMaster, Senior Administrative Specialist 
 
 
CALL TO ORDER:  Chairman Ed Pappas called the meeting to order at 6:00 p.m.  
 
PLEDGE OF ALLEGIANCE:  Chairman Ed Pappas led those assembled in the pledge of allegiance.  
 
REVIEW OF MEETING MINUTES:  The Commissioners reviewed the August 4, 2020, meeting 
minutes, and Chairman Ed Pappas asked for a motion to approve same.  Ms. Cecily McMillan made a 
motion to approve the August 4, 2020, minutes as submitted, and Mr. Jason Hincher seconded the motion.  
There was unanimous support for the motion. 
 
AGENDA REVIEW:  Chairman Ed Pappas asked if there were any revisions or additions to the meeting 
agenda.  It was decided to address citizen comments at the beginning of the meeting and also at the 
beginning of discussion for Agenda Action Item #7, Text Amendment to Community Development Code 
to Clarify when a Subdivision Plan or Land Development Plan is Ripe for Appeal.   
 
CITIZEN COMMENTS:  By way of email to Mr. Eric Greenway dated October 5, 2020, from Attorney 
Thomas C. Taylor, Mr. Taylor’s letter to Chairman Ed Pappas dated April 28, 2020, addressing the virtual 
meeting format under which the Beaufort County Planning Commission met on May 4, 2020, was once 
again read and made a part of these minutes.  Mr. Taylor’s 10/05/20 email request, referenced above, was 
also made a part of these minutes. 
 
ACTION ITEMS: 
 
Text Amendment To The Community Development Code (CDC):  Section 3.1.60; 3.1.70; 4.2.20.A; 
4.2.30; 4.2.70; 10.1.70; and A.1.40.A to Clarify the Definition and Conditions for Accessory Dwelling 
Units and Guest Houses 
 
Mr. Robert Merchant, BC Community Development Deputy Director, presented the staff report.  He 
explained that currently, there are two (2) separate uses in the CDC allowing secondary residential 
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dwellings as an accessory to single-family detached dwelling units:  (1) Accessory Dwelling Units can be 
rented long term to a third party; and (2) a guest house is only for guests of the primary resident, is not a 
stand-alone unit, and therefore, has no kitchen. 
 
Chairman Ed Pappas requested a motion to approve the proposed text amendment.  Mr. Jason Hincher made 
a motion to approve the proposed Text Amendment, seconded by Dr. Caroline Fermin.  The motion passed 
by a vote of 6:1  (FOR:  Ms. Diane Chmelik, Mr. Jason Hincher, Dr. Caroline Fermin, Mr. Kevin 
Hennelly, Chairman Ed Pappas, Ms. Cecily McMillan and OPPOSED: Vice Chairman Randolph 
Stewart.) 
 
Text Amendment To The Community Development Code (CDC): Section 7.3.70.B and 7.2.60.E to 
Clarify When a Subdivision Plan or Land Development Plan is Ripe for Appeal 
 
Mr. Robert Merchant presented the staff report.  The CDC currently allows both concept and final plans to 
be appealed.  The proposed amendment would limit appeals to only after a development permit has been 
issued.  This would give clarity to issues brought before the Zoning Board of Appeals and also eliminate 
application delays prior to staff conditions/requirements have been addressed. 
 
Chairman Ed Pappas asked that a letter from Attorney Thomas C. Taylor, dated October 5, 2020, regarding 
appeals, be read and made a part of these meeting minutes.  Mr. Eric Greenway, BC Community 
Development Director, read the letter to all in attendance. 
 
Chairman Ed Pappas requested a motion to approve the proposed text amendment.  Mr. Jason Hincher made 
a motion to approve the proposed Text Amendment, seconded by Mr. Kevin Hennelly.  The motion passed 
by a vote of 4:2:1  (FOR:  Mr. Jason Hincher, Dr. Caroline Fermin, Mr. Kevin Hennelly, Chairman 
Ed Pappas;  OPPOSED: Vice Chairman Randolph Stewart and Ms. Cecily McMillan; and 
ABSTAINED:  Ms. Diane Chmelik.) 
 
At approximately 7:20 p.m., Vice Chairman Randolph Stewart left the meeting. 
 
Text Amendment To The Community Development Code (CDC): Section 5.12.20 to Make 
Community Development Code Consistent with Pending Southern Lowcountry Stormwater 
Ordinance and Design Manual 
 
Mr. Robert Merchant presented the staff report.  The SoLoCo Ordinance and Design Manual was drafted 
by representatives from Beaufort County, Jasper County, City of Beaufort, Town of Bluffton, City of 
Hardeeville, and Town of Port Royal.  The documents will provide direction for post-construction 
stormwater management and are intended to apply to all jurisdictions previously named.  
 
Chairman Ed Pappas requested a motion to approve the proposed text amendment.  Mr. Kevin Hennelly 
made a motion to approve the proposed Text Amendment, seconded by Dr. Caroline Fermin.  The motion 
passed by a vote of 6:0  (FOR:  Ms. Diane Chmelik, Mr. Jason Hincher, Dr. Caroline Fermin, Mr. 
Kevin Hennelly, Chairman Ed Pappas, Ms. Cecily McMillan; and Vice Chairman Randolph Stewart 
left the meeting prior to the vote.) 
 
Agenda item #9, Approval of 2021 Planning Commission Meeting Schedule, was not addressed during 
the meeting.   
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DISCUSSION ITEM: 
 
Comprehensive Plan and Green Print Plan Updates -  Mr. Glenn Walters, Consultant with Design 
Workshop, presented recent developments/public meetings/workshops regarding the BC Comprehensive 
Plan and Green Print Plan update efforts.   
 
Comprehensive Plan feedback focused on the following topics: 
 Quality of life in Beaufort County; 
 Priorities for natural resources; 
 Economic development; 
 Land use; and  
 Future growth 

 
Green Print Plan feedback focused on the following topics: 
 Conservation priorities; 
 Development in Beaufort County; and 
 Future growth 

 
The consultant anticipates submitting a Comprehensive Plan draft for review by early December 2020 and 
having revisions back to the Planning Commission by mid-January 2021.  The Green Print draft document 
should be ready by early November 2020 with revisions submitted early December 2020.  The final 
document adoption process would follow. 
 
NEW/OTHER BUSINESS: 

New Business:  None. 
 
Other Business:  The next Planning Commission meeting is scheduled for Monday, December 
7, 2020, 6:00 p.m.  Additional meeting details will be made available prior to the December 7 
meeting date. 
 

ADJOURNMENT:  With no further business to discuss, Chairman Ed Pappas adjourned the meeting at 
8:07 p.m. 
 
SUBMITTED BY: Diane McMaster  

Community Development Senior Administrative Specialist 
 
 

   ___________________________________________ 
Ed Pappas  
Beaufort County Planning Commission Chairman 

 
                                             Date:  ______________________  
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McMaster, Diane

From: Greenway, Eric
Sent: Tuesday, October 6, 2020 8:01 AM
To: McMaster, Diane
Subject: FW: request for inclusion of letter in public comment and public hearing at Planning Commission on 10.5.2020 virtual meeting
Attachments: Taylor to Chair Ed Pappas regarding 10.5.2020 meeting and staff proposals to be considered.pdf; Taylor to Ed Pappas of April 28, 2020 regarding virtual public hearings.pdf

Diane, 
 
All these need to be included in the record including the email. 
 
Eric 
 

From: Tom Taylor <tom@thomastaylorlaw.com>  
Sent: Monday, October 5, 2020 4:23 PM 
To: Greenway, Eric <egreenway@bcgov.net> 
Cc: Donna Taylor <donna@thomastaylorlaw.com> 
Subject: request for inclusion of letter in public comment and public hearing at Planning Commission on 10.5.2020 virtual meeting 
 

[EXTERNAL EMAIL] Please report any suspicious attachments, links, or requests for sensitive information to the Beaufort County IT Division at helpdesk@bcgov.net or to 843-255-
7000.  

Director Greenway—Pursuant to our telephone conversation of this afternoon, I understand that I cannot participate directly or via live computer in the virtual meeting of the Planning Commission set for 6 p.m. 
this evening, and that the only way public input may be given is either via an email (such as this) or by posting something through Facebook. Since I don’t do Facebook, I have elected to send you this email. 
 
First, please read my attached letter to Chairman Pappas of this date into the record tonight to make sure the Planning Commission is aware of my opinions about the impropriety of a “virtual” public hearing, and 
further to make sure the Planning Commission is aware of my substantive arguments about the proposed amendment to the CDC deleting the rights of an applicant and members of the public to appeal a Staff 
action on concept approval of a major land development plan and major or commercial subdivision plats. And finally, please note my argument that insufficient public notice was given as this action item. 
 
I am also attaching a copy of my earlier letter of April 28, 2020 to the Chairman setting forth my analysis of the legality of a virtual public hearing under our law. Please include it into the record also. 
 
Thank you and the Planning Commission for your hard work. 
 
Tom Taylor 
 

Thomas C. Taylor 
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Law Office of Thomas C. Taylor, LLC                              Mailing Address:   
22 Bow Circle, Suite A                                                        P.O. Box 5550                                    
Hilton Head, SC 29928                                                       Hilton Head, SC 29938 
843‐785‐5050 (office) 
843‐785‐5030 (fax) 
843‐301‐6900 (cell) 
 
This law firm is practicing social distancing in accordance with the recommendations of the CDC and SCDHEC. This means we are limiting face‐to‐face interactions at this time in the following ways: 

1. Until at least August 30, 2020, client meetings will take place by telephone. 
2. Until at least August 30, 2020, our office will be locked to outside guests. 
3. Documents that need to be delivered should be sent electronically or slipped under the office door. 
4. If you must come to the office to prepare for a hearing or in an emergency situation), we will make   special accommodations in advance. 
5. If you need to schedule an appointment, a special accommodation or have questions, please call us at (843)785‐5050. 

 
CONFIDENTIAL COMMUNICATION:  The information contained in this message may contain legally privileged and confidential information intended only for the use of the individual or entity named above. If the 
reader of this message is not the intended recipient, you are hereby notified that any dissemination, distribution or duplication  of this transmission is strictly prohibited. If you have received this communication in 
error, please notify this Law Office by telephone call or e‐mail immediately and return the original message to me and destroy all printed and electronic copies. Nothing in this e‐mail is intended to be an electronic 
signature nor to constitute an agreement of any kind under applicable law unless otherwise expressly stated. The intentional interception or dissemination of electronic mail not belonging to you, may violate 
federal and/or state law. 
 
IRS CIRCULAR 230 NOTICE:  Internal Revenue Service regulations generally provide that, for the purpose of avoiding tax penalties, a taxpayer may rely only on  formal written advice meeting specific requirements. 
Any tax advice in this message, or in any attachments to this message, does not meet those requirements. Accordingly, any such tax advice was not intended or written to be used, and it cannot be used, for the 
purpose of avoiding federal tax penalties that may be imposed on you or for the purpose of promoting, marketing or recommending to another party any tax‐related matters. 
 









MEMORANDUM 
 
 

To: Beaufort County Planning Commission 

From: Robert Merchant, AICP, Acting Director 

Subject: Text Amendment To The Community Development Code (CDC): Section 3.1.60 

(Consolidated Use Table) and Section 4.1.190 (Recreation Facility: 

Campgrounds) to revise the Campground Standards 

Date:  November 30, 2020 

 

 
Background:  In 2018, the Beaufort County Planning Department initiated a series of amendments to its 

campground standards. These amendments were partially in response to a growing popularity of upscale, 

amenity-based RV resorts. At the time, there was one definition and one set of standards for 

campgrounds. The amendments created three types of campgrounds – primitive, semi-developed, and 

developed. This distinction directed low-impact, smaller campgrounds toward the rural areas of the 

county while larger RV resorts were limited to more developed areas of the county with sewer and water. 

The standards also provided time limits for campers. Over the last two years, staff identified some areas 

of current standards that could be strengthened or provided with additional clarity. 

 

Summary of Proposed Amendments: This series of amendments currently under consideration build on 

the changes made in 2018 and address the following issues: 

 The existing language requiring time limits for campers could lead to a loophole where a camper 

simply switches sites or forgoes one night to renew the time limit. 

 Apparent discrepancies between the consolidated use table and the campground standards have 

been corrected. 

 100-foot-wide opaque buffers are required for all three campground types. 

 More clarity is provided on what types of trailers and RVs are permitted in each campground 

type. 

 Semi-developed and Developed campgrounds are required to be served by public sewer and 

water. 

  

 
  

 



 

4.1.190  Recreation Facility: Campgrounds  

Campgrounds shall be defined as comply with the following:  

A. Primitive Campground. A campground accessible by walk-in, equestrian, motorized 
trail vehicles or passenger vehicles vehicular traffic where basic facilities may be 
provided for the comfort and convenience of the campers. Primitive Campgrounds shall 
comply with the following: 

1. Length of Stay. All campers are limited to a 14-day length of stay. All camping units 
may stay for a period of time not to exceed 14 days in any given 30 day period. 

2. Zones. Primitive Campgrounds are allowed in the Tl Natural Preserve zone and the 
all T2 Rural zones (See Section 3.1.60 Consolidated Use Table).  

3. Buffers. This use shall be screened with a 100-ft wide, opaque, visual buffer next to 
all property lines.  Any tent sites shall be located no less than 30 feet from any 
property line. 

4. Class A, B+, and C motorized No RV's are prohibited. Class B camper vans are 
allowed. or camping trailers over 20 feet in length shall be allowed. 

5. Tree Requirement. Existing Trees shall be left on site, when practical. If there are no 
trees between campsites at least two trees shall be planted between each campsite. 

6. Accessory Uses. Facilities for the comfort and convenience of the camper may be 
provided such as bathing facilities, flushing toilets, grills, tables, fire pits, fire circles, 
and refuse collection. 

B. Semi- Developed Campground. A campground, with two or more campsites, for a 
camping unit, accessible by walk-in, pack-in, equestrian campers, motorized trail vehicles 
or vehicular traffic. Semi-Developed Campgrounds shall comply with the following: 

1. Length of Stay. All camping units are limited to a 30-day length of stay. All camping 
units may stay for a period of time not to exceed 30 days in any given 60 day period. 

2. Zones. Semi-Developed Campgrounds can be located within all T2 Rural Zones (See 
Section 3.1.60 Consolidated Use Table). (neighborhood and Rural Center). 

3. Public Sewer and Water: Semi-Developed Campgrounds shall be served by public 
sewer and water. 

4. Buffers. This use shall be screened with a 100-ft wide, opaque, visual buffer next to 
all property lines. 

5. Minimum RV Pad Size. If RV pads are provided they shall be a minimum of 1,600 
square feet. This does not include tent only sites. A maximum number of 200 camp 
sites. 

6. Tree Requirement. Existing trees shall be left between all campsites and/or RV Pads, 
to the maximum extent practicable. If there are no trees between campsites, tent sites 
or RV pads, at least two trees shall be planted between each campsite, tent site or RV 
pad. 

7. Accessory Uses. Recreational facilities and amenities shall be for the purpose of the 
camper enjoyment including sports facilities, equipment for amusement, playground 
facilities, swimming pools and a camp store/ office. These amenities shall not be for 
general public use and shall not exceed 3,000 square feet. 



   

C. Developed Campground. A campground with two or more campsites, for a camping 
unit, accessible by walk-in, pack-in, equestrian campers, motorized trail vehicles or 
vehicular traffic. Sites may be substantially developed with tables, refuse containers, 
flush toilets, bathing facilities, and one or more service buildings. These campsites may 
have individual water, sewer, and electrical connections. Developed Campgrounds shall 
comply with the following: 

1. Length of Stay. All camping units are limited to a 30-day length of stay. All camping 
units may stay for a period of time not to exceed 30 days in any given 60 day period. 

2. Zones. Developed Campgrounds can be located within the T2 (only Rural Center 
Zone), C4 Community Center Mixed Use and C5 Regional Center Mixed Use. (See 
Section 3.1.60 Consolidated Use Table).  

3. Public Sewer and Water: Developed Campgrounds shall be served by public sewer 
and water. 

4. Buffers. This use shall be screened with a 100-ft wide, opaque, visual buffer next to 
all property lines. 

5. Minimum RV Pad Size. If RV pads are provided they shall be a minimum of 1,600 
square feet. A maximum number of 400 camp sites. 

6. Tree Requirement. Existing trees shall be left between all campsites and/ or RV 
pads, to the maximum extent practical. If there are no trees between campsites or RV 
pads, at least two trees shall be planted between each campsite, tent site or RV Pad. 

7. Accessory Uses. Recreational facilities and rural recreation businesses including, but 
not limited to zip lines, horse riding trails, arcades, camp stores, small cafes, small 
offices, or a club house.  The size, intensity and scale of such accessory uses 

 

  



 

Table 3.1.60. Consolidated Use Table (continued) 
 

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 

RECREATION, EDUCATION, SAFETY, PUBLIC ASSEMBLY 

13. Recreation Facility: Primitive 

Campground 
P P 

P  

-- 

P 

-- 

P 

-- 

P 

-- 
-- -- -- -- -- -- -- -- -- -- -- -- 

14. Recreation Facility: Semi-

Developed Campground 
-- P P P P P -- -- -- -- -- -- -- -- -- -- -- -- 

15. Recreation Facility: Developed 

Campground 
-- -- -- -- -- P -- -- -- -- -- -- -- -- -- P P -- 

16. Ecotourism S C -- C C C -- -- -- -- -- -- -- -- -- -- -- -- 

17. School: Public or Private -- -- -- -- -- S -- -- -- S P P P P P P -- -- 

18. School: Specialized 

Training/Studio 
-- -- -- -- -- S -- -- -- P P P P P P P P P 

19. School: College or University -- -- -- -- -- S -- -- -- -- S -- S S S S S -- 

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. 

 



Date Day Time Location *

January 4, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

February 1, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

March 1, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

April 5, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

May 3, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

June 7, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

July 5, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

August 2, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

September 9, 2021 Thursday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

October 4, 2021 Monday 6:00
Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

November 1, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

December 6, 2021 Monday 6:00 Council Chambers, Administration Building100 
Ribaut Road, Beaufort, SC

2021 Meeting Schedule
Planning Commission 

* Meetings may be held in the Bluffton Library if agenda items are unique to areas south of the Broad 
River.  Call the Community Development Department at 843-255-2140 for details.

     A Planning Commission Workshop may be held at 5:30 p.m. prior to each scheduled Planning
     Commission meeting.


